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Blueprints for Michigan's Downtowns, part of the Cool Cities 
Initiative, is a partnership effort between the Michigan State Housing 
Development Authority (MSHDA), the Michigan Economic 
Development Corporation (MEDC), and the Michigan Municipal 
League (MML) to continue to assist commur~ities and their Downtown 
revitalization efforts. Blueprint action plans are an investment in a 
community that creates new private jobs and investment. 

MML originally brought this i~inovative plarlrring concept to the 
attention of the MEDC and MSHDA. With MML's partnership in 
place, the MEDC and MSHDA have, for three rounds, each put 
$100,000 into the program. Those funds pay for 50% of .the Blueprint 
fee with the 50% match coming from the Blueprint communities. 
When housed in the MEDC, the Community Assistance Team 
(CATeam) designed the program. Now housed in MSHDA, the 
CATeam continues to manage the program. HyettPalma is the 
consultant for the Downtown Blueprint program, working directly with 
each community to define its Downtown Blueprint. 

The 11 communities selected during the first round of the program in 
2003 were: Adrian, Battle Creek, Brighton, Buchanan, Cheboygan, 
Davison, Grand Haven, Jonesville, Middleville, Mt. Pleasant, and 
Norway. 

The 11 communities selected during the second round of the program 
in 2004 were: Charlotte, Fremont, Highland Park, lron River, Howard 
City, lmlay City, lonia, Linden, Menominee, Saline, and Wayland. 

The 8 communities selected during the third round of the program in 
2005 were: Big Rapids, East Tawas, Grass Lake, lron River, Romeo, 
Utica, Vassar, and Whitehall. 
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Phone703683 5126 
Fax 703 836 5887 
E-mail: info@hyettpalma.com 
www.hyettpalma.com 

The City of lron River 
and Members of the Process Committee 

106 West Genesee 
lron River, MI 49935 

RE: lron River Downtown Blueprint 2006 

HyettPalma, Inc., is pleased to present to you the following report titled: lron 
River Downtown Blueprint 2006, completed under the program titled Cool 
Cities Blueprints for Michigan's Down towns. 

This document includes the community's vision for Downtown as well as the 
findings of a comprehensive analysis of Downtown's commercial markets. The 
vision and market analysis findings were used to define a specific economic 
enhancement strategy for the Downtown project area. The recommended 
strategy was specifically designed to enable Downtown to attain the community's 
defined vision as well as the identified market opportunities. 

Thank you for the opportunity to lend our firm's expertise to this very important 
project. We hope you will keep us informed of your success and know that we 
stand ready to assist in any way we can as you proceed with lron River's 
Downtown enhancement effort. 

Sincerely, 

Doyle G. Hyett Dolores P. Palma 
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Process Committee Members 

At the request of HyettPalma, Inc., a Process Committee was formed to oversee 
this project. HyettPalma would like to thank the members of the Downtown lron 
River Process Committee, listed below, for all their time, hard work, and 
dedication in preparing for and participating in completing the lron River 
Downtown Blueprint 2006. 

Charlotte Soderbloom - Mayor, City of lron River 
Ray Coates - City Council Member, City of lron River 
Jim Gibula - Chairman, lron River Downtown Development Authority (DDA) 
Ron Basso - Member, lron River DDA 
Bruce Lindstrom - Member, lron River DDA 
John Archocosky, City Manager, City of lron River 
Rosalie King - Chairperson, lron Coulity Board of Comrr~issioners 
Jay Barry - General Manager, WlKB Radio 
Barb Bartel - Librarian, West lron District Library 
Marilyn Budzak - Downtown propertylbusiness owner 
Kevin Caroen - Downtown business owner 
Kris Hughes - Downtown business owner 
Debbie Ketchum - Downtown retail business manager 
Bill Leonoff - Executive Director, lron County Chamber of Commerce 
Marian Nelson - Editor, The Reporfer 
Tim Peruzzi - Superintendent, West lron County Public Schools 
Jim Quayle - Downtown business owner 
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I. PROJECT OVERVIEW 

This document presents the community's economic vision for Downtown lron 
River, as well as the findings of a market analysis conducted for Downtown. 

The boundaries of the project area are shown on the following page of this 
document. 

The vision and the market analysis results were used as the foundation upon 
which to develop an economic enhancement strategy for Downtown lron River. 
The economic enhancement strategy was specifically crafted to further 
strengthen Downtown and to guide its future development - keeping with the 
community's vision and the market analysis findings. 

The assignment was completed as part of the Cool Cities Blueprints for 
Michigan's Downtowns technical assistance program, a partnership of the 
Michigan Economic Development Corporation (MEDC), the Michigan State 
Housing Development Authority (MSHDA), and the Michigan Municipal League 
(MML). The lron River Downtown Blueprint 2006 was completed by 
HyettPalma, Inc., with the involvement of the Process Committee formed by the 
City to oversee the project. 

The methodology used to define ,the lron River Downtown Blueprint 2006 was 
developed by HyettPalma, Inc., and has been used extensively by the firm in 
Downtowns throughout the United States. To date, it forms the basis of the 
technical assistance programs titled: 

America Downtown@ -- New Thinking. New Life., created by the 
National League of Cities and HyettPalma in 1992; 

lndiana Downtown@, created by the lndiana Association of Cities and 
Towns with HyettPalma in 2001; and 

Blueprints for Pennsylvania's Downtowns, created by the 
Pennsylvania League of Cities and Municipdlities and HyettPalma in 
2004. 
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II. DOWNTOWN IRON RIVER TODAY 

Following is a summary of Downtown lron River's current situation. 

Strengths 
Downtown lron River has a number of attributes at this time that can have a 
positive impact on its future. These include strong businesses, community 
anchors (such as City Hall, the West lron District Library, the lron County 
Chamber of Commerce, and two post offices), what are considered locally to be 
the best restaurants in the area, the lron River (which is a Blue Ribbon Trout 
Stream), the Apple Blossom Trail (the Downtown portion of which is scheduled 
for completion in the summer of 2006), attractive landscaping, and a sense of 
history. These attributes cause local residents to say, "What we have in 
Downtown is good - we just want more." 

The fact that improvements and investments are pending in Downtown is also a 
positive factor. These projects include the re-use of Central School, creation of 
the Co~itact Center, expansion of the library, as well as public irr~provements, 
such as streetscape upgrades. 

Additional strengths include the fact that: 

Downtown is located in an area experiencing residential growth and 
investment; 

Downtown has a large trade area, and one that contains virtually no 
commercial competition; and 

lron River enjoys a considerable and growing influx of year-rol-~nd 
tourists - who come to the area to ski, snowmobile, hunt, fish, and 
generally errjoy the beauty of the area's natural environment. 

Also in Downtown's "plus column" are: 

A long-standing and active Downtown Development Authority (DDA) 
that has a significant capture of annual revenue; 
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A supportive Mayor and City Council; 

An experienced City Manager; 

An active and involved Chamber of Commerce and Economic 
Development Corporation; 

A budding niercha~its group; 

A nucleus of energetic and positive individuals eager and willing to 
move Downtown forward; and 

Community leaders who are hard working and who work well together. 

Those who are energetic and positive about Downtown and the enhancement 
effort convey this attitude by saying things such as: 

Downtown is a good area with a lot to offer; 

We're niaking progress; and 

With elbow grease, creativity, and hard work, we can make Downtown 
vital. 

Finally, with the merger of the City of lron River, the City of Stambaugh, and the 
Village of Mineral Hills, members of those three communities have earned the 
reputation of being: 

Forward thinking; 
Progressive; 
Fiscally prudent; 
Energetic; and 
Focused on positive goals. 

All of the above bode well for Downtown's future. 
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Desires 
Those participating in the Downtown Blueprint process were asked to voice the 
desires they hold for the enhancement effort and for Downtown's future. The 
local desires most often mentioned were: 

Develop an economic base for Downtown; 

Define a direction for Downtown; 

Get people excited about and motivated to enhance Downtown; 

Recogr~ize and understand liow great Downtown's potential can be; 

Stimulate private investment; 

Create an identity, draws, and additional reasons for people to come 
Downtown; 

Create a mix of businesses that allows local residents to shop locally, 
and not have to travel to other communities to shop; 

Attract the area's new residents by having the goods and services they 
need and want; 

Attract tourists who are already in the area; and 

Attract a variety of generations - young people, young families, as well 
as older people. 

Concerns 
Those participating in the Downtown Blueprint process were also asked to 
voice the concerns they think might affect Downtown's future. The concerns 
most often voiced were: 

The presence of vacant storefronts and buildings - and the perception 
,that Downtown's vacancy rate is higher than in actuality; 

Iron River Downtown Blueprint 2006 
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How to "connect" the business districts of old lron River and old 
Stambaugh; 

The need to improve Downtown's infrastructure; 

The need to increase buy-in, participation, and unity; 

The negative, apathetic, or skeptical attitudes held by some; and 

Limited funds. 

Image 
Those participating in the Downtown Blueprint process were asked to define 
the image they would hope to see created for Downtown. A surrlniary of that 
image follows. 

A bustling, booming, and active Downtown 
Where you'll find people everywhere - 

Shopping, eating, strolling, and being entertained. 

An inviting, welcoming, and friendly Downtown of 
Caring and loving people. 

A Downtown of great shops and restaurants, 
Great service, and nice people that makes you say, 

"Hey, let's go to town!" 

A Downtown where you'll find shopping, restaurants, 
Nightlife, cultural events, recreation, and 

The beautiful lron River and Blue Ribbon Trout Stream. 

A Downtown with an old town feel that has been 
lntegra fed into our beautiful natural environment. 

A neat Downtown you enjoy walking around - 
You can easily spend a whole day here - 

Bring your kids! 

lron River Downtown Blueprint 2006 
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An inspiring Downtown that makes people say, 
"What a great place! 

I can't wait to tell my friends! 
I can't wait to come back! 

Wow!! " 

Guidelines 
Based on Downtown's current strengths - as well as the desires, concerns, and 
preferred Downtown image of the community - HyettPalma recommends that the 
lron River Downtown Blueprint 2006 be implemented using the following 
gl-~idelines. 

1. Transition 
lron River's economy is in a state of transition. This is being brought about by 
the following facts: 

The western portion of Michigan's Upper Peninsula is being 
"discovered" by individuals who are buying second homes or moving 
their primary residence to the area; 

This portion of the UP is being rediscovered by those locally referred to 
as "alumni" - individuals originally from lron River who moved away 
and are choosing to return as they retire; and 

The area is attracting a growing number of tourists. 

These new, returning, and visiting individuals are bringing substantial incomes to 
the area, and, this is raising the spending potential found in Downtown's trade 
area. These individuals also bring with them high expectations - in terms of the 
variety and quality of goods, services, and experiences they seek - expectations 
that Downtown must meet if it hopes to get their business. 

It can safely be said that the influx of these individuals is irrevocably changing the 
face of commerce in the lron River area. 
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2. "Make Dust or Eat Dust" 
To prosper, Downtown must evolve and adapt to the area's changing economy. 
This Iiieans .that all involved - Downtown business owners, property owners, 
local government, etc. - must step forward and rise to the occasion by: 

Making any needed Downtown changes; 
Raising Downtown's standards; and 
Meeting market expectations and demands. 

Anything less will not bode well for Downtown's future. 

3. Disparity 
Downtown lron River is located in a region of exceptional natural beauty. 
However, there is currently a disparity between the beauty of the natural 
environment in the region - which, in large part, is responsible for the influx of 
second homeowners, alumni, and tourists - and the beauty of the built 
environment found within Downtown. To attract the second homeowners, 
alumni, and tourists, this disparity must be eliminated. 

4. Positive Base 
Fortl-~nately for Downtown lron River, local government officials are very 
supportive of and positive about Downtown's potential and future. And, a handful 
of Downtown business and property owners also hold the same "can do" and "will 
do" attitude. This positive base of individuals should spearhead the Downtown 
enhancement effort and, by their actions and successes, increase their numbers. 

5. Do's and Don'ts 
Downtown lron River should be enhanced by keeping the following do's and 
don'ts in mind: 

All anchors that serve the general community should be retained in 
Downtown; 

Any new community anchors created should be located in Downtown; 
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All large special events, for which lron River is known, should be held 
in and returned to Downtown; 

All actions possible to strengthen Downtown and its existing 
businesses should be taken before the development of any new 
commercial areas is encouraged; 

Through the enhancement effort, special emphasis should be placed 
on the lron River to make it an integral part of Downtown and a 
Downtown anchor; and 

The positive base of individuals, mentioned above, should continue to 
move Downtown in a positive direction despite any naysayers who 
might attempt to derail the enhancement effort. 

6. Priority 
Downtown lron River does not solely serve the residents of the city. Instead, it is 
also the Downtown of township and county residents. As such, Downtown's 
enhancement should be a high priority of all three units of government - city, 
township, and county. 

7. Mind Set 
Those involved in Downtown's enhancement - and the citizens of lron River as a 
whole - must remain open-minded and positive when dealing with Downtown's 
future. This will require: 

Being open to new ideas; 
Being open-minded when dealing with each other; 
Recognizing that growth and change in the area are inevitable; and 
Rising to the occasion and doing what is best for Downtown as a 
whole. 

8. Economic Orientations 
To thrive and flourish into the future, Downtown lron River must be er~ha~iced to 
have the following economic orientations. 
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Old Downtown lron River 
This portion of Downtown should be marketed as "Historic Downtown lron River." 
Its three principle streets should be positioned in the following manner. 

o US 2 is and should remain an auto-oriented corridor that is the 
optimum location for destination convenience businesses, 
including service sta.tions and food establishments. Specialty 
retail businesses should not be located on US 2. 

o Genesee is and should remain the pedestrian, historic portion of 
this area. A cluster of specialty retail, food, art, and 
entertainment uses should be created in first floor spaces on 
Genesee to increase its draw and pedestrian nature. 
Appropriate first floor uses along Genesee also include banks 
and government facilities. Ideally, professional offices wol-lld be 
located ill upper floors - along with housing - and on side 
streets within this portion of Downtown. 

o Maple is and should continue to be the location of primarily 
service businesses and housing. 

Old Downtown Stambauqh 
This portion of Downtown should be marketed as "The Hilltop." A cluster of 
neighborhood convenience businesses, professional offices, and food 
establishments should be created on Wasl-lington, from Amber to Evergreen. 
However, Lay (from Amber to just south of Genesee) should remain a residential 
area, with commercial encroachment into this area prohibited. 
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Ill. RESIDENT& BUSINESS SURVEYS 

As a part of this project, two surveys were conducted to gauge the health of 
Downtown lron River, as perceived locally. These were a SI-lrvey of 
ownerslmanagers of all non-residential uses located in Downtown and a 
telephone survey of residents living in Downtown's primary retail trade area. A 
summary of the survey responses follows. 

Purpose of Trips 
Trade area residents were asked why they currently come to Downtown lron 
River. The top reason cited was "shopping," mentioned by 39% of those 
surveyed. 

The next two reasons cited were mentioned with similar frequency. These were 
"work there" (14%) and ‘‘bal- king" (12%). 

Therefore, the majority of those surveyed (65%) said they now come to 
Downtown for one of these three reasons. 

The remaining reasons mentioned for coming to Downtown were: 

Eating in restaurants (7%); 
Using service businesses (7%); 
Conducting personal business (5%); 
Post office (5%); 
Library (3%); 
Visiting friends or family (3%); 
Entertainment (2%); 
Religious services (2%); and 
Other - walkinglexercising, newspaper (1 %). 

Shopping Area of Choice 
Residents surveyed were asked where they currently do most of their family 
shopping at this 'time, other than grocery shopping. The area mentioned most 
often was lroli Mountain (44%). The next niost cited area was lron River (23%). 
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Therefore, 67% of those surveyed said they choose to do most of their shopping 
in one of these two areas. 

The remaining responses to this question were: 

Green Bay, WI (9%); 
Marquette (6%); 
Rhinelander, WI (4%); 
Internet (3%); 
Eagle River, WI (3%); 
Appleton, WI (2%); 
Wausau, WI (2%); 
Milwaukee, WI (2%); and 
Chicago, IL (2%). 

When asked why they choose to shop in a particular area, the top reason cited 
by residents was the varietylselection offered, mentioned by 45%. 

The next two most often mentioned reasons were convenience (32%) and price 
(20%). 

The remaining 3% of those surveyed said they choose a shopping area due to 
loyalty. 

Downtown Characteristics 
Trade area residents and Downtown business owners surveyed were asked to 
rate a list of 19 Downtown characteristics as being "good," "fair," or "poor" at this 
time. 

Eleven characteristics were rated "good" by a majority of residents. Ten 
characteristics were rated good by a majority of business owners. Residents and 
business owners agreed on nine of those characteristics. 

The nine characteristics rated "good" by a majority of both trade area residents 
and Downtown business owners were: 

Feeling of safety (91 % residents, 87% business owners); 
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Cleanliness of the area (85% residents, 61 % business owners); 
Availability of parking (82% residents, 68% business owners); 
Convenience of parking (82% residents, 65% business owners); 
Helpfulness of salespeople (79% residents, 80% business owners); 
Traffic circulation (77% residents, 59% business owners); 
Quality of restaurants (76% residents, 63% business owners); 
Knowledge of salespeople (58% residents, 65% business owners); and 
Quality of service businesses (54% residents, 51 % business owners). 

From the above it can be seen that residents were much more pleased than 
business owners with Downtown's cleanliness, parking availability and 
convenience, traffic circulation, and quality of restaurants. 

The two characteristics rated "good" by a majority of residents, but not business 
owners, were: 

Attractiveness of the area (73% residents, 24% business owners); and 
Business hours (52% residents, 39% business owners). 

The one characteristic rated "good" by a majority of business owners, but not 
residents surveyed, was prices at restaurants (45% residents, 57% business 
owners). 

Downtown Improvements 
Trade area residents and Downtown business owners were asked to rate a list of 
18 possible Downtown improvements as being "very important," "somewhat 
important," or "not important" at this time. 

Five improvements were rated "very important" by a majority or significant 
percent of residents. Four improvements received this rating from a majority or 
significant percent of business owners. And, residents and business owners 
agreed on two of these, which were: 

Recruit retail businesses (88% residents, 89% business owners); and 
Increase the variety of retail goods (84% residents, 70% business 
owners). 
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The three improvements rated "very important" by a majority of residents, but not 
business owners, were: 

lmprove the quality of retail goods (56% residents, 40% business owners); 
lmprove the variety of service businesses (49% residents, 43% business 
owners); and 
Keep stores open longer on Saturdays (46% residents, 33% business 
owners) 

And, the one improvement rated "very important" by a significant percent of 
business owners, but not residents, was: 

Physically in- prove buildings (50% business owners, 44% residents). 

Residents were also asked if there was anything else that could be done to 
encourage their patronage of Downtown. In response, residents reiterated the 
importance of increasing the variety and selection offered. 

When asked what specific types of businesses or activities they w o ~ ~ l d  personally 
use if they were to open in Downtown lron River, residents expressed a 
preference primarily for clothing stores and shoe stores. 
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IV. DOWNTOWN IRON RIVER TOMORROW 

A series of discussions, focus groups, and meetings were held to define the 
community's preferred vision of Downtown lron River - as it would ideally exist in 
the year 201 1. A corr~pilation of the thoughts and preferences expressed during 
those sessions is shown below. 

By the year 201 1, private investment and local leadership would have resulted in 
Downtown lron River being the center of the western UP that is able to draw 
customers from 100 miles around. It would very much be a family place, with 
things to do and places to go for the whole family. Downtown's users would be 
able to spend the day shopping, strolling, and having fun. And, they would be 
able to spend ,the evening in Downtown as well, since Downtown would include 
nightlife as well as shopping. 

Downtown would include a broad mix of uses, including: 

Retail businesses; 
Restaurants; 
Service businesses; 
Nightlife; 
Housing; 
Recreation; 
Educational opportunities; 
Government facilities; 
Post office; 
An expanded library; and 
Banks. 

This mix of uses would make Downtown a "neat place" one enjoys walking 
around and where one could easily spend an entire day. As such, it would attract 
a wider variety of users, including: 

lron River residents; 
Trail and river users; 
Residents within a 100-mile area; 
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Residents and visitors of the western UP; 
Area second homeowners; 
Area tourists - including those at Ski Brule and in Eagle River; 
Those attracted to the area's natural beauty - hunters, fishers, campers, 
snowmobilers, etc.; 
Those attending events in the area, such as the rodeo and sporting 
events; 
"People who left and are looking for a place to retire;" and 
Young people and young families. 

The lron River, a Blue Ribbon Trout Stream - "which is our name" - would be 
recognized as making Downtown unique. The Apple Blossom Trail would be 
completed and would be a showcase. People would once again be fishing and 
recreating in Downtown, thanks to the river and trail. 

Downtown's "poor looking" buildings would be irr~proved or replaced. Downtown 
would be nicely landscaped and maintained. A "coniprehe~isive streetscape 
program" would have been implemented, addressing sidewalks and lights. Signs 
would be in place that welcome motorists to lron River and note its "claims to 
fame" - such as the rodeo. Billboards would no longer be allowed in Downtown. 
Seating areas would be created. And, Downtown's design would have a 
"symmetry" that makes it visually attractive as a whole. 

Downtown's err~pty buildings would be filled with businesses that attract area 
residents and tourists alike. These businesses would encourage people to 
spend time in Downtown, they would also create jobs - encouraging residents to 
remain in the area - and they would make Downtown a major destination within 
the western UP. To accommodate its users, Downtown would have parking that 
adequately serves its customers, workers, and residents. 

Downtown's business and property owners would be very positive and upbeat 
about Downtown and its future, as would the citizens of lron River as a whole. 
The corr~murrity would work together to keep Downtown strong, with minds that 
are open to new ideas and without a trace of apathy or individual agendas. 
Volunteers would be numerous and excited about working on Downtown 
projects. And, a concerted and consolidated effort would be in place to promote 
Downtown. 
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By the year 201 1, Downtown lron River would be well on its way to having the 
following image. 

A bustling, booming, and active Downtown 
Where you'll find people everywhere - 

Shopping, eating, strolling, and being entertained. 

An inviting, welcoming, and friendly Downtown of 
Caring and loving people. 

A Downtown of great shops and restaurants, 
Great service, and nice people that makes you say, 

"Hey, let's go to town!" 

A Downtown where you'll find shopping, restaurants, 
Nightlife, cultural events, recreation, and 

The beautiful lron River and Blue Ribbon Trout Stream. 

A Downtown with an old town feel that has been 
Integrated into our beautiful natural environment. 

A neat Downtown you enjoy walking around - 
You can easily spend a whole day here - 

Bring your kids! 

An inspiring Downtown that makes people say, 
"What a great place! 

I can't wait to tell my friends! 
I can't wait to come back! 

Wow!! " 
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V. DOWNTOWN MARKET ANALYSIS 

To ensure long-term economic results and success, lron River's Downtown 
enhancement effort must be market-driven. This means that the effort must be 
one that results in all of Downtown's investors -- business owners, property 
owners, developers, patrons, the local government, etc. -- being able to realize 
an increasing return on their investments. This can only be achieved via an 
enhancement effort that is based on a sound, realistic understanding of 
Downtown's economic potentials. The following chapter quantifies Downtown's 
economic potentials in terms of retail, office, and housing development. 

Downtown Retail Opportunities 

Retail Trade Area - Downtown lron River's primary retail trade area has been 
defined as the geographic area from wl-~icl-I the majority of retail customers are 
currently drawn and the geographic area which presents the greatest opportunity 
in the immediate future for gaining additional retail customers. Based on current 
customer travel patterns, discussions with local business leaders and govern- 
ment officials, and the opinion of HyettPalma, Inc., Downtown's primary retail 
trade area has been identified as the area shown on the attached map. 

Retail Economic Indicators - Downtown's primary retail .trade area can be 
currently characterized by the followirlg econorr~ic indicators. 

THE PRIMARY TRADE AREA HAS AN ESTIMATED POPLILATION OF 
7,865 - WITH AN ESTIMATED 3,462 HOUSEHOLDS (Source: ESRl 
estimate) 

'THE AVERAGE HOUSEHOLD SIZE IS 2.16 PERSONS, WHICH IS 
LESS THAN THE NATIONAL AVERAGE OF 2.59 (Source: ESRl 
estimate) 
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'THE TOTAL COMBINED INCOME OF HOUSEHOLDS WITHIN THE 
PRIMARY TRADE AREA IS APPROXIMATELY $139,000,000 PER 
YEAR (Source: ESRl estimate) 

THE AVERAGE HOUSEHOLD INCOME FOR THOSE IN THE PRIMARY 
TRADE AREA IS APPROXIMATELY $40,071 AND IS PROJECTED TO 
INCREASE TO $44,260 ANNUALLY BY 2010 (Source: ESRl estimate) 

Current Retail Businesses - Downtown lron River currently contains 66 retail 
businesses, which occupy approximately 233,000 square feet of building space. 
-The retail inventory was completed by the Downtown lron River Process 
Corr~rr~ittee and is shown on the following pages. 
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Downtown lron River Retail Businesses 

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT. 

54 - Food Store 
541 1 Grocery Store 1 18,000 

55 - Automotive Dealers and 
Service Stations 

552 1 Used Cars 1 
5531 AutoIHome Supply 5 
5541 Gas Service Station 8 

57 - Furniture and Home Furnishinqs 
5712 Furniture Store 2 
571 9 Misc. Home Furnishings 1 
5722 Home Appliances 1 
5731 Radio/TV/Electronics 4 

58 - Eatin~lDrinking 
581 2 Eating Places 
581 3 Drinking Places 

Miscellaneous Retail 
Drug Store 
Antiques 
Sporting Goods 
Books 
Jewelry 
GiftlNovelty 
Florist 
Miscellaneous Retail 

Select Support Services 
7216 Dry CleanersITailors 1 
7231 Beauty Shops 3 
724 1 Barber Shops 3 
7251 Shoe RepairIShine 1 
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Downtown lron River Retail Businesses 

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT. 
Amusement and Recreation 
Services 

7991 Physical Fitness Facilities 1 1,200 
7999 Mic. ArnusernentIRecreation 1 7.200 

Not Classied Elsewhere 3 9,064 

Source: Downtown lron River Process Committee 
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Retail Potential - Currently, within Downtown's primary trade area, the total es- 
timated demand for retail products is approximately $46,000,000 per year. This 
demand is shown on the following graphs. A complete presentation of retail 
product demand for the primary trade area is shown in THE RETAIL REPORT@, 
contained in the Appendix of this document. 

As a conservative estimate, it is assumed that Downtown lron River retail busi- 
nesses now generate an average (blended figure) of approximately $140 per 
year per square foot in retail sales. 

Since Downtown currently contains approximately 233,000 square feet of 
occupied retail space, Downtown lron River should currently be generating 
approximately $33,000,000 in retail sales per year. 

By dividing the project area's estimated anrlual retail sales - $33,000,000 - by 
the total estimated demand for retail products within the primary trade area - 
$46,000,000 - it can be concluded that Downtown lron River may currently be 
capturing approximately 72% of the retail sales potential within the primary trade 
area. And, the balance of the demand is being captured by businesses within 
other parts of the primary trade area and/or by businesses in other trade areas. 

Taking steps to further enhance Downtown lron River, and barring a significant 
decline in the national or regional retail economy, it is co~iservatively anticipated 
that Downtown may have the potential to increase its share of retail sales in its 
primary trade area from the current level of approximately 72% to between 76% 
and 78% by the year 2011. This should be considered a goal of the economic 
enhancement proqram. 

If Downtown lron River is able to increase its market share to between 76% and 
78% by the year 201 1, it is possible that the project area may be able to increase 
its total capture of retail sales to between $35,000,000 and $36,000,000 by the 
year 201 1 - considered in constant 2006 dollars. 
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TOTAL PRODUCT DEMAND 
BY PRODUCT TYPE 

Tobacco Products & Smoking Supplies 

Pets, Toys & Playground Equipm 

Televisions, Radios & Sound Equiprn 

Entertainment Fees & Adrnissio 

Prescription Drugs & Medical Suppli 

Children's Apparel -- Unde 

Girl's Apparel -- 2 to 

Men's Apparel -- 16 and 

Miscellaneous Household Equip 

Small Appliances & Miscellaneous Housewares 

Household Tealles 

Alcoholic Beverages 

Food Away From Home 

Food At Home 

h i b Q 1'0 1'2 
(Millions) 
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TOTAL PRODUCT DEMAND 
BY INCOME GROUP 
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This increase in total retail sales could potentially support the development of 
between approximately 15,000 and 22,000 net square feet of additional retail 
space by the year 201 1 - which co1.11d include expansions or sales increases by 
existing Downtown lron River retail businesses and/or the construction of some 
limited amount of new retail space. 

It must be noted that Downtown's ability to gain a larger market share will be 
contingent on efforts to enhance its business climate, enhance and expand its 
existing businesses, and recruit additional retail businesses to the area. If such 
efforts are aggressively and diligently implemented - on an on-going basis - the 
actual growth in Downtown's market share could potentially be much higher than 
projected. Conversely, by the year 201 1, Downtown lron River's market share 
could be niuch less than projected above if efforts to enhance the area and ex- 
pandlrecruit businesses are not diligently and cor~tinually pursued. 

NOTE: 
No attempt was made to determine the condition of vacant space. 
Therefore, no judgment is made concerning the marketability of space 
based on condition. 

Retail Business Development - Based on the findings of ,this retail market 
analysis, the opportunity exists to enhance and expand certain types of retail 
businesses that are currently located in Downtown lron River. In addition, the 
opportunity also exists to attract additional businesses to Downtown. A list of the 
types of retail businesses recommended for potential enhancement, expansion, 
and attraction is presented in the chapter of this document titled Course of 
Action. 

Downtown Office Opportunities 

Office Market Indicators - Several key economic indicators that characterize 
the current office operations within Downtown lron River follow. 

Downtown lron River currently contains a total of 56 various office occu- 
pants occupying approximately 243,000 square feet of building space. 

Downtown lron River is the traditional professional services center of the 
City. 
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Downtown's occupied office space serves, primarily, the personal needs of 
those who live within the broader community. 

While not the seat of county government, Downtown lron River is the 
primary professional office center of the county. 

The most significant concentrations of offices include finance, insurance, 
real estate, health services, legal services, membership organizations, 
and government. 

Current Office Uses - The variety of office occupants found in Downtown can 
be seen in the following table, in which office tenants are listed by SIC numbers. 
The office inventory was completed by the Downtown lron River Process 
Committee. 

Office Potential - It is anticipated that most of Downtown's office market growth 
will continue to consist of office uses which serve, primarily, the personal needs 
of those who live in, or in proxinlity to, Downtowr~ lron River's primary trade area. 
Communities nationwide have experienced the fact that - as improvements are 
made in the overall economic and physical conditions of their Downtowns - an 
associated increase in demand for office space normally follows. This is also 
expected to hold true for Downtown lron River. In addition, demand for office 
space is anticipated to increase due to the anticipated natural household growth 
in the area associated with the rise in second-home ownership throughout the 
trade area and region, and an anticipated increased demand associated with the 
opening of the new Contact Center. 

Therefore, it is estimated that approximately 25,000 to 35,000 square feet of 
additional office space could potentially be supported in Downtown lron River 
between now and the year 201 1. This should be considered an economic qoal 
for the enhancement effort. 

It must be noted that the actual growth in Downtown's office demand co~lld be 
higher if Downtown is able to attract general offices, or back office operations 
,from outside the area, to attract office occupants currently located elsewhere in 
the community; or to experience significant expansion by current Downtown 
office operations. 
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Downtown lron River 
Offices by SIC Code 

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT. 
60 - Depository Institutions 

60 1 Central Reserve Depositories 3 
606 Credit Unions 2 
609 Functions Related to Banking 1 

6 1 - Non-Depository Credit Institutions 
616 Mortgage BankerslBrokers 1 800 

62 - Security and Commodity Brokers 
62 1 Security Brokers 1 
628 SecuritylCommodity Services 1 

63/64 Insurance 
64 1 Insurance AgentslBrokers 5 

65 - Real Estate 
65 1 OperatorslLessors 2 
653 Real Estate AgentslMgrs. 2 
655 SubdividerslDevelopers 2 

72 - Personal Services 
727 Funeral Home 

73 - Business Services 
738 Misc. Business Services 4 

80 - Health Services 
80 1 OfficeslClinics of Doctors 4 
802 OfficeslClinics of Dentists 1 
804 Offices of Other Medical 1 
809 Other Health Services 2 

81 - Legal Services 
81 1 Legal Services 

82 - Educational Services 
823 Library 1 
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Downtown lron River 
Offices by SIC Code 

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT. 

86 - Membership Orsanitations 
862 Professional Organizations 
866 Religious Organzations 
869 Other Memb. Organizations 

87 - EnqineeringIMananement Services 
87 1 EngineeringIArchitecture 1 

89 - Services Not Elsewhere Classified 
899 Services 7 

91 - General Government 
91 9 General Government 1 

94 - Admin. of Human Services 
94 1 Admin. of Educational Programs 1 

96 - Admin. of Economic Programs 
96 1 General Economic Programs 1 

JTOTAL NUMBER OF OFFICE BUSINESSES 56 I 
TOTAL SQUARE FEET OF OCCLlPlED OFFICE BUSINESS SPACE 243,275 

Source: Downtown lron River Process Committee 
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NOTE: 
No attempt was made to determine the condition of vacant space. 
p here fore; no judgment is made concerning the marketability of space 
based on condition. 

Office Business Development -- A listing of office types recommended for 
recruitment and expansion in Downtown lron River is presented in the chapter of 
this document titled Course of Action. 

Downtowr~ Housiug Opportunities 
The Downtown Blueprint project area contains approximately 64 dwelling units 
at this time. These units include 17 apartments and 47 single-family homes. 

lron River is also fortunate to have a large number of residential units 
SI-~rrounding its Downtown or within an easy walk or drive to Downtown. In fact, 
Downtown lron River is ideally located to serve residents throughout the trade 
area via either an easy walk or an easy drive due to its location along the 
community's major travel routes. 

While Downtown lron River does not currently have a sizable number of housing 
units in the upper floors of Downtown buildings, it appears to offer some limited 
opportunities in the immediate future for additional upper floor housing 
development. And, with several vacant, larger buildings in Downtown which 
could likely accommodate quality housing development, the opportunity for 
additional Downtowr~ housing development appears to be significant. 

As has been found throughout the nation during the past three decades - 
regardless of community size or location - as a Downtown's physical 
environment and mix of businesses is improved, it is very likely that the demand 
for housing in and near that Downtown will also increase. This can also be 
expected in Downtown lron River. 
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In addition, according to a review of Downtown lron River by the Michigan State 
Housing Development Authority . . . 

"Based on conversations with Downtown building owners and city 
officials, it is desired to bring rental housing to the Downtown. This 
could be accomplished in part through the Office of Community 
Development's Rental Rehabilitation Program. At first look, the 
Downtown area seems appropriate to house a mixed income 
population." 

This opinion from MSHDA is documented via the memorandum from Jim Davis, 
MSHDA Community Development Specialist, which is included in the Appendix 
of this document. 

Every effort should be made, consistent with the Downtown Blueprint, to 
introduce more quality housing - both market-rate and affordable - in and in 
proximity to Downtown lron River. 

As market conditions allow, every effort should be made to introduce: 

More loft apartments in the upper floors of appropriate existing structures 
throughout Downtown - market rate and affordable; 

Mixed-use projects - market-rate and affordable - if redevelopment takes 
place in larger, older structures in or near Downtown; and 

Both owner-occupied and rental units. 

In addition, specific programs offered through the Michigan State Housing 
Development Authority should be considered to assist with the development of 
housing in and near Downtown lron River. 

Rather than placing arbitrary or artificial limits on the number of housing units 
appropriate for Downtown lron River - and in neighborhoods near the commer- 
cial district - it is suggested that the absorption of units in the marketplace be 
used as the indicator of demand. And, that every effort be made to develop the 
greatest number of quality units possible in and near Downtown when market 
conditions allow. 
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Course of 
Action 
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VI. COURSE OF ACTION 

This chapter includes a Course of Action specifically crafted to help Downtown 
lron River attain the community's vision and take advantage of the economic 
opportunities revealed through the market analysis, thereby enabling Downtown 
lron River to be become economically successful and self-sustaining. 

Preceding those recommendations, the Guidelines discussed earlier are 
reiterated here due to their importance in realizing Downtown's success. 

As was stated earlier, based on Downtown lron River's current strengths - as 
well as the desires, concerns, and preferred Downtown image expressed by the 
community - HyettPalma recommends that the lron River Downtown Blueprint 
2006 be implemented using the following guidelines. 

I .  Transition 
lron River's economy is in a state of transition. This is being brought about by 
the following facts: 

The western portion of Michigan's Upper Peninsula is being 
"discovered" by individuals who are buying second homes; 

This portion of the UP is being rediscovered by those locally referred to 
as "alumni" - individuals originally from lron River who moved away 
and are choosing to return as they retire; and 

The area is attracting a growing nurr~ber of tourists. 

These new, returning, and visiting individuals are bringing substantial incomes to 
the area, and, this is raising the spending potential found in Downtown's trade 
area. These individuals also bring with them high expectations - in terms of the 
variety and quality of goods, services, and experiences they seek - expectations 
that Downtown must meet if it hopes to get their business. 

It can safely be said that the influx of these individuals is irrevocably changing ,the 
face of commerce in the lron River area. 
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2. "Make Dust or Eat Dust" 
To prosper, Downtown must evolve and adapt to the area's changing economy. 
This means .that all involved - Downtown business owners, property owners, 
local government, etc. - must step forward and rise to the occasion by: 

Makirlg any needed Downtown changes; 
Raising Downtown's standards; and 
Meeting market expectations and demands. 

Anything less will not bode well for Downtown's future. 

3. Disparity 
Downtown lron River is located in a region of exceptional natural beauty. 
However, there is currently a disparity between the beauty of the natural 
environment in .the region - which, in large part, is responsible for the influx of 
second homeow~iers, alunir~i, and tourists - and the beauty of the built 
environment found within Downtown. To attract the second homeowners, 
alumni, and tourists, this disparity must be eliminated. 

4. Positive Base 
Fortunately for Downtown lron River, local government officials are very 
supportive of and positive about Downtown's potential and future. And, a handful 
of Downtown business and property owners also hold the same "can do" and "will 
do" attitude. This positive base of individuals should spearhead the Downtown 
enhancement effort and, by tlieir actions and successes, increase their numbers. 

5. Do's and Don'ts 
Downtown lron River should be enhanced by keeping the following do's and 
don'ts in mind: 

All anchors that serve the general community should be retained in 
Downtown; 

Any new community anchors created should be located in Downtown; 
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All large special events, for which lron River is known, should be held 
in and returned to Downtown; 

All actions possible to strengthen Downtown and its existing 
businesses should be taken before the development of any new 
commercial areas is encouraged; 

Through the enhancement effort, special errlphasis should be placed 
on the lron River to make it an integral part of Downtown and a 
Downtown anchor; 

The positive base of individuals, mentioned above, should continue to 
move Downtown in a positive direction despite any naysayers who 
might attempt to derail the enhancement effort. 

6. Priority 
Downtown lron River does not solely serve the residents of the city. Instead, it is 
also the Downtown of township and county residents. As such, Downtown's 
enhancement should be a high priority of all three units of government - city, 
township, and county. 

7. Mind Set 
Those involved in Downtown's enhancement - and the citizens of lron River as a 
wliole - must remain open-minded and positive when dealing with Downtown's 
future. This will require: 

Being open to new ideas; 
Being open-rr~inded when dealing with each other; 
Recogr~izing that growth and change in the area are inevitable; 
Rising to the occasion and doing what is best for Downtown as a 
whole. 

8. Economic Orientations 
To thrive and flourish into the future, Downtown lron River must be enhanced to 
have the following economic orientations. 
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Old Downtown lron River 
This portion of Downtown sho1.11d be marketed as "Historic Downtown lron River." 
Its three principle streets should be positioned in the following manner. 

o US 2 is and should remain an auto-oriented corridor that is the 
optimum location for destination convenience businesses, 
including service stations and food establishments. Special 
retail businesses should not be located on US 2. 

o Genesee is and shol-~ld remain the pedestrian, historic portion of 
this area. A cluster of specialty retail, food, art, and 
entertainment uses should be created in first .Floor spaces on 
Genesee to increase its draw and pedestrian nature. 
Appropriate first floor uses along Genesee also include banks 
and government facilities. Ideally, professional offices would be 
located in upper floors - along with housing - and on side 
streets within this portion of Downtown. 

o Maple is and should continue to be ,the location of primarily 
service businesses and housing. 

Old Downtown Starr~bauqh 
This portion of Downtown should be marketed as "The Hilltop." A cluster of 
neighborhood convenience businesses, professional offices, and food 
establishments should be created on Washington, from Amber to Evergreen. 
However, Lay (from Amber to just south of Genesee) should remain residential 
area, with commercial encroachment into this area prohibited. 

Catalyst Proiects 
The following projects should be irnpleniented as quickly as possible in order to 
catalyze Downtown's enhancement. 

I. Central School 
The DDA has purchased this prominent historic structure and is working with a 
developer to see it renovated and reused for quality housing units. It appears 
that this project is heading in the right direction - and the appropriate market 
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segments are being targeted. Therefore, the adaptive use of Central School 
should be moved forward as expeditiously as possible. 

In doing so, it should be recognized that: 

This project - nor any other - should be expected to serve as a 
panacea or silver bullet that will "save" Downtown; 

While it is important, this cannot be the DDA's only project - there are 
other important initiatives which the DDA must also undertake; and 

The DDA should incentivize this project, as needed, and then move on 
to tackle additional projects within Downtown. 

2. Contact Center 
The "Contact Center" project, located in The Hilltop portion of Downtown, 
appears to be well underway and should be completed as quickly as possible. In 
addition, this project should be viewed as a very good model whose replication 
should be encouraged whenever possible - since it entails pulling together 
scarce resources, creating a strong ratio of funds leveraged, and creating a 
sizeable n1.1mber of jobs. 

3. Cloverland Hotel 
The former Cloverland Hotel is clearly an eyesore and public safety hazard. And, 
it is owned by the State of Michigan. This building is also an economic albatross, 
which is draining the life out of this portion of Downtown. All in all, it is a travesty 
for this structure to remain standing in its current state. Therefore, the City and 
DDA should use all possible and positive avenues to get the owner to mitigate 
this situation by either bringing the building up to State code or by razing the 
struct~.~re. 

Due to the deteriorated state of the building, the likely cost of mitigation, and the 
lack of a viable alter~iative use for the site at this time, it is unlikely that the 
community or a private party could ever justify the cost of correcting this problem 
property without significant state or other outside financial assistance. 
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4. West lron District Library Expansion 
The Library Board is planning to expand this Downtown library and is in the 
process of raising funds to do so. With approximately 63,000 patrons using the 
facility from 2004 to 2005, and given the wide range of prograrr~rrring held here, 
the West lron District Library is one of Downtown's strongest anchors and a true 
community asset. It serves people of all ages and all means and provides them 
with opportunities not available elsewhere in the region. Therefore, garnering 
funds that would make the library's expansion a reality as quickly as possible 
should become a top priority of the DDA, city government, township government, 
county government, philanthropic community, civic community, business 
community, and citizens of lron River and Steuben County as a whole. 

5. The lron River 
The lron River is a tremendously valuable Downtown resource that is greatly 
underutilized at this time. With the planned completion of the Apple Blossom 
Trail in summer 2006, a recreational link will be established between Downtown 
and the river. In addition, the enhancement strategy should be used to create a 
commercial link between the river and Downtown via: 

Various businesses that sell fishing gear, sports equipment, and picnic 
supplies; 

Businesses that rent bikes, canoes, etc.; 

Restaurants that afford views of the river; and 

If possible, housing units with river views. 

6. Upper Story Housing 
Through the enhancement effort, the creation of as many quality, upper story 
Downtown housing units as possible should be encouraged. This should be 
done by exploring the availability of all applicable MSHDA programs, particularly 
,the Rental Rehab Program. And, the City should continue to work cooperatively 
with housing developers to allow Downtown residents to park in public lots, if 
private parking cannot be provided on-site. 
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Public Improvements 
In the 1980s, streetscape improvements were made along Genesee. Now, the 
time has come - and tlie City intends to - update those irr~provements and 
address the needs of public space along Washington. This should be done 
through the following actions. 

7. Streetscape Plan 
An overall streetscape plan should be developed for Downtown to ensure that 
improvements are made in a coordinated manner. The goal of the streetscape 
plan should be to freshen Genesee and to upgrade The Hilltop, in terms of public 
space improvements. The streetscape plan should be designed by a 
professional landscape architect, who has experience working with historic 
Downtown settings and in upnorth climates. 

Genesee 
On Genesee, the streetscape plan should address: 

o Removal or redesign of the "bump outs" that now form the corners 
of sidewalks; 

o Repair and replacement of sidewalks; 

o Replacement of current streetlights with those that are pedestrian in 
scale and "historic" in design; 

o Trash receptacles and benches - of a design that complements 
Downtown's older buildings; and 

o Landscaping - trees that do not block display windows or business 
signs, substantial planters of a design that complements 
Downtown's older buildings, hanging baskets, and an irrigation 
system. 

The Hilltop 
Since The Hilltop is, in essence, a neighborhood business district, streetscape 
improvements should be less intense here than on Genesee, yet should still be 
used to beautify .the area. To do so, the streetscape plan should address: 
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o Pedestrian-scale streetlights; and 

o Street trees and flowers. 

In addi.tion, serious consideration should be given to creating a landscaped 
median down the center of Washington. Doing so would not orlly beautify the 
area, but would greatly enhance The Hilltop's pedestrian-orientation. 

2. Parking 
Parking does not appear to be a problem in Downtown at this time. Therefore, 
the City should: 

Continue to ensure that Downtown's public parking lots are well- 
maintained and lighted; 

Continue to enforce parking time limits on a random, as-needed basis 
to ensure turnover for customers; and 

As a part of the wayfinding system mentioned below, improve signage 
to and at public parking lots within Downtown. 

3. Wayfinding 
A wayfinding sign system should be created and installed that directs motorists to 
lron River and its Downtown. The signs shol.~ld be distinctive and creative in 
design, reflecting .the history of ,the city and the image of Downtown. The 
wayfinding system should include: 

Signs at all major entrances to the city that read "Welcome to lron 
River;" 

Signs on all major roadways that direct motorists to "Historic 
Downtown lron River" and to "The Hilltop Business District;" and 

Signs that read "Welcome to Historic Downtown lron River" and 
"Welcome to The Hilltop," at the entrances to each area. 

lron River Downtown Blueprint 2006 
Cool Cities Blueprints for Michigan's Downtowns 

45 

MSHDA, MEDC, & MML 



Cool Cities Blueprints for Michigan's Downtowns 

An added benefit of the wayfinding system will be to confirm in the minds of both 
local residents and visitors the distinct identify of both areas of Downtown lron 
River. 

Private Property Improvements 
Downtown's enhancement will require not only public space improvements, but 
also improvements to private properties. This should be stimulated through the 
following actions. 

I. Fa~ades  
Building owners should be encouraged and urged to make necessary 
improvements by meeting with them individually, explaining the Downtown 
Blueprint, and offerirlg the following incentives. 

Design guidelines should be developed to assist owners in determining 
the "do's and don'ts" for irr~proving Downtown's faqades, signs, and 
awnings - and for the design of new, infill buildings that might be 
erected in Downtown. 

A matching faqade grant program should be created, offering owners 
up to $3,500 per building, to make improvements that are in keeping 
with the design guidelines. Use of the grants should be concentrated 
on Genesee and in The Hilltop area. 

An architectural historian or preservation architect - experienced in 
working with historic Downtowns - should be retained to provide 
preliminary design assistance to owners who are serious about 
improving their faqades. Ideally, this service would be made available 
free-of-charge to owners. 

2. Signs 
The City's updated zoning ordinance will contain several positive changes 
regarding signs in Downtown. These include the fact that: 

Business owners will be allowed to erect projecting signs - which are 
very pedestrian-oriented - rather than just flush mounted signs; 
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