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I.  EXECUTIVE SUMMARY 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Village of Dexter, Michigan, is located approximately 7 miles (and within 20 minutes) west of Ann Arbor in 
central Washtenaw County.  

 

Located just 7 miles west of Ann Arbor, Michigan, the Village of Dexter has easy access to area 

shopping, dining, hospitals, universities, and amenities. Overall, the village had a substantial rate 

of population growth between 1990 and 2000 (56.2% growth for the decade) and the population 

continues to grow at a healthy rate of 2.2% annually.  

  

With a quaint downtown existing client base and strong traffic flow generated by northern 

Washtenaw County residents accessing I-94 via downtown Dexter, the village faces a number of 

challenges to maintain a vibrant downtown, while maintaining its small town charm. The 

proposed bypass around the downtown area, the relocation of Busch’s from its downtown 

location to a site southeast of downtown, closer to I-94, and the need for significant repair to the 

Mill Creek Bridge will all threaten the longevity of downtown businesses. In addition, the strong 
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retail offerings in Ann Arbor and Chelsea create a very competitive environment for retail 

spending in Washtenaw County. 

 

The proposed Harvest Valley development poses an additional future retail threat to the Village 

of Dexter, but it will likely be a long-term concern as the most optimistic projections have this 

development taking a minimum of 15 years to complete. In addition, there is some opposition to 

Harvest Valley, which may delay it even further. The village has the opportunity to strengthen its 

retail market position and may be able to influence the mix of this development in order to 

remain vibrant over the long term. Residential development at Harvest Valley can be beneficial 

to supporting retail in Dexter by providing additional customers who are close to downtown. 

 

There are two potential courses of action for the Village of Dexter:  a more conservative program 

and an aggressive approach. Both scenarios assume that Busch’s will develop a 45,000-square-

foot store in a neighborhood center of approximately 70,000 square feet and vacate their 

downtown store. These scenarios assume this competition and are incremental to the addition of 

new retail at this center, although additional tenants have not been announced. The ancillary 

retail around Busch’s is assumed to be convenience-oriented (i.e., laundry/dry cleaners, deli, 

mailing/packaging) or similar types of stores. The conservative scenario assumes the current 

pace of housing growth, the necessary repairs to the Mill Creek Bridge, and an otherwise status 

quo approach. Under this scenario, the Village of Dexter would need to add an additional 33,000 

square feet of retail development to the downtown area including 7,500 square feet of apparel-

related categories; 17,500 square feet of restaurants; and 8,000 square feet of miscellaneous retail 

that includes a 4,500-square-foot book store and a 3,500-square-foot home furnishings store. 

 

In a more aggressive scenario, it is assumed that the Village of Dexter will take measures to 

increase the level of residential development in and around the village to increase the customer 

base, will implement an aggressive marketing campaign, and will strive to increase the regional 

draw of the village by adding more activities and non-retail uses that will attract residents and 

visitors to downtown (including, but not limited to, entertainment uses, trails along the river, and 

other traffic generators). Only by taking these measures can the village take a more assertive 

approach and add more retail. 
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Under this scenario, the village can add an additional 71,700 square feet of new retail for a total 

of 104,700 square feet including the retail discussed above and adding 45,000 square feet of 

junior specialty department store (e.g., SteinMart, T.J. Maxx, Marshall’s); an additional 5,200 

square feet of apparel (12,700 square feet total); 29,200 square feet total for restaurants (11,700 

square feet more than the conservative scenario); and 17,800 square feet of miscellaneous retail 

(adding 1,300 square feet of appliances/electronics, an additional 4,000 square feet of home 

furnishings, and 4,500 square feet of pet supplies).  

 

In order to get a junior anchor to go in downtown, away from regional access, it will be 

necessary to have a plan in place to keep and increase traffic flow through downtown. These 

types of retailers will typically prefer a more regional location and there will need to be some 

creativity involved to develop other related downtown traffic generators. Some potential projects 

will be discussed later in this report. 
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II.  BACKGROUND AND METHODOLOGY 
 

Background 

MapInfo was commissioned by the Village of Dexter Downtown Development Authority and 

Beckett & Raeder, Inc., to develop a strategic plan for the recruitment and retention of retail 

within the village. Specifically, MapInfo assessed the drawing power of the village, the current 

and future competitive environment, the overall potential for retail development, and what steps 

the community needs to take in order to make its new and existing retail more viable. 

 

The following specific issues were addressed as part of this study: 

 
• Is retail development viable within the Village of Dexter? 

 

• To whom would this retail appeal? That is, what are the current and future demographic 

characteristics of trade area residents? 

 

• What type of retail should be attracted? In particular, should the proposed retail 

component have a neighborhood, specialty, or regional appeal? 

 

• What types of retail are supportable within the village and are there specific national 

retailers that should be recruited? 

 

• How will the new Busch’s center at the southeastern edge of the village impact the 

downtown? 

 

• How will the proposed Harvest Valley Project impact the downtown? 

 

The results of this analysis are based upon the following assumptions: 

 
• Housing and population growth will occur as projected herein. 

 

• No new retail/commercial development will occur unless mentioned in this report. 
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• Infrastructure changes will be made to the relevant access routes to ensure ease of access 

and improved mobility throughout the study area. 

 

• The retail establishments will operate in a manner consistent with successful retailing, 

including remaining open during hours that are convenient to potential customers, 

maintaining clean facilities and streetscaping, and applying appropriate visual 

merchandising. 

 

Methodology 

To address the above issues, a detailed field evaluation of retail around the site, as well as major 

existing and planned shopping centers in and surrounding the defined trade area, was conducted 

in mid-April 2005. During this evaluation, MapInfo thoroughly drove the market and 

visited/evaluated the major existing and planned retail concentrations in it. The area was visited 

during the daytime, as well as in the evening to gain a qualitative understanding of the retail 

gravitational and traffic patterns throughout the study area.  

 

We then defined a trade area for the site based on the field evaluation and information provided 

by the client. Population and demographic characteristics were collected by Census Tract and 

updated based on information gathered from various local sources. This study assumes that all 

local data is accurate and reliable. 

 

Finally, based on the population and demographic characteristics of the trade area, the existing 

and known retail competition, and traffic and retail gravitational patterns, we developed our 

qualitative assessment for the retail component of the Village of Dexter. This assessment 

included incorporating the existing square footages for a variety of retail categories, the 

expenditure potential for each retail category, and the growth of the area to determine what retail 

categories are under-represented.  

  

The expenditure potential refers to the total dollar amount estimated to be available for each 

retail category as published by the U.S. Census Bureau, and supplemented with data from 

MapInfo. Expenditure potential will not increase for any given retail category as more 

competitors are introduced into a market, but rather the market share for each unit will be 
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redistributed. Expenditure potential increases with population growth and an increase in 

household income levels. 

 

By calculating what proportion of the area’s expenditure potential is already accounted for by the 

existing and planned retail, it can be determined what retail categories have sufficient potential 

remaining. This methodology assumes there is no “over-storing” in a market. In other words, 

each retail category will attempt to reach the limit of its expenditure potential, but not go beyond 

it. 
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III.  MARKET OVERVIEW 
 

The population, housing, and demographic characteristics of the Dexter area are discussed in 

detail in the Village of Dexter Master Plan1 and will not be addressed in detail here. For a better 

understanding of the market, we will discuss lifestyle segmentation characteristics and drive-time 

demographic characteristics for the Village of Dexter. 

  

PSYTE Cluster (Lifestyle) Data 

Based upon MapInfo’s PSYTE Advantage2 neighborhood clustering database, the predominant 

lifestyle segmentation group for the trade area is “Balancing Act” (19.2%), followed by Exurban 

Tide (11.6%), Executive Domain (11.4%), Life’s A Peach (10.6%), and Towns in Transition 

(10.5%). These clusters are dominated by families with kids, college educations, and favorable 

income levels. Their detailed descriptions are as follows: 

 

Balancing Act - Rush home from work, improvise dinner, pick up the kid(s), greet the spouse in 

the fog of go, go, go. These dual earning couples in the suburbs are not necessarily two 

professionals trying to combine career and family, but they manage. This is “soccer mom” 

country and a “balancing act” because of the high proportion of school-aged kids and working 

parents. They have relatively new homes (90% owner-occupied); college-educated; scientists, 

information industry, and health care workers with high-speed internet connections. Fully 

90% are white non-Hispanic with an average family income of $97,000.  

 

Exurban Tide - Out beyond the established suburbs is located a semi-rural land inhabited by 

suburban-type families; householders aged 35 to 54 with plenty of school-aged kids and teens, 

but some empty nests. Sixty percent (60%) are dual-earner couples. Their below-average 

proportion of college-educated parents puts them at a slight disadvantage compared to Suburban 

Wave. Still 87% own their homes. White non-Hispanics dominate. Average family income is 

$80,000. Vacations lean to family camping and local theme parks. 

                                                 
1 Refer to the Village of Dexter Master Plan adopted by the Village of Dexter on April 11, 2005 and prepared by 
Carlisle/Wortman Associates. 
2 PSYTE Advantage clustering is a MapInfo product that classifies every neighborhood in the United States into 
72 mutually exclusive categories called clusters. Descriptive names and capsule summaries capture each cluster’s 
distinct demographics and neighborhood flavor. 
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Executive Domain - Top business executives are busy and territorial. Their domain includes 

influential lifestyles, as well as land. Their cluster indexes highest on business managers, 

financial, and health-care professionals. They are families with kids; executives in peak-earning 

years aged 35 - 59. Sixty percent (60%) are dual-earner couples. They have the biggest homes, 

most rooms, and the lowest average number of persons per room. They are educated with 

graduate and professional degrees; 88% are white non-Hispanic. The remainder is “minority 

executives,” indexing especially high in Asian households. 

 

Life’s A Peach - Twenty-something college-educated, economically independent from mom and 

dad. These single and young married apartment dwellers are on a roll. A third has preschool 

children, but that was inevitable. Most are putting their education to work in business, 

entertainment, information, and educational organizations with the fourth-highest index on 

computer-related employment. Their $60,000 average household income goes a long way.  

 

Towns in Transition - Some towns function as suburbs, while retaining their more rural 

character. Their primary, though not exclusive demographic characteristic, is families with kids. 

Housing structure is 60/40 detached to multi-unit reflecting apartment construction to 

accommodate the 30% single-person householders. Mean family income is $71,000, while 

median household income is $52,000. Ethnicity is 85% white non-Hispanic with 15% Hispanic, 

African American, and Asian. Proximity to good job markets means these transitional “suburban 

towns” will have economic legs well into the future. 

 

Based upon these PSYTE clusters, shopping, recreation/leisure, and media watching/listening 

habits can be evaluated and general commentary on likes and dislikes can be made that coincide 

with the demographic characteristics and lifestyles of the residents. When assessing the overall 

combination of all five top categories, the following items were repeated most often among the 

clusters or had the highest rankings: 
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Village of Dexter residents are most likely to… 

 

• Order flowers by mail/phone/internet 

• Have a membership to a country club 

• Listen to alternative/modern rock 

• Listen to all news radio 

• Watch the Golf Channel 

• Watch Home and Garden Channel 

• Order from the L.L. Bean catalog 

• Order from the Home Shopping Network 

• Go to museums 

• Have a business club membership 

• Listen to jazz music 

• Watch tennis 

• Order from Lands End catalog 

 

Village of Dexter residents are less likely to… 

 

• Order from Fingerhut 

• Visit a Laundromat 

• Order from Publisher’s Clearing House 

• Gamble in Reno 

• Belong to a veteran’s club 

• Attend movies once a week or more 

• Listen to Spanish radio 

• Listen to country music 

• Listen to black gospel or urban-contemporary music 

• Watch BET 

• Have a satellite dish 

• Watch police docu-dramas 

• Watch sports anthologies 
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The aforementioned data help support the ideas presented in this report by showing that people 

want quality apparel options, quality entertainment options, and lean towards higher-end 

merchandise. This information also presents the village with potential advertising venues that are 

used most often by trade area residents. These marketing venues should provide the best returns. 

 

 
 

Drive Times 

In order to generate a more meaningful interpretation of the demographic characteristics of the 

Village of Dexter relative to the entire market area, MapInfo has provided 5-, 10-, and 20-minute 

drive-time demographic reports around downtown Dexter. As indicated in the map above, 

Chelsea and almost all of Ann Arbor are located within a 20-minute drive and Saline is just 

beyond the 20-minute contour. Briarwood Mall is less than 20 minutes away providing an easy 

access to shopping, dining, and entertainment opportunities. Further, downtown Ann Arbor, 

along with its many dining and entertainment options, is within that same 20-minute contour.  
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The following table shows a sampling of population density and demographic characteristics 

associated with these drive-time generated geographic areas: 

 
 

Drive-Time Demographic Characteristics 

Demographic Characteristic 
5-Minute 

Drive 
10-Minute 

Drive 
20-Minute 

Drive 

2004 Population 5,525 21,760 216,935 
2009 Population 6,100 23,820 234,400 
2004-2009 Population Growth 2.1% 1.9% 1.6% 
Median Age 37 Years 38 Years 33 Years 
Total Per Capita Income $33,685 $38,036 $32,842 
Median Household Income $75,558 $79,093 $62,876 
Average Household Size 2.6 2.6 2.4 

 
 
As indicated in the above table, demographic characteristics within a 5- and 10-minute drive 

time are significantly more favorable than those within 20 minutes. The 20-minute geography 

that incorporates downtown Ann Arbor includes high student-populated areas and some areas of 

weaker demographic characteristics. The areas most proximate to Dexter have a larger family 

size, indicating a higher proportion of families with children, which is also indicated in the 

higher growth rate closer to Dexter. 
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IV.  THE TRADE AREA 
 

The trade area for the Village of Dexter was defined by a variety of factors including 

accessibility, existing and planned competition, physical and psychological barriers, and the 

overall drawing power of the area. The trade area refers to that area from which the retail 

offerings at the site will draw approximately 70% - 85% of their business, and includes a 

population base that will make the area a primary shopping destination by typically shopping 

there on a weekly or day-to-day basis. 

 

 
The primary trade area is depicted above. For more detail, please refer to Appendix B. 
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It is assumed in this analysis that at least some of the village’s customers will come from beyond 

the trade area boundaries and that these customers will only frequent the area every few months 

at most.  

 

Trade Area-Defined 

The trade area incorporates the majority of west-central Washtenaw County and the extreme 

southern portion of Livingston County including the Village of Dexter, Chelsea, Pinckney, and 

western Ann Arbor. The most significant limiting factor in the trade area definition is the 

increased orientation for areas beyond the Village of Dexter to other cities such as Ann Arbor 

and Brighton due to either easier access or better shopping opportunities. 

 

Demographic Characteristics 

The trade area is estimated to have had 64,800 people residing within it in 2004, with projected 

growth of 1.7% annually to 70,500 people by 2009. Conversely, the number of households are 

projected to be 1.8% annually between 2004 and 2009 (from 27,700 people in 2004 to 31,400 

people by 2009), indicating a population increase through migration more than births. This is not 

surprising given Dexter’s proximity to Ann Arbor and Dexter becoming more of a bedroom 

community. 

 

The trade area has a highly favorable median household income level of $80,900. Educational 

levels are favorable with 50% of the population over the age of 25 having an Associates college 

degree or higher compared to a national average of 31%. Further, over 15% of Dexter trade area 

residents have at least one year of college, but no degree. This indicates that residents are staying 

in the community with an influx of educated persons for the healthy job market surrounding the 

Village of Dexter and Ann Arbor. 
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The following table compares the Dexter trade area to Washtenaw County, the State of 

Michigan, and the United States: 

 
 

Demographic Variable 
Dexter 

Trade Area 
Washtenaw 

County Michigan United States 

Population Growth 2004-2009 1.7% 1.2% 0.7% 0.9% 
Average Household Size (2004) 2.6 2.4 2.5 2.6 
Family Households (2000) 76% 59% 68% 68% 
Median Household Income (2004) $80,980 $59,743 $48,996 $47,062 
College Degree (2004) 50% 54% 29% 31% 
White-Collar Occupations (2004) 71% 71% 57% 61% 

 

Source: U.S. Census Bureau; MapInfo, Inc. 
 
 
As the above table indicates, the Dexter trade area population is comprised of families with well 

educated parents, strong household incomes, and parents that are generally employed in white-

collar occupations. Compared to the surrounding Washtenaw County area, the Dexter trade area 

exhibits substantially higher income levels and a much greater percentage of family households. 

 



 Market Analysis 
Village of Dexter, Michigan 

Page 15  

V.  LOCATIONAL CHARACTERISTICS 
 

Access 

The Village of Dexter is located in the northwestern quadrant of Washtenaw County, 

approximately 7 miles northwest of Ann Arbor, Michigan. Accessibility to the Village of Dexter 

is provided by the surface arterials of Baker Road and Dexter-Ann Arbor Road. Regional access 

is provided by I-94 (2.5 miles south of the Village of Dexter), which traverses Washtenaw 

County and is the primary access for commuters between Dexter and Ann Arbor.  

 

Other local access is provided by Dexter-Pinckney Road and Dexter-Chelsea Road. During the 

commuting hours, the Dexter-Pinckney Road is heavily used as residents from the Pinckney 

community travel through Dexter via Main Street to and from Ann Arbor. Traffic counts in 2003 

on the Dexter-Pinckney Road were 10,300 vehicles with the traffic peak occurring at Mill Creek 

Bridge. The bridge under-pass is heavily traveled (17,800 vehicles in 2002) and will need to be 

repaired soon, as well as updating the associated dam. There is currently $5.5 million in funds 

designated to the redevelopment of the bridge and dam, though no timeline has been set for 

completion. 

 

The Washtenaw County Road Commission supports the proposed Parker Road extension which 

would create a bypass around downtown Dexter. While this extension would alleviate traffic 

congestion, it would be very detrimental to the retailers downtown because it would remove the 

drive-by traffic originating from other communities that help support Dexter’s retail. Parking is 

largely sufficient for the current uses within the Village of Dexter. It is assumed that parking for 

any new developments will be adequate. 
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Existing Conditions 

The Village of Dexter has a number of retail offerings that contribute to the image of a 

traditional small town atmosphere. Such retailers as the Dexter Bakery and A&W are steeped in 

family tradition as one generation takes the other to experience a taste of the past. The downtown 

district is increasingly challenged by competition that is making it difficult for downtown 

businesses to grow and thrive. The development of the Dexter Crossing shopping center has 

drawn some of the traditional retailers from the downtown area and added others to create direct 

competition at the fringe of the village. This newer center, along with the relocation of the 

Busch’s grocery store, will have a large impact on the remaining retailers. Further, more regional 

developments such as the retail near the intersection of I-94 and Zeeb Road and the development 

of the Chelsea downtown area has had a significant draw to customers eclipsing Dexter’s ability 

to retain its shoppers.  

 

Do It Best

Warrior 
Creek Park 

Busch’s 

Mill 
Restoration

Gordon Hall 
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The retail mix in downtown Dexter is dominated by small independent retailers comprising 

services and some retail merchandise. The largest retailers and perhaps those that create the 

strongest draw to the downtown include Busch’s supermarket (soon to be relocated), Dexter 

Bakery, Hackney Ace Hardware, Huron Camera, Dexter Pharmacy, and the Mill Creek Sport 

Center. In the restaurant category, the Dexter Pub, Light House Café, Mary T’s, Tuscan Heritage 

House (catering only), and A&W (seasonal) provide a mix of dining options.  

 

The general appearance of the retail is good with many retailers having updated store fronts. The 

newer streetscape (lighting and sidewalks) makes the village attractive for shopping. The newest 

development within the village is the Monument Park Building, which is currently under 

construction as a three-story building offering mixed use such as offices and a potential 

restaurant. Some of the buildings on Main Street offer second-story retail and some apartments 

for rent. However, not all space is being appropriately or optimally utilized. According to local 

sources, Mary T’s has experimented with extended hours. However, the lack of consistency has 

made it confusing to customers and difficult to sustain traffic in the restaurant and, as a result, 

the establishment will likely close. 
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Other Retail Areas 

The Dexter Crossing shopping plaza is located at the southeastern edge of the village. This plaza 

offers a number of retailing services including Country Market grocery, cards and gifts, 

pharmacy, laundry, and many services. This center, coupled with the proposed relocation of 

Busch’s into a small neighborhood center across the street, has a detrimental effect on the 

remaining retailers in the downtown area. Other kinds of traffic generators will need to be 

developed for the retails to survive downtown. However, the relocation of the Busch’s grocery 

was essential to its own success allowing it to be competitive with the Country Market with an 

expanded facility. To the larger Dexter community, the expanded and relocated Busch’s store 

should be a benefit providing greater amenities to those that live in Dexter and those considering 

relocating to the community. 
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This mixed-use development located near I-94 and Zeeb Road offers a good selection of convenience-based retail and 
services for the new residential developments surrounding it. 

 
 
There are three other retail nodes that have an impact on the Village of Dexter’s retailers. These 

include the western portion of Ann Arbor, the retail developments near the intersection of I-94 

and Zeeb Road, and the retail in Chelsea. The strongest and most influential competition on 

downtown Dexter is the I-94/Zeeb Road corridor. This retail node has several national retailers 

of significant size including Lowe’s and Meijer. At this location, most trade area residents and, 

more importantly, Dexter residents, fill weekly shopping demands. 
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The next retail concentration impacting Dexter is the City of Chelsea. As a community, Chelsea 

has a great deal to offer its residents and its growing downtown retailers. This community not 

only competes with Dexter for retail customers, but for residents. Part of the success of the 

retailers in Chelsea is due to the presence of significant traffic generators including Chelsea 

Community Hospital, an ice rink, Chelsea Fairgrounds, and a new library downtown. 

 

 
 
These traffic generators create a synergistic effect for the retailers in the downtown area. Work 

generators such as the Jiffy factory or a special entertainment venue such as The Purple Rose 

Theater are unique to a downtown area. They attract people who would otherwise not visit the 

area and who would likely visit other retail and/or dining options while they are in town. In 

contrast, the Village of Dexter lacks the breadth and depth of traffic generators, which makes it 

difficult to add more retailers to its downtown.  
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From a retailing perspective, Chelsea offers many regional traffic generators that assist the retail 

draw supporting a retail base nearly twice the size of Dexter. Regional retailers that generate 

significant traffic include Pamida, Chelsea Lumber, Common Grill, Do It Best, and the Clock 

Tower. 
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The third retail area to discuss is the western portion of Ann Arbor, which has some retail pull on 

those that live in Dexter and the surrounding neighborhoods; hence, it is included in the Dexter 

trade area. Those retailers that are most significant here are Kmart, Kroger, and Dunham’s. 

While this is a significant shopping node, its influence on the Village of Dexter is not as great as 

that located at the I-94/Zeeb Road corridor due to its increased distance from Dexter and weaker 

retail offerings. 

 

Potential Developments Impacting the Village of Dexter 

There are three potential developments that may have an impact on the retail activity in 

downtown Dexter:  the Busch’s grocery store relocation, the development of the Parker Road 

extension, and the Harvest Valley development.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The most immediate threat is the relocation of Busch’s. The relocation of the grocery store will 

leave a significant vacancy in the downtown shopping district. While there is an immediate 

opportunity for limited retail to be added to the downtown mix such as a restaurant, apparel 
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store, and home furnishings, these proposed uses are not enough to fill the retail space left by the 

vacated Busch’s. This particular parcel has been a significant traffic generator for the downtown 

business district and it needs to be replaced with another significant opportunity. This 

opportunity will be discussed further in Section VI, Conclusions. 

 

The Dexter-Pinckney Road and Main Street in Dexter are used heavily by the residents in the 

northern portions of the trade area as they commute to Ann Arbor. As suggested by the 

Washtenaw County Road Commission, the Parker Road Extension would alleviate this traffic 

burden; however, the result would be devastating to the retail in downtown Dexter. The traffic 

volume that currently passes through Dexter fuels the retailers as customers stop to take care of 

convenience purchases. If traffic is diverted, the convenience of shopping in downtown Dexter is 

diminished and retail activity will decline unless measures are put into place to replace the loss 

of traffic.  

 

The Harvest Valley development is a proposed mixed-use tract of land situated north of the 

I-94 corridor. While there is current opposition to the development, in the long term there may be 

additional retail offered as part of the project. Any significant retail developed here may have a 

future impact on the Village of Dexter. 

 

Another proposed development is the replacement of the Mill Creek Bridge and dam. This 

project has the potential to be key in revitalizing the downtown retail if coupled with other 

potential projects. However in the short term, if this bridge is completely closed or traffic 

significantly diverted while being reconstructed, retailers may be impacted. 

 

Potential Opportunities 

The answer to strengthening the retail offering in downtown Dexter does not totally rely on the 

development of retailers that are currently deemed as missing from the village landscape. In the 

short term, the addition of retailers such as restaurants, apparel, and home furnishings, will boost 

the current retail offerings to round out a shoppers experience in the village. However, for 

sustained retail growth in the village and vitality of the community as a whole, there are other 

opportunities that may be available to generate traffic.  
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The City of Chelsea offers some good examples of traffic generators that are not retail based. 

Land uses that are public in nature facilitate traffic to an area. In Chelsea, public traffic 

generators include the Chelsea Community Hospital, Fairgrounds, and new library situated in 

downtown. Work generators such as the Jiffy factory or special entertainment venues such as 

The Purple Rose Theater or the ice rink are unique to a downtown area/community. The 

importance of the traffic generators that exist in Chelsea is the synergistic effect that these uses 

bring to a downtown area. In contrast, the Village of Dexter lacks the breadth and depth of traffic 

generators which makes it difficult to add more retailers to its downtown. Development of the 

following types of traffic generators will be beneficial to the downtown retailers. 

 

The relocation of Busch’s from the downtown area creates a significant vacancy that has 

generated a lot of traffic for the other retailers. A potential public use for this facility may include 

a public library. A library at this location would be in central Dexter and, due to its proximity to 

the retailers, would encourage patrons to walk the downtown district. Another possibility would 

be the relocation of the Do it Best retailer, or a new potential retailer if the village takes a very 

aggressive approach towards enhancing community growth.  
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The existing Do It Best store, while technically not in downtown, nonetheless is an eyesore for 

the Village of Dexter. By relocating to the vacant Busch’s, this operator could be more easily 

accessible to all of the trade area. While there is already a hardware store downtown (Hackney 

Ace Hardware), the cumulative effect would allow customers to more readily comparison shop 

between the two operators, creating a level of healthy competition that will also serve to 

strengthen the retail node. This scenario assumes, however, that the Do It Best center will 

maintain the new store adequately including providing a clean, uncluttered atmosphere both 

within the store and outside, and provide good customer service. 
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While it is not all retail oriented, the Old Mill Restoration Project represents an opportunity that 

could be used to enhance the downtown area and traffic for the retailers. However, its lengthy 

construction process has stalled the ultimate benefit to the downtown area.  

 

Another potential traffic generator for the village is the Gordan Hall facility that is currently for 

sale by the University of Michigan. This historic landmark may have the potential to house the 

special restaurant that our analysis suggests, as well as offer additional services such as hosting 

special events (e.g., weddings, business meetings, etc.). A special events center such as this may 

help to increase traffic to the downtown retailers.  
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The departments for fire, police, and public works are all located in one facility in the north-

western portion of Dexter, adjacent to the downtown shopping district. While these services are 

essential for the village, they occupy a prominent location that may be better suited for other uses 

for generating traffic to the downtown area. Further, the department of public works faces the 

Warrior Creek Park, but with its associated cars, trucks, and equipment, it is a distraction to this 

waterfront and park setting. The upper floors facing the street would be a natural extension of the 

retail district and may be converted to some of the proposed retail uses suggested herein. 

However, the proposed bridge improvement may be an opportunity to enhance one of the 

potential assets for generating traffic in Dexter –– the park itself. Relocating these city services 

to the fringe of town would allow the current building to be razed and the park enlarged to flow 

into the downtown retail district. Further, a river walk may be developed to tie into the proposed 
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bike paths in the Hudson Mills area. This kind of improvement has the potential to make Dexter 

the gateway for the region into one the areas frequented parks (Hudson Mills). These types of 

improvements are activity generators (a reason to come downtown and spend time) making the 

downtown area a place for families to come and enjoy the waterfront, partake of the special 

events in town, and visit the local retailers. 

 

In conclusion, the Village of Dexter’s shopping district is faced with significant competition 

from other retail nodes (I-94/Zeeb Road corridor, City of Chelsea, and western Ann Arbor) 

within the defined trade area. Also, there are potential future developments that may have further 

impact on the retailers in downtown Dexter. By strengthening the current retail offerings, 

preventing a bypass around the village, and making a concerted effort to improve current activity 

generators and adding new ones to the downtown, the Village of Dexter may upgrade and 

enlarge its retail district.  
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VI.  CONCLUSIONS 

 
MapInfo has generated a retail analysis for the Village of Dexter assuming two scenarios: 

a conservative growth plan and another that is more aggressive. Under the conservative retail 

plan, it is assumed that the village would discourage the development of the bypass, which is 

supported by the Washtenaw County of Transportation via Parker Road. The proposed road way 

would have a significant negative impact on the downtown area by diverting traffic away from 

the retail activity.  

 

Further, the Village of Dexter must encourage household development and it is recommended 

that one of the first priorities be with existing contractors to expedite the developments currently 

underway. Household growth in and immediately around the village may bring newcomers to the 

area and build much needed traffic for the downtown retailers. With these assumptions, it is 

anticipated that a total of 20,500 square feet of retail space may be added to the Village of Dexter 

in 2005, increasing to a total of 33,000 square feet by 2010. 

 

The Village of Dexter can support the following retail categories either as new operators or the 

expansion of existing facilities: 

 

• 3,000 Square Feet of Unisex Apparel - focusing on younger people and families. This 

facility would most likely be an independent operator rather than a national retailer. The 

addition of a clothier would help to round out the retail mix in the downtown area.  

 

• 3,500 Square Feet of Home Furnishings - While the market is too small for a national 

retailer such as Pier 1 Imports or a similar home furnishings store that carries some 

furniture, an independent retailer may succeed. A product offering that is somewhat 

general in scope and offers merchandise that appeals to families with children would fit 

well in the retail landscape of Dexter.  

 

• 14,000 Square Feet of Restaurant - this category may come in a combination of current 

restaurants being expanded and new operators being added to the Village of Dexter. A 

family-style restaurant would do well to serve the residents of Dexter. However, a quality 
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restaurant may be successful provided that there is a unique setting or theme. Ann Arbor 

and Chelsea are in close proximity to Dexter and offer activities that help support a 

quality restaurant as part of an evening’s entertainment. Competition is strong in this 

category; therefore, the proposed unit must have a competitive edge with quality food, 

service, and atmosphere. 

 

By the year 2010 there will be room for an additional 12,500 square feet (for a total of 33,000 

square feet) to be added to the Village of Dexter with an additional 2,000 square feet in the 

unisex apparel category and 3,500 square feet in the family restaurant category. In addition to the 

retail space mentioned earlier, the following space may be added in these retail categories: 

 

• 2,500 Square Feet of Shoes and Accessories - of good quality, but mid-price range. This 

should not include athletic shoes as this category is amply supplied by Meijer.  

 

• 4,500 Square Feet of Bookstore - due to the size of this proposed retail space this would 

most likely come in the form of an independent retailer that is primarily focused on used 

books and would be supplemented by internet sales. 

 

If the Village of Dexter were to pursue an aggressive course for downtown growth, then other 

retailers may be added to the downtown mix. In addition to the assumptions made in the 

conservative scenario (discouraging the road bypass and encouraging housing development), the 

village would need to create other traffic generators. These include a library in the downtown 

district, a well developed Warrior Creek Park that ties into the Hudson Mills Metro Park bike 

trail system, and developing Gordan Hall into a regional draw. Also, the village would need to 

encourage other housing developments than those that are currently being developed. Potential 

retailers in 2005 and 2010 for this scenario include those listed under the conservative plan, and 

adding 7,000 square feet of quality restaurant and 4,000 square feet of home furnishings. 

Additionally 60,700 square feet of other retail categories may be added to the village, bringing 

the 2010 year total to 104,700 square feet. Additional retail categories which may be added to the 

village include the following (all of which would most likely be independent operators with the 

exception of the fast-food restaurant category): 
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• 45,000 Square Feet of General Merchandise - which may take the form of several 

retailers such as a dollar store and other independent retailers that offer these kinds of 

products and functioning as a type of “mini-mall.”  

 

• 3,500 Square Feet of Women’s Apparel  

 

• 1,700 Square Feet of Men’s Apparel  

 

• 3,200 Square Feet of Fast Food Restaurant  

 

• 1,500 Square Feet of Specialty Food 

 

• 1,300 Square Feet of Appliances/Electronics  

 

• 4,500 Square Feet of Pet Supply Store 

 

 

Goals, Initiatives, and Guidelines 

The overall success of the additional retail supportable in the Village of Dexter will be dependent 

upon a number of factors with the most important being an assertive effort by the Village of 

Dexter, the Chamber of Commerce, and area merchants to educate the area residents as to the 

importance of shopping within Dexter and the need to create some public traffic generators such 

as a downtown library and enhanced public park space. These kinds of efforts, coupled with the 

traditional downtown activities/events, are needed to help sustain retail activity. Another 

beneficial initiative is to help the existing retailers enhance their current sales performance. The 

most reliable and sustainable results will be derived from a combined effort between the 

retailers, the village, and the Chamber of Commerce. The following is a list of potential goals for 

the stake holders involved in the Village of Dexter’s downtown retail: 

 

• Deter the development of a bypass along Parker Road for the near term. The traffic from 

the northern portions of the trade area are presently funneled through Main Street in 

Dexter. While this may cause some congestion at peak times, it keeps the retailers 
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downtown “top of mind” for these area residents. A bypass would reduce this daily traffic 

and the retailers in the downtown would suffer greatly. 

 

• Embrace the growth occurring in the village neighborhood developments. The village 

must work with the developers and enable them to build successful neighborhoods. The 

downtown retail needs this growth to sustain itself, especially if the bypass becomes a 

reality.  

 

• Coordinate with the merchant’s downtown to maintain consistent hours of operation that 

correspond to what customers want. The downtown retailer’s together function as one 

large retail center. When retailers are open inconsistently it sends a mixed signal to the 

customers and may prevent combined shopping trips. Further, changing store hours 

frequently may have a negative impact on a retailers continued success. 

 

• Maintain attractive storefronts and window displays. While the Dexter downtown is 

inviting, it takes a concerted effort to maintain that appearance. One or two retailers 

falling behind on maintenance have an impact on their retailing neighbors. Simple and 

attractive window fronts are a must. The downtown needs to mandate certain levels of 

building maintenance, develop and enforce signage codes, and maintain the village 

property to help attract downtown shoppers. The village and its retailers must always be 

conscious of the fact that the first impression will be the strongest and that a retailer has 

only about 8 seconds to capture the attention of a passerby. In this time frame, the 

potential customer will make the decision whether or not to visit a given store. 

 

• As a small town with few amenities, Dexter is very dependent on the surrounding 

township and cities, particularly Ann Arbor. As such, the Village of Dexter’s downtown 

district will become a place of activity for families to meet to enjoy festivals and the park. 

The vibrant future for Dexter’s retail is not to compete directly with Ann Arbor and 

Chelsea with larger and more diverse retail, but to find its own unique niche that will 

serve the community in and around the village.  
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• The Village of Dexter and the Merchants Association need a marketing and branding 

campaign to define and mold the unique image. Marketing campaigns and annual 

festivals help in defining this unique image. 

 

• Develop activity generators in the village within walking distance of the downtown. 

Those that the village has immediate control over are public in nature and include the 

aforementioned library and park. The bridge redevelopment project may provide a great 

opportunity to improve the downtown area by incorporating these other improvements. 

Private enterprise also has a vested interest in these generators and may potentially add to 

the synergy of activity downtown with their special uses.  

 

• Assist Hudson Mills Metro Parks with the development of their bike path system with the 

intention of incorporating the Village of Dexter. With a village park that would tie into 

the metro park system, these park visitors may frequent Dexter and its retailers more 

often. Already, visitors of the golf course come to Dexter for a meal. Enhancing the 

metro park/Dexter relationship may be of benefit. 

 

• Encourage the development of Gordon Hall into a traffic generator for the village. As a 

historic building with expansive grounds, the potential for this unique site may be 

substantial. 

 

• Actively pursue a quality redevelopment of the Busch’s location. Potential future uses 

included a library branch, “mini-mall” that will meet the junior department store 

merchandise lines, a community center, or other uses that will generate traffic in the 

downtown area. 

 

In summation, the Village of Dexter, the Merchant Association, and Chamber of Commerce have 

a number of opportunities to assist the retailers to become more successful. All groups must be 

united to carry out selected initiatives. By combining resources and efforts, the Village of Dexter 

has a good opportunity to strengthen the retail district downtown and enhance the downtown 

experience for all residents within the Dexter trade area. 
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