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From:   Chris Tommerdahl <ctommerd@gmail.com>
Sent:   Tuesday, June 27, 2017 10:56 PM
To:     Angela Birchett
Cc:     Jason Sullivan
Subject:        email to Commissioners
Attachments:    GIS_Map_MorganPropertyAeri.pdf; 
GIS_Map_MorganPropertyRezo.pdf; Wegmans, Sprouts, Lidl_ New 
Triangle grocery stores will bring better prices, change _ News & 
Observer.pdf

Categories:     CityView Planning Attachment

Angela and Jason,

I just sent an email to each of the Commissioners to follow up after the public hearing. Please 
find the text below. FYI the two map attachments were taken from the county website for this 
proposal.

Thanks!
Chris

---------------
Dear Commissioners,

I want to extend a huge thank you from all of my neighbors in Polks Landing. We are so grateful to be part of the 
discussion that will determine the future of our neighborhood and we truly appreciate the time that all of you have 
devoted 
to reading our comments and listening to us.

We estimate that at least 80 of our neighbors were able to attend last Monday night's meeting; given that there are only  
155 homes in Polks Landing, it is exciting that so many of us are committed to participating in this conversation!

There are a few items we wanted to follow up on from the public hearing:

1) Sidewalks. The discussion at the end was somewhat ambiguous and seemed to allude to a sidewalk into our 
neighborhood. As far as we know from previous discussions with the developer, this sidewalk will only border their 
own 
property and will essentially be a 'sidewalk to nowhere' from 15-501 part way down Polks Landing Road. We fear that 
with the influx of cars that a strip mall would bring, we would no longer feel safe walking on Polks Landing to even 
get to 
this sidewalk; it appears that the sidewalk is acting as a bargaining chip.

2) Water. It remains unclear where the stormwater runoff from the outparcels will go. Will it be diverted to the 
stormwater facility? How will they grade the land so that the water will go around the 'corner' of their site (from the 
lower 
end to the top of the '7' shape)?

The developer explained how the stormwater management system would capture all of the water and hold it for slow 
release. These facilities are only required to hold water for several days and are not required to control for nutrient 
pollution or turbidity. It seems disingenuous to suggest that water would be as clean when it exits as it was when it fell 
as 
rain after such a short time.
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Currently, the site is mostly vegetated and much of the water is able to infiltrate the soil. We would like to point out 
that 
the proposed impervious surface area would drastically increase the amount of stormwater runoff and their facility 
would 
therefore capture and release a much larger volume of water than the existing pond does. Although the facility would 
manage the speed at which this water is released, this greater volume of water would all end up passing through the 
streams in Polks Landing. Introducing more water into these paths would further exacerbate erosion and degrade 
habitat 
due to channelization and increased sediment load.

3) Impact on Neighbors. There was a lot of discussion about buffers on Monday night but no matter how tall the wall, 
this proposed development is still going to impact a lot of homeowners. I don't know about you, but looking out at an 
8 ft 
high concrete wall in my backyard would make me feel uneasy. We bought homes in Polks Landing for the natural 
surroundings, not to feel like we're in prison (!).

It is compelling to compare the site plan to that of the other nearby business areas (see attached GIS maps from the 
proposal). This site abuts two dozen homes, more than any of the other shopping areas, and it isn't even particularly 
large. 
The way that it wraps around Polks Landing creates the maximum impact on existing residents. Notice that Polks 
Village 
and Harris Teeter are both on lots that more closely resemble a square. This allows the stores to be situated on the road 
at 
the front so that the buildings won't be as close to homes. In contrast, the proposed site is shaped like a 7 so that the 
store 
has to be shoehorned into one of the sides. Admittedly, the developer has been very creative in squeezing everything 
in, 
but this is not in character with the other stores in our area and it is definitely not conducive to maintaining privacy 
and the 
quality of life of Polks Landing residents.

4) Complementary Uses. In bringing up the idea of competitive vs. complementary uses, we postulated that another 
grocery store would merely shift tax revenue from the existing grocery stores nearby. Morgan Property Group 
suggested 
that their proposal would instead be complementary because it would benefit the Polks Village shopping area.

Polks Village was originally approved as a sister development to Williams Corner. This plan has clearly not come to 
fruition as proposed and bailing out one mismanaged idea with yet another shopping center sounds like the perfect 
recipe 
for strip malls and blight. Before doubling down on more retail at Polks Landing, should we consider that the sub-
optimal performance of Polks Village might indicate that the demand for more retail is weaker than they claim?

5) Competition. I've had personal communication with Unison Realty, the company that recently acquired the Chatham  
Crossing (Lowes Foods) shopping center in March 2016, and I know that they are extremely concerned about further 
competition in the immediate vicinity. Walmart and Harris Teeter are each within one mile of their location. All three 
of 
the grocery stores near Polks Landing are on the east side of 15-501.  If there is an advantage to being on the 'going 
home 
side' of 15-501, it seems somewhat unfair to 'change the rules' and allow a new shopping center on land that previous 
investors had respected as residential zoning. The two approved sites that are hoping for grocery stores on the west side 
of 
15-501 are farther to the south (Briar Chapel mixed use at Andrews Store Road and Fearrington Place) and would not 
compete quite as directly with the existing stores. At a recent meeting, Lee Bowman confirmed that Briar Chapel is in 
discussions with several grocers for its new retail area. Morgan Property Group's TIA even notes "Fearrington Retail is  
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expected to consist of a grocery store and retail development." Fearrington Place has taken a long time to build and 
approving a sixth store along a 5 mile stretch of 15-501 could impact the site's viability, attractiveness, and value.

Grocery chains are highly motivated to enter our area because there is fierce competition as regional stores jockey to 
increase their foothold in the Triangle (see recent article from the 
N&O: http://www.newsobserver.com/news/business/article154006074.html). Grocers are willing to risk money to enter  
these new markets as part of the price of doing business; are we willing to risk the character and quality of the land 
where 
we live to indulge these businesses' battles? Unlike a financial risk, once an area is rezoned and developed, the effects 
on 
the land cannot be reversed. With such strong competition among grocers, denying the rezoning proposal for the Polks 
Landing property is unlikely to scare any of these chains away from Chatham County.

During the June Board of Commissioners meeting, we heard from Mr. Jeff Surrency of Morgan Property Group that 
their 
tenant desires to directly compete with Harris Teeter. They've seen how profitable that location is and want "a piece of 
the 
pie." From the county's perspective, this sounds like it would merely shift tax revenue from one store to two. If this is 
the 
goal, then why not put the proposed store at Williams Corner across Lystra Rd from Harris Teeter so that the two 
stores 
would be on even footing?

Mr. Surrency went on to say that their tenant's target demographic is the upper middle class. They are not proposing 
making food more affordable for those who can't afford it. Are the imperceptible benefits of increased competition 
(say, a 
difference of pennies on a jar of peanut butter) worth changing the character of our community? Although the 
Williams 
Corner site or the other commercial sites along 15-501 may be more expensive for the developer, we urge you to 
weigh our community's quality of life against the bottom line of a developer from Charlotte and a grocery company 
headquartered in Florida as you make your decision.

Protecting the interests of homeowners and businesses who have already invested in our area would send a strong 
positive 
signal that our county respects investors who are willing to work within the framework of growth that we have laid 
out.

Polks Landing has stood the test of time and is still a desirable place to call home decades after it was built (in fact, 
there is 
an original resident who still lives here, 40 years after buying her home!). We truly don't know what retail will look 
like in 
the future, and trends show that we can no longer use historical models as accurate predictions. If we already have an 
adequate number of grocery stores available in convenient locations- with plans to build two more already in the 
works- 
why should we throw our neighborhood's vitality out the window for one grocery chain's 15 minutes of fame as the 
new 
store on the block?

We understand that our county is growing and that it would be unrealistic to request to freeze our small corner of it in 
time. However, the use that we envision is one that respects and maintains the natural integrity of Polks Landing; a big 
box 
strip mall does not fit this description. While it is up to developers to bring local, innovative options to the table, our 
county has nothing to lose by waiting for better proposals to surface.
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I realize that this turned into quite a long read, but there were a lot of ideas that surfaced on Monday night. Thanks 
again 
for your time!

Sincerely,

Chris Tommerdahl
107 Polks Trail
Chapel Hill, NC 27516
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JUNE 02, 2017 11:42 AMBUSINESS

Wegmans, Sprouts, Lidl: New grocers spark store wars
BY DAVID RANII
dranii@newsobserver.com

Get ready to reap the benefits of a whole new level of competition among the Triangle’s grocery stores.

The competitive fires are being stoked by an invasion of new supermarket brands – Publix, Wegmans, Sprouts Farmers Market and Lidl – that already
have begun vying, or soon will be vying, to become your new go-to store.

Economics 101 dictates that’s good for consumers.

[READ MORE: Wegmans coming to Raleigh]



 



ADVERTISING

Learn more

Sprouts Farmers Market grocery opens into Raleigh 0:12
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“You’re going to get better prices,” said supermarket industry analyst Phil Lempert, who’s also editor of the SuperMarketGuru.com website. “You’re
going to getter better stores. You’re going to get better assortment. You’re going to get better service. All of those.”

But there’s a downside as well. Your favorite neighborhood supermarket may not survive the upheaval.

“There will be some casualties,” said David Livingston, a Wisconsin-based supermarket analyst who helps grocers identify and evaluate new store
locations.

Livingston predicts that the region’s entrenched grocers will also feel the impact of new competition on its existing workforce.

“What is further damaging to these chains is companies like Wegmans and Publix, they’re going to attract the best employees (from) the competition
because they’re really good employers,” he said.

The influx of new supermarket chains comes at a time when some of the region’s top grocery chains already are seeing their market shares eroding as
a result of new competition, according to Chain Store Guide.

Three of the top four grocers in the Raleigh market – Walmart Supercenter, Food Lion and Kroger – lost market share from 2014 to 2016 while Sam’s
Club, Costco and Publix posted gains with the benefit of new stores. No. 3 Harris Teeter maintained its market share during that span after adding
two stores in the Raleigh market, which Chain Store Guide defines as Wake, Johnston and Franklin counties.

In the Durham-Chapel Hill region that includes four counties – Chatham, Durham, Orange and Person – market leader Walmart Supercenter lost
market share over the past two years but the next three in line – Food Lion, Kroger and Harris Teeter – gained.

[READ MORE: Harris Teeter opening gas stations in Triangle]

Preparing for the onslaught

Some of the Triangle’s entrenched supermarket brands have been taking steps to up their game as the competition heats up.

A few years ago Lowes Foods shuttered its poorly performing stores in the area and remodeled others for a more upscale look. Last year Fresh Market
launched a new look as well, and this year Aldi announced it would spend $1.6 billion to upgrade 1,300 U.S. stores, including some in the Triangle.

Meanwhile, Harris Teeter has added fuel centers selling gasoline at select locations. And Harris Teeter and Food Lion, in a nod to the competition
emerging on another flank from the likes of Amazon and meal delivery companies such as Blue Apron, recently added home delivery services,
including for beer and wine.

The invasion of new grocery brands began in 2014 when Florida-based Publix, the nation’s largest employee-owned grocery chain, opened a store in
Cary. Since then it has opened three other stores – in Apex, Wake Forest and a second Cary site. Publix plans to open a third Cary store later this
year, and also intends to open stores in Raleigh and Durham in 2018. But the Durham site, which must be rezoned, faces opposition.

[READ MORE: Harris Teeter to deliver groceries in Triangle]

More to come

Publix spokeswoman Kim Reynolds said the chain is still looking for other sites in the region. “I expect more announcements will come down the
road,” she said.

Arizona-based Sprouts, which touts its selection of affordable natural and organic foods, entered the market in mid-March when it opened a store
along Falls of Neuse Road in North Raleigh. The 270-store chain, which is expanding in North Carolina and Florida this year after entering Georgia,
Alabama and Tennessee in 2015, has no definite plans for a second Triangle store but “growth in the southeast continues to be a priority for
Sprouts,” spokeswoman Erin Miller wrote in an email.

Next up is Germany-based Lidl, one of the biggest supermarket chains in the world with more than 10,000 stores worldwide.

Lidl intends to open a store in Wake Forest this summer, on the heels of five North Carolina stores scheduled to open June 15 – in Sanford, Rocky
Mount, Greenville, Kinston and Winston-Salem. It’s all part of Lidl’s aggressive plan to open 100 U.S. stores in its first year of operation here, and
there have been rumblings that other Triangle stores may be on the way.

Underlining its commitment to the wider region, Lidl has opened a nearly 1 million-square-foot distribution center and regional headquarters in
Alamance County.

Then there’s Wegmans, which hails from Rochester, N.Y., and has inspired a cult-like following. It has unveiled definite plans for four stores – one in
Raleigh, two in Cary, one in Chapel Hill – but hasn’t yet announced construction time lines or opening dates.

[READ MORE: Cary development with Wegmans moves forward]

“We’re also considering other sites in the Raleigh/Durham market,” noted Wegmans spokeswoman Valerie Fox, who added that the company is “very
choosy about our sites.”

http://www.newsobserver.com/news/business/+http%3A%2F%2Fwww.newsobserver.com%2Fnews%2Fbusiness%2Farticle133823864.html
http://www.newsobserver.com/news/business/article144444324.html
http://www.newsobserver.com/news/business/article146287254.html
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Four-year-old Peyton Gilreath of Raleigh munches on a green bean as she rides in the shopping cart with her mother at the new Sprouts Farmers Market grocery store on Falls
of Neuse Road in Raleigh.
Robert Willett - rwillett@newsobserver.com

Some Triangle consumers are eager to try out new brands.

Justin Johnson, 28, an antiques dealer who lives in Wake Forest, said he showed up for the grand opening of the new Sprouts store in North Raleigh
at the recommendation of his girlfriend.

“I heard they had good prices and a good organic section,” said Johnson, who agreed with that assessment and has been coming back to the store
once or twice a week ever since. “We eat mostly organic.”

Elizabeth Culver, 47, a retired social worker who moved to Raleigh from New Jersey two years ago, also has become a fan of Sprouts.

“I like the fruits and vegetables,” Culver said. “I think they are the freshest (of) all the supermarkets.”

That said, she also knows Wegmans and can’t wait for it to come to town.

“My daughter took me to Wegmans in New Jersey and I fell in love with it,” she said. “I’ll probably become a Wegmans shopper.”
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Geography plays a crucial role in the new brands’ arrival, as Wegmans has been expanding to the south while Publix has been making its way north.
Sprouts and Lidl likewise are expanding across the region.

“A lot of the retailers are looking at ways to expand their geography,” said Roger Beahm, executive director of the Center for Retail Innovation at
Wake Forest University’s School of Business. He noted that most grocery store chains are regional.

At the same time, however, the Raleigh market is highly desirable. Last year retail sales here rose here at the second-highest pace in the nation at 6.3
percent, more than double the national average of 2.5 percent, according to commercial real estate firm Marcus & Millichap. The firm projects that
retail sales in Raleigh will rise even faster, 6.5 percent, in 2017.

Smaller stores

Two of the new brands entering the market, Sprouts and Lidl, offer smaller stores than traditional supermarkets – as do chains such as Aldi, Fresh
Market and Trader Joe’s. Even Walmart has gotten into the act with its small-format Walmart Neighborhood Markets.

“Consumers are looking for a whole different kind of shopping experience,” said Lempert.

The Lidl prototype store in Fredericksburg, Va. The German company will open five stores in North Carolina on June 15 – in Sanford, Rocky Mount, Greenville, Kinston and
Winston-Salem. A Lidl store in Wake Forest will open a little later this summer.
Lidl - Courtesy

Smaller stores mean fewer products on the shelves. But, said Lempert, many consumers who are pressed for time have discovered that they don’t
need the 40,000 products offered by traditional-sized stores. Instead, they’d rather breeze in and out of a store that may not sell a wide array of
different types of olive oil but has selected a few that are highly appealing.

Many of these smaller stores also rely heavily on their own brands. For example, at Lidl stores, about 90 percent of the products will be the store’s
“premium private label,” said spokesman Will Harwood.

Quality store brands can be a major selling point with consumers.
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“You can buy the national brands at any of the retail grocery stores, but you can only get the private brand ... at that particular store, Beahm said.

Publix and Wegmans are in many ways more traditional supermarkets, but both are seen as well-run, formidable competitors with top-notch customer
service. Wegmans also has distinguished itself with its “grocerants,” which are restaurants within the store that offer dining on-site as well as take-out
meals.

“I wish every market (had) a Wegmans and a Publix across the country,” Lempert said. “It would be a much better place.”

Existing supermarket brands that want to thrive despite the competition will need to invest in sprucing up their old stores as well as building new
ones.

“The ones that can’t afford to invest in new brick and mortar will close older, less profitable stores and just keep open the ones that are maintaining
profit margins,” Beahm said.

That, he noted, is a no-win proposition over the long-term.

David Ranii: 919-829-4877, @dranii

GROCERY STORE MARKET SHARE

Here’s a rundown of the 2016 market share numbers for the top grocery stores/food retailers in the Raleigh market, which for this survey is
defined as Wake, Johnston and Franklin counties.

Store

brand

No. of

Raleigh

stores

2016

market

share

Walmart

Supercenter

18 20.1 %

Food Lion 62 18.6%

Harris Teeter 30 16.4%

Kroger 8 7.0%

Sam’s Club 4 5.3%

Costco 2 5.2%

Lowes Foods 15 4.7%

BJ’s Wholesale 4 4.3%

Target 12 3.4%

Whole Foods 3 2.5%

Publix 3 2.2%

Trader Joe’s 2 1.3%

Walmart

Neighborhood

Market

3 1.2%

Dollar General 39 1.2%

Aldi 7 1.0%

Dollar Tree 62 1.0%

tel:919-829-4877
https://twitter.com/dranii


6/27/2017 Wegmans, Sprouts, Lidl: New Triangle grocery stores will bring better prices, change | News & Observer

http://www.newsobserver.com/news/business/article154006074.html 6/8

Never miss a local story.
Sign up today for a 30 day free trial of unlimited digital access.

SUBSCRIBE NOW

Fresh Market 3 0.7%

Carlie C’s 4 0.6%

SOURCE: Chain Store Guide
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Star Wallace purchases fresh bell peppers at the new Sprouts Farmers Market grocery store on Falls of Neuse Road in Raleigh, N.C. Robert Willett -
rwillett@newsobserver.com
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