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Agenda

• Types of Retail

• Geography of Retail

• Retail Economics

• Retail Planning

• Agency Assistance to Local Municipalities
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Why Talk About Retail Economics

• Critical Quality of Life Component for Residents

• Indicator of Overall Economic Health of a Place

• High Visibility to the Public

• Determine the Best Allocation of Economic Development 

Resources

• Inform Planning Decisions
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Two Functional Types of Retail

Service Retail Destination Retail
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Elastic and Inelastic Goods
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Catchment Areas and Elasticity

12946 – 25 Mile Radius

Population:  39,361

# of Stores:  6
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Catchment Areas and Elasticity

United States 

Population:  

331,449,281

# of Stores:  11
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Central Place Theory

City

Largest Trade Area

Greatest Diversity of Goods/Services

Mix of Both Elastic and Inelastic Goods/Services

Town

2nd Largest Trade Area

Moderate Diversity of Goods/Services

Moderate Mix of Elastic and Inelastic Goods/Services

Village

2nd Smallest Trade Area

Limited Diversity of Goods/Services

Primarily Inelastic and High-Frequency Goods/Services

Hamlet

Smallest Trade Area

Least Diversity of Services

Highest Frequency and Most Inelastic Goods/Services
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Service Provision Growth
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Retail Gravitation Modelling

Customers are willing to travel longer distances to larger retail 

centers

Two cities of equal size have a trade area boundary midway 

between the two cities. 

When cities are of unequal size, the boundary lies closer to the 

smaller city, giving the larger city a larger trade area.
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Retail Gravitation Modelling
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Retail Gravitation In Action
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Retail Gravitation In Action
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Retailer Decision-Making Considerations

• Total Population and Number of Households

• Population Density

• Median Income

• Total Purchasing Power 

• Purchases by Type of Goods

• Demographics and Psychographics

• Competition
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Retailer Decision Making Data
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Retailer Decision Making Data
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Retailer Decision Making Data -

Psychographics
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Adirondack Example

Figure 2a.

Maximum Minimum Median Mean Willsboro

Total Population 31,860 674 5,786 8,426 2,185           

Seasonal Units 1,608          15             161           273           756

Growth Rate (2000-2010) 17.8% -8.7% -1.0% 0.2% 6.80%

Population Per Square Mile 510             3.8           87             124           46.1

Seasonal and Full-Time Units 11,698       761          2,783       3,483       1,702           

Year-Round Residency Equivalent 31,937       907          5,951       8,562       2,563           

Big M Five-Mile Radius Characteristics

Figure 3a.

Maximum Minimum Median Mean Willsboro

Total Population 13,746 816 3,620 4,234 2,185           

Seasonal Units 3,509          8                275           639           756

Growth Rate 13.1% -6.3% 5.1% 3.0% 6.80%

Population Per Square Mile 209             3                72             70             46.1

Seasonal and Full-Time Units 4,585          324           2,172       2,201       1,702           

Year-Round Residency Equivalent 13,777       820           4,013       4,554       2,563           

IGA Five-Mile Radius Characteristics

Figure 4a.

Maximum Minimum Median Mean Willsboro

Total Population 9,820 1,572 2,936 3,897 2,185        

Seasonal Units 1,774        10 476.5 750 756

Growth Rate 10.00% -10.30% 1.65% -0.27% 6.80%

Population Per Square Mile 935            12              44          158      46.1

Seasonal and Full-Time Units 4,438        1,010        2,216    2,386   1,702        

Year-Round Residency Equivalent 10,037      1,818        3,259    4,272   2,563        

Tops Five-Mile Radius Characteristics
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Three Ways to Boost and Broaden Retail 

Demand

There are only three ways to expand the potential service 

provision:

Increase Population

Increase Income

-Higher wage/skill jobs

Increase Visitor Spending

-Extend seasons, bring more people, more tourism 

infrastructure
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Destination Retail
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Destination Retail

Services a Very Large Trade Area

Typically Requires an Agglomeration of Unique Stores

Made up of an Abundance of Elastic Goods/Services

Can Serve as a Basic/Exporting Industry

Three Basic Formats
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Destination Retail – Enclosed Malls

• Typical Gross Leasable Area: 

400,000 s.f. – 3 million s.f.

• Anchored by Large National Tenants

• Located in Large MSA’s with Regional 

Draw Areas

• Located Near Highways and Maintain 

Strong Visibility from Key Roadways
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Destination Retail – Lifestyle Centers
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Destination Retail – Main Streets

• Integrated into the Surrounding 

Community

• Diverse Mix of Service and Destination 

Retailers

• Typically Scaled to the Size of the 

Community
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Schroon Lake Main Street 0.23 Miles Inlet Main Street 0.17 Miles

Old Forge Main Street 0.29 Miles Lake Placid Main Street 0.24 Miles

Destination Retail – Adirondacks
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Burlington, Vt. Church Street 0.31 Miles Chatham, Ma. Main Street 0.41 Miles

Saratoga Springs, Ny. Broadway 0.51 Miles Stockbridge, Ma. Main Street 0.35 Miles

Main Streets – Other Success Stories
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Crossgates Mall 0.29 Miles Champlain Center 0.26 Miles

University Mall 0.25 Miles Mall of America 0.35 Miles

Main Streets – Similar Scale to Malls
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Key Characteristics - Sense of Enclosure



January 12, 2022 29

Key Characteristics – Transparency/Permeability
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Key Characteristics – Streetscape design
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Key Characteristics – Diverse Uses and 

Programmable Space
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Key Characteristics – Visual Quality and Cohesion
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Key Characteristics – Density and Mixed Uses
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LEED for Neighborhood Design
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Envision Adirondacks

Envision ADK is an Agency initiative to assist communities in the 

development of visual simulations of a community’s commercial 

area under different planning and zoning scenarios.  The 

program seeks to enhance opportunities around:

1. Community Dialog and Visioning

2. Zoning Document Development
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Johnsburg Redevelopment
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Main Street Enhancement
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Current Conditions

Streetscape Augmentation New Development

Lake Placid Corridors
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Lake Placid Corridors

Current Conditions

New Development
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Hamlet Economic Planning and Assistance  

(HEPA) Initiative

HEPA is a community-driven initiative, led by a local 

stakeholder workgroup with assistance from the Adirondack 

Park Agency, that develops and implements a plan for 

economic improvement of the community’s Hamlet area.
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HEPA - Northampton/Northville
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HEPA – Town and Village of Lake George
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Takeaways for Communities

• Focus on Economic Fundamentals – Basic Industries that 

Support Higher Incomes

• Implement Main Street Zoning that Encourages Walkable 

Main Streets

• Focus on Main Street and Don’t Sprawl Out

• Pursue Infrastructure that Accommodates Walkable Main 

Streets

• Focus on Experience of Place and Encourage Iconic and 

Local Retail Mix
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Thank You


