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STRATEGIC IMPERATIVE FOR NORTHWEST ARKANSAS MALL: 

The place where people go for more than shopping; for dining, entertainment and education (concerts, 
art shows, plays, movies, farmer markets, and classes), health, fitness, and beauty, and stay overnight 
at a hotel or to work and/or live.

Potential Use Opportunity Public Policy/Property Benefits Needed Actions

Multi-family development (see 
page 5)

Contributes support for local 
restaurants, services, and 
restaurants; helps local employers 
attract and retain talent

Market/survey research to identify 
scale and type of preferred 
product; financial feasibility 
analysis; site planning and due 
diligence; implement needed 
zoning/regulatory process and 
approvals; developer solicitation, 
evaluation, and selection 

Reuse vacant anchor/big-box 
buildings for office space (see 
page 5)

Contributes support for local 
restaurants, services, and 
retailers; provide job and income 
opportunities; contributes 
to demand for multi-family 
development; and occupies 
vacant space

Implementation needed zoning/
regulatory process and approvals, 
market space for office use; be 
prepared to respond to incentive 
requests- to do so, evaluate 
economic and fiscal impacts and 
feasibility gap

Restaurant row in a highly-
visible location such as long 
frontage of the Mall property with 
landscaping and signage (see 
pages 5/6)

Generates day- and evening- 
traffic for Mall occupants; appeals 
to and supports office workers 
and multi-family households (and 
visitors)

Site planning, due diligence, 
marketing/user solicitation, 
evaluation, negotiation, selection; 
implement needed zoning/
regulatory process and approvals 

Expand Farmer’s Market and 
food truck gatherings on excess 
parking area (see page 6)

Generates day- and evening- 
traffic for Mall occupants; appeals 
to and supports office workers 
and multi-family households (and 
visitors)

Plan/research, organize, and 
implement; identify if public 
funding may be needed to 
facilitate feasible launch and ramp 
up

Proactively position and market 
sites on the Mall property for 
destination entertainment venues 
(see page 6)

Generates day- and evening- 
traffic for Mall occupants; appeals 
to and supports office workers 
and multi-family households (and 
visitors);  rebrand and enhance 
the quality and appeal of the  Mall 
to space users and patrons 

Site planning, due diligence, 
marketing/user solicitation, 
evaluation, negotiation, selection; 
implement needed zoning/
regulatory process and approvals

Fitness Facility (see page 6) Generates day- and evening- 
traffic for Mall occupants; appeals 
to and supports office workers 
and multi-family households (and 
visitors)

Identify options for re-tenanting 
existing space and new 
development; marketing/
user solicitation, evaluation, 
negotiation, selection; implement 
needed zoning/regulatory 
process and approvals

i



Potential Use Opportunity Public Policy/Property Benefits Needed Actions

Replace closed and closing 
retailers with off-price retailers like 
Burlington or experiential tenants 
including sports related such as 
Dick’s Sporting Goods– those 
that cannot readily be replaced 
by the internet. Entertainment, 
food and beverage, and services 
will also be potential replacement 
solutions (see pages 6/7)

Improve competitive strength and 
market responsiveness, reinforce 
other businesses and uses; 
replace some of the sales-tax lost 
from competitive obsolescence 

Marketing/user solicitation, 
evaluation, negotiation, selection; 
implement needed zoning/
regulatory process and approvals; 
be prepared to respond to 
incentive requests- to do so, 
evaluate economic and fiscal 
impacts and feasibility gap

Educational and cultural 
programming and uses and 
healthcare uses (see page 7)

Generates day- and evening- 
traffic for Mall occupants; appeals 
to and supports office workers 
and multi-family households (and 
visitors) as well as community as 
a whole

Confer with institutional 
stakeholders; Plan/research, 
organize, and implement; identify 
if public funding may be needed 
to facilitate feasible launch and 
ramp up

Hotel Use (see page 7) Supports and reinforces 
office, retail, restaurant, and 
entertainment uses; generates tax 
revenue

Market research, feasibility 
analysis; site planning, 
due diligence, marketing/
user solicitation, evaluation, 
negotiation, selection; 
implementation needed zoning/
regulatory process and approvals; 
likely to be residual use, later in 
sequence of redevelopment and 
reuse

COURSE OF ACTION (see Page 8)

Encourage Northwest Arkansas Mall to develop business plan to reuse and enhance property. Market 
and feasibility studies should be conducted or required before any specific re-zoning, changes in design 
parameters or other land use regulations, capital budget authorizations, or public programs to implement 
the business plan or economic action should be approved. 

OBJECTIVES AND CRITERIA (see page 8)

Municipal assistance should be directed toward retaining and expanding uses or attracting new 
businesses that can reasonably be expected to serve to expand the trade area from which customers are 
attracted and serve to induce more frequent visitation from households and workers within the existing 
trade area.  In some cases, for example, rather than accept a standard development that meets planning 
and other regulations, it may be more beneficial to encourage through municipal assistance enhanced 
design or added services or uses to facilitate the long-run competitiveness and tax-generating ability of a 
development.  As another example, the City should provide for flexibility in its land use regulations to allow 
for the orderly transition of former retail uses to alternative uses.  

The City can assist accomplishing the reuse and enhancement of the property by the following:

• Streamline and make more predictable the development process; and
• Provide information on the goals and objectives for development/redevelopment, and how the City 

may assist with the implementation of the business plan consistent with City priorities.

ii
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and Enhancement of College Avenue/71B Corridor and Northwest Arkansas Mall

CHAPTER I: INTRODUCTION AND CONCLUSIONS AND RECOMMENDATIONS

INTRODUCTION AND PURPOSE

This report summarizes the assessment that Gruen Gruen + Associates (“GG+A”) conducted of the market for 
retail uses on the College Avenue/71B corridor and the Northwest Arkansas Mall.  The south section of College 
Avenue runs south to north from Cato Springs Road to Rock Street. The north section of College Avenue runs 
from North Street to the city limits.   The center section covers Downtown Fayetteville, which is not part of 
the study area. In addition to evaluating potential market demands for retail uses and identifying potential 
additional market opportunities that could be captured within the corridor, GG+A also identified strategic 
actions and policy recommendations that will facilitate the revitalization and enhancement of the College 
Avenue/71B corridor and Northwest Arkansas Mall.

WORK COMPLETED

To accomplish the study objectives, GG+A analyzed a variety of data sources and conducted primary research, 
including the following tasks:

1. Inspected the College Avenue/71B corridor and Pinnacle Hills Promenade activity center in Rogers and 
conducted interviews with property owners, developers, and real estate brokers including representatives 
of CBRE, Inc., Colliers, High Street Real Estate Development, Mark Zweig, Inc., Mathias Properties, 
Newmark Moses Tucker Partners, Sage Partners, and Specialized Real Estate Group as well as staff with 
the City of Fayetteville and University of Arkansas Technology Development Foundation. GG+A also 
obtained information from the General Manager of the Pinnacle Hills Promenade; 

2. Analyzed land use, real estate market, and population, sales tax, and employment data. Local sources 
consulted included the Center for Business and Economic Research of the University of Arkansas, 
Northwest Arkansas Regional Planning Commission, and Washington County Assessor’s Office; 

3. Analyzed demographic and income characteristics of households, and prepared purchasing power 
estimates for retail goods and services for two primary market areas: the “South 71B” corridor and the 
“North 71B” corridor;

4. Converted estimates of purchasing power or retail demand into estimates of the supportable amount of 
on-the-ground retail space for the two primary market areas; 

5. Obtained estimates of the supply of retail space and identified the relationship between estimated retail 
space demand and supply for the two primary market areas; and

6. Synthesized the results of the primary and secondary research and analysis and field inspections in order 
to reach conclusions about the potential opportunities and constraints affecting demand for retail space 
and to identify strategic action recommendations for subsequent planning, marketing, and enhancement 
implementation.
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FINDINGS

Retail

• From the opening in 1972, through its initial expansion in 1978, its second expansion in 1986, and its 
final expansion over 1997-99 and until 2006, the Northwest Arkansas Mall was the only mall in Northwest 
Arkansas region.  In 2006, the Mall was sold.  In the same year Pinnacle Hills Promenade opened (slightly 
less than 12 miles northwest, in Rogers) creating the first regional-serving competition to the Mall.  Situated 
on 152-acres, this 934,000-square-foot open-air center is now anchored by a Dillard’s, JCPenney, and a 
12-screen Malco Pinnacle Theatre and high-volume Fresh Market.  According to the General Manager of 
the Pinnacle Hills Promenade, Fresh Market replaced Border Books. Pinnacle Hills Promenade had the 
same three anchor tenants when it opened as did the older Mall (Sears has closed at both properties).  
Pinnacle Hills Promenade, however, has a more contemporary format and better mix of retailers currently 
including Williams-Sonoma, Banana Republic, Lululemon, Pottery Barn, and restaurants such as P.F. 
Chang’s China Bistro.    The Promenade is also the location of the first Cabela’s World’s Foremost Outfitter 
/Bass Pro in Arkansas, and a “green” Target store. Adjacent to the Pinnacle Hills Promenade is a big-box 
power center including Bed Bath & Beyond, Old Navy, Ulta, PetSmart, and DSW.  The trade area served by 
the Pinnacle Hills Promenade retail agglomeration is reported to include Fayetteville and a great deal of 
the metropolitan area and extends to southern Missouri.   

• The retail agglomeration in Rogers provides a relatively complete supply of regional-, community- and 
value-oriented retail shopping alternatives. The development of the Pinnacle Hills Promenade retail 
agglomeration has caused a decline in the trade area served by the Northwest Arkansas Mall and a decline 
in the sales spillover the Mall generates for nearby retail uses.  As a consequence of supply additions 
in Benton County and along Interstate 49 in locations with visibility and even better accessibility to 
freeways and shifts in the geographic distribution of population and employment bases, the strength and 
magnetism of the Northwest Arkansas Mall and retail agglomeration in the corridor has declined.

• In addition, the Pinnacle Hills Promenade tends to be the preferred location for out-of-region retailers 
to enter the market (Whole Foods, which selected a location in the northern portion of the corridor is 
a notable exception to this site location tendency). The area around the Pinnacle Hills Promenade has 
experienced significant office, hotel, and residential development, which has reinforced the location as 
the regional hub. According to real estate brokers, the Great Recession and growing competitive impact of 
etailing caused some retailers to retrench and reduce store counts. Some retailers which had stores in both 
the Pinnacle Hills Promenade and Northwest Arkansas Mall areas chose to close the Northwest Arkansas 
Mall locations.  

• The northern portions of the College Avenue/71B corridor, however, are surrounded by desirable residential 
neighborhoods, are situated on or near roadways connecting to Interstate 49 and a large employment base 
and are near Springdale which has experienced population growth but does not have a compete supply 
of retail uses.

• The southern part of the College Avenue/71B corridor is characterized by proximity to the campus of the 
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University of Arkansas, the Arkansas Research and Technology Park, and student housing.  Household 
incomes are lower, on average, in southern parts of Fayetteville and nearby communities such as Elkins 
and West Fork. 

• The Fayetteville area contains approximately 3.6 million square feet of shopping center space according 
to CoStar.  Current availability rates (percent of space currently available for lease) exceed 11 percent for 
community, neighborhood, and strip centers.  The total inventory of retail space in Fayetteville, including 
“general” freestanding retail uses such as restaurants, service, and automotive-related, is reported by 
CoStar to encompass more than 9.0 million square feet of rentable space.  

• The College Avenue/71B corridor is estimated to contain approximately 2.9 million square feet of shopping 
center space and major freestanding stores.  Almost all the existing retail space in the corridor study area 
is located north of the Downtown, but for the freestanding Walgreen’s and Walmart Neighborhood Market 
stores located at the intersection of School Avenue and Martin Luther King Jr. Boulevard just south of 
Downtown.

• Based on a synthesis of interviews and a review of competing supply locations, and consideration of 
advantages and disadvantages and geographic and transportation access factors that apply to the corridor, 
the primary trade area from which the northern portion of the corridor attracts or could attract shoppers 
includes most of Washington County.  Retail brokers and developers uniformly indicate that U.S. Highway 
412, just north of Fayetteville’s border, represents a dividing line within the regional retailing market.  
Households located north of Highway 412 do not tend to shop within the northern portions of the corridor.  

• The primary trade area from which the southern portion of the corridor attracts or could attract shoppers 
includes southeast Fayetteville and nearby communities to the south and east of Fayetteville.  The 
primary trade area extends approximately 15 minutes south and east along US-71 and Highway 16, to the 
smaller communities of Greenland, West Fork, and Elkins.  The primary trade area generally includes 
the University of Arkansas campus, but does not extend north past Archibald Yell Boulevard into the 
Downtown area.  Interstate 49 to the west represents a physical and psychological barrier limiting the 
primary trade area to the west.  

• Households and workers within the primary trade area for the northern portion of the corridor currently 
generate approximately 3.9 million square feet of retail space demand.  Due to projected growth in the 
household base within the primary trade area, demand is estimated to increase to about 4.2 million 
square feet in 2023.   These findings are based on a total combined expenditure potential of local market 
area households, non-resident workers and on-campus students of nearly $1.3 billion in 2018 and nearly 
$1.4 billion in 2023 and an estimate that high quality retail space must generate at least $325 per square 
foot in order to be viable.  The existing retail supply within the primary trade area is estimated to total 
approximately 4.9 million square feet.  Most of this space, about 2.9 million square feet, is located within 
the 71B corridor.  Thus, an existing supply “surplus” of at least 808,000 square feet of retail space is 
estimated to exist.  Future household growth over the next five years is estimated to reduce the retail 
supply surplus, although existing supply will still exceed estimated potential demand by an estimated 
490,000 square feet of retail space by 2023.
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• The total combined expenditure potential of local market area households, non-resident workers and on-
campus students within the southern portion of the corridor is estimated at approximately $111 million.  
Based on an annual sales per-square-foot threshold requirement of $375 per square foot for necessity- and 
convenience-oriented neighborhood retail space, the expenditure potential can support approximately 
300,000 square feet of retail space.    Due to projected growth in the household base within the primary 
trade area, demand is estimated to increase to about 320,000 square feet in 2023.   

• The existing retail supply within the primary trade area served by southern portions of the corridor is 
estimated to total at least 272,000 square feet.  Almost all of this space is comprised by freestanding 
grocery and drug stores and restaurants.  The comparison between estimated demand and supply results 
in a small amount of “unmet” demand at 25,000 square feet of neighborhood-serving retail space, which 
could grow to approximately 50,000 square feet of space by 2023.  

• While the mathematical model of supply and demand is not a precise tool, the results of the quantitative 
analysis are consistent with interview findings.  Based on our interviews with multiple real estate brokers 
and local owners or leasing agents, the retail markets are highly competitive. The larger centers and 
concentrated nodes of retail uses are better positioned to siphon off sales from strip centers and smaller 
buildings along the College Avenue/71B corridor which lack the size and tenant mix to effectively compete 
for users and sales from shoppers.    

• The Northwest Arkansas Regional Planning Commission forecasts that about 50,200 households will be 
added within the regional trade area (northern portion of the corridor) by 2040, and that nearly 6,700 
households will be added within the smaller primary trade area identified for the southern portion of the 
corridor by 2040.  In the longer-run, demand may support additional commercial space in the corridor. 
Occupancy rates, rental rates and household and employment growth and supply additions within the 
trade areas should be monitored. Such monitoring will facilitate evaluating retail development and 
redevelopment proposals and opportunities. 

CONCLUSIONS AND RECOMMENDATIONS

Retail Planning Policy Strategy

Those merchants and retail centers unable to adapt to the constantly changing retail environment and unable 
to respond to contemporary consumer preferences will lose sales.  This is part of the natural evolution and 
inherent creative destruction and reinvention of the retailing and retail real estate sectors.  The primary 
strategic retail use implication is that City should encourage the reduction in the amount of smaller, 
older, obsolete centers, especially those without strong grocery and drug store anchors that by their 
very nature serve limited trade areas, do not encourage multi-purpose trips, do not generate significant 
sales spillover for adjoining tenancies, and are not positioned to create dynamic shopping and dining 
environments through size, tenant mix, and physical improvements.  Retail Planning Policy Strategy 
should be directed to encouraging smaller obsolete retail centers to either be combined with adjoining 
property to create larger and stronger retail developments and/or converted to higher density residential 
and office uses. Residential and office uses will augment demand for retail goods and services. 
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The interviews suggest that apartment uses would replace some obsolete commercial uses if the regulatory 
uncertainty about obtaining development approvals is reduced.  Relatively higher density apartment uses 
would support higher land values and investment returns than thrift shops, churches, tattoo parlors, and 
other users only able to pay low rents for older, relatively obsolete retail spaces and which do not tend to 
generate positive sales spillover for other businesses. 

Gen-Yers, who tend to marry later and have fewer children, households moving to the area for jobs, or 
educational or healthcare service opportunities, and empty-nester household are primary sources of demand 
for apartment units.  Two apartment projects – the 308-unit Uptown Fayetteville Apartments+Shops and 306-
unit Watermark at Steele Crossing -, each completed in 2017, leased up quickly at above market rents. The 
interviews suggest demand attributable to job growth, shortage of housing for University of Arkansas 
graduate students, and presence of major medical facilities, will support continued multi-family 
development, which in turn, would help support local restaurants, services, and retailers.

Vacant big-box retail space in older centers may have more potential to be reused for office space. 
According to the University of Arkansas Skyline Report, office space vacancy rates in Fayetteville have declined 
from 6.7 percent in the second half of 2016 to 3.9 percent in the first half of 2018. CoStar estimates the office 
vacancy rate in Fayetteville is currently below three percent, down from about 15 percent vacancy as recently 
as 2012. The interviews and review of tenanting trends suggest continued demand from office space users in 
the 10,000- to 30,000-square-foot range seeking lower cost space than available in Class A office buildings 
in Benton County and which do not need to be very close to Wal-Mart’s headquarters. These call center, 
administrative processing, and other support users benefit from the labor produced by the University and 
proximity to a diverse housing stock and transportation accessibility. The users can pay more than retail users 
for the vacant big-box retail space. The cost of remodeling such buildings is typically lower than new office 
space construction and the space can be moved into sooner.  The proximity to retail services and amenities 
and plentiful parking are advantages to office space users offering convenience and efficient use of time for 
their workers and visitors.     

Encourage the development of locations within the corridor as destinations for ethnic and other 
unique, authentic restaurants and restaurant/entertainment rows.  The accessibility of the College Avenue 
corridor to not only local households and students and faculty associated with the University of Arkansas 
but also to residents living in other parts of the region and to nonresident employees is an advantage. Low 
building space costs also provide advantages to unique ethnic and other restaurants.  Bocca Italian Eatery and 
Pizzeria replaced at the end of 2015 Backyard Hamburgers, a Nashville-based chain that closed the midtown 
College Fayetteville location but kept open a unit in Rogers.  Conway-based Tacos 4 Life opened its restaurant 
at the Eveyln Hills shopping center in Fall 2015. The restaurant remodeled a space formerly occupied by a USA 
Drug store.

One strategy to explore is a restaurant row, which needs to be placed in a highly-visible location such 
as along frontage of the Mall property with landscaping and signage techniques that serve to attract 
residents and workers as well as travelers through the College Avenue/71B corridor. We use the term 
restaurant row because one restaurant by itself cannot serve to attract a significant number of patrons from 
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an extended area. A cluster of restaurants, however, can typically penetrate a deeper area because consumers 
have the added confidence that if they cannot get into one restaurant, other options will be available.  A cluster 
of restaurants can also engage in greater promotional activity.
  
The food preferences of Generation Ys are changing the culinary landscape — stimulating the proliferation of 
ethnic restaurants, food trucks, and farmers markets. Perhaps Generation Y’s fascination with food is one of 
the defining characteristics of this eat-and-tweet generation.  As part of making the Mall property relevant 
and to take advantage of the ample parking availability, expansion of the Farmer’s Market and regular 
food truck gatherings to the Mall property should be planned, organized, and implemented. This will 
help create the type of social environment and amenity package appealing to Generation Yers looking for 
authenticity and a place to congregate as well as appeal to area employees and family households. 

A consumer shopping pattern shift from the purchase of goods to the purchase of services and experiences 
has occurred. Food and service-related uses, including medical services, are driving demand growth for 
neighborhood and community shopping center space.  The optimal tenant mix for the College Avenue/71B 
corridor will continue to evolve in favor of retailers, restaurants, and service providers that do not 
directly compete with the Internet.  Consistent with this consumer shopping pattern shift, the interviews 
suggest that an LA Fitness may be searching for sites in the broader market. LA Fitness has chosen second 
generation, vacant big-box stores and junior anchor locations in regional mall sites that are close to residential 
neighborhoods and employment centers.  Fitness One has located in a 41,000-square-foot facility near 
Interstate 49 and Wedington Drive, west of the corridor, and is reported to be performing much better than 
anticipated.  This suggests potential support for an additional fitness facility that if located at the Mall 
property would help generate daily traffic to the site.  

In 2016, the owner of JJ’s Grill opened a restaurant, beer garden, and concert venue in Uptown near Target 
and Kohl’s and a new apartment development. The 12,000-square-foot facility located at the corner of Van 
Asche Drive and Steele Boulevard includes a brewery, and the corporate offices of JJ’s Grill.  It is reported to 
be performing well and is an example of an entertainment, experiential use that cannot be duplicated by the 
Internet and has an extensive draw.     

The interviews suggest that other food/bar entertainment-oriented concepts (e.g., Walk-On’s Bistreaux & Bar, 
which locates in “college towns”) not yet in the Northwest Arkansas region are considering entering the market 
and while the interviews also suggest the first units are likely to be located in the Pinnacle Mall Promenade 
submarket, Fayetteville would be the next logical location for expansion.  This finding suggests it would be 
beneficial to pro-actively position and market sites on the Mall property or in or near the older Evelyn 
Hills or Fiesta Square centers with ample parking as location for these kind of destination venues that 
could help rebrand and enhance the quality and appeal of these centers to space users and patrons.    

In places where the demographics and local real estate market conditions are supportive, mall owners and 
asset managers are sometimes able to replace closed department stores by transforming the tenant mix to other 
retail, including non-traditional mall anchors. Dick’s Sporting Goods, which has located in other regional 
malls, has a store in Fort Smith but not yet in either Benton County or Fayetteville, could be a candidate 
for the Mall property if it expands into the regional market. Off-price retailing is still growing and a leading 
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operator in this sector, Burlington, would also be new to the market. Its store prototype consists of 40,000 to 
50,000 square feet. The demographics of the northern 71B corridor primary market area would fit with the site 
selection criteria of Burlington.1   

Closed or poorly performing mall retailers will need to be replaced with off-price retailers like 
Burlington or experiential tenants including sports related such as Dick’s Sporting Goods– those that 
cannot readily be replaced by the internet. Entertainment, food and beverage, and services will be 
potential replacement solutions. For example, tenants providing organic takeout meals, high-grade services 
like health spas, and facilities for pets such as dog hotels illustrate retailers not easily replaced online, and 
which benefit from (and contribute to) mall or corridor traffic. As a local example last year, Hounds Lounge Pet 
Resort & Spa replaced a resale shop as the occupant of the former Big 8 Tire building of 8,868 square feet at 
the intersection of College and East Township Street.  The purchaser of the building also operates a pet resort 
in Little Rock. The site was chosen because the location has high traffic volume and adjoins the east-west 
commuter gateway to I-49 near residential neighborhoods and was available for a relatively low price. 

The key is both to provide the type of experience and convenience that a shopper cannot get from sitting 
at home, and to eliminate the sameness that fails to differentiate from the competition. To become and 
stay relevant, malls and commercial corridors will become much more mixed and not just a place 
for retail consumption. Instead, the relevant mall, for example, will be where people go for dining, 
entertainment and education (concerts, art shows, plays, movies, farmer markets, and classes), health, 
fitness, and beauty, and stay overnight at a hotel – or to work and/or live.  By this standard, the current 
Northwest Arkansas Mall is not relevant.

RECOMMENDED POLICY ACTIONS

Reduce the amount of retail zoning along the College Avenue/71B corridor. Like many communities, 
Fayetteville has designated most of the land along its College Avenue arterial/71B corridor for commercial 
uses. By reducing the amount of property zoned for retail uses or permitting multi-family and office uses on 
currently retail zoned property, the City will stimulate stronger performance within its focused, designated 
retail areas.  Focus the highest intensity of uses at key intersections and nodes.  
 
Residential development is crucial to corridor revitalization and enhancement in two fundamental ways. First, 
it is the basic component that will reduce the amount of property available for commercial uses.  Second, more 
housing will provide a larger local market to support the commercial and entertainment uses that remain or 
are added.  Therefore, rezone obsolete uses, including smaller, older, currently less successful retail centers 
and commercial buildings for relatively higher density residential uses. Zoning changes accompanied by 
appropriate design and other regulatory revisions to encourage assemblage of older obsolete retail or other 
property into multi-family housing will bring in more residents who will provide both the employment base 
for offices, healthcare, and research and development activities in the corridor as well as patrons for stores 
and restaurants.

¹ https://www.burlington.com/Others/SiteCriteria.aspx.
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Provide for Fewer but Larger Retailing-Mixed Use Nodes 

Retail agglomerations succeed because they contain a variety of proximate shopping opportunities whose 
synergy attracts more customers.  It would be advantageous if the corridor has fewer, but larger, well-
integrated and linked shopping nodes than numerous smaller strip centers and free-standing buildings 
with excessive numbers of curb cuts that siphon off relatively small sales dollars so as to make more difficult 
the development of larger projects with greater trade areas and more frequent visitation, or higher per visit 
expenditures. 
 
Identify opportunities to make new amenities and services available along College Avenue such as 
parks and recreational offerings, including bicycle and jogging paths that link with nodes of denser 
development.  Ideally, implementation of such opportunities should be in conjunction with the removal of 
obsolete building space and assembly of smaller parcels into larger cohesive redevelopment sites.

Assist with Development and Implementation of Business Plans
 
The City should encourage property owners and managers to develop business plans for the revitalization or 
adaptive reuse of commercial properties such as the Northwest Arkansas Mall characterized as functionally 
(competitively), but not locationally obsolete.  The challenge will be to identify feasible physical, tenanting 
and marketing enhancements and implementation procedures to reposition and strengthen their performance.   
The City can assist in this process by, for example:

• Streamline and make more predictable the development process; and

• Provide information on the goals and objectives for development/redevelopment, and how the City may 
assist owners and developers seeking to implement development/redevelopment consistent with City 
priorities (such as municipal policy action or facilitation of the entitlement process or where appropriate 
with financial assistance to bridge feasibility gaps).

Area or property specific feasibility studies should be conducted or required before any specific re-zoning, 
changes in design parameters or other land use regulations, capital budget authorizations, or public programs 
to implement the business plan or economic action should be approved.  Municipal assistance should be 
directed toward retaining and expanding uses or attracting new businesses that can reasonably be expected 
to serve to expand the trade area from which customers are attracted and serve to induce more frequent 
visitation from households and workers within the existing trade area.  In some cases, for example, rather 
than accept a standard development that meets planning and other regulations, it may be more beneficial to 
encourage through municipal assistance enhanced design or added services or uses to facilitate the long-run 
competitiveness and tax-generating ability of a development.  As another example, the City should provide for 
flexibility in its land use regulations to allow for the orderly transition of former retail uses to alternative uses.  
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CHAPTER II: SECULAR DEMAND AND SUPPLY TRENDS  
IMPACTING MALL AND CORRIDOR REAL ESTATE 

SHIFT IN CONSUMER SHOPPING PATTERNS

In 1979, Joan Didion wrote in The White Album: Essays, malls are “toy garden cities in which no one lives but 
everyone consumes…” Malls as the preferred sources of retail consumption were first disrupted by the advent 
and expansion of power centers, beginning in the 1980s. Power centers, generally of 250,000 to 600,000 square 
feet – containing big-box category killers and discount mass merchandisers, with few small retail tenants – 
typically were built near regional malls and other high-traffic commercial corridors.

Beginning in the late 1990s and early 2000s, the growth of e-tailing began to negatively impact poorly 
located and configured Class B and Class C malls with weak anchor tenants (the Northwest Arkansas Mall 
is an example of a Class B/C mall) and commodity-like power centers. In addition, the expansion of off-price 
retailers (such as TJX Companies, Ross, Burlington, and Nordstrom Rack) have lured shoppers away from mid-
line, department-anchored malls. While department stores such as Sears and JC Penney, Macys, and Bon-Ton 
continue to experience declining foot traffic, slash store counts, or go out of business completely, off-price 
retail continues to expand.

GROWTH IN ETAILING HAS IMPACTED ON-THE-GROUND RETAIL

The growth of e-tailing is likely to continue pressuring mall retailing and mall real estate to evolve and respond 
to the loss of on-the-ground customer traffic and sales.  From 2010 to through 2017, according to annual reports, 
Amazon’s sales in North America have grown from $16 billion to $107 billion dollars.  To put this into context 
in 2016 the total sales of Sears, former anchor for both malls in the Northwest Arkansas region, were about $22 
billion.

 “E-commerce” sales as classified by the U.S. Department of Commerce, comprised approximately 10.4 percent 
of all retail sales made in United States in the 2017 holiday shopping season (the fourth quarter).  Ten years 
prior, e-commerce comprised less than four percent of all retail sales.  The most recent estimates indicate 
that e-commerce sales have totaled about $497 billion over the prior year.2  At sales of $350 per square foot, 
for example, this volume of e-tailing equates theoretically to the substitution or replacement of more than 
1,400,000,000 square feet of on-the-ground retail space.  The growth of etailing, therefore, places increasing 
pressure on retailing and retail real estate to evolve and respond to the threat of losing on-the-ground customer 
traffic and sales.

² https://www2.census.gov/retail/releases/historical/ecomm/18q3.pdf
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RETAIL USES OVERBUILT

The reasons for Northwestern Arkansas Mall’s struggles and those of other Class B and C malls in many regions 
are not solely attributable to the rise of Amazon behemoth and etailing.3   The number of malls in the U.S. 
grew more than twice as fast as the population between 1970 and 2015, increasing to about 1,200.4 In 1996, 
total freestanding retail space per capita (for 58 metropolitan areas) averaged 11 per square feet and shopping 
center space per capita averaged nearly 10 square feet for a total retail space per capita of nearly 22 square 
feet5.   According to the International Council of Shopping Centers (“ICSC”) in 2012 total retail space in the 
United States had increased to nearly 54 square feet per capita and shopping-center space at nearly 24 square 
feet per capita.  The amount of retail space supply per capita more than doubled between 1997 and 2013.6 

Table II-1 below summarizes the historical growth of shopping center space in Fayetteville and Rogers.  

Table II-1: Competitive Shopping Center Space Inventory by Year Built¹
Greater Fayetteville

Shopping Center Inventory
# Square Feet

Greater Rogers
Shopping Center Inventory

# Square Feet

Pre-1960 282,000 0

1960-1979 1,330,000 297,000

1980-1999 1,345,000 459,000

2000-2018 605,000 2,694,000

Total 3,562,000 3,450,000

¹ Figures are rounded.  Inventory summarized here includes shopping center space tracked by CoStar; not all “retail” 
such as freestanding stores. 

Sources: CBRE; CoStar; Gruen Gruen + Associates.

While both Fayetteville and Rogers are estimated to presently contain around 3.5 million square feet of 
shopping center space, recent development patterns have differed in the two areas.  CoStar reports that almost 
80 percent of the inventory in the greater Rogers area has been built since 2000.  Approximately 17 percent of 
the inventory in greater Fayetteville has been built since 2000.  Fayetteville contains a much higher amount 
and proportion of space built prior to 1980. 

³ See recent Milwaukee Journal Sentinel article on Bayshore Town Center in a suburb of Milwaukee that despite significant 
past municipal financial assistance has struggled and experienced significant store closures and turnover: 
https://www.jsonline.com/story/money/business/retail/2019/01/25/store-closings-bayshore-dont-reflect-ill-mall-
operator-says/2677804002/.  
⁴ https://www.cbsnews.com/news/a-dying-breed-the-american-shopping-mall/; https://www.theatlantic.com/business/
archive/2017/04/retail-meltdown-of-2017/522384/.
⁵ A Descriptive Analysis of the Retail Real Estate Markets at the Metropolitan Level, Journal of Real Estate Research, Vol. 14, 
No. 3 (1997): 321-338, Eppli and Laposa,Publisher Link. © 1997 American Real Estate Society.   
https://epublications.marquette.edu/cgi/viewcontent.cgi?referer=&httpsredir=1&article=1032&context=fin_fac
⁶ https://kircherresearch.com/E_Commerce.pdf.
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The significant increase in the supply of retail space has created intense competition.  In addition, as indicated 
by the raft of bankruptcies and shuttering of stores, the department store is in secular decline as off-price value-
oriented stores like TJ Maxx, Ross, and Burlington continue to capture market share.  In the past, department 
stores were given pad sites on which to develop at very favorable prices because they served as mall anchors 
to attract throngs of consumers. Many department stores have lost much of their magnetism and are fighting to 
survive the competition from specialty stores and efficient, lower-margin discount and category killer retailers. 
Junior departments used to be the training ground and source of future demand, but other specialty and value 
formats are attracting the younger shopper. Department stores have gone to part time labor to cut costs but the 
part timers lack the training to provide the service that warrants the higher prices found in department stores.  
The mid-line department stores are not attracting the increasingly bi-model income groups. 

POPULATION GROWTH HAS SHIFTED AND INCOME GROWTH HAS NOT KEPT PACE 
WITH RETAIL SPACE SUPPLY ADDITIONS

Figure II-1 summarizes the long-term trajectory of population growth within the two-county Northwest 
Arkansas region.  

Figure II-1:  Historical Population Growth in Northwest Arkansas

Beginning around 1960, the regional population base entered a phase of rapid growth.  Washington and Benton 
counties both grew at annual rates exceeding three percent during the 1960s and 1970s.  Growth rates declined 
to more modest levels, particularly in Washington County, in the 1980s.  In the 1990s, high growth patterns 
reemerged with the population expanding at an average annual rate of 3.4 percent in Washington County and 
even higher – 4.6 percent – in Benton County.  Population growth has remained strong over the prior 20 years 
in each county, though growth patterns have shifted to the north.  By the early 2000s, Benton County had 
eclipsed Washington County in population.  Soon thereafter, in 2006, the Pinnacle Hills Promenade opened 
in Benton County.  
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Figure II-2 summarizes historical changes in median household income, adjusted for inflation.

Figure II-2:  Median Household Incomes in Northwest Arkansas (2018 Dollars)1

¹ Median household incomes adjusted for inflation based on the Consumer Price Index for the Southern United States.

Significant growth in household incomes occurred during the 30-year period between 1970 and 2000.  
Adjusted for inflation, real median household incomes grew by 68 percent in Benton County and 36 percent in 
Washington County.  Real incomes have declined since 2000, especially in Washington County.  However, this 
trend is not unique Northwest Arkansas.  The real median household income trends suggest that the majority 
of consumer units (households) in the regional market have less, not more, disposable income than they did 
approximately 20 years ago.  

DEMOGRAPHIC COMPARISONS OF GEOGRAPHIC AREAS AROUND MALLS

Table II-2 presents a demographic, employment, and household income comparison between a 20-mnute 
drive time for the Northwest Arkansas Mall and the Pinnacle Hills Promenade. 

Table II-2: 20-Minute Drive Time Demographic Comparisons for Regional Malls (2018)
Northwest 
Arkansas Mall

Pinnacle Hills 
Promenade 

Total Population 209,306 239,318

Daytime Population¹ 229,514 282,934

Total Households 77,576 85,956

Average Household Income $68,596 $82,743

Household Incomes Above $100,000 20.0% 27.4%

¹ Daytime population includes workers and residents.

Sources: Arkansas Economic Development Commission; ESRI; Gruen Gruen + Associates.

The 20-minute drive time population around the Pinnacle Hills Promenade is higher at over 239,000 compared to 
about 209,000 for the population around the Northwest Arkansas Mall. The day-time population/employment 
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is also higher around Pinnacle Hills Promenade at over 282,000 compared to about 229,500 for the Northwest 
Arkansas Mall. The average household income is also higher surrounding the Pinnacle Hills Promenade at 
nearly $83,000 compared to almost $69,000 for the 20-minute driving time around the Northwest Arkansas 
Mall. Over 27 percent of households around the Pinnacle Hills Promenade compared to 20 percent around the 
Northwest Arkansas Mall have annual incomes above $100,000.  

As depicted in Map II-1, both areas around the malls are forecast to experience continued household 
growth.  According to the Northwest Arkansas Regional Planning Commission, the area within 10 miles (an 
approximately 20-minute drive) of the Pinnacle Hills Promenade is forecast to increase from about 78,000 
households to 162,000 households over the 2010-2040 period (equating to an annual growth rate of 2.5 percent). 
The projected 30-year growth equates to 84,000 additional households.  The employment base within 10 miles 
of the Pinnacle Hills Promenade is forecast to grow by more than 100,000 jobs over the 2010-2040 period.  

The area within 10 miles of the Northwest Arkansas Mall is forecast to increase from about 75,000 households 
to 156,000 households over the 2010-2040 period (equating to an annual growth rate of 2.5 percent). The 
projected 30-year growth equates to about 81,000 additional households.  The employment base within 10 
miles of the Northwest Arkansas Mall is forecast to grow more slowly; about 47,000 jobs are projected to be 
added between 2010 and 2040.  
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Map II-1:  Projected Long-Term Future Household Growth (2010-2040, by TAZ)

2010-2040 Household Growth

1 dot = 50 households

0 8 164 Miles
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DECLINES IN CONSUMER RETAIL EXPENDITURES PUTS PRESSURE ON RETAIL 
SALES AND IMPLICATIONS FOR FUTURE DEVELOPMENT 

Consumer expenditures as a percentage of income have decreased over time for the types of goods such as 
clothing and footwear and food found in retail centers and malls have declined over time.7

 
A reduction in the rate of household and income growth puts pressure on retail sales, especially general 
merchandise and apparel sales.  A battle for market share has resulted with the clear winners being Wal-Mart 
and Target, and two of the clear losers being Sears and J.C Penny. While the Sears’ store at the Mall has closed, 
J.C. Penny continues to operate at the Mall the retailer has announced another round of store closings (140)8 
and its stock price at only about a $1 per share does not signal confidence in its future viability.

Retailing and center development opportunities in the future will be based on niches and replacement of 
obsolete formats and concepts.   The Northwest Arkansas Mall is an example of an obsolete format that will 
need to be replaced with a contemporary set of mixed uses and tenancies. 

⁷ https://apps.bea.gov/scb/pdf/2011/06%20June/0611_pce.pdf.
⁸ https://www.usatoday.com/story/money/2017/02/24/jc-penney-store-closures/98344540/
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CHAPTER III: RETAIL MARKET RECONNAISSANCE

INTRODUCTION AND PURPOSE

In order to identify the size and make-up of retail uses potentially supported along the College Avenue/71B 
corridor GG+A conducted a market reconnaissance of retail uses.  To gain insight into the consumer motivations 
and retail market factors affecting the corridor GG+A inspected the corridor and surrounding area as well as 
the other primary retail hub in the region: the Pinnacle Hills Promenade Mall. We conducted interviews with 
leading retail real estate brokers and developers and area leasing agents, and the City of Fayetteville planning 
and economic development staff. We also reviewed secondary market data and identified the competing 
supply of retail space. We have synthesized the results of the research and analysis into the following sections:

• Assessment of competitive advantages and disadvantages;
• Locational context and review of area retail supply; 
• Primary market area definition; and
• Estimated retail supply-demand balance within the primary market area.

COMPETITIVE ADVANTAGES AND DISADVANTAGES FOR RETAIL USES ALONG 
CORRIDOR

Competitive advantages associated with the College Avenue/71B corridor include the following:

• Proximity to desirable residential neighborhoods and a large day-time employment base, and therefore, 
daytime population demand for convenience and necessity retail goods, services, and food options during 
the workday and commute;

• The presence of Northwest Regional Campus of the University of Arkansas for Medical Sciences and 
Veterans Administration Hospital generate visitation, employment and demands for housing, all of which 
contribute to retail and restaurant sales; 

• The corridor provides good accessibility to major freeways and arterial roads and connections to other 
parts of the Northwest Arkansas region and has high traffic volumes; 

• The University of Arkansas has experienced enrollment growth, including an increasing share of students 
from out of state (e.g., Dallas Fort Worth). This has contributed to increased demand for housing, retail, 
food and personal services, and entertainment;

• Because the Northwest Arkansas Mall was the first mall in the region and expanded over time, other 
retailers and retail developments clustered near the Mall creating a critical mass of retail and therefore 
becoming an established retail destination; 

• Infill development has occurred in which new uses and businesses have replaced older uses. For example, 
in on or near the Township Street and College Avenue intersection Walgreens and CVS each replaced 
former uses as did the Starbucks which replaced a drycleaner; and 

• Continuing population, housing, and job growth. According to Northwest Arkansas Regional Planning 
Commission, the primary trade area postulated for the northern portion of the corridor is forecast to grow 
by approximately 50,200 households from 2018 to 2040. The primary trade area for the southern portion 
of the corridor is forecast to grow by approximately 6,700 households from 2018 to 2040.
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Competitive disadvantages of the College Avenue/71B corridor for retail use, or factors that discourage potential 
retail demand include the following:

• The College Avenue/71 corridor consists of diverse uses frequently associated with many older commercial 
strip developments. Portions of the corridor do not presently have a positive locational image. Portions of 
the southern end of the corridor have or are near homeless shelters, detention facilities, bail bondsmen, 
pawnshops, and heavy industrial uses. Portions of the corridor to the north also include some uses such as 
“gentlemen clubs” that can be characterized as creating negative externalities that make it more difficult 
to attract and retain retail uses; 

• Examples of properties exist in the corridor that appear to be subject to deferred maintenance, poor 
landscaping, and unattractive facades and signage with outdated construction and design; and

• The level and speed of the traffic on the corridor is such that in some places of the corridor a limited 
“billboard effect” is provided for those driving by on both sides of the corridor. In addition, numerous 
curb cuts, and roadway and traffic signal configurations and high traffic volumes make it difficult to access 
centers from one side of the street to the other by automobile. The corridor is not pedestrian friendly.   

EXISTING RETAIL SUPPLY

Washington and Benton counties contain approximately 7.8 million square feet of shopping center space, 
according to CoStar’s tracked inventory.  The two-county area is reported to contain a total of more than 
2,100 retail properties containing approximately 26.6 million square feet of total building space.  Much of this 
inventory is comprised by freestanding commercial uses (e.g., automotive uses, stand-alone restaurants, etc.) 
that are not considered to be part of the shopping center space inventory.

Table III-1 summarizes the existing shopping center supply for the Fayetteville area as well as Benton County 
to its north.
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Table III-1: Shopping Center Space Inventory in Regional Market
2009 2018

Gross Leasable 
Area

# Square Feet

Availability 
Rate

%

Gross Leasable 
Area

# Square Feet

Availability 
Rate

%

Fayetteville Area:

Regional Centers 832,000 NA 832,000 NA

Power Centers 805,000 12.1 811,000 3.6

Community Centers 738,000 8.2 738,000 11.7

Neighborhood Centers 749,000 19.7 805,000 10.8

Strip Centers 348,000 10.3 388,000 13.9

Total 3,472,000 3,574,000

Benton County:

Regional Centers 934,000 NA 934,000 NA

Power Centers 618,000 5.3 622,000 13.4

Community Centers 289,000 30.8 289,000 44.5

Neighborhood Centers 919,000 9.1 1,080,000 3.3

Strip Centers 1,127,000 15.3 1,230,000 12.6

Total 3,887,000 4,155,000

Sources: CBRE; CoStar; Gruen Gruen + Associates.

The Fayetteville retail center inventory has experienced an increase of 102,000 square feet of retail space since 
2009 to 3,574,000 square feet of retail space. The Benton County retail center inventory increased by 268,000 
square feet of space to 4,155,000 square feet of retail space. 

Table III-2 summarizes the primary inventory of retail space within or near the College Avenue/71B corridor.  Map 
III-1 shows the primary retail concentrations within or near the corridor.  Small strip centers and freestanding 
stores and restaurants with less than 10,000 square feet are not included in the inventory estimate. 
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Map III-1: 71B Corridor Retail Supply
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The College Avenue/71B Corridor contains approximately 2,900,000 square feet of regional, community, and 
neighborhood serving retail space. The north end of the corridor is anchored by the 832,000-square-foot 
Northwest Arkansas Mall.  JC Penney and Dillard’s remain as anchor tenants, but the 60,000-square-foot Sears 
store is closed.  Mall stores such as Banana Republic and Gymboree have closed, and more stores are likely to 
close. 

Other community-serving centers near the Mall include a 588,600-square-foot big box center, Spring Creek 
Center, anchored by Walmart and Home Depot and a 261,700-square-foot center, Steele Crossing, anchored 
by Target and Kohl’s. Other than the regional mall, the community-serving centers around the mall are well 
leased. 

Nelson Crossing, built in 1985, containing about 95,000 square feet in two floors  located near the Mall has 
experienced high occupancy rates (currently 85 percent leased due to a large massage/spa tenant moving out 
to build its own building near the Lowe’s store; formerly Nelson Crossing was 98 percent leased) and rents 
($20 to $25 per square foot) indicating that the area around the mall is a viable location for market responsive 
formats and tenant mixes.

The newest center, built in 2016, 62,000-square-foot College Marketplace is 100 percent occupied and anchored 
by Whole Foods which occupies about 40,000 square feet of space. This center commands the highest per 
square foot rents in the northern part of the corridor in the range of high $20’s.  College Marketplace draws 
from a wide trade area including Fayetteville and Springdale due to the presence of Whole Foods.   Alumni 
Hall, Zoe’s Kitchen, and Chipotle are new tenants to the market and were attracted because of Whole Foods.  
Other tenants relocated from within the primary trade area.  Day-time employees have been an important 
source of sales to the center as have higher income, well-educated residents of the trade area.

Originally designed as a power center, Fiesta Square contains about 211,000 square feet plus a Harp’s Grocery 
of about 50,000 square feet. A Tyson’s administrative office replaced the Hastings Entertainment store which 
closed in 2013.  Walmart and Dollar Tree also vacated the center.  The New Heights Church also located an 
administrative office at the center.  While Fiesta Square has relatively low rents at a reported $14 per square 
foot, its occupancy rate is high at 96 percent because it has replaced retail users with office space users. 

Evelyn Hills Shopping Center, originally built in 1958, contains about 140,000 square feet of which about 50,000 
square feet is in two floors for the Ozark Natural Foods store. Ozark Natural Foods acquired and remodeled 
a former Montgomery Ward store. Ozark Natural Foods is moving closer to Downtown about a mile south of 
the center to a former long vacant IGA market location. Natural Foods owns its building, which is likely to be 
reused for office space rather than retail space. Retailers have not had interest in the building. Rents are very 
low at about $8 to $12 per square foot and appeal to price sensitive local businesses and non- profits (e.g., thrift 
stores, churches etc.).  Excluding the 50,000-square-foot Ozark Natural Food building, about 25 percent of the 
shop space is vacant.  The center has been purchased by a developer which intends to upgrade the center both 
in terms of physical improvements and tenanting.

While located near commuting routes in high traffic locations and desirable residential neighborhoods, both 
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Fiesta Square and Evelyn Hills are outdated in terms of design, layout, and tenant mix and therefore are 
reported to have relatively circumscribed trade areas of about two miles. 

The southern portion of the Corridor (south of Downtown) is characterized by a limited retail inventory.  
No multi-tenant shopping centers are located on School Avenue south of Archibald Yell Boulevard and the 
Downtown.  The two largest non-automotive retail uses in or near the south part of the corridor include a 
43,000-square-foot Walmart Neighborhood Market, opened in 2016, and a 15,000-square-foot Walgreen’s 
store.  The Marvin’s IGA at 1620 South School Avenue closed in 2017 after the Walmart neighborhood grocery 
store opened nearby in 2016.

PRIMARY TRADE AREA DEFINITIONS

A primary trade area is defined as the geographic area from which most (i.e., 70 percent or more) customers 
of a shopping center or commercial location are drawn.  The trade area for any specific agglomeration or mix 
of commercial uses is a function of the size and tenant make-up, its accessibility, visibility, and the scale 
and tenancies of competing locations.  Therefore, trade areas are dynamic and tend to change as a function 
of supply competition.  The travel time people are willing to expend in order to visit a shopping or business 
location varies as a function of both the size of the shopping area and the relative uniqueness of the tenancies 
and environments available at alternative destinations.  The amount of proximate competition, ease of 
accessibility, and the local appeal of the anchor tenant are the significant factors influencing the market area 
for neighborhood shopping centers.  The retail supply in the northern portion of the corridor which is north of 
Downtown is characterized by major community- and regional serving space. This type of retail space expands 
the draw of the trade area more than the primary trade area served by the southern portion of the corridor 
which is comprised largely of smaller neighborhood serving necessity and convenience retail space.  

Primary Trade Area for Northern Portion of Corridor 

Based on a synthesis of interviews and a review of competing supply locations, and consideration of advantages 
and disadvantages and geographic and transportation access factors that apply to the corridor, the primary 
trade area from which the northern portion of the corridor attracts or could attract shoppers includes most 
of Washington County.  Retail brokers and developers uniformly indicate that U.S. Highway 412, just north 
of Fayetteville’s border, represents a dividing line within the regional retailing market.  Households located 
north of Highway 412 do not tend to shop within the northern portions of the corridor.  

Map III-2 illustrates the primary trade area identified for the northern portions of the corridor.



GRUEN GRUEN + ASSOCIATES 23

Market Research and Strategic Policy Actions to Support Revitalization 
and Enhancement of College Avenue/71B Corridor and Northwest Arkansas Mall

Map III-2:  Primary Regional Trade Area for Northern US-71 Corridor
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The primary regional trade area extends well beyond Fayetteville’s borders, encompassing neighboring 
municipalities including Farmington, Prairie Grove, Greenland, Elkins, Johnson, Goshen, and Lincoln, as well 
as portions of Springdale and Tontitown to the north.  The primary trade extends south along Interstate 49 
past West Fork to the county line (roughly half-way to Fort Smith).  

The “secondary” trade area extends even further east and west, into areas such as Huntsville and across the 
Arkansas-Oklahoma state line, respectively.  These areas, however, tend to be sparsely populated and do not 
constitute a primary source of sales for existing retail uses in the northern portions of the US-71 corridor.  

Primary Trade Area for Southern Portion of Corridor

The primary trade area from which the southern portion of the corridor attracts or could attract shoppers 
includes southeast Fayetteville and nearby communities to the south and east of Fayetteville.  The primary 
trade area extends approximately 15 minutes south and east along US-71 and Highway 16, to the smaller 
communities of Greenland, West Fork, and Elkins.  The primary trade area definition includes the University of 
Arkansas campus, but does not extend north past Archibald Yell Boulevard into the Downtown area.  Interstate 
49 to the west represents a physical and psychological barrier limiting the primary trade area.  The interchange 
at Martin Luther King Jr. Boulevard also offers retail and dining tenancies similar to those available in the 
southern portions of the US-71 corridor, such as Walgreen’s, Aldi, and Walmart.

Map III-3 illustrates the primary trade area for the southern portion of the corridor.
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Map III-3:  Primary Trade Area for Southern US-71 Corridor
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ADDITIONAL RETAIL SUPPLY WITHIN THE PRIMARY TRADE AREA

Table III-3 summarizes the existing retail supply of shopping centers and large freestanding stores located 
outside of the 71B corridor Study Area, but within the primary regional trade area.

TABLE III-3: Existing Retail Supply Outside of 71B Corridor and Within Regional Trade Area
Total Space

# Square Feet
Occupancy

%

Shopping Centers¹ 1,190,000 93

Major Freestanding Stores¹ 522,000 100

Downtown Fayetteville 119,000 NA

Total 1,831,000

¹ Shopping Centers and freestanding stores larger than 10,000 square feet in size.

Sources: CBRE; CoStar; Washington County Assessor; Gruen Gruen + Associates.

Locations outside of the corridor study area, including Downtown Fayetteville, are estimated to contain more 
than 1.8 million additional square feet of shopping center and freestanding retail space.  This does not include 
a considerable amount of stand-alone commercial and fast food/restaurant uses, such as those concentrated 
along major arterial roads in western Fayetteville, such as Martin Luther King Jr. Boulevard or Weddington 
Drive.

FUTURE SUPPLY 

The Director of Economic Vitality and Planning Director of Fayetteville indicated no major planned or proposed 
retail developments are currently identified. The interviews indicate that in the preliminary planning stages is 
development of a large land holding north of I-71 about 1.5 mile to two miles of the Northwest Arkansas Mall 
near the Washington Regional Medical Center.  The developer expects the project to include significant retail 
space because of the visibility and accessibility to Interstate 49. Office and residential uses are also anticipated. 
A medical component connected with the Washington Regional Medical Center is also anticipated. 
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CHAPTER IV: RETAIL DEMAND IN TRADE AREA AND RELATIONSHIP BETWEEN 
RETAIL SUPPLY AND DEMAND IN PRIMARY TRADE AREAS

ESTIMATED DEMAND FOR RETAIL SPACE WITHIN PRIMARY TRADE AREAS

GG+A obtained demographic, housing, and employment data for the primary trade areas served by the northern 
and southern portion of the corridor in order to estimate the current retail demand of trade area households, 
workers, and students.  We also reviewed secondary survey data concerning the retail expenditure patterns of 
households and workers near their place of employment.  The estimates of retail demand summarized in Table 
IV-1 and Table IV-2 are presented in terms of expenditure potential and the amount of on-the-ground retail 
space the identified demand can support.

Demand Estimate for Regional Trade Area Captured by Northern 71B Corridor

Table IV-1 summarizes an estimate of retail expenditure potential and on-the-ground retail space demand 
for the regional trade area captured by retailers located at and around the Northwest Arkansas Mall in the 
northern portion of the 71B corridor.
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TABLE IV-1: Estimated Demand for Community- and Regional-Serving  
Retail Space in Primary Trade Area for Northern Portion of Corridor

2018 2023

Total Households 71,381 77,981

Average Household Income $68,119 $68,119

Total Available Income $4,862,402,000 $5,311,988,000 

Expenditure Potential @ 23.2% Expenditure Rate¹ $1,118,353,000 $1,221,757,000 

Retail Space Demand Attributable to Households² 3,441,000 3,759,000

Total Non-Resident Workers 36,080 36,080

Average Annual Expenditure Per Worker³ $3,750 $3,750

Expenditure Potential $135,600,000 $135,600,000

Retail Space Demand Attributable to Workers² 417,000 417,000

University of Arkansas On-Campus Students⁴ 5,800 5,800

Annual Expenditure Per Student⁵ $3,000 $3,000

Expenditure Potential $17,400,000 $17,400,000 

Retail Space Demand Attributable to On-Campus Students² 54,000 54,000

Total Retail Space Demand 3,912,000 4,230,000

¹ Percentage of before-tax income spent on all non-automotive retail goods and services.
² Expenditure potential is converted to space demand based on an average sales threshold of $325 per square foot.  
Figures are rounded.
³ Assumes average daily expenditures for food and all other non-automotive retail goods of $15 per worker and 250 
work days per year.
⁴ Students living in “group quarters” on the University of Arkansas campus are not included in household estimates.  
Their retail spending is accounted for separately and is based on a student survey completed in the fall of 2014 by the 
Center for Business and Economic Research.
⁵ Assumes average of $250 per month expended on groceries, restaurants/bars, general merchandise, clothing, and 
personal care.

Sources: U.S. Census Bureau; Bureau of Labor Statistics; International Council of Shopping Centers; University of 
Arkansas; ESRI; Gruen Gruen + Associates.

Based upon estimates obtained from secondary information vendor ESRI, the regional primary trade area is 
currently estimated to contain approximately 71,400 households and nearly 182,000 residents.  The average 
household income in 2018 approximated $68,000.  This equates to total available household income within 
the primary trade area of about $4.9 billion.  Applying a retail expenditure rate of 23.2 percent of income 
for all non-automotive retail goods and services, the total retail expenditure potential of primary trade area 
households for the northern portion of the corridor is estimated at approximately $1.1 billion.

Based upon employment estimates from ESRI, the primary trade area contains approximately 90,000 jobs.  
Data available from the U.S. Census Bureau indicates that 60 percent of jobs in the trade area are held by 
workers also residing within the trade area.  This implies that approximately 40 percent, or 36,000, of the jobs 
are held by non-resident workers. Assuming that non-resident workers employed in the trade area spend an 
average of $15 dollars per day on all non-automotive retail goods during their workday or commute, the total 
retail expenditure potential of local area workers is estimated at approximately $135.6 million. 
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Dormitories located on-campus at the University of Arkansas are also reported to house a capacity of 5,800 
students, primarily Freshman.  These housing units are considered “group quarters” and the occupants are not 
accounted for the estimates of households located within the primary trade area.   A student spending survey 
conducted in the Fall of 2014 by the Center for Business and Economic Research indicated that Freshman 
spent approximately $200 per month on eating and drinking and retail goods and services, while other 
undergraduate students spent approximately $300 per month.  Assuming that on-campus students spend an 
average of $250 per month on restaurants and retail goods and services, they generate annual expenditure 
potential of approximately $17 million.

The total combined expenditure potential of local market area households, non-resident workers and on-
campus students is estimated at nearly $1.3 billion.  In order to convert estimates of expenditure potential or 
purchasing power into estimates of supportable on-the-ground retail space, an assumption must be made as 
to the average sales-per-square-foot thresholds needed for tenants to viably operate and landlords to obtain 
high enough rents to amortize development costs and provide a satisfactory return on investment.  Based upon 
our interviews, reported retail space rents, and the sales performance characteristics of tenants and typical 
shopping centers reviewed above, we use an annual sales per-square-foot threshold requirement of $325 per 
square foot.  This implies that demand sources within the primary trade area currently support approximately 
3.9 million square feet of retail space.  Due to projected growth in the household base within the primary trade 
area, demand is estimated to increase to about 4.2 million square feet in 2023.   

Demand Estimate for Smaller Trade Area Captured by Southern 71B Corridor

Table IV-2 summarizes the expenditure potential for neighborhood-oriented necessity and convenience goods 
(i.e., grocery and drug store goods) and restaurants within the primary trade area for the southern portion of 
the 71B corridor.  The expenditure estimates include those related to students, but not faculty/workers, on the 
University of Arkansas campus.  Because grocery stores, drug stores, and restaurants all typically generate 
higher sales-per-square-foot and have lower margins than discretionary goods retailers (e.g., sporting goods, 
apparel, home improvement materials), a higher sales threshold of $375-per-square-foot is applied to the 
expenditure potential to estimate supportable on-the-ground retail space.

Note that the entirety of the smaller more circumscribed trade area served (or potentially served) by the 
southern portion of the 71B corridor is included within the broader regional trade area definition.  The demand 
estimates are not additive; they represent a subset of the regional retail demand estimates.  
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TABLE IV-2: Estimated Demand for Neighborhood-Serving Retail  
Space in Primary Trade Area for Southern Portion of Corridor

2018 2023

Total Households 12,684 13,950

Average Household Income $55,545 $55,545 

Total Available Income $704,533,000 $774,853,000 

Expenditure Potential @ 13.5% Expenditure Rate¹ $95,112,000 $104,605,000 

Retail Space Demand Attributable to Households² 254,000 279,000

Total Non-Resident Workers 1,300 1,300

Average Annual Expenditure Per Worker³ $2,500 $2,500

Expenditure Potential $3,250,000 $3,250,000

Retail Space Demand Attributable to Workers² 9,000 9,000

University of Arkansas On-Campus Students⁴ 5,800 5,800

Annual Expenditure Per Student⁵ $2,220 $2,220 

Expenditure Potential $12,876,000 $12,876,000 

Retail Space Demand Attributable to On-Campus Students² 34,000 34,000

Total Retail Space Demand 297,000 322,000

¹ Percentage of before-tax income spent on all necessity and convenience-type retail goods and services, including 
food at home, eating and drinking (away from home), housekeeping supplies, and personal care.
² Expenditure potential is converted to space demand based on an average sales threshold of $375 per square foot.  
Figures are rounded.
³ Assumes average daily expenditures of $10 per worker and 250 work days per year.
⁴ Students living in “group quarters” on the University of Arkansas campus are not included in household estimates.  
Their retail spending is accounted for separately and is based on a student survey completed in the fall of 2014 by the 
Center for Business and Economic Research.
⁵ Assumes average of $185 per month expended on groceries, restaurants/bars, and personal care.

Sources: U.S. Census Bureau; Bureau of Labor Statistics; International Council of Shopping Centers; University of 
Arkansas; ESRI; Gruen Gruen + Associates.

Based upon estimates obtained from secondary information vendor ESRI, the southern primary trade area is 
currently estimated to contain approximately 12,700 households with an average household income in 2018 
of approximately $56,000.  This equates to total available household income within the primary trade area of 
about $705 million.  Applying a retail expenditure rate of 13.5 percent of income for necessity and convenience-
type retail goods and services (including food at home, food away from home, housekeeping supplies, and 
personal care), the total retail expenditure potential of primary trade area households is currently estimated 
at $95 million.
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Not including university faculty and staff, we estimate the southern portion of the corridor contain about 
1,300 non-local workers who commute to or near the corridor for employment.9  Assuming that non-resident 
workers employed in the trade area spend an average of $10 dollars per day on eating and drinking and 
necessity/convenience retail goods during their workday or commute, the total retail expenditure potential 
of local area workers is estimated at approximately $3.3 million. Assuming that 5,800 on-campus students 
spend an average of $185 per month on restaurants and convenience retail goods and services (e.g., groceries, 
personal care items), they generate annual expenditure potential of approximately $13 million.

The total combined expenditure potential of local market area households, non-resident workers and on-
campus students is estimated at approximately $111 million.  Based on an annual sales per-square-foot 
threshold requirement of $375 per square foot, the expenditure potential can support approximately 300,000 
square feet of retail space.    Due to projected growth in the household base within the primary trade area, 
demand is estimated to increase to about 320,000 square feet in 2023.   

RELATIONSHIP BETWEEN ESTIMATED RETAIL SUPPLY AND DEMAND 

Northern Portion of Corridor 

Table IV-3 summarizes the estimated balance between retail space demand and supply within the regional 
primary trade area.

⁹ The University of Arkansas Research and Technology Park is the largest employment location in the corridor.  It contains 
about 136,500 square feet of multi-tenant facilities and 148,500 square feet of University research facilities.  Approximately 
300 people work at the Park.  The University anticipates breaking ground on a Civil Engineering Research and Education 
Center in 2019 comprising approximately 47,500 square feet of research and development building space.  The Park does 
not contain food and retail services so workers at the Park would likely support retail and restaurant services in the 
southern part of the corridor.  
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TABLE IV-3: Estimated Balance Between Retail Space Demand and Supply  
Within Primary Market Area for Northern Portion of Corridor

2018
# Square Feet

2023
# Square Feet

Retail Space Demand

Households 3,441,000 3,759,000

Workers & Students 471,000 471,000

Total Demand 3,912,000 4,230,000

Existing Retail Supply

71B Corridor (Fayetteville) 2,889,000 2,889,000

Existing Supply Elsewhere in Fayetteville/Trade Area ¹ 1,831,000 1,831,000

Total Supply 4,720,000 4,720,000

Unmet Demand (Supply Surplus) (808,000) (490,000)

¹ Competitive supply located outside of the 71B Corridor is likely underestimated.  It only includes major retailing 
locations and freestanding stores (not all commercial/retail space in totality, much of which includes small freestanding 
restaurants and buildings, etc.).

Source: Gruen Gruen + Associates

The existing retail supply within the primary trade area is estimated to total approximately 4.7 million square 
feet.  Most of this space, about 2.9 million square feet, is located within the 71B corridor.  In 2018, demand 
from trade area residents, non-resident workers, and students (living on campus) was estimated to support 
approximately 3.9 million square feet of retail space.  Thus, an existing supply “surplus” of at least 808,000 
square feet is estimated to exist.  (That is, supply exceeds demand in the trade area by almost one million 
square feet).

Future household growth over the next five years is estimated to reduce the retail supply surplus, although 
existing supply will still exceed estimated potential demand by an estimated 490,000 square feet of retail 
space.

Southern Part of Corridor

Table IV-4 summarizes the balance between estimated necessity and convenience-type retail space demand 
and supply within the smaller primary trade area served by the southern portion of the 71B corridor.
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TABLE IV-4: Estimated Balance Between Retail Space Demand and Supply  
Within Primary Market Area for Southern Portion of Corridor

2018
# Square Feet

2023
# Square Feet

Retail Space Demand

Households 254,000 279,000

Workers & Students 43,000 43,000

Total Demand 297,000 322,000

Existing Retail Supply

South 71B Corridor ¹ 67,000 67,000

Primary Supply Elsewhere in Trade Area ² 205,000 205,000

Total Supply 272,000 272,000

Unmet Demand (Supply Surplus) 25,000 50,000

¹ Freestanding Walmart Neighborhood Market, Walgreen’s, and Dollar General stores.  
² Includes approximately 100,000 square feet of freestanding space (primarily fast-food restaurants) within the Martin 
Luther King Jr. Corridor west of the study area, the 40,000-square-foot center across from the university ballpark (1641 
W. 15th Street), and two freestanding Harp’s grocery stores located in Elkins and West Fork.

Source: Gruen Gruen + Associates

The existing retail supply within the primary trade area is estimated to total at least 272,000 square feet.  Almost 
all of this space is comprised by freestanding grocery and drug stores and restaurants.  In 2018, demand from 
trade area residents, non-resident workers, and students (living on campus) was estimated to support just 
under 300,000 square feet of retail space.  The mathematical comparison between estimated demand and 
supply results in a small amount of “unmet” demand at 25,000 square feet of neighborhood-serving retail 
space, which could grow to approximately 50,000 square feet if household growth in the trade area occurs as 
projected by ESRI.  

Note that the above comparisons between estimated retail space demand and retail space supply are predicated 
on the assumption that 100 percent of expenditure potential is captured within the given geographic trade 
area. That is, if retail and restaurants in the southern trade area successfully captured 100 percent of internal 
demand within the trade area. However, some sales will be lost outside of the trade area (in this case, for 
example, to the Downtown or northern portion of the corridor).

While the mathematical model of supply and demand is not a precise tool, the results of the quantitative 
analysis are consistent with interview findings.  Based on our interviews with multiple real estate brokers and 
local owners or leasing agents, the retail markets are highly competitive. The larger centers and concentrated 
nodes of retail uses are better positioned to siphon off sales from strip centers and smaller buildings along the 
College Avenue/71B corridor which lack the size and tenant mix to effectively compete for users and sales from 
shoppers.    The results of the mathematical supply-demand construct are also one indication that leakage 
occurs from within the southern parts of the corridor to other larger retailing agglomerations within and 
beyond Fayetteville.  

Given the long-term growth forecasts by Northwest Arkansas Regional Planning Commission referred to 
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above (approximately 50,200 households from 2018 to 2040 for an average annual growth rate over 30 years 
of 2.45 percent for the primary trade area identified for the northern portion of the corridor and nearly 6,700 
households from 2018 to 2040 for an average growth rate of 1.95 percent for the primary trade area identified 
for the southern portion of the corridor), in the longer-run  demand may support additional commercial space 
in the corridor. Occupancy rates, rental rates and household and employment growth and supply additions 
within the trade areas should be monitored. Such monitoring will facilitate evaluating retail development and 
redevelopment proposals ad opportunities. 
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