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Today’s Meeting

• Process to Date

• Trade Area Definition

• Trade Area Demographics

• Market Analysis
• Leakage

• Retail Opportunities

• Office/Industrial/Non Retail Opportunities

• Recommendations 



Conservative Evaluation

• Based on existing population not including  
surrounding growth.

• Sticks with a conservative trade area definition 
based on drive time.

• Fairly conservative capture rate and sales per 
square foot data.

• Does not account for proactive 
tourism/activities that the town is currently 
promoting.



Summary

• Determined a 5 minute drive time as the primary trade area. 

• This trade area is home to 3,136 residents with $111,196 
median HH income.

• Total leakage is $44.4 million supporting 57,300 square feet of 
retail space (including phase one of Town Square)

• Key retail opportunities:
• Small independent grocer (non-chain under 6K square feet)

• Pharmacy (6.7K square feet – small) 

• Liquor store

• General retail store

• 2-4 dining establishments

• Outdoor/hardware – limited opportunity 

• Miscellaneous specialty retail – clothing, gifts



3 Min



5 Min



10 Min



Demographics -- Population

3 Minute(s) 5 Minute(s) 10 Minute(s)

Description Drive Time % Drive Time % Drive Time

Population

        2020 Projection 1,794 3,538 12,548

        2015 Estimate 1,578 3,136 11,798

        2010 Census 1,304 2,622 10,940

        2000 Census 416 1,112 8,398

 

        Growth 2015-2020 13.72% 12.83% 6.35%

        Growth 2010-2015 21.05% 19.59% 7.84%

        Growth 2000-2010 213.40% 135.71% 30.28%



Demographics –Income

• 3 Min $111,308 Med  $145,658 Avg

• 5 Min $111,196 Med $141,888 Avg

• 10 Min $  96,243 Med $125,491 Avg

• Loudoun County $115,574 Med $119,134 Avg

• Virginia $  64,902 Med  



Retail Leakage Study

A study to establish the retail dollars 
leaving or entering a community from its 
primary and secondary trade areas.



Berlin Pike and Broad Way

• 3 Min Drive Time Stores sold $8.9 million

• 3 Min Drive Time Consumers spent $32.5 million

• Area LEAKED $23.6 overall in the previous year

• 5 Min Drive Time Stores sold $21.5

• 5 Min Drive Time Consumers spent $65.9

• Area LEAKED $44.4 overall in the previous year

• 10 Min Drive Time Stores sold $107.4 million

• 10 Min Drive Time Consumers spent $247.9

• Area LEAKED $140.5 overall in the previous year









Retail Market Potential



Summary

• Determined a 5 minute drive time as the primary trade area. 

• This trade area is home to 3,136 residents with $111,196 
median HH income.

• Total leakage is $44.4 million supporting 57,300 square feet of 
retail space (including phase one of Town Square)

• Key retail opportunities:
• Small independent grocer (non-chain under 8K square feet)

• Pharmacy (6.7K square feet – small) 

• 2-4 dining establishments

• Outdoor/hardware – limited opportunity 

• Miscellaneous specialty retail – clothing, gifts

• Small box general merchandise store



Lovettsville Town Jobs Analysis

• Total Jobs 238

• Adding about 12 jobs per year over the past five year

• Education 28%

• Accommodation Food Service 18%

• Arts, Entertainment, and Recreation 11%

• Public Administration 10%

• Inflow/Outflow Income Imbalance
• 19.9% outflow earns less than $1,250 per month

• 29.1% inflow earns less than $1,250 per month

• 59.2% outflow earns over $3,333 per month

• 44.1% inflow earns over $3,333 per month



Jobs Observations









Quick look at home based 
businesses• There are 74 home-based businesses licensed 

in Lovettsville.

• Only 20% of these (15) are feasible to locate 
outside of the home.

• They fall into three categories:

– Professional services

– Construction/building

– Food based businesses

• Missing piece:  the “work from home” 



Recommendations

• 11 recommendations 

• 3 Categories

–Engle Tract

–Town Square

–Other



Engle Tract Recommendations

1. Maintain non-residential zoning on the Engle 
tract.

2. Pursue partnership with Loudoun County to 
explore flex space, light industrial, and 
medical on the Engle tract.

3. Explore “creative space” concept for Engle 
Tract
– coworking space

– makers space

– value added commercial kitchen space



Town Square Recommendations

4. Work proactively to recruit independent 
retail to Town Square in lieu of professional 
services.

5. Strongly pursue restaurant space(s) in Town 
Square.

6. Continue to explore creative grocer/food 
service in Town Square

7. Pursue ownership of V-DOT right of way for 
future commercial development.



Other Recommendations
8. Maintain and replenish retail on Broad Way with small 

local stores.

9. Pursue a small general retail store (not in Town Center).

10. Continue aggressive marketing/economic development 
efforts.

11. Strongly consider incentives for key retail developments 
desired in Lovettsville.

– Virginia Arts and Cultural District (HB 1735).

– Expedited processing.

– Consider a local investment fund under new SEC rules for 
crowd funding.

– Consider gap financing with flexible terms.


