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Shoppers love the city. Tour buses deliver domestic visitors into Times Square to be dazzled by the lights and browse 
in massive retail flagships. Well-heeled international travelers fly into LA for the opportunity to spend thousands or 
tens of thousands on Beverly Hills’ Rodeo Drive. Office workers in Chicago take time during lunch hour to pick up 
affordable outfits along State Street. Different types of shoppers with different budgets, but a single destination: 

Prime Urban Corridors are top 
urban shopping destinations 

A prime urban corridor is a nationally 
recognized shopping district 
distinguished by its mix of high street, 
national and international tenants. 
Typically named for the most notable 
retail street within the corridor, the 
boundaries of these shopping districts 
were carefully drawn to include the 
most prominent retail spaces, as well 
as occurring and potential retail 
sprawl within these areas of focus. 
Prime urban corridors emerge 
organically and are not the product of 
a single master developer. We’ve 
identified and defined 12 such North 
American corridors for this report, 
further segmenting them into 
“existing” and “emerging” corridors.

• Existing prime urban corridors
are characterized by a 
concentration of national credit 
tenants and evolve around high 
street retail.

• Emerging prime urban corridors 
include tenants of varying credit 
profiles. They have more local 
retailers and restaurants, and 
feature a growing presence of 
national brands.
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Prime Urban Retail Corridor: 2017 metrics

Market Prime Urban Retail Corridor

Annual Prime 
asking rent 
p.s.f. ($US)

Annual rent 
growth (%)

Average Prime 
Product Cap 
Rate Range 
(x-x%)

Boston Newbury Street $200 -7.0% 4.0-5.0%

Boston Quincy Market N/A N/A N/A

Chicago Wicker Park $55 4.5% 6.0-7.0%

Chicago Fulton Market $75 8.9% 5.5-6.5%

Chicago State Street $175 2.2% 4.5-5.5%

Chicago Oak Street $350 1.6% 4.0-4.5%

Chicago Michigan Avenue $448 6.8% 4.0-5.0%

Los Angeles Abbot Kinney $215 10.0% 4.0-5.0%

Los Angeles Melrose $300 -10.0% 4.5-5.5%

Los Angeles Third Street Promenade $360 0.0% 4.0-5.0%

Los Angeles Beverly Hills Triangle $900 -20.0% 3.5-4.5%

Mexico City Avenida Presidente Masaryk N/A N/A N/A

Mexico City Roma N/A N/A N/A

Miami Design District $95 2.2% *TBD

Miami Lincoln Road $300 -14.3% 4.0-5.0%

New York Meatpacking $400 0.4% 3.5-4.0%

New York Union Square $550 14.4% 3.5-4.0%

New York SoHo $585 -7.6% 3.5-4.0%

New York Lower Fifth Avenue (42nd St-49th St) $1,127 -3.6% 3.0-4.0%

New York Madison Avenue $1,438 -8.8% 3.0-4.0%

New York Times Square $2,033 -8.0% 3.3-4.3%

New York Upper Fifth Avenue (49th St-60th St) $2,710 -8.6% 3.0-4.0%

Philadelphia Market East $50 25.0% 4.5-5.0%

Philadelphia Walnut Street $150 11.1% 4.0-4.5%

San Francisco The Marina $85 7.7% 5.0-5.5%

San Francisco Hayes Valley $90 4.7% 5.0-6.0%

San Francisco Fillmore $115 13.6% 5.0-5.5%

San Francisco Union Square $700 -2.1% 4.0-4.5%

Seattle Pike Street $65 18.2% 4.5-5.5%

Silicon Valley University Avenue $90 7.9% 4.5-5.0%

Toronto Queen Street West $63 4.8% 3.5-4.5%

Toronto Bloor Street $150 25.9% 3.0-4.0%

Vancouver South Granville $65 N/A 3.3-3.8%

Vancouver Robson Street $181 N/A 3.0-3.5%

Washington, DC Metro Center $100 0.0% 4.5-5.5%

Washington, DC 14th Street $130 18.2% 4.3-5.0%

Washington, DC M Street $250 10.0% 4.0-4.5%

*The Design District was recently constructed and valued at $1.4 billion in 2016. These assets have yet to trade. 
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The best place to communicate a brand message

Because prime urban corridors are often top tourist 
destinations or uniquely capture local demographics, they 
offer the best opportunities to get a message across.  From 
Samsung 837, the electronic brand's digital playground in 
New York's Meatpacking District to RH West Hollywood, the 
40,000-square-foot Restoration Hardware Gallery on 
Melrose Avenue, brands are using these corridors to create 
brand museums to showcase their messages.  

With consumers more distracted than ever, there are fewer 
platforms through which mainstream retailers can 
communicate to large numbers of people. We expect the 
value of real estate in these select corridors will reflect that 
far into the future.

A congregation of luxury shoppers

Luxury shopping is still growing, albeit at a slower pace, 
around the world. Yet luxury shoppers are not often 
concentrated in one single area. Prime urban corridors are 
among the few global spots where enough wealthy 
shoppers live, travel and congregate to make it worthwhile 
to build a 16,800-square-foot Burberry flagship like the one 
on Chicago's Michigan Avenue, or  the three-story Chanel 
boutique on 57th Street in New York. Prime urban corridors 
are unique hotspots of the highest demand, and that 
continued demand makes the properties within them 
sensible long-term investments. While rents have fallen 
somewhat in some corridors, the long-term value of luxury 
real estate to investors is clear. Witness the record-setting 
$19,405 per square foot that LVMH paid for the House of 
Bijan building on Rodeo Drive.
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Price point Description Sample retailers

Luxury • Designer Brands
• Most exclusive target customers
• <500 retail locations

Chanel, Burberry, Dolce & Gabbana, Dior

Luxury Lite • Modern designers
• High price point
• Exclusive appeal
• <500 retail locations

Vince, Theory, Rag & Bone, Coach, Rebecca Minkoff

High • Mass-marketed
• High price point
• <1,000 retail locations

J. Crew, TopShop, lululemon, Anthropologie

Middle • Mass-marketed
• Wide consumer accessibility
• 1,000+ retail locations

Gap, Express, Under Armour, AnnTaylor Loft

Low / Discount • Mass-marketed
• Fast Fashion
• 1,000+ retail locations

Old Navy, Forever 21, H&M
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Pop-up stores bring life to 
Newbury Street corridor

Newbury’s mile-long, 19th--century brownstone-lined street 
rich with history and culture makes it an ideal location for 
high-end boutiques and restaurants. Retailers like 
Anthropologie, Brooks Brothers, Burberry and many others 
have made the street a shopping and tourist destination. 
With tourism rising throughout Boston, particularly from 
China and Hong Kong with the addition of direct flights into 
Boston, the corridor is expanding and refreshing. Now, a 
bevy of temporary retail pop-up retail shops are energizing 
the corridor, some have emerged organically, while others 
have been actively curated. 

Jamestown Properties, which owns 28 buildings along 
Newbury Street, has made a push to activate the street with 
pop-ups. The Newbury Block Party, for example, was a four-
store shop that ran over the holidays. E-commerce brands 
have also used temporary storefronts on Newbury Street, 
sometimes landing as permanent fixtures. Clicks-to-bricks 
retailers along Newbury’s corridor include Bonobos, 
Athleta, Indochino and Warby Parker. 

Along with the many pop-ups moving into the corridor, the 
newly constructed retail space of 888 Boylston Street 
includes other experiential and interactive retailers- Eataly, 
Tesla and Under Armor. Unlike years past, when Newbury 
St dominated most shopper’s attention, Bostonians and 
tourists are more likely to venture towards these newly 
constructed high-end retail spaces on Boylston Street. 
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Quincy Market aims to broaden appeal

Built in 1742, with over 360,000 square feet, Faneuil 
Marketplace is an appealing mix of local shops, 
international brands, street performers, top restaurants, 
pubs, and food stalls. A true tourist destination, the 
location ranks as the fourth most visited tourist site 
in America. 

The master lease of Faneuil Hall Marketplace was 
purchased in 2014 by Ashkenazy Acquisition, which plans to 
make it year-round destination and also target a broader 
range of visitors. This includes attracting well-known 
tenants and increasing attractiveness in the winter months. 
Uniqlo opened its Boston flagship here in 2015. A new, 
contemporary glass-enclosed Sephora store in the 
northern corner of the market opened in early 2017. 
Ashkenazy will invest up to $60 million in property 
renovations over the next few years. 



Boston
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Daniel Wellington Watches | 211 Newbury Street

Daniela Corte Swimwear | 136 Newbury Street

DeWolfe Leather Goods Leather goods | 177 Newbury Street

FoMu Ice cream | 144 Newbury Street

Island Creek Oysters Oysters, gifts | 142 Newbury Street

Janji Running apparel | 328 Newbury Street

Martellus Bennett Imagination Lounge Children’s books | 91 Newbury Street

Misha & Puff Clothing & gifts | 91 Newbury Street

MM LaFleur Clothing | 119 Newbury Street

Muji Lifestyle brand | 359 Newbury Street

New England Outerwear Apparel | 119 Newbury Street

Parlor Skis Skis | 144 Newbury Street

Reynolds Gallery Art | 91 Newbury Street

Rue La La Apparel | 144 Newbury Street

Sabah Leather shoes | 175 Newbury Street

The Third Piece Luxury knitwear | 177 Newbury Street

The Tie Bar Ties | 175 Newbury Street

Tracksmith Running apparel | 899 Boylston Street

Wears Woody Apparel | 175 Newbury Street

Newbury Street’s diverse population of recent pop-ups 
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Riverwalk redevelopment pulls 
Michigan Avenue tenants south

When the Chicago Cubs won the World Series for the first 
time in 108 years, the 2016 win brought with it an influx of 
tourism, topped off with a victory parade that drew five 
million people to the city. Michigan Avenue, also known as 
the Magnificent Mile, is another top draw for domestic 
shoppers, as well as international ones. In fact, while 
international tourism to the U.S. had declined in 2016, the 
corridor saw a 4.5 percent increase in foreign tourist traffic. 

Michigan Avenue retail is experiencing a transition, with 
popular storefronts now stretching south toward Grant 
Park. This growth is driven by the development of the new 
Apple flagship on the Chicago River, where the Chicago 
Riverwalk was also recently completed, adding local 
restaurant concepts and outdoor seating to the riverfront.

Once predominately clothing and department stores, 
Michigan Ave has seen new tech and electronics retailers 
come into the area. AT&T and T-Mobile each have splashy 
brand showrooms. New tenants are constantly examining 
the street for viable locations, and investors are jumping at 
available properties. Including Meyer Bergman’s 2015 
acquisition of 669 North Michigan for $295 million, Michigan 
Avenue has been a constant area of interest for investors. In 
the fourth quarter of 2016, both Acadia Realty and GGP 
made large-scale purchases on Michigan, both properties 
were divested as part of Alecta’s $1.7 billion mixed-use 
portfolio; Acadia acquired 717 North Michigan, a primarily 
vacant property anchored by The Disney Store, after only 
months of quiet marketing for $104.0 million, or nearly 
$1,700 per square foot, and GGP purchased 605 North 
Michigan for $140 million, or $1,900 per square foot, 
housing Sephora and Chase among the tenants. 

State Street shoppers seek 
affordable apparel

While tourists head to Michigan Avenue, local Chicagoans 
do their “bread and butter” shopping in the State Street 
corridor. State Street is the Chicago home to major 
discount concepts like Nordstrom Rack and a new Saks Off 
5th. A Banana Republic Outlet is set to open in Block 37, a 
recently repositioned urban mall anchored by an AMC Dine-
in Movie Theater and Latinicity, a Latin-inspired food hall. 
Mass market retailers such as Urban Outfitters and H&M 
also maintain locations in the corridor. Zara recently 
doubled its space in Block 37 to 30,000 square feet, taking 
over the retail space previously occupied by Puma. 

Investors and developers are attracted to State Street. The 
Georgetown Co., which purchased the well-known Chicago 
Loop Gap store at 35 N. State for $23 million in 2011, 
announced in early 2017 that it will demolish the store and 
develop a high-rise boutique hotel in its place.  

A mainstay of the corridor is the Macy’s flagship. A Marshall 
Field’s department store opened in the building in 1893. 
More recently, it was purchased and rebranded as Macy’s in 
2006. Macy's mass market appeal fits in with the corridor’s 
other affordable fashion tenants. The department store 
recently announced the closing of its Minneapolis flagship, 
leaving some to speculate over the future of the State 
Street location. 
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Source: CC 2.0 by Neal Kharawala
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New Oak Street corridor retailers attract 
twenty-something shopper

The Oak Street corridor is known for designer storefronts 
like Hermes, David Yurman and Barneys New York, but 
shopping patterns are changing and the corridor is 
adapting. While it is home to many affluent residents, luxury 
consumers no longer solely purchase luxury goods. 
Shoppers with high disposable incomes are supplementing 
luxury shopping with purchases in the luxury lite and high 
price point categories. While luxury tenants such as Dior 
and Versace continue to enter the market, Shinola and 
Aritizia are following the lead of Urban Outfitters in bringing 
more affordable options to the corridor and thus, drawing 
the attention of new twenty-something shoppers. 

Property investors are willing to pay premium prices for 
retail locations in the area. 1100 North State Street, 
occupied by a new Urban Outfitters and trendy steakhouse 
Maple & Ash, was purchased in 2016 for $53.2 million by 
STRS Ohio with a 4.5 percent cap rate. This aggressive 
pricing is expected to continue within the corridor, as new 
and fresh tenants enter the area. 

Wicker Park’s local charm makes 
national waves

While Wicker Park is not a new hot spot for Chicago locals, 
the area has emerged as a target neighborhood for both 
international investors and popular retailers. An increase in 
population, especially among millennials, is pulling this off-
the-beaten path neighborhood into focus. 

Long-standing trendy restaurants and bars like Big Star and 
the Violet Hour, both concepts from the local One Off 
Hospitality Group, have had Chicagoans venturing out west 
for years. Retailers that target younger shoppers like Steve 
Madden, John Fluevog and Free People have also called 
Wicker Park home. Reebok is opening a two-year cross-fit 
concept store this year. Walgreens has taken the Nobel 
Bank Building at 1601 N. Milwaukee Ave, and turned it into 
an upscale pharmacy, keeping with the property’s historic 
architecture. 
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Source: Shinola
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Dining is the engine of growth for Fulton Market

Fulton Market is Chicago’s newest prime urban corridor. Once a hub for meat distribution, a few meat merchants still 
remain, but hot restaurants and upscale bars now draw most of the traffic. Garnering attention from investors like Madison 
Capital, Fulton Market is primed for a growth not unlike that of New York’s Meatpacking District.

What once were industrial properties have now been taken up by restaurants, and as of late, office users. Google Chicago 
calls the corridor home. McDonald's new global headquarters is under construction at a cost of roughly $250.0 million. The 
nine-story building will include ground floor retail and is being developed by Sterling Bay on the former site of Oprah’s 
HARPO studios campus.

Kit & Ace and Free People are new additions to the corridor, though Kit & Ace announced its national store closings less 
than two years after opening its Chicago location. Cincinnati-based CycleBar is set to be the first boutique fitness concept 
in the area, having signed a lease for over 2,400 square feet on the ground floor of the Parker Fulton Market apartment 
tower on Halsted. Limitless High Definition Coffee & Tea, a new concept from the founder of Protein Bar, is opening its first
flagship in the summer of 2017 in the Fulton Market corridor. 

High demand for property in the area will be met as older cold storage product is redeveloped. As the first wave of retailers
test out the corridor, the second wave is cautiously eyeing the market. 

Source: CC 2.0 Russell Mondy, Flickr
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Beverly Hills tops US corridors for lux 
retail rents

Having a store on Rodeo Drive, the heart of the Beverly Hills 
Triangle, has long been a staple of luxury brands’ marketing 
strategies. Retailers like Balenciaga, Bally, Burberry and 
Armani all maintain flagships along Rodeo, boasting the 
cache of the high profile address.

The value of the Rodeo Drive and Beverly Hills brand was 
further solidified with the sale of the Chanel building at 
Rodeo Drive and Brighton Way for $13,000 per square foot. 
That set the high-water mark for California retail until last 
year when the House of Bijan traded for $19,000 per square 
foot, a $122 million price tag for the property just steps 
away from Chanel. 

Retailers will continue to find value within the Beverly Hills 
corridor, be they luxury retailers along Rodeo or luxury lite 
and high price point retailers like diptyque and Theory on 
Beverly Drive. However, the ongoing redevelopment of the 
Beverly Center to the east and Westfield Century City to the 
west of the Beverly Hills Triangle do have the potential to 
draw tenants away from Beverly Hills. Certain luxury-lite 
retailers that may not pay the $550 to $1200 per square 
foot along Rodeo Drive could opt to move into one of 
the centers. 

The rise and fall...and rise of 
Melrose corridor

The Melrose corridor has benefitted from tenants moving 
from nearby Robertson Blvd to the blocks around the 
intersection of La Cienega and Melrose. Five years ago, 
Robertson reached its height of popularity. Many had been 
coming to shop at Kitson or Tory Burch, or dine at The Ivy 
with the hopes of spotting a celebrity. But that popularity 
translated into rising rents, many hip retailers moved out 
and Lindsey Lohan sightings dried up. Around the same 
time, the blocks around Melrose and La Cienega saw new 
construction. Restoration Hardware’s three-story 40,000-
square-foot flagship was built in 2014.  Now, retailers like 
AllSaints and Reformation are set to open on Melrose this 
year, following recent flagship openings by Ted Baker 
and Lululemon. 

Investors are quick to jump at Melrose retail properties as 
soon as they hit the market. Last year, the iconic, ivy 
covered Fred Segal building, located at 8100 Melrose, was 
purchased for $43.0 million in late 2016 by a proxy of 
brothers Jason, Lyndon and Jamie Cormack of 
CormackHill- two of which co-founded trendy travel-gear 
brand Herschel Supply Co. Though properties do not come 
to market often on Melrose, the shopping destination 
maintains of constant interest, especially to private 
developers with visions of repositioning the retail space 
with newer concepts.
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Expo Line connects Third Street 

Promenade

When the finished Expo Line opened in May of 2016, Santa 
Monica was finally connected by light rail with downtown 
Los Angeles. This will add to the 75,000 daily visitors that 
were already coming to the area. The strategic placement 
of national retailers like Nike and Apple along its pedestrian 
paseo attracts both tourist and resident shoppers. While 
the Promenade may cater more to tourists, one block west 
on Second Street, fitness brands like SoulCycle, Hot 8 Yoga, 
and Orangetheory have moved in to serve the locals. Santa 
Monica, an LA area tech hub, will see another jump in tech 
workers with Snapchat’s new 300,000 square feet of office 
space soon to open nearby.

Abbot Kinney: from grungy to boho chic

Ever since GQ called Abbot Kinney the coolest block in Los 
Angeles in 2012, rents have increased and the retail 
landscape has changed dramatically. While it has 
maintained its bohemian feel, Abbot Kinney has seen 
national tenants move in, often pushing out local retailers. 
Luxury lite brands like Rag & Bone moved into the corridor 
in 2014 and began to push rents up, causing preexisting 
tenants like cycling studio YAS and local boutique Mona 
Moore, to move either east towards Lincoln Blvd or north to 
Main Street. 

This growing popularity has led investors to hold on to 
retail assets. While large scale transactions are rare, small 
scale purchases, like the sale of Wylie Wilson located at 
1301 Abbot Kinney between family ownership and 
private partners for $6 million in late 2016, occur with 
more frequency. 

Abbott Kinney barely stretches over half a mile, but it has 
begun to sprawl east, slowly creeping across Venice Blvd. 
with Zinque, a local bistro and wine bar. Last year local 
natural foods market, Erewhon opened on Venice Blvd, 
immediately adjacent to Abbot Kinney, extending the 
corridor’s reach. Some new tenants are choosing to locate 
with neighboring addresses in order to lower rent while 
staying in the area. Bohemian bridal boutique, Solstice 
Bride moved to Venice in January choosing a second floor 
space at 535 California Ave, right off the main drag. 
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The Roma corridor draws local culinary 
talent back to Mexico City

Roma is in transition, making its way from hipster 
neighborhood to shopping hot spot. One of the older 
neighborhoods in the city, it had been in disrepair until the 
past few years. Renovation and redevelopment have 
brought the corridor back to life, now serving as the home 
of local designer boutiques alongside independent 
restaurants. Dining in the area is often driven by Mexican 
chefs who’ve honed their culinary skills internationally and 
then returned with those global flavors to their home 
country. With a booming restaurant scene and European 
influence, Roma is quickly drawing attention from heavy 
hitters in the retail world, though they are waiting for the 
right time to pull the trigger.
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Avenida Presidente Masaryk holds up 
against luxury shopping downturn

While luxury spending fluctuates throughout the world, 
shopper demand remains strong in La Avenida Presidente
Masaryk. Long standing retailers like Gucci, Louis Vuitton, 
and Cartier have seen continued success on the prestigious 
street, alongside local brands. The corridor is located 
within the Palanco district and features flagship locations, 
such as Salvatore Ferragamo’s two floor flagship over 850 
square feet—one of a series of Ferragamo locations opened 
in Latin America since 2010. 

Though there is some churn of tenants in the area, this is 
only the case for an estimated 10 to 15 percent, as most 
brands hold in place for years at a time. International retail 
entrants to Mexico City have chosen Presidente Masaryk, 
hoping to capture the attention of its loyal customers. The 
street underwent a remodeling over the past few years, 
including a sidewalk re-paving. Area retailers prospered 
despite the inconvenience of closed sidewalks and 
impaired mobility.

With Hyatt, Marriott, W and Intercontinental hotels already 
operating in Polanco, larger hotels are looking to other 
corridors to place their next locations. Boutique hotels 
like the Pug Seal offer a more intimate travel experience 
to visitors.  



Miami
14

Lincoln Road attracts retail flagship 
experiences

10 million people walk Lincoln Road each year. The mile-
long pedestrian-only retail strip has been a part of the 
Miami retail scene since the 1950s, and the South Beach 
street is a place where top retailers look to make their 
marks. The traffic of international visitors has proved 
attractive to new experiential flagships. Nike opened a 
three-story flagship in January that includes an indoor 
basketball court and soccer field. In the same vein, Zara, 
H&M and the Gap all maintain flagships in the corridor, 
drawing in the Miami tourists.

Discount retailers have opened multi-story flagships as 
well, benefitting from proximity to the pedestrian mall. 
Marshall’s opened a 28,500-square-foot store on the corner 
of Lincoln Lane and Meridian Ave in January. Ross Dress for 
Less will open a flagship at 230 Lincoln Road by the end of 
the year, just steps off of the pedestrian road. This new 
wave of discount retailers is creating a further bifurcation 
between Lincoln Road’s luxury and value retailers.

While just under 15.0 percent of storefronts within the 
Lincoln Road shopping district are vacant, many of those 
are on side streets with significantly less pedestrian traffic. 
Retail spaces with larger footprints for redevelopment are 
quickly being absorbed. While large blocks of space remain 
vacant on Lincoln Road at present, many indicators point 
towards strong absorption throughout the remainder of the 
year. Landlords have lowered asking rents 14.3 percent in 
the last year. Tenants and investors recognize the value of a 
Lincoln Road investment, often making the jump to 
purchase the available space. Following seasoned retail 
investors in recent years, such as Ponte Gadea’s
noteworthy $370.0 million Lincoln Road purchase in 2015, 
the Aldo Group purchased 635-639 Lincoln Road in 2016 for 
over $6,500 per square foot.

Miami’s Design District banks on 
Art Basel and other events for 
global exposure

Over the past 15 years, developers have transformed a 
dilapidated collection of low-rise textile and furniture 
factories and warehouses into a curated assortment of 
luxury retailers, art galleries and restaurants. The intent in 
creating the Design District, the majority of which is owned 
by Dacra Development sharing partial ownership with GGP 
and Ashkenazy, was to provide an innovative and artistic 
luxury shopping experience. Events like Art Basel and 
Design Miami have put the district on the map. Retailers 
host events, sponsor parties and reportedly earn sales 
throughout the week of Art Basel comparable to those of 
the holidays.

While most luxury shopping corridors rely on a handful of 
middle and high-price retailers to round out the tenant mix, 
the Design District’s tenants are primarily luxury, such as 
Christian Louboutin, Burberry and Hermes, with a 
smattering of luxury lite retailers like Alice & Olivia, Theory 
and Rag & Bone, which is set to open later this year. 
Retailers draw in high-end clientele from Miami Beach, 
Coral Gables and Coconut Grove, as well as well-heeled 
tourists from Latin America, Europe and Asia. Many tenants 
see clients by appointment, which leads to more sales per 
visit. First Avenue has been built out to house middle and 
high-priced tenants like COS and Warby Parker. The district 
has announced Phase II of development to include over 
sixty new tenants, including Zilli, Isabel Marant, and Gucci. 
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Fifth Avenue rents take a fall 

Fifth Avenue landlords have achieved some of the highest 
retail rents in the world, but prime ground floor rents on 
Upper Fifth Avenue have declined by 8.6 percent from 2015. 
Generous tenant-improvement allowances, which were 
once uncommon in retail lease deals along New York’s 
prime urban corridors, are now prevalent.  The recent 
presidential election caused turbulence along Fifth Avenue, 
as Trump Tower on 57th Street saw increased security, 
media attention and political protests which impacted 
foot traffic in the area. Retailers on the block like the 
Tiffany’s flagship, have attributed slow sales to these 
inconveniences. They may continue to see sales decline as 
security precautions will remain on 56th and 57th Streets. 
Just south of the block affected by Trump Tower activity, 
Ralph Lauren will close its flagship due to a string of low-
earning quarters. 

Under Armour will open its newest flagship store in the 
former FAO Schwarz space in 2018. Last year Nike signed a 
15-year lease for seven floors totaling over 60,000 square 
feet at 52nd Street in one of the most expensive retail deals 
in the corridor’s history. 2016 also saw new leases from 
Victoria’s Secret and Swatch.  As a global tourist 
destination, Fifth Avenue continues to be a valuable 
location for brands to market to consumers.

Low footfall keeps Madison Avenue 
stagnant 

Arguably the best collection of luxury fashion in Manhattan, 
the Madison Avenue corridor is home to apparel tenants 
like Roberto Cavalli, David Yurman, Alexander McQueen, 
and Barney’s New York. Surrounded by residential 
neighborhoods, Madison Avenue receives less foot traffic 
than other Manhattan corridors, especially considering the 
luxury prices which are too high for the average tourist. 
However, many who live in the surrounding neighborhoods 
along with affluent international visitors can afford the 
high prices. 

Though fewer retail investment sales occurred on Madison 
in 2016, 2015 saw increased investment interest with a 
number of transactions, with investors like Thor Equities 
and Sitt Asset Management capturing the space when 
available. Ashkenazy acquisition purchased the Hermes 
Men retail space at 690 Madison Avenue from Tribeca 
Holdings for $115.2 million, over $14,000 per square foot, in 
the third quarter of 2015. 

Apple opened a new flagship on the corner of 74th and 
Madison in 2015, in the US Mortgage & Trust Company 
building. The move added a retail category to the mix that 
Madison Avenue had not seen before. Some on the Upper 
East Side were none-too-thrilled by the retailer’s presence 
and one resident even sued, to no avail, to keep the retailer 
out. Yet, Apple’s move has not sparked a cavalcade of new 
retailers into the corridor.

The number of available for lease, yet still occupied 
storefronts is high, despite the significant softening in rents. 
Prime rents are hovering around $1,400 per square foot, 
over $100 less than a year ago. The lower rents have as yet 
to attract new leases, as retailers are still looking for 
opportunities elsewhere in Manhattan.
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Times Square takes on additional 
experiential retail

Times Square is a top tourist destination in New York and 
the world. It has the highest pedestrian traffic in the city 
with about 360,000 people walking through it daily. To 
complement its mass appeal, corridor tenants are primarily 
mass-market retailers like Forever 21, H&M, and the Gap. 
The NFL Experience Store will open this fall in 40,000 square 
feet at the corner of 47th Street and 7th Avenue. Teaming up 
with Cirque du Soleil, the store will blend sports and 
entertainment, with innovative exhibits and interactive 
high-tech displays. The store will also sell apparel and will 
charge for certain events and programming. 

Old Navy and The Gap will open flagships together in the 
former Toys “R” Us space in the Bow Tie building at 45th

Street. Hershey’s Chocolate World announced last year that 
it will triple the size of its flagship when it moves into 20 
Times Square in late 2017.

Rents in Times Square have fallen 8.0 percent, though still 
ranking among the top rent corridors in New York, second 
only to Upper Fifth Avenue. Times Square has also 
maintained a low vacancy rate of 5.0 percent.

With plenty of vacancy, pop-ups flock 
to SoHo

Retailers like Nike and Google see SoHo’s cobblestone 
streets as an opportunity for brand building. Nike opened a 
flagship on Broadway in the fall of 2016. With five stories 
and over 50,000 square feet, the store is all about 
experience and promoting interaction between customers 
and products. Touch screens guide shoppers around the 
store and installations allow them to play soccer and 
basketball in the store. Google’s pop-up, which ran over the 
holidays, did not sell any products but allowed visitors to 
try out Google Home in a sample kitchen and test out 
virtual reality goggles. Louis Vuitton has opened a pop-up 
next to its permanent location on Greene Street through 
the spring.

While SoHo continues to be a place where retailers build 
brands, leasing demand has shifted with rents falling 7.6 
percent to an average of $585 per square foot for ground 
floor rents. With increased vacancy in the corridor, many 
landlords are offering record level concessions to keep 
rents artificially high. Landlords have welcomed retailers 
looking for pop-up space as a temporary solution for empty 
storefronts. Despite this vacancy, investors view the area as 
a strong investment play that is likely to make come back in 
the near future. Oded Halahmy recently sold its Dior Mens
tenanted retail space located on Greene Street within the 
corridor for $40.0 million, over $2,000 per square foot to 60 
Guilders, speaking to the liquidity of the neighborhood. 

Online retailers with an eye to building a physical brand 
have used Soho to meet that end. Eyewear seller Warby
Parker opened a shop on Greene Street in 2013. In 2014, 
cosmetics retailer Birchbox put its first physical location at 
Broadway and Prince Street. 
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Big footprints and moderate pricing in 
Union Square

The Union Square corridor is a diverse mix of low/discount 
retailers like Burlington Coat Factory and H&M, high price 
point retailers like Anthropologie and Lululemon, and 
national specialty retailers like Staples, Petco and Home 
Depot. The popular Union Square Park, a confluence of 
eight subway lines and nearby affiliate buildings of 
institutions like New York University, the New School and 
Parsons School of Design all drive pedestrian traffic to 
the corridor.

The opening of Eataly in 2010 helped pull the corridor 
northward. Its continued success and notoriety has helped 
push up surrounding rents by as much as 15.0 percent. The 
LEGO store, which opened in 2014, also has pulled the 
corridor north.

Meatpacking emerges as brand-building 
hot spot

The Meatpacking District first gained notoriety as a late 
night restaurant and bar district. Then boutique retailers 
migrated north from the West Village and south from 
Chelsea. Puma and other national retailers moved into the 
area. In 2005, the city announced plans to redevelop the 
aged rail line that sat dilapidated over stretches of the 
Meatpacking and Chelsea neighborhoods into the now-
popular High Line. The addition of this pedestrian walkway 
helped attract Google’s New York headquarters to the 
neighborhood. Google eventually took more than 300,000 
square feet above Chelsea Market, creating a huge addition 
of office workers in the area and extending the hustle and 
bustle of the Meatpacking district into daytime hours. The 
Whitney Museum opened its doors in the spring of 2015 
along the High Line.

Samsung opened a flagship in 2016 on Washington and 13th

Street. The store sells no products but instead serves as a 
brand experience. Restoration Hardware will open in mid-
2017 with 80,000 square feet of retail space and a hotel. Live 
Nation recently leased 100,000 square feet of office space in 
the area, and Hermes has signed a 10-year lease on 
Gansevoort Street for 10,000 square feet. With this constant 
influx of strong tenancy, investors are always looking to 
grab their piece of space within the corridor. As an example, 
L3 Capital, which focuses its strategy on “location, location, 
location,” closed on the 8,195 square foot retail space 
located at 34 Gansevort, tenanted by Rebecca Taylor in the 
second quarter of 2016 for $19.5 million, purchasing from 
Sitt Asset Management. 

While the Meatpacking Corridor is still emerging on an 
international level, it may reach critical mass with the 
completion of the huge Hudson Yards development to the 
north, with crowds of visitors flowing to and from Hudson 
Yards along the High Line. 
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Walnut Street refreshes its tenant mix as 
more Millennials flood Center City

The tenant mix along the Walnut Street corridor, Philly’s 
highest-demand existing retail corridor, continues to 
diversify to serve a growing residential population in the 
Rittenhouse Square neighborhood and adjacent areas. The 
area continues to be Center City Philadelphia's main hub 
for luxury-lite apparel and has recently welcomed additions 
to this segment including Rag & Bone to complement 
existing tenants Vince and Intermix. The most recent 
tenants have met demand for more convenience shopping, 
(i.e. Snap Kitchen, Target), health & wellness (i.e. Flywheel, 
sweetgreen, SoulCycle), and restaurants and bars, 
appealing to the millennial generation that comprise 40.0 
percent of Center City’s population. The Walnut Street 
corridor’s strong reputation, walkability and prime location 
in Center City has made it a draw for online retailers looking 
to make a splash in the physical world like Warby Parker, 
Indochino, My.Suit and Bonobos. 

Rising rents have caused both local and large-format 
national retailers, such as Forever 21 and Target, to refocus 
attention on Chestnut Street, where more affordable rents 
and larger floor plates are still to be found. With Walnut 
Street’s near-full occupancy, the only new space 
opportunities are in redeveloped buildings or new 
construction. As a shopping corridor close to the central 
business district, residential areas, and major tourist

destinations, the area's retail caters to all three, and all 
three segments are growing. In fact, Philadelphia saw a 
record number of visitors in 2015, and the best hotel 
performance in more than a decade. The adjacent office 
submarket has welcomed several notable new tenants, 
decreasing vacancy, and more are on the way, creating a 
larger market for lunchtime dining options and 
convenience shopping. The residential population in the 
core of Center City has grown 7.5 percent since 2010 and 
27.0 percent  since the year 2000.

With the heightened attention placed on Walnut Street, 
construction projects and redevelopments are increasingly 
undertaken by interested investors trying to capture the 
market. With few opportunities on Walnut Street itself, the 
corridor is experiencing sprawl, with developers already 
taking steps to reposition buildings off of Walnut Street, 
particularly along and near Chestnut Street where 
floorplates are larger and can therefore accommodate 
some of the retailers that have circled the market but been 
unsuccessful in securing space. MM Partners recently 
purchased a two-story 10,000-square-foot building at 33-37 
S 16th for $6.5 million, while Post Brothers closed on two 
properties along the 1500 block of Chestnut for $45 million 
early last year. With the continued popularity of the corridor 
and the growing twenty-something population, this type of 
development is anticipated to continue. 
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Market East’s vibrant location and 
development will draw more retailers 
and consumers in coming years

Market East is on the verge of a major repositioning that is 
years in the making. Long anchored by Macy's (previously 
Wanamaker's), the area had otherwise languished due to 
blighted buildings, vacant lots, and a failed inward-facing 
mall. Goldman Properties focused efforts to re-tenant 13th

Street with mostly local concepts, creating buzz to entice 
national retailers. Now, the area is seen as the best area to 
supply Philadelphia's growing CBD with larger format 
retailers, as well as traditional retailers which are looking 
for more affordable options than the Walnut Street 
corridor. Market East welcomed Center City's first Target 
last year, and interest is strong from previously suburban-
focused retailers looking to tap into a swelling millennial 
and empty nester population. The first three tenants signed 
at the East Market project - MOM's Organic Market, Design 
Within Reach, and Iron Hill Brewery - indicate the trajectory 
for the near term. These will be the first urban core 
locations for both MOM’s and Iron Hill. 

The corridor sits between two of the largest visitor nodes: 
Independence Mall attractions and the Pennsylvania

Convention Center, which also houses Reading Terminal 
Market. Convention business is up as is visitation to the 
historic sites. More critical than either of these is the sharp 
increase in Center City population - up 27.0 percent since 
2000 - as well as median household income, which is now 
comfortably above $120,000 east of Broad Street. The 
corridor also sits on top of the city's busiest subway line 
and one of its three regional rail hubs, expanding retailers' 
catchment to include commuters. 

With nearly one million square feet of new or renovated 
retail space delivering between 2017 and 2019, leasing 
activity is achieving a pace not seen in decades. Two major 
developments transforming a total of four city blocks are 
attracting tenants across categories that would not have 
considered the corridor a year or two ago. Dozens of new-
to-market tenants associated with these projects are 
anticipated, as well as additional or flagship locations of 
existing retailers and new concepts from homegrown 
restaurateurs. Retail real estate sales are likely to pick up as 
the area solidifies as a major retail hub. In the short-term, 
older structures on the strongest blocks may attract 
interest from developers looking to build out spaces 
capable of attracting national tenants.  
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Union Square retailers shift north into 
Apple's orbit

The Union Square corridor, which once included high-end 
locally-owned boutiques, has shifted in recent years to 
feature more national brands. The Apple Store opening in 
2016 has attracted foot traffic to the north side of the 
square in the vicinity of the retailer's newest West Coast 
flagship. DSW, which moved from the north side to a larger 
space in the south side, has reportedly experienced 
decreased sales due to Apple's draw north. Meanwhile, 
luxury tenants are still attracted to consistent crowds the 
square promises and retailers like Harry Winston are 
choosing to open in the corridor. 

Locally-owned stores are finding it difficult to pay 
historically-high rents and are choosing to shutter Union 
Square locations or opt for a nearby, lower-cost corridors 
like the Tenderloin or Mid-Market. In some cases, high-end 
retailers like Prada are closing standalone stores in favor of 
selling wares via high-end department stores already in 
place, such as Neiman Marcus or Saks Fifth Avenue.

Following rising prices and record-breaking tourist visits, 
retail property pricing has reached peak levels in the 
square, creating a competitive buying landscape. Property 
investors are recognizing the growing boundaries of the 
Union Square corridor and are looking to purchase 
properties on its edges with the intent to transform them 
into retail and dining destinations. The influx of foreign 
capital has brought additional competition for assets. The 
majority of current property owners in the corridor are 
families with long histories of ownership and little incentive 
to place these trophy assets on the market. Union Square 
will remain a top choice for high-end and national retailers 
looking to capture international tourist dollars. The 
challenge for property owners will be in maintaining these 
high rents in periods of economic contraction. Expect tight 
market conditions and high rents through at least year-end 
2018, with some flattening of market fundamentals by 2019 
and into 2020.

Pac Heights’ residential charm still lures 
luxury lite retailers to Fillmore

The Fillmore corridor revolution began eight years ago and 
is in full force today. It is located in Pacific Heights, one of 
the most expensive residential neighborhoods in San 
Francisco. With an average household income of $147,550, 
the area’s residents are eager for boutique retail 
experiences. Young locals and visitors flock to the trendy 
neighborhood in search of the cool new boutique or 
restaurant. National retailers like IRO and Verve are 
entering the corridor in 2017, joining predominately luxury 
lite tenants like Alice & Olivia, Joie, and Scotch & Soda. 

Given the appeal of the corridor, leasing should remain 
competitive with few opportunities for new entrants today. 
Some tenants have opted for direct take-overs of existing 
stores that never came to market, such as Rag & Bones' 
current location which was previously a laundry mat. 
Formula retail regulations are making it difficult for national 
and international retailers to enter the area.  The majority 
of retail space is found in the ground floor of residential 
properties, so investors must be keen on multifamily 
fundamentals when pricing out deals.
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Formula retail regulations

Formula retail regulation is unique to San Francisco and meant to protect local retailers from large national chains. 

Store locations that are designated as "formula retail" have additional restrictions, limits and requirements. Retailers 

earn this designation when they have more than ten locations worldwide and maintain two or more of the following 

features: a standardized array of merchandise, a standardized facade, a standardized decor and color scheme, 

uniform apparel, standardized signage, and a trademark or a servicemark.
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Hayes Valley proves to be a tight 
retail market

Hayes Valley captures the perfect mix of upscale locals and 
visitors attending performances at nearby venues like 
Symphony Hall and the Performing Arts Center. With home 
values nearly 32.0 percent above their previous peak in 
2008, the neighborhood is one of the most desirable in San 
Francisco. The SF JAZZ Center opened to much fanfare late 
2013, and builds upon the vibrant arts culture that defines 
the eastern edge of this neighborhood. 

National and international retailers are eager to find space, 
with well-known brands like Kit & Ace, Warby Parker and 
Marine Layer first to the draw. Leasing is competitive, with 
few spaces left to rent, though Kit & Ace has since closed all 
stores nationally. Retailers who can’t find available or 
desirable space are locating adjacent to the trade area. 
Continued residential development within the area and in 
nearby neighborhoods, such as Mid-Market, is increasing 
foot traffic to the corridor. Retail property owners recognize 
the dynamism of the area and are thus holding onto 
investments. Interested investors can expect competitive 
pricing for the rare properties that do come to market.

Athleisure and fitness find opportunity in 
the Marina

The tenant mix in the Marina has long encompassed a 
unique assortment of neighborhood retail and restaurants, 
along with a handful of national chains. Today, more 
national retailers have entered and pushed some locals 
out. The corridor has seen a spike in athleisure stores and 
boutique fitness studios, including lululemon, Athleta, Lucy, 
Nike and Soul Cycle.  Retailers that once sought out space 
in the Hayes Valley or Fillmore corridors now look to the 
Marina with its similar demographic base. Available retail 
spaces are typically small footprints, two or three story 
projects or ground floor multifamily anchors. 

While there is a constant stream of tenant attention in the 
area, there is rare opportunity for investors at present 
within the corridor, with retail properties slow to trade. The 
steady increase in both retail and residential rents 
throughout the corridor are reflected in asset prices. 

Source: CC 2.0 Warby Parker
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High rents in the University Avenue

corridor keep retailers at bay

The current tech expansion is changing the retail 
landscape throughout Palo Alto, pushing out locally 
owned retail stores and replacing them with non-chain 
boutiques that cater to the Millennial generation along 
with a surprising number of home goods stores including 
Restoration Hardware, West Elm, Rejuvenation and Flor. 
The high rents in downtown Palo Alto are now as much as 
$120 per square foot thanks to office demand. This is up 
from $65 per square foot four years ago. With market 
conditions favoring landlords and rents remaining high, 
stiff retail competition is the name of the game in 
this corridor.

Young tech executives have been slowly rooting 
themselves near downtown while the influx of overseas 
tech talent has brought more cultural diversity to the 
region. Most new development has been mixed-use 
construction as landlords look to create "live, work, play" 
environments, attempting to capture the increased 
daytime pedestrian and commuter traffic. 
Earlier this year a development cap was instituted on 
specific regions of the city, limiting the net new office

development to 50,000 square feet annually. New 
commercial development proposals are being scrutinized 
by city council and planning officials, making Palo Alto a 
difficult submarket in which to build. 

The retail property cost per square foot is among the 
highest in the Bay Area with many sale transactions 
landing over $1,500 per square foot. Future investment 
activity will be limited given that landlords typically hold 
assets for the long-term and are predominantly small 
private owners.
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Pike Street corridor unchanged, while 
nearby neighborhoods are transformed

The Seattle metro serves as home base for many retailers 
including Starbucks, REI, Amazon, Costco and Nordstrom. 
Because of this, the city gets more than its fair share of 
buzzworthy retail, like the huge Starbucks Roastery, the 
cashierless Amazon Go and the first Amazon bookstore. 
Within the Pike Street corridor, the tenant mix has 
remained a stable collection of mostly restaurant and 
apparel. Positioned between two key business zones, the 
corridor serves traditional office workers in Seattle’s 
central business district as well as the tech workers of 
South Lake Union, where Amazon has located its growing 
corporate campus.

Nordstrom last year renovated its flagship department 
store to include more stores within stores, a pop-up shop, 
improved first-floor street access, and a flower shop and 
café to activate a lively streetscape along Pine. Louis 
Vuitton’s store within a store has both entrances from 

within Nordstrom and along Pine Street. A proposed 
redevelopment of Rainer Square would result in 91,000 
square feet of retail space at 4th Avenue and Union Street, 
below a 50-story office tower and a 200-room luxury hotel. 

Retail activity on Pike Street has seen an expansion to the 
east toward the residential population in the Capitol Hill 
neighborhood and the new restaurants that have opened 
there. The opening of Starbucks Roastery on Pike Street in 
2014, just east of the corridor boundaries, also helped shift 
the corridor core.
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Creative workers and residents come to 
Bloor Street corridor

Some retailers face a dilemma. Do they open a prominent 
flagship within the Bloor Street corridor or choose a mall 
location and escape the cold of the Canadian winter? Many 
choose the former option, despite the high rent and winter 
chill. That’s because the Bloor Street corridor, especially 
the so-called Mink Mile, is the Toronto shopping 
destination, providing prime brand exposure within the 
nation’s most expensive retail corridor. Some retailers opt 
for the more expensive two-store strategy, which keeps 
both a brand presence on Bloor while also capturing the 
dollars of mall shoppers.

The Bloor Street corridor is adjacent to the affluent Yorkville 
neighborhood. Many Yorkville residents patronize Bloor’s 
luxury retailers, but the demographics of shoppers is 
changing. Entertainment and advertising agencies, such as 
INK Entertainment, EP Canada, and BBDO, are choosing to 
locate within the corridor, bringing with them a younger 
working population. New office and multi-family 
construction also promises young workers and residents. 
One Bloor East, a mixed-used, 76-story development will 
fully open in 2017 and includes 85,000 square feet of retail. 
The high rise’s retail podium was purchased by First Capital 
Realty for CAN$189.2 million cash in Q4 2016, and will be 
home to Canada’s first Nordstrom Rack, opening in 2018. 

High rents and shifting demographics are sparking some 
retailers to look to alternative streets. Luxury French retailer 
Chanel, for example, is set to relocate from Bloor Street to 
100 Yorkville Avenue in the first half of 2017.

Queen Street West’s development 
restrictions preserve a neighborhood feel 

Like many emerging corridors, Queen Street West is 
feeling the pressure of higher rents that comes with a rise 
in popularity. For example, the American Apparel store is 
looking to backfill its space with pricing at CAN$60 per 
square foot, a large increase over prior years. In fact, 
rents in the area have been known to reach CAN$85 per 
square foot. 

Queen Street West faces the limits of development 
restrictions aimed at preserving the authenticity of its 
storefront environment. Due to these restrictions, the 
growth that other markets experience from office or multi-
family development is limited. Yet, Queen Street West 
continues to see its retail area expand, with new activity 
west of Bathurst Street, including popular luxury lite brand, 
Kotn along with longstanding independently owned 
boutiques, cafes and restaurants.

The Queen Street West corridor is known for appealing to 
younger shoppers. The three-story Drake General Store 
flagship, which opened in 2016, boasts a mix of classic and 
modern goods, with an emphasis on Candaian designers. 
At the corner of Abell Street and Queen Street West, the 
store is twice the size of its previous location. 
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International and luxury retailers flock to 
the Robson Street corridor

Investors and tenants alike are recognizing the growing 
importance of Vancouver on the international retail stage. 
In particular, Robson Street, the city’s most prominent 
existing retail corridor, is seeing particular sprawl within 
Vancouver. Its transformation into a high-end shopping 
destination took place over the past 10 years. Where once 
sat a 7-Eleven and Dollar Tree at the corner of Alberni and 
Thurlow, within the corridor, five years ago, now stands 
international designer brands Prada and Burberry, adding 
to a growing list of luxury and luxury lite retailers in the 
area. While Robson Street itself was formerly the luxury 
node of Vancouver, luxury tenants have since migrated to 
Alberni, making way for luxury lite and high price point 
tenants such as Nike, L’Occitane, and Aritzia, which recently 
expanded its footprint on Robson Street.

Retail tenants that once focused on locations strictly on 
Robson Street, now look to the entire corridor which has 
seen an influx of retailers and foot traffic. Alberni Street, 
known as Luxury Row, is truly ground-zero for luxury 
shopping in Vancouver with tenants like Moncler and Yves 
Saint Laurent. Alberni has seen construction and growth as 
new entrants make moves in the market. Kingswood
Capital Corporation recently built a 6,200-square-foot 
space intended exclusively for luxury retailers, taking over a 
small grove of cherry blossom trees. Luxury jeweler Van 
Cleef & Arpels is set to open on Alberni Street within the 
year. Many retailers are choosing locations just off Alberni, 
getting as close as possible to the location, with few or no 
options on the street itself, and those availabilities are 
priced at premium rates.

South Granville attracts lifestyle retailers

The South Granville corridor, once characterized strictly by 
local restaurants, galleries and boutiques, has begun 
attracting international retailer names. Now evolving as a 
hub for home décor and kitchenware, retailers here include 
Pottery Barn, Restoration Hardware, West Elm and 
Williams-Sonoma, along with a slew of independent 
furnishing boutiques. In the summer of 2016, Le Creuset 
joined the tenant mix with its eighth Canadian location. 
Kohler opened its first Canadian Kohler Signature store 
here, with 5,000 square feet of displays with working water 
and electric features. The growing roster of lifestyle brands 
is well suited to meet the needs of its educated and affluent 
workforce. With new employers to the city comes new 
opportunities to reposition retail properties to suit the 
shopping desires of new family residents that prefer to live 
outside of the urban core. 
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Iconic brands gravitate to old school DC 
vibe of M Street corridor

As a major artery of affluent Georgetown, M Street is one of 
the city’s premier existing corridors. Average household 
incomes in adjacent neighborhoods upwards of $115,000 
has kept it a destination for luxury shoppers. Luxury and 
luxury-lite price point apparel and accessory brands like 
Coach, Kate Spade and Tory Burch line the corridor, 
attracted by the $1.5 billion in disposable income within a 
one-mile radius. 

M Street’s reputation as a culturally rich, walkable corridor 
has drawn online retailers like Warby Parker and Birchbox. 
The area also fosters creativity and entrepreneurship. 
Several brands were born on or around M Street, including 
Bluemercury, Georgetown Cupcake and sweetgreen. The 
corridor is also home to Georgetown Park, a 315,000-
square-foot urban mall that houses major national retailers 
including J. Crew, H&M, Forever 21 and Anthropologie. This 
longstanding popularity in the corridor attracts investors 
looking to get in on the action when they can. Acadia, for 
example, increased its stake in the 300,000-square-foot 
Georgetown Renaissance portfolio in second quarter of 
2016, which is co-owned by Eastbanc and Jamestown.

A handful of M Street’s luxury retailers have trickled into 
CityCenter, downtown DC’s luxury mixed-use development. 
Rising rents in the M Street corridor have also pushed the 
conversion of some of the area’s restaurants into retail 
locations. New local eateries are taking advantage of 
comparably lower rents on the corridor’s side streets. The 
redevelopment of Latham Hotel by Thor Equities will create 
a 27,000-square-foot flagship retail location, boutique hotel 
and high-end restaurant. 

Youthful 14th Street corridor garners 
national attention 

The 14th Street Corridor is one of the city’s youngest, most 
vibrant emerging corridors and sought after 
neighborhoods. Its youthful population – 73.0 percent are 
under the age of 44 – with a moderately high average 
disposable income has made it a hub for nightlife, 
restaurants and bars. Trophy and Class A multifamily 
development has boomed in the corridor with 51.0 percent 
of the 6,100 existing or under construction units built since 
2010. New multifamily developments like the Louis, the 
Harper, the District, Elysium and 13th | U the have helped 
accelerate retail and will continue to drive diversifies 
retailer demand and thus rent growth from 14th Street east 
to Shaw.

Retail tenants along 14th Street consist mostly of 
restaurants and locally-owned stores. Four of the largest 
seven tenants are restaurants or bars. Eateries like Le 
Diplomat, Pearl Dive and Barcelona, to name a few, line the 
corridor which has become an F&B destination. Shake 
Shack has now opened and Jinya Ramen Bar, a trendy 
Japanese eatery based in California, is coming soon. 

The corridor has fewer global or national chains than 
others, however the number is growing. New arrivals 
include Shinola, Madewell, lululemon, Filson and J.Crew
Men's Store, which all have a target demographic of young 
twenty and thirty-somethings. As more name brands 
migrate to the corridor, some of its trendy restaurants may 
be pushed out when rents increase.
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Metro Center draws tourists and 
local shoppers

Retail demand in Metro Center is driven by commuter and 
tourist traffic. The corridor is well-positioned between two 
major attractions, the White House and Chinatown.  
Nearby hotels such as JW Marriott, Willard Hotel and 
Marriott Metro Center as well as the Metro Center station’s 
role as a major Metrorail transfer point all combine to 
boost activity in this hub.

The corridor is home to twice the percent of global and 
national brands than Georgetown. Metro Center is where 
people go to shop at well-known brand stores, especially 

discount fashion retailers like Forever 21, Saks OFF 5th and 
H&M. Sephora will open its second DC location in the 
corridor this year. Metro Center is also home to key 
entertainment and dining destinations including Mastro’s
Steakhouse, MXDC and Warner Theatre. Old Ebbitt Grill, a 
popular tourist destination, was listed as the 5th highest-
grossing restaurant in the U.S. in 2016.

First floor and below-grade office space that historically 
was occupied by law firms will continue to come back to 
the market over the short term and be reintroduced as 
retail space, delivering more options for retailers and a 
likely rent ceiling in that neighborhood over the next 
few years.
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