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3 | Market Analysis 

A market study is an important component when weighing options 

for the redevelopment of a downtown. It can provide guidance and 

drive specific business recruitment strategies to position current 

and future development for success.  For this plan, market analysis 

was prepared early in the project and used as a resource during 

every step of the way to test concepts, provide a basis for planned 

retail space, and formulate the action plan.  In addition to 

identifying what retail sectors are underserved in the Wayne market 

area, the market study established a profile of the market area, size, 

and demographics for potential customers, delineated by driving 

distance rather than municipal boundaries.  Ultimately, the market 

analysis is only one component of the redevelopment plan, and was 

weighed with public opinion.  

 

The Wayne Market Demographics.  While the City of Wayne is 

home to approximately 7,336 households in 2008 (US Census, ESRI), 

the market area (or general geographic area from which a 

destination draws customers) within a ‘local market area’ (a 5-

minute drive) is 17,723 households, and over 73,000 households in 

an ‘extended market area’ (a 10-minute drive).  Especially given the 

While the residents in the 

downtown and city are 

similar to many other ‘small 

towns,’ Downtown Wayne’s 

local and extended market 

areas are much larger. 
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auto-oriented culture in southeast Michigan, it is reasonable to 

assume that the right mix of businesses could draw customers who 

have to drive 10 minutes or less to get to their destination.  This 

becomes more and more realistic as the number of unique, 

complementary businesses within a walkable distance increases, as 

proposed in this plan.  Several noteworthy facts surfaced as a result 

of creating a profile of Downtown Wayne’s market area. 

 Residential Characteristics.  The City of Wayne is well known for its 

traditional, stable, and strong single family neighborhoods and high 

number of residents who have lived in Wayne for much of their 

lives.  This was corroborated by residential statistics, which showed 

that as of the year 2000, 60% of residents in the city had moved in 

before 1994 (compared to less than 50% average in the US).   

Cost of Living in Wayne.  Strong heritage of higher-paying blue collar 

jobs and position in an industrial economic region have positioned 

Wayne’s housing stock as strong, older neighborhoods with very 

affordable home prices and rent payments - the average monthly 

rent in 2008 was $675. Stable property values for mid- to smaller-

sized homes positions Wayne well to attract young families, 

professionals, and empty-nesters – all of which fit the profile of 

residents interested in a downtown-style environment.   

Residential Market Demand.  In addition to 

strong residential neighborhoods, affordable 

homes, strong schools, and great potential for a 

vibrant downtown, Wayne has unmet demand 

(see ESRI Housing Supply and Demand chart) for 

middle- and higher-priced residential units typical 

of downtown area living.  Townhomes, 

condominiums, and loft-style apartments are 

often priced higher than Wayne’s current 

average price, but can vary widely based on size 

and amenities.  This plan recommends a mix of 

these units, in free-standing buildings, above 

retail as part of mixed-use, and as part of 

multiple-family residential buildings in several areas around the 

downtown area.  The combination of these types of units in a 

unique downtown setting would provide a leg up on other 

developments that are more suburban in nature or that try to 

duplicate a traditional urban community.    

Data shows an oversupply of 

middle- and lower-priced 

housing, and unmet demand for 

middle- and higher-priced 

housing typical of downtown 

townhomes or condos.  (ESRI) 

2008 households data shows 

exponential increases in 

households within 5-minute-

drive intervals. 
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Top Five Downtown-

Compatible Undersupplied 

Retail Sectors: 

1. Electronics & 

Appliance Stores 

2. Specialty Food 

Stores 

3. Florists 

4. Book, Periodical, & 

Music Stores 

5. Beer, Wine, and 

Liquor Stores 

 

Retail Supply and Demand Analysis.  Given the wide variety of 

businesses in the downtown area and high observed turnover, 

the strategies outlined in this plan for business retention and 

recruitment are based in a supply and demand analysis.  Using 

the market area demographic profile and economic activity 

data, this plan aims to capitalize on business types that are both 

complementary of one another and show an undersupply in the 

market area.  Coupled with design standards and other 

improvements to make Downtown Wayne a destination, this 

retail analysis identifies a clear path to successful growth.  The 

sectors highlighted below (especially those highlighted in both 

the local and extended markets) should be the focus of business 

recruitment and retention in the downtown. 

 

Retail analysis shows a number 

of retail sectors under-served 

in the local and extended 

markets. 
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