St Ignace, Michigan

RETAIL MARKET STUDY
Gibbs Planning Group, Inc.

20 November 2017
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Figure 1: The St Ignace studly area can presently statistically support an additional 36, 100 sf of retail and restaurant
development by maximizing tourism spending and appealing to year-round residents.

Executive Summary
This study finds that the St. Ignace study area has an existing statistical market demand for up to
36,100 square feet (sf) of new retail development producing up to $8.3 million in sales.

Please find below a summary of the 2017 supportable retail:

5,500 sf Full-Service Restaurants
4,600 sf Special Food Services
3,700 sf Limited-Service Eating Places
3,600 sf Department Store Merchandise
3,500 sf Apparel Stores & Shoe Stores
3,500 sf Beauty & Cosmetics Stores
2,900 sf Bars, Breweries & Pubs
2,500 sf General Merchandise Stores
1,800 sf Electronics & Appliance Stores
1,500 sf Miscellaneous Store Retailers
1,100 sf Furniture Stores
1,000 sf Home Furnishings Stores

900 sf Beer, Wine & Liquor Stores

36,100 sf Potential Total Additional Supportable Retail
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By 2022, this demand will likely generate up to $8.8 million in gross sales. This new retail demand
could be absorbed by existing businesses and/or with the opening of 15 to 25 new stores and
restaurants. If constructed as a new single-site center, the development would be classified as a
convenience-type shopping center by industry definitions and could include 1-2 department store
merchandise shops; 1-2 apparel and shoe stores; 1-2 general merchandise stores; 1-2 limited-
service eating places; 1-2 full-service restaurants; 1-3 beauty and cosmetics stores; a furniture
store; an electronics and appliance store; and an assortment of other retail offerings.
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Figure 2: The St. Ignace study area has an approximate 950 square-mile primary trade area (shown above in navy blue).

Trade Area Boundaries

This study estimates that the St. Ignace primary trade area is limited by US-28 to the north, Three
Mile Road to the east, Hiawatha Trail Road to the west and both lakes Michigan and Huron to the
south. The boundaries roughly equate to a 950 square-mile area or a twenty-mile radius.
Consumers inside the primary trade area will account for up to 60 to 70 percent of the total sales
captured by retailers in the study area.
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Trade Area Demographics

The primary trade area includes 14,300 people, which is expected to decrease at an annual rate
of -0.44 percent to 14,000 by 2022. The current 2017 households number is 4,100, decreasing to
4,000 by 2022 at an annual rate of -0.60 percent. The 2017 average household income is $55,200
and is estimated to increase to $61,800 by 2022. Median household income in the trade area is
$43,700 and estimated to increase to $47,100 by 2022. Moreover, 24.2 percent of the households
earn above $75,000 per year. The average household size of 2.46 persons in 2017 is expected to
stay the same by 2022; the 2017 median age is 39.7 years old.

In comparison, the Eastern UP Counties region (comprised of Chippewa, Mackinac and Luce
counties), of which the trade area is a part, reports current average household income as $57,300
and median household income is $44,000. By 2022, the average household income will rise to
$63,900, with the median household income also rising to $47,500. Population and household
counts are expected to decrease, with annual rates through 2022 noted at -0.44 % and -0.45%,
respectively. The average household size will see no change holding at 2.28, while median age
will slightly increase from 43.3 to 43.9.

Table 1: Demographic Characteristics

Demographic Characteristic P /m:,,;;; rade Ez‘f”:;;egp A‘;':;‘;:; USA
2017 Population 14,300 55,600 10,024,800 327,514,300
2017 Households 4,100 21,600 3,940,000 123,158,900
2022 Population 14,000 54,400 10,131,000 341,323,600
2022 Households 4,000 21,100 3,986,500 128,069,400
2o17:2022 Annual Population -0.44% -0.44% 0.21% 0.83%
2017-2022 Annual HH Growth Rate -0.60% -0.45% 0.23% 0.79%
2017 Average Household Income $55,200 $57,300 $71,400 $80,700
2017 Median Household Income $43,700 $44,000 $52,100 $56,100
2022 Average Household Income $61,800 $63,900 $80,600 $91,600
2022 Median Household Income $47,100 $47,500 $56,400 $62,300
gf’h'?;r:‘gfho'ds w. incomes $75,000 | 54 5o 25.3% 33.6% 38.1%
% Bachelor’s Degree 9.3% 12.1% 17.4% 19.3%
% Graduate or Professional Degree 4.8% 7.0% 10.9% 11.8%
Average Household Size 2.46 2.29 2.49 2.48
Median Age 39.7 43.3 40.1 38.2

Table 1: Key demographic characteristics of the study area’s primary trade area, compared to Eastern UP Counties, State
of Michigan and USA.

Assumptions
The projections of this study are based on the following assumptions:

o No other major retail centers are planned or proposed at this time and, as such, no other
retail is assumed in our sales forecasts.

¢ No other major retail will be developed within the trade area of the subject site.
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e The region’s economy will stabilize at normal or above normal ranges of employment,

inflation, retail demand and growth.

o The new retail development will be planned, designed, built, leased and managed as a
walkable town center, to the best shopping center industry practices of the American
Planning Association, Congress for New Urbanism, the International Council of Shopping
Centers and Urban Land Institute.

e Parking for the area is assumed adequate for the proposed uses, with easy access to the
retailers in the development.

o Visibility of the shopping center or retail is assumed to meet industry standards, with
signage as required to assure good visibility of the retailers.

Table 2: 2017 & 2022 Supportable Retail Table

- p— Sﬁ?’i)";z;ebc:e 2017 | 2017 Estimated | 2022 | 2022 Estimated | No. of
SE Sales/SF| Retail Sales | Sales/SF  Retail Sales Stores
Retailers
Apparel Stores 2,600 $215 $559,000 $225 $585,0000 1-2
Beauty & Cosmetics Stores 3,500 $230 $805,000 $240 $840,000f 1-3
Beer, Wine & Liquor Stores 900 $270 $243,000 $285 $256,500 1
Department Store Merchandise 3,600 $225 $810,000 $235 $846,0000 1-2
Electronics & Appliance Stores 1,800 $250 $450,000 $265 $477,000 1
Furniture Stores 1,100 $180 $198,000 $190 $209,000 1
General Merchandise Stores 2,500 $195 $487,500 $205 $512,500, 1-2
Home Furnishings Stores 1,000 $185 $185,000 $195 $195,000 1
Miscellaneous Store Retailers 1,500 $175 $262,500 $185 $277,500 1
Shoe Stores 900 $205 $184,500 $215 $193,500 1
Retailer Totals 19,400 $213 $4,184,500 $224 $4,392,000, 10- 15
Restaurants
Bars, Breweries & Pubs 2,900 $240 $696,000 $250 $725,000f 1-2
Full-Senice Restaurants 5,500 $265 $1,457,500 $280 $1,540,000 1-2
Limited-Senice Eating Places 3,700 $250 $925,000 $265 $980,500f 1-2
Special Food Senices 4,600 $235 $1,081,000 $245 $1,127,000f 2-4
Restaurant Totals 16,700 $248 $4,159,500 $260 $4,372,500, 5-10
Retailer & Restaurant Totals 36,100 $223 $8,344,000 $234 $8,764,500 15 - 25

Table 2: The study site’s primary trade area has demand for 36, 100 sf of total new supporitable retail and restaurants.

Methodology

To determine the amounts and types of retail supportable in the St. Ignace study area, GPG

defined a trade area that would serve the retail in the study area based on geographic and

topographic considerations, traffic access/flow in the area, relative retail strengths and
weaknesses of the competition, concentrations of daytime employment and the retail gravitation
in the market, as well as our experience defining trade areas for similar markets. Population,
consumer expenditure and demographic characteristics of trade area residents were collected by
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census tracts from the U.S. Bureau of the Census, U.S. Bureau of Labor Statistics and Esri
(Environmental Systems Research Institute).

Finally, based on the projected consumer expenditure capture (demand) in the primary trade area
of the gross consumer expenditure by retail category, less the current existing retail sales (supply)
by retail category, GPG projects the potential net consumer expenditure (gap) available to support
existing and new development. The projected net consumer expenditure capture is based on
household expenditure and demographic characteristics of the primary trade area, existing and
planned retail competition, traffic and retail gravitational patterns and GPG’s qualitative
assessment of the St. Ignace study area. Net potential captured consumer expenditure (gap) is
equated to potential retail development square footage, with the help of retail sales per square
foot data provided by Dollars and Cents of Shopping Centers (Urban Land Institute and
International Council of Shopping Centers), qualitatively adjusted to fit the urbanism and
demographics of the study area.

For the purposes of this study, GPG has assumed the following:

e Other major community retail centers may be planned or proposed, but only the existing
retail is considered for this study. The quality of the existing retail trade in the study area
is projected to remain constant. Gains in future average retail sales per sf reflect higher
sales per sf in newly developed retail and selected increases in sales per sf by individual
retail categories.

e No major regional retail centers will be developed within the trade area of this analysis
through 2022 for the purposes of this study.

e The region’s economy will continue at normal or above normal ranges of employment,
inflation, retail demand and growth.

e The subject site is properly zoned to support infill and redevelopment projects with current
and innovative standards, and the existing infrastructure (water, sewer, arterial roadways,
etc.) can support additional commercial development.

e Annual population growth for the primary trade area is estimated to be -0.44 percent
throughout the five-year period of this study.

o Employment distribution is projected to remain constant, without a spike or decline in
employment by NAICS categories.

o The projected lease and vacancy rate model is based on our proprietary econometric
model of the relationship between changes in employment and changes in vacancy and
lease rates. Data was gathered from the U.S. Census Bureau, Esri, CBRE and local
brokerage services.

¢ Any new construction in the study area will be planned, designed, built and managed to
the best practices of the American Institute of Architects, American Planning Association,
American Society of Landscape Architects, Congress for the New Urbanism, International
Council of Shopping Centers and The Urban Land Institute.

e Parking for new development projects or businesses will meet or exceed the industry
standards.
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o Visibility of any new retail is also assumed very good, with sighage as required to assure
easy visibility of the retailers.

o Infill or redevelopment projects in the study area will open with sustainable amounts of
retail and anchor tenants at planned intervals and per industry standards.

Limits of Study

The findings of this study represent GPG’s best estimates for the amounts and types of retail
tenants that should be supportable in the St. Ignace study area’s primary trade area now and
through 2022. Every reasonable effort has been made to ensure that the data contained in this
study reflect the most accurate and timely information possible and are believed to be reliable. It
should be noted that the findings of this study are based upon generally accepted market
research and business standards. It is possible that the study site’s surrounding area could
support lower or higher quantities of retailers and restaurants yielding lower or higher sales
revenues than indicated by this study, depending on numerous factors including respective
business practices and the management and design of the study area.

This study is based on estimates, assumptions and other information developed by GPG as an
independent third-party research effort with general knowledge of the retail industry, and
consultations with the client and its representatives. This report is based on information that was
current as of November 20, 2017, and GPG has not undertaken any update of its research effort
since such date.

This report may contain prospective financial information, estimates, or opinions that represent
GPG’s view of reasonable expectations at a particular time. Such information, estimates, or
opinions are not offered as predictions or assurances that a particular level of income or profit will
be achieved, that particular events will occur, or that a particular price will be offered or accepted.
Actual results achieved during the period covered by our market analysis may vary from those
described in our report, and the variations may be material. Therefore, no warranty or
representation is made by GPG that any of the projected values or results contained in this study
will be achieved.

This study should notbe the sole basis for designing, financing, planning, and programming any

business, real estate development, or public planning policy. This study is intended only for the
use of the client and is void for other site locations, developers, or organizations.

- End of Study
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Appendix EXHIBIT A1: Primary Trade Area Community Profile

S Lrice  Community Profile

St. Ignace PTA
Area: 955.33 square miles

Prepared by Esri

Population Summary
2000 Total Population
2010 Total Population
2017 Total Population
2017 Group Quarters
2022 Total Population
2017-2022 Annual Rate
2017 Total Daytime Population
Workers
Residents
Household Summary
2000 Households
2000 Average Household Size
2010 Households
2010 Average Household Size
2017 Households
2017 Average Household Size
2022 Households
2022 Average Household Size
2017-2022 Annual Rate
2010 Families
2010 Average Family Size
2017 Families
2017 Average Family Size
2022 Families
2022 Average Family Size
2017-2022 Annual Rate
Housing Unit Summary
2000 Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units
2010 Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units
2017 Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units
2022 Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units
Median Household Income
2017
2022
Median Home Value
2017
2022
Per Capita Income
2017
2022
Median Age
2010
2017
2022

13,451
14,528
14,281
4,169
13,967
-0.44%
10,026
4,513
5,513

4,192
2.57
4,190
2.47

4,111
2.46
3,990
2.46
-0.60%
2,867
2.96
2,776
2.95
2,679
2.95
-0.71%

6,142
48.1%
20.1%
31.7%
6,528

45.5%
18.6%
35.8%
6,616
42.9%
19.2%
37.9%
6,819
40.4%

18.1%
41.5%

$43,722
$47,122

$113,723
$128,069

$18,061
$19,880

39.1
39.7
40.1

Data Note:  Household population includes persons not residing in group quarters. Average Household Size is the household population divided by total households.
Persons in families include the householder and persons related to the householder by birth, marriage, or adoption. Per Capita Income represents the income received by

all persons aged 15 years and over divided by the total population.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.
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Appendix EXHIBIT A2: Primary Trade Area Community Profile

I C T a Community Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

2017 Households by Income

Household Income Base 4,111
<$15,000 14.7%
$15,000 - $24,999 11.8%
$25,000 - $34,999 12.5%
$35,000 - $49,999 16.6%
$50,000 - $74,999 20.3%
$75,000 - $99,999 12.8%
$100,000 - $149,999 8.3%
$150,000 - $199,999 1.7%
$200,000+ 1.4%

Average Household Income $55,181

2022 Households by Income

Household Income Base 3,990
<$15,000 14.8%
$15,000 - $24,999 11.1%
$25,000 - $34,999 11.2%
$35,000 - $49,999 15.2%
$50,000 - $74,999 20.2%
$75,000 - $99,999 13.9%
$100,000 - $149,999 9.6%
$150,000 - $199,999 2.2%
$200,000+ 1.8%

Average Household Income $61,825

2017 Owner Occupied Housing Units by Value

Total 2,841
<$50,000 13.8%
$50,000 - $99,999 29.4%
$100,000 - $149,999 24.8%
$150,000 - $199,999 12.5%
$200,000 - $249,999 8.4%
$250,000 - $299,999 4.5%
$300,000 - $399,999 3.2%
$400,000 - $499,999 0.7%
$500,000 - $749,999 1.0%
$750,000 - $999,999 0.6%
$1,000,000 + 1.1%

Average Home Value $149,419

2022 Owner Occupied Housing Units by Value

Total 2,757
<$50,000 10.8%
$50,000 - $99,999 25.6%
$100,000 - $149,999 24.2%
$150,000 - $199,999 14.3%
$200,000 - $249,999 11.0%
$250,000 - $299,999 5.5%
$300,000 - $399,999 3.7%
$400,000 - $499,999 1.1%
$500,000 - $749,999 1.5%
$750,000 - $999,999 1.0%
$1,000,000 + 1.4%

Average Home Value $169,888

Data Note:  Income represents the preceding year, expressed in current dollars. Household income includes wage and salary earnings, interest dividends, net rents,
pensions, SSI and welfare payments, child support, and alimony.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT A3: Primary Trade Area Community Profile

L C  Community Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

2010 Population by Age

Total 14,527
0-4 4.5%
5-9 5.1%
10-14 5.3%
15-24 11.7%
25-34 16.4%
35-44 16.9%
45 -54 17.0%
55-64 11.9%
65-74 6.5%
75-84 3.2%
85 + 1.6%
18 + 81.9%
2017 Population by Age
Total 14,280
0-4 4.2%
5-9 4.5%
10-14 4.9%
15-24 11.7%
25-34 17.0%
35-44 16.3%
45-54 15.0%
55 - 64 13.5%
65 - 74 8.0%
75-84 3.5%
85 + 1.6%
18 + 83.7%
2022 Population by Age
Total 13,966
0-4 4.1%
5-9 4.2%
10-14 4.7%
15-24 11.3%
25-34 17.2%
35-44 16.4%
45-54 13.9%
55 - 64 13.0%
65 - 74 9.6%
75 -84 4.1%
85 + 1.5%
18 + 84.4%
2010 Population by Sex
Males 9,320
Females 5,208
2017 Population by Sex
Males 9,225
Females 5,056
2022 Population by Sex
Males 9,091
Females 4,876
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.
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Appendix EXHIBIT A4: Primary Trade Area Community Profile

S E e I Community Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

2010 Population by Race/Ethnicity

Total 14,527
White Alone 62.4%
Black Alone 16.6%
American Indian Alone 15.7%
Asian Alone 0.4%
Pacific Islander Alone 0.0%
Some Other Race Alone 0.2%
Two or More Races 4.7%

Hispanic Origin 1.4%

Diversity Index 57.1

2017 Population by Race/Ethnicity

Total 14,280
White Alone 60.9%
Black Alone 17.6%
American Indian Alone 15.5%
Asian Alone 0.6%
Pacific Islander Alone 0.0%
Some Other Race Alone 0.2%
Two or More Races 5.2%

Hispanic Origin 2.4%

Diversity Index 59.4

2022 Population by Race/Ethnicity

Total 13,968
White Alone 59.7%
Black Alone 18.3%
American Indian Alone 15.5%
Asian Alone 0.8%
Pacific Islander Alone 0.0%
Some Other Race Alone 0.3%

Two or More Races 5.5%
Hispanic Origin 3.0%
Diversity Index 61.1

2010 Population by Relationship and Household Type

Total 14,528
In Households 71.4%

In Family Households 60.3%
Householder 19.7%

Spouse 14.7%

Child 22.4%

Other relative 1.5%

Nonrelative 2.0%
In Nonfamily Households 11.0%

In Group Quarters 28.6%
Institutionalized Population 28.5%
Noninstitutionalized Population 0.1%

Data Note:  Persons of Hispanic Origin may be of any race. The Diversity Index measures the probability that two people from the same area will be from different
race/ethnic groups.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT AS5: Primary Trade Area Community Profile

L R e COmmunity Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

2017 Population 25+ by Educational Attainment

Total 10,686
Less than 9th Grade 2.3%
9th - 12th Grade, No Diploma 10.2%
High School Graduate 23.3%
GED/Alternative Credential 19.2%
Some College, No Degree 24.8%
Associate Degree 6.1%
Bachelor's Degree 9.3%
Graduate/Professional Degree 4.8%

2017 Population 15+ by Marital Status

Total 12,352
Never Married 42.2%
Married 38.0%
Widowed 5.1%
Divorced 14.7%

2017 Civilian Population 16+ in Labor Force

Civilian Employed 93.6%

Civilian Unemployed (Unemployment Rate) 6.4%

2017 Employed Population 16+ by Industry

Total 4,997

Agriculture/Mining 1.2%

Construction 7.4%

Manufacturing 4.9%

Wholesale Trade 1.2%

Retail Trade 9.9%

Transportation/Utilities 4.1%

Information 1.1%

Finance/Insurance/Real Estate 4.9%

Services 53.9%

Public Administration 11.4%

2017 Employed Population 16+ by Occupation

Total 4,996

White Collar 48.7%

Management/Business/Financial 11.0%

Professional 14.6%

Sales 11.2%

Administrative Support 11.9%

Services 29.0%

Blue Collar 22.3%

Farming/Forestry/Fishing 0.5%

Construction/Extraction 5.4%

Installation/Maintenance/Repair 4.7%

Production 6.0%

Transportation/Material Moving 5.7%

2010 Population By Urban/ Rural Status
Total Population 14,528

Population Inside Urbanized Area 0.0%
Population Inside Urbanized Cluster 62.5%
Rural Population 37.5%

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT A6: Primary Trade Area Community Profile

I C T a Community Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

2010 Households by Type

Total 4,190
Households with 1 Person 26.3%
Households with 2+ People 73.7%
Family Households 68.4%
Husband-wife Families 51.2%
With Related Children 19.7%
Other Family (No Spouse Present) 17.3%
Other Family with Male Householder 5.9%
With Related Children 3.8%
Other Family with Female Householder 11.3%
With Related Children 8.0%
Nonfamily Households 5.2%
All Households with Children 31.9%
Multigenerational Households 3.2%
Unmarried Partner Households 8.2%
Male-female 7.6%
Same-sex 0.5%
2010 Households by Size
Total 4,190
1 Person Household 26.3%
2 Person Household 36.6%
3 Person Household 15.4%
4 Person Household 11.6%
5 Person Household 6.1%
6 Person Household 2.7%
7 + Person Household 1.2%
2010 Households by Tenure and Mortgage Status
Total 4,190
Owner Occupied 71.0%
Owned with a Mortgage/Loan 42.6%
Owned Free and Clear 28.4%
Renter Occupied 29.0%
2010 Housing Units By Urban/ Rural Status
Total Housing Units 6,528
Housing Units Inside Urbanized Area 0.0%
Housing Units Inside Urbanized Cluster 35.5%
Rural Housing Units 64.5%

Data Note:  Households with children include any households with people under age 18, related or not. Multigenerational households are families with 3 or more parent-
child relationships. Unmarried partner households are usually classified as nonfamily households unless there is another member of the household related to the
householder. Multigenerational and unmarried partner households are reported only to the tract level. Esri estimated block group data, which is used to estimate

polygons or non-standard geography.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.
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Appendix EXHIBIT A7: Primary Trade Area Community Profile

L Ec e Community Profile

St. Ignace PTA Prepared by Esri
Area: 955.33 square miles

Top 3 Tapestry Segments

1. Rural Resort Dwellers (6E)
2. Salt of the Earth (6B)
3. Traditional Living (12B)
2017 Consumer Spending
Apparel & Services: Total $ $5,693,890
Average Spent $1,385.04
Spending Potential Index 64
Education: Total $ $3,374,402
Average Spent $820.82
Spending Potential Index 56
Entertainment/Recreation: Total $ $9,283,423
Average Spent $2,258.19
Spending Potential Index 72
Food at Home: Total $ $15,415,875
Average Spent $3,749.91
Spending Potential Index 74
Food Away from Home: Total $ $9,223,493
Average Spent $2,243.61
Spending Potential Index 67
Health Care: Total $ $18,046,945
Average Spent $4,389.92
Spending Potential Index 78
HH Furnishings & Equipment: Total $ $5,677,031
Average Spent $1,380.94
Spending Potential Index 71
Personal Care Products & Services: Total $ $2,221,799
Average Spent $540.45
Spending Potential Index 68
Shelter: Total $ $42,618,801
Average Spent $10,367.02
Spending Potential Index 64
Support Payments/Cash Contributions/Gifts in Kind: Total $ $6,819,216
Average Spent $1,658.77
Spending Potential Index 71
Travel: Total $ $5,562,427
Average Spent $1,353.06
Spending Potential Index 65
Vehicle Maintenance & Repairs: Total $ $3,302,522
Average Spent $803.34
Spending Potential Index 75

Data Note: ~ Consumer spending shows the amount spent on a variety of goods and services by households that reside in the area. Expenditures are shown by broad
budget categories that are not mutually exclusive. Consumer spending does not equal business revenue. Total and Average Amount Spent Per Household represent
annual figures. The Spending Potential Index represents the amount spent in the area relative to a national average of 100.

Source: Consumer Spending data are derived from the 2013 and 2014 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT B1: Eastern UP Counties Community Profile

Gibbs Planning Group Community Profile

Eastern UP Counties Prepared by Esri
Chippewa County, MI (26033) et al.
Geography: County

MI(26033),MI(...
Population Summary

2000 Total Population 57,510
2010 Total Population 56,264
2017 Total Population 55,608
2017 Group Quarters 6,244
2022 Total Population 54,386
2017-2022 Annual Rate -0.44%
2017 Total Daytime Population 51,253
Workers 23,451
Residents 27,802
Household Summary
2000 Households 21,022
2000 Average Household Size 2.39
2010 Households 21,765
2010 Average Household Size 2.30
2017 Households 21,594
2017 Average Household Size 2.29
2022 Households 21,109
2022 Average Household Size 2.28
2017-2022 Annual Rate -0.45%
2010 Families 13,867
2010 Average Family Size 2.83
2017 Families 13,540
2017 Average Family Size 2.82
2022 Families 13,143
2022 Average Family Size 2.82
2017-2022 Annual Rate -0.59%
Housing Unit Summary
2000 Housing Units 32,851
Owner Occupied Housing Units 48.6%
Renter Occupied Housing Units 15.4%
Vacant Housing Units 36.0%
2010 Housing Units 36,606
Owner Occupied Housing Units 43.7%
Renter Occupied Housing Units 15.7%
Vacant Housing Units 40.5%
2017 Housing Units 37,854
Owner Occupied Housing Units 41.1%
Renter Occupied Housing Units 16.0%
Vacant Housing Units 43.0%
2022 Housing Units 38,892
Owner Occupied Housing Units 39.1%
Renter Occupied Housing Units 15.2%
Vacant Housing Units 45.7%
Median Household Income
2017 $44,052
2022 $47,484
Median Home Value
2017 $112,560
2022 $131,107
Per Capita Income
2017 $23,007
2022 $25,586
Median Age
2010 41.8
2017 43.3
2022 43.9

Data Note:  Household population includes persons not residing in group quarters. Average Household Size is the household population divided by total households.
Persons in families include the householder and persons related to the householder by birth, marriage, or adoption. Per Capita Income represents the income received by
all persons aged 15 years and over divided by the total population.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT B2: Eastern UP Counties Community Profile

S i e Community Profile

Eastern UP Counties
Chippewa County, Ml (26033) et al.
Geography: County

Prepared by Esri

2017 Households by Income
Household Income Base
<$15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Average Household Income
2022 Households by Income
Household Income Base
<$15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Average Household Income
2017 Owner Occupied Housing Units by Value
Total
<$50,000
$50,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000 - $249,999
$250,000 - $299,999
$300,000 - $399,999
$400,000 - $499,999
$500,000 - $749,999
$750,000 - $999,999
$1,000,000 +
Average Home Value
2022 Owner Occupied Housing Units by Value
Total
<$50,000
$50,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000 - $249,999
$250,000 - $299,999
$300,000 - $399,999
$400,000 - $499,999
$500,000 - $749,999
$750,000 - $999,999
$1,000,000 +
Average Home Value

MI(26033),MI(...

21,594
13.9%
13.2%
12.2%
15.7%
19.6%
12.7%

8.7%
1.8%
2.1%
$57,301

21,109
13.8%
12.4%
11.2%
14.6%
19.6%
13.8%
10.0%
2.2%
2.5%
$63,930

15,548
14.3%
30.7%
19.9%
15.4%
7.8%
4.1%
4.4%
1.0%
1.2%
0.5%
0.7%
$147,860

15,195
11.4%
26.8%
19.0%
17.5%
10.1%
5.0%
5.3%
1.2%
1.8%
0.8%
1.2%
$170,056

Data Note:  Income represents the preceding year, expressed in current dollars. Household income includes wage and salary earnings, interest dividends, net rents,

pensions, SSI and welfare payments, child support, and alimony.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.
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Appendix EXHIBIT B3: Eastern UP Counties Community Profile

S i c T Community Profile

Eastern UP Counties Prepared by Esri
Chippewa County, Ml (26033) et al.
Geography: County

MI(26033),MI(...
2010 Population by Age

Total 56,264
0-4 4.9%
5-9 5.3%
10-14 5.7%
15-24 13.1%
25-34 12.1%
35-44 13.2%
45-54 15.6%
55-64 13.6%
65-74 9.3%
75-84 5.3%
85+ 2.0%
18 + 80.4%
2017 Population by Age
Total 55,608
0-4 4.5%
5-9 4.9%
10-14 5.2%
15-24 12.3%
25-34 13.0%
35-44 12.2%
45 -54 13.6%
55-64 15.1%
65-74 11.4%
75-84 5.7%
85+ 2.2%
18 + 82.4%
2022 Population by Age
Total 54,386
0-4 4.4%
5-9 4.7%
10-14 5.1%
15-24 11.6%
25-34 13.1%
35-44 12.3%
45 -54 12.4%
55-64 14.4%
65-74 12.9%
75-84 6.7%
85 + 2.3%
18 + 82.7%
2010 Population by Sex
Males 30,659
Females 25,605
2017 Population by Sex
Males 30,450
Females 25,158
2022 Population by Sex
Males 29,935
Females 24,451

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT B4: Eastern UP Counties Community Profile

Gibbs Planning Group  h& unity Profile

Eastern UP Counties Prepared by Esri
Chippewa County, Ml (26033) et al.
Geography: County

MI(26033),MI(...
2010 Population by Race/Ethnicity

Total 56,264
White Alone 74.1%
Black Alone 5.9%
American Indian Alone 14.8%
Asian Alone 0.5%
Pacific Islander Alone 0.1%
Some Other Race Alone 0.2%
Two or More Races 4.6%

Hispanic Origin 1.2%

Diversity Index 44.0

2017 Population by Race/Ethnicity

Total 55,608
White Alone 73.1%
Black Alone 6.3%
American Indian Alone 14.5%
Asian Alone 0.8%
Pacific Islander Alone 0.1%
Some Other Race Alone 0.2%
Two or More Races 5.1%

Hispanic Origin 1.9%

Diversity Index 46.3

2022 Population by Race/Ethnicity

Total 54,386
White Alone 72.1%
Black Alone 6.5%
American Indian Alone 14.6%
Asian Alone 1.0%
Pacific Islander Alone 0.1%
Some Other Race Alone 0.3%
Two or More Races 5.5%

Hispanic Origin 2.4%

Diversity Index 48.1

2010 Population by Relationship and Household Type

Total 56,264

In Households 88.9%
In Family Households 71.8%
Householder 24.6%
Spouse 18.8%
Child 24.4%
Other relative 1.8%
Nonrelative 2.1%
In Nonfamily Households 17.1%
In Group Quarters 11.1%
Institutionalized Population 9.9%
Noninstitutionalized Population 1.1%

Data Note:  Persons of Hispanic Origin may be of any race. The Diversity Index measures the probability that two people from the same area will be from different
race/ethnic groups.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.
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Appendix EXHIBIT B5: Eastern UP Counties Community Profile

LR e Community Profile

Eastern UP Counties Prepared by Esri
Chippewa County, Ml (26033) et al.
Geography: County

MI(26033),MI(...
2017 Population 25+ by Educational Attainment

Total 40,654
Less than 9th Grade 2.7%
9th - 12th Grade, No Diploma 7.7%
High School Graduate 28.6%
GED/Alternative Credential 9.3%
Some College, No Degree 24.6%
Associate Degree 8.0%
Bachelor's Degree 12.1%
Graduate/Professional Degree 7.0%

2017 Population 15+ by Marital Status

Total 47,486
Never Married 33.3%
Married 47.4%
Widowed 6.7%
Divorced 12.7%

2017 Civilian Population 16+ in Labor Force

Civilian Employed 93.3%

Civilian Unemployed (Unemployment Rate) 6.7%

2017 Employed Population 16+ by Industry

Total 22,978

Agriculture/Mining 2.1%

Construction 7.0%

Manufacturing 5.9%

Wholesale Trade 1.4%

Retail Trade 10.5%

Transportation/Utilities 4.3%

Information 1.3%

Finance/Insurance/Real Estate 4.9%

Services 52.4%

Public Administration 10.1%

2017 Employed Population 16+ by Occupation

Total 22,978

White Collar 51.8%

Management/Business/Financial 10.3%

Professional 18.1%

Sales 10.0%

Administrative Support 13.4%

Services 26.3%

Blue Collar 21.9%

Farming/Forestry/Fishing 1.0%

Construction/Extraction 5.1%

Installation/Maintenance/Repair 4.2%

Production 5.6%

Transportation/Material Moving 6.0%

2010 Population By Urban/ Rural Status
Total Population 56,264

Population Inside Urbanized Area 0.0%
Population Inside Urbanized Cluster 45.2%
Rural Population 54.8%

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT B6: Eastern UP Counties Community Profile

SR C Community Profile

Eastern UP Counties Prepared by Esri
Chippewa County, Ml (26033) et al.
Geography: County

MI(26033),MI(...
2010 Households by Type

Total 21,765
Households with 1 Person 30.0%
Households with 2+ People 70.0%
Family Households 63.7%
Husband-wife Families 48.7%
With Related Children 16.6%
Other Family (No Spouse Present) 15.0%
Other Family with Male Householder 4.9%
With Related Children 3.2%
Other Family with Female Householder 10.1%
With Related Children 6.8%
Nonfamily Households 6.2%
All Households with Children 27.1%
Multigenerational Households 2.2%
Unmarried Partner Households 7.2%
Male-female 6.8%
Same-sex 0.4%
2010 Households by Size
Total 21,765
1 Person Household 30.0%
2 Person Household 38.5%
3 Person Household 14.0%
4 Person Household 10.3%
5 Person Household 4.6%
6 Person Household 1.7%
7 + Person Household 0.8%
2010 Households by Tenure and Mortgage Status
Total 21,765
Owner Occupied 73.5%
Owned with a Mortgage/Loan 42.1%
Owned Free and Clear 31.4%
Renter Occupied 26.5%
2010 Housing Units By Urban/ Rural Status
Total Housing Units 36,606
Housing Units Inside Urbanized Area 0.0%
Housing Units Inside Urbanized Cluster 25.9%
Rural Housing Units 74.1%

Data Note:  Households with children include any households with people under age 18, related or not. Multigenerational households are families with 3 or more parent-
child relationships. Unmarried partner households are usually classified as nonfamily households unless there is another member of the household related to the
householder. Multigenerational and unmarried partner households are reported only to the tract level. Esri estimated block group data, which is used to estimate

polygons or non-standard geography.

Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geography.
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Appendix EXHIBIT B6: Eastern UP Counties Community Profile

Gibbs Planning Group Community Profile

Eastern UP Counties Prepared by Esri
Chippewa County, Ml (26033) et al.
Geography: County

MI(26033),MI(...
Top 3 Tapestry Segments

1. Rural Resort Dwellers (6E)
2. Salt of the Earth (6B)
3. Traditional Living (12B)
2017 Consumer Spending
Apparel & Services: Total $ $31,234,774
Average Spent $1,446.46
Spending Potential Index 67
Education: Total $ $19,069,516
Average Spent $883.09
Spending Potential Index 61
Entertainment/Recreation: Total $ $50,426,578
Average Spent $2,335.21
Spending Potential Index 75
Food at Home: Total $ $83,412,595
Average Spent $3,862.77
Spending Potential Index 7
Food Away from Home: Total $ $50,542,946
Average Spent $2,340.60
Spending Potential Index 70
Health Care: Total $ $97,430,029
Average Spent $4,511.90
Spending Potential Index 81
HH Furnishings & Equipment: Total $ $30,915,605
Average Spent $1,431.68
Spending Potential Index 74
Personal Care Products & Services: Total $ $12,139,573
Average Spent $562.17
Spending Potential Index 71
Shelter: Total $ $234,396,217
Average Spent $10,854.69
Spending Potential Index 67
Support Payments/Cash Contributions/Gifts in Kind: Total $ $37,108,039
Average Spent $1,718.44
Spending Potential Index 73
Travel: Total $ $30,458,881
Average Spent $1,410.53
Spending Potential Index 68
Vehicle Maintenance & Repairs: Total $ $17,908,933
Average Spent $829.35
Spending Potential Index 77

Data Note:  Consumer spending shows the amount spent on a variety of goods and services by households that reside in the area. Expenditures are shown by broad
budget categories that are not mutually exclusive. Consumer spending does not equal business revenue. Total and Average Amount Spent Per Household represent
annual figures. The Spending Potential Index represents the amount spent in the area relative to a national average of 100.

Source: Consumer Spending data are derived from the 2013 and 2014 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri.
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2017 and 2022 Esri converted Census 2000 data into 2010 geoaraphy.

St. Ignace, Michigan Retail Market Study 21.
Gibbs Planning Group, Inc.
20 November 2017



Summary

Iness

Trade Area Busi

Primary

Appendix EXHIBIT C1

"Seale WOoISN 0} elep AJeLnS SSauISng a1ed0][e 0} SAnoib %20|q SNSUSI Sasn YaIum

uoneoo|fe eleq s,1s3

pare|ngfed si yodal Arewwins ssauisng ayj uo ereqg : 910N 8red

*/TOZ 10} SI1SBI3.10) UORRINAO [eNUSPISaY [BI0L LIST "PaAISSaI SIYBL ||y “ou] ‘dnoibojul 2T0Z IYOIAJOD  :22in0S

%0°00T 0zs's %0°00T 0cs
%00 0 NE'T L
%LCE ¥08'T Wi'ST 08
%YL 607 %6'9T 88
%L'9 cLe %S'€ 8T
%10 9 %90 €
%6'S 8¢¢ %L'C T
%9 €G€ %Tl'eC [T
%6°0 yA4 %6'T 0T
%0°'S 8L¢ %6°L 114
%S'CE €6L'T %8'SE 98T
%8'T 20T %S¢ €T
%L°0 9€ %6'T 0T
%10 & %¥'0 @
NE'T VL %EC T
%6°€ ST¢ %6'9 9€
%6'T 0T %9V Ve
%69 8¢ %S9 e
%10 & %20 T
%0°0 0 %00 0
%9'T 98 %S'€ 8T
%EC L2t %E'E LT
%E0 6T %80 14
%S'T 18 %E'C T
NS VT 008 %8°0¢ 80T
NL'T S6 %S'€ 8T
%20 [T %20 T
%10 9 %20 T
%0°L 98¢ %8 =14
N4 er44 %S¢ €T
%8'C GST %8'S (013
%S0 6¢ %6'C ST
Wwadled  JaguinN u8dled  JequinN
soakojdwg sassauisng
6€
18271
02s's
0cs

sfeloL

SIUSWIYSIIGeIST PalisselouN

JUBWUIBA0D

S82INBS 18I0
salielqI % suonnisu| uonesnp3
$90IMI9S [efa]
S90IAIBS YI[esH
SJUBWIASNWY *® S3INIOIH UONOW
S9JIAIBS BANOWOINY
Buibpo % s|s10H

Arewwns saoInIRS

S92UJO JUSWISBAU| JBY10 ‘Buip|oH ‘sreis3 [eay

syuaby % siale) soueInsu|

s1ey0ig SaNLN2ES

suonnusu| Buipua 3 sbuines ‘syueg
Arewwns ayejs3 [eay ‘aourInsu| ‘doueul

|re1ay Snoaue||9osl
saoe|d Bupjuuq ® Buneg
sBulysiuing swoH % ainuing
$910]S A10SS920Y 7 |areddy
12)lewIdyy 0Ny ‘suonels ses ‘sigfeaq oy
$8101S poo4
S8I0)S 3SIPUBLIIBIN [eIaUD
Juswanoidwi| swoH
Arewwns apei] [re1oy

apel] a[esa|joym
Ainn
uonediunwwo)
uoneyodsuel |
Buunoenuey
uonoNIsuoD

Buiuiy % a1nynouby
$8p0J OIS Agq

(syuapisay 00T Jad) oney uone|ndod [enuapisay/eakojdwz

:uone|ndod [enuapisay [ejoL
:saakojdw3 ejo |

:sassaulisng [ejol

eaJe Ul S9SsauIsn( |[e 10} eleq

14s3 Aq paiedaud

sS9|lW atenbs ££°GG6 jealy
V1d 8deub| 1s

Arewwins ssauisng EISSEEIEICESEE

St. Ignace, Michigan Retail Market Study

22.

Group, Inc.

ning
20 November 2017

Gibbs Plan.



Summary

Iness

Trade Area Busi

Primary

Appendix EXHIBIT C2

%0°00T 02s's

%0°0 0

%L°C€ ¥08'T

%0 e
%0°€ 19T
%69 8¢
%0°'S 8L¢
©6'TT 659
%S9 1S€
%18 *144
%99 S9€
%L°0 9€
%0°0 0
%10 8
%' GET
NT'C 7TT
%L°0 9€
%10 €
%NE'T 1A
%0°C 31T
%0 €c
NT'L T6€
%0°0 0
AT'T 6S
%E0 6T
%90 €€
%10 14
%0'T €S
%10 L
%eC oct
%S'T 8
%10 14
%0°0 0
%9°0 €€
%S'L 144
%L'T S6
%'y f4>4
%8°C LST
%00 T
%0°0 0
%€E'0 ST
ua01ad  JaqunN
saako|dwz

%000

We'T

WP'ST
%e'T
%9°0T
%S9
%6°L
Wyt
wl'e
%C'S
WT'e
%E'C
%00
%80
%8y
%S'€
%6'T
%0
%E'C
%'y
%80
%'y
%00
%6°C
%80
%80
%0
%S'T
%0
%6°C
%E'C
%v'0
%00
%6'T
%8'ET
%G
%6°C
%09
%00
%00
%S'T

"Seale WOJSNd 0 ejep ATelNS SSaUISNQ 810 01 sAnoib »20]q SNSU3I Sasn YoIum

T 0cs

08

ete]
e
114
7
[T
L2
9T
T

14
8T
0T

T
€e

€¢

N 0 — n
oo Y B oo T+ 8o

0T
cL
8T
ST
Te
0
0
8

juadiad laquinN

sassauisng

uoled0|[e ejeq s,1us3y

pareInofed sl 1odal ATetitng ssauisng au Uo ejeq :  9J0N aled
*/TOZ 10} SISBIB10} UONE|NAOd [eRUSPISaY [BI0 L 1IST "PaAISsal sybl |y ou] ‘dnoibojul 2T0Z JYBUAdOD  :221n0S

[eloL

sjuswysi|geIs3 pa

sejun

uopessiulwpy algnd
2oueUBIUIRI 7P Jreday aAnowWOINY
(uonensiulwpy 2lgnd 1deoxs) sadIAIas 1BaYl0
sade|d Bunjuug ® S8d1AI8S PooS
UONEePOWWOod2Y
S92IAI8S P00 9 UONEPOIWOIIY
uoneslday P JUSWURLAT ‘SUY
2UBISISSY [B190S %@ a1eD YeaH
S92IAI9S [euonesnp3
uonelpaway % Juswabeuepy aisep B Hoddns B aAensIUILPY
sasudiaug » saiuedwo) Jo Juswabeuep
S90IMBS [eba
SOIAISS Y231 % JIUSIDS ‘[euoISSaj0ld
Buisea 7 [eluay ‘erels3 [eay
1810 % SISNIL ‘Spund ‘SallIAIOY pale|ay % Sialie)d asueinsu|
[e1oueUlS JaYlO 7 S19eAU0D AIPoWWOoD ‘Sanundes
SBIIAIY Pale|ay ® UoKeIPaWIBIU| IpaIdpjueg [eIUSD
aouelINsu| % adueul
uonewlou|
Buisnoyarep % uoepodsuel |
SI9|1e19Y 9J0ISUON
SI9|1eIdY 8101S SNOBUE|[ISIN
S9I01S SSIPUBYIIBIA [eJausD)
$8101S 2ISN|A @ Yoog ‘AqqoH ‘spooo Lods
$910)S S81I0SS92Y BuIylo|D % Bulylo|D
suonels auljoses
$8101S areD [euosiad B YlesH
sa101S abeianag % pooS
siajeaq salddns % uswdinb3 uspies % [eusre Bpig
$910)S 9ouelddy % SoIU0LD8 T
$8101S SBuIysILING SWOH 7 ainuing
sia[eaq sued % 9J9Iya/ I010N
apel] [y
apel] 9[esajoyMm
Buunoenuepy
uondNISuoD
saniun
Buuin
Bununy ® Buysiq ‘Ansalo ‘ainynouby
$9p00 SOIVN Aq

s3 Ag paJtedalid

sajlw altenbs ££°G66 jealyY
Vv1d @oeub| 1s

Arewwns ssauisng JEUIEEEEEEEREES)

23.

St. Ignace, Michigan Retail Market Study

Gibbs Planning Group, Inc.

20 November 2017



