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Summary: Just how good is your intuition? Are you willing to gamble $2 mil-
lion to $3 million on a carwash investment based on a hunch or someone else’s
opinion? American Carwash Valuations Counselors, a California-based
appraisal firm, was faced with picking the right site for a large full serve. We've
outlined the potential sites and variables to provide an interesting test of your
ability to assess risk and pick a winner; then we show you the choice that was

made and the reasoning behind it.

By Steve Herron and Jeff Key

[ o matter how you roll the dice,

an investment in a carwash is a
" big gamble. As the level of com-
petition increases, the stakes get higher.

Political barriers to entry are formida-
ble as well. The few remaining vacant
sites that have “Class A” potential may
come with astronomical prices that
make financial success next to impossi-
ble. Insurance anyone?

Not long ago we had a call from a cus-
tomer who had tied up two potential
sites but wanted to build only one large
full-service carwash. He engaged us to
help him determine which was the best
choice. Which one would you pick?

The sites: aookat

population, traffic, household income
and other variables

The site fronts on a street called Dou-

glas Avenue that carries 30,000 vehicles
per day. The mid-block site is four lots
east of the intersection of Grove Avenue,
with another 15,000 vehicles.

The developer could find interest
from only one major gasoline compa-
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The $3 million gamble | :

A case study and analysis of choosing a full-serve site.

ny — Texaco. Others contacted weren’t
interested.

However, there is already a Texaco
service station on the corner with a
small, rollover carwash, so this site
offers no opportunity to obtain major
gasoline branding.

The site itself lacks frontage. It is a
deep-lot configuration, a definite nega-
tive. There are no major office complex-
es in the immediate vicinity and very
few apartment buildings.

To the site’s benefit, however, the pop-
ulation within one mile is 12,000 people,
which increases to 80,000 people within
three miles. There is new single-family
development all around.

and the average
home prices are well
above $200,000.



While the nearest freeways are two
miles away, the
two major shopping centers with
supermarket and drug store anchors.
There is only one existing competitor
within three miles and another under

intersection has

and average home prices are well
above $200,000.

Site 2 astboroug
This site is just 100 feet south of the
intersection of 21st Street, not 500 feet

construction.

like the Vickridge parcel.

The demographics are exciting.

Average household income is $75,000,
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Tt has almost double the traffic count
on the fronting street, Rock Road, at

27,000 cars per day, and 21st Street has
30,000 cars. Unfortunately, both streets
have medians — there is no left-turn
possibility into the site.

A Shell station is on one corner,
Mobil on another and Exxon on a third.
Texaco is eager to join in the competi-
tion and willing to sign up at this loca-
tion, but is not interested in participat-

ing in the investment.
- Diagonally across the intersec-
 tion is a major new health club
1 with interesting cross-marketing
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i: - possibilities. There are several
large office buildings in the area,
L so daytime population density is
. impressive. There are also five

. restaurants within a block.
| On the other hand, the popula-
~ tion within one mile is 6,500

las Drive, 45 mp

people, about half that of the
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Vickridge site. The density
’ ~ increases to 85,000 people with-
| in three miles, roughly similar
to Vickridge.

The average housing value in
the one-mile radius is lower at
$120,000, but average household
income is still reasonably good
at $67,000. The nearest freeway

Eastborough Ioéatio

is only one mile away. There are
virtually no competitors within
one mile and only one competi-
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tor in three miles.
(Continued on next page)
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