North Carolina
Main Street

BUSINESS AND DEVELOPMENT PLAN

FOR

DOWNTOWN BENSON, NC

H{//I! y
I.Mﬁ_lh = l“ l

November 2, 2009

Prepared For:
Town of Benson

Prepared By:

NC Main Street Program , Office of Urban Development &
DCA Central Regional Planning Offices

NC Department of Commerce

Division of Community Assistance

With Assistance of:
Benson Small Town Main Street Committee

DISCLAIMER

This report was prepared by the North Carolina Main Street Program. and the DCA Central Regional Planning Officeson tafiotaiaed in this report is gathered from vari
ous sources. Every effort is made to ensure that the information contained herein is accurate; however, no warramiyusimesaecaracy of this report by DCA or its sourcg

Pagel

n



ACKNOWLEDGEMENTS

The North Carolina Small Town Main Street Program wishes to acknowledge the participation and sup-
port of the Benson Small Town Main Street committee and downtown coordinator, Ben Murphrey, for theil
assistance in the preparation of this report.

Hampton Whittington, chair
William Massengill, Mayor
Doug Ogleshy, Town Council
Keith Langdon, Town Manager
Dr. Parker

Mary Honeycutt

Rosa Andrews

Brent Honeycutt

Gloria Johnson

Brian Stewart

Penny Pritchard

Scott Tart

Becky Best

John Karshner

Kay Wood

Ken Tart

Betsy Whittington
Suzanne Cook

Curtis Tatum

Chancie Snipes

Ron Wood

Richard Davis

Loretta Byrd

Bob Todd

Elaine Todd

Helen Smith

Deborah Davis

John Bonner

Leon Tart

John Tracy

Lori Stocker

Lisa Sullivan

Brooks LesteMurphrey
Ben Murphrey

Page?



TABLE OF CONTENTS

Page

Introduction: The Six Factors 4

Study Area Map 5

1. Market Conditions and Business Climate 5

1.1 Retail 5

Observations 6

Trade Area Map 7

Retail Analysis/Potential 8

Retail Leakage (Graph) 8

Retail Survey 8

Recommendations 9

Residential 9

Observations 9
Recommendations 10
Office/Other 11
Observations 11
Recommendations 11
2. Retail Mix 12
Observations 12

Recommendations 12,13

3. Real Estate Availability and Condition 14
Observations 14
Example Tax Credit Project 14
Recommendations 15
4, Physical Environment and Amenities 16
Observations 16
Recommendations 16
Traffic Counts 17
5. Availability of Capital/Financing 18
Observations 18
Recommendations 19
6. Business and Development Assistance 20
Observations 20
Recommendations 20
Appendix 21
Market Assessment Form 22
Consumer Survey 23

Page3



THE SIX ECONOMIC FACTORS IN DOWNTOWN DEVELOPMENT

The Definition of Economic Development/Restructuring

The most basic definition of the word "economic" is "profitable”. Although all "four points" of the Main Street ap-
proach are necessary in a successful downtown revitalization program, very little will be accomplished unless ecc
nomic (profitable) activity occurs; for the ultimate goal of revitalization is the creation of economic value (profit) for
the downtown and its investors; public and private.

And even though "profit" can come from improvements to the physical environment and quality of life, economic
development is essentially "adding value", (creating profit) in the form of jobs, sales, taxes, and property value.

Economic restructuring is simply adapting economic activity to the current realities of the market place.
The Six Economic Factors

There are six basic factors that should be considered when undertaking economic activities. Without an understanc
ing of these factors, it will be impossible to determine the direction that economic activity must take in order to
bring about a successful effort. These factors are as follows:

FACTOR 1. MARKET CONDITIONS AND BUSINESS CLIMATE

Assessing this factor helps determine the status of the retail, residential and office markets and their potential in
your downtown. Information gathered related to retail sales, occupancies and rents is used to develop recruit-
ment materials for attracting new businesses to downtown.

FACTOR 2. RETAIL MIX

A market assessment and merchants' survey can provide information related to the number and types of busi-
nesses currently in the downtown area. From this information, the potential for success of additional or different
retail businesses can be determined. Additionally, a personal observation should be made to determine the
physical location of retail businesses by type, in order to determine the best locations to site additional busi-
nesses.

FACTOR 3. REAL ESTATE AVAILABILITY AND CONDITION
This factor addresses the ability to recruit development and business. If there are no available buildings or if
they are overpriced or in poor condition, then it will be difficult to carry out the revitalization effort.

FACTOR 4. PHYSICAL ENVIRONMENT AND AMENITIES
The physical environment in which a business must function is critical to its' success. Even the best businesses
not be successful if the surrounding environment is run down, has few amenities and is difficult to access.

FACTOR 5. AVAILABILITY OF CAPITAL/FINANCING

It is critical that adequate investment capital and attractive financing be available for downtown projects. In
addition to public financing tools, local financial institutions must be actively involved and supportive of devel-
opment and business downtown.

FACTOR 6. BUSINESS AND DEVELOPMENT ASSISTANCE

Business and investment decisions must be made based on complete and factual information. One of the most
important services that can be offered to potential investors is the provision of professional business and devel-
opment assistance, along with a coordinated promotional effort.
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1. MARKET CONDITIONS/BUSINESS CLIMATE

1.1 RETAIL
1.1.1 Observations

Benson, North Carolina is an incorporated town in Johnston County, with a 2008 estimated population of 3,581.
Bensonds population grew by 588 or 19.65% between 2
miles northeast of Dunn, 16 miles southwest of Smithfield, 31 miles northeast of Fayetteville, and 32 miles southes
of Raleigh, NC. Benson is located at the interchange of Interstate 95, the majsoutbrtbute of the Eastern

United States, and Interstate 40, a major easst route from coast to coast. Other major highways serving the

town are U.S. 301, N.C. 242, N.C. 27 and N.C. 50. Per capita income withimailéwadius of downtown Ben-

son is approximately $19,502 annually.

Benson Per Capita Income $14,350
5-mile Radius Around Downtown Core Per Gap- $19,502
ita Income

Johnston County Per Capita Income $18,788
NC Per Capita Income $20,307

Sources 2000 Census & ESRIBIS©)

There are several small strip shopping centers and othestiiading retail establishments within a-fivite ra-

dius of the downtown core. Additional commercial development is occurring withirnailsenagtius, primarily in

Dunn. The Town of Benson captures approximately $133 million in retail sales but experiences retail

0l eakaged (1l ost sales) in a number of retail catego

Downtown Benson is positioned to serve some of the retail needs of the local market but competes with other shop
ping areas within a sevemile radius, particularly with Dunn, as well as considerable shopping opportunities in
Smithfield, Raleigh and Fayetteville. Our assessment of the market conditions in Benson based on available infor-
mation from several sources, indicates that the downtown commercial district provides goods and serisces to a
marytrade area of approximately five miles with a secondary trade area of ten miles.

Limited merchant and consumer surveys indicate that the downtown primarily serves a local market with most sho
ping occurring outside the downtown area and/or in surrounding towns. Local information indicates that the typical
downtown retail business produces sales of approximately $121 per square foot of occupied space. The down-
town business district loses a substantial amount of retail trade to other communities, including Dunn and Smithfie
and to some degree Raleigh and Fayetteville, which are larger metropolitan areas with more shopping choices.

Li ke many downtowns, Bensonds downtown business di ¢
viding gener al and specialty merchandise and servi
stores provide little shopping diversity for local residents and, outside of Interstate traffic that stops for food and
gas, draw few outside shoppers to the community.

Downtown Benson currently captures about $56 million or about 42% of the $133 millicautormabile retail

sales within a fivenile radius of the downtown area (ESRIBIS©). Downtown sales are concentrated in Gasoline,
Food and Beverage (groceries), Food Services (restaurants), General Merchandise, Health and Personal Care (drt
store), and Building, Lawn and Garden supplies. After adjusting for local competition there is an additional $19.8
million in potential neautomobile retail sales within five miles to be captured in several categories, notably in the
categories of Clothing and Clothing Accessories Stores $5.5 million, Food Services/Drinking Places $5 million, Ge
eral Merchandise (Department and Variety Stores) $3.9 million, Furniture/Home Furnishings/Electronics and Appl
ances $4.2 million, Books/music $770,000 and Miscellaneous Retailers $441,000. Assuming the ability to capture
10-20% of these potential sales or $1.9 to $3.9 million, the downtown area could possibly support an additional
15,000f 32,000 square feet of retail space. (see retail leakage, downtown potential chart on page 8)
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SITE MAP
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