Ettrick Market Study

Study Area:
The Study Area for the Ettrick Market Study consists of six Census Block Groups. One Block Group, “Block Group
6003” represents what will be called the “Core Study Area”. The Core Study Area includes Chesterfield Avenue and the
largely residential neighborhood surrounding Chesterfield Avenue. Another Block Group, “Block Group 6002”, is
comprised almost entirely by the campus of Virginia State University (VSU). Due to the limited number of noninstitutional uses within Block Group 6002, Block Group 6002 will be excluded from the demographic and housing stock
analysis of this market study. The remaining four Block Groups represent the “Greater Ettrick Area”, located to the north
and west of the Core Study Area. This market study will consist of:
•
•
•
•

An analysis of the Study Area’s Demographics and Housing Stock
An analysis of the Study Area’s residential market and identification of market opportunities, for both singlefamily, for-sale homes and for multi-family properties
An analysis of the Student Area’s retail market and identification of retail market opportunities
Recommendations of strategies the County can utilize to maximize the market opportunities identified within
the Study Area
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Demographics and Housing Stock of the Study Area:

Table 1 Demographics. Source: 2017 ACS

Demographics
Study Area

Core Study Area

Percentage of Percentage of
Median
Total
Median Age Householders Households with
Household
Population of Residents of Senior Age Children Under
Income
18 Years Old
(65+)

Block Group

510411006003
510411006001
510411007011
510411007012
510411007014

548
633
1,916
1,072
1,079

34 years old
20%
38% $55,862
52 years old
41%
30% $47,563
37 years old
25%
38% $94,236
Greater Ettrick Area
27 years old
25%
36% $57,629
36 years old
19%
33% $46,161
Chesterfield County Average
40 years old
21%
37% $75,139
The Block Groups of the Study Area demonstrate many similar demographic features, although multiple
significant outliers are present. Median household incomes for four of the five Study Area Block Groups are lower than
the County average and range from $45,000 to $60,000. Block Group 7011, with a median household income of nearly
$95,000, is the only Study Area Block Group with a median household income higher than the County average. Three of
the five Study Area Block Groups feature a percentage of households with children similar to the County average, with
two Study Area Block groups being four to seven percentage points lower than the County average of 37%. In four of the
five Study Area Block groups, the median age of residents is lower than the County average of 40 years old. However,
Block Group 6001 features a Median age of 52 years old, significantly older than the County average. The percentage of
householders of senior age among four of the five Study Area Block Groups range from 19% to 25%, similar to the
County average of 21%. However, Block Group 6001 again demonstrated features of an older population, as 41% of
householders within Block Group 6001 being of senior age.

Table 2: Housing Stock Characteristics. Source: Real Estate Assessor's Office

Housing Stock Characteristics

Study Area

Core Study Area
Greater Ettrick Area
Chesterfield County Average

Block Group

510411006003
510411006001
510411007011
510411007012
510411007014

Owner
Total
Average Percentage
Average Length
Occupancy
Median
Number
Size of
of Single
of
Assessment
Residential (Including
of Single
Single
Family
Homeownership
MultiValue of Single
Vacancy
Family
Family Homes Built
among
Family
Family Homes
Homes
Homes Before 1990
Homeowners
Properties)
202
319
792
426
346

$97,000
$135,700
$143,500
$130,000
$129,200
$202,700

1,201 sqft
1,661 sqft
1,418 sqft
1,416 sqft
1,429 sqft
1860 sqft

81%
80%
63%
94%
90%
69%

17%
20%
11%
9%
20%
5%

31%
50%
73%
28%
49%
82%

16 years
39 years
16 years
21 years
20 years
17 years

In general, the housing stock of the Study Area Block Groups tends to be older, smaller, and of lower value than
the County average. The median assessment value of single-family homes for all five of the Study Area Block Groups is
below $150,000, ranging from $97,000 to $143,000. Within each Study Area Block Group, the median assessment values
are at least $50,000 lower than the County average for single-family homes of $202,700. The housing stock size is also
considerably smaller than the County average for single-family homes. The average size of single-family homes within
Study Area Block Groups range from 1,201 to 1,661 square feet, with the smallest average homes also being located
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within the block group with the lowest average assessment value, Block Group 6003 of the Core Study Area. The homes
within the Study Area tend to be older than the County average. Four of the five Study Area Block Groups contain a
higher percentage of older homes than the County average, with all four featuring a percentage of 80% or higher. The
majority of the Study Area Block Groups feature homeownership tenures similar to the County average, with the outlier
being Block Group 6001’s average length of homeownership of 39 years. Unsurprisingly, Block Group 6001 also had a
significantly older population than the other Study Area Block Groups and the County average. Additionally, residential
vacancy within the Study Area is significantly higher than the County average and owner occupancy is significantly lower
than the County average.

Table 3: Single-Family Homes

Analysis of Single-Family Homes

Study Area

Core Study Area
Greater Ettrick Area

Block Group

510411006003
510411006001
510411007011
510411007012
510411007014

Total
Number of
SingleFamily
Homes
202
319
792
426
346

Percentage
Number of
of SingleNumber of
Single
Number of Single
Family
Single-Family
Family
Family Homes
Homes
Homes Renter
with 2 Bedrooms Homes with
Renter
Occupied
3 Bedrooms
Occupied
61%
38%
26%
38%
30%

124
120
207
159
105

45
30
22
50
53

Number of
Single
Family
Homes with
4 or more
Bedrooms

129
230
592
304
258

26
59
177
66
33

Of the five Study Area Block Groups, the Core Study Area has the highest percentage of single-family homes that
are currently rental properties. While the four Block Groups that comprise the Greater Ettrick Area range from 26% to
38% of single-family homes that are rentals, in the Core Study Area, 61% of single-family homes are rental properties. In
terms of bedroom makeup, three-bedroom homes make up the largest percentage of single-family homes within each
Block Group of the Study Area. In addition to having the highest percentage of single-family homes as rental properties
and the smallest average home size, the Core Study Area also has the highest concentration of two-bedroom houses and
the lowest concentration of three- bedroom houses. Block Group 7011, which also has the highest median income of all
the Study Area Block Groups, has the lowest percentage of two-bedroom houses and the highest percentage of four or
more-bedroom houses.

Residential Market:
For Sale, Single-Family Market
For-Sale, Single-Family Market within the Core Study Area:
The for-sale, single-family housing market within the Core Study Area is among the weakest in the County. When
compared to the County average and to the other neighborhoods of the County, the Core Study Area severely
underperforms the County average and lags behind the majority of other County neighborhoods in terms of value and
investment activity.
From 2013 to 2019, 22 homes were sold in the Core Study Area, for an average sale price of $76,000 and a sale
price per square foot of $64. Both of these figures are significantly lower than the County average. Thus far in 2019, the
median sales price in Chesterfield County for single-family homes has been $270,000, with a sales price per square foot
of $130. While the single-family market in the Core Study Area has significantly underperformed when compared to the
County average, there are encouraging signs in the market through the sales of recently constructed homes. Recently
constructed homes within the Core Study Area have significantly outperformed the sales of older homes. Three of the
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homes sold from 2013 to 2019 in the Core Study Area were built in 2007 or later, with a sales price range of $126,000 to
$160,000 and an average sale price per square foot of $95. All three of these recently constructed homes were between
1,400 and 1,500 finished square feet, with one home featuring three bedrooms and the other two homes featuring four
bedrooms.

For-Sale, Single-Family Market within the Greater Ettrick Area of the Study Area:
The larger, “Greater Ettrick Area” portion of the Study Area, comprised of four Block Groups, does demonstrate
signs of a stronger single-family housing market than what is found within the Core Study Area. Two of the Greater
Ettrick Area Block Groups were found to have a residential market similar to the underperforming Core Study Area.
However, the remaining two Greater Ettrick Area Block Groups were identified found to have a residential market that is
stronger than the Core Study Area and which performed just below the County average. The poorer performing markets
were located to the west of the Core Study Area, in Block Groups 7012 and 7014, and the two stronger markets were
located to the north of the Core Study Area, in Block Groups 6001 and 7011.
From 2013 to 2019, 362 single-family homes were sold within the Greater Ettrick Area Block Groups for an
average sales price of $145,000 and a sale price per square foot of $103, both significantly higher than the average sales
price within the Core Study Area. Additionally, recently constructed homes within the Greater Ettrick Area Block Groups
also outperformed the sales of older homes. There were 72 homes sold during this period that were built in 2007 or
later, with a sales price range of $130,000 to $250,000, and average sales price of $182,750, and a sales price per square
foot of $119. Of these 72 newly constructed homes, 52 were 3-bedroom homes, with a median sales price of $178,000
and a median finished square footage of 1,440, and 20 were 4- or 5-bedroom homes, with a median sales price of
$202,000 and a median finished square footage area of 1,740. When compared to the Core Study Area, the single-family
market within the Greater Ettrick Area significantly outperformed the single-family market within the Core Study Area.

For-Sale, Single-Family Market within a Three-Mile Radius of the Core Study Area:
Residential market features often cross jurisdictional boundaries. In addition to analyzing the Core Study Area
and the Greater Ettrick Area, an analysis was completed for the single-family sales market within a three-mile radius of
the Core Study Area. In addition to Chesterfield County, this three-mile radius also included portions of Colonial Heights
and Petersburg. At the three-mile radius level, the single-family sales market reflects numerous positive growth
measures and signs of a stable market. From 2014 to 2019, the average sales price in the area increased from $85,000 to
$145,000, an increase of 58%, and the sales price per square foot increased from $66 in 2014 to $97 in 2019. During the
same time period, the single-family market also tightened, a sign that new inventory in the area may be needed. In
2014, the single-family home inventory ranged from 5 months’ worth of inventory to 13 months’ worth of inventory
while in 2019 the single-family home inventory ranged from 3 months’ worth of inventory to 6 months’ worth of
inventory. Additionally, in 2014 the average single-family home was on the market for 59 days, while in 2019 the
average single-family home now on the market for only 22 days.
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Table 4: Single-Family Homes Sales. Source: Multiple Listing Service

3-Mile Radius, Centered by the Core Study Area:
2014-2019 Single Family Home Sales
2014
Sale Price
$0 - $100,000
$100,000 - $150,000
$150,000 - $200,000
$200,000 - $250,000
$250,000 - $300,000
$300,000 or more

2015

2017

2016

2018

2019

Number of Percentage Number Percentage Number Percentage Number Percentage Number Percentage Number Percentage
Sales
of sales of Sales
of sales of Sales
of sales
of Sales
of sales
of Sales
of Sales
of Sales of Sales
146
67
31
4
1
0

59%
27%
12%
2%
0.4%
0%

127
78
37
10
0
1

50%
31%
15%
4%
0%
0%

158
114
49
15
3
0

47%
34%
14%
4%
1%
0%

136
105
60
26
7
5

40%
31%
18%
8%
2%
1%

130
118
93
23
5
5

35%
32%
25%
6%
1%
1%

103
90
107
57
23
2

27%
24%
28%
15%
6%
1%

In addition to an increasing median sales price and sales price per square foot, as well as an increased demand for
single-family homes that has resulted in a tightening supply, the three-mile radius surrounding the Core Study Area has
also experienced an increase in demand for single-family homes above the $200,000 price point. In 2014, only five
homes, or 2.4% of all single-family homes sold in the area, were sold for over $200,000, with the sub-$100,000 price
range being the price range with the highest percentage of sales. In 2019, there have been 82 homes sold for over
$200,000, or 22% of all single-family homes sold in the area. Additionally, for the first time in the five-year period, the
sub-$100,000 price range was not the price range with the highest percentage of sales.

For Sale, Single-Family Home Market Opportunities within the Study Area:
The Study Area contains single-family home markets ranging from the poorest performing the County to
markets performing just slightly below the County average. The Core Study Area and its neighborhoods to the west,
Block Groups 7012 and 7014 of the Greater Ettrick Area, lack the market strength that is found throughout the majority
of the County. However, the Greater Ettrick Area neighborhoods to the north of the Core Study Area, Block Groups 7011
and 6001, significantly outperform their Study Area counterparts and feature markets with similar performance to the
County average. Overall, the Study Area features a collection of improving, low to moderate performing single-family
markets. The Study Area has experienced an expanding housing stock, particularly in the Greater Ettrick Area Block
Groups, and moderate sales prices among its most recently built homes. In addition to the improving market of the
Study Area, the larger Ettrick-Colonial Heights-Petersburg submarket also displays signs of strong market growth among
moderately priced, $150,000 to $250,000, homes and a tightening supply of for-sale single-family homes.
From 2007 to 2018, the Study Area added an average of six single-family homes per year through new
construction. Due to the tightening supply of single-family homes and the increased demand for moderately priced
homes within the 3-mile radius surrounding the Core Study Area, there will be an increasing demand in the next five
years for newly built or significantly renovated, moderately priced, homes in the Ettrick-Colonial Heights-Petersburg
area. While Block Groups 6001 and 7011 of the Greater Ettrick Area, which were identified as having markets the
perform just below the County average, are well positioned as a destination for the needed increase in single-family
homes for the area, the Core Study Area and Block Groups 7012 and 7014 of the Greater Ettrick Area suffer from a
weaker market and may require public intervention to increase their desirability for the new construction, or significant
renovation, of single-family homes. This public intervention will need to be focused on reducing the project costs for
new construction or significant renovations, as the market within the Core Study Area and Block Groups 7012 and 7014
will have difficulty accommodating the moderate, market-rate sales prices that are required to off-set the cost of new
construction or significant renovations. To do so, the County should consider a range of interventions that can act as a
project subsidy for the new construction or significant renovation of single-family homes, including:
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•

•
•
•
•

•

Utilizing federal funds for parcel acquisition and aggregation. Parcel acquisition should be concentrated within
the Core Study Area, which has the lowest homes values within the Study Area and had a high concentration of
homes sales under $50,000.
Utilizing federal funds to subsidize the cost of construction or renovation of single-family homes.
Creating a property tax abatement program for newly constructed single-family homes.
Targeted marketing of the Residential Revolving Loan Fund.
Targeted marketing of the single-family rehabilitation tax abatement program. The County should prioritize
existing homes with three or more bedrooms and have 1,400 or more finished square footage, as these homes
have performed well in the Study Area’s sales market.
Identify historic single-family homes within the Study Area that may be eligible for listing by the state and
federal historic preservation programs. Prepare nominations for identified properties to be submitted to the
state and federal historic preservation programs.

With a moderate level of public intervention within the identified areas of the Study Area, and with the
support of an increasing demand for single-family homes in the Ettrick-Colonial Heights-Petersburg area, the Study
Area can reasonably expect to increase its annual production of single-family homes from six newly constructed
single-family homes per year to 10-15 newly constructed single-family homes per year. These newly constructed
homes should be expected to fall within the moderately priced, $150,000 to $250,000, sales range.

Multi-Family Market
Multi-Family Properties within the Study Area:
Within the Study Area, there is a small presence of multi-family properties, with only three multi-family
properties consisting of 303 units in total. None of the three multi-family properties are located with the Core Study
Area or along Chesterfield Avenue. The largest multi-family property, River Road Terrace with 128 units, is located
within Block Group 7014 immediately adjacent to the Core Study Area Block Group. The second largest multi-family
properties, University Apartments at Ettrick with 126 units, is located within Block Group 7012 and the smallest multifamily property, Daniel Court and Dupuy Road Apartments with 48 units, is located within Block Group 6001.
Of the three multi-family properties within the Study Area, CoStar occupancy data was available for two of the
properties, River Road Terrace and University Apartments at Ettrick.

River Road Terrace:
River Road Terrace has 128 units, was built in 1973 and received a 2 out of 5-star rating from CoStar’s property
rating system. The average rent for the property is $725 per unit, with an average rent per square foot of $0.76. The
property has a vacancy rate of 5.5% and was sold in 2016 for $22,656 per unit. Within CoStar’s database, there were 13
comparable properties to River Road Terrace identified within the Ettrick/Colonial Heights/Petersburg/Ft. Lee
submarket. Of the comparable properties, River Road Terrace had a lower vacancy rate that the majority of the other
properties. However, River Road Terrace also had among the lowest rents of all the identified properties.

University Apartments at Ettrick:
University Apartments at Ettrick has 126 units, was built in 2004, and received a 3 out of 5-star rating from
CoStar’s property rating system. University Apartments at Ettrick is the only multi-family property of its product type,
Student Apartments, within the Ettrick/Colonial Heights/Petersburg/Ft. Lee submarket. University Apartments at Ettrick
is owned by Virginia State University’s Real Estate Foundation. Because of its product type and leasing options,
apartments can be leased by college semesters, University Apartments at Ettrick experiences vastly different rents and
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occupancy figures than the other multi-family properties within the submarket. University Apartments at Ettrick
averages rents per square foot that range from $2.10 to $4.13 per square foot and the complex has a vacancy rate of
0.8%. As is common within the Student Apartment market, the rents and vacancies found within the University
Apartments at Ettrick greatly exceed other non-specialized, market rate multi-family properties in the area.

Multi-Family Market within the Ettrick/Colonial Heights/Petersburg/Ft. Lee Submarket
Due to the limited number of multi-family properties within the Study Area, identifying potential opportunities
within the Study Area for multi-family development requires an analysis of the multi-family market within the larger,
CoStar defined, Ettrick/Colonial Heights/Petersburg/Ft. Lee submarket. Within the submarket, there are currently 4,607
multi-family units with an average vacancy rate of 6.1% and an average asking rent of $882 per unit. The submarket
experiences a different set of challenges than the other submarkets within the Richmond region, as nearly half of the
multi-family inventory within the submarket are within 1- and 2-star properties. These 1- and 2-star properties offer, on
average, rents of $250 less than their 3-star property counterparts. Recently, 1- and 2-star properties within the
submarket have received increased interest among investors. Many of these investors have purchased the 1- and 2-star
properties with the intention of completing significant renovations, with the goal of decreasing vacancy and increasing
rents. The increase in renovations of 1- and 2-star properties may partially explain the submarkets dropping vacancy
rate, which is now below the metro average, and increasing rents, as rents have risen almost 6% over the past three
years. Despite this accelerated rent growth, the average rent for all multi-family property types within the submarket
remain well below the regional average.
Potential for New Construction of Multi-Family Properties within the Study Area
Although the submarket has experienced increased investment activity, increasing rents, and decreasing
vacancies, these market improvements have not resulted significant new construction. In a market with low average
rents and a predominately lower-income renter population, adding multi-family units to the submarket through new
construction has not been feasible. Because of the high project costs of new construction, newly constructed multifamily buildings need to be able to accommodate rents that are high enough to off-set the cost of construction.
However, in a market with low average rents and a predominately lower-income renter population, securing rents high
enough to off-set project costs has been challenging. For example, while 1-, 2- and 3-star properties within the
submarket have low vacancies, 4-and 5-star properties suffer from an average vacancy rate of 11%, higher than the
regional average. In addition to the high rates of vacancy, 4- and 5-star properties have had difficulty securing higher
rents, with 4- and 5-star properties averaging rents of $1,007, which is just above the average rent of 3-star properties.
The lack of newly constructed multi-family properties within the submarket is not a product of low demand, but the
product of an affordability issue, as the submarket has had difficulty in accommodating the higher rents that are needed
to off-set the project costs associated with new construction.
Potential for Historic Rehabilitations of Existing Buildings into of Multi-Family Properties within the Study Area
The vast majority of newly added multi-family units within the submarket have come from historic
rehabilitations and conversions of existing historic buildings into multi-family properties. As opposed to new
construction, which requires project costs be off-set by higher rents, historic rehabilitation projects have been able to
off-set project costs through state and federal historic tax credits. Historic tax credits provide historic rehabilitation
projects with the significant subsidy that is required to make multi-family development feasible in a submarket with
relatively low rents. The historic rehabilitations that have resulted in additional multi-family units within the submarket
have been concentrated in the City of Petersburg. Much of central Petersburg has been designated as a historic district
by both the Virginia’s Department of Historic Resources and the National Park Service, making qualified buildings in
central Petersburg eligible for both state and federal historic tax credits. In both the state and federal historic tax credit
program, historic tax credits are allocated to projects based on a percentage of project cost. If selected, projects
receiving federal historic tax credits receive 20% of qualified project costs in tax credits and projects receiving state
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historic tax credits received 25% of qualified project costs in tax credits. For projects that are able to qualify for both
state and federal historic tax credits, projects can receive up to 45% of qualified project costs in historic tax credits. For a
submarket with low rents, low-incomes, and high vacancies among high rent properties, these historic tax credits are
critical to making a development budget work for multi-family projects. Unfortunately, the Study Area is located in
neither a state nor federal historic district, making it difficult and unlikely for historic rehabilitation projects in the Study
Area to qualify for these historic tax credits. Without being located in a historic district, buildings would have to be listed
by the state or federal programs individually, which requires that the building to be of significant historic value.
Currently, there are only two properties within the Study Area that are listed by the state and federal programs and both
are historic, single-family homes that are on Virginia State University’s campus and are owned by the university. Without
a state or federally designated historic district, historic rehabilitations of existing buildings into multi-family properties is
unlikely to occur within the Study Area. Additionally, without a similar level of subsidy that is available to historic
rehabilitations projects, new construction of multi-family properties within the Study Area remains unfeasible.

Multi-Family Market Opportunities within the Study Area
The three multi-family properties currently located within the Study Area represents a small percentage of the
housing stock in the Study Area, which is heavily populated by single-family homes. However, the combination of
shifting demographic trends and the recommendations of the Ettrick Special Area to increase the density and diversity of
the housing stock within the Study Area has increased the need and desirability of additionally multi-family properties
within the Study Area. To analyze the feasibility of future multi-family development within the Study Area and along
Chesterfield Avenue, an examination of the larger Ettrick/Colonial Heights/Petersburg/Ft. Lee multi-family submarket
was required. Although the multi-family market within the submarket is displaying strong signs of improvement and
stability, with rent growth and vacancies similar to the regional average, rents within the submarket remain significantly
lower than the regional average. The combination of lower rents and the predominantly lower-income rental
households within the Study Area has made the delivery of new multi-family properties in the submarket through new
construction challenging. Additionally, the absence of a state or federal historic district within the Study Area makes the
historic rehabilitation of existing buildings challenging.
Without significantly accelerated rent growth, or a sizable public subsidy comparable to the historic tax
credits available to historic rehabilitation projects, the new construction of non-specialized, market rate multi-family
properties within the Study Area and along Chesterfield Avenue remains unlikely in next the five years. Additionally,
the historic rehabilitation of existing buildings into multi-family properties is unlikely within the Study Area. However,
if needed, there are opportunities for the new construction of additional “Student Apartment” multi-family
properties within the Study Area. University Apartments at Ettrick greatly outperforms all other multi-family properties
within the submarket and the rents acquired at Student Apartment properties, such as University Apartments at Ettrick,
are much higher than other market rate multi-family properties in the area. The higher rents attained by Student
Apartment properties make the new construction of Student Apartment multi-family properties within the Study Area
feasible without a subsidy. Additionally, there are opportunities for renovations and improvements to be made at the
Study Area’s two market rate properties, River Road Terrace and Daniel Court and Dupuy Road Apartments, similar to
what has occurred at many other 1- and 2-star properties within the submarket. Looking forward, if vacancies in the
submarket remain at or below the regional average and rent growth continues at its current pace, new construction of
market-rate multi-family properties may become feasible after another 5 years of continuous rent growth.
To increase the Study Area’s ability to attract new multi-family in the next five years, the following strategies are
recommended for Chesterfield County:
•

Work with the state and federal historic preservation programs to establish the Core Study Area as a historic
district. The historic district designation would allow for historic buildings within the Study Area to qualify for
historic rehabilitation tax credits. These historic rehabilitation tax credit could be utilized to subsidy project costs
and make the introduction of additional multi-family units within the Study Area feasible.
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•

•
•

Identify opportunities to utilize other federal and state project subsidies, such as the Low-Income Housing Tax
Credit. These subsidies can lower project costs for the new construction of multi-family properties, making new
multi-family development more feasible within the Study Area.
Utilize federal funds to subsidy the project costs of potential multi-family new construction projects.
Create a performance grant agreement within the Study Area that can offer property tax abatement to multifamily new construction projects.

Retail Market:
Existing Retail of Study Area
Within the Study Area, the majority of the retail uses are located on either Chesterfield Avenue, River Road or
East River Road. Additionally, the retail uses are concentrated in the Core Study Area and in Block Groups 7012 and
6001. Within the Study Area, there are currently 16 retail properties. Of these 16, there is currently one retail property
available for lease. The retail properties within the Study Area tend to be older, with only five retail properties being
built after 1990, and zero retail properties being built after 2000. The retail uses within the Study Area are primarily
neighborhood serving retail in scale, as there are only two retail properties within the Study Area of over 10,000 square
feet, and these two facilities are located in the same, Food Lion anchored, shopping center just north of River Road.

CoStar Submarket Reports
Similar to the submarket report that CoStar puts together for multi-family markets, CoStar also creates
submarket reports for retail markets. For this market study, two retail submarket reports were analyzed, the Colonial
Heights submarket report and the Petersburg submarket report. Ettrick was included as a part of the geography for the
Colonial Heights submarket report

Colonial Heights Submarket Retail Report:
The Colonial Heights submarket retail report includes the City of Colonial Heights and the Chesterfield County
area of Ettrick. Overall, the Colonial Heights retail submarket is strong, with a stable vacancy rate and rents that range
from at the regional average to above the regional average. There is a 4.4% vacancy rate in the submarket, and the
average market rent per square foot in the submarket is $17 to $18. However, the submarket has experienced some
negative rent growth, with the average rent declining by 1.2% in the past 12 months. The Colonial Heights retail
submarket acts as the regional retail hub for the Tri-Cities area, with many retail facilities and businesses attracting
customers from outside of the sub-market’s geography. There is currently one retail project underway at the Southpark
Mall complex, with two additional developments being proposed near the mall. Moving forward, expected retail growth
for the submarket is expected to continue to be concentrated around the Southpark Mall.

Petersburg Submarket Retail Report:
The Petersburg retail report includes the City of Petersburg. Overall, the Petersburg retail submarket is far
weaker than the Colonial Heights submarket. The Petersburg submarket suffers from a 6.4% vacancy rate, an average
rent per square foot of $8.50, and had its average rent decline by -2.8% in the past 12 months. There has been little new
construction of retail properties in the submarket in the recent years, and the low level of retail construction is expected
to continue for the next few years.
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Retail Gap Analysis
In order to identify potential opportunities for increased retail in the Study Area, a retail gap analysis was
completed for the Study Area and its surrounding areas using ESRI Business Analyst. The retail gap analysis was done for
the 1-mile, 3-mile and 5-mile trade areas of the Study Area and for the 5-minute, 10-minute and 15-minute drive time
trade areas of the Study Area.

1-Mile, 3-Mile, 5-Mile Trade Areas:
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•

•

•

1-Mile Trade Area:
 Total Population: 8,174
 Total Households: 2,331
 Median Disposable Income: $36,135
 Per Capita Income: $20,107
 Total Retail Demand: $56,736,929
 Total Retail Supply: $40,142,391
 Undersupplied in Retail by $16,594,538
 Potential Retail Opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $15,848,791
 Electronics and Appliance Store: undersupplied by $1,601,217
 Clothing, Shoes and Accessories: undersupplied by $3,823,684
 General Merchandise Stores: undersupplied by $8,497,437
 Restaurants, Food and Drink Services: undersupplied by $3,371,967
3-Mile Trade Area:
 Total Population: 46,526
 Total Households: 18,028
 Median Disposable Income: $34,449
 Per Capita Income: $22,065
 Total Retail Demand: $453,584,767
 Total Retail Supply: $864,929,455
 Oversupplied in Retail by $411,344,688
 Potential Opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $67,700,000
5-Mile Trade Area:
 Total Population: 76,296
 Total Households: 29,801
 Median Disposable Income: $37,910
 Per Capita Income: $24,076
 Total Retail Demand: $824,830,426
 Total Retail Supply: $1,187,175,398
 Oversupplied in Retail by $362,344,972
 Potential Opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $68,900,000
 Furniture and Home Furnishing Stores: undersupplied by $8,000,000
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5-Minute, 10-Minute, 15-Minute Drive Time Trade Areas:

•

5-Minute Drive Time Trade Area:
 Total Population: 11,698
 Total Households: 3,848
 Median Disposable Income: $35,191
 Per Capita Income: $20,542
 Total Retail Demand: $93,104,486
 Total Retail Supply: $80,466,367
 Undersupplied in Retail by $12,638,119
 Potential opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $23,951,230
 Electronics and Appliance Stores: undersupplied by $1,774,683
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•

•

 Clothing, Shoes and Accessories: undersupplied by $4,441,581
 General Merchandise: undersupplied by $12,170,457
 Restaurants, Food and Drink Services: undersupplied by $1,134,542
10-Minute Drive Trade Area:
 Total Population: 43,593
 Total households: 16,541
 Median Disposable Income: $34,905
 Per Capita Income: $21,683
 Total Retail Demand: $405,308,721
 Total Retail Supply: $679,420,259
 Oversupplied in Retail by $274,111,538
 Potential Opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $76,235,680
15-Minute Drive Trade Area:
 Total Population: 81,378
 Total Households: 31,363
 Median Disposable Income: $39,022
 Per Capita Income: $24,663
 Total Retail Demand: $883,719,315
 Total Retail Supply: $1,168,895,767
 Oversupplied in Retail by $285,176,452
 Potential Opportunities:
 Automobile Dealers and Motor Vehicle & Parts Dealers: undersupplied by $87,127,901

Retail Opportunities within the Study Area
Through analyzing the submarket reports and identifying the retail gaps for both trade area types at three
different sizes, the scale and type of retail opportunities present within the Study Area were identified.

Opportunities for Neighborhood Serving Retail:
In both trade area types, the smallest trade area featured an undersupply of retail. Each of the smallest trade
areas, the 1-mile radius trade area and the 5-minute drive time trade area, primarily represent the Core Study Area and
much of the remaining Study Area. The undersupply in retail for these two trade areas means the Study Area is
undersupplied in retail for its residents. This also means that many of the residents of the Study Area are traveling
outside of the Study Area for many of their retail needs. This presents an opportunity for more neighborhood scale
retail within the Study Area to capture the retail demand generated by Study Area residents who are currently
traveling outside of the Study Area for many of their retail needs. Opportunities for expanded retail in the Study Area
are greatest among the following retail types; Clothing and Accessories, General Merchandise, and Restaurants, Food
and Drink Stores.

Opportunities for Regional Serving Retail:
While the retail type with the largest deficit in supply across all trade area sizes is Automobile Dealerships and
Motor Vehicle & Parts Dealers, the Study Area does not provide the type of major roadway access that these retail
establishments require to be successful, as they are typically regional serving as opposed to neighborhood serving.
Outside of the Automobile Dealerships and Motor Vehicle & Parts Dealers retail type, each of the two larger trade areas
for both trade area types are severely oversupplied in retail. This significantly over supply in retail is a product of the
commercial corridor in Colonial Heights, The Boulevard, and the major regional shopping center in Colonial Heights,
anchored by the Southpark mall, being included in the two larger trade areas. Because of this heavy concentration of
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regional serving retail located adjacent to the Study Area within Colonial Heights, and paired with the Study Area’s
lack of direct access to major regional roadways, the Study Area does not have any identified opportunities for
regional serving retail at this time.

Summary of Identified Market Opportunities Within the Study Area with Recommendations
Residential Market Opportunities:
•

For-Sale, Single Family Homes:
 With a moderate level of public assistance, and due to an increasing demand for single-family homes in
the area during the most recent years, the Study Area can reasonably expect to add 10 to 15 single
family homes per year, with a sales range of $150,000 to $250,000.
 Recommendations:
 Utilize federal funds for parcel acquisition and aggregation. Parcel acquisition should be
concentrated within the Core Study Area, which has the lowest homes values within the Study Area
and had a high concentration of homes sales under $50,000.
 Utilizing federal funds to subsidize the cost of construction or renovation of single-family homes.
 Create a property tax abatement program for newly constructed single-family homes within the
Core Study Area.
 Target the marketing of the Residential Revolving Loan Fund within the Study Area.
 Target the marketing of the single-family rehabilitation tax abatement program within the Study
Area. The County should prioritize existing homes with three or more bedrooms and have 1,400 or
more finished square footage, as these homes have performed well in the Study Area’s sales
market.
 Identify historic single-family homes within the Study Area that may be eligible for listing by the
state and federal historic preservation programs. Prepare nominations for identified properties to
be submitted to the state and federal historic preservation programs.

•

Multi-Family Properties:
 New construction of non-specialized, market rate multi-family properties within the Study Area and
along Chesterfield Avenue is unlikely.
 There are opportunities for new construction within the Study Area for additional Student Apartment
multi-family properties, if needed.
 There are opportunities for renovations and improvements to be made at the Study Area’s two market
rate properties, River Road Terrace and Daniel Court and Dupuy Road Apartments.
 If vacancies in the submarket remain at or below the regional average and rent growth continues at its
current pace, then new construction of market-rate multi-family property may become feasible after
another 5 years of continuous rent growth.
 Recommendations:
 Work with the state and federal historic preservation programs to establish the Core Study Area
as a historic district. The historic district designation would allow for historic buildings within the
Study Area to qualify for historic rehabilitation tax credits. These historic rehabilitation tax credit
could be utilized to subsidy project costs and make the introduction of additional multi-family
units within the Study Area feasible.
 Identify opportunities to utilize other federal and state project subsidies, such as the LowIncome Housing Tax Credit
 Utilize federal funds to subsidy the project costs of potential multi-family new construction projects.
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Create a performance grant agreement within the Study Area that can offer property tax abatement
to multi-family new construction projects.

Retail Market Opportunities:
•

•

Neighborhood Serving Retail:
 The Study Area is undersupplied in many neighborhood serving retail sectors
 Opportunities for expanded retail in the Study Area are greatest among the following retail types;
Clothing and Accessories, General Merchandise, and Restaurants, Food and Drink Stores.
Regional Serving Retail:
 The Study Area does not have any identified opportunities for regional serving retail at this time due to
an oversupply of retail in the larger region surrounding the Study Area.
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