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NOTEWORTHY TRENDS

AT THE BEGINNING OF 2009, 
THE WORLD WAS A VERY DIFFERENT  PLACE 

FOR RETAIL REAL ESTATE…

The U.S economy was on the brink of a depression

The U.S. consumer was sitting on their wallet and Retail sales 

had fallen off a cliff

Credit markets had dried up

Tenant and Landlord Balance sheets were dangerously leveraged

Bankruptcy risk and Tenant “right sizing” initiatives were 

predicted to result in massive store closures

Photo courtesy of  Les Vants Aerial Photos
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MARKET OVERVIEW 
YEAR END 2009

MARKET OVERVIEW
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MARKET OVERVIEW – YEAR END 2009
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MARKET OVERVIEW – YEAR END 2009
Bangor Highlights

• Walgreens 14,065 SF (under construction)

• Wal-Mart 211,600 SF 

• Home Depot 113,;558 SF 

• Lowes’ 121,115 SF (approved)

with an adjacent 35,175 SF

MARKET OVERVIEW – YEAR END 2009
Augusta Highlights

Hannaford 49,000 SF
Tractor Supply 19,097 SF

L/A Highlights

TD Bank North 60,000 SF (conversion)
Tractor Supply 18,000 SF
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MARKET OVERVIEW – YEAR END 2009
Westbrook Highlights

• Larrabee Road Plaza 101,250 SF 

• Advanced Auto Parts 7,600 SF

Gray Highlights

• Hannaford 36,000 SF 

• C C F C U 5,950 SF 

• Rite Aid 14,700 SF

Freeport Village Station courtesy of Ed Wonsek  Arrowstreet, Inc

MARKET OVERVIEW – YEAR END 2009
Freeport Highlights
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MARKET OVERVIEW – YEAR END 2009
Freeport Highlights

• Freeport Village Station 120,000 SF 

Falmouth Highlights

• Gorham Savings Bank 1,500 SF (under construction)

Yarmouth Highlights

• Norway Savings Bank 3,388 SF 

Ellsworth & Rockland

• Goodwill 14,000 SF 

Portland Highlights
MARKET OVERVIEW – YEAR END 2009
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Portland Highlights
MARKET OVERVIEW – YEAR END 2009

• Aubuchon Hardware 10,000 SF

• Town & Country FC U 8,500 SF

• Walgreens on Forest Ave 13,700 SF (under construction)

• Walgreens on Allen Ave 14,096 SF (under construction)

• Walgreens on Marginal Way 12,000 SF (under construction)

• CVS at Northgate Expanding

• Bowl Portland 16,000 SF 

Scarborough Highlights
MARKET OVERVIEW – YEAR END 2009
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Scarborough Highlights
MARKET OVERVIEW – YEAR END 2009

• Super Wal-Mart 212,000 SF

• Marden’s 99,128 SF (planned 2010)

• Famous Dave’s 6,600 SF

• Wilderness House 8,000 SF

• Lamey Wellehan 6,000 SF

• Walgreens 13,150 SF (under construction)

• KFC/Taco Bell 2,800 SF

• Sebago Brewing 7,376SF 

South Portland Highlights
MARKET OVERVIEW – YEAR END 2009



9

South Portland Highlights
MARKET OVERVIEW – YEAR END 2009

• Furniture Superstore 40,050 SF

• Sea Dog Brewing 6,199 SF

• 85 Western Ave 34,090 SF (approved)

• Goodwill 28,000 SF (planned 2010)

• Office Depot 20,442 SF (vacated)

• Wyndham Hotel 30,000 SF (approved)

• Salvation Army 14,500 SF

MARKET OVERVIEW – YEAR END 2009

Number of New Small Leases in GP* 60

Average Lease Size 1,918 SF 

Total SF for Small Leases 115,074 SF

Small Leases Add Up In 2009

* Greater Portland
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GREATER PORTLAND
“BY THE NUMBERS”

GREATER PORTLAND
“BY THE NUMBERS”

GREATER PORTLAND “BY THE NUMBERS”
Historic Vacancy Rates 



11

GREATER PORTLAND “BY THE NUMBERS”
Vacancy Rates by City

GREATER PORTLAND “BY THE NUMBERS”
Vacancy Rates by Center Type
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$13.50Overall Average

$14.45$12.00-$25.00South Portland

$12.80$9.00-$16.00Scarborough

$14.00$9.00-$20.00Portland

$14.05$11.20-$17.00Falmouth

$12.25$12.25Cape Elizabeth

AverageRangeTown

GREATER PORTLAND “BY THE NUMBERS”
Lease Rate Table

259,559* (138,939)Net Absorption

5,613,9725,473,033EOY occupied

392,200680,617EOY vacant

6,006,1726,155,650EOY inventory total

5,354,4135,613,972BOY occupied

311,632392,200BOY vacant

5,666,0456,006,172BOY inventory total

2008 SF2009 SF

GREATER PORTLAND “BY THE NUMBERS”
Net Absorption Rate 2008 vs 2009
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New Retail Construction By Decade
GREATER PORTLAND “BY THE NUMBERS”

Past 50 Years 121,725 SF Per Year

Past 20 Years 129,430 SF Per Year

Past 10 Years 144,106 SF Per Year

Past 1 Year 232,542 SF 

Average Annual Construction Growth*

* Greater Portland

GREATER PORTLAND “BY THE NUMBERS”
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NOTEWORTHY
TRENDS

NOTEWORTHY
TRENDS

NOTEWORTHY TRENDS
US Announced Store Closings

*Estimated
Source: Marcus & Millchap
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NOTEWORTHY TRENDS
Long-Term US Retail Sales 

Source: Marcus & Millchap

NOTEWORTHY TRENDS

Lease Renewals
Renegotiated Leases
Lease Extensions

Rent Reductions
Free Rent
Increased Fit-up Allowances 
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NOTEWORTHY TRENDS
Single Tenant

NOTEWORTHY TRENDS
Repurposing Retail
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NOTEWORTHY TRENDS
New Retail Construction

Photo courtesy of Aerial Photography of Maine ©2009

NOTEWORTHY TRENDS
Retail Dollar Volume By Price

*Estimated
Source: Marcus & Millchap
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MOVING FORWARDMOVING FORWARD

MOVING FORWARD

TENANTS

• Profits vs Sales

• Back to basics

• Slow calculated growth

• Franchising

Themes for 2010
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MOVING FORWARD

INVESTORS/LANDLORDS

• Quality properties: stablizing rents & concessions

• Refocus on filling vacancies

• New construction: 

- Dropping off

- Single tenant focus

- Very few multi-tenanted properties

• Repurposing of Class “C” or “off-center” properties

• Distressed sales?

Themes for 2010

A PERFECT STORM FOR INVESTMENT CHAOS

“Commercial Real Estate:
Is A Tsunami Unfolding?”

Business Insider - November 2009

“Commercial Real Estate Bust Looms”
MSNBC - October 2009

“Capitalists Fools”
The Atlantic - January 2010
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A PERFECT STORM FOR INVESTMENT CHAOS
Total Debt Outstanding

As of 3Q09

*Includes Fannie Mae, Freddie Mac and Ginnie Mae
Source: Marcus & Millchap

A PERFECT STORM FOR INVESTMENT CHAOS
Maturities By Vintage

Source: Marcus & Millchap
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A PERFECT STORM FOR INVESTMENT CHAOS
Percentage of CMBS Loans 

Source: Marcus & Millchap

A PERFECT STORM FOR INVESTMENT CHAOS
The Set Up…

9.50%7.50%Cap rate

($75.00)$153.00 $228.00 Per SF

($7,460,000)$15,326,000 $22,787,000 Purchase Price/Market Value 

Difference5 Years LaterIn 2005 (ish)

ESTIMATED MARKET VALUATION  

($253,000)$1,456,000 $1,709,000 Net Operating Income

$425,000 $425,000 Less: CAMS, Taxes and Misc.

($253,000)$1,881,000 $2,134,000 
Adjusted Gross Income

(Includes: NNN charges & Vacancy)

Difference5 Years LaterIn 2005 (ish)

INCOME

+7,000 SF Vacant 10,000 SF  (10.00%)3,000 SF  (3.00%)Vacancy Rate 

($1.10)$16.90 $18.00 Average Rent (Center)

$0.00 $15.00 $15.00 Anchor Rent  (30,000 SF)

($1.44)$17.86 $19.30 Average Rent (non anchor) 

Difference5 Years LaterIn 2005 (ish)

RENT SUMMARY
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-$6,168,000$12,552,000$18,720,000Average Loan Qualification 

1.25%Debt Coverage Ratio of                          1.1%

70%80%Loan to Value @ 

Difference5 Years LaterIn 2005 (ish)

LOAN QUALIFICATIONS      (6.5% interest rate & 25 year amortization)

A PERFECT STORM FOR INVESTMENT CHAOS
The Results
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LOAN QUALIFICATIONS      (6.5% interest rate & 25 year amortization)
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LOAN QUALIFICATIONS      (6.5% interest rate & 25 year amortization)

A PERFECT STORM FOR INVESTMENT CHAOS
The Chaos

$4,385,000CASH REQUIRED TO REFINANCE 

$12,552,000Loan Qualification Today 

$16,937,000Loan Balance Due at Year 5  End

($59,000)194,000 Current Cash Flow After Debt 

5 Years LaterIn 2005 (ish)

REFINANCE THE 5 YEAR BALLOON
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A RETURN TO NORMALCY

A RETURN TO NORMALCY
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“Opportunity is missed by most people
because it is dressed in overalls and
looks like work.”

Thomas Edison [1847-1931]


