
West Side Corridors: Market Analysis and Master Plan



INTRODUCTION

Why Are We Here?
1. Develop a Market Based Strategic 

Revitalization Plan to Ensure a 
Desirable, Livable, Mixed‐Use 
Community that Generates Private 
Investment.

2. Develop a Coordinated West Side 
Corridors Plan and as an Update

3. Identify and Develop Priority/Pilot 
Projects to Spur Redevelopment 
(Short & Long Term)

4. Listen to Community



OVERALL APPROACH & SCHEDULE

• Kick‐Off Meeting
– Advisory Group

– Site Tour

– Meeting with Mayor

– Stakeholder Meetings 
(Schools, Housing, Public Works, others)

• Analysis

• Community Workshop

• Draft Master Plan

• Community Presentation

• Final Master Plan

• Implementation of Pilot 

Projects

Feb. 5 ‐ 6, 2014

Feb. – April 2014

April 23 ‐ 26, 2014

TBD

TBD

August 2014

TBD

How and When?



INTRODUCTION

Who?

• City of South Bend Mayor’s Office

• Redevelopment Commission/ Department 

of Community Investment

• Urban Enterprise Association of South Bend

• Advisory Committee

• You ‐ Residents and Business Owners

Source: Biketrouble



ADVISORY COMMITTEE

Ruben Cavazos

Sam Centellas

Juan M. Hernandez, Jr.

Consuella Hopkins

Wendell Johnson

Marcia Jones

Gladys Muhammad

Jerry Niezgodski

Andre Northern

Kathy Schuth

Tim Scott

Viola Sims

Jack St. Pierre

Karen White

Branch Manager, 1st Source Bank

Executive Director, La Casa de Amistad 

President, Latin American Chamber of Commerce

President & CEO, Consuella's Accounting & Tax 

Member, LaSalle Park Neighborhood Association 

Commissioner, Redevelopment Commission

Associate Director / Director of Colfax Campus, South Bend 

Heritage Foundation 

President, Lincolnway West Gateway Association

Board member, Neighborhood Resources Corporation

Incoming board member, Near Northwest Neighborhood, Inc.

Member, City Council (District 1 Representative)

President, Kennedy Park Neighborhood Association 

President, Gene's Camera 

Member, Urban Enterprise Association; Member, City Council 

(At‐large Representative)



Torti Gallas and Partners

John Torti, FAIA, LEED‐AP
President

Erik Aulestia, AICP
Principal

Tim Zork, LEED‐AP
Associate

Elena Romero, AICP
Associate

Chaiwat Pilanun
Architect



Market Analysis

RESIDENTIAL ANALYSIS

Laurie Volk, Co‐Managing Director

RETAIL, OFFICE, INDUSTRIAL ANALYSIS

Robert J. Gibbs, PLA, ASLA, CNU‐A



Workshop Schedule



Today’s Schedule

10:00 – 11:00 PM Presentation
10:00 – 10:10 Introduction by City
10:10 – 11:00  Presentation

» Place Making
» What We Heard
» Preliminary Master Plan

11:00 ‐ 11:10 PM Break

11:10 ‐ 12:00 PM Large Group Feedback

12:00 ‐ 1:00 PM On‐on‐One Intake



PLACEMAKING



WHY PLACEMAKING MATTERS



MIX OF USES



PEDESTRIAN AND MULTI‐MODAL FRIENDLY CONNECTIONS

Source: Beyond DC

Source: Farm9static



PUBLIC REALM

Source: franceforvisitors.comSource: Unknown



ANALYSIS: WHAT WE’VE FOUND



CITY FRAMEWORK



STUDY AREA

3.4 Miles



STUDY AREA



STUDY AREA



OPPORTUNITIES AND CONSTRAINTS ‐ NEIGHBORHOODS



MARKET ANALYSIS



RECENT JOBS ANNOUNCEMENTS

Nores
28 Industrial Jobs

Briarcliff Healthcare
80 Care/Nursing 

Facility

Noble Americas
50 Industrial Jobs

Lippert Components
380 Industrial Jobs

IRBN
8 Industrial Jobs

Ignition Park
135 Tech/Research/Off. 

Jobs



RETAIL

Historic Retail “New Urban” RetailSuburban Retail



RETAIL, OFFICE & INDUSTRIAL DEMAND 



RETAIL



RETAIL



RETAIL

Awnings

Clear Glass

70% Min. Glass 
Area

Parking in Rear 
or On‐Street

Landscaped 
Strip

10’‐15’ Walks

Handcrafted 
Sandwich Signs

Projecting 
Signs

Attractive 
Storefronts



RETAIL DEVELOPMENT OPTIONS

REVITALIZED 
COMMERCIAL 

DISTRICT

Individuals 

Master 
Developer

City Lead 



CITY PROCESS: REVITALIZATION RETAIL DISTRICT

Revitalized 
Retail District

Business 
Recruitment 

Property 
Control  

Developer 
Recruitment 

Facade 
Improvements



RESIDENTIAL: ANNUAL CAPTURE OF MARKET POTENTIAL

ONCE ESTABLISHED

Capture

Rental Multi‐Family 10‐12% 62‐74

For Sale Multi‐Family 5‐8.5% 6‐10

For Sale Single‐Family Att. 5‐8.5% 9‐15

For Sale S.F. Low‐Range Det. 5‐8.5% 9‐15

Total 85‐113/yr



RESIDENTIAL: POTENTIAL FIRST‐PHASE PROGRAM

NEW DWELLING UNITS 224 over 5 years

Rental Multi‐Family 128 56.9%

For Sale Multi‐Family 24 10.7%

For Sale Single‐Family Att. 36 16.2%

For Sale S.F. Low‐Range Det. 36 16.2%

Total 224 du



RESIDENTIAL: HOW TO GET THERE

Land Acquisition:  Use an entity to acquire and 
control large assemblages of land (Land Bank?  
Redevelopment Authority?)

Financing:  Create a rolling fund that allows the city 
to support individuals, non‐profits, and for‐profit 
developers in the acquisition and rehabilitation of 
existing houses and new construction of a variety 
of new dwelling units.

Choice Neighborhoods:  Investigate the feasibility 
of applying for a Choice Neighborhoods planning 
and/or implementation grant.



RESIDENTIAL: HOW TO GET THERE

Short‐term:  Undertake a first phase that can be 
successfully completed in five years.

Medium‐term:  Investigate giving admission 
preference for qualified children of neighborhood 
residents to attend Kennedy Primary Academy.

Long‐term:  Extend revitalization efforts into every 
West Side neighborhood.



COMMUNITY FEEDBACK



COMMUNITY FEEDBACK



West Side Corridors Preliminary Master Plan



Streets

West End East End

West End East End

WESTERN AVENUE

LINCOLNWAY



TRAFFIC COUNTS



STREET SECTIONS: WESTERN AVENUE



STREET SECTIONS: WESTERN AVENUE



STREET SECTIONS: LINCOLNWAY



STREET SECTIONS



LINCOLNWAY BIKE LANES

Source: Beyond DC



WESTERN AVENUE BIKE LANES



WEST SIDE CORRIDORS



WEST SIDE CORRIDORS MASTER PLAN



LINCOLNWAY



MARTIN LUTHER KING NODE: PLAN



MARTIN LUTHER KING NODE: PERSPECTIVE



SHERMAN AVENUE HOUSING



WESTERN AVENUE



HERITAGE PLAZA: PLAN



HERITAGE PLAZA: PERSPECTIVE VIEW



WESTERN VILLAGE



IMPLEMENTATION

• Restripe Lincolnway & Western with Center 
Turn Lane and Bike Path

• Street Tree and Handicap Sidewalk Access
• Leverage 1000 Homes in 1000 Days for an 

Incremental Revitalization Strategy
• 3‐Pronged Approach: Individuals, CDCs, & 

Market Developers
• Consolidate Retail, Establish On‐Street 

Parking, Create Identifiable Retail Nodes, 
Develop Support Strategies for Retailers

• Catalyst Projects
• Match Zoning to the Plan
• Coordinate Bus Stop Locations
• Engage Community Groups to Assist in 

Implementing Short Term Projects
• Believe!


