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PART ONE
20th CENTURY U.S. MALL

CENTRIC RETAIL FRAMEWORK
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TWENTIETH CENTURY U.S.
RETAIL EVOLUTIONFrom Downtown Shopping
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Killed By…

To The Department Store Era 
And 3,000 American Regional Malls
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Department Store  
Deconstruction And “Big Box” Retail

COMMODITY RETAIL
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The Resulting Market Share: 
“Big Box” Retailers Vs. Department Stores

The Resulting Market Share: 
“Big Box” Retailers Vs. Department Stores
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Commodity Retailers Vs. 
Department Store Market Cap ($B)
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ALL DEPARTMENT STORES

$142 ($98) Billion

$153 Billion

$57.5 Billion

$515 Billion

Annual U.S. Retail Sales as of January, 2020

$15 Billion
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Projected Department Store Closures
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PART TWO
21st CENTURY

U.S. RETAIL ALIGNMENT
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21st Century Retail Alignment
Two SEPARATE Retail Industries

85%                                        15%SPECIALTY 
RETAIL

PRIMARY
HH INCOME 

AND PURCHASES

DISCRETIONARY
TIME AND 
PURCHASES
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Highest price
Most convenient

lowest price
least convenient

DRUG 
stores

grocery 
stores

Discount
Stores

Category
killers

Warehous
e

stores

Convenien
ce

stores

E-tail

E-tail E-tail

COMMODITY RETAIL: 
PRICE Vs. CONVENIENCE EQUATION
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TRADITIONAL 
MALLS

OUTLET 
CENTERS

THEMED 
CENTERS & 

ATTRACTIONS
MIXED-USE &

OPEN-AIR 
CENTERS

HIGH STREETS

SPECIALTY RETAIL



U.S. Mall Ownership And Debt Financing 
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C. CASE STUDIES

PART THREE
E-COMMERCE & AMAZON
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U.S. Retail Sales Growth Rate

ANNUAL 
U.S.RETAIL 

SALES:

$5.35 
TRILLION
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eCommerce Share of U.S. Retail:
As of 1st Quarter 2020– 10.7%

U.S.  E-COMMERCE FACTS

eCommerce Represented 10.7% Of 
U.S. Retail Sales As Of Q1 2020.

U.S. eCommerce Sales  Grew By  
14.8% In 2019 To $605 Billion

Amazon Accounts For Approximately 
WHAT % of U.S Retail Sales?
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eCommerce Pandemic Sales Expansion

Source: U.S. Commerce Dept. – Quarterly Retail Sales Report; August Partners
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RETAIL SALES DISTRIBUTION  
2017 Pure –Play Online Retailer Sales And 

Percent of Total Pure-Play E-Commerce Sales

Source: national retail federation top 100 retailers chart, 2018, 
euromonitor

Amazon
$79.3 B (1.7%)
$49 B (0.74%)
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ALL DEPARTMENT STORES

$142 ($98) Billion

$153 Billion

$57.5 Billion

$515 Billion

Annual U.S. Retail Sales as of January, 2020

$15 Billion
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What is the Largest Retail 
Category Sold on the Internet ?

$210.7
$218.8

$227.0
$235.1

$44.7 $52.0 $59.7 $67.9
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17%
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TOTAL U.S. APPAREL SALES VS. ONLINE APPAREL MARKET SHARE

*Alteryx | **eMarketer.com | ***August Partners

Apparel

34.5%
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Apparel 

What is the Fastest Growing Non-Food 
Segment of Brick & Mortar Retail?

T.J Maxx, Marshall’s, Ross, H & M, Zara and Nordstrom 
Rack Are Opening Hundreds Of Stores Annually
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PART FOUR
Retail Construction Declining 

For The First Time In SIXTY Years

Malls (1960 – 1985)                                              Strip Centers (1985 -2010)          Future Construction  



1960 1970 1980 1990 2000 2010 2020

MALLS

Retail Construction In A Mature Market 
(Regional Mall Construction)

MALL
CONSTRUCTION

100 M sf

150 M sf

50 M sf



1960 1970 1980 1990 2000 2010 2020

OPEN AIR/ COMMODITY CTRS.

STRIP CENTER 
CONSTRUCTION

Retail Construction In A Mature Market 
(Strip Center Construction)

50 M sf

100 M sf

150 M sf



1960 1970 1980 1990 2000 2010 2020

MIXED-USE (Retail) & OTHERRetail Construction In A Mature Market 
(Mixed-Use and Other Retail Construction)

OTHER RETAIL
CONSTRUCTION

50 M sf

150 M sf

100 M sf



1960 1970 1980 1990 2000 2010 2020

Total Retail Real Estate Construction (est. sq. ft.): 1960-2020-Projected

MALLS OPEN AIR/ COMMODITY CTRS. MIXED-USE TOTAL

STRIP CENTER
CONSTRUCTION

OTHER RETAIL
CONSTRUCTION

Retail Construction In A Mature Market 
(Declining For The First Time In 60 Years )

MALL
CONSTRUCTION

150 M sf

50 M sf

100 M sf



1960 1970 1980 1990 2000 2010 2020

Total Retail Real Estate Construction (est. sq. ft.): 1960-2020-Projected Retail Construction In A Mature Market 
(Declining For The First Time In 60 Years)

TOTAL U.S. 
RETAIL CONSTRUCTION

150 M sf

100 M sf

50 M sf
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PART FIVE   
PRIMARY DRIVERS OF 

U.S. REGIONAL MALL INDUSTRY

DEAD DOMINANTVS
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A. Accelerating Department 
Store Obsolescence & Mall Failures 
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B. Bankruptcies 
And Landlord Purchases
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C. Commodity Retail Maturity:
Mature, Stable, and Here to Stay
C. Commodity Retail Maturity: 

Now Is A Mature “Low Growth” Industry

BUT…
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D. Shrinking Retail Footprint:
8.5 Billion SF To 5.0 Billion SF

ENCLOSED MALLS: 1 Billion SF STRIP CENTERS: 2.5 Billion SF



Retail In The Post Department Store (And Pandemic) Era     September 24, 2020

E. Discount And Fast Fashion

CHEAP 
FASHION
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F.  REITS AND CMBS 
MORTGAGES
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G. Financial Structures 
And Financial Engineering 



PART SIX
THE FUTURE OF MILWAUKEE’S MALLS 
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Q & A !!

Nick A. Egelanian
Founder & President
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