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INTRODUCTTION

The purpose of this interim report is to provide a series of baseline
projections of regional and local employment, housing and population. These
projections are used to assess Dover's potential industrial, office, retail
and residential development. The assumptions used in the projections are
subject to modification based on new information developed during the
course of the study.

This report provides a series of projections based on the following steps:

1) Project regional and market area employment growth
by industry based on statewide projections and
regional shares of growth which reflect the region's
competitive strengths in particular industries;

2) Estimate local employment for the city of Dover based on
its expected shares of market area employment growth, by
industry;

3) Utilize the local employment projections to provide an
estimate of land consumption in the city of Dover for
industrial and office uses;

4) Project market area population based on anticipated em-
ployment growth and assuming a continuation of commuter
trends;

'5)  Based on the area population projections and demographic
trends in average household size, estimate household
growth for the Seacoast market;

6) Project the proportion of household growth in home
ownership versus rental tenure, based on demographic
shifts in age groups;

7) Estimate total housing needs based on providing an ade-
quate number of housing units for household growth, to an
adequate reserve.of vacant units to, and for the replace-
ment of housing units lost by conversion, demolition,
fire and other causes;

8) Calibrate the regional housing projection model to the
actual change in housing units (1980 to 1987) for the
market area;

9) Estimate conservative and aggressive shares of ownership
and rental growth for the city of Dover; calibrate the
model to reflect the city's recent share of ownership and
rental activity;

10) Project the city of Dover population based on the high
and low growth scenarios in housing and based on the
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expected mix of housing units; and

11) Utilize the projectioms of regional and local population
to determine supportable local retail activity, and
estimates of per capita income to determine supportable
local retail activity.

These projections assume regional population and housing growth to be
primarily a function of employment growth within the Seacoast area. Note
that Dover's future population is projected based on its share of regional
housing activity and the mix of housing types in the city.

2 - [E=aer



e
< x\.-"ln !
] i
” PEmtey i
g [_ CANADA B I
[ PO @ koS0
@ Wl
. Toeied l? A=
’ scaLe - C | O ! DOVER'
H PP B o soxmemeen i - i
S = ! [] ermary (oovewr)
DS RN T ) ] SECONDARY
4 PIRESTS R 2 -.‘:_'___":_:_ : .
e /. o Tre) Jr1:
i I v R _.:- 1 / T l
SN - H ) e A-:
VERMONT e 00 \}-' \- | MAINE
-, sl
~GRAFTRN I il
i e | ™ —— - A
e = -~ CARROULLT LT
Sai—_ St Tomamn .
’ e S 1] A= I
“\~ e - -’
Butonter o : ‘Ratoern C Bt e s !
T Db :
i
*L
iy = e sl SaE e
iy P (0 Bhnd Iy o 1 Kl 8 : ) R
o\ et f Yo 't ] ten / pn
o] ‘MASSACHUSETTS
U.s. D ol C \-i-.s = e '\-.-- P o uema |/ ;_}.,J A BUREAU OF THE CENSUS
e H = '

(2




€N

()
— 58
19°0¢ 98LLST 8ro1zs 8LL3s sz NI . 09L888 180t VISLHY IN3HAO VNI W10t w m
. SRR
10°§2 (3411 [LI1L 16e 10°58 N1 9909 1%L WIS
15°% 113 (3173 soL 10°58 10 L Y] WY3634
15°01 2082 e 087y wee sLuze 98069 {4 10595 INIUNYIA09
1 R s - CI§T] £9¢ 1A }4 e 0852¢ 15 b2208 L0
1t°8s iee 85351 ML AV ({4 801028 15'¢ {11Y] S11AY3S
10°28 9939 895 852 180 09201 £8L5¢ 1n'y : £2062 319153 934 QY °SNE *3INUNLS
19°8¢ 4] 1343 et AN 261y £yese nwe A 39t
100 [T t4t4] (3414 10°69 928 2881 1z 0yt SILLIN “*Wu0d *snywt
LR (103 I S A {13 85482 182 0849 ZIe09e HE vz SNIYNLIY INNYH-NON
L T (118 ut A {314 15808 H{EN 995¢ sa{qeang-voy 13yyg
24844 119 £82y ) : 10°¢¢ 1314 9Lste 15°2 926 $ILIse(4 9 13qqny
19° - £00¢ 0431 193- 10°89 yt- 9088 - 05sr A $p009 13y)291 § Jayjeny n
128y uee 1002 s 12°¢8 {734 9998 1°2 S0yt WEadrbugysspangrpagry § sadey
19°0¢- Tie 03y 8ct- 19°0¢- W 90t oo 0099 13ddy 3 3y
8% yWott 68008 83 1880 st 0504 EH 932y S1003 3199340d-NON
24 e 192 095 (344 T4 N 1z 82811 safqeung sayyg
10°62 e I (1N 10°08 BYser Lty 'y ¥az SPUINII[/91InP014 (03f0y23(]
12°08 LN sy 1114 19°00 4991 1808) 189 NI 19382393(3 *313 Asangyany
5 1s0¢ 1844 £19 10°02 (L11) 0v3y¢ 18°¢ 1908 UL REIFITYR W VLTI TN
U 18202 Shsst Nee 1811 0839¢ Sr0yre 13y $71LL $1009 31yyng
13N (31 13882 1{X) LT ey EANL] 1A 010zt SHEINLIY MY
ISNYHD 1Y 351 $541-0351 Hin0Y¥9 SHT-GR8F  Gs4l {(UHLN049 (111
1 HLN049 40 34HS INMAOMND BN 40 3Lv1s 339934 WY 40 31915
ININAO 4T RYHSNIAI0N/QY01wYL5 WIHININI0Y ALY *x20y NU39NYHD  IN3WAO14M) WONNY INIHAO 13

[EELEIN 1339418
NOTLII(04d INIWAQ AN

HIMOYD INIWAOTIWH 'TVNOIOIY ANV FALVLS
‘T 4T18VL




£ise

L1 74
61

892
66y
1A}
£18
1

9281

£l
St
ety

65-C841
{enuuy

1741

YA

¥69-

63-0841
ENLIERYY

LN IY4

L1724
1)}

$99Z
L84y
TA]
NG
038

§9281

AY A

£598

Sary

G5-G341
Yuavdodez vy abusyy

601L

bLes

8ot

$3-0

L0956

0288

6822 -

10081
V183
288z
228

N

9218
809¢1
= LAY

361 6641

B 1 Y 4 £LY0L

8T 62801
W' $h02

nwe. ¥L821
8¢ 07088
15°4 028

0 N DA
ey : 4014

19°f 0500y
0T LI

[1 Y 65101
e , LA
ajey yymoug §9a1

fenuuy *bay

pajeenys]

(NOTLYO4 HN) YSH Y3133HD0Y-¥IA0A-HINON3 1904

(vAyv OMIAW)

INIHAOTANT VYV LIANYVW 40 NOILDACOUd

AR LLAR

¥98e9

0585
0591

00511

e

[1.1A%Y

L3502

0841

aen

applied
economic
research

INIHADTINI 101

WINV/3LY1Ls
43034

IN3NY3A09
YIHL0 B S3IDIAYIS
JLVISI W39 QN9 SHT *3INYNEY
30441
SILLIILA **Wu0D * shysL

SNIANLIY INNYU-NON

x $009 314¥4na-Noy
54003 314ving
INTIALIY INYN

A¥0931Y] ANLSNANT

————d —— e )

%



1A
62
£91
0f

968

69
9L

C5-6841
{enuuy

v

€

Th
e
Al
o1
69

b6t

L-

68-0867
abesary

9909

]
(A4
L1124
L9y
(124

AT

£l

189

9L

691¢

S9T
4]

902
A0
09
8I¢
Ly

L66Y

be-

C6-GBAT 68-084T
yuashojdey uy abueyy

19 160 SN STTSY
10°61 --- Mz
10°51 --- us g
2081 10°81 8 L%
\
10°6 --- 888 926t
069 - 08y ozt
10°02 -e-- sI8L 1082
10°6¢ --- ws o
198 18°22 §T69 824
10°01 - meee e
10°02 ---- .- e
1881 U 088 hobS
areyg abueyy oxjay S881 09T

paydafosd o aseyg

S667-G86T  €B8-0841

131930084 ONY 1594 IN3HAOT4N3 ¥3A0Q 30 ALID

(SanNayL

INIOEY A0 MOILVANIIMOD) i

T NOILOIfO0Yd
ININXOTdHT ALID

‘€ A14vVL

IN3WR0T4M3 Y101

W01/31Y18
Y3034

IN3NNY3AD9
Y3HI0 % S3IIAYIS
YIS W3Y ONY °SNI ‘30NYNI4
3avyL
SITLITEIN **WHOD ' SNyyL

SNTHNLIY INNYH-NON

50009 mdmcm:a-zoz
50009 313vyng
SNTINLIVANNYU

A¥0931¥D ANLSNANE

T 014¥N32S )

ENach




0ST
it
£02
e

08¢

I

98

s

$5-6861
{enuuy

ey

£t

1]
A1/
4]
yo1
69

658

L-

$8-0861
abesany

1568 912 1ss 15°08
0¢ 091 10°02 ———-
Y {} 10°02 —e-
¥ 902 10°02 10°¢1
9681 LL0T 008 -
ove 09 10°08 ——--
1OL 8IS 10°62. ———-
0 LK 10°0% -
COSL  Lbbl 10°0¥ 18'22
01T - 10°¢1 ----
£98 — 10°67 ——--
£L6 ¥e- TVA 1
€4-CB5T  $8-0841 aseyg abuey) oxyay

yuankogde3 uy abueyy paylafosd J0Q aseys

Cb6T-686T  S8-085T

BI9E1

L¥ve
g

£282
8652
08%
114NN
s

669

08¢

$881

65011

B 11
g8t
1192
9us1
0z
1082
oLl

8Zby

f0s¢

0841

(HIMO¥9 INIWAOTAWI OULIW J0 AYVHS QISYAUONI)

¢ NOILDIfOdd
INIHAOTdWE ALID
AU LAA?

IN3HAOIINI TWLO0L

W01/31Y18
943034

INJUNYIA0S
¥IHI0 ¥ SIDIAYIS
31¥153 Y39 ONY "SNT *3ONYNIJ
30941
SILLINN **WNOD * SNyl

INTHRLIYINNYR-NON

50009 379Y4na-NON
S1009 378¥4na
ONTYNLIVANNYR

AY0931¥] AYLSNANT

¢ 01%YN3IS

aen

ic

appli
research



—

ROPULATION AND HOUSING GROWTH

Table 5 illustrates recent and projected regional growth in employment,
population, households and total housing stock. This model has been cali-
brated to account for the approximately 10,500 units added by permits
issued in the 1980 to 1986 calendar years. By this model, we estimate that
The Metro Area total housing stock will grow by nearly 16,000 units over
the next eight years, or roughly 2,000 units per year.

Significant shifts occurring within the housing market indicate that:

1) The average number of perséns per household is
declining, but at a slower rate than it did in the
1970s;

2) Demographically, growth by age group will place more ™y ;Cé&d 3
households within the age and income categories most .
strongly oriented toward home ownership versus rental aﬂ**"a}
tenure. This suggests an increasing development
emphasis on ownership housing products, especially faeome
single family dwellings; and F. - 5

K=
3) Due to demographics and to the Tax Reform Act of 1986, \;> *z,;lx /»méxi

overall production of rental housing is likely to
decline as a share of overall activity.

Table 6 illustrates our estimate of Dover's share of housing activity for
the 1980 to 1987 period and for 1987 to 1995. Based on our analysis of
regional growth patterns, Dover appears to have been absorbing approximate-
ly 15 percent of overall housing activity. While Dover has had a strong
orientation toward rental housing, it has more recently shown a stronger

market potential for home ownership and condominium units. 0}}/ p“t&ﬂy

For the projection period of the next eight years (Table 6) assuming the

recent trends in its share of regional growth, the city would need to P24Vyel
-

accommodate approximately 2,400 additional housing units over the next %,/‘ d
eight years, or an average annual absorption of approximately 300 house- )%L,*’
holds annually. This table assumes that trends of the recent past would

continue, with approximately 60 percent of ownership units in single family

detached housing, and a 40 percent condominium share.

Table 7 illustrates a higher growth scenario for Dover, based on a con- p;%M;r’7§t’°1
tinued 20 percent share of rental housing growth, but a significant in- C,/“’ %
crease in the city's capture of home ownership units, accompanied by a ﬁ; 94/9“*’

shift toward a higher proportion of condominium ownership at 60 percent
(rather than the 40 percent) within the city assumed in Table 6.

Assuming Dover captured 25 percent of the overall ownership market and 20
percent of the rental market, the city would need to accommodate nearly
4,000 housing units over the next eight years, or approximately 500 per
year.

Dover currently has over 3,000 units of housing in accepted, approved or
proposed developments. Approximately 3/4 of these units are in single
family attached (condominium) units and 25 percent in single family

Een




TABLE S.

GROWTH IN MARKET AREA POPULATION,
'HOUSEHOLDS AND HOUSING STOCK

A?i;@ih;‘-
files dovfutr ‘/gﬁ
PORTSHOUTH DOVER RUCHESTER HSA (NH PORTION) ERUHTH IN HOUSING NEED

1980 1983 1987 1995 1980-87 1987-95
EMPLOYMENT 63364 70500 75000 95600 12636 19600
POPULATION 148927 159400 149900 200000 . 20973 - 30100
. Persons/Jab . 2.35 2.26 2.8 2.09
HOUSEHOLDS 32600 56929 61558 78923 .B958 15345
Persons Per ' i
Househald . " 2.83 2.80 2.76 2.50
N\
Homeowner 1 61,02 AL.51  62.01 44,01 - 8371 71.41
Renter 1 . i 39.02  38.57  38.07  35.0% 36,31 28.6%
Hoseowners : 32095 35011 38146 49231 6071 11065
Vacancy Reserve 321 700 763 985
Replacesent- —— 210 229 295 i
Total Ownership Stock 32416 33921 39158 505.L 6742 11353
Renters ' 20504 21918 23392 27492 2688 4300
Vacancy Reserve 410 1096 1170 1385
Replaceaent - 175 187 222
Total Rental Stock 20914 23189 24749 29298 38335 43350
Total Housing Need 33330 59110 83907 79809 : 10577 15902
10
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TABLE 6.

DOVER HOUSING AND POPULATION GROWTH
PROJECTION 1

CITY OF DOVER HOUSING GROWTH: SCENARIO I  RECENT TRENDS IN CAPTURE RATE & HOUSING MIX

Share Of Share 0f
Growth BGrowth Browth Growth
1980 1980-87 1987 1980-87 1987-95 1995 1987-95
Hoseawner Units 4470  13.01 3346 876 13.02 6822 1474
Single Faamily Detached 3505 4031 526 4914 885 A i
Condoainium % 2+ Fasily 9635 1533 368 - yIVAS 590 r)(.,l
Rental Units 4260  20.0% 5027 181 20.01 3937 910 "L{
Total Year-Round Units ' 8730  15.57 10373 1843 <1501 12759 2386
CITY OF DOVER POPULATION GROWTH 1980 1987 1995 27
Persons Per Household %{J/«L © SP :
Owner Occupied - 3.00 2,90 2.82 pre-

Renter Occupied 2.18 2.135 2.
Total 257 2.9 2.4 Change in Population
1980-87 1987-93

Population In Occupied Units

Owner 13286 15040 18642 1754 3622

Renter 8613 10484 12381 1869 1898

Other ' 476 335 673 19 120

Total Population 223717 26078 31118 3701 3640
11
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TABLE 7.

DOVER HOUSING AND POPULATION GROWTH

PROJECTION 2

CITY OF DOVER HOUSING GROWTH: SCENARID 2  INCREASED SHARE OF REGIONAL HOUSING ACTIVITY

Hoaeowner Units
Single Family Detached
Condoainium & 2+ Faaily

Rental Units

Total Year-Round Units

CITY OF DOVER POPULATION GROWTH

Persons Per Household
Owner Occupied
Renter Occupied
Total

Population In Occupied Units
Ouner
Renter
Other

Total Population

Share Of
Growth

1980 1980-87

1470
3505
965

4260

8730

13286
8615
474

2317

13.01.

20.01

15.52

1987

NN P
s & o

b4

L&, I 1)

“n -
~2

15040
10484
355

26078

12

Share 0f
Growth Growth
1987 1980-87 1987-95
3348 876 25.01
4031 524
1533 568
3027 - 187 20.02
10373 1843 23.61
1995
2.82
2.15
2.52 Change in Population
1980-87 1987-95
22188 1754 7349
12381 1869 1898
756 19 201
33325 3701 9447

Brunih
1995 1987-95

8185 2833
3166 1135
3234 1703
3937 910
14122 3748

ENae|
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detached housing and subdivision lots. The amount of multi-family approved
and proposed units is negligible at the present time.

It must be recognized that housing tenure will not strictly follow inven-—
tory type in the housing market. That is, renters may occupy a significant
share of single family, and condominium attached units. Garden-style
condominiums, on the other hand, provide an opportunity for home ownership
tenure in multi-family dwellings.

If the overall market shifts toward a demand for a single family detached
product, and should an over-supply of condominium units in the Seacoast
market emerge, actual absorption of households in Dover may not reflect the
mix of units currently proposed to the city. If demand is high for single
family detached homes on scattered sites throughout the city, single family
units may be absorbed first, and in a decentralized pattern. If the market
remains strong for condominium housing, a more concentrated pattern of
development with somewhat lower population implications would emerge.

The population projections for Dover are based on the estimated number of
persons per household in occupied units estimated separately for owner and
rental tenure. In Tables 6 and 7, the range of year-round housing growth
in Dover is anticipated to be in a range of 300 to 500 units per year
(growth potential), while the range in population growth under the two
assumptions is approximately 700 to 1,200 persons per year.

Dover's 1995 population, as projected by this model, would be in a range of
32,000 to 36,000 persons. These population assumptions have been incorpor-
ated into the retail projections which follow in the next section.

13
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RETAIL PROJECTIONS

Our analysis of retail sales trends, set forth in our prior report, re-
vealed that between 1972 and 1982 Dover lost a significant share of the
region's total retail sales, primarily because of a declining share of
shoppers' goods (items typically purchased in department stores) sales, as
performance in the convenience goods categories were more consistent with
its past performance and its role in the regional economy.

This report expands that prior analysis by estimating current retail sales
and projecting future retail sales under two assumptions. Projections are
detailed for shoppers’ goods and convenience goods type merchandise and are
estimated on a more general-basis for "other retail" categories. It is
important that two concepts be clearly understood:

Retail Sales. This is the amount of merchandise sold in
the city of Dover; and

Expenditure Potential. This is the amount of merchandise

purchased by residents of Dover and the secondary market area.

To the extent that sales are greater than the expenditure potential, on an
overall basis sales are flowing into the city. If the expenditure poten-
tial is greater than sales, sales are flowing out of the city.

Dover's merchants compete in an extremely competitive environment. Newing-
ton's merchants offer an extensive array of merchandise in very convenient
(if conventional) shopping centers. Downtown Portsmouth merchants provide
a wide variety of specialized merchandise in an especially strong concen-
tration of quality restaurants. Finally, metropolitan Boston's extensive
array of retailing is within striking distance of the Dover market.

It is because of this competitive context that Dover's retailers are not
garnering their full share of resident expenditure potentials. A signifi-
cant, and growing outflow of retail sales (especially shoppers' goods
sales) expenditure potential is occurring. Our estimates have been cali-
brated to coincide with the Census of Retail Trade, the most accurate
indicator of retail sales in New Hampshire. Our analysis indicates that
with respect to shoppers' goods type merchandise:

Dover continues to function as a satelite shoppers'
goods center. In 1982, its shoppers' goods sales of $27 C
oy ) : g
million were greater than the shoppers’ goods expendi- < F?’Z
tures of city residents. v .

Its role as a shoppers’ goods center, however, is very
weak when the market potentials offered by its surround-
ing communities (the secondary market area) are consi-
dered.

On an overall basis, our estimates indicate that Dover's
shoppers' goods merchants are capturing only 40 percent
of the city's residents' shoppers' goods expenditures,
and only 15 percent of the shoppers' goods expenditures
of its surrounding communities.

14




Our analysis indicates that the city's shoppers’ goods
merchants market capture has declined precipitously
since 1980. Our estimates indicate that in 1980 the
city's shoppers’ goods merchants were capturing 65 per—
cent of the city's residents’ shoppers' goods expendi-
tures. By 1985, this capture rate declined to 40 per-
cent, primarily in response to the opening of the Fox
Run Mall in Newington.

Because convenience goods sales tend to stick closer to shoppers' resi-
dences, and because the city has experienced a significant increase of
slightly over 70,000 square feet in new grocery store space since 1982, a
different situation exists with respect to convenience goods. Our esti-
mates indicate that:

The city is currently capturing about 85 percent of the
resident convenience goods expenditure potential and 30
percent of the potential in its secondary market.

Its capture rate of both city and secondary market
expenditure potentials has increased since 1982,
primarily as a result of the substantial growth in the
inventory of space. '

Our analysis of future activity indicates that there is adequate growth
within Dover and its surrounding communities to support a significant
increase in the amount of retail space located in the city during the next
10 years. What is not so clear is whether or not that space will choose to
locate in Dover or whether it will gravitate toward other communities (as
has occurred for shoppers' goods space in the recent past).

We have prepared two scenarios for shoppers' goods and convenience goods
projections, which are summarized in Tables 8 through 12 on the following
pages. Major assumptions structuring these scenarios are:

Lower Growth Scenario. The city's 1995 population will

be 32,000, its capture rates will remain at 1985 levels,
and the amount of inflow sales (sales to residents of
communities outside the primary and secondary market
area) will remain at 1985 levels through the year 1995.

Higher Growth Scenario. The city's 1995 population will

be 36,000, its capture rate of shoppers' goods sales
expenditure of both primary and secondary market area
residents will reverse past trends and will increase,
and its attraction of inflow sales will increase.

In both scenarios, we have projected future income growth at a real (apart
from inflation) rate of 1.5 percent per year.

Under the Lower Growth Scenario, Dover would add just under 330,000 square
feet of new retail space during the projection period. Under the Higher
Growth Scenario, the city would add 500,000 square feet of new retail
space. While this range is considerable, we believe it is an appropriate

) EXaEn
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reflection of Dover's opportunitiese Much of the difference in the projec-
tion lies within the shoppers' goods category. The Higher Growth Scenario
effectively assumes that Dover will consciously direct its efforts to
regain its former role as a strong shoppers' goods center by strengthening
its downtown and actively encouraging the development of at least one major
(200,000 square feet or more) shopping center during the next decade. It
is our view that market conditions are right for Dover to realize such an
opportunity provided an appropriate site can be identified in subsequent
phases of this analysis.

Our first phase report, which analyzed retail trends, pointed out a sharp
decline in Dover's regional retail role, in the face of its continuing
strong performance in the region's housing and employment markets. These
projections reveal that there is adequate market support for Dover to
regain some of its market share during the next decade.

16
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TABLE 8.
DOVER SHOPPERS GOODS TRENDS AMD PROJECTIONS
LOYER GROWTH SCENARIO
Disk: RUSSAT
File:dovshop!l

sooccscas ecscscamas cacses e

PERSOVAL ILCO'B

cecscasscvscsssssssssss csssss cesccsccscsscscsssccne Sccvscsscocsssssssscsssasssscsee

1380 1382 1385 1935

cSoasssemsssssscsscssnes

Population :

Primacy Harket : 22,11 22,82 21,517 312,000
Secondary Karket 59,451 61,171 63,750 16,520
Total : 81,828 - 84,004 87,267 108,520

Per Capita [ncome

Prinary Harket §7,445 43,815 411,215 $13,085

Secondary Market = 46,342 48,074 410,267 411,915
Total 47,080 48,275 410,539 . $12,260
Total Personal Income{$000)

Priaary Market $166,597  3201,273 265,154  $418,723
Secondary Harket $412,709  4493,895 3554 521 - §911,151
Total 1579,300  $635,168 419,675 31 120, wo

- Soccanssecssscsasanacsssas

sssvscccss secsecsse sscas

HARRET SALES POTE¥TIAL

..................... £l £T Y coe

. 10.00x . 10.00% 10.00% 10.00%

casvesemncs ccscsssesas

Percent of Income

Brpenditures (3000)

Primary Harket $15,660 320,127 426,515 341,872
Secondary Market . $41,271 $49,389 465,452 491,175
Total $57,931 469,517 491,968 133,048

AR L L e e e e e e L L L L L L L P P Y Y

DOVHR SALES POTBNTIAL

~~~~~~~~~~~~~~~~~~~~~~~ D Y T TP

Capture Rates

Primary Market 65.00% §5.00% 40.00% 10.00%
Secondary Harket - 28.001 21.34% 15.00% 15.00%
Sales to Area Residents

Prinary Harket(3000) 110,829 411,070 410,606  $16,749
Secondary Harket(4$000) T 411,556 410,540 43,818 413,676
Total (4000) $22,335 421,610 320,424 430,425

Inflov Sales
Perceat of Sales 20.00% 20.00% 15.00% 15.00%

Dollars ($000) 43,536 $5,402 $3,604 43,363

................................
................................

Total Sales $27,381 21,012 824, 028 35,14

SUPPORTABLE SQUARE FEET

Required Sales per Square Foot $100 110 4125 4125
Supportable Square Feet 273,803 245,565 192,226 236,356
. 17
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| sccscsassas - cosss

‘ ~.~--oo.-.~.~~. cses

TABLE 9.

DOVER SHOPPERS GOODS TRENDS AND PROJECTIONS
HIGHER.GROWTH SCENARIO .
Disk: RUSSAT
‘File:dovshopl

PERSONAL INCOME

Socssose ELTT T

L Seocccscsscscsesasssssssssessss

1980 1982 . 1985 1455.

Population
,Prinary Harket 22,31 22,833 23,517 16,000
“Secondary Harket - 59,451 61,171 63,750 16,520
tﬁTotal - 81,828 84,004 87,267 112,520
Per C&pita Incone
Primary Harket . 37,445 $8,815  $11,275  $13,085
_Secondary Market $6,942 $8,0714  §10,267 411,915
Total 47,080 48,275 410,539 412,290
Total Personal Income($000)
Prismary Harket $166,597  $201,273  $265,154  $471,064
Secondary Market $412,709  $493,895 365!,521 §911,757
“Total $579,306  4695,168  $919,675 41,382,820

Sossscasesvssnssassscssss

o

- NARKBT SALBS POTENTIAL

. Percent of Income 10.00% 10.00% 10.00% 10.00%

'*Expenditures ($000)

7 iPrimary Market $16,660  $20,127 §26,515 347,106

' :Secondary Market $41,271 449,389 465,452 491,176
Total ' 101 69,511 91,960 3138, 182

....................................

“'DOVKR SALES POTBNTIAL

---------------------- A L T Y Ty P apipppupp

:"Capture Bates

’~:Prinary Harket : 65.00% 55.00% 40.00% 45.00%
.Secondary Harket 28.00% 21.34% 15.00% 20.00%
Sales to Area Residents :

.. Primary Market($000) $10,829 411,070  $10,606  $21,198
'Secondary Harket($000) $11,556  $10,540 $9,818 418,235
'-Total ($000) 422,385 421,610 420,424 439,433
;nflow Sales
:-Percent of Sales 20.00% 20,00% 15.00% 20.00%
-Dollars (4000) 45,596 45,102 $3,604 49,858
Total Sales $27, 981 $27,012  $24,028 449,291

sonce sossce sesscccccone Seesssvcsssssrsscccagsanasnannss

SUPPORTABLE SQUARE FE3T

Soscccscscsnvsssccsssssvansve - Soscvvscccssncsvsvsscsascssse

Required Sales per Square Foot $100 $110 $125 $125
Supportable Square Feet 279,308 245,365 192,225 194,130
18
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TABLE 10.

DOVER COMVEXTZNCEZ COODS TREXDS AMD PROJECTIONS

LOYER GROVTN SCINARIO

8/13/19817

Disk: cospac appel

File:doveonv!

PERSONAL [XCOXE

1980 1982 1985 1995

Population

Primary Market 22,111 22,833 23,517 32,000
Secondary Narket 59,451 61,111 63,750 16,520
Total 81,828 84,004 87,260 . 108,520
Per Capita Incosme

. Prisary Market $7, 445 18,815 $11,215 413,085
Secondary Xarket 16,342 18,074 10,267 §11,915
Total 17,080 18,215 310,539 . §12,200
Total Personal [ncome(}000) .

Prisary Market {165,597 §201,213  §265,154  §418,123
Secondary Market $412,709  §493,895  4654,521  4911,157
Total 579,306 695,168  4919,675 §1,330,180
NARZET SALES POTEXTIAL

Percent of Incone 1000 1080 C 100 17008
Erpenditures (3000)

Prizary Market 128,32 134,216 345,016 171,183
Secondary Xarket 170,161 83,962 {111,209 {154,979
Total $98,482  $118,178  §156,345  §225,182
DOVER SALBS POTENTIAL
Capture Rates

Prinary Narket 80.00% 80,001 $5.00% 85.00X
Secoadary Narket 20.001 22.101 30.00T  30.00%
Sales to Area Residents

Prisary Market(1000) 122,857 121,113 138,115 160,505
Secondary Market(1000) 114,032 418,556 433,381 46,500
Total ({000) 136,639 145,929 471,695  4107,005
Inllow Sales

Percent of Sales 10.00% 10.00% 15,008 15.00%
Dollare (4000) 14,011 {5,103 12,652 418,383
Total Sales $40,76¢ 151,032 $84,341 125,888
SUPPORTADLE SQUARE FEET
Required Sales per Square Foot 200 1210 228 g2
Supportable Square Feet 201,829 203,009 374,878 559,504

19
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TABLE 11.

DOYER COUVENIEXCS C00DS TREMDS AND PROJECTIONS
DICHER GROYTR SCEBARIO

8/19/1981

Disk: compac apprl

File:dovconvl

PERSOMAL [NCOXE

1980 1982 1985 193§

Population

Prisary Narket 2,111 . 22,833 23,517 16,000
Secondary Narket 59,151 61,171 63,150 16,520
Total . 81,823 84,004 8,280 112,520
Per Capita Incose

Prisary Market 17,445 18,815 {11,215 413,085
Secondary Narket 16,342 18,00 410,267 111,315
Total §7,080 18,215 {10,539 §12,2%0
Total Personsl [ncome(3000)

Prizary Narket - 166,591 $201,213  J265,154 - §411,064
Secondary Harket $412,709  §493,895 854,521 §911,157
Total : 4579,306  §695,168  4319,675 41,382,820
HAREET SALES POTEMTIAL

Percest of [acome 17.00% 17.00% 17.001 17.00%
Brpeaditares (3000)

Prisary Market 128,321 $34,216 845,076 430,081
Secondary Narket 410,161 483,962 §111,269  4154,399
Totzl - $98,182  §113,178  4156,345  4235,019
DOVER SALES POTBNTIAL

. Capture Rates .

Prisary Narket 80.00% 80,001 $5.00% 85.00%
Secondlry.hrket 20.00% 22.10% 30,003 10.00%
Sales Lo Area Resideats

Prisary Narket(000) 122,651  §21,313 438,315 168,083
Secondary Market(3000) $14,032  $18,556 133,381 446,500
Total (1000) $36,683 45,329 71,695  4114,568
Inflow Sales

Perceat of Sales 10.003 " 10.00% 15.00% 15,001
Dollars (§000) 1,017 45,100 412,652 {20,218

¢

Total Sales ; §40,766 451,032 384,347 134,786
SUPPORTABLE SQUARE FEE?

Required Sales per Square Foot f200 210 1225 1225 :
Suppoctable Square Feet 203,823 243,009 18,818 599,050
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LAND ABSORPTION

Table 12 summarizes the various components of projected development by type
of land use. No assumptions are made in this table regarding the potential
absorption of space within existing structures. Dover's principal con-
straint in industrial growth has been an absence of available appropriately
zoned land served by public utilities. Table 12 is based on the previously
explained assumptions about Dover's potential capture of employment and
housing growth without specific assumptions of current land availability.

For the purpose of initial projections, land consumption for housing was
estimated at an average gross density of 1.5 units per acre for detached
single family, 3 units per acre for condominiums, and 6 units per acre for
rental housing. According to an inventory of developed land from the 1970
Master Plan and an inventory developed by the City Planning Department in
March of 1987, the actual gross land consumption for residential develop-
ment has been much higher than these averages. The change in developed
residential acreage since 1970 has been approximately 5,500 acres according
to these sources. During the period represented, approximately 3,200 units
were developed, or approximately 1.7 acres per unit added. Overall, single
family detached development consumed an average of 4 acres per unit gross
land area, while multi-family consumed about .3 acres per unit.

For manufacturing space, we assumed an average of 500 square feet per
employee projected, and a land coverage ratio of 20 percent. Office space
was estimated at 250 square feet per office employee, and at a 20 percent
land coverage ratio. The finance and insurance office category was adjust-
ed, based on the Liberty Mutual proposal, to an average of 300 square feet
per employee and a 10 percent coverage ratio.

It should be noted that certain types of development, in securing space for
future expansion or to present a certain image, will wish to control far
more land than is physically needed to support the development at hand. As
such, the actual land consumption for particular uses may vary significant-
ly from these projections.

Overall, the acreage which might be involved in the absorption of growth as
projected in models in this report suggest a demand on land for between
1,200 and 1,800 acres in the city of Dover over the next eight years.
Approximately 75 to 80 percent of the land consumption in this scenario
would be for residential growth, while 20 to 25 percent of the acreage
acquired would be in non-residential categories of industrial, office and
retail development.

21
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file: dovland

TABLE 12.

SPATIAL NEEDS OF PROJECTED GROWTH TO 1993
City of Dover

Square Feet Land In Acres

Land Use Low High Low High

INDUSTRIAL 440,000 540,000 30 70
Manufacturing 380,000 490,000 45 60
Other 40,000 70,000 5 10

OFFICE 1,080,000 1,170,000 200 260
Finance, Insurance

and Real Estate 960,000 1,030,000 1%0 240
Other 120,000 140,000 10 20

RETAIL 329,000 500,000 35 60
Shoppers Gaoods 94,000 200,000 10 20
Convenience 185,000 225,000 20 .30
Other 50,000 75,000 IR [

{Housing  Units)

HOUSING 2,400 3,700 950 1,450
Single Family Det. 900 1,100 600 733
Condosinius 600 1,700 200 967
Rental 500 900 150 150

Total Land Consuaption 1,235 1,840
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Price Range

) (
’%@ g Under  $100,000
%30

be%ﬁ)”u\g $100,000-$125,000
Y A
‘ K§;§> $125,000-$150, 000
4 ™
) 575150,000-5200,000
~ (£$200,000 and Over
Ol

Tatal

Average Price

O Nedi i
“-q>jpxé;s§ﬂ¥4& edian Price
SLIPR

Price Range

Under $73,000
$ 73,000-5100,000
s1oo,ooo-s125,o¢o_
$125,000-5150,000
$150,000-5209,000
$200,000 and Qver

Total

Estisated Median Price

SINGLE FAMILY HOME SALES REPORTED IN MULTIPLE LISTING SERVICES

CITY OF DOVER
Nusber Percent
27 27.31
32 32.31
156 16,21
12 12.11
12 12.11
9 10002
—  $135,024
— 120,000

SALES OF NEW CONDOMINIUM UNITS

January 1986 Through June 1987

CITY OF DOVER
Nusber Percent
12 47.11
69 45.11
4 2.81
3 2.01
3 2.01
2 .32
13 100.02
—  $80,000

First & Months 1987

HETRO

Nusber

189
145
128
139

97

698

* METRO

Nusber

397
380

150

97
b6

1362

AREA

Percent

27.11
- 20.81
18.31
19.97
13.91

100.02

$140,918

$126,200

AREA

Percent

29.41
42,81
11.02
3.31
1.11
4.82

100.02

$117,000

Dover Share
Single Family
Sales Activity

14.32
2.1
12.51

3.61
12.41

11.21

Dover Share
New Condosiniua
Sales Activity

18.11

11.92

11.21

Source of Condoainiua Sales Data: AER, Inc. compilation of original sales from developer to
buyer extracted froa Real Data, Inc. listings of property transfers recorded by County
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Estimated Distribution of Households

By Income Range 1986
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PERCENT OF DOVER HOUSEHOLDS

Who Can Afford Median Cost Housing
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Total Norked
In:

- DOVER

PORTSHOUTH
DURHAN
KITTERY
NEWINGTON
ROCHESTER
OTHER

TOTAL REPORTED

- Tatal Worked -

In:

DOVER
PORTSMOUTH
DURHAN
KIfTERY
NEWINGTON
ROCHESTER
OTHER

TOTAL REPORTED

AIUV LhildUd 1L UNIN | UK JUTLIY Nediveitiv

COMMUTER ORIENTATION

MU 407 LN LUIGY

Tract  Nusber
11 812 813 . 84 815 816 Total
$35 402 98 313 1S 8% 1215
299 W8 M2 169 M5 S 1488
7 10 W I Oc1% o 80
v SR R 7120 W 813
5 IR 1 1" % & 32
B ®B® a4 pnum 315
5 97 01 130 594 295 AT
9% 12712 2033 765 2285 1789 9840
PERCENT  DISTRIBUTION
Tract Nuaber
811 812 - B3 - 84 8IS 8L Total - L i .L¢
35T 3161 4851 40.97  48.81 50,01 8.1
.61 22461 1687 201 631 1371 15.12
0T 551 691 b4T 681 51 8.9
721 607 591 101 53T 5.1 g
361 8.0 .57 181 33T 3. 3.3
201 2.9 Lt 35T 3T 8.2 3.22
.91 B3 1970 1700 2601 16.52 .11
100.07 100.07 100.07 100.02 100.07  100.0Z 100,02
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1980 COMMUTER PATTERNS: CITY OF DOVER
Principal Work/Residence Destinations

Number Percent Nuaber Perceant
WORK 1IN DOVER 9481 100.02 LIVE IN DOVER 9698  100.0%
Live In: Work In:
Dover 4243 44.81 Dover 4245  43.81
Cosaute In Froa: Comaute Out To:
Rochester : 1221 1291 : Partssouth 1488  15.31
Soaerswarth 928 9.81 - Durhas 580 7.0%
Rallinsford 32 347 Soaersworth 824 8.41
Barrington 31 3.32 Kittery 813 6.32
Berwick, ME. 260 2.71 Newington 326 3.41
Durhaa 247 2.31 Rochester 3 3:2L
S. Berwick, ME. 207 .21 Seabrook 126 1.3%
-Partsaouth 183 2.0 - : - Hampton - 100 1.02
N. Berwick, ME. 137 1.41 Berwick 82 .81
Lebanon, ME. 101 111 5 Other 1099 1.3
Other 1382 1.2
Total Comaute In: 3236 35.21 . Total Coasute Out: 433 36.21

Source: New Hampshire Departaent of Eaploysent Security, 1985
(Detailed Tabulations of 1980 Census Data)
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EMPLOYMENT PROJECTIONS

AER's projection of regional employment (Tables 1 and 2) relied on a number
of sources including the New Hampshire Department of Employment Security
and a detailed analysis of employment trends by industry as reported in
County Business Patterns for the Strafford-Rockingham County region. In
the years 1977 - 1982, the two-county area absorbed 37 percent of the
state's total employment change. During the 1982 - 1985 period, however,
its share was only 17 percent. The region has had consistently strong
performance in the non-manufacturing employment groups, but has had weak
performance in non-durable goods manufacturing industries, which include
the declining textile and leather industries.

In the 1977 - 1982 period, the two-county region had strong performance in
overall manufacturing growth, representing 40 percent of the state's net
change in manufacturing employment. During the 1982 - 1985 period, how-
ever, manufacturing employment declined although statewide manufacturing
‘employment increased. The AER projections reflect recovery in total manu-
facturing employment as growth in "new line" industries offsets employment
losses from the "old line" industries such as textile and leather. The
overall share of state employment growth for the projection period is 25
percent (Strafford-Rockingham Counties combined).

Projections for the Portsmouth-Dover-Rochester MSA and Dover incorporate
assumptions of a substantial increase in the finance, insurance and real
estate employment categories, accelerated by the Liberty Mutual office park
proposed for Dover. Both the high and low scenarios for the city reflect
the assumption that approximately 2,000 jobs will be added by this develop-
ment over the next eight years.

Tables 3 and 4 illustrate low to high projections of employment growth for

the city of Dover. Table 3 reflects a continuation of recent trends, with

the assumption that a positive shift in regional manufacturing employment

will take place, and that Dover's historic relative strength in manufactur-

ing will allow it to share in a modest but healthy capture rate of new

development. In Table 4, a more aggressive scemario is illustrated utiliz-

ing capture rates approximatelyfigﬂiz;EEEE_HT§EEE>than Dover's historic + c£7 )
. / z Lo~

shares of growth by industry groups - _4;; RO L el A

-

f
- A

approximately 700 to 800 jobs per year based on the two scenarios. Durin
the 1980 - 1985 period, the average annual growth in Dover employment was
430 per year. The two projections reflect a range in Dover's share of

Total employment for Dover is therefore expected to grow at a rate of
g
employment growth within the metropolitan area of 27 to 33 percent. ;Z
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