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RETAIL AND COMMERCIAL MARKET ASSESSMENT 
The following section provides a summary of TMG Consulting’s retail and commercial market assessment, 
including retail and commercial trend data, TMG’s methodology, and finally TMG’s forecast models for 
retail and commercial development for the Shreveport Common Cultural District. 

Summary of Projections 
The Shreveport Common Cultural District is expected to capture a portion of the demand for additional 
retail and non-retail commercial property in the Downtown Shreveport area. The table below outlines 
the current estimated unsatisfied demand for retail and non-retail commercial properties and the 
anticipated growth in demand for retail and non-retail commercial properties among those who live and 
work in the Downtown Shreveport area.    

Total Potential New Businesses Demanded in Downtown Shreveport108 
Category Retail Non-Retail Total 

Unsatisfied Demand (2012) (Number of Businesses) 6.5 8.2 14.7 

Anticipated Growth (2017) (Number of Businesses) 1.6 4.3 5.9 

Total Potential New Businesses Demanded in Downtown Shreveport 8.1 12.5 20.6 
Source: TMG Consulting Analysis 

Before adjusting for the capture from current vacant properties in the rest of the Downtown Shreveport 
area, TMG estimates that there is an unsatisfied demand for about 15 additional businesses (7 retail and 
8 non-retail) among those who live and/or work in the one mile radius around the Shreveport Common 
Cultural District. TMG also projects that growth in demand for retail and commercial services will result 
in 6 additional commercial properties demanded (2 retail and 4 non-retail) by the year 2017. Adding the 
current unsatisfied demand with the projected growth in demand results in a total of 21 potential 
businesses that the Downtown Shreveport Area (which includes Shreveport Common) could potentially 
capture in the next five years if adequate supply of commercial property is made available in the area.  

As outlined in the 2011 Shreveport Common Vision Plan, the Shreveport Common Cultural District is 
expected to have approximately 138,000 square feet available for commercial use by 2017; however, 
there are also current commercial vacancies in the rest of the Downtown Shreveport area that will 
compete with Shreveport Common. TMG performed a fair share analysis to determine how Shreveport 
Common is expected to perform in the commercial market. The results of that analysis are below. 

Summary of Retail and Commercial Market Fair Share Analysis for Shreveport Common 
Category Retail Non-Retail Total 

Total Potential New Businesses Demanded in Downtown Shreveport 8.1 12.5 20.6 

Estimated Capture by the Rest of Downtown Shreveport 2.4 9.8 12.2 

Estimated Capture by Shreveport Common (# of businesses) 5.7 2.7 8.4 
Source: TMG Consulting Analysis 

108 Throughout this section, the calculation of fractions of businesses in a given sector implies the presence of demand for 
that sector that could be satisfied by an establishment which services multiple sectors, (for instance, a combination 
pharmacy, grocery store, and convenience store). Fractions in each sector are based upon that sector’s average revenue 
per establishment for Caddo and Bossier Parishes.  
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Downtown Shreveport properties outside the Shreveport Common area are expected to capture about 12 
of the new potential businesses that will locate into the area by 2017. The Shreveport Common Cultural 
District is expected to capture approximately 8.4 businesses by 2017 if sufficient infrastructure 
improvements and adequate marketing efforts are made that make it equally competitive with other 
new and renovated buildings in the Downtown Shreveport area. 

At an average rate of $13.50 per square foot for retail property and an average rate of $12.50 per square 
foot for non-retail property (based on Caddo Parish September 2013 levels), the resulting anticipated 
annual revenue that can be expected from new Shreveport Common retail and commercial properties is 
approximately $555,550 per year (in 2013 dollars).  

Summary of Retail and Commercial Market Assessment for Shreveport Common – 
Square Footage and Revenue Projection 

Category Retail Non-Retail Total 
Estimated Capture by Shreveport Common 5.7 2.7 8.4 

Estimated Square Feet Per Business 5,000 5,000 5,000 

Estimated Square Feet of Real Estate Demanded 28,637 13,516 42,153 

September 2013 Market Rental Rate per Square Foot $          13.50 $          12.50 $          13.18 

Total Estimated Annual Revenue $    386,606 $    168,945 $    555,550 
Source: TMG Consulting Analysis 
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Retail and Commercial Qualitative Analysis (SWOT) 

STRENGTHS  

- Proximity of the downtown area workers provides Shreveport Common with additional market 
demand for both retail goods and non-retail services.  

- Additional market demand from downtown workers provides Shreveport Common with a built-in 
advantage when attracting new businesses to the area.   

- There is active local interest in developing the area from the community and its elected officials.  

- Community events such as the Maker’s Fair and UNSCENE are building a positive image for the area. 

- National trends in city development show an increased interest in moving into downtown areas. 

- Significant investment has already been made in the area, including SRAC ARTSTATION/Fire House, 
the Caddo Common Park, and the Municipal Auditorium renovations.  

WEAKNESSES 

- The area that comprises Shreveport Common has a poor reputation among Shreveport residents; 
associated with crime, drugs and homelessness.  

- U.S. Census projections anticipate the population in the 0-1 mile radius around the Shreveport 
Common Cultural District to decline over the next five years. 

- Directing local attention away from the core of Downtown Shreveport or the Riverfront area will be 
difficult.  

- No thriving “anchor” businesses that bring commerce to the area.   

OPPORTUNTITIES  

- Significant level of unsatisfied demand for at least one grocery store, a pharmacy, and a general 
merchandise, apparel and furniture store in the downtown area, which are foundational retail 
components for any community.  

- Addition of vital retail outlets will lead to additional incentive for housing development and non-
retail commercial development to the area.  

- The Municipal Auditorium will re-open April 2014, potentially bringing more activity and commerce.  

THREATS 

- Vacancies in other parts of downtown Shreveport are sufficient to absorb some of the potential 
demand for retail and commercial development that Shreveport Common would capture.  

- Infrastructure of the Shreveport Common area is old and will continue to deteriorate over time. 

- Shreveport Common has a “first-mover” problem. Financial risk to developers is perceived to be 
high, so each developer is waiting for a significant investment to be made by someone else.  

- The GM plant closure resulted in significant job losses, which hinders retail spending in the area. 

- If residential development does not occur as planned, there may not be enough long term demand 
to support retail businesses in Shreveport Common.  
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Trends 

RETAIL SALES  
Retail sales have steadily increased in the Shreveport-Bossier City MSA from 2001 until 2005. In 2006, the 
MSA experienced an increase in retail sales due to population shifts related to Hurricane Katrina. In 2007, 
this effect leveled off as people returned to the New Orleans area, which resulted in a slight decline in 
retail spending in that year. When natural gas became available for drilling in the Haynesville Shale in 
2008, the MSA saw a boon in spending and employment. Retail spending continued at high levels in 2009 
and 2010 until gas production peaked in 2011 and natural gas prices declined in 2012. The lower prices 
for natural gas resulted in less demand for drilling in the area and that resulted in lower retail spending 
in the MSA in 2012. The graph and tables below, the totals for Caddo Parish and Bossier Parish are 
inclusive of the City of Shreveport and Bossier City respectively.    

 
Retail Sales by Parish and by City (2012 Dollars) 

 
Source: LSU Shreveport Center for Business and Economic Research 

 
Retail Sales by Parish and by City (2012 Dollars) (Millions) 

Year Caddo Parish Bossier Parish Caddo & 
Bossier Parishes Shreveport Bossier City Shreveport & 

Bossier City 
2001 $3,518.9 $1,504.6 $5,023.5 $3,044.0 $1,155.3 $4,199.3 
2002 $3,604.2 $1,491.9 $5,096.1 $3,076.9 $1,151.8 $4,228.7 
2003 $3,386.1 $1,585.6 $4,971.7 $3,019.9 $1,221.2 $4,241.0 
2004 $3,681.4 $1,762.2 $5,443.6 $3,194.1 $1,298.5 $4,492.6 
2005 $3,935.6 $1,951.4 $5,887.0 $3,433.0 $1,427.1 $4,860.1 
2006 $4,568.1 $2,126.4 $6,694.5 $3,977.0 $1,510.5 $5,487.5 
2007 $4,450.9 $2,191.3 $6,642.2 $3,856.4 $1,580.7 $5,437.1 
2008 $4,924.0 $2,389.5 $7,313.5 $3,994.3 $1,644.7 $5,639.0 
2009 $4,924.1 $2,514.0 $7,438.1 $3,886.8 $1,765.7 $5,652.5 
2010 $5,156.1 $2,628.0 $7,784.1 $4,156.4 $1,768.6 $5,924.9 
2011 $5,163.0 $2,549.4 $7,712.3 $4,287.3 $1,796.8 $6,084.1 
2012 $4,839.8 $2,425.1 $7,264.8 $4,123.8 $1,792.5 $5,916.3 

Source: LSU Shreveport Center for Business and Economic Research 
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MARKET RENT FOR RETAIL PROPERTIES 
From 2006 to 2012, the asking rent for retail property increased from $8.00/sq. ft. to approximately 
$13.50/sq. ft. When the market for natural gas declined and the demand for Haynesville Shale decreased, 
the asking rent for retail space declined in 2012, but then rebounded in 2013 to $13.50/sq. ft. in the 
parish of Caddo. Rents for retail space for the parish of Caddo and the City of Shreveport are slightly 
higher than the Louisiana average rental rate of $13.00/sq. ft.  
 

Retail Property Asking Rent in Louisiana, Caddo Parish, and Shreveport – Lease Trends 

 
Source: LoopNet.com – Asking Rent for Retail Space in Shreveport, LA as of September 2013. 
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MARKET RENT FOR OFFICE PROPERTIES 
From 2006 to 2012, the asking rent for office property steadily increased from nearly $11.00/sq. ft. to 
over $14.00/sq. ft. When the market for natural gas declined and the demand for Haynesville Shale 
decreased, the asking rent for office space saw a sharp decline in 2013 to approximately $12.60/sq. ft. 
The rental rate for office property in the Shreveport area is measurably lower than the Louisiana average. 
 

Office Property Asking Rent in Louisiana, the Shreveport-Bossier City MSA, 
Caddo Parish, and Shreveport – Lease Trends 

 
Source: LoopNet.com – Asking Rent for Office Space in Shreveport, LA as of September 2013. 
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Methodology 
The retail and commercial market assessment is based upon a fair share analysis of current and future 
demand for retail and commercial property as it compares to the current supply of retail and commercial 
property within a one mile radius of the center of the Shreveport Common Cultural District.  
 
TMG’s market assessment model focused on two types of commercial property: the retail property 
market and non-retail property market (e.g. other commercial uses, such as office space, warehousing, 
etc.). The retail and commercial market assessment is also made up of two sections: identification of 
unsatisfied demand for retail or commercial services from those who live and or work within the study 
area, and anticipated growth in demand for the retail and commercial market for the study area from 
2012 to 2017.   
 
Consideration was also given for how the current vacancies in the Downtown Shreveport area could 
potentially compete with the Shreveport Common Cultural District. TMG used the listings provided by 
the Downtown Development Authority as of January 2014 to determine the number of vacancies in the 
area that would be in competition with Shreveport Common. Finally, TMG considered the effect that 
additional market incentives for building in Shreveport Common or infrastructure improvements may 
have on the relative attractiveness of the development when compared to current vacant properties in 
downtown.  
 
The steps below summarize the mathematical framework for the market analysis.  
 
Step 1: Calculate Fair Share of Retail and Non-Retail Businesses for Shreveport Common to create a point 
of comparison 
 
 

                    ÷           =    
 
 
 
 

                    ÷            =    
 
 
 
 
 

    ÷     =  
 
 
 
Step 2: Estimate Average Retail Spending per Business 
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Step 3: Estimate Number of Businesses Supported by Retail Demand in Study Area (1 mile ring) 
 
 

            +   =       ÷          =  
 
 
 
Step 4: Use daytime population estimates to determine Demand for Non-Retail businesses 
 

                    ÷           =    
 
 
 

                    ÷            =    
 
 
 
Step 5: Compare Demand against Supply and Calculate Unsatisfied Demand 
 
 

          –                      or 
 
 
 
 
Step 6: Repeat Step 2 through Step 4 using 2017 Retail Spending and Population Projections (instead of 
2012 values) then Compare to 2012 levels in order to Project the number of new businesses demanded  
 
 

    –              =  
 
 
 
Step 7: Add Unsatisfied Demand to New Businesses Demanded to Estimate total Potential for Shreveport 
Common 

    +      =  
 
 
Step 8: Account for Vacancies in the Current Downtown Market Area and conduct fair share analysis 
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Existing Supply 

RETAIL SUPPLY 

Downtown Shreveport Retail Supply 
To estimate the supply of businesses in the study area, TMG used the business registry for Downtown 
Shreveport provided by DDA. This registry contained the names, addresses, and number of employees 
(when available) for all retail and commercial listings located within the Downtown Shreveport area. 
Using the North American Industry Classification System (NAICS), TMG sorted the registry into industry 
groups and retail groups for both retail and other commercial uses. The following table outlines the total 
retail businesses in the study area. There are 127 retail establishments in the Downtown Shreveport 
Area that employ approximately 972 workers. 
 

Summary of Retail Business Registry for Downtown Shreveport 
Category of Business - Retail Quantity Employees 

Appliance, television, & other electronics stores 6 37 
Automobile dealers 6 42 
Automotive parts & accessories stores 3 49 
Beer, wine, & liquor stores 2 2 
Book, periodical, & music stores 0 0 
Camera & photographic supplies stores 0 0 
Children’s & Infants clothing stores 0 0 
Computer & software stores 5 67 
Convenience stores 3 25 
Department stores (excl leased depts) 0 0 
Furniture stores 7 65 
Gasoline stations with convenience stores 2 0 
General merchandise stores 3 18 
General Merchandise, Apparel, and Furniture 0 0 
Hardware stores 2 9 
Hobby, toy, & game stores 2 3 
Home centers 0 0 
Home furnishings stores 0 0 
Jewelry stores 1 1 
Men’s clothing stores 1 4 
Musical instrument & supplies stores 1 0 
Nursery & garden centers 0 0 
Other gasoline stations 0 0 
Other health & personal care stores 19 62 
Other motor vehicle dealers 0 0 
Outdoor power equipment stores 0 0 
Paint & wallpaper stores 1 2 
Pet & pet supplies stores 1 1 
Pharmacies & drug stores 1 5 
Restaurant Expenditures 55 551 
Sewing, needlework, & piece goods stores 1 2 
Shoe stores 1 4 
Sporting goods stores 0 0 
Supermarkets & other grocery (except convenience) stores 2 10 
Tire dealers 1 7 
Women’s clothing stores 1 6 
Total  127 972 
Source: Downtown Development Authority, Reference USA, TMG Consulting Analysis 
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Caddo Parish and Bossier Parish Retail Supply 
The Bureau of Labor Statistics (BLS) conducts a Quarterly Census of Employment and Wages (QCEW) for 
each state and county (parish) in the country. The following table shows the number of retail businesses 
per parish from the QCEW at the end of 2012.  

 
Number of Retail Businesses by Parish (2012 Data) 

Category of Retail Business Bossier 
Parish 

Caddo 
Parish 

Both 
Parishes 

Automobile dealers 21 40 61 
Other motor vehicle dealers 9 8 17 
Automotive parts & accessories stores 16 48 64 
Tire dealers 8 17 25 
Home centers 2 9 11 
Paint & wallpaper stores 2 9 11 
Hardware stores 7 19 26 
Outdoor power equipment stores 6 1 7 
Nursery & garden centers 2 5 7 
Men’s clothing stores 1 4 5 
Women’s clothing stores 22 36 58 
Children’s & Infants clothing stores 9 5 14 
Shoe stores 15 17 32 
Jewelry stores 11 16 27 
Appliance, television, & other electronics stores 11 16 27 
Computer & software stores 11 16 27 
Camera & photographic supplies stores 3 4 7 
Supermarkets & other grocery stores 19 35 54 
Convenience stores 8 26 34 
Beer, wine, & liquor stores 7 30 37 
Furniture stores 6 32 38 
Home furnishings stores 10 27 37 
Gasoline stations with convenience stores 51 138 189 
Other gasoline stations 5 13 18 
General merchandise stores 33 70 103 
Department stores (excl leased depts) 4 5 9 
Pharmacies & drug stores 13 44 57 
Other health & personal care stores 10 22 32 
Pet & pet supplies stores 3 6 9 
Restaurant Expenditures 199 384 583 
Sporting goods stores 12 13 25 
Hobby, toy, & game stores 9 7 16 
Sewing, needlework, & piece goods stores 2 5 7 
Musical instrument & supplies stores 1 5 6 
Book, periodical, & music stores 3 6 9 
General Merchandise, Apparel, and Furniture 26 59 85 
Total  577  1,197  1,774 

Source: BLS Quarterly Census of Employment and Wages (QCEW) 
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NON-RETAIL SUPPLY 

Downtown Shreveport Non-Retail Supply 
The following table outlines the non-retail businesses in the study area. There are currently over 1,000 
non-retail businesses in the Shreveport Common study area that employ approximately 15,755 workers 
in Downtown Shreveport.  
 

Summary of Non-Retail Business Registry for Downtown Shreveport 
Category of Business – Non Retail Quantity Employees 

Accommodation 9 303 
Administrative and support services 36 438 
Amusement, gambling, and recreation industries 16 2,943 
Broadcasting (except internet) 3 32 
Couriers and messengers 1 3 
Credit intermediation and related activities 32 426 
Data processing, hosting, and related services 8 180 
Education 0 0 
Funds, trusts, and other financial vehicles 35 652 
Government 147 3,522 
Insurance carriers and related activities 35 354 
Lessors of nonfinancial intangible assets (except copyrighted works) 0 0 
Management of companies and enterprises 8 17 
Medical/Health 18 1,087 
Motion picture and sound recording industries 5 23 
Museums, historical sites, and similar institutions 14 156 
Other information services 1 8 
Parking Lots & Garages 20 125 
Performing arts, spectator sports, and related industries 7 45 
Personal and laundry services 2 2 
Professional, scientific, and technical services 398 2,561 
Publishing industries (except internet) 13 349 
Real estate 46 282 
Religious, grant making, civic, professional, and similar organizations 36 253 
Rental and leasing services 15 119 
Repair, construction, and maintenance 34 475 
Securities, commodity contracts, and related activities 8 25 
Social assistance 25 262 
Telecommunications 15 327 
Transportation Services 10 136 
Utilities 2 305 
Warehousing and storage 3 38 
Wholesalers 19 307 
Total  1,021 15,755 

Source: Downtown Development Authority; Reference USA; TMG Consulting Analysis 
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Caddo Parish and Bossier Parish Non-Retail Supply 
The Bureau of Labor Statistics (BLS) conducts a Quarterly Census of Employment and Wages (QCEW) for 
each state and county (parish) in the country. The following table shows the number of non-retail 
businesses per parish from the QCEW at the end of 2012.  
 

Number of Non-Retail Businesses by Parish (2012 Data) 
Category of Non-Retail Businesses Number of Businesses 

NAICS Category Caddo Bossier Sum 
Couriers and messengers 22 11 33 
Warehousing and storage 15 2 17 
Publishing industries (except internet) 20 5 25 
Motion picture and sound recording industries 20 2 22 
Broadcasting (except internet) 12 0 12 
Telecommunications 40 20 60 
Data processing, hosting, and related services 6 7 13 
Other information services 10 1 11 
Credit intermediation and related activities 207 86 293 
Securities, commodity contracts, and related activities 91 18 109 
Insurance carriers and related activities 186 80 266 
Funds, trusts, and other financial vehicles 8 1 9 
Real estate 263 85 348 
Rental and leasing services 79 44 123 
Lessors of nonfinancial intangible assets (except copyrighted works) 6 0 6 
Professional, scientific, and technical services 732 239 971 
Management of companies and enterprises 77 11 88 
Administrative and support services 332 138 470 
Social assistance 161 59 220 
Performing arts, spectator sports, and related industries 19 15 34 
Museums, historical sites, and similar institutions 3 1 4 
Amusement, gambling, and recreation industries 60 33 93 
Accommodation 44 35 79 
Repair and maintenance 193 77 270 
Personal and laundry services 144 57 201 
Religious, grant making, civic, professional, and similar organizations 90 18 108 
Total  2,840 1,045 3,885 

Source: BLS, Quarterly Census of Employment and Wages (2012) 
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Potential Locations for Retail and Commercial Development  
Using the Shreveport Common Cultural District Vision Plan published in 2011 and the Shreveport Common 
Implementation Plan 2013-2014, TMG compiled a list of all potential real estate locations within the 
Shreveport Common Cultural District and used square footage estimates from the Caddo Parish Assessor’s 
office where available. For undeveloped property, TMG estimated the area for retail and commercial 
development using the Google Earth application.  
 
All square footage estimates were then discounted by 25% to account for structural modifications (ADA 
compliance, utilities, common space, etc.) required to convert spaces into viable retail and commercial 
properties. A summary of the available property listings is in the following table.  

 
Potential Retail and Commercial Development Sites and  

Square Footage in Shreveport Common 
Possible Retail Location Average Floor Area 

Sq. Ft. Adjusted Sq. Ft.  Data Source / Explanation 
of Adjustment 

919 Texas Avenue 19,498 14,624 Caddo Tax Assessor 
959 Texas Avenue 20,987 15,740 Google Earth Estimate 
979 Texas Avenue 17,815 13,361 Caddo Tax Assessor  
1001 Texas Avenue 3,760 2,820 Caddo Tax Assessor  
The Grand (900 Texas Ave) 44,000 33,000 Shreveport Common Plan 
835 Cotton Street* 30,000 11,250 Google Earth Estimate  
864 Texas Avenue 3,200 2,400 Caddo Tax Assessor  
866 Texas Avenue 8,000 6,000 Caddo Tax Assessor  
840 Texas Avenue 6,400 4,800 Caddo Tax Assessor  
832 Texas Avenue 3,054 2,291 Caddo Tax Assessor  
830 Texas Avenue 3,600 2,700 Caddo Tax Assessor  
824 Texas Avenue 1,838 1,379 Caddo Tax Assessor  
655 Common Street 14,904 12,000 Shreveport Common Plan  
Arlington Hotel (700 Cotton) 13,200 9,900 Caddo Tax Assessor  
711 Milam Street 8,000 6,000 Caddo Tax Assessor  
Total 198,256 138,264   

*While 30,000 square feet is the current estimate for total area at 835 Cotton Street, the Shreveport Common Vision plan states that 
about ½ of the area will be used as a parking garage for the nearby church. Only 15,000 sq. ft. is considered for average space that 
can be developed.  
Source: Shreveport Common Cultural District Vision Plan 2011; Shreveport Common Implementation Plan 2012-2013;  
TMG Consulting Analysis 

 
TMG projects that about 138,000 square feet of real estate can be made available in the Shreveport 
Common area, based upon the potential sites identified during TMG’s site visits and from the Shreveport 
Common Cultural District Vision Plan. TMG expects that only the first floors of the identified buildings 
and prospective developments will be for retail or non-retail commercial use.  
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Fair Share Analysis  

SHREVEPORT COMMON RETAIL FAIR SHARE 
To estimate the fair share retail businesses in the study area, TMG used a population-based “threshold” 
methodology. Using the QCEW for 2012 for both Caddo Parish and Bossier Parish, along with Anysite’s 
2012 population estimates for each parish, TMG calculated the estimated population that supported the 
average business for each NAICS non-retail/commercial sector. The combined 2012 population estimate 
for both Caddo Parish and Bossier Parish was 376,004 people. This figure was divided by each sector’s 
number of businesses to produce the threshold population estimates in the following table. 

 
2012 Estimated Thresholds for Retail Businesses in Caddo and Bossier 

Category for Retail Businesses 
Number of 

Businesses in Both 
Parishes 

 Threshold Population for 
one Business (based on 

pop. of 376,004) 
Automobile dealers 61 6,164 
Other motor vehicle dealers 17 22,118 
Automotive parts & accessories stores 64 5,875 
Tire dealers 25 15,040 
Home centers 11 34,182 
Paint & wallpaper stores 11 34,182 
Hardware stores 26 14,462 
Outdoor power equipment stores 7 53,715 
Nursery & garden centers 7 53,715 
Men’s clothing stores 5 75,201 
Women’s clothing stores 58 6,483 
Children’s & Infants clothing stores 14 26,857 
Shoe stores 32 11,750 
Jewelry stores 27 13,926 
Appliance, television, & other electronics stores 27 13,926 
Computer & software stores 27 13,926 
Camera & photographic supplies stores 7 53,715 
Supermarkets & other grocery (except convenience) stores 54 6,963 
Convenience stores 34 11,059 
Beer, wine, & liquor stores 37 10,162 
Furniture stores 38 9,895 
Home furnishings stores 37 10,162 
Gasoline stations with convenience stores 189 1,989 
Other gasoline stations 18 20,889 
General merchandise stores 103 3,651 
Department stores (excl leased depts) 9 41,778 
Pharmacies & drug stores 57 6,597 
Other health & personal care stores 32 11,750 
Pet & pet supplies stores 9 41,778 
Restaurant Expenditures 583 645 
Sporting goods stores 25 15,040 
Hobby, toy, & game stores 16 23,500 
Sewing, needlework, & piece goods stores 7 53,715 
Musical instrument & supplies stores 6 62,667 
Book, periodical, & music stores 9 41,778 
General Merchandise, Apparel, and Furniture 85 4,424 

Source: QCEW 2012 Data; TMG Consulting Analysis 
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TMG then applied these threshold estimates against the estimated population for the Shreveport Common 
area in only the 0-1 mile radius of the Caddo Common Park. To calculate fair share of retail businesses 
for Shreveport Common, TMG divided the total population in the 0-1 mile radius (3,456 people) by the 
threshold for each NAICS sector.  
 

2012 Estimated Fair Share of Retail Businesses for Shreveport Common109   

Category for Retail Businesses   Population 
Threshold (2012)  

 0-1 Mile  
(Pop. 3,456)  

Automobile dealers 6,164 0.6 
Other motor vehicle dealers 22,118 0.2 
Automotive parts & accessories stores 5,875 0.6 
Tire dealers 15,040 0.2 
Home centers 34,182 0.1 
Paint & wallpaper stores 34,182 0.1 
Hardware stores 14,462 0.2 
Outdoor power equipment stores 53,715 0.1 
Nursery & garden centers 53,715 0.1 
Men’s clothing stores 75,201 0.0 
Women’s clothing stores 6,483 0.5 
Children’s & Infants clothing stores 26,857 0.1 
Shoe stores 11,750 0.3 
Jewelry stores 13,926 0.2 
Appliance, television, & other electronics stores 13,926 0.2 
Computer & software stores 13,926 0.2 
Camera & photographic supplies stores 53,715 0.1 
Supermarkets & other grocery stores 6,963 0.5 
Convenience stores 11,059 0.3 
Beer, wine, & liquor stores 10,162 0.3 
Furniture stores 9,895 0.3 
Home furnishings stores 10,162 0.3 
Gasoline stations with convenience stores 1,989 1.7 
Other gasoline stations 20,889 0.2 
General merchandise stores 3,651 0.9 
Department stores (excl leased depts) 41,778 0.1 
Pharmacies & drug stores 6,597 0.5 
Other health & personal care stores 11,750 0.3 
Pet & pet supplies stores 41,778 0.1 
Restaurant Expenditures 645 5.4 
Sporting goods stores 15,040 0.2 
Hobby, toy, & game stores 23,500 0.1 
Sewing, needlework, & piece goods stores 53,715 0.1 
Musical instrument & supplies stores 62,667 0.1 
Book, periodical, & music stores 41,778 0.1 
General Merchandise, Apparel, and Furniture 4,424 0.8 
Total    16.3  
Total Number of Retail Businesses in Both Parishes  1,774 
Total Fair Share of Retail for Shreveport Common  0.92% 

Source: TMG Consulting Analysis 

                                                 
109 Throughout this section, the calculation of fractions of businesses in a given sector implies the presence of demand for 
that sector that could be satisfied by an establishment which services multiple sectors, (for instance, a combination 
pharmacy, grocery store, and convenience store). Fractions in each sector are based upon that sector’s average revenue 
per establishment for Caddo and Bossier Parishes.  
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A preliminary analysis using only the above fair share methodology shows that only 0.92% of retail 
businesses (equal to 16.3 establishments) can be supported by the Shreveport Common population; 
however, the business registry data from DDA identifies at least 127 current retail businesses in the 
downtown area. This demonstrates that additional consideration for the downtown working population 
must be given in order to accurately estimate the market demand for retail in the downtown area.  

SHREVEPORT COMMON NON-RETAIL FAIR SHARE 
To estimate the demand for non-retail businesses in the study area, TMG used a population-based 
“threshold” methodology. Using the QCEW for 2012 for both Caddo Parish and Bossier Parish, along with 
Anysite’s 2012 population estimates for each parish, TMG calculated the estimated population that 
supported the average business for each NAICS non-retail/commercial sector. The combined 2012 
population estimate for both Caddo Parish and Bossier Parish was 376,004 people. This figure was divided 
by each sector’s number of businesses from the QCEW survey for 2012 to produce the threshold 
population estimates in the following table. 
 

2012 Estimated Thresholds for Non-Retail Businesses in Caddo and Bossier 

Category for Non-Retail Businesses 
Number of 

Businesses in Both 
Parishes 

Threshold Population 
for one Business 

(based on pop. of 
376,004) 

Couriers and messengers 33 11,394 
Warehousing and storage 17 22,118 
Publishing industries (except internet) 25 15,040 
Motion picture and sound recording industries 22 17,091 
Broadcasting (except internet) 12 31,334 
Telecommunications 60 6,267 
Data processing, hosting, and related services 13 28,923 
Other information services 11 34,182 
Credit intermediation and related activities 293 1,283 
Securities, commodity contracts, and related activities 109 3,450 
Insurance carriers and related activities 266 1,414 
Funds, trusts, and other financial vehicles 9 41,778 
Real estate 348 1,080 
Rental and leasing services 123 3,057 
Lessors of nonfinancial intangible assets  6 62,667 
Professional, scientific, and technical services 971 387 
Management of companies and enterprises 88 4,273 
Administrative and support services 470 800 
Social assistance 220 1,709 
Performing arts, spectator sports, and related industries 34 11,059 
Museums, historical sites, and similar institutions 4 94,001 
Amusement, gambling, and recreation industries 93 4,043 
Accommodation 79 4,760 
Repair and maintenance 270 1,393 
Personal and laundry services 201 1,871 
Religious, grantmaking, civic, professional, and similar orgs 108 3,482 

Source: QCEW 2012 data; TMG Consulting Analysis 
 
TMG then applied these threshold estimates against the estimated population for the Shreveport Common 
area in only the 0-1 mile radius. To calculate fair share of non-retail businesses, TMG divided the total 
population in the 0-1 mile radius by the threshold for each NAICS sector.  
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Estimated Demand for Non-Retail Businesses in 
Shreveport Common in 2012 

Category for Non-Retail Businesses  
Population 
Threshold 

(2012)  

 0-1 Mile 
(Pop. 
3,456)  

Couriers and messengers 11,394 0.3 
Warehousing and storage 22,118 0.2 
Publishing industries (except internet) 15,040 0.2 
Motion picture and sound recording industries 17,091 0.2 
Broadcasting (except internet) 31,334 0.1 
Telecommunications 6,267 0.6 
Data processing, hosting, and related services 28,923 0.1 
Other information services 34,182 0.1 
Credit intermediation and related activities 1,283 2.7 
Securities, commodity contracts, and related activities 3,450 1.0 
Insurance carriers and related activities 1,414 2.4 
Funds, trusts, and other financial vehicles 41,778 0.1 
Real estate 1,080 3.2 
Rental and leasing services 3,057 1.1 
Lessors of nonfinancial intangible assets  62,667 0.1 
Professional, scientific, and technical services 387 8.9 
Management of companies and enterprises 4,273 0.8 
Administrative and support services 800 4.3 
Social assistance 1,709 2.0 
Performing arts, spectator sports, and related industries 11,059 0.3 
Museums, historical sites, and similar institutions 94,001 0.0 
Amusement, gambling, and recreation industries 4,043 0.9 
Accommodation 4,760 0.7 
Repair and maintenance 1,393 2.5 
Personal and laundry services 1,871 1.8 
Religious, grantmaking, civic, professional, and similar orgs 3,482 1.0 
Total    35.7 
Total Number of Non-Retail Businesses in Both Parishes  3,885 
Estimated Fair Share of Non-Retail in 2012   0.92% 

  
A preliminary analysis using only the above fair share methodology shows that only 0.92% of non-retail 
businesses (equal to 35.7 establishments) can be supported by the Shreveport Common population. 
However the business registry data from DDA identifies more than 1,000 current non-retail businesses in 
the downtown area. This shows that additional consideration must be given for the fact that non-retail 
businesses that locate themselves in the downtown area serve not just the population in close proximity, 
but the vast majority of residents throughout the two-parish study area.  
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Existing Demand 

RETAIL DEMAND 
TMG procured the estimated level of retail spending for 2012 from AnySite to use as a proxy for demand 
for retail goods and services. The table below shows the estimated level of retail spending in Caddo 
Parish and Bossier Parish for 2012.  
 

Estimated Retail Spending in 2012 by Parish 
Category of Retail Spending Bossier Parish Caddo Parish 

Automobile dealers $185,152,489 $402,069,086 
Other motor vehicle dealers $9,366,221 $17,203,777 
Automotive parts & accessories stores $37,895,131 $88,446,969 
Tire dealers $16,979,519 $39,633,931 
Home centers $3,047,991 $6,950,383 
Paint & wallpaper stores $289,990 $642,761 
Hardware stores $278,813 $660,119 
Outdoor power equipment stores $4,354,966 $11,304,936 
Nursery & garden centers $4,087,334 $9,122,834 
Men’s clothing stores $11,678,390 $28,888,650 
Women’s clothing stores $22,481,136 $51,711,462 
Children’s & Infants clothing stores $13,396,023 $30,532,574 
Shoe stores $14,100,193 $30,827,944 
Jewelry stores $7,897,238 $16,655,035 
Appliance, television, & other electronics stores $25,652,636 $52,557,362 
Computer & software stores $60,022,934 $133,568,390 
Camera & photographic supplies stores $2,554,997 $5,826,807 
Supermarkets & other grocery stores $166,315,062 $377,897,564 
Convenience stores $45,984,383 $107,134,705 
Beer, wine, & liquor stores $8,805,461 $21,953,680 
Furniture stores $18,871,056 $40,567,662 
Home furnishings stores $42,078,577 $93,422,459 
Gasoline stations with convenience stores $145,116,367 $326,725,534 
Other gasoline stations $104,604,108 $231,786,297 
General merchandise stores $272,812,523 $613,822,440 
Department stores (excl leased depts) $219,001,390 $492,069,855 
Pharmacies & drug stores $47,273,306 $107,287,084 
Other health & personal care stores $15,926,358 $35,401,352 
Pet & pet supplies stores $13,095,921 $29,904,000 
Restaurant Expenditures $47,615,281 $108,589,661 
Sporting goods stores $4,072,670 $10,469,755 
Hobby, toy, & game stores $4,904,589 $9,644,459 
Sewing, needlework, & piece goods stores $2,012,516 $3,681,735 
Musical instrument & supplies stores $1,034,947 $2,670,951 
Book, periodical, & music stores $3,957,462 $8,522,102 
General Merchandise, Apparel, and Furniture $192,824,311 $431,697,094 
Total  $1,775,542,289 $3,979,851,409 

Source: AnySite 
 
As outlined in the section on Economic and Demographic Data, TMG centered its analysis on the future 
Caddo Common Park location and drew four concentric circles around this point with a 1-mile, 5-mile, 
10-mile, and 15-mile radius respectively. The following map outlines these segments.  
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In order for the Shreveport Common Cultural District to be a viable site for retail development, the local 
retail demand in the one-mile ring needs to be sufficient to support new businesses that are expected to 
move into the area. TMG used the estimated retail spending in 2012 for each parish and divided it by the 
number of businesses in each parish from the QCEW to determine the average level of spending that 
could be maintained by one business. The estimated retail spending per business per parish in 2012 is 
shown in the following table.  
 

2012 Estimated Retail Spending per Business by Parish 
Category of Retail Spending Bossier Parish Caddo Parish 

Automobile dealers $8,816,785 $10,051,727 
Other motor vehicle dealers $1,040,691 $2,150,472 
Automotive parts & accessories stores $2,368,446 $1,842,645 
Tire dealers $2,122,440 $2,331,408 
Home centers $1,523,996 $772,265 
Paint & wallpaper stores $144,995 $71,418 
Hardware stores $39,830 $34,743 
Outdoor power equipment stores $725,828 $11,304,936 
Nursery & garden centers $2,043,667 $1,824,567 
Men’s clothing stores $11,678,390 $7,222,163 
Women’s clothing stores $1,021,870 $1,436,430 
Children’s & Infants clothing stores $1,488,447 $6,106,515 
Shoe stores $940,013 $1,813,408 
Jewelry stores $717,931 $1,040,940 
Appliance, television, & other electronics stores $2,332,058 $3,284,835 
Computer & software stores $5,456,630 $8,348,024 
Camera & photographic supplies stores $851,666 $1,456,702 
Supermarkets & other grocery stores $8,753,424 $10,797,073 
Convenience stores $5,748,048 $4,120,566 
Beer, wine, & liquor stores $1,257,923 $731,789 
Furniture stores $3,145,176 $1,267,739 
Home furnishings stores $4,207,858 $3,460,091 
Gasoline stations with convenience stores $2,845,419 $2,367,576 
Other gasoline stations $20,920,822 $17,829,715 
General merchandise stores $8,267,046 $8,768,892 
Department stores (excl leased depts) $54,750,348 $98,413,971 
Pharmacies & drug stores $3,636,408 $2,438,343 
Other health & personal care stores $1,592,636 $1,609,152 
Pet & pet supplies stores $4,365,307 $4,984,000 
Restaurant Expenditures $239,273 $282,786 
Sporting goods stores $339,389 $805,366 
Hobby, toy, & game stores $544,954 $1,377,780 
Sewing, needlework, & piece goods stores $1,006,258 $736,347 
Musical instrument & supplies stores $1,034,947 $534,190 
Book, periodical, & music stores $1,319,154 $1,420,350 
General Merchandise, Apparel, and Furniture $7,416,320 $7,316,900 
Total  $3,077,196 $3,324,855 

Source: TMG Consulting Analysis  
 
To determine how many retail businesses are supported by the demand from each segment of geography, 
TMG used the retail spending data from AnySite and divided it by the average spending per business in 
each sector of retail spending.  For the 0-1 mile ring, the vast majority of the geography is contained in 
Caddo Parish; therefore, the Caddo Parish average spending per business column was used. The result of 
this calculation for the 0-1 mile segment is provided in the following table.  
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2012 Estimated Demand for Number of Retail Businesses  
in the 0-1 Mile Radius110   

Category of Retail Business  0 TO 1 
MILE 

Automobile dealers 0.5 
Other motor vehicle dealers 0.1 
Automotive parts & accessories stores 0.7 
Tire dealers 0.3 
Home centers 0.1 
Paint & wallpaper stores 0.2 
Hardware stores 0.5 
Outdoor power equipment stores 0.0 
Nursery & garden centers 0.1 
Men’s clothing stores 0.0 
Women’s clothing stores 0.6 
Children’s & Infants clothing stores 0.1 
Shoe stores 0.2 
Jewelry stores 0.2 
Appliance, television, & other electronics stores 0.2 
Computer & software stores 0.2 
Camera & photographic supplies stores 0.0 
Supermarkets & other grocery stores 0.5 
Convenience stores 0.4 
Beer, wine, & liquor stores 0.4 
Furniture stores 0.5 
Home furnishings stores 0.4 
Gasoline stations with convenience stores 2.0 
Other gasoline stations 0.2 
General merchandise stores 1.0 
Department stores (excl leased depts) 0.1 
Pharmacies & drug stores 0.7 
Other health & personal care stores 0.3 
Pet & pet supplies stores 0.1 
Restaurant Expenditures 5.9 
Sporting goods stores 0.2 
Hobby, toy, & game stores 0.1 
Sewing, needlework, & piece goods stores 0.1 
Musical instrument & supplies stores 0.1 
Book, periodical, & music stores 0.1 
General Merchandise, Apparel, and Furniture 0.8 
Total  18.1 

Source: TMG Consulting Analysis  
 
The aggregate demand for retail among households within the 1-mile radius around the Caddo Park is 
approximately 18 businesses. This demand only represents those who live within the 0-1 mile radius, 
which according to Census estimates, are 3,456 people; however, this does not account for those who 
work downtown. According to the DDA, approximately 16,727 people work in the downtown area. Many 

                                                 
110 Throughout this section, the calculation of fractions of businesses in a given sector implies the presence of demand for 
that sector that could be satisfied by an establishment which services multiple sectors, (for instance, a combination 
pharmacy, grocery store, and convenience store). Fractions in each sector are based upon that sector’s average revenue 
per establishment for Caddo and Bossier Parishes.   
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of those who work downtown may also purchase goods and services in the 0-1 mile ring, given proximity 
to their work location.  
 
In order to account for this incremental demand, TMG first considered those who live and work 
downtown. According to the U.S. Census Bureau’s Commuter-Adjusted Daytime Population (Journey to 
Work Survey) for the City of Shreveport, 78.1% of those who live in Shreveport also work in Shreveport. 
TMG applied this 78.1% factor to the 3,456 people who live within the 1-mile radius to estimate that 
2,699 people who work downtown also live in the 1-mile radius. The retail demand from these 2,699 
downtown workers are already captured in the original calculation of demand from the 0-1-mile segment; 
therefore, they have been removed from the 16,727 downtown workers that contribute to downtown 
demand (to avoid double counting). The resulting difference is 14,028 remaining downtown workers who 
do not live in the 1-mile radius around Shreveport Common but contribute some portion of their demand 
for retail to the downtown area.  
 
TMG used the total demand for retail within a 0-15 mile radius of the study area and divided each 
category by the population estimate for the 0-15 mile radius (345,021 people), to create an estimate for 
the average retail spending per person in the study area. Given the availability of goods and services 
near residential areas and existing spending patterns, TMG estimates that 25% of this demand could 
reasonably be captured by businesses in the study area.  
 
TMG then used the adjusted demand per employee and multiplied it by the total number of downtown 
workers who do not live in the 1-mile segment (14,028 workers). The result is the incremental downtown 
demand for each retail category.  
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2012 Estimated Incremental Demand for Retail from Downtown Workers 

Category of Retail Spending 0 TO 15 Mile Ring 
(345,021 people) 

Estimated 
Retail 

Spending Per 
Person 

Adjusted 
Retail 

Spending 
(25%) 

Incremental 
Downtown 
Demand  

(14,028 workers) 
Automobile dealers $537,900,613 $1,555 $389 $5,451,690 
Other motor vehicle dealers $24,945,744 $72 $18 $252,828 
Automotive parts & accessories stores $116,669,385 $337 $84 $1,182,459 
Tire dealers $52,239,132 $151 $38 $529,450 
Home centers $9,178,485 $27 $7 $93,025 
Paint & wallpaper stores $874,566 $3 $1 $8,864 
Hardware stores $864,065 $2 $1 $8,757 
Outdoor power equipment stores $14,759,067 $43 $11 $149,585 
Nursery & garden centers $12,170,807 $35 $9 $123,353 
Men’s clothing stores $37,693,768 $109 $27 $382,031 
Women’s clothing stores $68,622,799 $198 $50 $695,501 
Children’s & Infants clothing stores $40,351,041 $117 $29 $408,963 
Shoe stores $41,647,424 $120 $30 $422,102 
Jewelry stores $23,005,022 $66 $17 $233,159 
Appliance, television, & other electronics stores $72,353,540 $209 $52 $733,312 
Computer & software stores $178,600,868 $516 $129 $1,810,142 
Camera & photographic supplies stores $7,730,688 $22 $6 $78,351 
Supermarkets & other grocery stores $502,104,231 $1,451 $363 $5,088,889 
Convenience stores $141,283,620 $408 $102 $1,431,927 
Beer, wine, & liquor stores $28,403,014 $82 $21 $287,868 
Furniture stores $55,074,947 $159 $40 $558,191 
Home furnishings stores $125,417,117 $362 $91 $1,271,118 
Gasoline stations with convenience stores $435,219,940 $1,258 $314 $4,411,008 
Other gasoline stations $310,203,508 $896 $224 $3,143,951 
General merchandise stores $819,855,364 $2,369 $592 $8,309,336 
Department stores (excl leased depts) $657,491,074 $1,900 $475 $6,663,754 
Pharmacies & drug stores $142,375,671 $411 $103 $1,442,995 
Other health & personal care stores $47,400,317 $137 $34 $480,408 
Pet & pet supplies stores $39,605,929 $114 $29 $401,411 
Restaurant Expenditures $144,383,258 $417 $104 $1,463,342 
Sporting goods stores $13,370,318 $39 $10 $135,510 
Hobby, toy, & game stores $13,430,688 $39 $10 $136,122 
Sewing, needlework, & piece goods stores $5,298,189 $15 $4 $53,698 
Musical instrument & supplies stores $3,481,378 $10 $3 $35,284 
Book, periodical, & music stores $11,521,932 $33 $8 $116,776 
General Merchandise, Apparel, and Furniture $577,777,355 $1,670 $417 $5,855,846 
Total  $5,313,304,864 $15,355 $3,839 $53,851,008 

Source: AnySite; TMG Consulting Analysis 
 
This incremental demand is not in addition to the total demand for both parishes; instead, it represents 
a re-allocation of demand into the downtown area where Shreveport Common has the ability to take 
advantage of it. When this incremental retail spending from downtown workers is divided by the average 
spending per retail business, the result is the new column for additional downtown demand for retail 
businesses in the following table. The share for the study area as it compares to the total two-parish 
retail business supply is also shown at the end of this table.  
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2012 Estimated Demand for Number of Retail Businesses for  
Shreveport Common 

Category of Retail Businesses 
Additional 
Downtown 
Demand 

0 TO 1 
MILE 

Total for 
Shreveport 
Common 

Automobile dealers 0.5 0.5 1.0 
Other motor vehicle dealers 0.1 0.1 0.2 
Automotive parts & accessories stores 0.6 0.7 1.4 
Tire dealers 0.2 0.3 0.5 
Home centers 0.1 0.1 0.2 
Paint & wallpaper stores 0.1 0.2 0.4 
Hardware stores 0.3 0.5 0.7 
Outdoor power equipment stores 0.0 0.0 0.0 
Nursery & garden centers 0.1 0.1 0.1 
Men’s clothing stores 0.1 0.0 0.1 
Women’s clothing stores 0.5 0.6 1.1 
Children’s & Infants clothing stores 0.1 0.1 0.1 
Shoe stores 0.2 0.2 0.4 
Jewelry stores 0.2 0.2 0.5 
Appliance, television, & other electronics stores 0.2 0.2 0.5 
Computer & software stores 0.2 0.2 0.5 
Camera & photographic supplies stores 0.1 0.0 0.1 
Supermarkets & other grocery stores 0.5 0.5 1.0 
Convenience stores 0.3 0.4 0.7 
Beer, wine, & liquor stores 0.4 0.4 0.8 
Furniture stores 0.4 0.5 0.9 
Home furnishings stores 0.4 0.4 0.8 
Gasoline stations with convenience stores 1.9 2.0 3.8 
Other gasoline stations 0.2 0.2 0.4 
General merchandise stores 0.9 1.0 2.0 
Department stores (excl leased depts) 0.1 0.1 0.1 
Pharmacies & drug stores 0.6 0.7 1.2 
Other health & personal care stores 0.3 0.3 0.6 
Pet & pet supplies stores 0.1 0.1 0.2 
Restaurant Expenditures 5.2 5.9 11.1 
Sporting goods stores 0.2 0.2 0.4 
Hobby, toy, & game stores 0.1 0.1 0.2 
Sewing, needlework, & piece goods stores 0.1 0.1 0.1 
Musical instrument & supplies stores 0.1 0.1 0.2 
Book, periodical, & music stores 0.1 0.1 0.2 
General Merchandise, Apparel, and Furniture 0.8 0.8 1.6 
Total  16.2 18.1 34.3 
Total Retail Businesses in Caddo and Bossier 1,774 
2012 Estimated Share of Retail Businesses 0.91% 1.02% 1.93% 

Source: TMG Consulting Analysis 
 
The combined share of retail for the Shreveport Common Study area (both the 1 mile segment and the 
additional downtown demand) is 1.93% of all retail from both parishes, which equals about 34.3 retail 
establishments.   
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NON-RETAIL DEMAND  
To estimate the demand for non-retail businesses in the study area, TMG used a population-based 
“threshold” methodology.111 Using the QCEW for 2012 for both Caddo Parish and Bossier Parish, along 
with Anysite’s 2012 population estimates for each parish, TMG calculated the estimated population that 
supported the average business for each NAICS non-retail/commercial sector. The combined 2012 
population estimate for both Caddo Parish and Bossier Parish was 376,004 people. This figure was divided 
by each sector’s number of businesses from the QCEW survey for 2012 to produce the threshold 
population estimates in the following table. 
 

2012 Estimated Thresholds for Non-Retail Businesses in Caddo and Bossier 

Category for Non-Retail Businesses 
Number of 

Businesses in Both 
Parishes 

Threshold Population 
for one Business 

(based on pop. of 
376,004) 

Couriers and messengers 33 11,394 
Warehousing and storage 17 22,118 
Publishing industries (except internet) 25 15,040 
Motion picture and sound recording industries 22 17,091 
Broadcasting (except internet) 12 31,334 
Telecommunications 60 6,267 
Data processing, hosting, and related services 13 28,923 
Other information services 11 34,182 
Credit intermediation and related activities 293 1,283 
Securities, commodity contracts, and related activities 109 3,450 
Insurance carriers and related activities 266 1,414 
Funds, trusts, and other financial vehicles 9 41,778 
Real estate 348 1,080 
Rental and leasing services 123 3,057 
Lessors of nonfinancial intangible assets  6 62,667 
Professional, scientific, and technical services 971 387 
Management of companies and enterprises 88 4,273 
Administrative and support services 470 800 
Social assistance 220 1,709 
Performing arts, spectator sports, and related industries 34 11,059 
Museums, historical sites, and similar institutions 4 94,001 
Amusement, gambling, and recreation industries 93 4,043 
Accommodation 79 4,760 
Repair and maintenance 270 1,393 
Personal and laundry services 201 1,871 
Religious, grantmaking, civic, professional, and similar orgs 108 3,482 

Source: QCEW 2012 data; TMG Consulting Analysis 
 
TMG then applied these threshold estimates against the estimated daytime population for the Shreveport 
Common area in both the 0-1 mile radius and for the incremental downtown daytime population in order 
to estimate the amount of local demand for each sector of non-retail businesses in 2012. To calculate 
share of non-retail businesses, TMG divided the total population in the 0-1 mile radius and in the 
incremental downtown daytime population by the threshold for each NAICS sector. The entire downtown 
population (less those who live in the 0-1 mile radius) was used for this estimate because non-retail 
services are utilized by most residents across both parishes and is not limited to the 0-1 mile geography. 

                                                 
111 Based on methodologies developed by Deller and Ryan, University of Wisconsin-Extension, “Retail and Service Demand 
Thresholds for Wisconsin,” April 1996.  
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Estimated Demand for Non-Retail Businesses in Shreveport Common in 2012 

Category for Non-Retail Businesses  
Population 
Threshold 

(2012)  

 0-1 Mile 
(Pop. 3,456)  

Incremental 
Downtown 

(Pop. 14,028)  

Shreveport 
Common  

Couriers and messengers 11,394 0.3 1.2 1.5 
Warehousing and storage 22,118 0.2 0.6 0.8 
Publishing industries (except internet) 15,040 0.2 0.9 1.2 
Motion picture and sound recording industries 17,091 0.2 0.8 1.0 
Broadcasting (except internet) 31,334 0.1 0.4 0.6 
Telecommunications 6,267 0.6 2.2 2.8 
Data processing, hosting, and related services 28,923 0.1 0.5 0.6 
Other information services 34,182 0.1 0.4 0.5 
Credit intermediation and related activities 1,283 2.7 10.9 13.6 
Securities, commodity contracts, and related activities 3,450 1.0 4.1 5.1 
Insurance carriers and related activities 1,414 2.4 9.9 12.4 
Funds, trusts, and other financial vehicles 41,778 0.1 0.3 0.4 
Real estate 1,080 3.2 13.0 16.2 
Rental and leasing services 3,057 1.1 4.6 5.7 
Lessors of nonfinancial intangible assets  62,667 0.1 0.2 0.3 
Professional, scientific, and technical services 387 8.9 36.2 45.2 
Management of companies and enterprises 4,273 0.8 3.3 4.1 
Administrative and support services 800 4.3 17.5 21.9 
Social assistance 1,709 2.0 8.2 10.2 
Performing arts, spectator sports, and related industries 11,059 0.3 1.3 1.6 
Museums, historical sites, and similar institutions 94,001 0.0 0.1 0.2 
Amusement, gambling, and recreation industries 4,043 0.9 3.5 4.3 
Accommodation 4,760 0.7 2.9 3.7 
Repair and maintenance 1,393 2.5 10.1 12.6 
Personal and laundry services 1,871 1.8 7.5 9.3 
Religious, grantmaking, civic, professional, and similar orgs 3,482 1.0 4.0 5.0 
Total    35.7 144.9 180.6 
Total number of Non-Retail Businesses in Both Parishes  3,885 
Estimated Share of Non-Retail in 2012   0.92% 3.73% 4.65% 

Source: TMG Analysis 
 
The combined share of non-retail for the Shreveport Common Study area (both the 1 mile segment and 
a re-allocation of downtown demand) is 4.65% of all non-retail from both parishes, which equals about 
181 non-retail establishments.   
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Supply vs. Demand Comparison  
The first component of the retail and commercial market assessment is comparison of current supply 
against estimated demand in 2012. In sectors where local demand exceeds the local supply, there is 
opportunity for additional businesses to take advantage of surplus demand and enter the local market 
via the Shreveport Common Cultural District.  

RETAIL SUPPLY VS. RETAIL DEMAND 
The following table compares the local demand (from 0-1 mile ring plus incremental demand from 
downtown workers) for retail businesses by sector as estimated by TMG against the local supply of retail 
businesses in the study area.  
 
Comparison of Demand for Retail Businesses vs. Supply of Retail Businesses in Study Area (2012) 

Category of Retail Businesses Demand Supply Difference Evaluation 2012 2012 2012 
Automobile dealers 1.0 6 -5.0 Excess Supply 
Other motor vehicle dealers 0.2 0 0.2 Unsatisfied Demand 
Automotive parts & accessories stores 1.4 3 -1.6 Excess Supply 
Tire dealers 0.5 1 -0.5 Excess Supply 
Home centers 0.2 0 0.2 Unsatisfied Demand 
Paint & wallpaper stores 0.4 1 -0.6 Excess Supply 
Hardware stores 0.7 2 -1.3 Excess Supply 
Outdoor power equipment stores 0.0 0 0.0 Unsatisfied Demand 
Nursery & garden centers 0.1 0 0.1 Unsatisfied Demand 
Men’s clothing stores 0.1 1 -0.9 Excess Supply 
Women’s clothing stores 1.1 1 0.1 Unsatisfied Demand 
Children’s & Infants clothing stores 0.1 0 0.1 Unsatisfied Demand 
Shoe stores 0.4 1 -0.6 Excess Supply 
Jewelry stores 0.5 1 -0.5 Excess Supply 
Appliance, television, & other electronics stores 0.5 6 -5.5 Excess Supply 
Computer & software stores 0.5 5 -4.5 Excess Supply 
Camera & photographic supplies stores 0.1 0 0.1 Unsatisfied Demand 
Supermarkets & other grocery stores 1.0 2 -1.0 Excess Supply 
Convenience stores 0.7 3 -2.3 Excess Supply 
Beer, wine, & liquor stores 0.8 2 -1.2 Excess Supply 
Furniture stores 0.9 7 -6.1 Excess Supply 
Home furnishings stores 0.8 0 0.8 Unsatisfied Demand 
Gasoline stations with convenience stores 3.8 2 1.8 Unsatisfied Demand 
Other gasoline stations 0.4 0 0.4 Unsatisfied Demand 
General merchandise stores 2.0 3 -1.0 Excess Supply 
Department stores (excl leased depts) 0.1 0 0.1 Unsatisfied Demand 
Pharmacies & drug stores 1.2 1 0.2 Unsatisfied Demand 
Other health & personal care stores 0.6 19 -18.4 Excess Supply 
Pet & pet supplies stores 0.2 1 -0.8 Excess Supply 
Restaurant Expenditures 11.1 55 -43.9 Excess Supply 
Sporting goods stores 0.4 0 0.4 Unsatisfied Demand 
Hobby, toy, & game stores 0.2 2 -1.8 Excess Supply 
Sewing, needlework, & piece goods stores 0.1 1 -0.9 Excess Supply 
Musical instrument & supplies stores 0.2 1 -0.8 Excess Supply 
Book, periodical, & music stores 0.2 0 0.2 Unsatisfied Demand 
General Merchandise, Apparel, and Furniture 1.6 0 1.6 Unsatisfied Demand 

Total for Shreveport Common Study Area 34.3 127 6.5 Number of Potential 
Retail Businesses 

Source: TMG Consulting Analysis 
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When local demand is compared against local supply, TMG found that there was unsatisfied demand in 
in several retail sectors. In many cases, the excess demand within a sector is only enough to support a 
fraction of a new retail establishment; however, in the aggregate, the Shreveport Common study area 
should be able to accommodate approximately 6.5 new retail businesses from current unsatisfied 
demand, provided sufficient and adequate property is made available to developers to accommodate 
this demand. Among the most likely for potential market entry are gasoline stations with convenience 
stores (1.8) and general merchandise, apparel, and furniture stores (1.6).  
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NON-RETAIL SUPPLY VS. NON-RETAIL DEMAND 
The following table compares the local demand (from 0-1 mile ring plus incremental demand from 
downtown workers) for non-retail businesses by sector as estimated by TMG against the local supply of 
non-retail businesses in the study area as.  
 

Comparison of Demand for Non-Retail Businesses vs. Supply of  
Non-Retail Businesses in Study Area (2012) 

Category of Non Retail Businesses Demand Supply Difference Evaluation 2012 2012 2012 
Couriers and messengers 1.5 1 0.5 Unsatisfied Demand 
Warehousing and storage 0.8 3 -2.2 Excess Supply 
Publishing industries (except internet) 1.2 13 -11.8 Excess Supply 
Motion picture and sound recording industries 1.0 5 -4.0 Excess Supply 
Broadcasting (except internet) 0.6 3 -2.4 Excess Supply 
Telecommunications 2.8 15 -12.2 Excess Supply 
Data processing, hosting, and related services 0.6 8 -7.4 Excess Supply 
Other information services 0.5 1 -0.5 Excess Supply 
Credit intermediation and related activities 13.6 32 -18.4 Excess Supply 
Securities, commodity contracts, and related activities 5.1 8 -2.9 Excess Supply 
Insurance carriers and related activities 12.4 35 -22.6 Excess Supply 
Funds, trusts, and other financial vehicles 0.4 35 -34.6 Excess Supply 
Real estate 16.2 46 -29.8 Excess Supply 
Rental and leasing services 5.7 15 -9.3 Excess Supply 
Lessors of nonfinancial intangible assets  0.3 0 0.3 Unsatisfied Demand 
Professional, scientific, and technical services 45.2 398 -352.8 Excess Supply 
Management of companies and enterprises 4.1 8 -3.9 Excess Supply 
Administrative and support services 21.9 36 -14.1 Excess Supply 
Social assistance 10.2 25 -14.8 Excess Supply 
Performing arts, spectator sports, and related industries 1.6 7 -5.4 Excess Supply 
Museums, historical sites, and similar institutions 0.2 14 -13.8 Excess Supply 
Amusement, gambling, and recreation industries 4.3 16 -11.7 Excess Supply 
Accommodation 3.7 9 -5.3 Excess Supply 
Repair and maintenance 12.6 34 -21.4 Excess Supply 
Personal and laundry services 9.3 2 7.3 Unsatisfied Demand 
Religious, grant making, civic, professional, and similar orgs. 5.0 36 -31.0 Excess Supply 

Total  180.6 805.0 8.2 Number of Potential 
Non-Retail Businesses 

Source: TMG Consulting Analysis 
 
When local demand is compared against local supply, TMG found that there was unsatisfied demand in 
only a few listed non-retail sectors. In two cases, the excess demand within a sector is only enough to 
support a fraction of a new non-retail establishment; however, in the aggregate, the Shreveport Common 
study area should be able to accommodate approximately 8.2 new non-retail businesses from current 
unsatisfied demand, provided sufficient and adequate property is made available to developers to 
accommodate this demand. Among the most robust for market entry are potential courier and messenger 
companies (0.5) and personal and laundry services establishments (7.1).  
 
Excess supply in the study area exists for many of non-retail sectors because services provided by non-
retail businesses are expected to extend not only to those in the 0 to 1 mile radius around Shreveport 
Common, but also to the population throughout the North Louisiana region.   
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New Business Demand 
The second component of the retail and commercial market assessment is a comparison of current 
demand (2012 data) against projected demand in 2017. AnySite provides projections for retail spending 
and population growth from the U.S. Census Bureau that can be used to infer what demand may be in 
2017. The Shreveport Common Cultural District may be able to capture this growth in demand over the 
next five years.  

NEW RETAIL BUSINESS DEMAND 
TMG procured the projected level of retail spending for 2017 from AnySite to use as a proxy for demand 
for retail goods and services. Projections from AnySite are based upon data from the U.S. Census Bureau. 
The table below shows the projected level of retail spending in Caddo Parish and Bossier Parish for 2017.  
 

Projected Retail Spending in 2017 by Parish 
Category of Retail Spending Bossier Caddo 

Automobile dealers $195,614,347 $412,334,024 
Other motor vehicle dealers $10,366,052 $18,423,877 
Automotive parts & accessories stores $39,902,227 $90,630,543 
Tire dealers $17,877,310 $40,607,948 
Home centers $3,291,763 $7,309,221 
Paint & wallpaper stores $313,681 $674,088 
Hardware stores $300,752 $691,536 
Outdoor power equipment stores $4,647,638 $11,883,129 
Nursery & garden centers $4,404,016 $9,571,644 
Men’s clothing stores $12,402,371 $30,002,747 
Women’s clothing stores $24,022,330 $53,738,675 
Children & Infants clothing stores $14,286,805 $31,706,636 
Shoe stores $15,080,810 $32,128,040 
Jewelry stores $8,458,113 $17,324,456 
Appliance, television, & other electronics stores $27,829,972 $55,289,966 
Computer & software stores $67,298,167 $145,537,853 
Camera & photographic supplies stores $2,902,972 $6,430,845 
Supermarkets & other grocery stores $181,915,055 $401,958,533 
Convenience stores $50,379,589 $114,142,403 
Beer, wine, & liquor stores $9,795,619 $23,702,883 
Furniture stores $20,459,797 $42,621,423 
Home furnishings stores $45,450,470 $98,170,585 
Gasoline stations with convenience stores $154,747,829 $338,707,870 
Other gasoline stations $110,358,447 $237,563,682 
General merchandise stores $293,503,740 $642,077,082 
Department stores (excl leased depts) $235,570,354 $514,635,690 
Pharmacies & drug stores $51,706,150 $113,945,960 
Other health & personal care stores $17,207,434 $37,123,506 
Pet & pet supplies stores $14,874,720 $32,927,391 
Restaurant Expenditures $52,282,543 $115,652,601 
Sporting goods stores $4,629,145 $11,512,698 
Hobby, toy, & game stores $5,554,082 $10,635,118 
Sewing, needlework, & piece goods stores $2,183,406 $3,859,035 
Musical instrument & supplies stores $1,165,752 $2,926,858 
Book, periodical, & music stores $4,371,780 $9,143,768 
General Merchandise, Apparel, and Furniture $207,333,197 $451,332,497 
Total  $1,912,488,435 $4,166,924,811 

Source: AnySite 
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Similar to what was done for 2012 levels of retail spending, TMG used the estimated retail spending in 
2012 for each parish and divided it by the number of businesses in each parish from the QCEW from 2012 
to determine the average level of spending that could be maintained by one business. The estimated 
retail spending per business per parish in 2012 is shown in the following table. 
 

2012 Estimated Retail Spending per Business by Parish 
Category of Retail Spending Bossier Parish Caddo Parish 

Automobile dealers $8,816,785 $10,051,727 
Other motor vehicle dealers $1,040,691 $2,150,472 
Automotive parts & accessories stores $2,368,446 $1,842,645 
Tire dealers $2,122,440 $2,331,408 
Home centers $1,523,996 $772,265 
Paint & wallpaper stores $144,995 $71,418 
Hardware stores $39,830 $34,743 
Outdoor power equipment stores $725,828 $11,304,936 
Nursery & garden centers $2,043,667 $1,824,567 
Men’s clothing stores $11,678,390 $7,222,163 
Women’s clothing stores $1,021,870 $1,436,430 
Children’s & Infants clothing stores $1,488,447 $6,106,515 
Shoe stores $940,013 $1,813,408 
Jewelry stores $717,931 $1,040,940 
Appliance, television, & other electronics stores $2,332,058 $3,284,835 
Computer & software stores $5,456,630 $8,348,024 
Camera & photographic supplies stores $851,666 $1,456,702 
Supermarkets & other grocery stores $8,753,424 $10,797,073 
Convenience stores $5,748,048 $4,120,566 
Beer, wine, & liquor stores $1,257,923 $731,789 
Furniture stores $3,145,176 $1,267,739 
Home furnishings stores $4,207,858 $3,460,091 
Gasoline stations with convenience stores $2,845,419 $2,367,576 
Other gasoline stations $20,920,822 $17,829,715 
General merchandise stores $8,267,046 $8,768,892 
Department stores (excl leased depts) $54,750,348 $98,413,971 
Pharmacies & drug stores $3,636,408 $2,438,343 
Other health & personal care stores $1,592,636 $1,609,152 
Pet & pet supplies stores $4,365,307 $4,984,000 
Restaurant Expenditures $239,273 $282,786 
Sporting goods stores $339,389 $805,366 
Hobby, toy, & game stores $544,954 $1,377,780 
Sewing, needlework, & piece goods stores $1,006,258 $736,347 
Musical instrument & supplies stores $1,034,947 $534,190 
Book, periodical, & music stores $1,319,154 $1,420,350 
General Merchandise, Apparel, and Furniture $7,416,320 $7,316,900 
Total  $3,077,196 $3,324,855 

Source: TMG Consulting Analysis  
 
TMG used this data to determine the number of businesses that the retail demand in each ring of 
geography is projected to support. To determine how many retail businesses are projected to be 
supported by the demand from each segment of geography, TMG used the 2017 retail spending data from 
AnySite and divided it by the average spending per business in each sector of retail spending.  For the 0-
1 mile ring, the vast majority of the geography is contained in Caddo Parish; therefore, the Caddo Parish 
average spending per business column was used. The result of this calculation for the 0-1 mile segment 
is provided in the following table.   
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2017 Projected Demand for Number of  
Retail Businesses in the 0-1 Mile Radius 

Category of Retail Businesses 0 TO 1 MILE 
Automobile dealers 0.5 
Other motor vehicle dealers 0.1 
Automotive parts & accessories stores 0.7 
Tire dealers 0.3 
Home centers 0.1 
Paint & wallpaper stores 0.2 
Hardware stores 0.5 
Outdoor power equipment stores 0.0 
Nursery & garden centers 0.1 
Men’s clothing stores 0.0 
Women’s clothing stores 0.6 
Children’s & Infants clothing stores 0.1 
Shoe stores 0.2 
Jewelry stores 0.3 
Appliance, television, & other electronics stores 0.2 
Computer & software stores 0.2 
Camera & photographic supplies stores 0.1 
Supermarkets & other grocery stores 0.6 
Convenience stores 0.4 
Beer, wine, & liquor stores 0.5 
Furniture stores 0.5 
Home furnishings stores 0.4 
Gasoline stations with convenience stores 2.0 
Other gasoline stations 0.2 
General merchandise stores 1.0 
Department stores (excl leased depts) 0.1 
Pharmacies & drug stores 0.7 
Other health & personal care stores 0.3 
Pet & pet supplies stores 0.1 
Restaurant Expenditures 6.1 
Sporting goods stores 0.2 
Hobby, toy, & game stores 0.1 
Sewing, needlework, & piece goods stores 0.1 
Musical instrument & supplies stores 0.1 
Book, periodical, & music stores 0.1 
General Merchandise, Apparel, and Furniture 0.9 
Total  18.5 

Source: TMG Consulting Analysis 
 
In a similar fashion to estimating 2012 demand, the projection for 2017 should also include the 
incremental demand from workers in the downtown area. AnySite and the U.S. Census project that 3,422 
people will live one mile from the study area in 2017.112 The U.S. Census Bureau’s Journey to Work Survey 
estimates that 78.1% of those who live in Shreveport also work in Shreveport. TMG applied this 78.1% 
factor to the 3,422 people who are expected to live in the 1-mile ring radius to estimate that 2,673 
people who will work downtown will also live in the 1-mile radius. The retail demand from these 2,673 
downtown workers are already captured in the original calculation of demand from the 1-mile segment; 
therefore, they should be removed from the downtown workers that could contribute to downtown 
                                                 
112 It should be noted that this is a small decline in population based on statistical trends and does not taking into account 
the potential new resident population that is forecast in the Housing Market Assessment section of this study. 
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demand (to avoid double counting). TMG used the population growth projection for the 0-15 mile study 
area (2.4%) to project the number of downtown employment in 2017 (17,129 workers). The resulting 
difference is 14,456 remaining downtown workers who would not live in the 1-mile radius around 
Shreveport Common.  
 
TMG used the total demand for retail within a 0-15 mile radius of the study area and divided each 
category by the population projection for the 15-mile radius for 2017 (354,497 people), to create a 
projection for the average retail spending per person. Given the availability of goods and services close 
to residential areas and projected spending patterns, TMG projects that only 25% of this demand could 
be reasonably captured by business in the study area. TMG then used the adjusted demand per employee 
and multiplied it by the total number of downtown employees who do not live in the 1-mile segment 
(14,456 workers). The result is the additional downtown demand for each retail category which is 
outlined in the table on the following page. 
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2017 Projected Demand for Retail from Downtown Workers 

Category of Retail Spending 0 TO 15 Mile Ring 
(354,497 people) 

Projected 
Retail 

Spending Per 
Person 

Adjusted 
Retail 

Spending 
(25%) 

Incremental 
Downtown 
Demand  

(14,456 workers) 
Automobile dealers $557,194,313 $1,572 $393 $5,680,547 
Other motor vehicle dealers $27,079,711 $76 $19 $276,075 
Automotive parts & accessories stores $120,567,123 $340 $85 $1,229,171 
Tire dealers $53,976,606 $152 $38 $550,287 
Home centers $9,732,677 $27 $7 $99,224 
Paint & wallpaper stores $926,135 $3 $1 $9,442 
Hardware stores $913,459 $3 $1 $9,313 
Outdoor power equipment stores $15,572,620 $44 $11 $158,761 
Nursery & garden centers $12,876,443 $36 $9 $131,274 
Men’s clothing stores $39,417,090 $111 $28 $401,854 
Women’s clothing stores $71,981,140 $203 $51 $733,841 
Children’s & Infants clothing stores $42,259,650 $119 $30 $430,833 
Shoe stores $43,776,931 $123 $31 $446,302 
Jewelry stores $24,171,786 $68 $17 $246,429 
Appliance, television, & other electronics stores $76,942,763 $217 $54 $784,425 
Computer & software stores $196,447,138 $554 $139 $2,002,761 
Camera & photographic supplies stores $8,613,418 $24 $6 $87,813 
Supermarkets & other grocery stores $538,893,668 $1,520 $380 $5,493,973 
Convenience stores $151,876,542 $428 $107 $1,548,368 
Beer, wine, & liquor stores $30,942,789 $87 $22 $315,459 
Furniture stores $58,463,720 $165 $41 $596,032 
Home furnishings stores $132,992,947 $375 $94 $1,355,851 
Gasoline stations with convenience stores $455,345,259 $1,284 $321 $4,642,205 
Other gasoline stations $320,956,834 $905 $226 $3,272,127 
General merchandise stores $865,476,799 $2,441 $610 $8,823,459 
Department stores (excl leased depts) $693,974,473 $1,958 $489 $7,075,008 
Pharmacies & drug stores $152,652,420 $431 $108 $1,556,278 
Other health & personal care stores $50,197,552 $142 $35 $511,760 
Pet & pet supplies stores $44,047,775 $124 $31 $449,063 
Restaurant Expenditures $155,309,117 $438 $110 $1,583,363 
Sporting goods stores $14,847,422 $42 $10 $151,368 
Hobby, toy, & game stores $14,958,292 $42 $11 $152,498 
Sewing, needlework, & piece goods stores $5,625,530 $16 $4 $57,352 
Musical instrument & supplies stores $3,847,527 $11 $3 $39,225 
Book, periodical, & music stores $12,481,739 $35 $9 $127,250 
General Merchandise, Apparel, and Furniture $609,632,790 $1,720 $430 $6,215,152 
Total  $5,614,972,198 $15,839 $3,960 $57,244,144 

Source: AnySite; TMG Consulting Analysis 
 
This incremental demand includes the re-allocation of demand into the downtown area and as well as 
new spending due to the expected growth in the downtown population by 2017. When this incremental 
retail spending from downtown workers is divided by the average spending per retail business in Caddo 
Parish, the result is the new column for additional potential downtown demand for retail businesses in 
the table below. The share for each segment of geography as it compares to the total two-parish retail 
business supply is also shown at the end of this table.  
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2017 Projected Demand for Number of Retail Businesses per Segment 

Category of Retail Businesses 
Additional 
Downtown 
Demand 

0 TO 1 Mile 
Total for 

Shreveport 
Common 

Automobile dealers 0.6 0.5 1.0 
Other motor vehicle dealers 0.1 0.1 0.2 
Automotive parts & accessories stores 0.7 0.7 1.4 
Tire dealers 0.2 0.3 0.5 
Home centers 0.1 0.1 0.3 
Paint & wallpaper stores 0.1 0.2 0.4 
Hardware stores 0.3 0.5 0.8 
Outdoor power equipment stores 0.0 0.0 0.0 
Nursery & garden centers 0.1 0.1 0.1 
Men’s clothing stores 0.1 0.0 0.1 
Women’s clothing stores 0.5 0.6 1.1 
Children & Infants clothing stores 0.1 0.1 0.1 
Shoe stores 0.2 0.2 0.5 
Jewelry stores 0.2 0.3 0.5 
Appliance, television, & other electronics stores 0.2 0.2 0.5 
Computer & software stores 0.2 0.2 0.5 
Camera & photographic supplies stores 0.1 0.1 0.1 
Supermarkets & other grocery stores 0.5 0.6 1.1 
Convenience stores 0.4 0.4 0.7 
Beer, wine, & liquor stores 0.4 0.5 0.9 
Furniture stores 0.5 0.5 1.0 
Home furnishings stores 0.4 0.4 0.8 
Gasoline stations with convenience stores 2.0 2.0 3.9 
Other gasoline stations 0.2 0.2 0.4 
General merchandise stores 1.0 1.0 2.0 
Department stores (excl leased depts) 0.1 0.1 0.1 
Pharmacies & drug stores 0.6 0.7 1.3 
Other health & personal care stores 0.3 0.3 0.7 
Pet & pet supplies stores 0.1 0.1 0.2 
Restaurant Expenditures 5.6 6.1 11.7 
Sporting goods stores 0.2 0.2 0.4 
Hobby, toy, & game stores 0.1 0.1 0.2 
Sewing, needlework, & piece goods stores 0.1 0.1 0.1 
Musical instrument & supplies stores 0.1 0.1 0.2 
Book, periodical, & music stores 0.1 0.1 0.2 
General Merchandise, Apparel, and Furniture 0.8 0.9 1.7 
Total  17.3 18.5 35.8 
Total Retail Businesses in Both Parishes  1,774 
2017 Projected Share of Retail Businesses  0.98% 1.05% 2.02% 

Source: TMG Consulting Analysis 
 
The projected combined share of retail in 2017 for the Shreveport Common Study area (both the 1 mile 
segment and the additional downtown demand) is 2.02% of all retail from both parishes, which equals 
about 35.8 retail establishments. The estimated demand for retail in 2012 was 34.3 establishments; 
therefore, the expected growth in retail in the Shreveport Common study area is about 1.6 new retail 
businesses.  
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NEW NON-RETAIL BUSINESS DEMAND 
To estimate the change in non-retail demand from 2012 to 2017, TMG compared the 2017 population 
projections for Caddo Parish and Bossier Parish against the 2012 estimates to determine the rate of 
population growth for the area.  

 
Projected Population Growth Rate for the Shreveport – Bossier City MSA 

Category Amount 
2012 Estimated Population of Caddo Parish and Bossier Parish 376,004 
2017 Projected Population of Caddo Parish and Bossier Parish 385,037 
Projected Change from 2012 to 2017 9,033 
Percentage Change from 2012 to 2017 2.4% 

Source: AnySite; TMG Consulting Analysis 
 
TMG projects that the rate of population growth will result in an equal rate of growth in the number of 
non-retail businesses to support the population. The population in the two-parish area is expected to 
grow by 2.4% over the five year period (2012-2017). TMG then applied this growth rate uniformly to all 
non-retail sectors within the study area to project total demand by Shreveport Common in 2017.  
 

2017 Projected Demand for Number of Non-Retail Businesses per Segment 
Category for Non-Retail Businesses   Growth Rate 

(2012-2017)   0-1 Mile  Incremental 
Downtown 

 Shreveport 
Common  

Couriers and messengers 2.4% 0.3 1.3 1.6 
Warehousing and storage 2.4% 0.2 0.6 0.8 
Publishing industries (except internet) 2.4% 0.2 1.0 1.2 
Motion picture and sound recording industries 2.4% 0.2 0.8 1.0 
Broadcasting (except internet) 2.4% 0.1 0.5 0.6 
Telecommunications 2.4% 0.6 2.3 2.9 
Data processing, hosting, and related services 2.4% 0.1 0.5 0.6 
Other information services 2.4% 0.1 0.4 0.5 
Credit intermediation and related activities 2.4% 2.8 11.2 14.0 
Securities, commodity contracts, and related activities 2.4% 1.0 4.2 5.2 
Insurance carriers and related activities 2.4% 2.5 10.2 12.7 
Funds, trusts, and other financial vehicles 2.4% 0.1 0.3 0.4 
Real estate 2.4% 3.3 13.3 16.6 
Rental and leasing services 2.4% 1.2 4.7 5.9 
Lessors of nonfinancial intangible assets 2.4% 0.1 0.2 0.3 
Professional, scientific, and technical services 2.4% 9.1 37.1 46.2 
Management of companies and enterprises 2.4% 0.8 3.4 4.2 
Administrative and support services 2.4% 4.4 18.0 22.4 
Social assistance 2.4% 2.1 8.4 10.5 
Performing arts, spectator sports, and related industries 2.4% 0.3 1.3 1.6 
Museums, historical sites, and similar institutions 2.4% 0.0 0.2 0.2 
Amusement, gambling, and recreation industries 2.4% 0.9 3.6 4.4 
Accommodation 2.4% 0.7 3.0 3.8 
Repair and maintenance 2.4% 2.5 10.3 12.9 
Personal and laundry services 2.4% 1.9 7.7 9.6 
Religious, grantmaking, civic, professional, and similar orgs 2.4% 1.0 4.1 5.1 
Total  2.4% 36.6 148.4 185.0 
Total Projected Number of Non-Retail Businesses in 2017 2.4%  3,978 
Estimated Share of Non-Retail in 2017   0.92% 3.73% 4.65% 

Source: TMG Consulting Analysis 
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TMG projects that the combined share of non-retail for the Shreveport Common Study area (both the 1 
mile segment and the additional downtown demand) will remain 4.65% of all non-retail from both 
parishes in 2017, which equals about 185.0 non-retail establishments in 2017. The estimated demand 
for non-retail in 2012 was 180.6 establishments; therefore, the expected change in non-retail in the 
Shreveport Common study area is about 4.3 additional new non-retail businesses. 
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Impact of Commercial Vacancies in the Market 
The final component of the retail and commercial market assessment is to consider the impact that 
current vacancies in the Downtown Shreveport area may have on the competitiveness of the Shreveport 
Common Cultural District. A summary of the unsatisfied demand for retail and non-retail establishments 
and the expected change in retail and non-retail demand is outlined in the following table. 
 

Total Potential New Businesses Demanded in Downtown Shreveport 
Category Retail Non-Retail Total 

Unsatisfied Demand (2012) (Number of Businesses) 6.5 8.2 14.7 

Anticipated Growth (2017) (Number of Businesses) 1.6 4.3 5.9 

Total Potential New Businesses Demanded in Downtown Shreveport 8.1 12.5 20.6 

Required Square Footage (5,000 per Business) 40,506 62,498 103,005 
Source: TMG Consulting Analysis 
 
The DDA provided TMG with an updated listing of all current vacancies in office buildings and free-
standing buildings in Downtown Shreveport.113 The following tables provide the estimated inventory 
space that is currently vacant as well as the free standing buildings that are either currently available 
for lease or are undergoing redevelopment and will be ready for lease by 2017.  
 

Office Buildings with Current Occupancy in Downtown Shreveport 
Office Inventory for Lease Occupancy Total Rentable 

Sq. Ft. 
Occupied 

Sq. Ft. 
Vacant 
 Sq. Ft. 

331 Milam (Post Office Bldg.) 50% 24,045 12,034 12,011 
708 Milam Street (Cahn Milam Bldg.) 95% 15,000 14,208 792 
American Tower 69% 200,952 138,983 61,969 
Beaird Tower 86% 182,911 157,295 25,616 
Beck Building  66% 185,701 123,301 62,400 
Chase Tower  79% 202,654 160,915 41,739 
Energy Square  32% 15,481 4,884 10,597 
Harkey Building  100% 10,000 10,000 0 
Hutchinson Building  50% 26,334 13,167 13,167 
Lane Building  40% 81,385 32,554 48,831 
Louisiana Tower 83% 343,362 284,143 59,219 
Market Street Bldg.  45% 65,203 29,341 35,862 
Mid South Tower  97% 162,000 157,000 5,000 
Milam 3 92% 21,525 19,809 1,716 
One Texas Centre 74% 41,185 30,316 10,869 
Quarter Building 100% 12,000 12,000 0 
Regions Bank Bldg. 94% 107,784 100,852 6,932 
Regions Tower  93% 387,137 358,219 28,918 
Shreveport Bar Center  100% 9,400 9,400 0 
Shepherd-Blanchard 100% 19,145 19,145 0 
Spring Plaza 71% 17,162 12,223 4,939 
Travis Place 81% 45,000 36,450 8,550 
Average Occupancy Rate/Totals 80% 2,175,366 1,736,239 439,127 
Source: Downtown Development Authority; TMG Consulting Analysis 

                                                 
113 Data on office space and free standing building vacancies has been provided by DDA is current as of January 2014.  
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TMG anticipates that for office building inventory, there are no adequate spaces to accommodate retail 
businesses. Overall, there is approximately 2.18 million square feet of useable space in office buildings 
in the downtown area. Approximately 439,000 sq. ft. is available based upon reported occupancy rates 
and total useable square footage in all identified buildings. 
 

Vacant Freestanding Building Inventory for Lease Outside Shreveport Common 
 Retail Space Non-Retail Space 

Freestanding Building Inventory for Lease Available Floors Sq. Ft. Available Floors Sq. Ft. 
216 Texas  1 2,048 1 2,048 
218 Texas  1 6,669 1 6,669 
616 Texas  1 4,655 1 4,655 
620 Texas  1 5,315 3 15,946 
624 Texas  1 10,334 6 62,001 
510 Commerce 1 9,750 1 9,750 
610 Crockett 1 12,000 1 12,000 
222 Lake (Times) 1 86,583 0 0 
90 Market 1 31,711 0 0 
201 Market 1 2,411 0 0 
421 Market/220 Texas 1 4,275 1 4,275 
900 Market (Hunter Bldg.)** 0 0 3 36,000 
101 Milam Street 1 6,768 1 6,768 
616 Milam  1 5,500 3 16,500 
644 Milam  1 2,933 2 5,867 
Totals 14 190,952 24 182,479 

** According to the DDA, the first floor of the Hunter Building is unsuitable for Retail, therefore all space from this building have 
been included in the non-retail allocation.  
Source: Downtown Development Authority; TMG Consulting Analysis  

 
For vacant freestanding building inventory, TMG anticipates that first floor of each building could be 
suitable for retail opportunities, but that all above floors would be used for non-retail establishments. 
The total rentable square footage for retail space 190,952 sq. ft. The total remaining rentable space for 
the above floors is 182,479 sq. ft. and is allocated for non-retail use in this analysis.   
 

Newly Renovated Building Inventory for Lease Outside Shreveport Common 
 Retail Space Non-Retail Space 

Freestanding Building Inventory for Lease Available Floors Sq. Ft. Available Floors Sq. Ft. 
Petroleum Tower  1 7,526 15 112,887 
Oil & Gas Building 1 10,000 2 20,000 
Totals 2 17,526 17 132,887 

Source: Downtown Development Authority; TMG Consulting Analysis  
 
For newly renovated buildings, TMG anticipates that first floor of each building could be suitable for 
retail opportunities, but that all above floors would be used for non-retail establishments. The total 
rentable square footage for retail space 190,952 sq. ft. The total remaining rentable space for the above 
floors is 182,479 sq. ft. and is allocated for non-retail use in this analysis.   
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The following table summarizes the estimated vacant space in the downtown area that could potentially 
accommodate retail or non-retail businesses that wish to enter the local market by 2017.  
 

Competitive Vacant Commercial Space Outside Shreveport Common 

Type of Vacancy Office Buildings Free Standing 
Buildings 

Newly 
Renovated 
Buildings 

Total 

Retail Space Vacancy (sq. ft.) 0 190,952 17,526 208,477 

Non-Retail Space Vacancy (sq. ft.) 439,127 182,479 132,887 754,493 

Total Space Vacant Downtown (sq. ft.) 439,127 373,431 150,413 962,970 
Source: DDA, TMG Consulting Analysis 

 
To determine how many businesses can be captured by the Shreveport Common Cultural District, TMG 
performed a fair share analysis that incorporates the available retail and non-retail space along with the 
potential commercial spaces identified within Shreveport Common as identified in the Shreveport 
Common Vision Plan issued in 2011 (estimated at 138,264 sq. ft.). To conduct this analysis, the level of 
demand that was calculated in the previous section is added to the current volume of businesses in the 
entire downtown area provided by the DDA. TMG used an average business space requirement of 5,000 
square feet to estimate the total space requirements needed for additional demand. TMG also anticipates 
that all demand can be captured by either downtown or the new Shreveport Common development. 
 

Potential New Retail and Commercial Demand in the Downtown Shreveport Area 
Type of Space Available Quantity 

Unsatisfied Demand and New Business Growth (# of businesses)  20.6 

Average Business Size (sq. ft.) 5,000 

Potential Business Growth in Downtown Shreveport (sq. ft.)  103,004 

Currency Occupancy in Downtown Shreveport (sq. ft.) 1,736,239 

Total Potential Occupied Square Footage 1,839,244 
Source: TMG Consulting Analysis 

 
The projected space needed to satisfy the potential demand for commercial businesses is approximately 
103,000 square feet. The total potential occupied space is 1.839 million square feet. To determine the 
fair share distribution of this demand, the total potential occupied square footage is divided by the total 
potential available square footage (which includes vacant buildings and the development of Shreveport 
Common.)  
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As identified in the previous section on potential sites for commercial development in Shreveport 
Common, there is 138,264 square feet available for retail and non-retail commercial use. When combined 
with the usable space in the rest of downtown Shreveport, there is 2,837,473 square feet available. The 
resulting fair share occupancy rate is 65%. 
 

Potential Retail and Commercial Supply in the Downtown Shreveport Area 
Type of Space Available Quantity 

Useable Space in Office Buildings in Downtown Shreveport 2,175,366 

Useable Space in Free Standing Vacant Buildings in Downtown Shreveport  373,431 

Useable Space in Newly Renovated Buildings in Downtown Shreveport 150,413 

Useable Space in Shreveport Common (Based on Vision Plan) 138,264 

Total Useable Space in Downtown Shreveport 2,837,473 

Total Potential Occupied Square Footage 1,839,244 

Fair Share Occupancy Rate 65% 
Source: TMG Consulting Analysis 

 
If Shreveport Common were to capture its fair share of the projected demand, then 89,622 square feet 
of the total planned available space (138,264 sq. ft.) would be occupied (at a 65% occupancy rate); 
however, the achievement of this fair share would necessitate the relocation of businesses away from 
their current locations in Downtown Shreveport. If no businesses will relocate away from their current 
locations and occupancy at office buildings remains the same going forward (a conservative scenario), 
the resulting occupied space in Shreveport Common would be less.  
 
In this conservative case, only the new demand for retail and non-retail space (103,004 sq. ft.) is 
distributed among Shreveport Common, free standing vacant buildings and newly renovated buildings; 
current office buildings receive no additional allocation. Downtown office building space is considered 
to be in a state of occupancy equilibrium given current retail and non-retail office building-oriented 
activity and its related occupants. New downtown commercial activity is expected to occur in the 
Shreveport Common area because Shreveport Common stands to be the change agent for the downtown 
area. Shreveport Common also stands to gain from any bleed-over effect its presence will have on 
potential occupants to currently vacant free standing buildings in other portions of Downtown 
Shreveport.   
   
To determine how the new businesses would be distributed among the vacant property and Shreveport 
Common, TMG assigned discount factors to the fair share for each property type: office buildings, free 
standing buildings, newly renovated buildings and Shreveport Common developments. TMG assigned a 
low factor (0.05) to older vacant freestanding buildings to account for their age, overall maintenance 
needs, and other significant development hurdles to be overcome before being truly competitive with 
other Downtown properties. TMG assigned a higher factor (0.50) for newly renovated buildings. TMG 
assigned all potential development in the Shreveport Common Cultural District with the same discount 
factor as newly renovated buildings (factor of 0.50).  
 
As shown in Appendix IV of this study, after these discount factors are assigned to the available space by 
property type, the projected spaced captured by property type can be calculated. Projections from this 
analysis are shown in the following tables.  
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Potential Capture of Retail and Commercial Space by Shreveport Common  
Category Retail Non Retail Total 

Unsatisfied Demand and Demand Growth (sq. ft.)) 40,506 62,498 103,005 

Projected Capture by Newly Renovated Buildings (sq. ft.) 5,680 43,069 48,749 

Projected Capture by Vacant Free Standing Buildings (sq. ft.) 6,189 5,914 12,103 

Potential Capture for Shreveport Common (sq. ft.) 28,637 13,516 42,153 
Source: TMG Consulting Analysis 

 
Potential Capture of Retail and Commercial Businesses by Shreveport Common  

Category Retail Non Retail Total 

Unsatisfied Demand and Demand Growth (# of businesses) 8.1 12.5 20.6 

Projected Capture by Newly Renovated Buildings (# of businesses) 1.1 8.6 9.7 

Projected Capture by Vacant Free Standing Buildings (# of businesses) 1.2 1.2 2.4 

Potential Capture for Shreveport Common (# of businesses) 5.7 2.7 8.4 
*Totals in table may not add precisely due to rounding 
Source: TMG Consulting Analysis 
 
The Shreveport Common Cultural District is expected to capture approximately 42,000 sq. ft. for 8.4 
businesses by 2017 if sufficient infrastructure improvements and adequate marketing efforts are made 
that make it equally competitive with other new and renovated buildings in the Downtown Shreveport 
area. This projection also anticipates the City of Shreveport can provide developers in Shreveport 
Common with special incentives (permit fee waivers, impact fee waivers, etc.) to invest in the area.  
 
At an average rate of $13.50 per square foot for retail property and an average rate of $12.50 per square 
foot for non-retail property (based on Caddo Parish September 2013 levels), the resulting anticipated 
annual revenue that can be expected from new Shreveport Common retail and commercial properties is 
approximately $555,550 per year (in 2013 dollars).  
 

Summary of Retail and Commercial Market Assessment for Shreveport Common – 
Square Footage and Revenue Projection 

Category Retail Non-Retail Total 
Estimated Capture by Shreveport Common 5.7 2.7 8.4 

Estimated Square Feet Per Business 5,000 5,000 5,000 

Estimated Square Feet of Real Estate Demanded 28,637 13,516 42,153 

September 2013 Market Rental Rate per Square Foot $          13.50 $          12.50 $          13.18 

Total Estimated Annual Revenue $      386,606 $      168,945 $      555,550 
Source: TMG Consulting Analysis 
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DISCLAIMER 
 
Consumer demand is particularly sensitive to downturns in the economy. Changes in consumer 
preferences or discretionary consumer spending brought about by factors such as fears of war, future 
acts of terrorism, general economic conditions, disposable consumer income, fears of recession and 
changes in consumer confidence in the economy could reduce overall demand for goods and services in 
the local economy. Our projections would thereby be adversely affected. 
 
All projections will be affected by international, national and local economic conditions. A recession or 
downturn in the general economy could adversely affect projections. 
 
This report reflects analysis and opinion based on primary and secondary sources of information. TMG 
has utilized sources that are deemed to be reliable but cannot guarantee their accuracy. Moreover, 
estimates and analyses regarding the project are based on trends and assumptions and, therefore, there 
will usually be differences between the estimated and actual results because events and circumstances 
frequently do not occur as expected, and those differences may be material. TMG has no obligation, 
unless subsequently engaged, to update this report or revise this analysis as presented due to events or 
conditions occurring after the date of this study. 
 
TMG makes no express or implied representation or warranty or guarantee as to the attainability of any 
projected or estimated information referenced or set forth herein, or as to the accuracy or completeness 
of the assumptions from which such projected or estimated information is derived. Any such projections 
or estimations are necessarily subject to a high degree of uncertainty and may vary materially and 
adversely from actual results.  
 
Some of the statements in this report constitute forward-looking statements. These statements involve 
risks, uncertainties and other factors that may cause you or your industry’s actual results, levels of 
activity, performance or achievements to be materially different from any future results, levels of 
activity, performance or achievements expressed or implied by these forward-looking statements. In 
some cases, you can identify forward-looking statements by terminology such as “may,” “will,” “should,” 
“would,” “could,” “believe,” “expect,” “anticipate,” “estimate,” “intend,” “plan,” “continue” or the 
negative of these terms or other comparable terminology.  
 
Although TMG believes that the expectations reflected in the forward-looking statements are reasonable, 
TMG cannot guarantee future results, levels of activity, performance or achievements. If one or more of 
the assumptions underlying our forward-looking statements proves incorrect, then actual results, levels 
of activity, performance or achievements could differ significantly from those expressed in or implied by 
the forward-looking statements contained herein. These forward-looking statements are subject to risks, 
uncertainties, and assumptions about or the projections that are subject to change based on various 
important factors, some of which are beyond our control. The factors identified above, among others, 
could cause our projections to differ significantly from the goals, plans, objectives, intentions and 
expectations expressed in our forward-looking statements. Therefore, TMG cautions you not to place 
undue reliance on our forward-looking statements. All forward-looking statements attributable to us are 
expressly qualified by these cautionary statements. 
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The accompanying study is prepared for the information and use of our client, and may not be relied 
upon by any third party for any purpose, including but not limited to financing of the project or investing 
in the project.  
 
While TMG Consulting endeavors to provide reliable estimates and projections, TMG accepts no liability 
by any party acting in relation to estimates and projections provided herein.  

 
  


