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TEAM

DCI
developmentconceptsinc

YEAR
2012

SERVICES
Market / Economic Analysis
Land Use Strategies
Redevelopment Strategies
Project Identification and 

Funding Strategies
Public-Private Partnership 

Facilitation

CLIENT REFERENCE
Mark Brinson, Director of 
Planning, City of Goshen, IN;  
574.537.3824
markbrinson@goshencity.com

INDIANA PLANNING 
ASSOCIATION OUTSTANDING 
PLAN - HONORABLE MENTION 
2013

CHALLENGE Goshen, the county seat of Elkhart County, who experienced 
the largest decline in employment of any county in Indiana 
during the 2007-2009 Recession. Local efforts to retain and 
attract industrial and manufacturing jobs was very much at 
the forefront of this Plan.

The initiative, funded by one of only 23 grants given by 
the EPA nationwide for Area-Wide Brownfield Planning, 
examined brownfield redevelopment, by organizing around 
key revitalization projects through a holistic process that 
integrated market-based planning, community engagement, 
environmental remediation, and partnerships between 
regulatory and funding agencies. 

The Plans approach for the 9th Street Corridor integrated 
transportation improvements, brownfield clean-up and 
residential/commercial development opportunities.  These 
efforts centered around a new 9th Street Greenway Multi-
Modal Train helping catalyze the various redevelopment 
projects within the Corridor.  

The 9th Street Greenway Trail Project is currently under 
design. Additional, brownfield properties are being assessed 
for reuse as future mixed-use residential/commercial projects.

PROCESS

SOLUTION

RESULTS

INDUSTRIAL CORRIDOR PLAN9TH STREET
GOSHEN, INDIANA

Illustration Credit (bottom): Urban Collage, Inc.

URBAN dESiGN & PLANNiNG
NEIGHBORHOODS & DISTRICTS
STREETS & PARKS
BUILDINGS & SITES
CORRIDORS & CENTERS
ARCHiTECTURE
HISTORIC PRESERVATION
MIXED-USE
SUSTAINABILITY

ENViRONMENTAL 
BROWNFIELD REDEVELOPMENT
SOIL & GROUNDWATER
ENVIRONMENTAL COMPLIANCE

ECONOMiC dEVELOPMENT
DEVELOPMENT PLANNING
BROWNFIELD RE-USE
ECONOMIC FEASIBILITY

ENGiNEERiNG
TRANSPORTATION &
WATER RESOURCE INFRASTRUCTURE

ECOLOGiCAL dESiGN
BROWNFIELD & WETLAND HABITAT 
RESTORATION
PUBLIC PARKS
WATERFRONTS 



ISSUES & ASSETS DISCUSSIONS

ECOLOGY & CORRIDORS 
VISIONING

IMPLEMENTATION

Brownfields 101
April 8, 2014

How Clean is Clean?
May 6, 2014

Sites Workshop
June 10, 2014

Green Infrastructure & Policy
July 1, 2014

Finding a Balance
Summary Conversation
August 5, 2014

Implementation Strategies
November/December 2014

Ecology Forum
October 23rd

Corridors Workshop

APRIL MAY JUNE JULY AUGUST SEPTEMBER OCTOBER NOV/DEC

PROCESS



COMMUNITY CONVERSATION RECAP

1. BROWNfiELdS 101
2. HOW CLEAN iS CLEAN?
3. SiTES WORkSHOP
4. GREEN iNfRASTRUCTURE
5. SUMMARY CONVERSATiON



RECAP



ASSETS

RETAiL:

• ConvenienCe Store
• Clothing Store
• gym
• book Store
• CoSmetiCS
• Car repair
• groCery Store
• liquor Store
• mediCal equipment
• houSewareS

• bank
• ServiCe
• ConStruCtion
• landSCape
• muSiC

• reStaurant
•bar

OPEN SPACE:

• park/open SpaCe
• Community SpaCe

iNSTiTUTiON:

• offiCe
• CliniC
• religiouS inStitution
• fire Station
• day Care
• volunteer
• Comunity aSSoCiation
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SITE A
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SITE B
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NEIGHBORHOOD ASSETS
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N
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ASSETS

idENTifiEd kEY ASSETS ANd SERViCES:

 retail

 dining & drinkS

 open SpaCe

 inSitutionS



RECAP: iSSUES MATRiX
Employment & Economic Development

29.1%
Support existing 

local businesses and 
encourage new

8.3%

Improve wayfinding for 
business visibility

Consider new zoning 
categories for new 
types of industries

Promote businesses 
incorporating 

sustainability measures

Promote an Eco-
Hub around the 
Waste Transfer 

Facility

12.5%
Space for job 

training/hiring 
within the 

community

16.7%
Identify needs/
gaps and define 

desirable business 
for the community

8.3%

8.3%

8.3%

4.1%

4.1%

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

•  support existing local businesses & 
ENCOURAGE NEW

•  identify needs/gaps and define 
dESiRABLE BUSiNESS fOR THE COMMUNiTY

•  space for job training/hiring within 
THE COMMUNiTY

•  consider new zoning categories for 
NEW TYPES Of iNdUSTRiES

•  promote businesses incorporating 
SUSTAiNABiLiTY MEASURES

•  improve wayfinding for business 
ViSiBiLiTY

idENTifY PRiORiTY iSSUES & OPPORTUNiTiES 
iN 5 kEY AREAS:

• employment & eConomiC development
• Community
• CorridorS/StreetS
• brownfield redevelopment
• health & Safety

employment & eConomiC development



OPPORTUNITY MATRIX SUMMARY

Community

12.5%
Improve tree 

canopy
4.2%

8.3%

4.2%
4.2%

4.2%

4.2%

4.2%

4.2%

4.2%
4.2% 4.2%

4.2%

8.3%

8.3%

8.3%

8.3%
Walkable communities

Take advantage of the 
central location

Maintain diversity

Promte festivals 
& picnics

Encourage architectural 
diversity & shotgun homes

Corridors/Streets

15.4%
Walkability

3.8%
3.8%

Improve sidewalks

Improve alley 
access

19.2%
Promote traffic 

calming measures

3.8%
3.8%

3.8%
3.8% 3.8%

3.8%

3.8%

3.8%

7.7%

7.7%

11.5%
Enhance 

streetscapes

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

RECAP

• improve tree canopy
• walkable community
• take advantage of central location
• maintain diversity
• promote festivals & picnics

• promoting traffic calming
• WALkABiLiTY
• enhance streetscapes
• improve sidewalks

Community

CorridorS & StreetS



RECAP
Brownfield Redevelopment

13.6%
Provide open/green 

space and community 
spaces with the 
redevelopment

9.0%

Preserve industrial 
heritage

Fear of investing in 
property that needs 

remediation

Improve 
perception by 

removing blight

Concerns over 
new housing price 

points

Health & Safety

20.0%
Reduce existing 

impervious 
surfaces where 

feasible
10.0%

4.5%

9.0%

9.0%

9.0%

4.5%

4.5%

4.5%

4.5%

13.6%
Utilze temporary/
tactical solutions 
for blight issues

13.6%
Lack of tax 

incentive programs 
for preservation 

and redevelopment

10.0%

10.0% 10.0%

10.0%
30.0%

Concerns about 
Beargrass Creek 

contamination

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

•  provide open/green space within 
REdEVELOPMENT

•  lack of tax incentive programs for 
PRESERVATiON & REdEVELOPMENT

•  utilize temporary/tactical solu-
TiONS fOR BLiGHT iSSUES

•  fear of investing in property that 
NEEdS REMidiATiON

•  reduce existing impervious 
SURfACES WHERE fEASiBLE

•  concerns about beargrass creek 
CONTAMiNATiON

brownfield redevelopment

health & Safety



RECAP:  OPPORTUNiTY 
EXERCiSE

• 3-points beautification project

• msd basin implementation

•  bike infrastructure on 
breckenridge & kentucky streets

recent opportuntiy projects



“Germantown Park”

“Breckenridge could go two-way”

“Traffic calming, speeds too high 
for residential”

“Make the Meriwether site 
of the WRC - deconstruction 
project transform into a 
complete reduction center for 
this community”

“Create a compost facility or a 
recycling transfer location”

RECAP:  OPPORTUNiTY 
EXERCiSE



EXISTING CONDITIONS
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STUDY AREA
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

0’

150’

300’

600’

900’ 1200’

Boundary

Major Roads

Railroad

Catalytic Site

STUdY AREA

652 ACRES:

•  loCated eaSt of i-65 along the “Short-
line rail Corridor

•  long hiStory of induStry that iS evident 
through Current buSineSSeS and 
artifaCtS

• tightly knit neighborhood fabriC

• 5 identified CatalytiC SiteS [yellow]



NEiGHBORHOOdS

A CONfLUENCE Of NEiGHBORHOOdS

• germantown
• Shelby park
• merriwether
• SChnitzelburg
• pariStown pointe
• highlandS
• phoenix hill
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LOUiSViLLE COTTON MiLL

• main building 180,000 Sf 
• eaCh floor 60,000 Sf
• additional buildingS 70,000 Sf

• moStly reSidential
• rent to own / Condo

• on Site retail/reStaurant

• PUBLIC SPACE IMPROVE-
MENTS
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BRAdfORd MiLL

• Currently uSed CommerCially
•  may have potential aS a reSidential 

development

• total Sf 85,000 Sf

• PUBLIC SPACE IMPROVE-
MENTS
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HOPE WORSTEd MiLL &
BLUEBiRd PiE fACTORY

• Currently rented
• loCal groCery
• artiSt StudioS
• offiCeS
• Storage
•  moSt likely retail / CommerCial / offiCe 

and Community uSeS

• total Sf 85,000 Sf

• PUBLIC SPACE IMPROVE-
MENTS
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WASTE TRANSfER & EXMET

•  Currently aCCeptS CommerCial and 
Citizen reCyCling, eleCtroniCS, tireS etC.

• former inCineration plant

•  intereSt in beComing more full ServiCe 
aS a reCyCle / re-uSe operation

•  would like to inClude organiC matter / 
CompoSt faCilitieS

• publiC SpaCe improvementS



LANd USE

HiGHLY RESidENTiAL ANd iNdUSTRiAL,
PERCENT Of TOTAL LANd AREA

• Single-family: 34.1%
• [right-of-way: 27%]
• induStry: 13.5%
• CommerCial: 9.9%
• publiC & Semi-publiC: 8.6%
• parkS & open SpaCe: 3.6%
• vaCant: 1.7%
• multi-family: 1.6%



SiNGLE fAMiLY iNdUSTRiAL COMMERCiAL



zoning

zoned for increased density & 
ENTERPRiSE:

• multi-family: 44.3%
 - r6, r7, r8a
• enterpriSe zone: 20.7%
 - ez1
• CommerCial: 9.33%
 - C1, C2, C3
• Single-family: 7.8%
 - r1, r5
• induStrial: 7%
 - m1, m2, m3, Cm
• offiCe: 8%
 - or2, or3, otf
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SITE A
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SITE C
BRADFORDS MILL

SITE E
HOPE WORSTED MILL

SITE D
WASTE TRANSFER STATION

SITE B
FORMER EXMET PARCEL

EXISTING FORM DISTRICTS0’

150’

300’

600’

900’ 1200’

Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

Boundary

Major Roads

Railroad

Catalytic Site

Traditional Neighborhood

Traditional Marketplace Corridor

Interstate Right-of-Way

Traditional Workplace

fORM diSTRiCTS

TRAdiTiONAL NEiGHBORHOOd fOCUS:

• traditional neighborhood: 77.1%
 -  intended to promote the eStabliShment of a mixture 

of uSeS that effeCtively integrate retail, offiCe, 
inSitutional, and other non-reSidential uSeS within 
traditional neighborhoodS in a manner that provideS 
high quality and Convenient ServiCe to reSidentS while 
proteCting the CharaCter of the neighborhood

• traditional workplaCe: 17.2%
 -  Compatibility with adjaCent form diStriCtS and non-

workplaCe uSeS; 
 - adequate aCCeSS for employeeS, freight, and produCtS; 
 - alternative modeS of travel; 
 -  high quality deSign of individual and integrated SiteS; 

and 
 -  a mixture of uSeS on a Site eSpeCially employee-Serving 

CommerCial buSineSSeS (e.g., day Care CenterS, auto-
ServiCing, dry CleanerS and reStaurantS).

•   traditional marketplaCe Corridor: 3.5%
 -  development that reinforCeS the Corridor’S 

traditional viSual CharaCter, funCtion, and identity; 
 -  alternative modeS of travel; 
 -  linkageS between CommerCial development within the 

Corridor and adjaCent reSidential uSeS; 
 -  Compatibility between Corridor development and 

adjaCent neighborhoodS; and 
 - high quality deSign of individual SiteS.

• [interStStae row - 2.2%]





CiRCULATiON

major connectivity, wayfinding & 
SAfETY iSSUES:

• one-way CirCulation iSSueS
• deadendS & diSConneCtS
• diffiCult to traverSe interSeCtionS
• CompliCationS Created by rail line



ONE-WAY CONfLiCTS dEAd ENdS RAiL CONfLiCT



TRANSiT

BUS ROUTE CONNECTiViTY

18 - downtown to okalona/jefferSon mall
23 -  broadway, Shawnee/downtown/

highlandS/hurStbourne parkway
25 - Shawnee/old lou/ St. mattS/weStport 
27 -  portland kroger/park duvalle/ 

norton hoSpital
43 -  portland/downtown/jCC/newberg/

fernCreek
99 - weSt lou/downtown/upS hub



BikABiLiTY

BikE ROUTE CONNECTiViTY:

•  new bike laneS on kentuCky & 
breCkenridge

• Signed & marked routeS [SharrowS]





OPEN SPACE

EXiSTiNG OPEN SPACES:

• Shelby park 
 - 16 aCreS
 - baSketball CourtS
 - tenniS CourtS
 - playground
 - Community Center
 - open areaS
 - Covered gathering SpaCe

• jCpS open SpaCe
 - 8 aCreS
 - baSketball CourtS
 - trailS
 - open area
 - play ground





iNdUSTRY

WAREHOUSE/TRANSPORTATiON MiCRO iNdUSTRYMANUfACTURiNG OffiCE



idENTifiEd iNdUSTRY:

 manufaCturing

 warehouSe/tranSportation

 light induStry

 offiCe

L
O

G
A

N
 S

T

M A R Y  S T

S T  C A T H E R I N E  S T

K E N T U C K Y  S T H I G H L A N D  S T

S
O

U
T

H
 F

O
R

K
 B

E
A

R
G

R
A

S
S

 C
R

E
E

K

S
H

E
L

B
Y

 S
T

E L I S O N  A V E

O A K  S T

R U F E R  A V E

R
E

U
T

L
I N

G
E

R
 A

V
E

F
I S

C
H

E
R

 A
V

E

B E C K I N R I D G E  S T

S
C

H
I L

L
E

R
 A

V
E

S
W

A
N

 S
T

C A L D W E L L  S T

V
I N

E
 S

T

R
A

M
M

E
R

S
 A

V
E

G O S S  A V E

S A M
U E L  S T

C H A R L E S  S T

B U R N E T T  A V E

M E R I W E T H E R  A V E

O R M S B Y  S T

C
L

A
Y

 S
T

SHELBY 
PARK

A S H  S T

M
U L B E R R Y  S T
LY D I A  S TM

I LT O N  S T

H
I C

K
O

R
Y  S

T
H

O
E R

T Z  S
T

SHELBY 
TRADITIONAL 

ACADEMY

J
A

C
K

S
O

N
 S

T

H
A

N
C

O
C

K
 S

T

M
O R G A N  S T

S Y LV I A  S T

P
R

E
S

T
O

N
 S

T

T E X A
S  A

V E

P
O

P
L A

R
 L E

V E
L  R

D

65
F

L
O

Y
D

 S
T

B
R

O
O

K
 S

T

1
S

T
 S

T

2
N

D
 S

T

3
R

D
 S

T

E A S T  B R O A D W A Y

C H E S T N U T  S T

B
A

R
R

E
T

 A
V

E

E
D

W
A

R
D

 S
T

C L A R K S  L N

S T  C A T H E R I N E  S T

E A
S T E R

N
 P

A
R

K
W

AY

ST.  MICHAELS 
CEMETERY

EEEEEEE

60

SITE A
LOUISVILLE COTTON MILL

SITE C
BRADFORDS MILL

SITE E
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SITE D
WASTE TRANSFER STATION

SITE B
FORMER EXMET PARCEL

INDUSTRY
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

0’

150’

300’

600’

900’ 1200’

iNdUSTRY



OPPORTUNiTiES

TiER 1:
iNfiLL REdEVELOPMENT OPPORTUNiTY

• vaCant property
• void SpaCe [highway r-o-w]
• underutilized SurfaCe parking lotS

TiER 2:
Mid-TERM iNfiLL OPPORTUNiTY

• partially vaCant property
• not deemed higheSt & beSt uSe
•  in ConfliCt with Community 

viSion, zoning or form diStriCtS

TiER 3:
LONG TERM iNfiLL/SiTE iMPROVEMENT 
OPPORTUNiTY

• long term improvementS needed
• phySiCal Site improvementS
•  improve phySiCal relationShip with 

neighborS
•  ideal loCation for improved 

SuStainability meaSureS



OPPORTUNiTiES

kEY iNfiLL ANd SiTE REiNVESTMENT 
OPPORTUNiTiES

 tier 1:
 infill redevelopment opportunity

 tier 2:
 mid-term infill opportunity

 tier 3:
  long term infill/Site improvement 

opportunity



CONNECTiViTY

major conectivity & circulation issues/
PRiORiTiES:

•  major interSeCtion improvementS, 
eSpeCially near i-65 and along the rail 
line

•  ConSider two-way Street ConverSion for 
reduCed traffiC SpeedS and inCreaSed 
wayfinding & CirCulation

•  Create new ConneCtionS where poSSible, 
vehiCular, bike & pedeStrian
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SITE A
LOUISVILLE COTTON MILL

SITE C
BRADFORDS MILL

SITE E
HOPE WORSTED MILL

REGIONAL MIXED-USE

NEIGHBORHOOD MIXED-USE

ECO-INDUSTRIAL

SITE D
WASTE TRANSFER STATION

SITE B
FORMER EXMET PARCEL

DISTRICTS0’

300’

600’

1200’

2400’ 4800’

Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

Boundary

Major Roads

Railroad

Catalytic Site

Regional Mixed-Use

Neighborhood Mixed-
Use

Eco-Industrail

diSTRiCTS

three major districts along the rail 
CORRidOR:

 broadway mixed-uSe

 neighborhood Center

 eCo-induStrial



MARKET 
SNAPSHOT 

r e g i o n a l  +  n e i g h b o r h o o d  
m i xe d - u s e  d i s t r i c t s  



KEY 
MARKE T 

I N D I C ATO R S  

• D e c l i n in g -  s t a gn a nt  
p op ul at ion 
( c o m p a r e d  t o  M e t r o )   

– S t u d y  a r e a  p o p u l a t i o n  d e c l i n e d  b y  
9 %  b e t w e e n  2 0 0 0  a n d  2 0 1 4 *  
* d e c l i n e  v a r i e s  s i g n i f i c a n t l y  b y  n e i g h b o r h o o d  

– L o u i s v i l l e  m e t r o  p o p u l a t i o n  g r e w  b y  
8 %  d u r i n g  t h e  s a m e  t i m e  p e r i o d  

• D e n s e  d e ve l o p m e nt  
p rov i d es  s i gn i f ic a nt  
n umb e r  of  roof top s  

– S t u d y  a r e a  a v e r a g e s  6 , 3 0 0  p e o p l e  
p e r  s q u a r e  m i l e  

– L o u i s v i l l e  M e t r o  a v e r a g e s  1 , 8 0 0   

 



KEY 
MARKE T 

I N D I C ATO R S  

• O n  a ve r a g e,  s t u d y  a r e a’s  
p o p u l a t i o n  i s  y o u n g e r  
( a ve r a g e  3 4 . 4 )  t h a n  M e t r o  
– S m o k e t o w n :  2 5  
– S h e l b y  P a r k :  3 3 . 1  
– G e r m a n t o w n :  3 9 . 8  
– S c h n i t z e l b u r g :  3 8  
– M e t r o :  3 7 . 6  

• Lo w e r  a ve r a g e  i n c o m e s,  
b u t  c o n c e n t r a t e d  d e n s i t y  
i n c r e a s e s  p o t e n t i a l  
s p e n d i n g  p o w e r  
 



MICRO 
SCALE 

( s t u d y  a r e a )  

• Cu r re nt l y  l i mi te d  re t a i l  
op p or tun it ies   
( r o o m  f o r  g r o w t h )  

• Ho u s e h o l d s  s p e n d  l a rg e  
ma jor i t y  of  in com e  
o u t s i d e  s t u d y  a re a  
( p e n t  u p  d e m a n d  f o r  r e t a i l )  

• O ve r s uppl y  o f  “d r i nk in g 
p l a ce s” b u t  u n m e t  
de ma n d for  fu l l -  a n d  
l i mi te d -s e r v ice  
re s t a u ra nts  



TR ADE AREA 
DEFINIT ION 

 
N E I G H B O R H O O D  

 MIXED -USE 
DISTRIC T 

 4 , 7 0 5  ( p r i m a r y )   

3 1 , 0 8 2  ( s e c o n d a r y )   

 
$ 3 3 . 9  -  $ 2 5 0  

m i l l i o n  i n  d e m a n d   
( f o r  r e t a i l  +  f o o d )  

 



N E I G H B O R H O O D  
M I X E D -U S E  

D I S T R I C T  
 

• R a i l r o a d s ,  e x i s t i n g  t r a f f i c  
p a t t e r n s  c r e a t e  
c o n n e c t i v i t y  a n d  a c c e s s  
i s s u e s   
( m a y  l i m i t  r e t a i l  i n v e s t m e n t )  

• R e s i d e n t i a l  d e n s i t y  
s u p p o r t s  a d d i t i o n a l  r e t a i l  
( r e t a i l  f o l l o w s  r o o f t o p s )  

• H i s t o r i c  “c o r n e r  r e t a i l ” 
f a b r i c  s t i l l  i n t a c t  
( n o n - c o m p a t i b l e  d e v e l o p m e n t  
p a t t e r n s  d e t r a c t  f r o m  o v e r a l l  s e n s e  
o f  p l a c e )  

• I n f r a s t r u c t u r e  d o e s n’ t  
c u r r e n t l y  s u p p o r t  
i nve s t m e n t  
 

 



LOCAL 
SCALE 

( n e i g h b o r h o o d  
m i x e d - u s e  

d i s t r i c t )  

• Cu r r e n t  d e m a n d  i s  n o t  
b e i n g  m e t  
( w i t h i n  p r i m a r y  t r a d e  a r e a )  

• S e c o n d a r y  t r a d e  a r e a  i s  
o v e r - s e r ve d   
( m e e t s  d e m a n d  o f  p r i m a r y  +  
s e c o n d a r y )  

• S o m e  c a t e g o r i e s  w i t h  
u n m e t  d e m a n d  n o t  
s u i t a b l e  fo r  n e i g h b o r h o o d -
s c a l e  d e ve l o p m e n t  
 



(50) (40) (30) (20) (10) 0 10 20 30 40 50

Motor Vehicle & Parts Dealers

Furniture & Home Furnishings Stores

Electronic & Appliance Stores

Building Materials, Garden & Supply

Food & Beverage Stores

Gasoline Stations

Clothing & Clothing Accessories Stores

Sporting Goods, Hobby, Book & Music

General Merchandise Stores

Nonstore Retailers

s e c o n d a r y  p r i m a r y  

LOCAL 
LEAKAGE 

( n e i g h b o r h o o d  
m i x e d - u s e  

d i s t r i c t )  

i n  m i l l i o n s  

u n m e t  d e m a n d *  o v e r  s u p p l i e d  

* g a p  a n a l y s i s  
n u m b e r s  a r e  m o r e  

i m p o r t a n t  t o  
n a t i o n a l  a n d  

r e g i o n a l  r e t a i l e r s ,  
i n d i c a t e s  t h e  s c a l e  

a n d  t y p e  o f  r e t a i l  
p o s s i b l e  



LOCAL 
O P P O R T U N I T I E S  
( n e i g h b o r h o o d  

m i x e d - u s e  
d i s t r i c t )  

• T h e r e  i s  o p p o r t u n i t y  t o  
“r e c a p t u r e” l e a k a g e  

• Co n s e r v a t i ve  c a p t u r e  r a t e  
o f  1 5 %  a n d  1 0 % *  

• A p p l y  a ve r a g e  l o c a l  s a l e s  
p e r  s q u a r e  fo o t  $ 1 7 5 - $ 2 0 0  

PRIMARY SECONDARY 
Motor Vehicle & Parts Dealers 4,462 0 
Electronic & Appliance Stores 746 2,145 
Building Materials, Garden Equipment & Supply Stores 403 2,076 
Food & Beverage Stores 1,336 0 
Gasoline Stations 2,988 7,005 
Clothing & Clothing Accessories Stores 1,086 4,762 
Sporting Goods, Hobby, Book & Music Stores 384 0 
General Merchandise Stores 5,046 23,442 
Nonstore Retailers 595 2,201 

* h i g h l y  e l a s t i c  
v a r i a b l e ,  c a n  

c h a n g e  g r e a t l y  
b a s e d  o n  l o c a t i o n ,  
b r a n d  r e c o g n i t i o n ,  

c o m p e t i t i o n  w i t h i n  
t h e  m a r k e t ,  

a c c e s s i b i l i t y ,  e t c .  



TR ADE AREA 
DEFINIT ION 

 
BROADWAY 
MIXED -USE 

DISTRIC T 

1 6 0 , 8 9 0  ( p r i m a r y )  

4 5 9 , 6 6 3  ( s e c o n d a r y )   

 
$ 1 . 4  -  $ 4 . 3  

b i l l i o n  d e m a n d   
( f o r  r e t a i l  +  f o o d )  



B R OA D WAY  
M I X E D -U S E  

D I S T R I C T  
 

• L o c a t e d  a l o n g  m a j o r  
c o r r i d o r   
( c o n n e c t  D o w n t o w n  n e i g h b o r h o o d s  
a n d  H i g h l a n d s )  

• Tr a n s i t i o n a l  l a n d  u s e s  o n  
b o t h  s i d e s  o f  r a i l r o a d  
( w i t h  a c c e s s  t o  c r e e k )  

• H i s t o r i c  r e t a i l  c o n t e x t  a l o n g  
B r o a d w a y   
( u r b a n  f a b r i c  d e t e r i o r a t e s  q u i c k l y  o f f  
m a j o r  c o r r i d o r )  

• I n f r a s t r u c t u r e  d o e s n’ t  
c u r r e n t l y  s u p p o r t  
i n v e s t m e n t  

• S e n s e  o f  c o m m u n i t y  /  
n e i g h b o r h o o d  l o y a l t y  m a y  
b e  a  f a c t o r  
 



MACRO 
SCALE 

( B r o a d w a y  
m i x e d - u s e  

d i s t r i c t )  

• D e ma n d  i s  b e i ng  m e t  a n d  
t h e n  s o m e  
( g e n e r a l l y  o v e r s u p p l i e d )  

• L a rg e r  re gi o n a l  s h o p p ing  
d e s t i n at i o ns  w i t h i n  
p r i m a r y  t ra d e  a re a  
( r e t a i l  w i t h i n  t h e  d i s t r i c t  m u s t  
c o m p e t e  w i t h  w e l l  e s t a b l i s h e d  
o p t i o n s )  

• Lo c at i o n  may  n o t  b e  
at t ra c t ive  to  re t a i l  
c ate g o r ies  w i t h  u n m e t  
d e ma n d 



(175) (125) (75) (25) 25 75 125 175

Building Materials, Garden & Supply Stores

Gasoline Stations

Clothing & Clothing Accessories Stores

General Merchandise Stores

Nonstore Retailers

s e c o n d a r y  p r i m a r y  

C IT Y-WIDE 
LEAKAGE 

( B r o a d w a y  
m i x e d - u s e  

d i s t r i c t )  

i n  m i l l i o n s  

u n m e t  d e m a n d *  o v e r  s u p p l i e d  

* g a p  a n a l y s i s  
n u m b e r s  a r e  m o r e  

i m p o r t a n t  t o  
n a t i o n a l  a n d  

r e g i o n a l  r e t a i l e r s ,  
i n d i c a t e s  t h e  s c a l e  

a n d  t y p e  o f  r e t a i l  
p o s s i b l e  



REGIONAL 
O P P O R T U N I T I E S  

( B r o a d w a y  
m i x e d - u s e  

d i s t r i c t )  

• T h e r e  i s  o p p o r t u n i t y  t o  
“r e c a p t u r e” l e a k a g e  

• Co n s e r v a t i ve  c a p t u r e  r a t e  
o f  5 %  a n d  2 . 5 % *  

• A p p l y  a ve r a g e  l o c a l  s a l e s  
p e r  s q u a r e  fo o t  $ 1 7 5 - $ 2 0 0  

PRIMARY SECONDARY 
Building Materials, Garden Equipment & Supply Stores 1,716 0 
Gasoline Stations 10,818 15,040 
Clothing & Clothing Accessories Stores 5,499 0 
General Merchandise Stores 42,011 1,035 
Nonstore Retailers 839 4,985 
Building Materials, Garden Equipment & Supply Stores 1,716 0 

* h i g h l y  e l a s t i c  
v a r i a b l e ,  c a n  

c h a n g e  g r e a t l y  
b a s e d  o n  l o c a t i o n ,  
b r a n d  r e c o g n i t i o n ,  

c o m p e t i t i o n  w i t h i n  
t h e  m a r k e t ,  

a c c e s s i b i l i t y ,  e t c .  



KEY TAKE 
AWAYS 

W H AT  D O E S  
A L L  T H I S  

M E A N ?  

• Va r i a b l e s  ( s u c h  a s  l o c a t i o n  a n d  
b r a n d  r e c o g n i t i o n )  a f f e c t  h o w  
m u c h  o f  t h e  m a r k e t  c a n  b e  
r e c a p t u r e d  

• M a g n i t u d e  o f  r e t a i l  
o p p o r t u n i t y  n o t  
o v e r w h e l m i n g  

• We l l  e s t a b l i s h e d  r e t a i l  
p r e s e n t s  s i g n i f i c a n t  
c o m p e t i t i o n  f o r  n e w  
r e t a i l e r s  i n  t h e  a r e a  

• R e t a i l  n o t  o b v i o u s ,  n e e d  t o  
c r e a t e  d e s t i n a t i o n s  t h a t  
m e r g e  s e v e r a l  m a r k e t s  
( o t h e r  t h a n  o b v i o u s  n e i g h b o r h o o d  
m a r k e t )  
 



E M P LOY M E N T  
+  B U S I N E S S  

O P P O R T U N I T E S  
( e c o - i n d u s t r i a l  

d i s t r i c t )  

• E x i s t i n g  e mp l oy m e nt  i s  
b a s e d  i n  t h e  s e r v i ce  
i n d u s t r y  
( n e a r l y  6 0 %  o f  t h e  w o r k f o r c e  
e m p l o y e d  i n  t h e  s e r v i c e  s e c t o r )  

• Ed u c at io n a l  at t a i n m e nt  
l e ve l s  va r y  gre at l y  
b e t we en n e i g h bo r ho o d s  
( o v e r a l l  c o m p a r a b l e  t o  M e t r o )  

– 3 3 %  c o l l e g e  e d u c a t i o n  
– 5 0 %  h i g h  s c h o o l  a n d / o r  s o m e  c o l l e g e  
– 1 7 %  l e s s  t h a n  h i g h  s c h o o l  d i p l o m a  

 

 



EVALUATING 
OPPORTUNITIES 

a  f r a m e w o r k  f o r  c o n s i d e r i n g   
d e v e l o p m e n t  o p p o r t u n i t i e s  



MARKE T 
C O N S I D E R AT I O N S  

• R e t a i l  s p e n d i n g  i s  “ l e a k i n g” 
o u t s i d e  o f  t h e  a r e a   
( o p p o r t u n i t y  t o  “ r e c a p t u r e ”  s o m e  
p o r t i o n )  

• G e n e r a l  m e r c h a n d i s e  s t o r e s  
h a v e  g r e a t e s t  u n m e t  d e m a n d  

• L o c a t i o n  a n d  a b i l i t y  t o  c l u s t e r  
a r e  c r i t i c a l  g i v e n  m o d e s t  
d e m a n d  l e v e l s  
( v a r i a b l e  w i l l  a f f e c t  t h e  a b i l i t y  t o  
c a p t u r e  l a r g e r  p o r t i o n s  o f  t h e  m a r k e t )  

• Fu t u r e  r e t a i l  m o s t  l i k e l y  t o  b e  
l o c a l l y  o w n e d   
( n o t  e n o u g h  u n m e t  d e m a n d  y e t  t o  g e t  
a t t e n t i o n  o f  r e g i o n a l  a n d  n a t i o n a l  
r e t a i l e r s )  



POTENTIAL 
RE TAIL 

O P P O R T U N I T E S  

REGIONAL NEIGHBORHOOD 
Motor Vehicle & Parts Dealers - - 
Electronic & Appliance Stores - 1 
Building Materials, Garden Equipment & Supply Stores - 1 
Food & Beverage Stores - 1 
Gasoline Stations 7-9 2-6 
Clothing & Clothing Accessories Stores 1-2 1-2 
Sporting Goods, Hobby, Book & Music Stores - - 
General Merchandise Stores 2-4 1-2 
Nonstore Retailers 0-1 0-1 

• U n m e t  d e m a n d  i s  n o t  g u a r a n t e e  r e t a i l  
w i l l  l o c a t e  i n  a r e a ,  o n l y  a n  i n d i c a t o r  
o f  o p p o r t u n i t y  

• N u m b e r  o f  s t o r e s  t h a t  c o u l d  b e  
s u p p o r t e d  i s  “e d u c a t e d  g u e s s ” w i l l  
v a r y  d e p e n d i n g  o n  t y p e ,  o w n e r s h i p  

• O v e r s u p p l i e d  c a t e g o r i e s  a r e  s t i l l  
p o s s i b l e  t o  a t t r a c t ,  e s p e c i a l l y  i f  
c l u s t e r e d  –  t h i n k  r e s t a u r a n t ,  a n t i q u e ,  
o r  f a s h i o n  d i s t r i c t s  
 



OTHER 
MARKE T 

C O N S I D E R AT I O N S  

• H o w  c a n  y o u  “m e r g e  
m a r k e t s ” t o  e n h a n c e  
o p p o r t u n i t i e s  a n d  j u s t i f y  
a d d i t i o n a l  r e t a i l ?  
– A r e  t h e i r  o p p o r t u n i t i e s  t o  

c a p t u r e  o t h e r  m a r k e t s  –  
e m p l o y e e s  o r  v i s i t o r s ?  ( W h e r e  
a r e  t h e y  c o m i n g  f r o m ?  W h e r e  
a r e  t h e y  g o i n g ?   W h a t  w o u l d  
e n t i c e  t h e m  t o  s t o p ? )  

– A r e  t h e r e  e x i s t i n g  c l u s t e r s  o f  
r e t a i l  a n d / o r  s e r v i c e s ?  
( C a n  y o u  c r e a t e  a  d e s t i n a t i o n  
t h a t  w i l l  a t t r a c t  t h e m  a n d  
c o m p e t e  w i t h  e x i s t i n g  
r e t a i l / d i n i n g  d e s t i n a t i o n s ? )  

 
 



OTHER 
MARKE T 

C O N S I D E R AT I O N S  

• N o t  a l l  r e t a i l  i s  c r e a t e d  
e q u a l ,  w h a t  r e p r e s e n t s  
y o u r  c o m m u n i t y ?  
( d e m a n d  f o r  g a s  s t a t i o n s ,  n o n s t o r e  
r e t a i l e r s ,  a n d  c a r  d e a l e r s h i p s  m a y  n o t  
b e  i d e a l  f o r  y o u r  c o m m u n i t y )  

• R e t a i l  a f fe c t s  t h e  “ b r a n d ” 
o f  y o u r  c o m m u n i t y,  w h a t  i s  
t h e  d e s i r e d  i d e n t i t y  fo r  
y o u r  n e i g h b o r h o o d  o r  
c o m m u n i t y ?  
 



REAL 
ESTATE 

C O N S I D E R AT I O N S  

• W h e r e  a r e  r e s i d e n t s  l i k e l y  t o  
s h o p  n o w  o r  i n  t h e  f u t u r e ?  
– I s  t h a t  p l a c e  a l s o  c o n d u c i v e  t o  

o u t s i d e  m a r k e t s ?  
– I d e a l l y  i t  w i l l  s u p p o r t  b o t h  

 
• I s  t h e r e  a  c e n t e r  o r  l o g i c a l  

s t a r t i n g  p o i n t ?  
– W h e r e  d o  p e o p l e  g r a v i t a t e  t o  i n  

t h e  n e i g h b o r h o o d ?  
– W h e r e  o r  w h a t  d o  p e o p l e  

a s s o c i a t e  w i t h  t h e  a r e a ?  
 

• I s  t h a t  p l a c e  v i s i b l e  a n d  
a c c e s s i b l e ?  
– I s  i t  e a s i l y  a c c e s s i b l e  b y  f o o t ,  

b i k e ,  t r a n s i t ,  o r  c a r ?  
– I s  i t  o n  o r  v i s i b l e  f r o m  a  m a j o r  

t h o r o u g h f a r e ?   
– W h e r e  w o u l d  p e o p l e  p a r k ?  

 



REAL 
ESTATE 

C O N S I D E R AT I O N S  

• R e t a i l  l o c a t i o n s  s h o u l d  n o t  b e  
b a s e d  o n  c u r r e n t  
u s e / a v a i l a b i l i t y ,  b u t  s h o u l d  b e  
b a s e d  o n  t h e  b e s t  l o c a t i o n  
– I s  t h e  p o t e n t i a l  s i t e  c u r r e n t l y  

b e i n g  u s e d ?   
– I f  s o ,  d o e s  i t  c o n t r i b u t e  t o  t h e  

g r e a t e r  g o o d  o f  t h e  
n e i g h b o r h o o d  o r  c o u l d  i t  b e  
t r a n s i t i o n e d  i n t o  a  h i g h e r  a n d  
b e t t e r  u s e ?  
 

• A r e  t h e r e  e x i s t i n g  b u i l d i n g s  
t h a t  c a n  b e  r e p u r p o s e d ?  
– W h a t  i s  t h e  s c a l e  o f  t h e  

b u i l d i n g ( s ) ?  
– W h a t  t y p e  o f  r e t a i l  u s e s  w o u l d  

t h e  b u i l d i n g  s u p p o r t ?  



ECO /  
BUSINESS 

C O N D I S E R A T I O N S  

• A r e  t h e r e  p o t e n t i a l  
p a r t n e r s h i p s  o r  
c o l l a b o r a t i o n s  b e t w e e n  
e x i s t i n g  b u s i n e s s e s  i n  t h e  
d i s t r i c t ?  
– A r e  t h e r e  o p p o r t u n i t i e s  t o  

e x c h a n g e  o r  r e p u r p o s e  “ b y -
p r o d u c t s ” ?  

– W h a t  t y p e s  o f  b u s i n e s s e s  
m i g h t  b e n e f i t  f r o m  l o c a t i n g  
n e a r  t h e  Wa s t e  Tr a n s f e r  
S t a t i o n ?  

– H o w  m i g h t  t h o s e  b u s i n e s s e s  
i n t e r a c t ?   I s  t h e r e  s p e c i f i c  
i n f r a s t r u c t u r e  n e e d e d  t o  
s u p p o r t  c o l l a b o r a t i o n ?  



ECO /  
BUSINESS 

C O N D I S E R A T I O N S  

• How  w i l l  t h e  c re at i o n  o f  
a n  e co - i n d u s t r ia l  d i s t r ic t  
a f fe c t  t h e  “ b ra n d ” o f  t h e  
n e ig hbor hood?  
– W i l l  t h i s  s p i n - o f f  n e w  

b u s i n e s s  a n d  r e t a i l  
o p p o r t u n i t i e s ?   I f  s o ,  d o  
t h e y  n e e d  t o  l o c a t e d  i n  
t h i s  d i s t r i c t ?  

• Wi l l  t h i s  b r in g a d d i t i o n a l  
jo b s ?   I f  s o,  h ow  a n d  
w h e re  c a n  yo u  at t ra c t  
t h o s e  h o u s e h o l d s  to  l i ve ?  



OTHER 
THINGS TO 
CONSIDER 

• H i s t o r i c  p r o p e r t i e s  =  a s s e t s  
a n d  h u r d l e s  
( t h e y  a d d  t o  u n i q u e  s e n s e  o f  p l a c e ,  b u t  c a n  
b e  c o s t  p r o h i b i t i v e )  

• L o n g - t e r m  v s .  s h o r t - t e r m  
o p p o r t u n i t i e s   
( c a n  y o u  i d e n t i f y  e a r l y  w i n s  t h a t  c a n  
l e v e r a g e  l o n g - t e r m  o p p o r t u n i t i e s ?  

• A r e  t h e r e  n o n - r e t a i l  u s e s  t h a t  
e n h a n c e  r e t a i l  v i a b i l i t y ?  
R e s i d e n t i a l ,  m i x e d - u s e ,  o f f i c e ?  

• W h a t  i s  t h e  t r a j e c t o r y  o f  t h e  
n e i g h b o r h o o d ?   I s  i t  
t r a n s i t i o n i n g ?   
( h o w  d o e s  a g e ,  i n c o m e ,  a n d  s p e n d i n g  
p a t t e r n s  a f f e c t  f u t u r e  r e t a i l  o p p o r t u n i t i e s ? )  

• K e e p  i n  m i n d  t h a t  l a n d  u s e s  
a n d  r e t a i l  t y p e s  a f f e c t  h o w  
o t h e r s  s e e  y o u r  n e i g h b o r h o o d  
( h o w  w i l l  c u r r e n t  a n d  f u t u r e  r e t a i l  i m p a c t  
t h e  b r a n d  o f  t h e  a r e a ?  



WRAP UP 

Wh i l e  t h e  d at a  d o e s  n o t  
i n d i c ate d ove r w h e l m i n g 
re t a i l  o p p o r tuni t ies .   M a ny  
va r i a b l e s  t h at  a f fe c t  re t a i l  
v i a b i l i t y  c a n  b e  c h a n g ed  i n  
t h e  s h o r t - te r m to  e f fe c t  
l o n g -te r m outcom e s.  



CORRidORS ViSiONiNG

BROAdWAY NEiGHBORHOOd ECO-iNdUSTRiAL

three major districts along the rail corridor:

the meeting will break into work StationS to allow 
partiCipantS to Comment on identified opportunitieS, 
CirCulation improvementS and other related diSCuSSion pointS.



OPPORTUNiTY SPACE

•  which opportunities are the 
HiGHEST PRiORiTY?

• what uses could fill these spaces?

•  what challenges do redevelopment 
projects face?



BROAdWAYCONNECTiViTY

•  where are bike & ped improvements 
NEEdEd THE MOST?

•  which improvements are the 
HiGHEST PRiORiTY?

•  if you could change one corridor 
WHiCH WOULd YOU dO fiRST?



PUBLiC SPACE

•  where are public spaces needed the most?

•  how can the uniQue spaces created by the 
RAiLWAY ANd CREEk BE TURNEd iNTO ASSETS?

•  what types of programs are needed? 
ACTiVE VS. PASSiVE RECREATiON?



ECOLOGY fORUM: OCTOBER 23Rd - 6-8PM
SETTiNG THE ECOLOGiCAL ViSiON:

the eCology forum will be broken into two partS:

•  a morning preSentation/working SeSSion w/ City SuStainability leaderS 
•  a publiC engagement workShop whiCh will foCuS on defining eCologiCal 

improvement goalS for the Study area in regardS to redevelopment SiteS, 
CorridorS and the eCo-induStrial diStriCt.

BEARGRASS CREEk CATALYTiC SiTES ECO-iNdUSTRY


