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Overview
• Noell Consulting Group was retained to: 

– Understand long-term trends affecting future 
land use and development in the Midtown 
Morehead Cherry Study Area

– Gauge demand potential for retail, office, 
rental and for-sale in the area through 2030

– Identify key issues and opportunities likely to 
emerge in the area

• Analyses & recommendations are from 
market perspective—not the final answer



Macro Trends/Factors
• Economic recovery slow, but moving in good direction

– Greatest near-term opportunities for rental apartments

• Intown opportunities solid as market recovers
– Overall value proposition growing in urban areas

• Convenience is becoming a major factor
– Ease of life, location matter more and more

• Generation Y (and X) focused on walkable environments
– Seeking social interaction/sense of community
– Favor sense of authenticity/intown locations

• Baby Boomers living for themselves
– Don’t need to live where it’s best for the kids

• Intown seeing significant retail growth
– Major retailers changing their models to fit

• Growth in small, entrepreneurial firms
– Value office locations that improve overall quality of life



Many Strengths, Few Challenges



Demographic Trends
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Most Growth in Office/Medical



Retail:  The Big Picture
• Generally struggling—huge fallout from 

recession and cutbacks in spending
• Stores leaving behind big vacancies—

may take a long time to fill (particularly in 
burbs)

• Intown stronger and retail chains 
modifying formats to adapt to tighter 
locations

• Entering into more mixed-use projects
• Retail becoming more important to 

defining quality of life



Retail:  Tempered Market in MMC
• Study area retail market somewhat limited
• Few great sites to develop sizable centers
• Strong demand potential, but weak currently

– Numerous sources to 
draw from:

– Ctr City Workers
– Hospital Emps
– Visitors
– CPCC
– Residents

– Lack of anchored 
centers

– Mostly small 
shops

– Vacancy rates quite 
high today, even at 
Met Midtown



Retail Demand—Fairly Limited
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Retail Opportunities
• Fairly limited overall
• Potential Big Box around W. Morehead
• Smaller boxes in old Expo space?



Office: The Big Picture
• Banking/Services industries harder hit this time 

around
• Timing of major layoffs/cutbacks hit as Center City 

space hitting market
– Nearly 3M square feet came online at the wrong time
– Struggling to lease space
– Shadow market as well (vacancies higher than shown)
– Will take several years to recover

• Has real impact on study area in the near-term
– Tempers demand for “price-alternative” space



Study Area—Small & Growing
• Study area is a relatively small submarket

– Dominated by services/medical firms-most under 5,000 square 

• Uptown-proximate market gaining momentum
– Lack of smaller, older spaces in Center City
– Tenants unable/unwilling to afford Center City
– Drawn by access, quality of life, cheaper rents
– Short-term:  Cheaper rents harder to offer as Center City space gets cheap
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Demand Potential
• South End-Midtown Area gain capture over time
• Short-term tempered by Center City issues
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Office Opportunities
• Greatest opps will 

remain for smaller 
office users priced 
or opting out of 
Center City

• Take advantage 
of high quality of 
life

• Create mixed-use 
opportunities

• Medical office will 
remain a growing 
opportunity

Medical-oriented office 
around the two hospital 

campuses, with some need to 
more clearly define 

boundaries for that space.

Strongest opportunities for infill 
midrise office around interchanges 

that provide stronger regional 
access. Create mixed-use 

environments and identify ways to 
foster more cohesive development

Maintain smaller office 
opportunities throughout 
the study area, including 

both free-standing 
offices and second floor 
office space above retail.



Rental Apartments:  The Big Picture
• Market fundamentals improving significantly 

for rental apartments
– For-sale valve shut off

– Attitudes among owning vs. renting shifting

– Apartment developers now looking for land

– Younger Gen Y’s fueling demand

– But also seeing dmd from all hh types

• Big surge in last 9 months
– Meck vacancies down 2.5% in just six months

– Nearly 4,800 units absorbed—highest in years

– Limited supply coming on line

– Rents now on the increase

• Convenient locations proximate to jobs doing 
best



Study Area Ideal for New Apts



Intown Strengthening
• Intown areas, including South End, Center 

City and Elizabeth, added more than 2,500 
units in 2009 – 2010

• Temporarily flooded market, but recovering 
well

• More than 1,500 of these units now leased
• Overall intown vacancy rates higher than 

desired, but dropping
• Market should be ready for new product in 

next two years
• Rents now increasing across the board
Summary of New Intown Units New Units Absorbed Vacancy Lease Rate Range

South End 1,671 855 49% $1.15 - $1.52/SF

Elizabeth 256 241 6% $1.29/SF

Center City 641 405 37% $1.38 - $1.67/SF

Total Intown 2,568 1,501 42% $1.15 - $1.67



Rental Apartment Demand
• Apartment demand will remain strong, 

but will take some time to absorb 
existing vacant product

• Potential to support around 100 units/ 
year in the study area over next 20 
years.



Rental Apartment Opportunities



For-Sale Res:  Big Picture
• Market is obviously still struggling
• Home prices slid in 2010 and still likely to slide 

somewhat further
– Now at 2004 price levels

• Some economists see rollback in many metros 
to 1998 price levels 

• Lending still tight & too many underwater
• Long-term potential attitude shifts regarding 

homeownership could have lasting impacts
• New construction volumes still quite low

– Will take several years to recover
• Generally suburbs hit harder than intown areas

– Condo market an exception.



For-Sale Res:  Intown Status
• Home prices have generally stabilized intown and 

around study area
• Foreclosures have dropped by roughly half since late 

2009

• Avg home prices actually up, but pulled higher by 
executive market ($400k+)—median prices are down 
overall.

• Condo sales are slow and many projects have 
converted to rental to stay afloat.



Intown Home Sales

77

137

96

30

51 45

98 94
83

65
52

35

80 80

27 35 37
5452

67

22
13

25

46

23 22
2 10 13

26
9 10 6 3 8

20

0
20
40
60
80

100
120
140
160

Under $100,000 $100,000 -
$150,000

$150,000 -
$225,000

$225,000 -
$300,000

$300,000 -
$450,000

$450,000 and 
Above

New Single-Family Detached Sales in Central Submarket

2005

2006

2007

2008

2009

2010

37 

272 

205 

78 
48 

73 

15 

208 

368 

235 
201 

64 

4 

141 

300 321 

217 

142 

5 

60 

132 

211 

135 

68 

4 

73 84 76 
52 

22 4 

64 
41 38 

11 16 
-
50 

100 
150 
200 
250 
300 
350 
400 

Under $100,000 $100,000 -
$150,000

$150,000 -
$225,000

$225,000 -
$300,000

$300,000 -
$450,000

$450,000 and 
Above

New Attached Sales

2005

2006

2007

2008

2009

2010



Study Area Ideal for Variety of 
New For-Sale Residential



For-Sale Residential Demand
• Demand strong for attached for-sale 

product in the study area
– Townhouses
– Low-rise condos

• Near-term demand likely to be overstated 
until existing oversupply burns off



For-Sale Residential Opportunities



Demand Summary
Units/ SF 
Supported

Acres 
Needed

Retail
• Weak in near-term, moderate over time
• Tempered by lack of strong locations in study area

232,622 SF
9.8

Office
• Improving over time
• Greatest opps for smaller firms needing under 5k SF

1,069,835 SF
13.1

Rental Residential
• Strong today and going forward
• Great locations in study area for new rental product

2,034 DUs 30.0

For-Sale Residential
• Weak in next five years, improving over time
• Demand potential for townhouses, low-rise condos, limited single-family

1,031 DUs 29.1

Total
• Plenty of vacant/underdeveloped land to accommodate longer-term 

demand potential

1,302,457 SF
3,065 DUs

82.0
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