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Focus of Market Analysis:

Role of Market Analysis in the Comprehensive Plan Process

Step 1
Economic and 
demographic analysis

Goal: Understand the 
Memphis economy and 
people

Step 2
Regional growth 
projections

Goal: Anticipate the number 
of new jobs and households

Step 3
Development projections

Goal: Interpret the land use 
implications of future growth

Step 4
Comprehensive Plan

Goal: Establish a framework 
for  organizing market-rate 
growth and public 
investment

RCLCO and Universal Commercial Objectives: 
1. Quantify the land uses, scale, and character of future growth and redevelopment 

envisioned in the City’s Comprehensive Plan. 
2. Recommend a framework that outlines priority investment areas and policies to realize the 

opportunities, trends, and logical evolution of the city and its neighborhoods through 2040.
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Household Growth Outlook
• Shelby County household growth slow and steady (0.4% per year); concentrated among

youngest and oldest segments
• City of Memphis captures 72% of County households today; could increase to 74% by 2040
• 1,300 new households each year on average in the City
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City “Fair Share” of County Varies by Households Age and Income

Memphis

Under 
25 25-34 35-44

Less than $25,000 1.3 1.3 1.2

$25,000 - $34,999 1.3 1.2 1.2

$35,000 - $49,999 1.2 1.1 1.1

$50,000 - $74,999 1.1 1.0 1.0

$75,000 - $99,999 1.0 0.9 0.8

$100,000 - $149,999 0.9 0.8 0.7

$150,000 - $199,999 0.9 0.8 0.6

$200,000 and above 1.0 0.9 0.7
Total 1.2 1.1 1.0

Cincinnati

Under 
25 25-34 35-44

1.9 1.6 1.5

1.7 1.3 1.2

1.5 1.2 1.0

1.3 1.1 0.9

1.3 1.0 0.8

1.4 1.0 0.7

1.7 1.2 0.7

1.6 1.3 0.8

1.7 1.3 1.0

Charlotte

Under 
25 25-34 35-44

1.7 1.5 1.4

1.3 1.3 1.2

1.1 1.1 1.0

0.9 1.0 0.9

0.8 0.8 0.6

0.7 0.7 0.5

0.9 0.6 0.4

0.9 0.8 0.4

1.3 1.1 0.9

Birmingham

Under 
25 25-34 35-44

1.1 1.1 1.1

1.1 1.1 1.1

1.1 1.1 1.1

1.1 1.1 1.0

1.1 1.0 1.0

1.0 1.0 0.9

1.0 1.0 0.9

1.1 1.0 0.9

1.1 1.1 1.0

E.g., 1.5%

Segment share of 
Memphis 

households

Segment share of 
Shelby County 

households
FAIR SHARE

E.g., 1.0% E.g., 1.5

Similar post-industrial 
city with flat or 

negative growth

Aspirational Southeast 
peer city

Current Peer City

Source: Esri; RCLCO



Market Analysis for Comprehensive Plan  |  City of Memphis  |  March 27, 2017 |  E4-13897.00  (DRAFT)5

2015-2040 Avg Annual Growth
County Employment by Industry # %
Trade, Transportation, & Utilities 228 0.17%
Professional & Business Services 896 0.97%
Education & Health 960 1.11%
Construction 200 1.10%
Leisure & Hospitality 882 1.58%
Natural Resources -7 -5.05%
Manufacturing -88 -0.27%
Information 8 0.16%
Financial Activities 54 0.23%
Other Services 60 0.44%
Government -181 -0.31%
Total 3,011 0.58%

Job Growth Outlook
Memphis MSA and Shelby County Employment Over Time
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Three Main Employment Cores – Not Well Connected to Residential 

SUBAREA VALUE PERCENT
1 CORE-CITY 97,026 25%
2 OAKHAVEN/PKWY VILLAGE 83,463 21%
3 EAST 67,267 17%
4 CORDOVA 35,267 9%
5 WHITEHAVEN 22,990 6%
6 MID-CITY 22,486 6%
7 SOUTHEAST 15,166 4%
8 SOUTH 12,638 3%
9 RALEIGH 12,539 3%

10 NORTH 6,811 2%
11 JACKSON 4,474 1%
12 LAMAR 3,573 1%
13 FRAYSER 3,107 1%
14 WESTWOOD 2,689 1%

Source: Census Bureau OnTheMap, 2014; MATA; RCLCO

Primary Jobs by SubareaMATA Network Map Below I-40 And Major 
Job Cores

Core-
City

Oakhaven

East
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Overarching Strategies for Growth
1. Put meaningful economic capital behind employer attraction and retention efforts, especially for re-

use of older industrial sites.

2. Implement programs to encourage people to “live where they work,” including targeted financial
incentives for reoccupation of vacant homes and neighborhoods in target stabilization areas where
there is currently a lack of new investment. Some of the incentives may be employer-driven, but the
initiative should be citywide.

3. Facilitate new residential development and incentivize renovation activity in priority areas for attracting
and retaining young households in the city.

4. Evaluate key quality-of-life investments including walkability, parks, school quality, streetscape, and
transit service that make neighborhoods sought-after places to live.

5. Plan for organized growth in priority development areas, through three primary mechanisms:
adding residential densities in existing job cores, encouraging infill development in neighborhoods with
existing infrastructure, and coordinating and concentrating new growth so that the City can service new
growth more efficiently.

6. Develop a small business and retail strategy to help strengthen existing neighborhood commercial
districts.
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Summary of Market Analysis 
1. Regional Growth: Modest future job and household growth.

2. City Growth: Growth largely be driven by increasing the city’s capture of new growth and existing
households, particularly younger households.

3. Focus Areas: New development has the greatest impact when concentrated in just a few of the most
attractive locations for investment.

4. Rental Apartments: New apartments comprise the majority of the city’s future residential growth,
particularly close-in locations in the Core-City and Mid-City that can attract young professionals without
children.

5. Single-family Housing: Mix of new single-family homes, and renovations of older homes, can help
retain more young families in Memphis, with new development in Core-City, Mid-City, the East, and
Cordova. Other areas can see improved markets even without new construction through targeted
investments that will help reduce vacancy and increase location desirability.

6. Retail development will follow residential growth. Memphis has adequate retail supply today, though a
lack of competition constrains the potential for new, higher quality grocery and pharmacy until new
retailers enter the market.

7. Office market activity concentrates in the two largest established office cores, East and Core-City,
which are also viable for new residential and will become increasingly mixed-use.

8. Industrial development will locate at greenfield sites with strong infrastructure, particularly the
remaining sites in Oakhaven, Pidgeon Industrial Park, and Northridge Industrial Park.
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Catalytic 
Investment 
Sites: 
Crosstown,
St. Jude site, 
Pidgeon 
Industrial Park, 
Mall of Memphis

Visualizing Future Development
• Mature market with low growth, which means not every area will see major change (good or bad) or development.
• Market-driven development (non-industrial) concentrates in the wedge that includes Core-City, Mid-City, East, and

Cordova.
• Public investment in other locations must be highly targeted to induce additional market activity; a dispersed approach will

only spread limited resources too thinly to achieve meaningful returns on investment.

Market-driven 
residential and retail: 
New construction 
activity

Residential 
development-
adjacent: Increased 
home values

Market-driven 
office: Clusters in 
existing cores. 

Market-driven 
industrial: Available 
greenfield sites

Priority 
stabilization 
areas
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Citywide Market-Driven Development Outlook by Land Use
PRODUCT TYPE NEAR- TO MID-TERM

2017-2025
Units/Square Feet

LONG-TERM
2025-2040

Units/Square Feet

Total Forecasted 
Development

Units/Square Feet

New Single-Family
Detached 2,600 5,090 7,690

New Single-Family
Attached 620 1,080 1,700

New Multifamily 5,180 10,460 15,640

Renovate/Reoccupy 
Vacant 3,030 5,130 8,160

Total New Households 11,430 21,760 33,190

Retail 460K 890K 1.35M

Industrial 4.6M 7.8M 12.4M

Flex 265K 750K 1.0M

Office 835K 2.2M 3.0M

New Jobs 26,650
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Submarket Area Comparison and Trajectory

Frayser Raleigh

North
Jackson

CordovaCore City
Mid City

East

SoutheastOakhavenWhitehaven
Westwood

South
Lamar

SUBAREA
2015 

Households
2015 
Jobs

Avg Home
Sales Price

CORDOVA 31,859 35,267 $160,100
CORE-CITY 28,171 97,026 $184,500
EAST 21,728 67,267 $230,000
FRAYSER 13,681 3,107 $30,000 
JACKSON 12,979 4,474 $45,300
LAMAR 12,412 3,573 $30,600
MID-CITY 23,385 22,486 $209,400
NORTH 12,691 6,811 $152,900
OAKHAVEN 18,588 83,463 $67,000
RALEIGH 19,421 12,539 $71,500
SOUTH 16,278 12,638 $23,800
SOUTHEAST 19,564 15,166 $87,700
WESTWOOD 14,759 2,689 $45,100
WHITEHAVEN 14,717 22,990 $73,000

• Demographics
• Economics
• Housing Stock
• Commercial Space
• Map

• Strengths, Challenges, 
Opportunities

• Development Forecast, 
Character, and Location



Market Analysis for Comprehensive Plan  |  City of Memphis  |  March 27, 2017 |  E4-13897.00  (DRAFT)12

Housing Outlook
STRENGTHS

• Neighborhood amenities and nearby 
commercial

• Centrally located to jobs

• South Main demonstrates demand for in-
town living

• Attractive historical building stock for 
renovation 

• Land availability for future single-family 
growth

PUBLIC INVESTMENT STRATEGY

• Facilitate new residential 
development  attract young
households 

• Incentivize renovation activity to 
retain these households when they 
decide to buy a home and help 
older households age in place

• Implement incentive programs to 
encourage people to “live where 
they work

• Stabilize and invest in overlooked 
middle neighborhoods to improve 
quality of life

• The single most-important asset for 
attracting and retaining families is a 
strong public school. 

• Encourage more organized growth 
patterns: 

• Add residential densities in 
existing job cores, 

• Encouraging infill 
development in areas with 
existing infrastructure,

• Coordinate new growth to
make infrastructure costs 
more manageable.

DEVELOPMENT
IMPLICATIONS

• Rental apartments show 
continued strong demand

• Cordova captures most new 
SFD, with infill in Core City, 
Mid City, and East

• Renovation of vacant homes 
could be an equivalent share 
of the single-family market to 
new construction

• New development 
concentrates in areas with 
retail, restaurants, access to 
employment, walkability, parks 
and public space, and better-
performing schools.

• Lamar, Jackson, and 
Southeast see increased 
property values.

CHALLENGES

• Lack of rental apartments means city isn’t 
capturing its fair share of young 
households today

• School quality makes it difficult to retain 
young families

• Many workers employed in Memphis live 
outside the city

• High property tax burden

• Aging population puts stable 
neighborhoods at risk in the future
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Strategy: Attract and Retain Young Households

Attract Give young households 
living outside the city today a reason to 
live in the city.  They want:

- Apartment living
- Urban, high-activity locations with 

restaurant, entertainment, and retail 
options

- Walkability and bikeability
- Close access to employment

Retain When these households 
move to purchase their first home or 
start a family, give them a reason to 
stay in the city. They want:

- New or renovated single-family homes
- Quality public schools
- To maintain the access to other 

neighborhood amenities and walkability 
they are used to 

Even if these households eventually move 
to a suburb, it still benefits the City to give 
them a reason to stay as long as possible.

1

2
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Strategy: Renovations Unlock Like-New Residential Demand Potential
Renovation activity effectively adds
new households to the city, without
adding new housing units or requiring
new infrastructure

Public sector role:
1. Identify priority areas
2. Facilitate market-driven activity
3. Provide incentives for individual

homeowners and buyers that make
renovation financially feasible
relative to buying new

Vacant Housing Units by Census Tract, 2016

PERCENT VACANT HOUSING UNITS BY SUBMARKET

PROJECTED 
RENOVATION 

DEMAND
RANK SUBAREA VALUE 2017-2040

1 East 6% 55
2 Cordova 7% 55
3 Westwood 10% 0
4 Mid-City 12% 1,530
5 Raleigh 14% 0
6 Southeast 14% 110
7 CITY OVERALL 15% 3,730
8 Jackson 16% 0
9 Oakhaven/Parkway Village 18% 0

10 Core-City 18% 1,530
11 Frayser 19% 0
12 Lamar 20% 0
13 South 21% 0
14 North 22% 225
15 Whitehaven 23% 225

MAP KEY
30% to 100%
20% to 29%
15% to 19%
10% to 14%
0% to 10%

Source: Esri; RCLCO



Market Analysis for Comprehensive Plan  |  City of Memphis  |  March 27, 2017 |  E4-13897.00  (DRAFT)15

Strategy: Stabilize and Invest in “Overlooked” Middle Neighborhoods
• Greatest leverage from public funds in areas

adjacent to market-driven development---not in the
natural path of development, but also not so far away
that the City has to create activity and interest from
scratch—such as Jackson, Lamar, and Whitehaven.

• Lamar and Jackson: With the right incentives to
encourage the renovation of existing homes in these
neighborhoods, however, they stand to increase home

values and attract some new residents.

• Whitehaven: opportunity for public investment to help
maintain demand and neighborhood stability as
homeowners age. The City can use incentives to
attract new households as longtime older residents
eventually move out.

Target Stabilization Area

Market-Driven Residential 
Investment Shed
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Office Market Outlook
STRENGTHS

• City already captures the large majority (89%) of 
the county’s new office development.

• Clustered around two nodes: East and Core-City. 

• East office core benefits from being closer to the 
high-income suburban workforce. Healthy market 
with limited available space.

• Core-City office market also stable, with slightly 
elevated vacancy.

• Resurgence of small businesses and 
entrepreneurs.

CHALLENGES

• The Oakhaven and Whitehaven have high 
vacancy and are unlikely to backfill this space.

• Core City lacks Class A space, in comparison to 
East

• East subarea increasingly built out. 

• Large share of the workforce lives outside of the 
city, which makes Core City less attractive for 
Class A office users who value workforce 
accessibility.

DEVELOPMENT
IMPLICATIONS

• Future development 
focused in East and Core-
City. 

• East sees infill and 
densification

• Core City and Mid City 
demand will be driven by 
adding households that 
desire a live-work 
environment

• Industrial may supersede 
office as the highest and 
best use for Oakhaven 
office properties

• Mid-City the beneficiary of 
spillover office demand 
from the East as it builds 
out, especially near Poplar 
and Perkins.

PUBLIC INVESTMENT
STRATEGY

• Prioritize walkability and 
allowing for a mixing of 
uses as infill development 
occurs in the East.

• Support entrepreneurs with 
resources to help them 
grow their businesses. 

• Build the city’s talent 
pipeline, by attracting young 
professionals to live in the City 
and investing in workforce 
development programs.

• Consider whether to 
subsidize structured 
parking in the near term so 
that areas achieve a more 
compact, walkable character 
sooner. 
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Strategy: Focus on Densifying Existing Cores

Current Office Supply by Size and Vacancy

Major Office Core

Preferred Residential 
Corridor

• Memphis’ preferred residential corridors (those with the highest home values and those where recent development has 
concentrated) can be thought of as forming a big letter “H,” with an east-west axis along Poplar Avenue and two north-south 
paths of growth at either end, as shown by the dashed lines below. 

• The city’s preferred office cores cluster where these residential corridors intersect, because these are the locations with 
the best regional access to the workforce and high concentrations of amenities office employees look for (restaurants, 
convenience retail, daycare, dry cleaners, etc.).
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Industrial/Flex Market Outlook
STRENGTHS

• Superior access to deliver goods to market: the busiest 
cargo airport (#2 in the world), highway access, five 
Class I railroads, and fifth-largest inland port. Access is 
strongest in the City proper.

• Established reputation as a strategic distribution and 
logistics hub.

• Track record of attracting big users, such as Electrolux, 
Mitsubishi, and Nike in City.

• Vacancies mostly due to property-specific factors that 
correlate with building age rather than inherent location 
competitiveness.

DEVELOPMENT
IMPLICATIONS

• Available land in Pidgeon 
Industrial Park, Northridge 
Industrial Park,  and 
Oakhaven quickly build out.

• Mall of Memphis site well-
located for redevelopment

• Adaptive reuse of obsolete 
industrial properties in Core-
City closest to downtown 
and South Main.

• Other obsolete space is 
unlikely to be redeveloped 
unless the City assumes the 
risk of preparing sites. 

• Long-term redevelopment of 
high-vacancy office 
properties in Oakhaven as 
industrial space based on 
location desirability and 
infrastructure.

PUBLIC INVESTMENT
STRATEGY

• Continue to play an 
active role in matching 
users with space, both 
large employers and 
smaller non-traditional 
users

• Target and prepare
sites for 
redevelopment, 

• Work closely with 
Memphis Light, Gas 
and Water; TDOT; and 
other relevant 
organizations to maintain 
and/or upgrade utilities 
and infrastructure.

CHALLENGES

• Industrial land highly built-out with few well-located 
undeveloped sites remaining. 

• Redevelopment difficult, time consuming, and not cost 
effective for end users compared to finding a new 
greenfield site.

• Obsolete space concentrated in the earlier-to-develop 
Core-City, South, and North subareas. 

• Flex market is soft and unlikely to support near-term 
development of new space.
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Strategy: Funnel Demand to Remaining Land and Incentivized/Shovel-
Ready Redevelopment Sites

SOURCE: Costar; Esri; RCLCO 

Built pre-1960

Built 2000+

Built 1980

Newer

Older

Westwood: The 
Pidgeon Industrial 
Park will be built out

Raleigh: Northridge Industrial 
Park will be built out

Oakhaven: 

• Infill of remaining sites
• Eventual redevelopment 

of high-vacancy office 
properties

• Redevelopment of Mall of 
Memphis

Map of Existing Industrial Inventory Overlaid with Likely Locations for Future Development

Core City: Adaptive 
reuse
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STRENGTHS

• Limited sales leakage

• Almost all residents have grocery or pharmacy within 3 
miles

• Large share of region’s destination retail, such as 
Wolfchase Galleria, which import spending into the city

• Revitalized neighborhood districts such as Broad Avenue 
and South Main, and soon Crosstown

CHALLENGES

• Market dominated by only a few chains, especially for 
grocery

• Older retail stock with more small strip centers, which 
have higher vacancies and are less attractive to new 
tenants

• Demand in South Memphis leaking to new shopping 
centers in Mississippi – will be hard to bring back

DEVELOPMENT IMPLICATIONS

• Additional grocery potential if 
another competitor can be 
introduced to market

• Enhance regional retail 
destinations to attract national 
tenants in fashion/soft goods 
and big box/junior box 
segments.

• Neighborhoods retail corridors 
in high-growth areas more 
attractive to local tenants who 
will help drive revitalization

• Restaurants locate near 
households, office, and visitors

• As areas density, more 
opportunity to deliver retail 
space that is incorporated into 
the ground-floor of new 
residential and office buildings.

PUBLIC INVESTMENT
STRATEGY

• Develop a small 
business and retail 
strategy to help 
strengthen existing 
neighborhood 
commercial districts. 

• Enhance the 
streetscape and 
pedestrian 
experience to 
complement business 
development 
strategies.

• Focus efforts on 
generating demand,  
by growing in-town 
households, rather 
than attracting 
supply. 

Retail Market Outlook
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Lack of Competition Reduces Retail Potential
Grocery supply-demand balance in Memphis today is an issue of efficiency versus choice.

MARKET 
UNDERSERVED

GROCER 
EFFICIENCY

CUSTOMER 
CHOICE

MARKET
OVERSUPPLIED

Market offers less than 
the minimum space 
spending demands

Market offers the 
minimum space 

spending demands

Market offers the 
maximum space 

spending can support

Market offers more 
than maximum space 
spending can support

TODAY WITH 4-6 MORE GROCERIES

Memphis Regional Kroger Store Network

Less supply, less 
competitive 

market

More supply, 
more competitive 

market
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Likely Locations for New Retail
Map of Existing Retail Inventory Overlaid with Likely Locations for Future Development

SOURCE: Costar; Esri; RCLCO 

Core-City
• New grocery and drug stores
• Restaurants 
• Tourist-oriented retail and 

boutiques

Mid-City
• Benefit from spillover demand
• Centrally located to growth 

cores
• Larger format stores that want 

to proximity to Core-City but 
need highway access

Cordova
• New grocery, drug stores, and 

restaurants 
• Some big box development
• Develop Wolfchase Galleria 

area as major retail core

East
• Strong retail core continues 

to attract “first” locations for 
new-to-Memphis brands
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Critical Assumptions
Our conclusions are based on our analysis of the information available
from our own sources and from the client as of the date of this report.
We assume that the information is correct, complete, and reliable.

We made certain assumptions about the future performance of the
global, national, and local economy and real estate market, and on
other factors similarly outside either our control or that of the client. We
analyzed trends and the information available to us in drawing these
conclusions. However, given the fluid and dynamic nature of the
economy and real estate markets, as well as the uncertainty
surrounding particularly the near-term future, it is critical to monitor the
economy and markets continuously and to revisit the aforementioned
conclusions periodically to ensure that they are reflective of changing
market conditions.

We assume that the economy and real estate markets will grow at a
stable and moderate rate to 2020 and beyond. However, stable and
moderate growth patterns are historically not sustainable over extended
periods of time, the economy is cyclical, and real estate markets are
typically highly sensitive to business cycles. Further, it is very difficult to
predict when an economic and real estate upturn will end.

With the above in mind, we assume that the long term average
absorption rates and price changes will be as projected, realizing that
most of the time performance will be either above or below said
average rates.

Our analysis does not consider the potential impact of future economic
shocks on the national and/or local economy, and does not consider the
potential benefits from major "booms” that may occur. Similarly, the
analysis does not reflect the residual impact on the real estate market
and the competitive environment of such a shock or boom. Also, it is
important to note that it is difficult to predict changing consumer and
market psychology.

As such, we recommend the close monitoring of the economy and the
marketplace, and updating this analysis as appropriate.

Further, the project and investment economics should be “stress
tested” to ensure that potential fluctuations in revenue and cost
assumptions resulting from alternative scenarios regarding the
economy and real estate market conditions will not cause failure.

In addition, we assume that the following will occur in accordance with
current expectations:

• Economic, employment, and household growth.
• Other forecasts of trends and demographic and economic patterns,

including consumer confidence levels.
• The cost of development and construction.
• Tax laws (i.e., property and income tax rates, deductibility of

mortgage interest, and so forth).
• Availability and cost of capital and mortgage financing for real

estate developers, owners and buyers.
• Competitive projects will be developed as planned (active and

future) and that a reasonable stream of supply offerings will satisfy
real estate demand.

• Major public works projects occur and are completed as planned.

Should any of the above change, this analysis should be updated, with
the conclusions reviewed accordingly (and possibly revised).
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General Limiting Conditions
Reasonable efforts have been made to ensure that the data contained
in this study reflect accurate and timely information and are believed to
be reliable. This study is based on estimates, assumptions, and other
information developed by RCLCO from its independent research effort,
general knowledge of the industry, and consultations with the client and
its representatives. No responsibility is assumed for inaccuracies in
reporting by the client, its agent, and representatives or in any other
data source used in preparing or presenting this study. This report is
based on information that to our knowledge was current as of the date
of this report, and RCLCO has not undertaken any update of its
research effort since such date.

Our report may contain prospective financial information, estimates, or
opinions that represent our view of reasonable expectations at a
particular time, but such information, estimates, or opinions are not
offered as predictions or assurances that a particular level of income or
profit will be achieved, that particular events will occur, or that a
particular price will be offered or accepted. Actual results achieved
during the period covered by our prospective financial analysis may
vary from those described in our report, and the variations may be
material. Therefore, no warranty or representation is made by RCLCO
that any of the projected values or results contained in this study will be
achieved.

Possession of this study does not carry with it the right of publication
thereof or to use the name of "Robert Charles Lesser & Co." or
"RCLCO" in any manner without first obtaining the prior written consent
of RCLCO. No abstracting, excerpting, or summarization of this study
may be made without first obtaining the prior written consent of
RCLCO. This report is not to be used in conjunction with any public or
private offering of securities or other similar purpose where it may be
relied upon to any degree by any person other than the client without
first obtaining the prior written consent of RCLCO. This study may not
be used for any purpose other than that for which it is prepared or for

which prior written consent has first been obtained from RCLCO.
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