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Employment Employment
Chart . Top Employers in Ann Arbor Area
Top Employers in Ann orincioal Eml 2023 -
rincipal Employers - mployees
Al'bOl' Area (2023) University of Michigan Faculty & Staff 31,987
sources: University of Michigan Medicine 21,475
U-M Faculty & Staff Numbers (Ann Arbor Trinity Health System 5,900
Campus & Hospital): Veterans Administration 3500
gn/versny of Michigan Faculty and Staff N — 2500
eadcount Summary
Integrated Health Associates 1,600
Non U-M Employee Counts: Toyota 1,400
City of Ann Arbor Annual Comprehensive
Financial Report, Ann Arbor Spark 2023 Wasf?tenaw AT TR 410
Domino’s Pizza 1,100
Thompson-Reuters 1,100
City of Ann Arbor 700
Chart
Average Annual Wages
by Sector

source: U.S. Census Bureau LEHD data,

Jobs in the manufacturing, construction, storage, industrial,
OnTheMap Application - Jobs by Sector, 2021

repair/circular economy sectors that utilize industrial-type
space do not require advanced degrees, are higher paying and
significant employment in these industries are BIPOC.

> Ann Arbor has 53% of the primary
jobs in the metro; jobs are dispersed
across the metro area

> 21% of the “industrial space” type jobs
are in Ann Arbor

> 20% of employment in these industries
are BIPOC/Latino (1)

> 29% of the jobs in the region are held
by people with high school or less
education, construction (40%) and
manufacturing (36%) (1)

> Wages in the goods producing sector
(manufacturing and construction) are
also substantially higher than many of
largest sectors in Ann Arbor (1)

Map
All Primary Jobs (2021)

Number of Jobs Scaled Proportionally

source: City of Ann Arbor GIS,

Washtenaw County G(S, Census LEHD - 10 Jobs 100 Jobs 1.000 Jobs 10,000 Jobs (1) Based on LEHD 2021 QWI indicators for source: 'Ninigrgt Partners analysis of OnTheMap data - typical building
On The Map data - Primary Jobs 2021 metro Ann Arbor typologies for industry employment.
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https://onthemap.ces.census.gov

Employment

Map
Technology Development
Locations

source: City of Ann Arbor GIS,
Washtenaw County GIS, University of
Michigan Campus Plan 2050, DDA, City
of Ann Arbor’s Assessor'’s Office
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SmartZone Incentive District . University of Michigan Hospital

Incubators, Accelerators,
Coworking Spaces

Center Campus + Medical Area

Opportunity Zones

Future UM Innovation District . Land Zoned for Research

(In Active Planning)

University of Michigan School

of Engineering

Parcels with Industrial
Buildings (by Use Code)

L]
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Employment

There are relatively few places in Ann Arbor to locate any substantial jobs, particularly jobs in the

manufacturing, construction, storage, industrial, repair/circular economy sectors. These types of uses are

sensitive to land values and cannot compete in the market against multifamily housing and hotels.
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Tax Revenue

Map

Total Assessed Property
Value - Commercial and
Industrial (2023)

source: City of Ann Arbor GIS,
Washtenaw County GIS, City of Ann
Arbor’s Assessor’s Office
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Tax Revenue

Map

Property Value per
Acre - Commercial and
Industrial (2023)

source: City of Ann Arbor GIS,
Washtenaw County GIS, City of Ann
Arbor’s Assessor’s Office
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$71 - $250K
$250K - $500
$500 - $1M
B $iM-g5M
B ssv-giom
B siovpus

On a per acre basis,
some of the commercial properties generate
values not much higher than low density
residential.

Driving more property value out of
commercial (office and retail) real estate will
be important to generate revenue that does
not add to the burden on residential taxes.
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Tax Revenue

Chart
Percent Taxable Value
by Taxable Property

2023

B 2013

While residential is still the primary
contributor to the taxable base,
commercial property (which includes
multifamily development) is growing.

source: NP Analysis 2023 CAFR and
Washtenaw County Taxable Values report
various years

Chart

Property Value Change (2014-2023)

source: NP Analysis 2023 CAFR and Washtenaw County Taxable Values report various years

. Assessed Value

. Taxable Value

Property values have grown
substantially over the last several years,
but the taxable value has not grown as
fast. Residential taxable values have
been the primary driver of tax base
growth (accounting for 57% of growth)
but commercial values (which include
multifamily development) are growing
faster.

Taxable Value increased $2.6B between
2014-2023:

> Residential Taxable Values increased
$1.5B (a 47% increase) between 2014-
2023

> Commercial Taxable Values increased
$1.1B (a 67% increase) between 2014-
2023
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Retail Analysis

Map
Access to Commercial
Amenities & Walk Score

source: Walk Score, City of Ann Arbor
GIS
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Shopping Center / Major Commercial Node

10 Minute Walkshed from Shopping Center/Node
Residential Areas
== Major Walking Barriers (thoroughfares of at least four lanes)

NOTE ON METHODOLOGY: Shopping centers and major commercial nodes
were identified based on key intersections located within city-designated
commercial areas, as well as the presence of larger shopping centers.
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Retail Analysis

Retail Types and Breakdown

In Ann Arbor, retail is clustered along corridors and in shopping centers and districts.

Neighborhood Goods & Services
(NGS)

This category includes
establishments that heavily
depend on the patronage of
residents, such as grocery
stores, drugstores, florists,
bakeries, specialty food stores,
delicatessens, butchers, dry
cleaners, laundromats, hair and
nail salons, day space, printers,
pet salons, machine repair
shops, shoe repair shops, and
similar uses.
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Food & Beverage (F&B)

This category includes
establishments that serve
food and/or alcohol consumed
on-premises, serving a

range of customers and trip
purposes. Retailers in the
F&B category include sit-
down restaurants, cafes, bars,
coffee shops, sandwich shops,
ice cream shops, “quick-bite”
establishments, fast-food
restaurants, and similar uses.

General Merchandise, Apparel,
Furniture & Other (GAFO)
Customers are often comparison
shoppers in this category,
seeking best quality, price or
overall value to meet their
need. This category includes
clothing stores, furniture stores,
bookstores, jewelry stores, gift
boutiques, pet stores, sporting
goods stores, home goods
stores, craft stores, antique
shops, electronics stores, auto
parts stores, and similar uses.

Ann Arbor for All - Comprehensive Plan

Retail Analysis

Map

Existing Retail -
Neighborhood Goods and
Service Establishments

source: Google, AndAccess, June 2023
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QO Neighborhood Goods and Service
Establishments

373 businesses
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Retail Analysis

Map

Existing Retail -
Food and Beverage
Establishments

source: Google, AndAccess, June 2023
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© Food and Beverage Establishments 646 businesses
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Retail Analysis

Map

Existing Retail -
General Merchandise,
Apparel, Furniture,
and Other Retail
Establishments

source: Google, AndAccess, June 2023
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O General Merchandise, Apparel,

Furniture, and Other Retail
Establishments

493 businesses
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Retail Analysis

Map © National
Local and National ® .

. . ocal
Retail Mix

METHODOLOGY: AndAccess leveraged Innovating Commerce
Serving Communities (ICSC) national brand database to code
national businesses in the city. The businesses that did not fall in
the “national” category were coded as local.

source: Google, AndAccess, June 2023
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Local businesses are more geographically
spread, serving neighborhood needs. The
national retail locations are clustered in
densely packed retail nodes and shopping
centers across the city while local
businesses are spread throughout many
neighborhoods in addition to being in those
dense retail nodes.

Ann Arbor for All - Comprehensive Plan

Retail Analysis

Retail Expenditures and Demand

Retail is supported by a range of customers with different needs.

(Illustrative as other user groups are present within Ann Arbor’s
customer base.)

Chart
Household Expenditures

source: ESRI Business Analyst Online, CoStar, AndAccess, Reports Generated: December 2023; Google, July 2023

Household expenditures bolster occupancy across categories.

NG&S represent the highest expenditures and has the fewest establishments. F&B establishments occupy
smaller spaces, which is why the high count of businesses are sustainable. GAFO establishments have the
greatest reliance on a regional customer base to support larger spaces and increased counts.

Appendix - Economic Development
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Retail Analysis

Map
Retail: Planning Area
Districts

source: AndAccess, June 2023
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. Planning Area Boundary
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Retail Analysis

Chart
Expenditures per Household

source: ESRI Business Analyst Online, AndAccess, Reports Generated: December 2023

Household expenditures in the Ann Arbor are comparable to Washtenaw County but exceed the region and state.

Retail expenditures per household correlate to household incomes in each planning area. The Central area,
dominated by student population, has lower household expenditures on retail goods and services, while more
affluent households in the Northeast and West neighborhoods have high expenditures. Household composition
also impact expenditures, as larger families spend more than single person households.
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Retail Analysis

Chart
Residential Retail Demand

source: ESRI Business Analyst Online, CoStar, AndAccess, Reports Generated: December 2023

Ann Arbor’s retail serves the region and are major contributors to the tax base.

Arborland Shopping Center (403,000 sq.ft.) and Briarwood Shopping Center (983,000 sq.ft.) are among the
city’s major taxpayers, as the 4th largest (Arborland) and 7th largest (Briarwood) taxpayers in 2023. Visitors
and residents originating outside of Ann Arbor contribute to the viability of Ann Arbor's retail space. Places
like Briarwood Mall and restaurants cater to the region, but some neighborhoods are missing locally serving
establishments. Changes in market conditions and new developments outside of the city can easily disrupt this
balance.

A retail leakage analysis was conducted to assess the relationship between local demand and existing retail
supply in the City of Ann Arbor. The results indicate that resident-generated demand supports approximately
6.59 million fewer square feet of retail space than what currently exists, based on Mideast regional sales
volume benchmarks provided by ICSC. Approximately 143,000 households would be needed to reach
equilibrium given the retail surplus (assuming each household supports 46.15 sq. ft of retail). This discrepancy
suggests that Ann Arbor’s retail sector functions as a regional destination, drawing a significant share of
spending from consumers who live outside the city limits.
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Retail Analysis

Chart
Retail Gap Analysis

source: Google, Costar, ESRI Business Analyst Online, ICSC, AndAccess, Reports Generated: December 2023

In each geographic area analyzed, estimated current retail square footage exceeded the space supported by
resident demand, indicating a retail surplus. This surplus suggests that the area is attracting spending from
outside its boundaries, drawing customers from other parts of the city or region—consistent with the findings
detailed on the previous page.

METHODOLOGY: The number of retailers in the study area was determined through a comprehensive Google Maps search,
with each identified business assigned a NAICS code and categorized by retail segment. To estimate average store size,
Costar tenant data was used, with tenant records matched to businesses identified in the Google dataset. Costar provided
square footage information for approximately 35% of all tenants (404 retailers). These square footage figures were then
averaged by planning area, and multiplied by the total number of businesses to estimate current retail square footage.

Resident demand was calculated using ESRI Business Analyst Online data, which provides household counts and average
household expenditures by retail subcategory. By multiplying household counts by expenditure levels, the analysis
produced total estimated expenditures for each planning area. These totals were then divided by Innovating Commerce
Serving Communities (ICSC) sales per square foot benchmarks by retail type to estimate the total amount of retail space
supportable by local residents.
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Retail Analysis Retail Analysis

How might we encourage redevelopment to meet housing goals
while preserving affordable space for local businesses?

Each parcel will yield a different outcomes, and policy, programmatic, and funding tools
to support retail provision and business growth are required.

> Scenario 1: Preserve Space and Businesses - Typical of smaller parcels with
disparate ownership

> Scenario 2: Phased Redevelopment and Business Relocation - Opportunity for
equitable growth practices

> Scenario 3: Redevelopment with Business Exit Strategies - Responding to changes
in market conditions and business owners' interests

How might we increase retail provision in low-income and/or
minority (and in other gentrifying) communities?

> Develop and align tools to bolster successful business operations. The tools right
sized for Ann Arbor’'s needs have to be defined, but samples include:

> Investing in local and independent business starts and growth

> Promoting and incentivizing smaller space sizes

> Leverage CDBG dollars in low-income communities for retail provision

> Subsidizing development to limit pass through construction costs

> Developing legacy business owner programs

> Encouraging the development of live/work units to leverage residential mortgage
products

> Proactively developing structures for community ownership of commercial assets

> Retail should not be required in every district

Map Large vacant spaces in TC1 Zoning Districts represent an

Retail: L arge Vacant opportunity for short-term repositioning.

S Few vacancies (outside of Downtown) are suitable for modern
paces tenant needs. New leases call for smaller spaces, a national

trend, which limits opportunities for independently owned

businesses who relied on smaller space for affordability.

source: CoStar, 2023
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Additional Retail Data Additional Retail Data

Retail Types and Breakdown

Chart See map on p. é8 for planning area districts. Chart
Retail Overall Food & Beverage (FGB)
source: Google, AndAccess, July 2023 source: Google, AndAccess, July 2023
> The Central district contains the highest number of > The Central District significantly exceeds all other
occupied retail spaces with 624 businesses. districts in terms of the number of food and beverage

establishments within its boundaries. It contains a
total of 342 F&B establishments, 53% of which are full
service restaurants.

> The Southern district closely follows with 449
businesses.

> The Western and Northeast districts have the lowest
number of occupied retail spaces with 224 and 215
retail businesses respectively.

> The Southern District contains 129 occupied food and
beverage retail spaces.

> The Northeast and West Districts contain 99 and 76
occupied F&B establishments respectively.
. Food & Beverage (F&B)

. Mobile Food . Full Service
. General Merchandise, Apparel, Furniture Services Restaurants
and Other Retail (GAFO)
' Cafes, Bakery, Desserts, Limited Service
. Neighborhood Goods and Services (NG&S) Snacks and Other Restaurants
Drinking Establishments
Chart Chart
Neighborhood Goods & Services (NG&S) General Merchandise, Apparel, Furniture and Other (GAFO)
source: Google, AndAccess, July 2023 source: Google, AndAccess, July 2023
> Th_e Southern district contains _the hlghe_st number qf > The Southern district contains the highest number
Neighborhood Goods and Service establishments with } .
Personal Care and Goods Services making up 77% of of gen_eral merchandise stores with a total of 188
the total NG&S 132 businesses within the district. establishments.
> The Central District closely follows with a total of 119 > The antral District closely follows with 163 GAFO
NG&S Spaces. establishments.
> The West District Has a total of 72 NG&S > The West and Northeast District have a similar GAFO
Establishments and subcategory composition with a total of 76 and 66
establishments respectively. Additionally they share the
> The Northeast District has the lowest number of NG&S same number of apparel retail locations.
Spaces with just 50.
. Cannabis Retail . Apparel, Footwear, and Jewelry
. Food and Beverage At Home Retailers . General Merchandise and Other Retailers
. Personal Care Goods and Services Home Improvement and Furnishings
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Additional Retail Data

Other Active Uses

Informs clustering of retail assets

Tourism

This category contains spaces
which are often frequented
by residents and visitors
alike, including historic sites,
museums, parks, recreational
venues, and accommodations.

Chart
Tourism

source: Google, AndAccess, July 2023
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Civic

Civic spaces are integral to
fostering community and include
educational establishments

and community services in
addition to social and religious
organizations.

Services

This category includes a wide
range of services that are not
considered retail services.
This includes legal services,
photographers, banks, financial
offices, and contractors.

See map on p. 68 for planning area districts.

> The Central District contains a total of 145 tourism
related establishments with theaters and venues
making up 37% of the total.

> The Northeast District contains a multitude of parks and
recreation spaces which are responsible for 58% of the
117 total tourism spaces.

> The Southern District contains 110 tourism related
establishments with 24 accommodation businesses,
more than any other district.

> The west contains the least amount of tourism
establishments with just 72 total spaces.

. Accommodations
Games and Sports

Museums and
Historical Sites

. Parks and Recreation
. Theaters/ Venues

. Transportation

Ann Arbor for All - Comprehensive Plan

Additional Retail Data

Chart
Civic

source: Google, AndAccess, July 2023

Chart
Services

source: Google, AndAccess, July 2023
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The Central District contains the most civic spaces by
far with a total of 331. Learning facilities and education
related spaces made up the vast majority of civic spaces
accounting for 80%

The Northeast District contains a total of 154 civic
spaces, 46% less than the Central District.

The South District has a total of 128 occupied civic
spaces.

The West District contains a total of 75 occupied civic
spaces.

Other . Community
Civic and Social Schools and
Organizations Education

The Central District contains the highest number of
spaces in the service category with a total of 447.

The Southern District closely follows with 426 total
service spaces.

The Northeast and West contain a similar number of
service establishments with 171 and 165 respectively.
This is approximately between 38% and 40% lower than
the two other districts.

Other Legal and Financial

B Vedical

. Photography

. Repair and Maintenance




Additional Retail Data Additional Retail Data

Chart
Expenditures per Household

source: ESRI Business Analyst Online, AndAccess, Reports Generated: December 2023

Household expenditures in the Ann Arbor are comparable to Washtenaw County but
exceed the region and state.

Retail expenditures per household correlate to household incomes in each planning area. The Central area,
dominated by student population, has lower household expenditures on retail goods and services, while more
affluent households in the Northeast and West neighborhoods have high expenditures. Household composition
also impact expenditures, as larger families spend more than single person households.

Map . Strip Center . Community/ Power Center

Retail Real Estate B Neighborhood [ Super Regional Mall

Center

source: Costar, ICSC,
AndAccess, July 2023
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Additional Retail Data Additional Retail Data

Chart Chart
F&B + NG&S Retail Expenditures per Household GAFO Retail Expenditures per Household
source: ESRI Business Analyst Online, AndAccess, Reports Generated: December 2023 source: ESRI Business Analyst Online, AndAccess, Reports Generated: December 2023
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