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Figure 1: The City of Montgomery is located in central Alabama 150 miles southwest of Atlanta, Georgia. 

 

TABLE OF CONTENTS 

Executive Summary  ..................................................................................................... 4 

Background  ................................................................................................................. 5 

Retail Market Trade Areas  ........................................................................................... 5 

Retail Demand ............................................................................................................. 7 

Tapestry Lifestyles  ...................................................................................................... 10 

South Montgomery Area Retailers & Shopping Centers……..………………………………11 

South Neighborhoods…………………………………………………………………………15 

Medical Centers & Universities ..................................................................................... 17 

Assumptions & Methodology   ...................................................................................... 20 

Limits of Study………………………….………………………………………………………..…………….25 

APPENDIX ................................................................................................................. 27 

 

 



 
 

South Montgomery Retail Market Analysis  3. 
October 14, 2022   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                Blank Page 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

 

4.  South Montgomery Retail Market Study 
Gibbs Planning Group, Inc.  

 October 14, 2022 

 

South Montgomery 

Retail Market Analysis  
October 14, 2022 

 

   
Figure 2: Montgomery’s Southside area includes several local shopping districts and internationally acclaimed civic institutions 

Above left: Cloverdale neighborhood shops; above right: The National Memorial for Peace and Justice.  

 

Executive Summary  

This study finds that the South Montgomery area is a vibrant residential, commercial, and civic community 

comprised of 75,000 people, 30,000 households, 15,000 college students and 35,000 workers. The area is 

also home to numerous distinctive civic institutions, museums, neighborhoods, educational and medical 

centers of state and national importance, including the acclaimed National Memorial for Peace and Justice.  

 

The South area’s retail businesses provide quality goods and services that support many of the community’s 

needs. The area is the preferred location for many of the city’s stores and restaurants that are in small 

neighborhood niches to regional shopping centers. 

 

However, overall, the Southside is underserved for retail and restaurant services due to numerous non -market 

conditions, including a limited supply of available commercial areas for new businesses as well as strong 

competition from the greater Montgomery area’s regional shopping centers.  

 

This research also concludes that the City’s South area can presently support up to 160,000 square feet (sf) 

of new retail and restaurant space, reinforcing its role as the area’s local shopping and dining destination. 

This commercial development could include 105,000 sf of  retail stores and 55,000 sf of restaurants - equating 

to 45 to 60  new businesses.  We also estimate that this new development could generate as much as $57 

million in new annual sales with an average of over $420 per square foot per year, nearly double the national 

average.  Below South Montgomery retail demand for new businesses.  

 

Southside New Retail Demand  

                    15,000 sf  Apparel, Jewelry, Shoes 

 10,000 sf  Books, Music, Toys, Sporting Goods 

 20,000 sf  Gifts, Furniture, Home 

                    35,000 sf  Specialty Supermarket 

   5,000 sf  Pharmacy 

 15,000 sf  Other Retail  

   7,000 sf  Specialty Foods (bakery, cheese, meats, produce, etc.)  

 53,000 sf  Restaurants (full-service, quick casual, coffee, etc.) 

                  160,000 sf Supportable Total New or Expanded Businesses 
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Background  

Gibbs Planning Group, Inc. (GPG) has been retained by City of Montgomery to conduct a retail feasibility 

analysis to estimate how much additional retail and restaurant development is supportable in the City’s 

Southside area presently and through 2028. 

 

GPG addressed the following issues in this research: 

• What is the existing and planned retail market for the City of Montgomery and the Southside area?   

• What are the potential retail market trade areas for Southside’s commercial areas.  

• What are the Southside’s population, demographic and lifestyle characteristics currently and 

projected for 2028 

• What is the current and projected growth for retail expenditures in the area, now and in 202 8?   

• How much additional retail square footage is supportable within the South area by 2028 and what 

types of retailers may seek to deploy a new business there?  

• What retail sales volumes can potentially be achieved in Southside by these new businesses? 

 

  
Figure 3: Montgomery’s southside area includes 15,0000 college students and is home to Alabama State University, 

Huntingdon college and numerous other educational institutions. 

 

Retail Trade Areas 

Based on GPG’s analysis of existing commercial centers, population clusters, employment, visitors, highway 

access and the retail gravitation dynamics in the market, this study estimates that the South Montgomery area 

has two retail market trade areas: a primary and an overall. Using data from ESRI and the U.S. Census Bureau, 

GPG obtained the most recent population and demographic characteristics (2021), and those projected for 2028 

for the defined trade areas, the City, region and the State of Alabama.  

  

Primary Retail Trade Area 

The primary trade area is the consumer market where the Southside has a significant competitive advantage 

because of access, design, lack of quality competition and traffic and commute patterns. The area’s primary 

trade area generally overlaps the greater South area and is bound by I -85 (north), I-64 (west), US 82 (south) 

and US 80 (west).  

 

It’s primary retail trade area includes 62,000 year-round residents, 15,000 college students and 35,000 

workers and covers approximately 25 square miles of area (See figure 4 below).  The Southside is a robust 

retail market area  with its residents, workers and students spending $672 million total on retail goods, 

groceries and restaurant dining in 2021 in and outside of Montgomery.  
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Figure 4: South Montgomery’s primary retail market trade area (above green) includes 62,000 people, 25,000 households, 15,000 

college students and 2,200 businesses, estimated primary trade area is shown above inside the blue line. The Southside’s 

residents, workers and college students purchased nearly $700 million total on retail goods and restaurants in 2021 in and outside 

of Montgomery. 

 

Primary Retail Trade Area (Cont.) 

By 2028, the primary trade area’s population is estimated to shrink by approximately 1% primarily due to smaller 

empty nest household sizes. This decline is slightly higher than the city and state.  The 2021 median household income 

in South’s primary trade area is $29,400 and is expected to increase to $34,000 by 2028. The area’s 2021 average 

household income is $73,000 and projected to grow to $84,800 by 2028. In 2021, 40% of households earned over 

$75,000 per year which was higher than the city (35%) and state (37%).  

 

Over 38% of the primary trade area’s residents have earned bachelor’s or graduate degrees, slightly higher than the city 

and 10% higher than the state.  Residents living in the primary trade area also have a median age of 35.2 which is lower 

than the city and state. 

 

Approximately 55% of the primary trade area homes are occupied, and the average home value is estimated to be 

$266,000, higher than the city ($155,000) and state ($152,000).   

 

Overall Retail Trade Area 

The Southside’s secondary trade area is roughly 40 square miles, extending 5-8 miles and includes much of 

Montgomery’s downtown, west, north and near-east side areas, and includes 80,000 residents and 38,000 households.  

The overall trade area’s residents, workers and college students spent approximately $100 million on retail goods and 

dining in 2021. 

 

GPG estimates population demand in the area between the primary and secondary trade area accounts for approximately 

5% of South area’s retail and restaurant commerce due to other more convenient commercial centers in the region.  

However, should the Southside’s shopping and dining options increase to meet its market potential as projected by this  
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Overall Retail Trade Area (Cont.) 

study, it would potentially attract customers from greater Montgomery and beyond on a regular basis, yielding higher 

retail sales and supportable businesses. 

The 2022 median household income in the overall trade area is $29,000 and the average household income is $65,300.  

The median household income is expected to increase to $52,600 by 2026, while average household incomes will have 

grown by 11.4 % to $73,200.   

 

Educational attainment of a bachelor’s degree or higher is at 20% and 30% of households earn more than $75,000 

annually.  The median age in the secondary trade area is 42.1 years old, which is 1.2 years  older than the state’s 40.9 

years.  

 

 
Figure 5: South Montgomery’s overall retail market trade area (above green) includes 80,000 people and 25,000 households 

 

South Montgomery Area Retail Market Demand  

Montgomery’s Southside’s adjacent location to the downtown, museums, universities, medical centers, walkable 

neighborhoods, and Interstate freeway frontage affords an opportunity to attract up to 30-40 new retail stores and 15-

20 restaurants, generating nearly $57.4 million in sales annually.  On average, these new shops, if designed and 

managed per industry best practices, could produce $420 per square foot per year, nearly twice the national average.  

 

The new commercial could total 105,000 sf of retail shops including apparel, books, furniture, art, sporting goods and 

specialty foods (breads, cheese, meats, produce, etc.). The area has an especially strong demand for a restaurant, large 

gourmet market, a  hardware and boutique pharmacy.  

 

Additionally, the Southside area can support 53,000 sf of food and beverage businesses including pubs, full and quick 

casual restaurants, a  bakery, coffee shop and specialty foods.  

However, the City of Montgomery’s supportable retail demand could be significantly stronger if new development is 

in a walkable, mixed-use town center format. 
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Southside Retail Market Demand (Cont.) 

Below a summary of the South area’s supportable new retail and restaurants: 

 

  
Figure 6: Montgomery’s Southside area has a strong demand of 160,000 sf of retail and restaurant space equating to 40 new 

stores and 20 new restaurants; much of this demand could be also absorbed with the expansion of its existing businesses.  

 

6,300 sf Apparel: Children’s, Men’s, Women’s clothing focused on athletic, casual and resort wear. 

 

1,600 sf Spirits & Wine: A specialized, service-oriented store selling craft beers, a  wide selection of wines, beers 

and liquors.  

 

9,100 sf Books & Music: A service-oriented book and music store specializing in specific categories such as 

children’s, design, home, non-fiction, vintage music, string instruments, etc. 

  
 Figure 7: Montgomery’s Southside can support an additional 30-40 new retail stores including 10 clothing stores, 5 furniture stores, a bookstore, 

pharmacy, and gourmet grocery store. 

6,200 sf Sporting Goods, Toys, Hobbies: Retailers specializing in college and secondary sports, educational toys, arts, 

crafts, and family hobbies. 

7,300 sf Home Stores: 4-5 small to medium sized stores selling art, lamps, furniture, dining sets, bookcases and rugs 

focused on new or renovated housing in the greater Montgomery region, new housing construction, home offices and 

college housing.  

3,200 sf Jewelry & Fine Gifts: 1 to 2 moderate stores offering excellent customer service, designer jewelry, watches 

and fine gifts orientated to young professionals and families.  

12,400 sf Housewares, Gifts and Department Store Type Goods: Service-oriented boutique stores offering unique, 

designer cards, gifts, stationery, and books. 
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Figure 8: Southside 2028 Retail & Restaurant Demand Summary 

Retail Category 
2020 Trade Area 

Consumer 
Spending 

2028 New 
Store Sales/yr. 

2028 New 
Store 

Sales/sf 

New Store 
Sizes 

No. of New 
Stores 

  Retailers           

  Apparel Stores $46,233,500 $2,117,500 $340 sf 6,300 sf 5-6 

  Beer, Wine & Pkg. Liquor  $37,239,400 $855,830 $530 sf 1,600 sf 
1 

  Book & Music Stores $22,345,700 $2,822,200 $310 sf 9,100 sf 2 

  Dept. Store Merchandise $42,675,000 $3,971,200 $320 sf 12,400 sf 
3-4 

  Electronics,  Phones, Appl.  $28,329,200 $383,220 $640 sf 600 sf 1 

  Furniture, Lamps & Art $33,088,800 $4,068,420 $560 sf 7,300 sf 
4-5 

  Grocery - Gourmet Markets  $157,263,800 $17,992,000 $520 sf 34,600 sf 1-2 

  Hardware-Home Improvement $32,472,400 $1,336,930 $325 sf 4,100 sf 
1 

  Jewelry & Fine Gifts $14,820,500 $1,410,780 $440 sf 3,200 sf 2 

  Pharmacy & Personal Care $59,516,600 $2,885,100 $600 sf 4,800 sf 
1 

  Shoes & Handbags & Leather $29,793,700 $2,647,100 $420 sf 6,300 sf 3 

  Toys, Sporting Goods, 

Hobbies $27,535,100 $1,984,500 $320 sf 6,200 sf 
2-4 

  Foods: Cheese, Meats, 

Produce $21,305,000 $3,652,500 $430 sf 8,400 sf 
4-7 

   Retailer Totals $552,618,700 $46,127,000 $440 sf 105,000 sf 30-40 Stores 

  Restaurants        
  

  Bars & Breweries $23,817,400 $1,936,100 $450 sf 4,300 sf 2 

  Full-Service Restaurants $29,111,900 $4,460,100 $350 sf 12,700 sf 
5-6 

  Quick Casual Restaurants $43,625,800 $489,500 $310 sf 21,600 sf 5-8 

  Bakery, Coffee, Ice Cream, etc. $22,738,900 $4,374,800 $295 sf 14,800 sf 
4-5 

   Restaurant Totals $119,294,000 $11,260,500 $350 sf 53,400 sf 

15-20 

Restaurants 

   Retailer & Restaurant Totals $671,912,700 $57,387,500 $420 sf       158,400 sf 
45-60 

Businesses 
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Southside Retail Market Demand (Cont.) 

6,300 sf Shoes: A service-oriented moderately priced shoe store speculating in athletic, children’s, women’s, or men’s 

shoes.  

12,700 sf Full-Service Restaurants: 5-6 local or regional sit-down restaurants offering good service, well designed, 

and fixtured restaurants, each focused on an ethnic or food category, such as breakfast, burgers, deli, family, Italian, 

Mexican, pizza, steaks, etc. Most, but not all businesses should offer beer, wine and/or spirits. Restaurants should be 

limited to 50 total seating plus bar space and offer moderately upscale pricing.  

4,800 sf Pharmacy: A boutique, service-oriented pharmacy offering compounding, apothecary, cosmetics, and health 

care products.  

 

8,400 sf Specialty Foods: 3 to 4 boutique food stores specializing in focused baked goods: bread, cakes, candies, etc.; 

Cheeses, Coffee, Ice Cream, etc.  Stores should offer limited seating and knowledgeable staff.  

 

34,000 sf Gourmet Market: A grocery offering quality baked goods, fish, meats, produce, organics, prepared foods, 

beers, wines, and flowers.  To better compete with the area’s larger supermarkets, the grocery should specialize to 

become the “best in class” in a food or beverage category.  

 

  

Figure 9: The South Montgomery area  can support 4 to 5 specialty food stores such as bakeries, coffee and 35,000 sf gourmet 

grocery  

 

21,600 sf Quick-Casual Restaurants: 5-6 moderately priced specialty restaurants offering counter, self -service lunch, 

and dinner meals. Venues should focus on a single category such as bagels, burgers, chicken, sandwiches. tacos, pizza, 

subs, etc.  Most of the restaurants should be national franchise brands with proven service and food quality.  Drive-

through windows, home delivery and curb-side pick-up should be accommodated as much as possible. 

14,800 sf Foods: 4-5 Coffee, ice cream, hot dogs, etc.  Stores may offer inside seating or window service only.  Regional 

or national franchise brands with proven service, marketing and food quality should be recruited as much as possible  

 

4,300 sf Pubs: 2 or more, small breweries, bars or pubs specializing in ethnic themes or hand-crafted alcoholic drinks.  

Pubs should offer prepared foods and live music complementing their brands. 
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Figure 10: Trade Area Demographic Comparisons 

 

South Montgomery Demographic Characteristic  
Southside Trade 

Area 

Southside Overall 
Trade Area 

City of Montgomery State of Alabama 

2020 Population 62,000 75,000  201,000 5,000,000 

2020 Households 25,000 38,000 80,000 2,000,000 

Est. 2028 Population  61,500 90,000 221,000 5,300,000 

Est. 2028 Households  25,000 38,000 80,000 2,064,400 

2022-2028 Annual Population Growth -1% -0.5%  + 0.7%  +2 % 

2021 Median Per Capita Income $47,760 $28,100 $32,400 $29,000 

2022 Average Household Income $72,600 $62,500 $58,000 $65,000 

2022 Median Household Income $46,500 $42,100 $55,000 $52,000 

2028 Average Household Income $84,800 $71,300 $80,000 $65,000 

2028 Median Household Income $54,230 $51,200 $62,600 $55,800 

% Households w. incomes $75,000 + 40% 32% 35% 37% 

% Bachelor’s Degree 38% 32% 36% 26% 

Median Home Value $266,000 $324,000 $153,000 $152,000 

Employees 34,000 85,000 180,000 1,800,000 

Retail Sales per Capita 15,500 $14,000 $28,200 $13,000 

Total Retail Spending  $670 M $100 M $4.2 B $65.5 B 

Total Medium or Larger Businesses  2,200 3,500 5,800 105,000 

 

Figure 10: This side-by-side table compares the primary trade area demographic statistics with those of the secondary trade area  in Montgomery 

and the State of Alabama. 

 

Southside Retailers 

The Southside’s existing businesses offer the area residents a variety of popular local dining and shopping selections, 

including numerous specialty restaurants and stores.  Regional shopping centers are located within a 10-minute drive 

east of the South’s neighborhoods.  

 

Although surrounded by statistical Food Deserts, as defined by the US Department of Agriculture (Figure 13 below) 

South area’s households are well serviced with grocery stores including four local and regional brands including Destin 

Seafood, The Fresh Market, Publix and two Walmart Supercenters.  
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Southside Retailers (Cont.) 

 

  
Figure 11: Cloverleaf & Woodley neighborhood includes 2 commercial clusters of shops, restaurants and a theater totaling 100,000 sf.  Above 

left, Cloverleaf retail district -Norm Bridge and Cloverdale Roads; Above right: Woodley retail cluster-Woodley & Fairview Roads. 

 

Cloverleaf – Woodley Commercial Nodes 

The Southside neighborhoods enjoy two popular local retail niches located within walking distance or a short drive to 

many of its 60,000 residents and colleges.  The centers include several small restaurants, pubs and specialty shops and 

a small theater.  

 

Destin Seafood Market 

The Destin Seafood Market has fresh gulf seafood brought in daily, often from Destin, Florida and includes fish, shrimp, 

crabmeat, oysters and live crawfish. Fish is prepared as requested and there are carryout sandwiches and plates as well. 

Located across from Normandale Mall in Montgomery, Destin Seafood Market has a large following of residents as 

well as visitors. 

 

  
Figure 12: The Southside neighborhoods have multiple local, regional and national supermarkets to choose from. 

 

The Fresh Market 

The Fresh Market is a  specialty grocery store that offers easy meals, fresh goods, meat, seafood, and premium fresh 

produce as well as baked goods. The Market carries meal kits and prepared meals for the busy person with many organic 

options as well. Fresh Market operates 159 stores across the US with the Montgomery site being an important 

contribution to the community, located in the Southside neighborhoods on Perry Hill Rd.  

 

Publix Supermarket at Zelda Hill 

The Publix supermarket located in the Zelda Hill Shopping Center is the Southside’s largest full-service grocery store.  

The 150,000 sf Zelda Hill shopping district is the area’s largest commercial center and includes ,  Jos A Bank men’s 

store, Born Children’s, Denson’s Women’s, Starbucks, CVS Drug Store, and First Watch Restaurant, Sushi Café, 

Midtown Pizza, and Moe’s Grill. Zelda Hill is located at Carter Hill and Zelda Roads.   
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Southside Retailers (Cont.) 

 

Walmart Supercenters 

The Southside neighborhoods also have convenient access to two Walmart regional supercenters, located just 

outside of the area at its northern and southeast edges.  The 150,000 regional super stores are full-service 

supermarkets and department stores.  

 

 
Figure 13: USDA defined Food Desert areas, above green. The Southside businesses include 4 grocery stores and provides food 

options for its surrounding neighborhoods. 

 

Regional Shopping Areas of Montgomery: 

Eastdale Mall: An enclosed mall built in 1977 and  965,000 sq ft. Located on the east side of Montgomery, it is home 

to over 100 retail, services, and restaurants. Dillard’s, Belk’s, and JC Penney are anchors as well as a movie theater 

that reopened in 2020.  

 

A variety of stores include Footlocker, Bath & Body Works, Claire’s LensCrafters and others. Shoppers will find a 

selection of food options from pizza to steakhouses such as Charley’s Steakhouse.  

 

The Shoppes at Eastchase: Opened in 2002,  Eastchase is a mixed-use development with a sizeable al fresco mall 

with brand name stores and nicely landscaped areas. It is located on the east side of the city at Interstate 85 and Taylor 

Road. With 63 stores, Eastchase has approximately 725,000 sq ft.  of retail space. Anchors include Kohl’s, Target, 

Dillard’s, and a variety of retail such as Talbot’s, Mountain High Outfitters, Pandora, and restaurants such as Moe’s 

Southwest Grill, Panera Bread, and Bonefish Grill.  

 

Eastdale Square:  With over 190,000 sq ft., Eastdale Square is next to the Eastdale Mall and has approximately 17 

stores, restaurants and services including, Hobby Lobby, Winn-Dixie, Burkes Outlet, Little Caesars, Shayla Nails and 

Spa, U-Haul Neighborhood and Children’s Clothing Exchange .  
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Regional Shopping Areas of Montgomery (Cont.) 

 

  
Figure 14: Eastdale Cinema opened in 2020 at the Eastdale Mall; The Shoppes at Eastchase; an outdoor mall with nicely 

landscaped areas and brand name stores. 

 

Country Club Shopping Center is located on Carter Hill Road in Montgomery and was completed in 1991. It is 

anchored by a Winn Dixie, Martin’s Restaurant and nail salon and other retail and services. This shopping center 

contains approximately 68,000 square feet of retail space.  

 

Vaughn Plaza Shopping Center is located in Southern Montgomery, situated near the busy intersection of 

Interstates 231 and 80. It contains approximately 61,000 square feet of retail space and includes Office Depot, US 

Nail Salon, Mammoth Beauty Supply and an ethnic supermarket and restaurant.   

 

Twin Oaks Village Shopping Center: located near the Vaughn Plaza in the southeast corner of the city, this 97,000 

sq ft retail center includes a Dollar General, Beauty & Beyond, Party City, TJ Maxx, City Gear and restaurants such 

as Popeye’s Louisiana Kitchen and Kung Food Panda.  

 

Retail Center Name 
Shopping Center 

Type 

 
Key Businesses Retail Size (sf) 

1. Eastdale Mall Regional 
Dillard’s, Belk, JC Penney, Footlocker, 

Claire’s, Bath & Body Works 
965,000 sf 

2. The Shoppes at Eastchase Regional Kohl’s, Target, Dillard’s, Pandora, Talbot’s, 

Bonefish Grill,  
725,000 sf 

3. Eastdale Square Neighborhood Hobby Lobby, Winn Dixie, Little Caesar’s, 

Children’s Clothing Exchange  
190,000 sf 

4. Country Club Shopping 

Center 
Neighborhood 

Winn Dixie, Martin’s Restaurant 
68,000 sf 

5. Vaughn Shopping Center 

Plaza 
Neighborhood 

Office Depot, US Nails, Asian Supermarket 
61,000 sf 

6. Twin Oaks Village Shopping 
Center Local 

Dollar General, Beauty & Beyond, T J Maxx, 

Party City 97,000 sf 

    Figure 15:  Retail mall and shopping centers in Montgomery  
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Southside Neighborhoods: 

Overall,  Southside Montgomery includes 62,000 persons and 25,000 households.  The area’s residents have a $73,000 

average household income with 40% earning over $75,000 per year and holding a bachelor’s degree or higher.  The 

southside’s 2021 average house value was $266,000 and 55% are owner occupied.  

 

The South area is also comprised of 16 distinctive neighborhoods, each with their own architectural and household  

characteristics.  Many of neighborhoods showcase the city’s oldest, and most historic homes and buildings. The 

Southside’s neighborhoods include Brentwood, Cloverdale, Edgewood, Cloverdale, Forest Park, Foxwood Trace, The 

Garden District, Green Acres, Georgetown, Hillwood, Idlewood, Meadows, Ridgefield , Spring Valley and Woodley 

Park.   

 

  
  Figure 16: Green Acres has one of the highest numbers of detached single-family homes; On right, Garden District is a historic 

neighborhood. 

 

The Garden District  

The Garden District is a  315-acre historic suburban neighborhood in Montgomery, bounded by Norman Bridge Road, 

Court Street, Jeff Davis Avenue, and Fairview Avenue. With over 700 contributing buildings of architecture including 

the Queen Anne, Classical Revival and American Craftsman styles, the d istrict was placed on the National Register of 

Historic Places in 1984. 

 

The median real estate price in the Garden District is $90,000, which is less expensive than 83.5% of Alabama 

neighborhoods and 92.4% of all U.S. neighborhoods. Many of the residences in the Garden District neighborhood are 

older, well-established, and built between 1940 and 1969. There are a variety of flea markets, antique malls, as well as 

the University Shopping Center that supports local residents and tourists. 

 

Green Acres 

The Green Acres neighborhood is considered one of the suburban neighborhoods in Montgomery with one of the 

highest rates of detached, single-family homes of any neighborhood in the U.S. Green Acres has 15,000 residents with 

a median age of 35. Family establishments represent 57% of the Green Acres households with an annual income of 

$84,000 and a median household income of approximately $62,000.  

 

Green Acres median real estate price is $170,000. The average rental price in Green Acres is currently $2,060 based 

on Neighborhood Scout’s exclusive analysis. Most of the residential real estate is occupied by a mixture of owners and 

renters built primarily between 1970-1999.  
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Southside Neighborhoods (Cont.) 

 

 
Figure 17: The Montgomery is comprised of 16 distinctive neighborhoods representing a diverse range of architectural and 

household characteristics.  

 

Cloverdale 

Cloverdale is the largest garden-landscaped neighborhood in the state and was built in the late nineteenth and early 

twentieth centuries and considered one of Montgomery's "genteel" areas. The term serves two purposes: the "original" 

Cloverdale area, and the larger area, which includes other historic neighborhoods such as Cloverdale -Idlewild. The 

Cloverdale-Idlewild neighborhood, developed in 1930s and designated a local historic district in 2001 has been 

experiencing a rebirth in recent years as part of a trend of people moving away from suburbia and into cities.  

 

The neighborhood of Old Cloverdale has been one of Montgomery's premier residential areas since the turn of the 

century and one of its earliest suburbs. There are approximately 15,000 residents in Old Cloverdale, with a median age 

of 34 yrs. Family establishments represent 57% of these Cloverdale - Idlewild households. The average annual 

household income in Cloverdale - Idlewild is $84,000 while the median household income is $62,000 per year. 

 

Ridgefield 

Ridgefield offers residents a convenient location near downtown, grocery stores, retail centers, and schools with a rich 

history dating back to its incorporation in 1918. The city is a result of a merger between two towns that rested along 

the Alabama River, creating one of the largest cities in the region. There are a total of 6,000 households in Green Acres, 

each made up of around 2 members. Family establishments represent 57% of these Green Acres households and the 

average annual household income in Green Acres is $84,000, while the median household income sits at $62,000 per 

year. The median listing home price in Ridgefield was $240,000 in July 2022, trending up 4.4% year-over-year. With 

approximately 15,000 residents in Green Acres, the median age is 35.  
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Southside Neighborhoods (Cont.) 

 

 
Figure 18: The Brentwood neighborhood is one of the Southside’s newest neighborhoods with  larger homes on acreage lots.  

 

Brentwood 

Brentwood is a suburban neighborhood in Montgomery with a population of  4,500 and occupies 1.10 square miles. 

The Brentwood neighborhood has more Croatian ancestry people living in it than nearly any neighborhood in America. 

Residents in Brentwood have a median household income of  $56,000 per yr. and a median age of 35. Most of residents 

are married with families.  

 

The median real estate price is $130,000 but many of the residents rent. The average rental price in Brentwood is 

currently $1,300 per month, currently lower in price than 45% of Alabama neighborhoods. 

 

Edgewood 

Edgewood South is a suburban neighborhood in Montgomery and is the 9th most walkable neighborhood in the city 

with 1,500 residents and a median age of 36.  Edgewood has minimal public transportation and does not have many 

bike lanes. With around 6 restaurants, bars, and coffee shops in Edgewood, residents enjoy walking to most of them in 

5 minutes.  

 

Huntington College is also located within Edgewood giving more support to local retailers and restaurants.  Edgewood 

South’s median real estate price is $175,000.  The average annual household income in Edgewood is  

$85,000, while the median household income is $59,000 per year. There a re more than 560 households in Edgewood, 

each made up of around 2 members. Family establishments represent 59% of these Edgewood households. 

 

Southside Hospitals and Medical Facilities:  

Baptist Medical Center South (Short term acute care) 

Baptist Medical Center South is a 500-bed, not for profit, faith-based acute care regional referral center with two 

other regional locations, Baptist Medical Center East, and Prattville Baptist Hospital. The three hospitals employ 

roughly 5000 employees and was founded in 1963.  

 

It is Montgomery’s largest medical facility and Baptist Health’s tertiary care center and known for its cardiov ascular, 

orthopedic, neurology and surgical services. With Baptist Medical Center South being the largest of the three 

hospitals, visitors and workers frequent local restaurants and services in the area.  
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South Area Hospitals and Medical Facilities (Cont.) 

 

Jackson Hospital  

A smaller short term acute level 3 trauma  facility with approximately 275 beds, Jackson hospital is a  not-for-profit 

hospital founded in 1946 in Montgomery. It employs roughly 3,000 people.  

 

Universities and Colleges: 

There are many universities and colleges in Montgomery.  Public universities include Alabama State University, 

Auburn University at Montgomery, and a branch campus for Troy University. Faulkner University, Huntington 

College, Trenholm State Technical and Community College, South University in Montgomery, Amridge University  

and Fortis College comprise the other higher education institutions.  

 

Alabama State University: a  public historically black university founded in 1967, Alabama State University has 

4,000 students with 63 Bachelor, Masters and Doctoral programs offered. ASU is in historic Montgomery on a 

beautiful 172 -acre campus and a short walk from the state capital and downtown Montgomery. In 2012 the 

University completed a $62 million football stadium bringing many students and visitors to the region on football 

game days.  In 2021, 50% of the students lived off campus.   

 

Auburn University at Montgomery:  only a 10-minute drive from downtown Montgomery, AUM is a public 

university, established in 1967 with a student body of approximately 5,000.  The University offers undergraduate, 

graduate and certificate programs. The University draws crowds to its campus to watch the Montgomery Warhawks 

compete in 11 NCAA Division II sports such as baseball, basketball, and soccer. U.S. News and World ranks AUM 

as one of the best colleges in the Southeast.  

 

Huntington College Is a private university Methodist college and founded in 1854 as a women’s college but is now 

coed. In the Fall of 2020, there was an enrollment of 920 and its setting is in a residential neighborhood of 

Montgomery with a campus size of 70 acres. It is ranked #13 th in the 2022 edition of Best Regional Colleges in the 

South with 87% of the students living on campus.  

 

Montgomery Places of Interest: 

 

National Memorial for Peace and Justice   

The National Memorial for Peace and Justice is a national memorial that focuses on past racial terrorism and is an 

advocate for social justice in America. Founded by the non-profit Equal Justice Initiative, it opened in downtown 

Montgomery in April 2018. Writer, Philip Kennecott of the Washington Post describes it as "one of the most 

powerful and effective new memorials created in a generation". The opening celebrations attracted thousands of 

people to Montgomery with over 100,000 visitors since then.  

The Scott and Zelda Fitzgerald Museum 

Built in 1910 as a rooming house, the museum is located in the old Historic Cloverdale Neighborhood and is the only 

museum dedicated to the lives and legacies of the Fitzgerald’s. The Fitzgerald’s lived there from 1931-1932. The 

Museum offers booking events and lodging and receives around 3,500 yearly visitors.  

 

State Capital and Government 

Downtown Montgomery is seeing major growth in tourism with travel expenditure near $1 billion just in 2019 and 

over 400,000 visitors. The City has seen an increase of over 15% in traveler spending with visits to The Equal Justice 

Initiative’s Memorial and Museum and the State Capita l, historic areas of interest. Tourism has provided the city of 

Montgomery with close to 14,000 jobs.   
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Lifestyle Tapestry Demographics  

As a part of this analysis, GPG has purchased third-party demographic research prepared by ESRI. The ESRI data 

includes tapestry lifestyles, which creates 65 classifications, or lifestyle segments, that help determine purchasing 

patterns.  These segments a re broken down to the U.S. Census Block Group level and used by many national retailers 

to help determine future potential locations.  The most prevalent ESRI lifestyle groups in City of Montgomery’s primary 

trade area are Salt of the Earth, Midlife Constants, Traditional Living, Heartland Communities and Comfortable Empty 

Nesters. 

 

ESRI Lifestyle Name 

 

South Area Primary Trade 

Area Statistics 

Group Characteristics 

 

  Modest Income Homes  

  
 

 

 

Population 

11,800 

 

Households 

6,400 

 

Median HH Income  

$23,900  

 

17% Trade Area  

 

 

Modest Income Homes families in this urban segment may be 

nontraditional; however, their religious faith and family values guide 

their modest lifestyles.  

 

Many residents are primary caregivers to their elderly family 

members. Jobs are not always easy to come by, but wages and salary 

income are the main sources of income for most households.  

 

Reliance on Social Security and public assistance income is necessary 

to support single-parent and multigenerational families. Rents are 

relatively low (Index 70), and Medicaid assists families in need. 

 

 Family Foundations  

    

 

Population 

8,800 

 

Households 

4,500  

 

Median HH Income  

$43,100 

 

12% Trade Area  

 

In Family Foundations homes, family and faith are the cornerstones 

of life in these communities. Older children, still living at home, 

working toward financial independence, are common within these 

households.  

 

Neighborhoods are stable: little household growth has occurred for  

more than a decade. Many residents work in the health-care industry 

or public administration across all levels of government. Style is 

important to these consumers, who spend on clothing for 

themselves and their children as well as on smartphones.  

 

   Young and Restless  

 

 

Population 

5,000 

 

Households 

3,000 

 

Median HH Income  

$40,500 

 

8.0%  Trade Area  

 

For the Young and Restless, Gen Y comes of age: Well-educated 

young workers, some of whom are still completing their education, 

are employed in professional and technical occupations, as well as 

sales and office and administrative support roles. These residents 

are not established yet but striving to get ahead and improve 

themselves.  

 

This market ranks in the top 5 for renters, movers, college 

enrollment, and labor force participation rate. Almost one in five 

residents move each year.  More than half of all householders are 

under the age of 35, the majority living alone or in shared nonfamily 

dwellings. Median household income is still below the US.  
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ESRI Lifestyle Name 

 

South Area Primary Trade 

Area Statistics 

Group Characteristics 

 

Bright Young 
Professionals  

 

 

Population 

4,400  

 

Households 

2,600 

 

Median HH Income  

$54,000 

 

7% Primary Trade Area  

 

 

Bright Young Professionals is a large market, primarily located in 

urban outskirts of large metropolitan areas. These communities are 

home to young, educated, working professionals.  

 

More than one out of three householders are under the age of 35. 

Slightly more diverse couples dominate this market, with more 

renters than homeowners.  

 

More than two-fifths of the households live in single-family homes; 

over a third live in 5+ unit buildings.  

 

Labor force participation is high, generally white-collar work, with a 

mix of food service and part-time jobs (among the college 

students). Median household income, median home value, and 

average rent are close to the US values.  

 

Metro Fusion  

 

 

Population 

3,800 

 

Households 

2,400 

 

Median HH Income  

$35,700 

 

6% Primary Trade Area  

 

 

Metro Fusion is a young market. Many residents do not speak 

English fluently and have moved into their homes recently. They are 

highly mobile and over three quarters of households are occupied 

by renters.  

 

Many households have young children; a quarter are single-parent 

families.  

 

Most residents live in midsize apartment buildings. Metro Fusion is 

a hardworking market with residents that are dedicated to  climbing 

the ladders of their professional and social lives. 

 

ANALYSIS ASSUMPTIONS 

Gibbs Planning Group has assumed the following factors in the completion of this commercial market analysis:  

 

• No major regional retail centers will be developed within the defined South district trade areas through 2028 

 

• The Montgomery, State of Alabama and US economies will maintain ‘normal’ growth, unemployment 

inflation, etc. levels.  

 

• Annual population growth for the primary trade area is estimated to be 1.48 % from 2021 to 2026.   

 

• Any new commercial development in South district 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 New Urbanism, International Council of Shopping Centers and the ULI. 

 

 

 

 

 



 
 

South Montgomery Retail Market Analysis  21. 
October 14, 2022   

 
Figure 19: Diagram of home locations of a (unnamed) South Montgomery  supermarket shoppers.  (Source: Placer Data) 

 

RESEARCH METHODOLOGY 

 

GPG defined trade areas that would likely serve the existing and new retail development in South d Montgomery based 

on geographic and topographic considerations, traffic access/flow in the area, relative retail strengths, 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  

census tracts from the U.S. Bureau of the Census, U.S. Bureau of Labor Statistics and Environmental Systems Research 

Institute (ESRI). 

 

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 commercial development.   

 

The projected net consumer expenditure capture is based on household expenditure and demographic characte ristics of 

the trade areas, existing and planned retail competition, traffic, and retail gravitational patterns and GPG’s qualitative 

assessment of City of Montgomery. 

 

Net potential captured consumer expenditure (gap) is equated to potential retail develo pment 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.  
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Figure 19: Above, general outlines of Montgomery’s North, East, South and West geographic areas. 

 

BUSINESS DEFINITIONS  

 

Retail Category Definitions 

Retail categories in the Supportable Retail Table correspond to the North American Industry Classification System 

(NAICS), the standard used by Federal statistical agencies in classifying business establishments for the purpose of 

collecting, analyzing, and publishing statistical data related to the U.S. business economy. The following NAICS codes 

and definitions are provided by the U.S. Census Bureau: 

 

Auto Supply Stores (4411): establishments known as automotive supply stores primarily engaged in retailing new, 

used, and/or rebuilt automotive parts and accessories, automotive supply stores that are primarily engaged in both 

retailing automotive parts and accessories and repairing automobiles; establishments primarily engaged in retailing and 

installing automotive accessories; and establishments primarily engaged in retailing new and/or used tires and tubes or 

retailing new tires in combination with automotive repair services. 

 

Furniture Stores (4421): establishments primarily engaged in retailing new furniture, such as household furniture 

(e.g., baby furniture box springs and mattresses) and outdoor furniture; office furniture (except those sold in 

combination with office supplies and equipment); and/or furniture sold in combination with major applia nces, home 

electronics, home furnishings and/or floor coverings. 

 

Home Furnishings Stores (4422): establishments primarily engaged in retailing new home furnishings (except 

furniture). 

 

Electronics and Appliance Stores (4431): establishments primarily engaged in retailing the following new products: 

household-type appliances (refrigerator, dishwasher, oven), cameras, computers/software, televisions and other 

electronic goods. 
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  Retail Category Definitions (Cont.) 

 

Hardware Stores (4441): establishments primarily engaged in retailing new building materials and supplies (lumber, 

plumbing, electrical, tools, housewares, hardware, paint, and wallpaper). 

 

Grocery Stores (4451): establishments primarily engaged in retailing a general line of food products (canned/frozen 

food, fruits and vegetables, meat, fish, poultry, milk, bread, eggs, soda). 

 

Specialty Food Stores (4452): establishments primarily engaged in retailing specialized lines of food (meat, 

fish/seafood, fruits/vegetables, baked goods, candy, nuts, confections, popcorn, ice cream, items not made on the 

premises). 

 

Beer, Wine, and Liquor Stores (4453): establishments primarily engaged in retailing packaged alcoholic beverages, 

such as ale, beer, wine and liquor. 

 

Health & Personal Care Stores (4461): establishments primarily engaged in retailing health and personal care 

products (pharmacies/drug stores, first aid, beauty products, household supplies, candy, prepackaged snacks, optical 

goods, vitamins/supplements). 

 

Clothing stores (4481): men’s and boys’ clothing stores; women’s and girls’ clothing stores; children’s and infants’ 

clothing stores; family clothing stores; clothing accessories stores. 

 

Shoe Stores (4482): Shoes (men’s, women’s, child/infant, ath letic). 

 

  Jewelry Stores (4483): Jewelry, luggage, and leather goods (silverware, watches, clocks, handbags, briefcases, belts, 

gloves). 

 

Sporting Goods Stores (4511): establishments primarily engaged in retailing new sporting goods (fitness equipment, 

bikes, camping, uniforms and footwear). 

 

Book & Music Stores (4512): establishments primarily engaged in retailing new books, newspapers, magazines, and 

prerecorded audio and video media. 

 

Department Stores (4521): establishments known as department stores primarily engaged in retailing a wide range 

of the following new products with no one merchandise line predominating: apparel; furniture; appliances and home 

furnishings; and selected additional items, such as paint, hardware, toiletries, cosmetics, photographic equipment, 

jewelry, toys and sporting goods.  

               

General Merchandise Stores (4529): establishments primarily engaged in retailing new goods in general 

merchandise stores (except department stores) (warehouse clubs, apparel, auto parts, dry goods, hardware, groceries, 

housewares, no line predominating). 

 

Florists (4531): establishments known as florists primarily engaged in retailing cut flowers, floral arrangements, and 

potted plants purchased from others. These establishments usually prepare the arrangements they sell. 
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Business Definitions (Cont.) 

 

Miscellaneous Retailers (4539): establishments primarily engaged in retailing new miscellaneous specialty store 

merchandise (except motor vehicle and parts dealers; furniture and home furnishings stores; consumer-type electronics 

and appliance stores; building material and garden equipment and supplies dealers; food and beverage stores; health 

and personal care stores; gasoline stations; clothing and clothing accessories stores; sporting goods, hobby, book, and 

music stores; general merchandise stores; florists; office supplies, stationery, and gift stores; and used merchandise 

stores).  

 

Restaurants 

Full-Service Restaurants (7221): establishments primarily engaged in providing food services to patrons who order 

and are served while seated (i.e., waiter/waitress service) and pay after eating. Establishments that provide these types 

of food services to patrons with any combination of other services, such as ca rryout services are classified in this 

industry. 

 

Limited-Service Restaurants (7222): establishments primarily engaged in providing food services where patrons 

generally order or select items and pay before eating. Most establishments do not have waiter/wa itress service, but 

some provide limited service, such as cooking to order (i.e., per special request), bringing food to seated customers, 

or providing off-site delivery (cafeterias, snack/ juice bar, ice cream/soft serve shops, cookie shops, popcorn shops, 

donut shops, coffee shops, bagel shops). 

 

Special Food Services (7223): establishments primarily engaged in providing one of the following food services (2) 

a location designated by the customer; or (3) from motorized vehicles or non -motorized carts.  

 

• Food Service Contractors: Establishments may be engaged in providing food services at institutional, 

governmental, commercial, or industrial locations of others based (cafeteria, restaurant, and fast-food eating-

place) on contractual arrangements with these types of organizations for a specified period of time. Management 

staff is always provided by the food services contractor. 

 

• Caterers: providing single event-based food services. These establishments generally have equipment and 

vehicles to transport meals and snacks to events and/or prepare food at an off -premises site. Banquet halls with 

catering staff are included in this industry. Examples of events catered by establishments in this industry are 

graduation parties, wedding receptions, business or retirement luncheons and trade shows. 

 

• Mobile Food Services: establishments primarily engaged in preparing and serving meals and snacks for 

immediate consumption from motorized vehicles or non-motorized carts.  

 

The establishment is the central location from which the caterer route is serviced, not each vehicle, or 

cart.  Included in this industry are establishments primarily engaged in providing food services from vehicles, 

such as hot dog carts and ice cream trucks. 

 

• Drinking Places (Alcoholic Beverages) (7224): establishments primarily engaged in preparing and serving 

alcoholic beverages for immediate consumption (bars, taverns, nightclubs). 
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Shopping Center Definitions  

This study utilizes the shopping centers typologies defined by the International Council of Shopping Centers 

(ICSC) as follows:  

 

• Convenience Centers:  Convenience centers are 30,000 sf or less, unanchored, and generally will service a 

trade area of up to one mile. These centers include banking, carryout foods, florists, mail centers, small 

restaurants, small food markets, and professional services such as real estate and financial consulting. The 

centers typically include six to eight businesses. 

 

• Neighborhood Centers:  Neighborhood centers are anchored with a full-sized supermarket and typically 

range from 60,000 to 100,000 sf. They service a trade area of two to three miles and can include apparel, 

banks, carryout food, hardware, mail centers, restaurants, sporting goods and professional services such as 

financial consulting and real estate. 

 

• Community Centers: Community centers typically range from 150,000 to 300,000 sf and are almost always 

anchored with a  full-sized department store. They also include junior anchor retailers selling books, crafts, 

shoes, and sporting goods. Community centers often include large home improvement stores and medium-

sized discount apparel stores. Their service area is typically five to seven miles in suburban locations. 

 

• Lifestyle Centers: Lifestyle centers average 150,000 to 200,000 sf and feature popular apparel, book, and 

home furnishing stores, as well as cinemas and a wide selection of themed restaurants. The centers are 

frequently planned as walkable areas with main streets. 

 

 Recently, lifestyle centers have included large anchors such as department stores, public libraries, and 

supermarkets. These centers typically have a trade area of four to six miles when developed in suburban 

settings. Lifestyle centers that include civic, employment, and residential buildings along with the retail land 

use are defined as ‘town centers.’  

 

• Regional Centers: Regional centers average trade areas of eight to 12 miles and are anchored with 

multiple department stores. The centers can range from 800,000 to 1,500,000 sf, and often include 

cinemas along with 200,000 sf of national brand fashion.   

 

Limits of Study 

The findings of this study represent GPG’s best estimates for the amounts and types of retailers and restaurants 

that may be reasonably supportable in the South Montgomery area. 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. 

 

This study is based on estimates, assumptions, and other information developed by GPG independent research, 

general knowledge of the industry, and consultations with the client and its representatives.  This study is designed 

as objective third-party research and GPG does not recommend that any or all of the supportable retail be 

developed in City of Montgomery. 

 

No responsibility is assumed for inaccuracies in reporting by the client, its agent and representatives or in any 

other data source used in preparing or presenting this study.  This report is based on information that was current 

as of December 20, 2021, and GPG has not undertaken any update of its research effort since such date.  
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Limits of Study (Cont.) 

 

This report may contain prospective financial information, estimates, or opinions that represent GPG’s view of 

reasonable expectations at a  particular time, but such information, estimates, or opinions are not offered as 

predictions or assurances that a pa rticular level of income or profit will be achieved, that particular events will 

occur, or that a particular price will be offered or accepted.  

 

The actual amounts of supportable retail could be significantly higher or lower depending on multiple market a nd not 

market factors including the type, design and quality of the new development  

 

Actual results achieved during the period covered by our prospective financial 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 not be the sole basis for programming, planning, designing, financing, or development of any 

commercial center or store.  This study and its findings are intended for the City of Montgomery, Alabama 

or general planning and policy development and are void for other organizations. 

 

End of Study 
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