
LARIMER SQUARE – DENVER, CO 

TACTICAL



DEL POPOLO PIZZA TRUCK – SAN FRANCISCO, CA 

TACTICAL



POPUP HOOD PROGRAM – OAKLAND, CA 

LEAN



PORCHETTA BOX – MONTREAL, CANADA 

LEAN



CONTAINER BAR – AUSTIN, TX 

LEAN



OCEAN DEVELOPMENT – PORTLAND, OR 

LEAN



OCEAN DEVELOPMENT – PORTLAND, OR 

LEAN



ONE MAIN – CHAMPAIGN, IL 

CLIMAX



COOLEY LAW SCHOOL STADIUM – DOWNTOWN LANSING, MI 

CLIMAX



TRAFFIC CIRCULATION 



TRAFFIC CIRCULATION: INTERVENTIONS 



TRAFFIC SAFETY 



TRAFFIC SAFETY 



TRAFFIC SAFETY: INTERVENTIONS 



2008 Downtown Parking Study 

Supply:   12,961 spaces 
Demand:    6,336 spaces 
Surplus:       6,625  

Projected Deficits: 

Federal courthouse:  348 spaces 
Main St. Mall:     413 spaces 
Ingersoll/ComEd:    184 spaces 

PARKING 



PARKING: INTERVENTIONS 



REFINING THE CHARGE 

•  Scope to Reality 
–  Area demographic information 

•  Cull down existing reports to key teaser information for 
investors 

–  Perceptions Survey results 
•  Informative to growth 
•  Baseline 

–  Peer communities review document 
•  Communities with public markets/transformational retail 

–  Commercial and residential market analysis 
•  Concept of complete market 

–  Market Strategic Direction Memorandum 



MARKET DATA & TRENDS 

•  Affiliated Community  
–  Who: Residents of Rockford 
–  Role: Community pride and 

differentiation 
•  ½ - Mile Pedestrian 
–  Who: Residents and employees in 

nearby properties 
–  Role: Most frequent users whose 

visibility suggests character of area 
(Brand) 



MARKET DATA & TRENDS 

•  20-Minute Drive Time Destination 
–  Who: Users seeking unique products 

and services 
–  Role: Primary Market Providing 50% 

to 85% of each business’ sales 

•  Balance Goal 
– Stores 
– Restaurants 
– Personal Services 
– Offices 
– Residences 
	  



DEMOGRAPHIC INFORMATION 

Rockford 0.5 Miles  
Downtown Rockford 

20 Minutes  
Downtown Rockford 

Employees 71,365 7,124 100,809 
Total Population 150,891 3,207 235,672 
Population (per Sq. Mi.) 2,431.09 4,072.21 1,184.03 
Median Age 36.4 42.2 38.2 
Rented Housing Units 41.4% 93.6% 34.7% 
Avereage Household Income $56,742  $22,034  $60,783  
% Household Income > $75,000 21.7% 3.2% 25.4% 
Household Income > $75,000 12,844  42  23,675  
Resident Retail Spending $1 Billion $15 Million  $1.7 Billion  
© 2014, by Experian  



½ MILE  
CHARACTER MARKET 

• Walkability? 
• Separate Visions 
•  Investment Focus 
• Security 
• Parking 



20-MINUTE DRIVE TIME MARKET 

•  Primary Market 
•  National Standard 
•  Different? 
•  80 to 85% of Sales 

•  Competition? 



SURVEY RESULTS 

•  1,587 responses 
•  Closed January 25 
•  Subgroup analysis? 

–  Parking “likers” 
–  Millenials 
–  Boomers 



INFORMATION THAT SELLS 

•  Many good restaurants 
•  Casual Dining 

–  70% would spend more 
–  Recruitment tool 

•  Encouraging to current 
businesses 



INFORMATION THAT SELLS 

•  City Market fits 
•  More of the same 



Specific	  Recommenda.ons	  



BASELINE 



FOCUS ON EVENTS 



PEER COMMUNITIES 

•  Population 
•  Building Age/Style 
•  Model possibilities 
–  City 
–  Market Building 
– ½ Mile 

•  What to examine/build 
–  Total Pop 
–  Total Employment 

•  Aurora 
•  Joliet 
•  Peoria 
•  Springfield 
•  Naperville 
•  Elgin 
•  DesMoines 
•  Pittsburgh 
•  Milwaukee 



PEER COMMUNITIES 

Rockford Aurora Elgin Joliet Naperville Peoria 
Employees 71,365 47,669 35,311 46,468 57,919 67,370 
Total Population 150,891 201,955 110,443 148,643 144,044 115,512 
Population per Sq Mi 2,431 4,399 2,914 2,369 3,673 2,287 
Median Age 36.4 31.6 33.3 32.6 38.8 34.1 
Rented Housing 41.4% 30.7% 30.3% 27.4% 23.4% 41.5% 
Average Household Income $56,742  $83,632  $77,403  $72,923  $135,518  $70,551  
Median Household Income $39,024  $61,458  $60,844  $60,181  $102,921  $47,441  
Per Capita Income $22,602  $26,754  $25,504  $24,048  $48,097  $29,509  
© 2014, by Experian  



PEER COMMUNITIES: CITY MARKETS 

Rockford Des Moines Pittsburgh Milwaukee Cleveland 
Employees 71,365 118,977 261,104 243,956 254,114 
Total Population 150,891 209,291 308,360 603,748 390,828 
Population per Sq Mi 2,431 2,536 5,284 6,233 5,013.06 
Median Age 36.4 33.9 33.1 30.6 35.9 
Renter Occupied Housing 41.4% 37.3% 53.7% 57.3% 56.0% 
Average Household 
Income $56,742  $58,250  $60,259  $48,137  $38,909  
Median Household Income $39,024  $43,716  $38,421  $34,931  $26,477  
Per Capita Income $22,602  $23,761  $27,924  $19,133  $16,862  
© 2014, by Experian  



Peer Communities: City Market ½ Mile 

Rockford Milwaukee Pittsburgh Cleveland Des Moines 
Employees 7,124 34,405 8,916 6,253 21,964 
Total Population 3,207 3,206 12,110 3,395 2,494 
Population per Sq Mi 4,072 4,070 15,382 4,312 3,167 
Median Age 42.2 29.6 30.1 41.2 37.8 
Rented Housing 93.6% 66.2% 81.2% 72.3% 81.5% 
Average Household Income $22,034  $94,336  $66,104  $42,433  $57,916  
Median Household Income $13,132  $60,180  $38,278  $18,457  $27,272  
Per Capita Income $10,427  $60,477  $40,130  $23,802  $40,005  
© 2014, by Experian  



INVESTMENT COSTS 



NEXT STEPS 

•  Create Development Scenarios 
–  Transitions from tactical, to lean, 

to climax 
–  Associated Costs 
–  Stakeholder Workshop 
 

•  Survey 
–  Determine Subgroups 
–  Follow-up on safety 
–  Follow-up on parking 
 

•  Learn about Peers 
–  Temporary Retail Policy 
–  Lean Development 
–  Climax Development 
 

•  Complete Strategy Memo 

•  Do we need: 
–  Business Development 

Workshop 
–  New demographics 



A LITTLE TLC! 


