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I. Executive Summary
The Vision: Colonial Intermodal Center in 2015

Opening day of Bluefield's new Colonial
Intermodal Center is a very special event. After
several years of planning and construction,
Bluefield's new mixed-use downtown develop-
ment is open for business. Hundreds of people
are on hand for ceremonies dedicating new
transit facilities, public gathering areas, commu-
nity and educational facilities and cultural and
historic destinations. City leaders and citizens
are particularly excited about prospects for
private investment and employment growth on
new development sites included in the project.
The project was conceived in 2009 by city lead-
ers as part of a continuing initiative to revitalize
downtown Bluefield. City leaders designated

a large site on the eastern edge of downtown
as the redevelopment site. The area has great
significance for Bluefield; it sits along the “Av-
enue”, Bluefield's historic commercial corridor
across from the Norfolk and Southern rail facili-
ties — which are inextricably liked to Bluefield’s
past. The project received strong support from
Congressman Nick J. Rahall, who helped bring
the project from an idea into reality.

Colonial Intermodal Center Master Plan

Getting to today was not quick or easy - it took
the time and effort of many in the community
in an initiative that sets downtown on a solid
path to revitalization. Downtown Bluefield is

no different from similar communities through-
out West Virginia and across the United States.
Demographic and economic changes have
made cities smaller. Smaller cities have reduced
economic activity and downtowns are not as
vibrant as in earlier times. This has happened in
Bluefield. All cities are confronted with chal-
lenges brought about by change; what sets one
city apart from the next is its response to chal-
lenges. Bluefield responded with a bold vision
for redeveloping a major area of downtown
with a mixed use development that draws upon
the rich architectural and railroad heritage of
the community.

Bluefield community leaders and citizens
thought carefully about downtown and how
best to attract more business, visitors and
activities. Part of this effort included an honest
examination of the issues and opportunities
facing the community and the downtown. It




was the con-
sensus of the
community that
redevelopment is
best achieved by
embracing the
past, the rail-
roading and coal
mining history of Bluefield,
and reaching to a new and
more diverse economy that
includes education, commu-
nity services and tourism.

The Colonial Intermodal
Center welcomes residents
and visitors to downtown
with an attractive mix of
educational, community,
transit and tourism facili-
ties. Bluefield’s rail history

is celebrated in the central
plaza which is architectur-
ally themed as a railroad
roundhouse, similar to the
Norfolk and Western round-
house that once graced

the rail yards. A ‘ghost’ of

a mighty steam engine is
centrally located in the plaza
to reinforce the importance
of railroading to the com-
munity. Located around the
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The Vision 2015

fter years of planning

and construction, Blue-
field’s new mixed-use down-
town development is open for
business. Hundreds of people
are on hand for ceremonies
dedicating new transit facili-
ties, public gathering areas,
community and educational
facilities and cultural and his-
toric destinations. City leaders
and citizens are particularly
excited about prospects for
private investment and em-
ployment growth on new
development sites.

| plaza are interpre-
tive panels that
inform visitors of
Bluefield’s special
{| role in devel-
)| opment of the
1| mining industry
and the region.
Transit is an important
element of the plan. New
transit facilities are located
in front of the plaza along
Princeton Avenue and
riders can board, transfer,
or get transit information.
At the heart of the project
are five large sites that are
ready for development.
Each has a beneficial rela-
tionship to the plaza and
parking areas and includes
necessary facilities such
as utility access and high
speed internet. Bluefield
is partnering with local
businesses, institutions,
agencies and others in
attracting investment
on these sites. Develop-
ment sites equipped with
utility and infrastructure
connections are located
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within a planned revitalization area with transit
and public amenities that are attractive to the
marketplace. Building sites are flexible and the
buildings constructed will be architecturally
compatible with the downtown and neighbor-
ing buildings. Parking and landscape areas are
provided and create a comfortable sense of
scale.

One of downtown's most storied buildings has
been renovated and is home to cultural, his-
toric and commercial uses. The Warlick Build-
ing, which over the decades has housed car
agencies, furniture stores and related uses now
houses loft housing, arts spaces, and cultural
and historic interpretive areas. An addition to
the Princeton Avenue side of the building pro-
vides a new face to the building including an
elevator and access to a rail yard viewing area
atop the building. Visitors to area coal heritage
attractions frequently make the building the
first stop on their journey. Next to the Warlick
Building, “Vito’s Alley” once Bluefield's rough
and tumble part of town has been restored
and interpreted.

While justifiably proud of the Colonial project,
Bluefield’s downtown rebirth is not yet com-
plete. City leaders have ambitious plans to
next move to Raleigh Street and then Com-
merce Street in bringing downtown back to
life.

I. Executive Summary
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II. Project Development

Community Involvement and the Planning Process

Blueﬁeld leaders organized the master plan-
ning process around the principles of trans-
parency and public involvement; they were
committed to preparing a plan that was citizen
based - a bottom up rather than a top down
approach. Because the plan is envisioned as a
decision making and investment tool, commu-
nity leaders understood that broad public par-
ticipation and support was critical for successful
plan implementation. Assisted by Bluefield city
staff and the PB planning team, citizens guided
the process and decision-making at key project
milestones before recommending the plan for
approved by the Board of Directors. It will be
the responsibility of city leaders, the private
sector and citizens of Bluefield in ensuring the
plan is faithfully implemented.

City leaders and staff developed a strategy for
engaging the public in the planning effort. One
civic engagement goal is to include all citizens,
businesses and organizations in developing

the plan. This was accomplished by using both
traditional and emerging means of public input,
including print and electronic media, public
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meetings, individual and group interviews and
field discussions and investigations. A summary
of the public participation process is described
below.

Web-based Information

City staff established links from the city
website to data prepared by the project /8
team. The website was regularly updated £
with interim deliverables, presentations
and notices of upcoming meetings
and events. |

Stakeholder Interviews

The planning team conducted approximately
20 individual and group interviews with Blue-
field stakeholders to share ideas and strategies
for improving the downtown. The purpose of
the interviews was to allow the planning team
to better understand downtown issues and
opportunities, and to build outreach efforts to
increase participation in the planning process.
City staff compiled an initial list of interview
candidates and this was added to as additional




groups were identified. Stakeholder interviews Planm'ﬂg Process
included the downtown merchants association,
Chamber of Commerce, Bluefield State College
and Bluefield College, Norfolk and Southern, Fron-
tier Communications, local financial institutions,
Bluefield Historical Society, Bluefield Area Transit,
downtown business and property owners, and
interested citizens.

Bluefield established a thorough and inclusive
process in preparing the plan. The outline of the
process is depicted on the following page.

Steering Committee &
Public Meetings 1

Bluefield’s Board of Directors appointed a Steering
Committee to guide the development of the mas-
ter plan. The Steering Committee was composed
to reflect the geographic, gender and racial diver-
sity of Bluefield. Steering Committee members
also represented varying viewpoints on the future
of the downtown. Leadership of the Steering Com-
mittee was important in developing a plan that
had broad-based community support. The Steer-
‘ing Committee accomplished this by analyzing

all data with care and ensuring that all ideas were
heard and valued. The Steering Committee met

at regular intervals in preparing the plan and all
meeting were advertised and open to the public.

1I. Project Development




Figure 2.1: The Planning Process

Planning Process

Steering
Committee/
Public Kickoft
Meeting

Scope

Schedule

Deliverables

gesosusssnvnsannnnne sees

s

Steering
Committee/
Public Meeting

Steering
Committee/
Public Meeting

11. Project Development

Opportunities

Issues &

—

Exploration

Inventory &
Assessment

)

D

Stakeholder,
Interviews

.

LandiUse

Site Conditions

Visual Assessment

Steering
Committee/
Public Meeting

Existing
Conditions
Analysis

Master Plan
Alternatives

()

Steering
Committee/
Public Meeting

.

Building Massing
Traffic

Gateways

+ Evaluate Alterna-

tives

« Select Preferred
Alternative

Market
Analysis

Market
Opportunities

Highest & Best Use
Downtown Goals

Draft
Master
Plan

-------

R R R R R R TP R R R TR RN

Board of
Directors/
Public Meeting

Implementation

—




Project Goals

Community goals for redevelopment and new
investment in the downtown require progress

on several interrelated objectives. Many of these
goals, such as bringing more people downtown
and creating better economic development con-
ditions, have broad support. Development of the
master plan provided an opportunity for the Steer-
ing Committee and the community to more fully
articulate a more comprehensive set of goals for the
downtown, thereby providing a unified set of goals
to guide actions and decision making. The proc-

ess of establishing agreed upon goals is a valuable
exercise to work through. The goals were used to
evaluate different plan alternatives that were pre-
pared. The preferred master plan was the scenario
that had the best opportunity for achieving agreed
upon community goals. Six categories of goals were

I1. Project Development

developed by the Steering Committee. Each category has
several objectives associated with it.

The goals described below provide the foundation upon
which the master plan recommendations rest. They de-
scribe the community hopes and aspirations for the 21st
Century and beyond.

Economic Development

Stimulate private investment in downtown Bluefield

Create more and more diverse downtown
destinations

Encourage development and investment that
complements existing uses

Increase economic productivity of downtown

Infrastructure

Increase market attractiveness for underutilized
downtown buildings

Complete selective infrastructure improvements to
support downtown development

Remove dilapidated and/or functionally obsolete
structures to facility redevelopment

History

+ Acknowledge Bluefield's railroad heritage in facility

design

Respect Bluefield’s downtown architecture in facility
and building design




Tourism

Lonkling Fast
« Bring more tourists into downtown Bluefield i 1R
. Create a destination that supports cultural ey
W, V.

heritage and railroad tourism activities

Downtown

+ Bring a critical mass of people downtown
day and night

+ Incentivize investments in downtown
housing

. Provide a destination for outdoor activities

+ Investigate opportunities for major
recreation facility in downtown Bluefield

Transportation
+ Create a central transit hub
+ Increase access to transit
+ Stimulate transit associated development

II. Project Development




I11. A History of Bluefield

The Development of an Industry

Since the first rail car came out of the Poca-
hontas coalfields in 1883, the story of Bluefield
has been one of railroads and coal. Bluefield's
path was put in motion by the discovery of
the Pocahontas coalfields in 1889. Pocahontas
coal was special - it lay in thick seams, was
abundant and ideally suited for industrial and
marine applications. Rumors of vast coalfields
began in the 1870's but the lack of access and
capital prevented large scale exploitation of
the resource. The Norfolk and Southern Rail-
way stepped forward by providing rail and
soon they established their Pocahontas Divi-
sion headquarters in Bluefield. The discovery
of the Pocahontas coalfields, which covers a
large area of Southwestern Virginia and South-
ern West Virginia, created a boom not seen
previously or since. Bluefield was particularly
important in development of the coal-driven
economy. It was regional headquarters of the
N&W, a major warehousing and supply center
to countless coal towns and camps and it
occupied a unique and valuable geographic

- advantage: the 'hump’. At an elevation of 2,655
above sea level, Bluefield is the highest point

Colonial Intermodal Center Master Plan

between the Mississippi River
and the Eastern Seaboard.
This permitted entire trains
to be moved in the N&W

rail yards by gravity alone,
providing a time and cost
benefit to a rapidly growing
industry.

Early mining in the Poca- ,
hontas coalfields was not yet {&
mechanized and is charac-
terized as the hand loading
era. This type of mining required tremendous
amounts of human labor that streamed into
the coalfields from locations around the world,
including immigrants from eastern and south-
ern Europe, Nordic countries and countless
blacks from the American south. This ethnic
and racial diversity helped communities flour-
ish and echoes of those voices and influences
are still heard today.

Coal companies could not satisfy their la-
bor needs with bachelor miners alone. They
needed to recruit families, thus leading to the




explosion of self-contained coal camps and com-
pany towns throughout the coalfields. The first
company store was built in 1883. Camps and towns
created a constant demand for all manner of items,
from baby clothes to hand tools to coffins. Bluefield
on the east, and Williamson West Virginia on the
west, served as the primary warehousing communi-
ties supplying the coalfields.

By the early 20th century, all necessary elements for
growth of an industry were in place; resources, capi-
tal, markets, labor and transportation. Thus began a
truly ‘golden age’ in Bluefield.

Bluefield’s
growth dur-
ing the first
half of the
new century
was phe-
nomenal,
The coal-
field's end-
less demand
for labor
and a young
population
driven to
seek jobs
and new
opportuni-
ties came
together
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to create a population boom. Barely a town of 600
souls at the turn of the century, Bluefield grew to
reach a peak population of approximately 25,000

in 1940. A growing population, booming economy
and a sense of prosperity drove a rich economic,
cultural, architectural and civic life. Bluefield incor-
porated in 1889, and was one of the first cities in the
region to pioneer the city manager form of govern-
ment. To help manage the rapid growth, Bluefield
quickly appointed a planning commission and
embarked on an aggressive program of municipal
improvements; some of which included paving and
lighting streets, making utility extensions and com-
pleting a new grand Municipal Building in 1924. The
private sector was no less active, Downtown build-
ings sprang up and Bluefield was reputed to be one
of the earliest cities with a recognizable skyline. The
downtown commercial district was oriented to the

I1I. A History of Bluefield Page 10



Figure 3.1: The Development of the City of Bluefield
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Princeton Avenue




railroad - its reason for existence. Princeton Avenue
ran parallel to the rail yards, which included the
passenger station. The vast majority of visitors and
residents arrived by rail, which emptied them onto
Princeton Avenue at the foot of downtown. Thus,
Princeton Avenue became the retail and entertain-
ment heart of Bluefield and was known simply as
the Avenue. Bluefield's commercial buildings read
as a primer in architectural history, boasting a rich
mix of Italianate Commercial, Renaissance Revival,
Beaux Arts, Victorian Romanesque, Art Deco styles
as well as others. Many buildings, such as the Peo-
ple’s Bank and its Romanesque Victorian architec-
ture, were considered to be the finest examples in
the state if not the entire region. The grandeur of
Bluefield’s commercial buildings is easily matched
by the city’s historic residential district — a neigh-
borhood of imposing homes reflecting the afflu-
ence and style of the coal boom years. Many of the
commercial buildings and residences were de-

FEDERAL STRELT. LOOKING SOUTH FROM PRINCETON AVENUE, BLUEFIELD. W. YA
f A
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signed by Bluefield's own Alex A. Mahood who
still enjoys a reputation for architectural excel-
lence.

Coal fueled a boom that was as precarious as it
was beneficial. Bluefield was utterly dependant
on coal which in turn responded to demands
of the market place. When coal was good, the
region benefitted, but boom times were not

to last. By the 1950's, life in the coalfields had
changed forever. Machines replaced men in the
mines, coal camps and company towns lost their
sponsors and shrank, or were abandoned. Pas-
senger rail travel declined, warehouse districts
became silent and the downtown bustle disap-
peared.

Today, Bluefield is charting a new path to stabil-
ity and prosperity. The community is smaller,
but has embraced the arts, history, education,
social services !

and tourism as
cornerstones of
the economy.
The Colonial In-
termodal Center
will bring peo-
ple and activ-
ity back to the
Avenue while
remaining true
to the spirit of
the community.
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IV, Current Conditions -

Downtown Bluefield in 2011

The urban context of the proposed project area
informs the design approach to the project. Urban
context is understood to be the existing physical
space within which the project is located. The design
approach and program should reflect and respond

to the urban environment, both historically and what
exists today. Bluefield’s urban context in 2011 is much
different than it was during the boom period of the
1940's. The dense urban fabric of downtown has been
weakened by the loss of many buildings and the une-
ven condition of remaining buildings. The project area
sits on the fringe of the downtown core, and has weak
physical and visual links to the downtown. In many
respects, the project site reflects an area essentially
unmoored from its surroundings. It sits next to the rail
yards, but the passenger station is gone and there is
no interaction between the site and the rail yards. Pe-
destrian traffic within the site and into the downtown
is minimal. The existing multi-story parking garage

is not utilized and essentially has been abandoned.
Access to the downtown core area is good, with three
distinct entry points. The downtown entryway experi-
ence from the east and west along Princeton Avenue
is poor but can be improved. The project area is well-
defined by the existing street grid.

Colonial Intermodal Center Master Plan

The U.S. Department of the Interior has listed the
downtown historic commercial district on the Na-
tional Register of Historic Places. The nomination was
prepared by Michael J. Pauley and Michael Gioulis

of Gioulis and Pauley; the precise boundaries of the

Figure 4.1: The Project Study Area

Intermodal
Project Area

Thassenan

_Gateway Study Area

' \#{:"-'——:

Page 13



District are available at the State of West Virginia Divi-
sion of Culture and History website, The nomination
was submitted to the Department of the Interior and
approved in 1985.

Exploitation of the Pocahontas coalfields created a
boom of population growth and building activity -
the remnants of which comprise present day down-
town Bluefield. The community initially developed
parallel to the Norfolk and Western rail yards, and it
was with remarkable speed that Bluefield developed
into the commercial, transportation, warehousing
and cultural center of the coalfields. Buildings along
Princeton were generally developed first and dated
from the mid-1890’s to the 1940's. Buildings on Bland
and Federal Streets and into the historic core of
downtown are from a later time period. Bluefield’s
development history follows a typical development
pattern of first building along the primary transporta-
tion corridor and then moving away from the center.
Downtown was comprised of mostly three- and
four-story brick commercial buildings. There are a few
taller buildings, the most notable being the 12-story
West Virginian Hotel, which today serves as a senior

e b

The Matz Hotel is shown in the red dashed line. With its demise, the site became the Iocarfon for the Colomai Intermoda! Center

IV. Current Conditions

center. Most of the major architectural styles of the
late 19th and early 20th century are represented. The
two most prominent building that formerly stood

at the project site were the Colonial Theater and the
Matz Hotel. The Colonial Theater dated from 1916 and
was designed in the Art Deco and Art Moderne styles
with a neon marquee and finely detailed lobby. The
Matz Hotel, constructed in 1911, was a six-story struc-
ture of Italianate design, richly detailed with scroll me-
dallions and egg and dart moldings. Both buildings
were lost to demolition in late 2008 due to structure
collapse. The Warlick Building, circa 1905, is proposed
for integration into the project as an adaptive reuse
of the historic structure; providing an opportunity to
authentically integrate an historic structure into the
project.

The urban fabric of Princeton Avenue has been lost.
Nevertheless, references to downtown Bluefield’s

rich architectural history can be incorporated into the
design of the Colonial Intermodal Center. The proxim-
ity to the N&S rail yards, the ‘Avenue’ and downtown
historic buildings are all influential design eléments.
Design elements can also be derived from physical




reminders of the street car era and Bluefield’s rail
history, which include the roundhouse, train station
and associated design elements.

A massing study was prepared during the analysis
of downtown. Massing refers to the scale of space
and the relationships of building and spaces to
downtown residents, workers and visitors. Mass-

ing can refer to individual buildings, the entire
downtown, or to a specific area of downtown, such
as the vicinity of the intermodal center. Massing is
important in how a project relates to the downtown
fabric and to the people who are the intended us-
ers. To better understand massing of buildings in
downtown, the planning team sought information
that illustrated the historic building ‘footprints’ of
downtown. A good source of information was dis-
covered in Sanborn Insurance Maps still retained by
the city. The 1929 Sanborn map illustrates Bluefield
as it enters a frenetic phase of growth. In 1929, the
passenger rail station was active and several hotels
immediately across Princeton Avenue served arriv-
ing passengers. The intersection of Federal Street
and Princeton Avenue was dense with buildings
crowding the sidewalk; the dense development pat-
tern extended west beyond Bland Street. A few lots
along Princeton Avenue between Federal and Scott
Streets had not yet developed but the mapping re-
flects a rapidly growing downtown that is physically
oriented to the rail yards and passenger station. The
vitality of Princeton Avenue east of Federal Street

is reflected in the number of theaters (two), hotels
(several) and beer halls and pool rooms (many) all

IV. Current Conditions

contributingto a

downtown burst-
ing with activity.

Ground stud-
ies of massing
in 2010 reveal
a different real-
ity. Princeton
Avenue as a

community hub m "'i

is gone, as is the
passenger sta-
tion. Most histor-

neglect or demo-
lition. Property
along Princeton
Avenue between |
Federal and Scott /®
Streets is vacant, |
except for a park-
ing garage which
is scheduled for
demolition. The
Norfolk & South-
ern headquar-
ters, constructed :
in 1948, is archi-
tecturally signifi-

the eastern gate-

Figure 4.2: Blueﬁeld Building Massmg in 1929
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way, but does not relate physically to the general
vicinity. Downtown will not recapture the building
density which established Princeton Avenue as a
retail street. However, the project can respect and
reflect historic Bluefield in its design approach.

The project site is on Princeton Avenue, a two-way,
generally straight and flat state route. The site is sur-
rounded on all sides by city streets. Traffic volumes
within the downtown are low and traffic congestion
is not anticipated. A portion of Stewart Street may
be closed to construct the project. Surface parking
is generally available, both on street and in parking
lots. The current availability of structured parking
will change; both the Princeton Avenue and the
Scott Street garage are scheduled for demolition,
thus creating more demand for on- and off street
parking. All streets in the project vicinity are two-
way, except for Federal and Bland which are one-
way. Pedestrian circulation is adequate.

The entryway experience into downtown is uneven
and needs improvement. The primary entry corri-
dor from the south is generally good; the freestand-
ing clock, where one-way traffic begins, is a positive
visual element. Entry from both the east and west
along Princeton Avenue is poor, and would benefit
from entry improvements.

Bluefield Area Transit (BAT) provides both fixed
route and on-call service to a multi-county area.
The agency has plans to add routes to serve a larger
geographic area as funding and ridership permit.
BAT operates two routes through downtown and

IV. Current Conditions

Figure 4.4: Bluefield Transit System
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V. Market Analysis

Introduction

This section discusses the methodologies, data, analyses,
and findings of a comprehensive market analysis of the City
of Bluefield and Mercer County, as well as six drive-time area
geographies emanating from an epicenter located adjacent
to the site for the Colonial Intermodal Center. The drive-time
areas are segmented at five-minutes, ten-minutes, fifteen-
minutes, twenty-minutes, thirty-minutes, and sixty-minutes
from the epicenter located at the intersection of Princeton
Avenue and Federal Street in downtown Bluefield. The drive-
times cover the full range of market areas from the primary
market, to the secondary market, and the tertiary market for
enterprises that have been identified as in “short supply” in
the local area. The enterprises identified as in “short supply”
have then been stratified into probability of capture ranges
on the basis of the suitability of the site, the context of down-
town, and the larger competitive environment for the city,
the county, and the drive-time areas.

The analysis will discuss the findings of key demographic re-
search including current year estimates and near-term projec-
tions (five years into the future). While the bulk of the analy-
ses focus on economics and land uses in the study area, the
demographics form the backdrop upon which the economics
support the land uses that serve the markets to be discussed.
In essence, the built environment of Bluefield is there to serve
the needs of the population and households that inhabit the

Colonial Intermodal Center Master Plan

area. By utilizing historical data, current estimates and near-
term projections, the analyses will reveal trends that may not
be apparent to the casual observer, but are critical factors for
planners and city and county officials to address in conjunc-
tion with residents and business owners/operators who will
provide the essential, “on
the street” viewpoint that
is a significant component
of any plans for the future
of the area.

lans for redevelopment

of Bluefield’s downtown
must be grounded in the real-
ity of the marketplace. By
understanding Bluefield’s
market supply and demand
calculations, opportunities for
growth can be identified.

This section will detail

the results of the market
analyses for potential land
uses on the subject site
and in the City of Bluefield,
in general. For purposes of
the analyses, four primary
land uses have been defined; residential, industrial, office,
and retail. The definition of a study area and/or the make-

up of individual communities can result in one or more land
uses being de-emphasized, or conversely, focused on as
primary part of the market analyses. In the case of the City of
Bluefield, all four land uses have been considered; however,
the full range of industrial and warehouse uses have been
de-emphasized with regard to the potential range of uses
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for the subject site. In essence, industrial and warehouse uses
have been deemed to fall outside of the realm of reasonable
alternative uses for the subject site. Residential uses comprise
the largest land use in terms of structures and in terms of land
area consumed in the city and the county. Office and retail uses
encompass a range of structures of varying ages and configura-
tions that represent multiple generations of development en-
countered in every market area as well as the shifting demands
of the local marketplace and the influences of more recent de-
velopment in adjacent and more distant portions of the compet-
ing marketplace that define the general Bluefield market area in
West Virginia and the neighboring state of Virginia.

The analyses examine land uses in the context of supply and
demand in the marketplace. The emphasis is on the basic re-
lationship of supply and demand. While there is consideration
given to household income and the range of goods and services
demanded in the local marketplace, that does not mean that

all segments of the market are adequately served. From a pure
supply and demand perspective, a market may be adequately
served, yet specific market segments may feel as if they are
underserved. Market segmentation delves more into the “psy-
chographics” of the marketplace and not the basic demograph-
ics of the market. A simple example may better illustrate the
meaning of this comment. The market may indicate that there

is a supply and demand balance for restaurants in the local area
yet residents may say that want a restaurant of a particular type.
The statement says that the overall supply of restaurants appears
to meet market demand, but the results of the analyses do not
reveal the apparent absence of a restaurant of a particular type.
The “psychographic” analysis that is needed is beyond the scope
of this market analysis and is best left to site selectors who can,
and do, analyze markets on the basis of specific cultural, ethnic,

and social characteristics that will determine the potential for
success for retailers that typically target their products and serv-
ices to very specific segments of the overall marketplace.

The various analyses described in this report will identify the
basic supply and demand characteristics of the overall market-
place. The overall business base of West Virginia has been used
to establish the macro-market context within which benchmark
comparisons of the local area have been made in order to esti-
mate the degree to which local market demand for retail goods
and consumer services is being met by existing commercial
enterprises in the Bluefield, Mercer County, and drive-time areas
micro-market area.

Following the sections that address the basic land use groups is
a short section that discusses some of the prerequisites that are
essential to the successful implementation of the recommenda-
tions contained in this report. These prerequisites involve the
typical components of an economic development program that
concentrates its efforts on a specific geographic locale. The areas
of local organization, staff, funding, bank financing, and entre-
preneurial development are all key components of successful
plan implementation and will be outlined in the following sec-
tion.
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Scope of the Market Analysis
Definition of the Study Area

Bluefield is located on the Virginia border in Mercer County,
West Virginia. The topography of the area is challenging for
urban development, but natural resources, specifically coal

and timber, have always been a mainstay of the local economy.

Transportation routes have been improved and consist of

four-lane, divided highways and more traditional two-lane
thoroughfares; however, an interstate highway connection is
approximately three miles east of the City. Rail transportation is

a significant part of the local infrastructure as well, Bluefield and
Mercer County lie in the heart of the coalfields of south-central
West Virginia approximately two hours travel time south of the
State Capital in Charleston. The city (and, less significantly, the
county) have experienced a long-term, net outflow of population
and households as the importance of coal has declined as an
energy source for the railroads, utilities, and industry. The map
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v below provides an overview of the City of
47| Bluefield and portions of Mercer County

; and gives some perspective of the relative
importance of the City of Bluefield in

the context of the local marketplace and
economy.

Figure 5.1: Bluefield Location Map
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Purpose of the Market Analysis

The purpose of the market analysis is to determine the level of
economic activity and the resulting range of potential land uses
that can be accommodated in the Colonial Intermodal Center, now
and in the future, based on the needs demonstrated by the mar-
ketplace.

Objective of the Analysis

The objective of the analysis is to provide market-based informa-
tion that will enable officials of the City of Bluefield to develop
plans for the development of the Colonial Intermodal Center. The
analysis will assist the city in developing strategies, initiatives, and
plans to serve the needs of residents of the community and pro-
vide for business opportunities that meet market demand.

The Basic Question(s) to be Answered

The basic analytical questions to be answered in the market analy-
sis are:

1. What is the current status of Bluefield and how com-
petitive are existing developments?

2. What are the consumer and business needs in the
community?

3. What business opportunities could be developed on
the basis of market demand?

4, What business opportunities can be accommodated
on the subject site?

5. How will trends for the future influence land use
needs in the study area?

V. Market Analysis

What Analytical Methodologies Have Been Used
in This Analysis

The methodologies applied in this analysis include the use of both
primary research and secondary data. Demographic data has been
obtained from several public and proprietary sources that have
been identified throughout this report. Basic quantitative methods
have been applied to develop useable information from the data
that has been obtained. Of course, the analyst’s observations, judg-
ment and conclusions are also contained in this report. At several
points in the following sections of this report, the reader may be
asked to refer to the Appendices. There is data and information
contained in these tables that is a fundamental component of the
analyses described in the narrative, but too detailed to be included
other than by reference. The reader is asked to take the time to
review the tables included in the Appendices because they are the
basis of the commentary contained in the report.

The secondary data used throughout this report has been com-
piled by MARKET METRICS LLC (MMLLC) from data supplied by
DemographicsNow.com. The data source is widely recognized and
utilized by site selectors for retail and consumer service businesses
throughout the nation. The tables and their underlying formulas
are those created by MMLLC. The maps that appear in the report
and the appendices have been supplied by DemographicsNow.
com.
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The Level ofMarketAnalysis in the " Table 5.1: Levels of Market Studies

Colonial Intermodal Center Study

The level of market analysis that best describes
the overall effort is a Level “D”. This is the most
in-depth level of market analysis. There are two
areas of the study that do not reach the same
levels of depth in this analysis. First, “subject at-
tributes” are specific to the analysis although the
study area overlays the entire city, the county,
and their context market areas of influence as
defined by the drive-time geographies that have
been analyzed. The parcels comprising the study
subject could be employed for a range of poten-
tial primary uses that complement and support
an intermodal center. The basic results of the
analysis could be applied to multiple parcels in
the immediate vicinity of the study site. It will be
the task of the community and local property
owners, in conjunction with government officials
and planners to determine the best uses for the
proposed intermodal center from the range of
uses for which a potential market has been con-
cluded.

This study analyzes land use potential by em-
ploying market driven evaluation criteria. In
order to carry out this analysis, it is necessary to
understand the concept of highest and best use.
Highest and best use analysis is a key concept in
determining a property’'s market value. Accord-

Inferred Demand Studies

Fundamental Demand Studies

Level of Study I A I B

*

Level of Study [ ¢ ] D

Inferred subject attributes

Quantified subject attributes

Inferred locational determinants of
use & marketability by macro analysis

Quantitative and graphic analysis
of location determinants of use &
marketability by macro and micro analysis

Inferred demand from general
economic base analysis conducted
by others

Demand derived by original economic
base analysis

Inferred demand by selected
comparables

Forecast demand by subject-specific
market segment & demographic data

Inferred supply by selected
comparables

Quantified supply by inventorying
existing & forecasting planned
competition

Inferred equilibrium/highest and
best use and capture conclusions

Quantified equilibrium

Highest and best use - concept plan
+ Timing - quantified capture forecast

Emphasis is on:

Instinctive knowledge
Historical data
Judgment

Emphasis is on:

« Quantifiable data
« Forecast
Judgment

*Y - Indicates the methodologies, tools and techniques applied in this study.

Formatted by MARKET METRICS LLC from a table in Market Analysis for Valuation Appraisals, Appraisal Institute,

1994, Page 21, ISBN 0-922154-18-X

ing to the Appraisal of Real Estate Twelfth Edition (Appraisal Institute,
Chicago, 2001) highest and best use is defined as follows:
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“The reasonably probable and legal use of vacant land or an 1. Legal Permissibil ity

Improved property, th‘,]“'s phy S_fm”y possible, app op riately What uses are currently permitted and could any additional
supported, and financially feasible, and that results in the uses be permitted with reasonably probable zoning changes?
highest value.”

The areas of "highest and best use” and “market capture” are 2. Physical Possibility

both site specific. The ultimate highest and best use(s) will be Can the site be economically developed and will it adequate-

determiHEd by the officials of the C[ty Of BIU@ﬁEId, p|anners, Iy Support antic[pated improvements?

business owners, and residents in the study area working in con-

junction with each other to achieve the objectives of the master 3. Financial Feasibility

plan study of which this market analysis is a part. Market capture
has been concluded on the basis of site-specific characteristics
that enable the market capture to be estimated on the basis of
a competitive analysis of specific project attributes relative to
the context of the site's location and existing competition in the
marketplace. A series of project phases that work together to
achieve a set of objectives over a period of time is envisioned.
The larger study and the conclusions of this market analysis
should be revisited every time a new project phase is proposed

Will the site as improved have a market value that justifies the
cost and provides a sufficient entrepreneurial return to take
the risk of development? A project is not economically fea-
sible unless the rental rates and/or sales prices are sufficient
to repay the costs of land acquisition and construction, plus
provide an entrepreneurial return on investment sufficient to
justify the risk associated with that investment.

in order to assess the individual phase’s ability to help achieve 4. Maximum Profitability
the original objectives of the plan and to help assess and update This test asks the question: among financially feasible alter-
overall market risks, natives, which alternative returns the maximum value to the

underlying site? Different land uses result in different values

l I- ] ]

Highest ¢ Best Use Criteria intense the land use, the higher the land value. This concept
must work in conjunction with financial feasibility. Therefore,

an alternative land use must be financially feasible before it
can be measured for maximum profitability.

The analysis of highest and best use is based on four fundamen-
tal tests. In order for a given use to be considered the highest
and best use of a site, affirmative answers must be concluded for
all four of the fundamental tests:
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Prerequisite Conditions of Highest & Best Use

The four fundamental tests are applied under the assumptions
of two prerequisite conditions. These conditions are as follows:

1. The site as vacant.

2. The site as improved.

The four fundamental tests are applied to a site under each of
the two conditions. This set of tests enables the analyst to deter-
mine if any current improvements contribute to the value of the
underlying site (consistent with highest and best use) or do not
contribute to the value of the underlying site (inconsistent with
highest and best use).

These tests can be applied to vacant sites as well as improved
sites. In the case of improved sites, the results of the analysis
indicate whether existing improvements contribute to value, in
which case the site is improved to its
highest and best use. Alternatively, if
the improvements do not contribute
value, they no longer represent the
highest and best use of the underlying
site. The clearest demonstration of this
concept is an improved site that has

a market value for land and buildings
that is less than the market value of
the underlying land if it were vacant
and available for new development.

In this case, the improvements do not
contribute to the value of the prop-
erty, but actually represent a demoli-

tion liability. The highest and best use The site of the proposed COIO!'HCH' Intermodal Center
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of the underlying site may be a different use than the property
as currently improved; it is the value for this anticipated future
use that must exceed the value of the property as currently im-
proved for the scenario described herein to represent a case for a
new or different highest and best use in the marketplace.

Application of Highest and Best Use to the

Colonial Intermodal Center Site

Since this market analysis deals with a specific site and a specific
proposed project, the four tests of highest and best use have
been rigorously applied and form the theoretical framework

in which all of the potential alternative land uses in the Colo-
nial Intermodal Center market area have been analyzed in the
context of the current market. The immediate market area for
the proposed Colonial Intermodal Center could be described as
fully developed so the four tests of highest and best use have

been successfully applied, historically,
throughout the area.

Residential uses have been examined
in detail. This is the largest single
land use in terms of structures and
aul L. land areas in Bluefield as it is in most
'ln““ LY urbanized communities. The various
neighborhoods that comprise the
area exhibit a variety of construction
dates, construction types, housing
sizes, ages, and conditions. The hous-
ing inventory, in general, is smaller
- and more densely grouped than is
typical of residential development, to-



day. These observations do not mean that the housing inventory
does not represent the highest and best use of the underlying
land, but it does mean that any infill development that may be
suggested would likely produce housing products that may only
appeal to a niche market of potential buyers, or renters, who pre-
fer a more urban lifestyle. The age and overall condition of the
housing inventory may make it difficult to obtain market prices
for any infill products that would justify the cost of construction
and produce a reasonable market profit for the effort. Thus, infill
development may not be justifiable on the basis of the tests of
highest and best use without supportive efforts to revitalize the
neighborhood(s) that form the context for any new construction.
In essence, do the market values of existing housing units appear
to justify the value of new construction in the local marketplace
today or not; i.e,, the test of market feasibility for new housing.

While new housing for growth does not appear to be necessary
in Bluefield, new housing for inventory replacement cannot be
overlooked. The inventory of housing in the local marketplace
appears to be super-adequate (supply is greater than demand)
for current and near-term market demand; nevertheless, the
composition of the inventory must be evaluated and some new
housing units introduced periodically in order for the housing
in Bluefield to maintain its competitiveness in the local market-
place. A target replacement rate of at least one percent (1%) of
the existing inventory annually is a desirable threshold rate for
maintaining the vitality of the housing inventory. This threshold
rate essentially means that a typical housing unit will remain

in service for approximately one hundred years; an optimistic
projection.

Industrial uses have been given a cursory consideration in the
course of this market study. Industrial uses in the defined study

V. Market Analysis

area are limited and appear to represent historical iterations of
development in the vicinity, but do not appear to represent a
land use consistent with the highest and best use of sites now
and in future land use discussions in the downtown area. Histori-
cally, the industrial base of the community appears to have been
much more significant than it is today. The railroad routes that
traverse downtown Bluefield provided support to a number of
structures that housed industrial and/or warehousing companies
in the past. A few light industrial uses are still present on the
landscape, but many of the existing structures along the railroad
represent physically deteriorated and functionally obsolescent
improvements that have a low probability of economically sus-
tainable uses in the future, Even if the sites of these obsolescent
structures were cleared for redevelopment, they would only sup-
port small-scale industrial structures in today’s market, assuming
there is any market demand.

Office uses are a primary land use in the traditional “downtown”
area of Bluefield. For the most part these office uses occupy
older, traditional office structures with a few more modern build-
ings and structures that have been converted from other uses
to serve as office space. The typical office occupant is a unit or
agency of government, a small company, professional practice,
service provider, or financial institution that has located in Blue-
field to serve the immediate community. The nature of the built
environment and the local market limit the potential for many
larger-scale office uses outside of financial services, government
and/or health care service providers.

Finally, retail uses are the final component of the built environ-
ment in Bluefield. Newer replacement retail epicenters have
emerged elsewhere in Mercer County and across the state line in
Bluefield, Virginia that have effectively replaced downtown Blue-




field as a retail location. These newer, competitive venues have
relegated the traditional “downtown” in Bluefield to a market
position of marginal retail significance. Downtown has become
the site for amenity retail support for the concentration of public,
private, and institutional office uses in “downtown” and as a low
rent location for small-scale, locally owned and operated busi-
nesses. The built environment in “downtown” is still encumbered
with obsolescent improvements that supported retail enterprises
when the City and the County had significantly larger popula-
tions as well as an absence of modern, fully functional alternative
retail venues in the local marketplace. Bluefield’s poor proximity
to major interstate highway routes, and the retail alternatives
located along these major thoroughfares also affect the ability
of the city, and the county to a much lesser extent, to attract and
support a more intense concentration of retail businesses.

Unfortunately, the traditional heart of “downtown” Bluefield will
never have the market prominence or be able to support the
range, or intensity, of land uses that it did in the past. This does
not doom “downtown” Bluefield to an inevitable fate of disrepair
and abandonment, but it does mean that the built environment
is likely to change significantly in the future with new develop-
' : ment of a lower
density and more
, , supporting site
- I | areas to accommo-
—= eh R } o date modern forms
Tl [ 150 M Wi L of ;
Tt - ' of transportation.
L)

V. Market Analysis

Summary of Market
Analysis Findings

The following observations and conclusions summarize the
analysis of the market in support of the proposed project.

Employment & Employers

The countywide employment and employer market has been re-
viewed as well as the market for non-employers. The key points
of the review are:

» Overall private sector employment dropped in Mercer
County as did total private sector employers between
1998 and 2008.

+ The only major expansion of employment was in the
category of “Accommodation and Food Service” (+327)
although the City of Bluefield does not appear to have
captured any of this growth - the number of employers
in this category actually only increased by (+3) during the
period.

+ Overall non-employers grew in Mercer County by
(+305) with the growth concentrated in two categories
- "Administration, Support, Waste Management,
Remediation Services” (+103) and “Health Care and Social
Assistance” (+101).

Retail ¢&» Service Businesses

The market has been analyzed within the context of the city, the
county, and six drive-time market areas from five minutes drive-




time up to sixty minutes drive-time with the primary focus in the
time range from five minutes up to fifteen minutes where there
is less overlapping competition. The key points of the review are:

Most categories of retail businesses and services are
available in adequate or super-adequate quantities to
meet typical, estimated market demand.

Categories of market demand that appear to be
underserved are indicated by the colored bands and
“percentages of market served” in Tables 10 and 11 in the
appendices.

Some of the categories have a very low likelihood of
fitting in the proposed intermodal project, downtown, or
the city in general.

Some potential opportunities could find a home in the
proposed project and/or the downtown in general.

Available Space and Functionality

The key points of the review are:

The downtown area appears to have a super-adequate
supply of space for retail, service, and office based
enterprises. The space is relatively old, is in varying
levels of disrepair and suffers from serious functional
obsolescence for many modern retail and service uses.

The market appears to be in significant oversupply as
observed by current vacancies.

Many former retail spaces are no longer functionally
adequate for modern, chain retailers and this problem
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is compounded by the low traffic volume thoroughfares
that traverse the downtown area.

A state of disrepair eliminates a percentage of downtown
space from consideration for any use and the costs

of repairs are likely in excess of the levels that can be
justified by market rents.

Given the age and condition of the existing, built
environment, rental rates being obtained are likely
well below the threshold for the feasibility for new
construction.

The market could possibly embrace a new venue in
downtown, but the rental rates needed to justify the cost
of construction could present a significant challenge.

The Larger Community

The key points of the review are;

Bluefield has suffered from substantial and chronic
population and household losses. Between 1990 and
2000 both the city and the county lost population;
however, sixty-five percent of the county’s population
losses are explained by population losses with the City
of Bluefield. The city is aging and people of working age,
and predisposition, are in relatively short supply.

Virtually all age brackets of the population from youngest
to oldest are in long-term decline.

Households are declining as well, although some
preliminary data from 2010 suggests that the near-term
projection in the market analysis may not be too dire.




« Although there has been, and is projected to be,
household growth in the category of “four person
households,” approximately 37% of all households in the
city today contain only one person and this percentage is
expected to grow to almost 40% by 2014.

+ The workforce participation rate for households in
Bluefield and Mercer County is low by all external
comparisons with an average of less than one worker per
city or county household - this compares to an average
of 1.13 workers per household for the state and 1.38
workers per household for the nation.

+ Workforce participation correlates directly with
household income demographics — another impediment
to business expansion

+ Businesses may be forced to bring their labor force with
them to Bluefield and/or the vicinity, whether they are
expanding or recruiting new employees.

Housing

« There is an oversupply of housing in Bluefield and Mercer
County - Table 9 in the appendices captures the details of

the analysis.
+ The housing inventory in the city may suffer from

competitive disadvantages due to age and obsolescence.

+ Derelict housing is not being removed from the
landscape in sufficient numbers to preserve or protect
affected neighborhoods and to free sites for residential
redevelopment.

V. Market Analysis

Downtown Bluefield from the roof of the Warlick Building

Bluefield needs to reduce its housing inventory by
approximately 800 units to restore a typical supply-
demand balance to the market.

The supply-demand balance is an essential prerequisite
to price stability and value growth over time.,

The number of renter-occupied single-family housing
units tends to suggest a weak sale market.

With few if any opportunities to introduce new, modern
housing in new subdivisions, Bluefield must find ways to
redevelop residential areas for new housing.

" Senior housing may be a specific subset of the housing
market that could be attractive to existing or new
Bluefield residents.




VI. Alternatives Deve'lopment

Evaluating Options & Selecting a Path Forward

Three alternate development scenarios
were prepared. Two of the concepts were
variations of a similar design theme and the
third was a different scheme to develop the
site. All alternatives focused on the principle
objective of the project - to redevelop this
area of downtown as a mixed-use Transit
Oriented Development (TOD) project that
covers an approximately two square block
area. Bluefield focused on alternatives that
would accomplish several important objec-
tives:

Other objectives were important as well:
the redevelopment strategy had to recon-
nect the Colonial site with the core of the

« Demolish the current parking garage;

« Provide new transit facilities along
Princeton Avenue to serve a transit-
dependant population;

+ Provide building pads for investment by
the private sector;

« Construct a gathering area for activities
and events; and

+ Bring new jobs and people to
downtown,

Colonial Intermodal Center Master Plan

hree options for development of
the Colonial Intermodal Center
were prepared. Common elements to
all three were a transit component;
public areas; development sites;
an interpretive component; and
streetscape improvements.

downtown, proposed architecture had to
complement the strong character of down-
town buildings and the rail and coal history
of Bluefield needed to be respected and
interpreted. All objectives were achieved in
the alternatives.

Each alternative shares similar elements
in the development program. Transporta-
tion facilities for Bluefield Area Transit were

provided by new transit stops and waiting
areas along Princeton Avenue, significantly
improving service to transit patrons. Two al-
ternatives provided a large circular plaza
themed off a railroad roundhouse. Coal
and rail heritage interpretive opportuni-
ties are offered in the plaza and a circular
trellis around the perimeter of the plaza
provided a vertical element. At the center
of the plaza alternatives was a suggested
full-size ‘ghost’ of a steam engine, reflect-
ing Bluefield's importance in rail. The
third alternative organized the central
space perpendicular to the Avenue and
does not include a central plaza. At the
core of all alternatives are several large de-
velopment pads that can support a variety
of uses, including educational, institutional,
social services and retail. Development pads
vary from 6,000 to 12,000 square feet in

size for a single-story building. The sites are
supported by full infrastructure, convenient
parking, high speed internet, attractive pub-
lic spaces, walkways and landscape areas

— all provided within a carefully prepared
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master plan. Each alternative proposed an
adaptive reuse of the Warlick Building - a
national Register Structure dating to c. 1905.
Potential reuse alternatives are arts space,
retail, small business offices, housing and
interpretive space.

All of the alternatives respond to the historic
importance of Princeton Avenue as the com-
mercial and entertainment heart of Bluefield.
The alternatives do not attempt to mimic the
past, but to reinterpret downtown in new,
smart and sustainable manner. A summary
description of each alternative follows.

(_
Alternative 1 Key Elements

+ Theroundhouse form is incorporated
in a generous central plaza. The plaza
creates a destination for this part of
downtown and is intended to reflect
and honor Bluefield’s railroad heritage
which is emphasized by proximity to
the rail yards and Norfolk and Southern
headquarters building. Pavers are used
to delineate the traditional roundhouse
floor plan.

« The roundhouse plaza is surrounded
by outdoor spaces including gardens
and walking areas. A pergola may circle
the plaza perimeter providing vertical
definition and some sun cover.

« Transit service is provided along
Princeton Avenue. A covered transit

VI. Alternatives Development

Figure 6.1: Alternative 1
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shelter, possibly themed to reflect the
long vanished passenger station, runs
parallel to Princeton Avenue. Bus lanes
are provided on the plaza side of the
open air transit shelter.

+ The plaza includes interpretive panels
which explain the development of
the coal industry, railroad history and
Bluefield's role in the industrialization of
West Virginia and the nation.

+ 'Vito's Alley’ (Stewart Street) is improved
with interpretive panels describing this
rough and tumble part of downtown.
Pedestrian connections along the Alley
to Commerce Street are strengthened.

+ The existing parking garage at Scott
Street and Princeton Avenue is removed,

+ Three sites for development are
provided along the perimeter of the
project. The largest site is located
adjacent the plaza, two other sites are
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(" located along Princeton Avenue at
Federal Street and Scott Street.

» The Warlick Building is renovated for
adaptive reuse at current building
standards, while preserving its special
characteristics. A new fagade is placed
along the Princeton Street elevation
providing access and an attractive face.
Building reuse opportunities include
coal and railroad archival space, arts
space, residential lofts and office or
educational space. An observation
space overlooking the rail yards and
the imposing concrete coal wharf is
recommended.

« Homage to rail is represented by a
full-sized ‘ghost’ framework of a coal

This powerful element is a structural
counterpoint to Development Site 2
which is set along Raleigh Street.

« Streetscape, landscape and walkway
improvements are made thorough the
development site.

+ Modifications to the current bank teller
drive through are required to enable
project development to occur.

VI. Altcl'natives DE\’C[OPH]CI“I

—_—— T =

locomotive, possibly from the steam era.

Figure 6.2: Alternative 2
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Alternative 2 Key Elements

This alternative mirrors the basic form
of Alternative 1, but has a more densely
built central core. Four development
sites flank the central plaza; two smaller
sites that are adjacent, but set back
from Princeton Avenue and two larger
sites that anchor the southwest and
southeast corners of the plaza. This
configuration creates a more defined
and urban space within the plaza.

+ Development sites are organized

to provide variety and flexibility of
proposed uses, and might include retail,
office, educational or social services. This
mixed-use development scheme can

be unified by flexible but overarching
design guidelines that address building
form, massing and materials.

A pedestrian corridor is possible from
Raleigh Street between the two larger
development sites. Alternatively, the
two large sites could be ‘bridged’ with
a building in this area, creating a more
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solid backdrop when looking through )
the plaza from Princeton Avenue,

Relocation of the current bank teller
drive-through is required to enable
project development to occur. A
proposed site for the relocation of this
structure is the northwest corner of

Federal and Raleigh Streets. If the drive-

through were not relocated here, this

site should be used as a redevelopment :

site for a more conventional building. Jf

Features that Alternative 2 shares with Alter-
native 1 include:

+ The roundhouse form is incorporated

in a generous central plaza. The plaza
creates a destination for this part of
downtown and is intended to reflect
and honor Bluefield’s railroad heritage,
which is emphasized by proximity to
the rail yards and Norfolk and Southern
headquarters building. Pavers are used
to delineate the traditional roundhouse
floor plan. A pergola may circle the
plaza perimeter providing vertical
definition and some sun cover.

Transit service is provided along
Princeton Avenue. A covered transit
shelter, possibly themed to reflect the
long vanished passenger station, runs
parallel to Princeton Avenue. Bus lanes
are provided on the plaza side of the
open air transit shelter.

VI. Alternatives Development

.

The plaza includes interpretive panels
which explain the development of

the coal industry, railroad history and
Bluefield’s role in the industrialization of
West Virginia and the nation.

‘Vito's Alley’ (Stewart Street) is improved
with interpretive panels describing this
colorful part of downtown. Pedestrian
connections along the Alley to
Commerce Street are strengthened.

The existing parking garage at Scott
Street and Princeton Avenue is
removed.

The Warlick Building is adaptively
reused and brought up to current
building standards, while preserving
its special characteristics. A new
facade is placed along the Princeton
Street elevation providing access

and an attractive face. Building reuse
opportunities include coal and railroad
archival space, arts space, residential
lofts and office or educational space. An
observation space overlooking the rail
yards and the imposing concrete coal
wharf is recommended.

Homage to rail is represented by a
full-sized ‘ghost’ framework of a coal
locomotive, possibly from the steam
era.

Streetscape, landscape and walkway
improvements are made thorough the
development site.

11 alternatives focus on the

principal objective of the
project--to develop this area of
downtown as a mixed-use transit
oriented development (TOD). Each
alternative provides several sites
for development and recommends
an historic adaptive reuse of the
Warlick Building.
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Alternative 3 Key Elements

\

This alternative incorporates a different
design approach than Alternatives 1
and 2. The overall design scheme is
linear and features two perpendicular
axes, one running parallel to Princeton
Avenue and the other perpendicular
through the site oriented to Commerce
Street.

The transit element is set back
from Princeton Avenue and is more
integrated into the site. A bus waiting

area is provided immediately in front of | |

the open air transit station; passengers
are not forced to cross a bus travel

lane to access the transit shelter. As in
Alternatives 1 and 2, the Transit Center
could be architecturally themed to
reference the former passenger station.

A linear central element bisects the site.
The central element is a parking area
which is accessed from Raleigh Street,
and is surrounded by planted areas and
walkways connecting different parts of
the overall project.

The northeast quadrant of the site,
bounded by Scott, Raleigh, Princeton
and the central plaza, are recommendec]
for dense mixed-use development.
One, two or more buildings are
possible depending on their size and
organization. A small plaza area can

provide pedestrian circulation and areas|

Figure 6.3: Alternative 3

Transit Transfer Center

Development i
Site

Federal Street

Bank
Building

Bus Lane
Development [
Site

Scott Street

Commerce Street

>

VI. Alternatives Development

for sitting within the building complex.
The development sites are organized

to provide flexible options for potential
uses that might include retail, office,
educational or social services. This
mixed-use development scheme can
be unified by flexible but overarching
design guidelines for form, massing and
materials of buildings.

Parking is provided in several areas:
immediately behind the Warlick

Building, within the central plaza and in
the western portion of the site,

+ A stand-alone building is recommended
for the corner of Federal Street and
Princeton Avenue, and might be used
for retail, social services, educational or
other complementary uses.

+ Relocation of the existing bank drive
through teller is not required.
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Features that Alternative 3 shares with Alter- yards and the imposing concrete coal
natives 1 and 2 include: wharf is possible.

. Streetscape, landscape and walkway
improvements are made thorough the
entire development site.

+ A small outdoor plaza within the
cluster of buildings provides limited
opportunities for interpretive panels
which explain the development of
the coal industry, railroad history and
Bluefield’s role in the industrialization of
West Virginia and the nation.

« "Vito's Alley” (Stewart Street) is
partially intact; proposed buildings
may close it short of Princeton Street.
Nevertheless, much of it remains and
could be improved with interpretive
panels describing this colorful part of
downtown. Pedestrian connections
along the alley to Commerce Street are
strengthened.

- The existing parking garage at Scott
Street and Princeton Avenue is
removed.

+ The Warlick Building is adaptively
reused and brought up to current
building standards, while preserving
its special characteristics. A new
facade is placed along the Princeton
Avenue elevation providing access
and an attractive face. Building reuse
opportunities include coal and railroad
archival space, arts space, residential
lofts and office or educational space. An
observation space overlooking the rail
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Tagle 6.1: Alternatives E;raluation Matrix

Alternatives Evaluation

Objective Alternative2 | Alternative 3

-+ An evaluation of master plan
alternatives based upon project goals

and design criteria was completed by Visionary, but achievable ) @ o
the project team. The team used an : = .
Genuine to the spirit and history of
evaluation process that assess each Bluefield @@ & L
alternative for their effectiveness in bl - : bl
achieving project goals, and were h;;této ipErmen: KEmanageante ) ) )
scored as fully meeting goals, partially s
meeting goais or not meeting goals. Strengthens physical connections to é - -
The results of this evaluation are downtown
depicted on the following matrix. Creates opportunities for interpretive 5, a O
+ The project Steering Committee held exhibits
tr\:VO rr:\eetir;gs to 9V3|U_?Le and discuss Optimum eligibility for federal funds @& ) &
the three alternatives. The meetings ) —
were held in early 2011 and each sgnw::'(:g: Sritieal massor pesple @ & a®
meeting included representation - —
and participation by the public. The Provides a de;tma_tl?p for outdoor D) a i)
Steering Committee evaluated each gathering an ac“f”t‘es :
alternative against the goals stated for Stimulates private investment in D O )
the project and the criteria established downtown
iCn the evaiuationl n:jatcrjix.hThe ISteering Minimizes impact on existing businesses & o )
ommittee concluded that Alternative i
2 best met the project goals and design Legend
criteria. It was a consensus agreement of @ rullymeetscriteria (D Partially meets criteria @D Does not meet criteria

the Steering Committee to recommend
Alternative 2 to the Bluefield Board of (~ _ _
Directors for adoption. t was the consensus of the Steering Committee that Alternative 2 best

met goals established for the project. An important factor in selecting this
alternative was its emphasis on providing locations for private investment
and development.

VI, Alternatives Development




VII; Master Plan

Rebuilding the Fabric of Downtown

A primary objective of the Colonial Intermodal
Center is stimulating economic development in
downtown Bluefield. Success will be measured in
new jobs created, current jobs retained, and how
effectively Bluefield returns to productive use
underperforming parts of downtown.

The Master Plan describes a bold, but attain-
able, vision for revitalizing an important part of
downtown. Successfully implementing the plan

Bluefield - 2010

requires Bluefield to forge durable partnerships
with federal, state and local agencies, along
with private investors.

Master Plan illustrations in this chapter include:

« Master Plan perspective;
+ Master Plan (plan view);

+  Warlick Building facade treatment
alternatives.

Bluefield - 2020
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Figure 7.1: Master Plan Perspective

Master Plan Perspective
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Figure 7.2: Master Plan
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Figure 7.3: Warlick Building Facade Treatment Alternatives
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Warlick Building Facade
Treatment Alternatives

he circa 1905 Warlick Building is an excellent

candidate for renovation and adaptive re-use. It
occupies an important location in the overall plan and
provides an authentic anchor to the site. Potential uses
include business space, lofts, museum and archive
space, arts space and related uses. The building is a
repository for the many artifacts and relics of a long
and successful family-owned and operated local busi-
ness and is emblematic of the rich architectural fabric
of downtown.

\
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VIII. Implementation, Phasing & Funding Sources

Implementation

Bluefield’s Colonial Intermodal Center is a
bold statement for revitalization. The project
is complex, it will be expensive and it will take
time. Implementation will occur in steps, small
and large, that will move the vision to reality.
Each step along the way must add benefit and
value to the overall effort to ensure the com-
munity and potential partners see progress
building along the Avenue. Achieving the full
vision expressed in the master plan within 10
years would be a tremendous success.

Projects of this size and complexity have many
requirements, but the three most critical are
leadership, funding and investors.

Leadership

The Colonial Intermodal Center will need a
champion, and that champion is the city. Blue-
field must make a commitment to carry this
project forward with leadership, staff support
and other resources such as active involve-
ment from Bluefield Area Transit. The project
must have an assigned ‘home’ within City Hall
where a capable and experienced staff mem-
ber is responsible for leading implementa-
tion efforts, The Board of Directors, Planning
Commission, Historic Landmarks Commission,

Colonial Intermodal Center Master Plan

Downtown Merchants Association and others
must be fully informed, and involved, in imple-
mentation.

Funding

Bluefield is not capable of funding the project
alone. A principle strategy of the master plan
is for Bluefield to seek federal and state fund-
ing to allow the master plan ‘framework’ to be
constructed. The ‘framework’ - land acquisi-
tion, demolition of the existing parking ga-
rage, utility and infrastructure improvements,
streetscape improvements and site prepara-
tion and professional services are eligible costs
for several federal and state funding sources.
With a master plan, site and infrastructure
‘framework’ in place, Bluefield will have a
destination to market to potential tenants or
partners. Bluefield is committed to seeking
public funding by developing a smart project,
being a responsible local partner to the federal

~ and state government and committing local

money to the effort. If Federal Transit Admin-
istration (FTA) funding is possible, FTA's joint
development guidelines provide a powerful
tool for public and private development agree-
ments.




Investors

Attracting partners to invest in the Colonial Inter-
modal Center is an imperative, Bluefield is struc-
turing the project to manage risk on the public
side by creating an attractive development desti-
nation for a wide variety of other uses. The market
analysis concluded there is not a latent demand
for retail or service business in the community at
this time. As a result, the initial targeted land uses
for the project are governmental, educational,
social service, and tourism-related. There is a good
potential for limited retail uses in a later phase

of the project as a larger workforce population
becomes available.

The diagrams that follow show a phased approach
to implementing each of the major components
of the overall master plan.

Phasing

The phasing plan shown at right depicts a multi-
phase project extending beyond the limits of the
Colonial Intermodal Center site and into down-
town Bluefield. Development of the Colonial
Intermodal Center is part of a larger strategy en-
visioned by Bluefield leaders as part of an overall
revitalization plan for downtown. The phasing
plan shows three primary phases:;

+ Revitalization Area - Phase 1 - bounded by
Princeton Avenue to the north, Raleigh Street
to the south, Federal to the west and Scott
Street to the east.

VIII. Implementation, Phasing & Funding Sources

+ Revitalization Area - Phase 2 - the area defined
by Raleigh Street to the north and Commerce
Street to the south.

« Revitalization Area - Phase 3 - the remainder
of downtown Bluefield.

The implementation maps shown on the follow-
ing pages depict the Revitalization area - Phase 1
project build-out in diagrammatic form.
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Figure 8.2: Phase 1 Implementation of the Colonial Intermodal Center Master Plan
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VIII. Implementation, Phasing & Funding Sources

;
£

Phase 1 Implementation
Implementation of the first phase includes:

+ Demolition of the Princeton Avenue
parking garage

+ Construct utility improvements to
serve development sites

+ Site preparation for future building
pads

« Construct streetscape improvements
« Construct transit facilities

+ Construct roundhouse plaza and
interpretive elements

Phase 2 Implementation
Implementation of the second phase
includes:
» Construct Buildings A and D (by
others)

« Construct open space area between
Building D and Princeton Avenue

+ Construct additional streetscape
improvements that may be possible




i . - Jravsit Lransfer Cs S e S Phase 3 Implementation

Implementation of the third phase in-
E cludes:

+ Renovate Warlick Building
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+ Construct parking improvements
between Warlick Building and
Princeton Avenue
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+ Reconstruct Vito's Alley with
interpretive elements
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Figure 8.4: Phase 3 Implementation of the Colonial Intermodal Center Master Plan
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Implementation of the fourth phase in-
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+ Construct Buildings B and C (by others)
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Figure 8.5: Phase 4 Ir}rple_mentation of the Colonial Intermodal Center Master Plan
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Funding Resources

Implementing the Colonial Intermodal Center
Master Plan will take significant resources - in
money, time and commitment. Project costs
will be both onetime expenses (land acquisi-
tion, engineering, and capital construction)
and reoccurring costs that might include main-
tenance, debt service and building upgrades.
A reliable revenue stream will help to ensure
long term sustainability of the investment.

A successful strategy for projects like this often
draws upon a mix of funding resources, both
public and private. The master plan as de-
veloped is a bold project for Bluefield, which
because of its limited fiscal resources cannot
alone fund the project.

A working assumption during plan prepara-
tion is that federal and/or state funding, plus
associated local match, will be used for the
basic project framework, including demoli-
tion, site preparation, transit and public spaces
and possibly a shell building. Bluefield will
aggressively seek private, educational, institu-
tional and private investment to build out the

project, bringing additional jobs and economic

activity into downtown. In addition to the
local match, Bluefield may have local funding
invested in the project as well, supplementing
the strategy to use federal and/or state funds
to leverage private investment.

VIII. Implementation, Phasing & Funding Sources

Securing federal and state funding for the
project is likely to be challenging, given the
current political and fiscal climate, but there
are opportunities to be pursued. At the fed-
eral level, there is an increasing desire to fund
projects that foster more livable communities
and sustainable development - places where
transportation, housing, and commercial uses

A mixed-use development comprised of education, govern-

\

ent, tourism, retail and the arts can bring investment and

people downtown. There is strong local interest in downtown
revitalization, but a bold step, the Colonial Intermodal Center,

(transit, public space, development sites and infrastructure) is

are coordi-

nated to bet- y .

terserve the | Making Economic Development Happen
people living

in those com-

munities. The

Colonial Inter-

modal Center| | :

P is needed to jump start redevelopment. Once the framework
an exam- _

ple of more | complete, Bluefield will have a powerful ‘product’ to market
livable and to public and private sector investors.

sustainable
development.

\

.

How the federal government

selects projects for funding will be an impor-
tant factor in how Bluefield pursues funding.
Previously, member directed funding (ear-

marks) have often helped to target funding to
projects favored by members of Congress, but
this may be changing. At the state level, the
West Virginia Division of Public Transit may be
recruited as a funding partner for the financing
component.




The following summary of potential fund-

ing sources is a preliminary guide for seeking
project funding. The list is not intended to be
all inclusive and needs to be periodically up-

dated as conditions and opportunities change.

To receive grants for subsequent phases of
Master Plan implementation, it is likely that
funding agencies will want to see a specific
plan for funding the project’s implementation
and operations.

Federal Sources

United States Department
of Transportation

Federal funding for surface transportation
projects in the United States is made available
through several agencies within the United
States Department of Transportation (DOT),
primarily the Federal Highway Administration
(FHWA) and the Federal Transit Administra-
tion (FTA). These agencies and the programs
they manage are authorized in laws passed by
Congress. The current authorizing legislation,
SAFTEA-LU, has expired and the agencies are
currently operating under a continuing reso-
lution (CR). When new legislation is enacted,
existing funding programs, funding levels and
associated requirements may change. A major
obstacle to the new legislation is the source
of funding, given the limited capacity of the
current Highway Trust Fund and reluctance to

VIII. Implementation, Phasing & Funding Sources

tap other potential sources at the federal level.
The Administration is proposing a substantial
restructuring of the existing programs, and an
increase in funding, but has not identified a

source of those funds.

Under current law, projects are typically
funded with an 80% federal, 20% state/
local split. The Bluefield project fits
comfortably under several of the cur-
rent programs.

One program administered by DOT
itself is the TIGER Grant Program, cre-
ated in the 2009 stimulus legislation
and subsequently extended in the
FY2010 DOT appropriations act. USDOT
and HUD collaborated in 2010 to steer

Moving Forward

luefield seeks federal

funding to complete the
transit and master plan frame-
work, thus allowing the city to
attract private investment that
will bring new jobs and eco-

available funds toward projects that
promote more livable and sustainable
communities, Funding in 2010 totaled
approximately $75M. It is not known if
the program will be extended. Bluefield is not
eligible to apply for funding under the current
rules as an individual entity - any application
would most likely be submitted through the
West Virginia Department of Transportation -
but the project is similar to others that the US-
DOT has funded through the TIGER program.

nomic activity to the down-
town.

Federal Transit Administration

The most promising source of Federal Transit
Administration (FTA) funding for a project of




this sort is the discretionary Section 5309 Bus
and Bus Facilities Program which, as its name
implies, provides funds for the acquisition of
buses and the construction of bus facilities
such as park and ride lots, intermodal cent-
ers, and maintenance facilities. In previous
years, the Congress has tended to use ear-
marks directing FTA on the projects to fund,
but this has not always been the case. Look-
ing forward, the current aversion to earmarks
may reduce or eliminate this practice. In its
reauthorization proposals, the Administration
is suggesting that this program be folded into
the FTA's Section 5307 formula program, which
could mean that this source would not be
available for the Colonial Intermodal Center.

FTA also administers a number of formula pro-
grams, including the 5311 Nonurbanized Area
Formula Program to support transit in areas
with fewer than 50,000 residents. West Virginia
receives about $7 million per year through this
program. West Virginia DOT'’s Division of Public
Transit runs the program for this state. Ac-
cording to its Section 5311 State Management
Plan, WVDOT's top priority for the use of these
funds is to support the operation of current
transit providers, like Bluefield Area Transit,
while its second priority is capital investments
including the construction/renovation of facili-
ties.
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One intriguing aspect of the current FTA
program is the provision on joint develop-
ment. FTA defines joint development as “any
income producing activity with a transit nexus
related to a real estate asset in which FTA has
an interest or obtains one as a result of grant-
ing funds”. Joint development projects can be
commercial, residential, industrial, or mixed-
use developments that enhance the effective-
ness of transit projects. To be eligible for FTA
funding assistance, joint development projects
must meet two requirements:

+ Physically or Functionally Related to
Transit
A joint development project is physically
related if it provides a direct physical
connection with transit services and
facilities. It is functionally related if it is
related by activity and use, and is within a
reasonable walking distance of transit. The
eligible project area is determined case
by case, but FTA offers a guideline of 1500
feet.

+ Financial Return

The grantee must receive a one-time
payment or an ongoing revenue stream
that is equal to or greater than the value
of the property. The calculation of an
equitable return must be based on the
appraised market value for either the
highest and best use of the property or




the highest and best transit use. Highest
and best transit use is defined as that
combination of residential, commercial,
retail, public, and/or parking space and
amenities that produce the greatest level
of social, economic, and financial benefit
to the transit system and the community
it serves.

There seems to be considerable room for
interpretation in defining what is and what is
not considered to meet the definition of joint
development. There are significant opportuni-
ties to use FTA funds and for a transit agency
to retain revenues received from the sale or
lease of property acquired in part with FTA
funds. Joint development activities that are
eligible for funding include:

+ Design, engineering, environmental
analyses, and professional services;

« Real estate packaging for a specific
joint development project including
preliminary design and engineering,
estimates of cost and operating income,
and negotiations to secure financing,
developers, and prime tenants;

« Land acquisition, relocation, demolition of
existing improvements, site preparation,
and utility work;

« Access and streetscape improvements

(sidewalks, trails, bicycle facilities, benches,
landscaping, art);
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« Open space;

« Renovation and improvement of historic
transportation facilities;

+ Construction of intermodal transportation
facilities;

+ Foundations and substructure
improvements for new buildings
(including commercial and residential
development); and

. Construction of facilities that incorporate
community services such as day care and
health care.

Federal Highway Administration

One potential source of Federal Highway
Administration (FHWA) funding is the Surface
Transportation Program, the most flexible of
the Federal highway programs. Administered
by the West Virginia Department of Trans-
portation, STP funds may be used for a wide
range of highway and transit projects. In non-
urbanized areas like Bluefield, WVDOT selects
the projects to fund. STP funds to be used for
transit may be transferred to FTA and admin-
istered under the Section 5307 program rules,
including the provisions on joint development.
STP projects require a 20% local match.

Ten percent of a State’s STP funds are funneled
into the Transportation Enhancement Program
(TEP). All projects using for TEP funds must




have a relationship with surface transporta-
tion, and fit into one of 12 designated catego-
ries.

FHWA also administers the Transportation

and Community and System Preservation

Pilot Program (TCSP), a discretionary program
established by Congress through TEA-21, the
predecessor to SAFETEA-LU. The TCSP provides
grants for projects that:

+ Improve the efficiency of the
transportation system;

« Reduce environmental impacts of
transportation;

+ Reduce the need for future costly public
investment

« Ensure efficient access to jobs, services
and centers of trade; and

+ Examine development patterns and
identify strategies to encourage a private
sector development pattern which
supports the above listed goals.

In the past, TCSP projects have been selected
by Congress using earmarks. With the current
aversion to earmarking by Congress, future
funding decisions may be made by FHWA,
should the program be extended in the new
authorizing legislation.
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Appalachian Regional Commission

The Appalachian Regional Commission (ARC)
program provides federal grant funds for the
support of community and economic devel-
opment through the designated Appalachian
region. Eligible activities for ARC funding in-
cludes infrastructure development, economic
development support and job creation activi-
ties.

Coal Heritage Trail National Scenic
Byway & National Coal Heritage Area

The Coal Heritage Trail and National Coal
Heritage Area are federally designated, and as
such receive federal grants to support eligi-
ble activities. The coal heritage organizations
have been active in supporting local tourism
projects (such as Chicory Square in Bluefield)
that include interpretive displays, brochures
and in supporting local organizations. Blue-
field is an important tourism destination for
the initiatives with its gateway location, the
availability of visitor services and its rich coal
and rail resources. Several elements of the Co-
lonial Intermodal Center are a good fit with the
mission of the coal heritage organization(s).




United States Environmental
Protection Agency
Brownfield Program

The purpose of the United States Environ-
mental Agency (EPA) Brownfield program is to
assist communities in economic development
through the assessment, clean up, and return
to productive use of otherwise non-perform-
ing real estate. With respect to the Colonial
project, the program could be used to fund
demolition of the Princeton Avenue parking
garage and clean up of the Colonial Theater
and Matz Hotel area. Several specific Brown-
field programs are available in West Virginia,
some of which are grant based and others that
remediate via long term low interest loans. The
program can be used to identify and mitigate
a wide range of site and building contamina-
tion situations including clean up or demoli-
tion of buildings with lead or asbestos, clean
up of abandoned or contaminated commercial
sites and redevelopment of industrial sites. The
Targeted Brownfield Assessment Program may
be a good option for Bluefield because it is tar-
geted to small sized projects. Brownfield grant
programs generally require a 20% local match.
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State Sources

Governor’s Community
Partnership Program

The Governor’s Community Partnership
Program provide state grant funding for com-
munity and economic development projects.
Funds are provided to units of local govern-
ment for projects approved by the executive
branch. Several elements of the Colonial Inter-
modal Center would be eligible for funding, in-
cluding construction and renovation of public
facilities, demolition, economic development,
and land and property acquisition, parking
facilities, historic preservation and streetscape/
beautification improvements.

Economic Infrastructure
Bond Funds

The West Virginia Economic Infrastructure
Bond Fund provides funding for projects that
are likely to enhance economic development.
Low interest loans are available for land acqui-
sition, construction of new facilities and expan-
sion of existing facilities. While priorities are
given to projects that create new jobs, funding
is also provided to projects that are likely to
foster and enhance economic development
and growth.
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West Virginia Department of
Transportation - Division of
Public Transit

As noted above, WVDOT Division of Public
Transit receives formula funding from the
Federal Transit Administration. West Virginia
receives a small amount of formula funding
which limits direct grants to communities and
projects. WV Transit is nevertheless a potential
funding partner since they can seek competi-
tive funding, such as the recent State of Good
Repair program, or TIGER funds, where Blue-
field may not qualify as a direct applicant. WV
Transit also provides operating funding to
Bluefield Area Transit.

State Historic Preservation Office —
State Development Grant Program

The State Development Grant Program pro-
vides funding for the rehabilitation of proper-
ties that are listed on the National Register

of Historic Places - downtown Bluefield is a
National Register Historic district, Funds are
allocated annually by the West Virginia Legisla-
ture. Eligible program activities include struc-
ture preservation (steps to protect and stabi-
lize a structure) rehabilitation and restoration.
This is a potential funding source for adaptive
reuse of the historic Warlick Building.
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State Historic Preservation Office —
Survey and Planning Grant Program

Survey and planning grant funds are used to
conduct architectural surveys and preparing
predevelopment plans for historic structures.
Funding is provided by the US Department of
the Interior, National Park Service and may be
used for preparing historic structures reports
and feasibility studies (assessing financial, eco-
nomic and technical advisability and develop-
ing plans and specifications).




Local Sources

Business Improvement District

West Virginia permits units of local govern-
ment to create a business improvement district
for the purpose of promoting health, safety,
security and the general welfare of citizens. A
specific objective of a business improvement
district is to stimulate redevelopment, gener-
ate growth and create new jobs. The unit of
government is responsible for organizing and
managing a district. Improvements within the
district are paid for by ad valorem real prop-
erty taxes on any taxable real property within
the district, except uses that are specifically
excluded such as public and religious institu-
tions. Business improvements districts are an
effective tool of imposing a district specific ad-
ditional tax in return for specific improvements
intended to provide public improvements and
an improved business environment.

Bonding Public Improvements

Bluefield has the statutory authority to issue
debt to support necessary public improve-
ments. Debt can be used to fund a wide
variety of public improvements, including land
and building acquisition, demolition, envi-
ronmental mediation, infrastructure improve-
ments, capital and landscape improvements,
buildings and facilities. Bluefield currently has
low levels of bonded indebtedness.
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Leasing of Space

Rent and lease payments are likely to be paid
by uses of space in the Intermodal Center.
These revenues can help cover debt service
and operating costs for the facility. As the city
reaches decisions on the Master Plan, a pro
forma can be developed to estimate rent/lease
revenues and their use to meet the project’s
costs.

Parking Revenue

Bluefield could earn revenue from parking
provided with the project. Currently, demand
for lease space in the project vicinity is low.
This may change as redevelopment occurs and
with the anticipated demolition of the Scott
Street and the Princeton Avenue garage, which
currently provide the majority of downtown'’s
off street parking, which will create additional
parking demand.




Private Sources

Capital Campaign

Capital campaigns are typically used when an
entity with limited financial resources seeks
to undertake a capital investment. Capital
campaigns are specific purpose events with

a defined fundraising goals and a specified
timeline. Campaigns can be organized and
conducted locally using volunteer efforts. For
large or particularly challenging campaigns,

outside expertise may be used, however, there
are costs associated with this method.

Foundations

Foundation support is an effective means of
raising capital and providing the opportunity
for reinvestment in local communities. Blue-
field is fortunate to be within the investment
area of two significant foundations whose mis-
sion is consistent with economic revitalization
of downtown. Two high priority foundations
are:

« Hugh I. Shott Foundation
c/o First National Bank
P.O. Box 1559
Bluefield, WV 24701
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+ Claude Worthington Benedum
Foundation
1400 Benedum -Tree Building
233 Forth Avenue
Pittsburg, PA 15222
info@benedum.org

Sponsorships and Naming Rights

Sponsorships, sale of advertising rights and
naming of venues are potential means of
financial support. With a project like the
Colonial Intermodal Center, with many interre-
lated pieces, specific venues or elements, such
as the ‘ghost’ locomotive, can be purchased

or financially sponsored. Naming rights and
sponsorships can be short or long duration
and renegotiated as agreed upon. Sponsorship
will also be necessary in programming public
spaces for events and activities.




IX! Action Plan |\
Setting Priorities & Achieving Results

By adopting the master plan, Bluefield is
making a bold commitment to revitalizing the
eastern area of downtown. This commitment
supports the strategic goal of a successful and
active downtown that draws upon Bluefield's
notable history while at the same time looks
to the future. Bluefield citizens and leaders
should be applauded for their willingness to
critically evaluate the downtown in the context
of current market realities, and adopt a long
range plan that is attainable.

Revitalization is a process and not an event.
The size of the challenge is significant and
fulfilling the plan will require the sustained
commitment of political leadership, financial
resources and community support. The plan
needs to be owned by the community — and
not just city elected officials and staff. Fulfilling
the plan will take time. Constructing the mas-
ter plan within 10 years of its adoption would
be a tremendous success.

Special skills and knowledge will be required
for success. These capabilities are absolutely
critical to the project. Bluefield must provide
leadership and solid performance in:
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+ Project organization and administration
+  Grant writing and fundraising

+ Business recruitment and outbound
selling

+ Commercial real estate economics
« Public relations and marketing
+ Adaptive reuse of historic structures

Most of the skills need to be resident in city
staff, and can be supplemented by citizens,

Revitalization isa
process--not an event,
Successfully implementing the
plan will require a sustained
commitment of political

leadership, financial resources
and community support.

downtown organizations and professional
assistance.

The Action Plan matrix that follows is for a
five-year timeframe. Action Items are given a
priority level--high, medium or low--and are
organized into two categories: programmatic
and physical actions.

Programmatic actions are policy and organi-
zational initiatives. They may be administrative
actions to implement policies. Most program-
matic actions will be the responsibility of local
government, but may require technical and
financial support to be implemented.

Physical actions address capital projects to
achieve master plan strategies.




Table 9.1: Action Plan

riority Leve!

Recommendations

Programmatic Recommendations

1. | Secure grantee certification for FTA funds O
2. | Secure NEPA (National Environmental Policies Act) clearances for project (]
3. | Designate point person(s) within city hall to oversee implementation O
Initiate contact with targeted agencies/foundations identified in master plan in seeking
4, ) O
funding
5. | Appraise all properties in project area O
6. | Secure options or purchase properties necessary for project construction O
7 Meet with WV Division of Highways and Department of Transit to seek support and fund- P
" ling
3 Contact potential partners (federal offices, local educational and social service agencies, ®
" | and lodging providers) to ‘sell’ them on project development sites '
9 Organize public relations/outreach program (periodic press releases, maintain contacts O
" | with state and federal elected officials)
10 Create an economic development function within local government to organize and imple- ®
" | ment an ‘outward bound’ marketing strategy
1 Initiate outreach to potential partners in cultural and historic elements (Norfolk and South- o
" | ern, Coal Heritage Area Authority, Eastern Regional Coal Archives, etc)
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Table 9.1: Action Plan

Recommendations

Medium

12. | Initiate early consultation with State Historic Preservation Office O

Hit the local ‘chicken and peas circuit’ (Rotary Club, Downtown Merchants Association,
13. | Chamber of Commerce, Convention and Visitors Bureau) to make presentations about the O

project
14. | Evaluate feasibility/efficiency of creating a Business Improvement District in the downtown

Physical Recommendations
15. | Conduct Phase | Environmental Site Assessment of project area @
16. | Complete preliminary/final design for project ‘framework’ @
17 Construct ‘framework’ including transit, public amenities, infrastructure, and development o
" | pads

18. | Conduct historic and building conditions assessment of the Warlick Building O
19 Construct ‘shell’ buildings under Federal Transit Administration joint development provi- ®

sions

IX. Action Plan




Appendix A

Stakeholder Interviews: Summary of Comments

The planning team conducted approximately 15 individual
and group interviews at the beginning of the planning proc-
ess. The purpose was to solicit ideas and opinions about
downtown Bluefield and the proposed project. In order to
get as candid information as possible, comments were not
identified with individual interview subjects. Following is a
summary of interview comments.

1. Economic Development

+  West Virginia tax structure puts state at competitive
disadvantage

+ Bluefield’s decline of over last several decades is slowing
and it will take time and investment to strengthen the
community

+ Bluefield needs a benefactor to ‘adopt’ the downtown
bring investment and jobs - similar to what Google did in
Lenoir, NC.

+ Bluefield has lost population to Bluefield, VA and
Princeton, WV. Topography and tax structure are both
reasons.

+ Zoning and permit processes are both competitive
constraints for the City of Bluefield.

+ Noone is charged with “selling” the City of Bluefield
exclusively. (Economic Development Staff)

Colonial Intermodal Center Master Plan

+ Recent transfer of the local hospital should be a positive

for health care in Bluefield and a potential source of new
employment.

Banks are willing to loan money to entrepreneurs with
a good business plan and help is available to prepare a
good business plan.

2. Infrastructure

Availability of buildings in the downtown is an asset — but
also a liability due to the costs of renovation and refitting.

Underground infrastructure in the downtown is old and
may not support redevelopment projects

High speed internet and telecommunications have been
improved underground in the downtown area and should
be competitive,

The City should be more forceful in enforcing building and
maintenance codes.

Good infrastructure (roads, rail, airport, and
telecommunications) should increase Bluefield’s ability to
attract development and investment.

3. Community and Citizens

Bluefield offers a good quality of life and this is a
foundation for community growth,




Bluefield has a positive community spirit that can lead to
improvements in the downtown

A majority of students at Bluefield State College are female
with children - they represent an untapped market

A large percentage of households are on entitlements
(retirement, disability, aid, etc.) reducing the potential
workforce for any new companies or existing company
expansions - positions are going unfilled in Bluefield for lack
of a qualified workforce.

The local colleges are an asset to the community.

There is no modern, moderately priced housing in Bluefield at
present.

The Greater Bluefield Community Center provides good
recreation opportunities. Another recreation center downtown
is not needed.

Properly sized space for community uses/meetings could be a
good element for a downtown project.

4. History

Bluefield’s buildings are a rich mix of Beaux Arts style
architecture ranging from Classical and Neo-Classical revival to
Renaissance revival.

Bluefield does not have a history museum - this project might
provide a space/opportunity to display and interpret historic
items.

The History Department at Bluefield State College might
provide student assistance in developing an archiving process.

Bluefield’s notable architectural past must be reflected in any
development that occurs in the downtown.

One of the cheapest forms of entertainment in the past was
just sitting on the street in downtown on a Friday or Saturday
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night and watching the crowds of people on the sidewalks.

There were 4 men’s stores, 10 women's stores, 4 department
stores, and 16 restaurants downtown in its heyday.

There were 6 regional headquarters of large companies in
downtown Bluefield at one time - all are gone now.

The concrete coal tower at NS is structurally sound, and might
be integrated into historic interpretation efforts.

The history of the N&W (NS) and Bluefield are inextricably
linked

Relocate part or all of the Eastern Regional Coal Archives to
the project. Partner with NS and Bluefield State College in
securing artifacts and archival services

S. Tourism

Abundance of natural resources is attractive to both visitors
and residents

Hatfield-McCoy could be a positive influence in attracting
visitors to the area

Excursion trains bring people and spending - look for ways to
tie into downtown project and extend beyond fall season

Bluefield should seek to partner with NS on an N&W museum
as part of the project.

Consider constructing a railroad observation deck as part of
the project

6. Downtown

Bringing a critical mass of people downtown day and night is a
community priority

Downtown residential living (condos) may be a future
opportunity
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Bluefield has a strong and growing arts community — an arts
incubator in downtown might help to grow this.

The absence of on-campus housing at Bluefield State College
creates an opportunity for downtown housing

Recreational facilities in the downtown, such as the recently
closed Wellness Center or a new recreation facility is needed.

Any new project in downtown must produce revenue (B&O
Tax) and bring people downtown.

Many landlords are unwilling to spend any money on
properties in downtown.

Vacancy in downtown buildings is high.

Low incomes of many downtown residents are an obstacle to
development and investment.

Downtown has stabilized over the last approximately five
years,

Perception of safety concerns are a major obstacle to
downtown activity, particularly after dark.

7. Transportation

Non-traditional college students need transportations options,
such as the shuttle from Mountain View to campus

Additional transit routes and facilities are good for Bluefield

Transit is highly utilized in Bluefield and the service area of
Bluefield Transit with approximately 180,000 trips annually.

Bluefield transit is the only public transit provider in Southern
West Virginia

An improved transit stop(s) downtown would improve service
and perhaps produce more riders. Improvements could
include pick up and drop off, improved parking, ticketing and
information and passenger accommodation/waiting areas.
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The current transit operations and maintenance facility is
outdated and needs replacement.

Potential transit system improvements could include
Wyoming County and transit links to Beckley and ultimately
Charleston may be feasible

Roadway improvements in the vicinity and more generally
have worked against Bluefield by reducing travel -times to
larger cities for business and pleasure.

The Bluefield exit should be at exit 9 not at exit 1. When you
get off of the interstate at exit 1 there is nothing going on and
no one will continue to travel away from the highway to find
Bluefield.
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Appendix B
Key Demographics

The demographic and economic composition of a commu-
nity relates directly to the market opportunities that exist. The
characteristics of every community are unique. Identifying
and understanding the composition of a community is the
first step to uncovering opportunities for growth, develop-
ment, reuse and redevelopment.

Even if a community faces challenges it is important to under-
stand the exact nature of these challenges in order to develop
policies, programs, and initiatives that are designed to address
community needs.

While there are a number of demographic measures that
shed light on the make-up and growth trends in a communi-
ty, there is a short list of key measures that are used as foun-
dation blocks for a market analysis of the community. Among
the key measures that will be discussed below are: population
and households, the most basic indicators of urban growth
and demand for consumer goods and services. Next in im-
portance are household income, discretionary income, and
consumer expenditures; basic measures of the well being of
a community and its ability to purchase goods and services.
Other key demographics include estimates of workforce
participation of community residents and employment in the
community; these measures offer an idea of how self-suffi-
cient a community is in providing employment opportunities

Colonial Intermodal Center Master Plan

for its residents. In addition, labor force estimates provide an
indication of how much capacity a community may have to
absorb any employment growth. All of the measures cited
above, and other measures, are parts of prerequisite research
into the market demand for real estate, and/or land uses.

The demographic data is analyzed in the context of the
current time and near-term projections are made that offer
some insight into the types of land uses and the magnitude
of future demand for each type of land use. For purposes of
this market study, four primary land uses have been defined:
residential, industrial, office, and retail. There are numerous
subsets of each land use and some details are not readily
identifiable; however, the more generic needs in each land
use category can be described and projected. A time horizon
of approximately five years is the basis of the near-term pro-
jections, While typical master plans may be crafted to last for
a longer period, the dynamics of the marketplace defy predic-
tion beyond a time frame of approximately five years. This by
no means invalidates the master plan, but it may mean that
the community should revisit its master plan periodically to
make sure that market dynamics and the needs anticipated by
the initial master plan have remained relevant and reasonably
reflect the future needs of the community.




Before moving on, the methodologies of the demographic and
market analyses need to be outlined. Every analysis begins with
secondary data from several public and proprietary sources. This
data is compiled and reviewed for disparities. Secondary, pro-
prietary, demographic data also include current year estimates
and five-year projections for all key demographic variables. If
data from other sources indicate the need to adjust data from
the proprietary source(s), then these adjustments are made to all
demographic data that can be reasonably adjusted. Other demo-
graphic data cannot be reasonably adjusted. In these cases the
data is utilized “as is” with a caveat that field research and/or more
reliable information indicates a disparity that cannot be resolved.
Data that cannot be adjusted is still useable, but a lower confi-
dence level has to be ascribed to its use in the various market
analyses. The baseline for public and proprietary data is the de-
cennial census of the U.S. population. A new field measurement
of a community’s demographics occurs every ten years. Statistical
updates, estimates, and projections are made for the intervening
period between censuses. Other data from the Department of
Housing and Urban Development and the Department of Labor
is collected on different time intervals; in some cases monthly or
annually. These sources of data frequently serve to refine data
that is drawn from the Census. This information is correlated with
primary field research and any necessary adjustments to the data
are made where possible.

While data can be assembled and analyzed, it is the judgment

of the analyst that shapes the final observations and conclusions
that can be taken from the data. The market analysis will begin
with a review of the key demographic variables for the City of
Bluefield, and its context market area: Mercer County, as well as
comparisons to the State of West Virginia, and the United States.
As stated above, drive-time markets have also been analyzed and
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the key demographics for these various markets is no less impor-
tant to the conclusions of the analyses conducted.

Population and Households

The population and household trends not only offer an histori-
cal perspective of a community they also provide indicators for
where the community is going in the future. The population and
household demographic trends for the Bluefield study area sug-
gest that the city is in a steep and steady decline with a popula-
tion drop of approximately sixty percent (60%) from its historical
peak. This population decline extends to Mercer County as well,
but the City of Bluefield appears to have suffered from a more
dramatic decline than the County, in general. The population
trends since 2000 are only extensions of long-term trends in the
local area.

In 1990, the population of the City of Bluefield totaled 12,756
persons in 5,237 households comprising 19.63% of the population
of Mercer County; 64,980 persons in 23,390 households. By 2000,
the population of Bluefield had dropped to 11,451 persons in
5,050 households which represented 18.18% of Mercer County's
population of 62,980 persons in 26,509 households. The County
lost 2,000 persons in the ten-year period from 1990 to 2000, but
1,305 persons were lost from Bluefield alone; 65.25% of the popu-
lation decline. The County actually added households during the
1990-2000 decade while the City lost households. Population
estimates as of the end of 2009, place the City of Bluefield’s popu-
lation at approximately 10,251 persons in 4,419 households which
represents 16.77% of Mercer County’s population of approximate-
ly 61,130 in 25,102 households. By 2014 the population of Bluefield
is projected to drop to approximately 9,699 in 3,927 households
representing 15.98% of Mercer County’s declining population of




60,686 in 23,423 households. The population of Bluefield appears
to be continuing a trend of dropping at a faster pace than that of
the County.

Age demographics for the City of Bluefield and Mercer County
are mixed. The City of Bluefield is experiencing declines in popu-
lation in all age brackets except the age bracket of “65-74" which
is projected to grow slightly between now and 2014; however, de-
clines in all age brackets prevail in the total time span from 1990
through 2014. Mercer County is experiencing population losses

in all age brackets up through “44” years of age and increases in
all age brackets of “45” or older in the total time span from 1990
through 2014; although there are indications that there will be
growth in the age brackets of “20-24" along with the three brack-
ets from "55-84" between now and 2014, The population in the
City of Bluefield and Mercer County, to a lesser extent, are both
aging with 37.8% of the city’s residents projected to be 55 years of
age or older by 2014. By comparison, 34.5% of the County’s popu-
lation is projected to be 55 years of age or older by 2014. This
observation is bolstered by statistics discussed later in this report
that reflect a low workforce participation rate in the local area.

Any positive ramifications for the future of the local market are
overshadowed by the chronic decline in population and com-
pounded by the aging factor. The City of Bluefield is projected in
2014 to be only 76% of the size it was in 1990. The County is pro-
jected in 2014 to be 93% of the size it was in 1990. As stated previ-
ously, the City has suffered an inordinate decline in population
and households relative to Mercer County and the more general
market area indicating that forces are at work that must be diag-
nosed to determine if there are specific initiatives that could stem
the tide of this trend.

Fewer people mean that there is less demand for the full range of
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consumer goods and services and the aging factor suggests that
an increasing percentage of the population may be beyond the
working years and living on a fixed income. Decreasing house-
holds mean less demand for housing of all types, a resulting
inventory surplus, and declining property values.

Virtually all of the household statistics for the City of Bluefield are
exhibiting negative trends. The losses of households span almost
the full gamut of household parameters that are reported. The
statistics for Mercer County are only slightly better, with growth
indicated in “non-family” households. While these may be non-
traditional households, growth in any statistical category is note-
worthy. At least a portion of the growth in non-family households
may be explained by the student population of the local post-
secondary schools in the area.

In the City, household losses cover all sizes of households from

1 person to 7+ persons in magnitude with the exception of 4
Person Households. Additionally, 1 Person Households comprise
36.7% of all households in the City, today, and 1 Person House-
holds are projected to grow to 39.6% of total City households by
2014. The category of 1 Person Households shows the smallest
decline in overall numbers from 1990 through 2014 in Bluefield.
Mercer County is exhibiting a mix of household growth and
decline with growth in 1 Person, 4 Person, and 5 Person House-
holds and declines in 2 Person, 3 Person, 6 Person, and 7 Person
households between 1990 and 2014. The same characteristics are
exhibited in household projection from now through 2014. Thus,
all types of housing stock appear to be affected by the household
losses indicating a general surplus of housing, now and likely
increasing in the future,

The reader is referred to the table titled BLUEFIELD AND MERCER
COUNTY POPULATION TRENDS 1990-2014 at Table 1 followed
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by the table titled BLUEFIELD AND MERCER COUNTY HOUSEHOLD
TRENDS 1990-2014 at Table 2 in the Appendices at the conclusion of
this report.

B. Household Income Measures

Among the important demographic measures included in any mar-
ket analysis are the measures of household income. Household in-
come is the primary determinant of the goods and services a house-
hold purchases. The economic demographics in conjunction with
the ages of the heads of households also provide insight into the
lifecycle of households and whether the heads of households are
likely to be employed or more likely to have exited the workforce.
The youngest bracket of heads of households, 15-19, tends to sug-
gest young households with a limited education directly effecting
present and future earning capacity without additional education
and/or skills training. Household income is a key determinant of the
ability of a household to afford a home of their own or to rent. The
income composition of the immediate market area is a critical fac-
tor in the selection of sites for business. The following paragraphs
discuss the findings for the City of Bluefield, Mercer County and the
more general market area.

The household income demographics for the City of Bluefield
reflect a city experiencing economic challenges in the context of a
County going through a similar experience. The City and County ex-
hibit similar experiences with regard to household incomes as with
age demographics. These demographics tends to mirror broader
West Virginia statistics, but do not track with the larger U.S. age and
income demographics. In 2000, the City and County statistics were
not inconsistent with the State of West Virginia. However, 2009 esti-
mates and 2014 projections suggest that the State of West Virginia is
making progress to be more representative of the U.S. in its entirety

while the City of Bluefield and Mercer County languish in an eco-
nomic challenge. In four out of seven age brackets in 2009 and five
of seven age brackets in 2014 the most populous income brack-

ets for households in the City of Bluefield are the lowest bracket;
$0-$9,999 annual household income. The statistics are only slightly
better for the households in Mercer County. The most populous age
bracket for heads of households in the City is “75+" and the statistics
for the County are migrating upward as well, Since 2000 the most
populous age bracket for heads of households in the City has gone
from the bracket of 45-54 up to the bracket of 75+ and is projected
to remain unchanged by 2014. Since 2000 the most populous age
bracket for heads of households in the County has gone from the
bracket of 45-54 up to the bracket of 55-64 and is projected to
remain unchanged by 2014. This appears to correspond to other
statistics that show a drop in the labor force and very low work force
participation. The comparisons to the State of West Virginia ap-

pear to be digressing over time as well. As stated above, the State’s
demographics appear to be becoming more like the U.S. in general
with the City of Bluefield and Mercer County trailing the State and
the nation. As has been observed previously, the demographics

and economics of the City of Bluefield and Mercer County speak to
the primary market for businesses located in Bluefield and vicinity.
These demographics and economics speak to worsening challenges
for existing businesses as well as very limited opportunities for new
business expansion in the future, As has been stated repeatedly
above, the City of Bluefield’s demographics and economics appear
to be declining faster than the County’s demographics and eco--
Nomics.

In examining “real income growth” versus nominal income growth
based on historical, current, and projected average household in-
come, median household income, and per capita income statistics,
there was conflicting evidence of real income growth between 1990
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and 2000 with City of Bluefield households trailing the pace of
inflation while Mercer County households actually appear to have
slightly outpaced inflation. However, actual income levels in the
County and, to a slightly lesser extent, the City were below com-
parable income measures at the State and national levels. Since
2000, the economic measures suggest that the typical compari-
sons of household income are lagging with regard to the pace of
inflation (as measured through changes in the CPl index), and are
falling further behind the State and the nation. Median house-
hold income appears to have kept pace most closely with infla-
tion and the State and national comparison geographies. Real
income growth between 2009 and 2014 appears to be unlikely in
- the City of Bluefield or in Mercer County and the levels of income
are below the comparable State and national measures based on
the projections contained in Table 4 in the Appendices. Thus, the
typical measures of household economic performance tend to
suggest that the City of Bluefield and Mercer County markets will
continue to falter going forward making the continued survival

of the existing businesses in Bluefield and Mercer County more
questionable and the introduction of any new businesses remote.
The longer current economic conditions prevail, the more “at risk”
the existing local business base becomes.

Yet another measure of economic potential is derived from the
statistics for disposable income for the local area as compared

to State and national statistics and trended over time from 2009
through 2014. This household income measure reinforces the
observations cited above, that the City of Bluefield is lagging sig-
nificantly by comparison of traditional income measures and the
continuation of this lag into the future increases the risk to the ex-
isting local business base while virtually eliminating opportunities
for business expansion in the local market based on indigenous
household statistics. Interestingly, the comparable disposable
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income measures for Mercer County appear to be tracking more
consistently with State and national trends suggesting that busi-
nesses in the City of Bluefield may be sustainable over time if they
can serve the larger market area of the County and beyond. In
essence, businesses in the City of Bluefield must be able to draw
customers from a larger trading area in order not to be placed

at an inordinate risk in the future from population, household,
and household income declines that appear to be more adverse
within the City's boundaries.

The household income statistics suggest that the market for
rental housing may exhibit more strength in the near-term while
the market for owner occupied housing may suffer. Of course,
the market for both rental and owner-occupied housing is shrink-
ing resulting in an expanding surplus housing inventory. In
addition, the statistics suggest that merchants catering to lower
income and lower-middle income households may find Bluefield
a desirable place to do business while mainstream and upscale
merchants are not likely to be interested in Bluefield, or Mercer
County, in the foreseeable future. Of course, the overall size of the
City of Bluefield and, to a lesser extent, Mercer County eliminate
sizeable numbers of large-scale merchants from any serious con-
sideration of the local area as a location because these merchants
simply cannot generate the sales to justify the existence of an
outlet in Bluefield or Mercer County when residents of the local
market can travel to larger scale market areas within a reasonable
travel time to gain access to the goods and services they cannot
get locally.

The final household income statistic to be reviewed herein is the
current estimate and near-term projection for consumer expen-
ditures in Bluefield and Mercer County. As has been stated above,
the household income levels observed in the local market rep-




resent hurdles to business continuation for existing markets and
represent potentially insurmountable hurdles to any significant
expansion of the local business base in the foreseeable future.

Consumer expenditures including retail expenditures are pro-
jected to decline in the aggregate between 2009 and 2014 al-
though these expenditures only entail between seventy percent
and seventy-five percent of the expenditure levels per household
estimated and projected for the nation in its entirety. Expendi-
tures per household are projected to grow somewhat between
2009 and 2014 it is the loss of households that causes the net
aggregate decline in consumer expenditures by City of Bluefield
and Mercer County households. Repeating for emphasis, the ag-
gregate decline is due to the countervailing effects of increased
expenditures per household in this five-year period offset by a
significant decline in the number of households in the City of
Bluefield and, to a lesser extent, in Mercer County in the same
time period. This represents a challenge for existing businesses to
retain or enhance a market share and is a serious impediment to
any potential business expansion in the local market area in the in
foreseeable future. The trends may make it very difficult to attract
new enterprises to the area in the near future,

The reader is referred to the table titled BLUEFIELD AND MERCER
COUNTY HOUSEHOLD INCOME BY AGE OF HEAD OF HOUSEHOLD
1990-2014 at Table 3 followed by the tables titled BLUEFIELD AND
MERCER COUNTY HOUSEHOLD INCOME TRENDS COMPARISON .
INDEXES 1990-2014 at Table 4, BLUEFIELD AND MERCER COUNTY
DISPOSABLE INCOME TRENDS 2009-2014 at Table 5 and the table
titled BLUEFIELD AND MERCER COUNTY CONSUMER EXPENDI-
TURE FORECAST COMPARISON 2009-2014 at Table 6 in the Ap-
pendices at the conclusion of this report.
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C. The Resident Labor Force and Local Em-
ployment

The labor force statistics provide an indirect measure of finan-
cial capacity of the resident households. In addition, it provides
insight into the composition of the household income statistics.
This data also provides insight into the extent of dependency of
local households on entitlements for household income.

The general labor force trends will be observed and compared

in the timeframe between 1990 and 2014. Then specific, private
sector, employer, employment, and non-employer statistics will
be reviewed in the timeframe from 1998 through 2008. There is
data available from the State of West Virginia for 2009, but there is
always a risk in combining statistics from different data bases that
they are not really directly comparable; therefore, only Federal
data has been used in the discussion that follows.

The analysis of the resident workforce begins with a review of
1990 and 2000 Census data, an estimate for 2009, and a projec-
tion for 2014. Not inconsistent with demographic data discussed
above, the labor force of the City of Bluefield has contracted in
conjunction with the loss of population and households; histori-
cal and projected. While Mercer County has also suffered from
population losses, the labor force has remained, more or less,
stable over the indicated timeframe. Current unemployment rates
appear to be understated. This statistic, while not unimportant,
is not the most significant observation derived from the data.
The most significant observation is that the labor force participa-
tion rate for the City of Bluefield and, to a slightly lesser extent,
for Mercer County is well below the labor force participation rate
for West Virginia which is below the labor force participation rate
for the nation. This begs the question of; WHY? The reasons ap-




pear to be multiple, but age appears to be the most significant.
The age of the population and the age segments experiencing
growth in the County appear to be age groups that are not look-
ing for work; therefore, not labor force participants.

State, County, and City employment bolstered by Federal govern-
ment employment pushes the public employment segment of
the local market to a significant percentage of overall local em-
ployment; approximately 21.80% of all jobs.

Another aggregate measure of overall economic health of a com-
munity and directly correlated to household income demograph-
ics is the measure of average workers per household. This number
tends to suggest economic distress in a community when this
average approaches one worker per household or declines below
one worker per household. The averages for the City of Bluefield
are slightly below the averages for Mercer County which are in
turn below the averages for the State of West Virginia, and well
below the averages for the nation, historically and projected into
the future. City of Bluefield and Mercer County statistics suggest
the economic distress cited above with labor force participation
at less than one worker per household.

Data from the State of West Virginia appears to be consistent with
data supplied by proprietary demographers in many areas includ-
ing the estimate of the current labor force in Mercer County. The
State unemployment estimates are lower and this appears to be
at odds with the proprietary data. Regardless of the data source
utilized, there appear to be fewer jobs in Mercer County than resi-
dents in the labor force, Data suggests that Mercer County only
has sufficient private and public sector jobs to employ approxi-
mately 88.65% of the resident labor force. The lack of sufficient
jobs is likely to be among the causal factors behind the long-
term, chronic, population losses in the City and the County
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Private sector employment, employers, and non-employer data
has been analyzed from 1998 to 2008 from Federal data sources.
The employment data exhibits mixed areas of growth and de-
cline. The two most significant areas of growth in Mercer County
employment are in “Mining” and in “Accommodation and Food
Service”. Employer data indicates that the most significant area of
growth was in “Health Care and Social Assistance”. Non-employer
data has only been maintained since 2002 and data for the lo-

cal market is somewhat limited due to the overall size of Mercer
County. Non-employers are essentially independent contractors
and/or temporary workers. Opportunities for employment appear
to be limited with only a small number of industries comprising
growth segments of the local market. Nevertheless, there has
been growth in several categories of non-employers since the
data has been collected.

Several segments of the local employment and employer market
have experienced declines probably as the direct result of the
shrinking numbers of people and households in the local market
area. This observation is consistent with the City and County area
data summarized above.

The reader is referred to the tables in the Appendices for more
details regarding the labor force and employment. The reader is
referred to the Appendices titled BLUEFIELD AND MERCER COUN-
TY LABOR FORCE TRENDS 1990-2014 is located at Table 7 and the
table titled MERCER COUNTY EMPLOYMENT, EMPLOYER, AND
NON-EMPLOYER DATA 1998-2008 is located at Table 8.




D. Observations from the Local Demographics
& Economics

The City of Bluefield is relatively small, but it exists in the context
of a much larger County. Unfortunately, both the City and, to a
much lesser extent, the County are in a long-term decline, For the
City of Bluefield, this long-term, chronic, decline does not appear
to have a turnaround in sight; however, progress toward stop-
ping this long-term trend has to be the most important goal of
the City in the near future. The City and the County have histori-
cally been tied primarily to the coal mining industry and railroad-
ing. The decline of the local area appears to have coincided with
negative trends in these two industries. Neither the City, nor the
County, appears to have been able to replace jobs lost in the past
to any significant extent. While labor force participation is ex-
traordinarily low, there still are not enough jobs in the County to
employ everyone in the work force. This is an oversimplification
of the supply and demand characteristics of the labor market, but
it is still a valid observation regarding the availability of jobs as a
primary reason to remain a resident in any location.

Key observations from the demographic and economic data are
as follows:

« The population of the City of Bluefield is declining and
at a rate that is much more rapid than the corresponding
population decline in Mercer County.

+ The population of Bluefield and Mercer County is aging
although the City of Bluefield is relatively older than the
County in its entirety.

« Household income levels are low relative to the State
of West Virginia and the U.S. and opportunities for local
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employment are limited at present.

Although there are only jobs in Mercer County to employ
approximately 88.65% of labor force participants, the
labor force participation rate is very low by West Virginia
norms which are much lower than national norms.

The few employment growth areas appear to be related
to businesses in mining the resources found in the county
and the more general area as well as accommodation and
food service.

Employer growth has been most significant in health care
and social services.

The shrinking labor force in Bluefield and Mercer County
will inhibit economic growth in the future potentially

precluding the City and the County from attracting new
business and industry due to a lack of qualified workers.

Recruiting companies that match the skill sets of the local
labor force will be critical to enhancing employment
opportunities in the future.

Recruiting companies that match the primary skill sets of
graduates of the local colleges could help to re-introduce
a more youthful component to the local population while
increasing local employment.

The declining population and household bases of the
City and the County will place more and more existing
businesses at risk to their futures and could virtually
eliminate any opportunities for business growth unless
the business base can extend its economic influence to a
market area that extends beyond the local community.




Appendix C
The Housing Market

Housing is one of the four primary land use groups in this
market analysis. It is the most basic building block of the
marketplace because this is the determinant of where people
live. The composition of the inventory and occupancy types
will tell us how transient the households are in the area. The
age of the inventory and housing values provide insight into
the make-up of the population and the basic économics of
the resident households. The analysis of the housing market
begins the translation of demographic and economic data
into the determinants of supply and demand for the land uses
that make-up the built environment in the market study area.

A. The Current Inventory

Housing inventory data for the City of Bluefield, from govern-
ment and proprietary sources, contains some minor dispari-
ties that were resolved through local sources of more current
information. Data for Mercer County has been refined in a
similar fashion. Building permit data for the City of Bluefield
indicates that only a small number of new housing units have
been built since the 2000 Census. Local data also identifies
housing demolition that has taken place in the last decade.
There is also data for Mercer County that enables the com-
pilation of a current inventory from 2000 Census data and
more recent local information. Observation suggests that
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there have been a minimal number of new housing units
built anywhere in Mercer County and even the relatively small
number of new units introduced in the County fall well below
a "healthy replacement rate” for new housing construction.

The housing inventory in the City of Bluefield at the time of
the 2000 Census totaled 5,976 units. There were 5,050 house-
holds in Bluefield at the time of the 2000 Census resulting in
a housing vacancy rate of 15.50%, more or less. The housing
inventory for Mercer County in 2000 totaled 30,143 units.
There were 26,509 households in the County in 2000, thus
housing vacancy was approximately 12.06%. The conclusion
of the observations cited herein, is that the housing inven-
tory was super-adequate to address housing demand in 2000
and given the trend of declining households in Bluefield and
Mercer County the housing inventory is super-adequate to
address housing demand in foreseeable future in the City of
Bluefield or the broader market area of Mercer County. The
overall age, condition, and functional adequacy of the hous-
ing inventory is highly suspect due to high levels of vacancy
and apparent instances of abandonment.

The magnitude of the local market and existing vacancy are
inhibitors to the development of new housing of any type
because the “market value” of any new housing that is built




could be doubtful. Thus, lenders are reluctant to make mortgage
loans on housing that has questionable collateral value,

The overarching observation regarding the housing inventory
in the City of Bluefield and, to a lesser extent, Mercer County is
that there should be a concentrated effort to identify deterio-
rated, sub-standard, and abandoned housing units and remove
them from the landscape while encouraging the construction of
new housing on cleared sites within established and sustainable
residential neighborhoods in the City. There appears to be no
question that the housing inventory in the City of Bluefield may
be super-adequate by at least 818 units and that the same is true
for Mercer County, but encompasses approximately 3,564 hous-
ing units.

While the housing inventory may be super-adequate to meet
market demand, now and in the near future, one way to bolster
market demand and provide support and/or enhancement to
housing values in the City is to find suitable areas to build some
new inventory. This is not random construction on infill lots, but
targeted projects of sufficient magnitude in identifiable neigh-
borhoods to create new plateaus of value within the City of Blue-
field. In order for any residential area to retain and/or enhance its
market vitality the periodic injection of new inventory is strategi-
cally important. In general, inventory replacements between 1%
and 2% of the total units demanded by the marketplace will serve
to perpetuate the residential inventory of the defined area. In the
case of the City of Bluefield, projects between 47 units and 94
units in magnitude could represent the scale of ongoing annual
injections of new housing inventory that could help to establish
new market price points and/or rental rates that could help to
bolster the market values and rents of the adjacent, older, estab-
lished housing inventory, assuming that it is equally well main-
tained. Of course, a continuing program of demolition of worn
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out housing should accompany this effort until there is market
evidence that housing supply and demand are balancing; this is
likely to span several years of time. Given the aging community,
attached, ground level, dwelling units that are suitable for senior
citizens may be a product that could find a specific market niche
as well. The emphasis is on maintaining the vitality of the housing
inventory through periodic replacement of existing units with on-
going control of the housing inventory since there is no growth,
more likely decline, foreseen in the local market in the near term.

Given housing market conditions in the City of Bluefield and
Mercer County, to a lesser extent, it is likely that the injection of
new housing would have to be facilitated utilizing some form of
financial guarantee that would offset lenders’ skepticism regard-
ing the “market value” of the collateral for resale. This guarantee
may be elusive to find unless a substantial local entity is willing
to help facilitate new housing or the State of West Virginia can
offer support to help sustain the City. Of course, the prerequisite
steps needed to enable new housing construction are significant
requirements as well. Suitable sites with supporting urban infra-
structure (public water and sanitary sewer and improved streets)
are essential. Repeating for emphasis, new housing for market
growth is not needed, but replacement of the existing inventory
as it reaches the end of its economic life is essential to perpetuate
the housing inventory and sustain the City.

B. The Market

The market for housing is driven by local area demand and
influenced by the occupancy types of households in the market-
place. In 2000, there were 3,373 owner-occupied housing units
and 1,677 renter-occupied housing units in the City of Bluefield,
according to U.S. Census data.
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Typical annual market turnover rates, under normal market con-
ditions, are approximately 10% of owner-occupied households
each year and approximately 40% of renter-occupied households
each year. Of course, the available inventory of housing alterna-
tives, prevailing local market conditions, availability of financing,
and the overall state of the economy all influence annual levels
of market activity. Nonetheless, it would be desirable for the City
of Bluefield to exhibit typical market norms as an indicator of the
health of the local housing market.

Current estimates suggest that the number of households in the
City of Bluefield has declined since the 2000 Census and addition-
al retrenchment is envisioned by the end of 2014. It is projected
that there are approximately 4,419 households in the City of Blue-
field, today, and there will be approximately 3,927 households
living in Bluefield by 2014. In 2000, owner-occupied housing units
comprised 66.79% of all households with renter-occupied hous-
ing comprising the remaining 33.21% of the local housing market.
Demographic sources suggest the composition of the owner ver-
sus renter market will remain essentially stable over time and it is
projected that there will be approximately 2,671 owner-occupied
housing units and approximately 1,256 renter-occupied housing
units in the City of Bluefield by 2014.

Based on “normal” or “typical” market turnover rates, it could be
expected that approximately 267 homes could be offered for sale
and approximately 502 housing units could be offered for rent in
the City of Bluefield during the year 2014. At any given point in
time approximately a 90 day inventory of homes for sale and a
60 day inventory of housing units for rent should be in the local
marketplace assuming normal market conditions. Thus, “for sale
alternatives should total approximately one hundred twenty-five
(125) units and “for rent” alternatives should total approximately

"
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eighty-four (84) units at any given point in time in the market-
place. Of course, the Mercer County market is much larger and
locally based real estate sales and leasing persons appear to serve
both the City of Bluefield and the general Mercer County market
as well,

Current market conditions in housing and the effects of the
nationwide recession have tended to reduce the annual volume
of both the home sale market and the housing rental market.
Given the levels of economic challenge observed in the local
marketplace under, more or less, normal conditions prior to the
current recession, it is assumed that the local housing market may
be experiencing extreme challenges on both the sale and rental
segments of the market and that vacancy rates have likely esca-
lated beyond the demographers’ estimates. Given the underlying
weaknesses observed in the local market, current negative pres-
sures on the housing market may not rebound when the econo-
my returns to a more normal level of activity.

C. Future Demand

Future demand, in the near term, is projected to continue to
decline in the City of Bluefield and, to a lesser extent, in Mercer
County, in general. The future vitality and velocity of the housing
market in Bluefield will be driven by the economic “drivers” in the
local area; government employment, health care, and possibly,
post secondary education. Local business and industry may con-
tribute some to future demand, but these sources of demand for
housing in Bluefield appear to be peripheral at best at this time.




D. Competitive Supply

As stated above, the overall supply of housing appears to be super-
adequate to meet future market demand. In addition, the supply of
housing has only experienced relatively minor additions since 1959.
Slightly more than 74.94% of the housing inventory dates from 1959
or earlier according to the 2000 Census. In essence, the age, condi-
tion, and functional utility of the existing inventory may be an accu-
mulating burden to the competitiveness of the housing inventory.
These burdens are only compounded by the existence of numerous
housing units that have been vacant, essentially abandoned, and in
a dilapidated state.

There are few likely sites for the introduction of new inventory
without demolition of obsolescent housing and these alternative
sites may not be suitable for redevelopment if they are not properly
supported by public utilities and improved streets (curbs, gutters,
and sidewalks).

Finding market support for the introduction of new housing units
of any type, single-family or multi-family, in such a declining market-
place will be a significant challenge, but it is a challenge that can be
met.

The future competitiveness of the inventory also means transition-
ing freestanding, single-family homes in the inventory that have
become rental units back to owner occupancy. This is an effort that
may have to be reinforced by incentives, but ultimately, must be
market driven. Some communities have enforced building and zon-
ing codes to the maximum extent of the law making it expensive for
landlords to continue to rent homes without spending substantial
sums of money to keep their rentals “up to code”. The objective is to
make it expensive to be a landlord who owns single-family homes,
so that the landlords sell their inventory to home buyers. This is a
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reason to establish local enforcement mechanisms to help maintain
the value of the housing inventory. This is especially important in a
market in which continued contraction is foreseen in the future.

The better the neighborhoods look the more attractive they are

to prospective buyers and renters. If the neighborhoods reflect
pride of ownership and/or occupancy, the potential demand for
housing of all types is bolstered and that, in turn, can translate

into enhanced resale and rental pricing. The objective is to make
City neighborhoods attractive in order to increase the number of
prospects for housing of all types. The concept is what realtors call
“curb appeal”, It is the first impression that says to take a closer look.
Overgrown shrubbery, peeling paint, cracked sidewalks, broken
windows, and litter and trash on the streets all send a message of
despair and economic challenges. Streets and neighborhoods have
to look fresh and vibrant in order for the market to respond posi-
tively and that is another way to enhance the competitiveness of
the housing inventory in the City of Bluefield.

Finally, the question of “right sizing” the inventory of housing units
must be addressed. Assuming the current estimates are reason-
ably accurate and that the near-term projection does come true,
then there are too many housing units on the landscape. Demog-
rapher’s estimates, as of the end of 2009 suggest that there may be
as many as 1,051 vacant housing units in the inventory in the City
of Bluefield, today. Based on the inventory at the time of the 2000
Census, approximately 5,976 housing units were on the landscape in
Bluefield. The demographers’ subsequent 2009 estimate and 2014
projection subtracted units from the inventory, but these statistical
extrapolations appear to be erroneous. The goal is a stable market.
A stable market has traditionally been expected to experience a
normal vacancy rate of 5%, more or less. Based on the 2000 hous-
ing inventory, 5% translates to 299 housing units. However, there




was a super-adequate housing supply in the marketplace in 2000.
Thus, based on occupied housing in 2000, a normal vacancy rate
should have comprised 266 units versus Census estimated actual
vacancy of 926 units. Based on estimated 2009 occupied housing
units, the 5% normal vacancy complement is approximately 233
units versus estimated actual vacancy of 1,051 units. Based on
projected 2014 occupied housing units, the 5% normal vacancy
complement is approximately 207 housing units versus estimated
projected vacancy of 1,240 units. The elimination of excess vacan-
cy could be the best method to retain and/or enhance the com-
petitiveness of the housing inventory in Bluefield. This observa-
tion leads to the conclusion that at least 818 housing units should
be removed from the inventory today. This estimate is based on
the most optimistic projection for household stability in the City
in the next five years. Since there is only a limited deliberate effort
to reduce the housing inventory in Bluefield today, it must be
assumed that the appropriate number of housing units to be re-
moved from the inventory in order to restore a market based sup-
ply will remain at 818 units or greater for the immediate future.

Of course, targeted revitalization and enhancement efforts along
with the injection of some new inventory could affect demand to
the point where at least a portion of these “excess” housing units
could be re-absorbed into the Bluefield marketplace.

E. Supply and Demand Balance

The section, above, concludes that “right sizing” the housing
inventory may be an approach to maintaining or enhancing the
competitiveness of the housing inventory in Bluefield. Based on
the 2009 estimate and the 2014 projection, there may only be a
need to have as few as 4,134 housing units on the landscape in
the City of Bluefield in the near future. If there were no household
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declines in the next five years, the housing inventory would still
only need 4,652 units to model a stabilized market. In the discus-
sion regarding the competitive supply of housing, the numbers
suggested that approximately 818 housing units may need to be
removed from the inventory to restore, and hopefully maintain
the supply-demand balance for housing in the City of Bluefield in
the local marketplace.

The effort cited above should help to restore the supply and
demand balance to the Bluefield market based on the statisti-
cal estimates and projections for housing occupancy in the City.
The results of the 2010 Census will help to support, or refute, the
statistical observations. Of course, the composition of the mar-
ketplace is important as well. Nationally, the housing market is
roughly 67% home owners and 33% renters. Locally, the market
appears to be essentially consistent with the national statistics
at 66.96% owner-occupied housing and 33.04% renter-occupied
housing. Any deliberate inventory reductions should strive to
shape the inventory in the direction of the desired overall mix of
occupancy types.

As has been stated above, but repeated here for emphasis, the
velocity of the rental market usually escalates while the velocity
of the resale market stagnates in a market that is experiencing

a condition of oversupply. Evidence of such market conditions
could be an additional means of assessing the current state of the
housing market in the City of Bluefield.

F. Market Share and the Competition

Based on the statistical evidence, the City of Bluefield is losing
its local market share over time. The City’'s objective must be to
reverse the losses and to sustain, or enhance, Bluefield's market




share relative to its proportionate share of the housing stock as
compared to the housing stock of Mercer County, recognizing
that Mercer County appears to be losing households as well albeit
at a much slower pace.

The City of Bluefield is approximately 17.60% of the Mercer
County housing market with the potential to decrease in the near
term. It would be desirable for the City of Bluefield to preserve
and/or enhance its market share in the Mercer County market
through efforts to maintain the existing inventory of housing and
supplement the inventory with the injection of new, replacement
housing units for sale and for rent.

G. Housing Market Observations &
Conclusions

The observations and conclusions regarding the housing market
are summarized as follows:

The Number One Strategic Priority: Rebalance
Market Supply and Demand

A traditional market balance of supply and demand has
been defined as five percent (5%) vacancy

« Evaluate the merits of “right sizing” the residential
inventory — possibly by demolishing at least 818 housing
units in the City of Bluefield
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The Number Two Strategic Priority: Rebalance
the Stability of Households of All Types

Determine the reasons for the loss of households
Address the causes of household relocation

Aggressively market around market weaknesses while
working to correct weaknesses

Find and market strengths of Bluefield

The Number Three Strategic Priority: Enhance

“Curb Appeal” -

First Impressions Are Critical
Encourage and support low cost visual enhancements

Enhancements must be of sufficient magnitude to be
observed by casual passersby — ALL RESIDENTS SHOULD
PARTICIPATE

Correct or Remove Blight

The Number Four Strategic Priority:
Focus on Home Buyers over Renters for
Stability

Owner-occupied housing of all types comprised 3,373
units and renter-occupied housing of all types comprised
1,677 units in 2000

Owner-occupied housing is estimated at 2,959 units
today and projected to decline to 2,671 units by 2014




The Number Five Strategic Priority:
Introduce New Housing Inventory When and
Where Appropriate

+ Based on the number of replacement housing units
needed in Bluefield, the introduction of between 47
units and 94 units per year represents a reasonable
housing replacement rate between 1% and 2% of existing
inventory per year

« New units for owner-occupancy are important, but new
rental units should not be overlooked

The reader is referred to the Appendices of this report for tables
that provide more detail regarding the housing market in Blue-
field and Mercer County. Please see the table titled BLUEFIELD

AND MERCER COUNTY HOUSING INVENTORY ANALYSIS at Table 9.
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Appendix D

Industrial, Institutional & Office Markets

This section includes an analysis of the industrial, institu-
tional, and office markets in the City of Bluefield and the more
general market study area. The industrial market in Bluefield
is limited in scope and magnitude, but represents a land use
for which the City should be prepared to compete. This could
be an important segment of the economy to try to bolster in
order to stem the loss of population and households. Indus-
trial uses in Mercer County emphasize extractive industries
with a focus on the processing of local resources such as coal.
Institutional uses include education and health care. Health
care is a land use for which the community appears to have
an established presence and a market need.

A. The Current Inventory

No industrial inventory has been completed as a part of this
study and local information is somewhat limited. Industrial
buildings and their supporting grounds are typically config-
ured around the processes that take place in the facilities.
Reuses of industrial buildings are sometimes limited and
cumbersome. The age and condition of current and former
industrial buildings in the City of Bluefield indicates that at
least a portion of the inventory is physically deteriorated and
functionally obsolete. For purposes of this analysis, the em-
phasis is on the development of suitable sites for new or ex-
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panding industries. Once again, suitable sites should be ready
for construction, properly zoned, with full public utilities, and
improved streets. To the extent that sites can be developed
along existing railroad rights-of-way, these uses represent a
reasonable buffer between the rail lines and other land uses
in the City. Industrial uses are not deemed to be among the
alternative land uses for the subject site in downtown Blue-
field.

A physical inventory of office space in the City of Bluefield has
not been conducted as a part of this study. An indirect meas-
ure of the adequacy of the inventory to serve the needs of the
area has been employed instead. This methodology examines
the employer base, the employment base, the numbers of
indigenous households, and household incomes as determi-
nants of market potential in sizing the supply of office and
service businesses relative to the demand of the indigenous
market.

There is a typical ratio of employers and employees in any
business category relative to the households they serve. The
entry thresholds of some categories of businesses eliminate
them from meaningful consideration in many small-scale mar-
kets. This business and employment density serve as the basis
of a model that expresses this relationship as a percentage

of market served. Of course, household income statistics of




the study area relative to the macro-market context of the model
serve to temper supply and demand based on economic capac-
ity, or buying power of the indigenous population and house-
holds. The model focuses on indigenous households, first. Some
categories of highway service businesses depend on the traffic
volume of adjacent thoroughfares and cannot be directly tied to
the indigenous population or households. In these cases, the po-
tential risk to these businesses is demonstrated by the potential
over-supply that is displayed in the percentages of market served.
Thus, the dependency on highway traffic is quantified. The results
of this model are summarized in the sections that follow as well
as in the tables in the Appendices at the conclusion of this report.

The tables that follow show the percentages of market served in
the City of Bluefield, Mercer County, and, more importantly, by
the drive-time areas that demonstrate access to businesses lo-
cated in Bluefield as well as access to businesses located in alter-
native markets, The drive-time areas are emphasized because this
is a more accurate measure of market supply and demand than
are artificial jurisdictional boundaries.

For purposes of the market analysis an epicenter has been cho-
sen at the intersection of Princeton Avenue and Federal Street
at the heart of traditional “downtown” Bluefield. All drive-times
are measured from this central point. The ratio between market
supply of businesses and market demand; population and house-
holds, is expressed as percentages of the indigenous market
served. A market balance between supply and demand would
be expressed as 100%. Percentages in excess of 100% indicate
a super-adequate supply of businesses relative to population
and households within the defined area while the converse, a
percentage less than 100%, indicates a deficit of market supply
relative to market demand. There are two types of excesses and
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deficits in the marketplace. The first imbalance is a “location”
surplus or deficit. This is frequently found in business districts in
which there may be a concentration of market supply, but a rela-
tive lack of rooftops within a defined drive-time market area. This
simply means that the concentration of businesses serves a larger
geographic market than one defined by short drive-times; i.e., a
larger geographic area of market influence. As the boundaries of
the geographic market are expanded through increasing drive-
times the market returns to a balance and can change to the sec-
ond type of surplus or deficit; a “market” surplus or deficit. Market
surpluses or deficits simply mean that a category, or categories,
of businesses are in over-supply or, conversely, they can be com-
pletely absent from a marketplace. Small, rural towns often lack
the “critical mass” of households in the local market area to have
anything more than a very basic business base. Residents must
travel to adjacent, larger markets to obtain services or purchase
goods that are not available locally. This could be a prevailing
condition for multiple categories of goods and services in a mar-
ket the size of the City of Bluefield, but the Mercer County market
area provides substantial added support for the magnitude of
business that exists in the City and County.

For reference, the numbers of potential employees for each
underserved category of goods and services has been identified
in tabular form to get a perspective of the potential employment
magnitude of the unmet demand in each category in the defined
geographic and drive-time areas identified in the study.

B. The Market

The drive-time analysis indicated several deficits as well as ex-
cesses in the supply of employers and/or employees that indi-
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cated there was potential for the market to be better served in
some categories of businesses. The table that follows shows the
areas of market potential highlighted in blue or green. The blue
highlighted categories are traditionally office based services while
the green highlighted services may be office based or located

in storerooms along with retail businesses. It should be noted
that some traditional office based businesses are opting for retail
storeroom exposure in the marketplace; e.g., insurance offices
and real estate offices. This transition is likely to continue in the
future.

The chart, above, indicates that there could be some limited mar-
ket opportunities in the consumer services categories of employ-
ers and employment. Seven categories of service businesses are
identified as present in insufficient numbers or magnitude to ad-
equately serve the City of Bluefield, Mercer County, and/or drive-
time markets, Most of the deficits extend out through several of
the drive-time areas suggesting that new, small-scale business
operators could find opportunities or existing operators already
serving the market could successfully expand. It should be noted
that not all of the underserved categories of businesses may be
suitable for a Bluefield or a Mercer County location. The continu-
ing losses of population and households in the area are imme-
diate roadblocks to new business introduction and/or existing
business expansion in the local market. The chances of recruiting
businesses in all of the highlighted, underserved categories are
more fully described in the paragraphs that follow.

The two charts below detail the numbers of employees in each
category of service business and, based on typical employment
densities, the amount of space that may be required if all of the
unmet demand in the market can be captured at the subject site.
Based on the current percentages of indigenous market served,
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some idea of the potential magnitude of expansion of the exist-
ing employment base can be estimated. The conclusion is that
there appear to be some categories of opportunities that should
be explored to attempt to bolster the service business base of the
City of Bluefield and Mercer County.

The tables, above, suggest that there is a potential market for
several categories of consumer service businesses if they want to
locate in Bluefield. Some of the categories are self explanatory
such as; advertising, beauty and barber shops, child care services,
etc. Some categories are more difficult to describe or include mul-
tiple business opportunities under an umbrella heading. These
categories of service businesses are outlined below.

Auto Repair/Services:
« Car, truck, utility trailer and RV rental;

+ Auto body and upholstery repair;

+ Tire shops;

+ Exhaust system shops;

+ Auto glass repair;

+ Auto transmission repair general mechanical repair shops;
» Car washes; and

« Commercial auto parking.

Entertainment and Recreation Services:
+ Dance studios, schools, and halls;




« Bowling centers;

« Physical fitness facilities;

« Coin-operated amusement devices;
« Public golf courses; and

« Amusement parks.

Health and Medical Services:

« Offices and clinics of doctors (MD’s and DO’s), dentists and
chiropractors;

« Optometrists, podiatrists and other practitioners;

 Intermediate and skilled nursing care facilities;

« Medical and dental laboratories;
« Home health care services;
+ Kidney dialysis centers; and

+ Specialty outpatient facilities.

Miscellaneous Repair Services:
+ Radio and television repair shops;

+ Refrigeration and air-conditioning;
+ Service and repair;
+ Electrical and electronic repair shops;

+ Clock, watch and jewelry repair;
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Re-upholstery and furniture repair; and

Welding shops;

Other Business Services:

Credit reporting, adjustment and collection services;
Photocopying and duplicating services;
Commercial art and graphic design;
Photofinishing laboratories;

Secretarial and court reporting services;
Disinfecting and pest control services;

Building cleaning and maintenance services;
Medical equipment rental;

Other equipment rental and leasing;
Employment and “help” staff agencies;
Detective, guard and armored car services; and

Security systems services.

Other Personal Services:

Photographic and portrait studios;
Shoe and leather repair shops;
Funeral service and crematories; and

Tax return preparation services.




Professional Services:

+ Engineering, architectural and surveying services;
« Accounting, auditing and bookkeeping services;

« Physical, biological, economic, sociological and
educational research;

« Testing laboratories;

« Management and management consulting services;
« Public relations services;

« Facilities support management services; and

+ Business consulting services.

The categories described above include some potential opportu-
nities for local entrepreneurs as well as larger-scale service provid-
ers. Five of the highlighted categories of underserved markets
represent “market deficits”. In essence, Bluefield and Mercer
County residents cannot find providers of the services described
above within a short drive-time. Note that some market deficits
persist out to the sixty-minute drive-time boundary. The relative
magnitude of the local marketplace, the City and/or the County,
may eliminate the possibility of expanding some categories of
service businesses at the subject site or in the vicinity of Bluefield
for the foreseeable future. Most market deficits persist out to, and
beyond, the thirty-minute drive-time boundary.

The task is to market Bluefield as a location that offers access to
a broad market. The numbers at the top of each column in the
chart indicate the numbers of households that are located within
the defined geographies; e.g., within ten minutes drive-time
from Princeton Avenue and Federal Street are 8,437 households.
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Obviously, demographic trends over time will be important to
prospective businesses and that is an additional reason to make
every effort to stem the losses of households in the City of Blue-
field and Mercer County. Repeating for emphasis, few businesses
will find a declining market suitable for a new location; it means
businesses have to capture a larger share of a shrinking market
each year in order to remain open.

It is safe to say that the supply and demand conditions of the cur-
rent market will prevail in the near future. Most service businesses
described in the accompanying tables are consumer driven. The
local area must find opportunities to expand its employment
base to industrial and warehousing companies that provide jobs
that lead to market growth and are not responsive to trends in
population and households that lead to a shrinking employment
and business base that directly correlates to the loss of popula-
tion and households in the local market area. The biggest issue
for the local market is whether it has a labor force that is sufficient
to address the potential for the introduction of new companies of

any type.

In one regard, the City of Bluefield has an impediment to growing
the importance and magnitude of its market area as a function of
the City’s proximity to major highways. Relatively better highway
access has expanded the magnitude of adjacent venues in the
marketplace within reasonable drive-time distances to and from
Bluefield. These alternative locations have effectively replaced
traditional “"downtown” Bluefield as a venue for consumer serv-
ices and retail enterprises except for amenity retail and service
businesses that accommodate the small employment base in
“downtown” Bluefield.

Traditional “downtown” Bluefield appears to be best positioned
to serve as a site for a local gathering place that is unique to the




local area and can generate sufficient consumer traffic to sup-
port a small number of businesses that can survive in the local
marketplace. It is incumbent on the City of Bluefield to provide
the essential prerequisites to new development; i.e,, clear the
deteriorated and obsolescent inventory of existing buildings off
the landscape in order to provide sites that are ready for new
development. This new development is likely to be lower density
than the existing, built environment and provisions for the modes
of transportation that people use today must be better accom-
modated.

The City can enhance its market opportunities by finding and/or
developing businesses and/or institutions that can attract a larger
more regional market. By utilizing the subject site of this study for
such a “regional draw”, attention can be focused on “downtown”
Bluefield as a location for shoppers and/or tourists as well as local
residents.

D. Competitive Supply

It is essential for Bluefield to have market ready space and sites

in order to attract any new businesses to the City. This appears to
be a missing prerequisite for the most part at this time. Not unlike
the previous discussion regarding housing and the discussion
that will follow regarding retail land uses, the market prerequi-
sites are buildings and/or sites for any new businesses to locate
and existing businesses to expand. The conclusion is that there
may not be any competitive supply of existing space or land to
compete for a share for the potential market for service business-
es or industry in Bluefield.

The inventory of existing buildings appears to be physically
deteriorated, functionally obsolescent, and, in some cases, simply
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too large to find any reasonable reuse in the context to the local
marketplace today and in the future, These types of buildings
effectively encumber the traditional “downtown” from offering
competitive sites for future development. While there are over-
arching conditions that may limit future growth opportunities,
the current state of the traditional "downtown” effectively elimi-
nates it form any serious consideration as s development site for
most businesses or institutions.

New retail and service venues elsewhere in Mercer County and
across the state line in Virginia have transplanted the traditional
epicenter of consumer activity to these new locations and sub-
stantially discounted the value of the traditional “"downtown” of
the City of Bluefield as a site for business. These new venues rep-
resent what is needed to be competitive in the consumer service
and retail segments of the marketplace, today and in the future.

E. Supply and Demand Balance

The tables describe several categories of consumer service busi-
nesses that could find an indigenous market in Bluefield. It is not
likely that the area will be able to capture businesses in all of the
categories that satisfy all of the underserved market segments
in Bluefield, but without offering space in Bluefield that targeted
enterprises could fill, all of the market potential estimated by the
model will be lost and the supply and demand imbalance that
currently exists will continue unchanged. Communities, in gen-
eral, cannot wait for businesses and industries to find them by
chance they must be actively marketing their jurisdictions for any
market potential to be realized.




F. Market Share and the Competition

What can Bluefield expect to achieve if community leaders, busi-
nesses, and residents work together to expand existing business-
es recruit new businesses to the City and what are the indicators
of success. Some categories of businesses will be more difficult to
attract and it is only reasonable to attempt to quantify the prob-
abilities of success for each category of business for which an
opportunity was identified above. A simple five grade approach
is suggested for application to the categories of businesses for
which there was an indicated market opportunity in Bluefield.
The five grades range from “very unlikely” to “very likely”. The
assignment of probabilities is subjective, but is based on mar-

ket experience and takes into account the characteristics of the
Bluefield market study area. This task has been summarized in the
following table.

A focus on locally owned businesses in adjacent communities
should not be overlooked as a recruiting tool either. Many lo-
cally owned businesses that know the area may be more likely to
come to Bluefield than a regional or national chain operator that
will focus on the demographic and economic trends before giv-
ing the market any serious consideration.

G. Industrial, Institutional, and Office Market

Observations and Conclusions

Bluefield has opportunities to capture some categories of of-
fice and consumer based service businesses. The question is;
how does Bluefield market itself as a location for business. The
intersection of Princeton Avenue and Federal Street has been
selected as the focal point, or epicenter, for business in Bluefield
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and the potential site for an urban redevelopment project. While
the intersection selected as the epicenter is at the heart of tradi-
tional "downtown” Bluefield, this location has been supplanted
as the economic heart of the area by newer competitive venues
elsewhere in Mercer County and across the state line in Virginia.
These new venues relegate the traditional “downtown” area to

a supporting role in the local economy of Bluefield and Mercer
County.

The supply and demand indicators for the service business cat-
egories of "Advertising”, “Beauty and Barber Shops”, “Child Care
Services”, “Computer Services”, “Entertainment and Recreation
Services”, “Motion Pictures”, and “Other Business Services” “all
suggest that Bluefield could be a location for business. The seven
categories identified indicate underserved markets in drive-time

areas up to as long as sixty minutes.

The five of the categories’ deficits indicated by the model are
“market deficits”. In essence, the services described as in “short
supply” by the model are not available elsewhere in the local
market.

There are categories of businesses that appear to be present in
super-adequate numbers to support the marketplace. In general,
this means that the businesses in these categories serve a larger
scale market than has been modeled in the chosen drive-time
distances. Alternatively, these businesses may serve a market
segment, or segments, that are not part of the indigenous
household market model; e.g., government employees or hos-
pital employees who travel to the immediate area for their jobs.
Conversely, this could mean that there are actually too many
businesses to serve the market and there is the risk of attrition in
these numbers of businesses and employees over time. If busi-
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nesses in these categories are located in Bluefield, the potential
risks to their survival should be taken .into consideration. It may
not be possible to prevent the inevitable failures of some busi-
nesses, but the observations offered by the model may be able
to identify those risks in an effort to delay or avoid possible busi-
ness failures in the City.

Many of the categories of service businesses are those typically
owned and operated by local entrepreneurs. These local busi-
nesspersons are likely to be easier to convince that Bluefield can
be a good location for their businesses because they live in the
area and know the area.

Cooperation and collaboration with the various units of govern-
ment, business, institutions, and citizens will be an essential part
of maintaining and/or enhancing the vitality of the City of Blue-
field. The recent sale of the local hospital, its proximity to “down-
town” and indications of the desire to expand services may offer
redevelopment opportunities in the traditional “"downtown” that
have real potential in the future,

The hospital should not be overlooked as a potential joint ven-
ture partner in future development that benefits both the City
and the institution. Such joint ventures are not unprecedented
and can be used to develop services and enterprises that may
not have a sufficient base of support without the cooperation of
the local government and the institution.

The reader is referred to the Appendices for additional details
regarding the analyses performed. The table titled BLUEFIELD,
MERCER COUNTY, AND DRIVE TIMES SERVICE BUSINESS ANALY-
SIS is located at Table 10. The BLUEFIELD, MERCER COUNTY, AND
DRIVE TIME AREA MAPS can be found at Table 12.
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Appendix E
The Retail Market

A. The Current Inventory

An inventory of retail storeroom space was not conducted

as a part of this market analysis. As was described with re-
gard to industrial, institutional, and office space, an indirect
method of measuring the magnitude of the space inventory
was utilized. A significant amount of traditional retail space is
located in “downtown” Bluefield although this space is largely
functionally obsolete and physically deteriorated. Newer,
competitive venues with better highway access and visibility
than the traditional “downtown” have effectively replaced the
traditional center of Bluefield with new economic hubs.

B. The Market

The analysis will show underserved markets in terms of per-
centages of market served in the '

geographic areas of Bluefield and Mercer County as well as
drive-time areas up to sixty minutes away from the epicenter
and prospective redevelopment site at the intersection of
Princeton Avenue and Federal Street in the heart of "down-
town” Bluefield.

The chart (below) indicates that there are five categories of
retail enterprises that could help to meet underserved market
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segments in Bluefield, Mercer County, and/or drive-time areas
from the epicenter of Princeton Avenue and Federal Street in
"downtown” Bluefield.

The five categories of enterprises that are highlighted indi-
cate underserved drive-time area markets up to sixty minutes
away from the epicenter identified in “"downtown” Bluefield.

As was shown in the charts for service businesses, the
number of employees and potential space needs for each
underserved business category in each of the defined geogra-
phies has been detailed in the two charts, above. The poten-
tial magnitude of employment has been estimated along with
the amounts of space that may be required if all of the unmet
market potential can be captured. This provides some guid-
ance as to the expansion potential for existing businesses as
well as the potential for the introduction of one or more new
businesses in each category that is highlighted.

The market for space in the future is most likely to come from
businesses that want to locate in Bluefield to address the
categories of consumer goods that are indicated to be un-
derserved in the immediate and more general areas. As with
service businesses, some of the category titles are self explan-
atory, but some need clarification because they encompass
more than the title suggests or the title is an umbrella that
covers a related range of retail enterprises.




The category titles that need further explanation are detailed as
follows:

Auto Dealers and Gas Stations:
+ New and/or used motor vehicle dealers;

+ Auto and home supply stores; and

- Boat, RV and motorcycle dealers.

Clothing Stores:
+ Men'’s and boys’ clothing;

+  Women'’s clothing;

+ Women's accessory and specialty stores;
+ Children’s and infants’ wear;

+ Family clothing stores;

+ Shoe stores; and

« Miscellaneous apparel stores.

Home Furnishings:
+ Floor Covering stores;

+ Drapery, curtain and upholstery stores;
+ Household appliance stores; and

+ Miscellaneous home furnishings stores.

Appendix E - The Retail Market

Other Food Service:

Commissary kitchens;
Catering services; and

Institutional food service operations.

Other Food Stores:

L]

Meat and fish markets;

Fruit and Vegetable markets;

Candy, nut and confectionery stores;
Dairy products stores;

Retail bakeries; and

Miscellaneous food stores

Specialty Stores:

Sporting goods and bicycle stores;

Book stores;

Stationery stores;

Jewelry stores;

Hobby, toy and game shops;

Gift, novelty and souvenir shops;

Luggage and leather goods stores;

Sewing, needlework and piece goods stores;

Florists;
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« Tobacco stores and stands;
« News dealers and newsstands; and
« Optical goods stores.

The categories described above include potential opportunities
for local entrepreneurs as well as some larger-scale service pro-
viders. However, the market potential for larger-scale enterprises
must be tempered by the proximity of Bluefield to other com-
petitive venues in Mercer County, in Virginia and only one hour
away by car. Four of the underserved markets represent “market”
deficits. In essence, Bluefield and Mercer County residents can-
not find providers of the goods described above in any location
conveniently located to the City. The task is to market Bluefield as
a location that offers access to a broad market albeit a shrinking
market.

Identical to the chart in the previous section of this report, the
numbers at the top of each column in the chart indicate the num-
bers of households that are located within the defined geogra-
phies.

The following observation is worthy of repeating for emphasis.
Demographic trends over time will be important to prospective
businesses and that is a key reason to make every effort to stabi-
lize the number of households in the City of Bluefield and in Mer-
cer County. Few businesses will find a declining market suitable
for a new location; it means businesses have to capture a larger
share of a shrinking market each year in order to remain open.

C. Future Demand

The likely demand for retail space in the City of Bluefield is most
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likely to come from one, or more, of the underserved categories
of businesses as identified above.

Retailers that may show interest in the Bluefield marketplace are
likely to opt for newer more accessible locations over the tradi-
tional “downtown” in the City. Newer venues are more vibrant
and have the anchor retailers that generate the traffic on which
supporting retailers depend. The traditional “downtown” is no
longer the retail center of Bluefield or Mercer County.

It is small retail storerooms that appear to be needed in “down-
town” Bluefield for small-scale, locally owned retailers. There

are some alternatives available, but the determination of which
buildings to preserve and which buildings to demolish has to be
undertaken with a strategic focus on making sites available for
redevelopment; therefore, piecemeal preservation is not a mar-
ket based option. It would be better to concentrate on a cluster
of older, small-scale, existing structures to preserve and enhance
rather than a scattered approach.

D. Competitive Supply

The existing structures in “downtown” Bluefield represent vestig-
es of the past that have fallen into disrepair and are functionally
obsolete. These buildings do not represent competitive supply
and many should be cleared from the landscape to create sites for
new, alternative land uses.

E. Supply and Demand Balance

The City of Bluefield does not appear to have a competitive retail
hub. The traditional “downtown” area can still be the location of
small-scale, locally owned retail establishments that serve the im-
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mediate, albeit small, employment bases in the various government
offices, financial institutions, professional offices, in, or adjacent to
“downtown”,

Stabilizing the number of households in the City of Bluefield and
Mercer County appears to be an essential prerequisite to increas-
ing the retail base of the community. As has been stated several
times in the preceding sections of this report, no business operator
is likely to come to a site located in a declining area. The chances of
survival are significantly reduced in such an atmosphere.

F. Market Share & the C'ompetition

As has been stated in the preceding section of this report, “What
can Bluefield expect to achieve if the City government, community
leaders, businesses, and residents work together to recruit new
businesses to town and what are the indicators of success”.

~ Some categories of businesses will be more difficult to attract and it
is only reasonable to attempt to quantify the probabilities of success
for each category of business for which an opportunity was identi-
fied above. A simple five grade approach is suggested for applica-
tion to the categories of businesses for which there was an indi-
cated market opportunity in Bluefield. The five grades range from
“very unlikely” to “very likely”. The assignment of probabilities is
subjective, but should be based on market experience and take into
account the characteristics of “downtown” Bluefield and the larger
Bluefield market study area. This is a task has been summarized in
the following table.

This is the type of judgmental assessment that should be conduct-
ed for every category of business in which a market deficit has been
indicated. A focus on locally owned businesses in adjacent commu-
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nities should not be overlooked as a recruiting tool either. Locally
owned businesses that know the area may be more likely to come
to Bluefield than regional or national chain operators.

As was observed in the service business section of this report, there
are some prerequisite steps to effectively marketing Bluefield as a
retail destination. The most important step is stabilizing the base of
population and households in the primary market area of the City of
Bluefield and Mercer County.

G. Retail Market Observations & Conclusions

There are several potential retail opportunities for the City of Blue-
field. Five categories of retail enterprises have been identified as
being in short supply in Bluefield. The categories that have been
highlighted include: “Building Materials, Hardware and Garden”,
“Clothing Stores”, “Convenience Stores”, “Home Furnishings”, and
“Other Food Stores”. The indications in the tables will provide the
backdrop for potential retail recruiting in Bluefield.

As has been stated previously, the possibility of growing the ex-
isting merchant base through expansions cannot be overlooked.
There may be existing merchants who could upgrade their facilities
and meet at least a portion of the unmet demand in the category in
which they do business.

The model used in this market analysis deals with the basic com-
parison of supply to demand. The model does not address mar-
ket segmentation or niches. Just because a market appears to be
adequately served, or even saturated, does not mean that a new
enterprise that addresses a specific segment or niche in the market
cannot be successful. It is more difficult for a new business to cap-




ture a market share and be successful if that market share has to
come from the revenue streams of existing merchants. Existing
merchants will not surrender a portion of their market without
competing intensely to retain their market base.

New businesses are not likely to find Bluefield without some form
of outbound economic development initiative to “sell” Bluefield
as a location to do business. Ongoing marketing of communities
is essential to their economic success.

The reader is referred to the Appendices for tables containing
additional details of the analyses undertaken. The table titled
BLUEFIELD, MERCER COUNTY, AND DRIVE TIMES RETAIL ANALYSIS
can be found at Table 11. The BLUEFIELD, MERCER COUNTY, AND
DRIVE TIME AREA MAPS are located at Table 12.
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Appendix F

A Focus on Economic Redevelopment

All communities have businesses, residents, and their built
environment on which to rely for their economic health and
vitality. Businesses provide jobs and offer the goods and serv-
ices that consumers want. Residents provide the labor force,
consume the goods and services offered by local businesses,
and create a sense of place. Ultimately, it is the built environ-
ment that determines the competitiveness and attractiveness
of any community in the context of alternative venues for
businesses to locate and households to reside.

Historically, communities have assumed that the private
sector will make its own location determinations and govern-
ment does not have to enter into the process other than to
welcome new businesses and/or residents. More recently, it
has become apparent that the private sector is capable of
making location decisions involving “green field"” sites, but the
private sector is not good at reutilizing sites that have been
previously developed. Unfortunately for many mature com-
munities, this means that they are overlooked as locations

for new businesses and become equally unattractive for new
residents as well. In addition, businesses have recognized their
economic importance to local communities and “want some-
thing in the way of incentives” to come to town. By no means
should this commentary be taken as an endorsement of the
“let’s make a deal” practices of businesses nationwide, but it
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is the reality of our time and communities must recognize the

competitive environment and be willing and able to meet the
competition or wither as they are overlooked in the context of
more aggressive alternatives in the marketplace.

The point of the observations made above is that mature
communities are finding that it is becoming an expanded

role of government to rehabilitate previously built sites and
neighborhoods in order to have competitive locations for new
businesses and housing within their jurisdictional boundaries.
In addition, the underutilization of the urban infrastructure
put in place years ago to serve once vibrant commercial and
industrial districts as well as residential neighborhoods has
now become an “economic drag” on local operating budg-
ets as maintenance of streets and utilities goes on while the
tax generating businesses, industries, and houses that were
once served have become vacant, deteriorated, and languish
on the landscape awaiting demolition. It is a significant and
unrecognized cost of all urban development, especially in
locales where “green field” alternatives exist or can be easily
developed; however, it is a cost that must be incurred in order
for mature communities to compete for new businesses and
households in the future. As was stated above, ultimately it is
the built environment that any community has to offer to at-
tract, or retain, businesses and residents.




The response to market conditions and inter-jurisdictional com-
petition is the role of “"economic development”, In many commu-
nities a parallel function of “community development” has been
created to deal with the vitality of residential neighborhoods.
While both functions are important, it is the economic develop-
ment role that takes priority because this is the role focused on
business retention, expansion, and recruitment; without jobs it is
unlikely that any community can attract or retain residents. The
economic development function is the local government equiva-
lent of “sales” in the context of the business world and what busi-
ness can remain sustainable without a sales function.

The City of Bluefield must place an emphasis on the role of
economic development and economic redevelopment in the
City in order to provide economic stability and encourage eco-
nomic enhancements in the future. While some businesses have
left Bluefield due to changes in economic fortunes and/or busi-
ness strategies, it is also apparent that some businesses have left
because newer, more competitive venues outside of town have
been developed. If the City is not working to stem the tide of this
outmigration then its future as a City is called into question. No
individual or entity will look out for the City except its municipal
government and this is the function of economic development.

It is incumbent on the City to determine the framework of the
local competitive environment and to analyze competitive
strengths and weaknesses. The City must develop initiatives,
programs, and/or incentives to retain and expand existing busi-
nesses in the City and to recruit new businesses. Any competitive
constraints that the City has must be addressed and offset to the
best ability of the City to do so. In order to recruit new businesses
to the City it must have an inventory of functionally adequate,
physically intact, existing space and it must have an inventory of
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“shovel ready” sites. This does not mean that the City must own
this inventory, but it must be aware of everything that is, or could
be, available and an estimate of the cost of acquisition or |lease. In
some cases involving redevelopment, the City is the most likely
facilitator of acquisition, remediation, demolition, and reuse of
sites. In these cases the City may be the owner of the inventory
and could use the land as an economic development incentive in
attracting new businesses or retaining expanding businesses.

The City must have an outward bound program of marketing
that emphasizes the City’s “Value Proposition”; in essence, why a
business should locate, or stay, in the City of Bluefield over com-
petitive alternatives in the local, regional, or national marketplace.
This has to be a real value statement that stands up to the test of
competition. It is incumbent on the City to determine its value
proposition and market it. An ongoing calling effort directed at
existing businesses is important in the marketing effort as well.

It is important for businesses to know that they are important
contributors to the City’s economic health and well being. It is
also important to know how healthy local businesses may be. A
periodic call on a business can uncover if a business is struggling
or potentially ready to expand. If a business has any problems in
dealing with City government, these areas of concern can be dis-
cussed and more easily resolved than through a potentially more
contentious exchange between the City and the business that
could cost the City the loss of the business in the future.

Of course, all of the statements above lead to the prerequisite
requirement of a defined role and task set for an economic de-
velopment function in the City and, ultimately, to determining
who will perform these tasks on an ongoing basis for the City; i.e.,
economic development staff. Economic development cannot be
relegated to secondary function of low-level, city staff. The func-
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tion must be the primary task of a high level city official; director
or assistant city manager level in most communities.

The function of community development is no less important to
mature cities as well. This function deals with residential vitality
and enhancement. After creating jobs, it is incumbent on the city
to offer an attractive alternative for a place to live. In many mature
cities, this function is incorporated within the planning depart-
ment. In other communities it is a freestanding role.

The placement of the Community development function is likely
commensurate with the magnitude of the task and the level of
staffing available within the planning function. The magnitude
of the potential redevelopment effort that appears necessary in
Bluefield suggests that a freestanding community development
role may be required. Unlike the economic development func-
tion, this role may reduce in magnitude over time as the excess
inventory of unoccupied dwellings is reduced to fit future mar-
ket demand and ongoing programs for the introduction of new
housing on a regular.basis are set in motion. Once again, this

is not a function that can be relegated to secondary, low-level
status.

It is likely that the City will own and control the inventory of land
that will be used for residential redevelopment. This is due to the
high probability that the City will be forced to acquire and demol-
ish derelict housing in order to abate nuisances and as land is
assembled into redevelopment parcels, the City will likely have to
facilitate builder interest, at least initially. Financial support may
be a component of facilitation due to possible limits on market
value of new housing introduced to otherwise mature neighbor-
hoods. While this market constraint may disappear over time, it

is an initial hurdle to redevelopment success for which the City is
the only likely remedy in the short run.
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The paragraphs above are provided to help set the stage for the
first of a series of successful redevelopment projects in the City of
Bluefield. It is also important for the City to understand that the
best made plans; such as the Colonial Intermodal Center, can-

not achieve success without a deliberate, ongoing, and intensive
implementation process with high level City involvement,




