




INTRODUCTION 

This is downtown Kalamazoo, the urban heart of a pros
perous, ex anding region. It is the center of a community 
tba has displayed leadership in government and educa
tion' a community of parks, trees beautiful homes and 
colleges; one which is gaining world-wide recognition as 
representative of America and its great Midwest. 

Kalamazoo can insure continued heal by growth by in
telligent long range planning-- Ol"-it can depend upon 
haphazard expediencies and face the threat of hysical 
and economic bJight; blight which is already threatening 
to retard and choke the healthy growth of the whole 
community. 

The time for action:is now before the cure becom~ too 
costly. Kalamazoo must insure its continuing leadership· 
it must Iealize its potential to the maximum. 

The question is how? 

Though planning problems exi t elsewhere i Kalamazoo 
no section is so immediately threatened as the core of lhe 
city. This threat in turn, endangers the entire metro
politan area. Just as the human body i dependent ~pon 
the heart for its life giving beat so is be modern urban 
community dependent upon i heart- the central busi
ness district. 

Fortunately a large group of people in Kalamazoo recog
nize its problems. Their deep concern has led to this 
study- a study whicb is built on a philosophy and ap
proach tha will bring not onJy long range but immediate 
benefits to the entire region. 

This study in jtself is not an end but a beginning. It 
establisbes a concept which will fuse community interest 
into a force to assure and guide the healthy future 
growth of Kalamazoo. 



THE PROBLEMS 

The problems faced by Kalamazoo's central business dis
trict, indeed, have much to do with growth. Cities, like 
all living things, must adapt themselves to new and 
changing conditions. If certain portions do not grow with 
the times, they will either die or become a burden upon 
the remainder. 

If Kalamazoo's dQ'\.vntown is to maintain its rightful 
place, it must meet the challenge of our changing times. 
It must realize that cities are no longer so small that we 
can easily walk to all parts of them. It should understand 
that use of public mass transportation is declining; that 
private automobiles have become more and more im
portant; tbat movement to the suburbs forecasts new 
living habits. 
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NOl"lD8llyexpected benefits of community expansion
economic gain, upgrading of builclings~ construction of 
new facilities-have bot been shared by Kalamazoo 8 

downtown. Moreover, in our intensely competitive free 
enterprise, we cannot, nor should we expect to, receive 
automatic benefits. 

The age when you could park directly in front of a store 

has ahnost disappeared. New means of transportation, 
material handling, and construction are in common use 
daily. Our downtowns must now aggressively meet the 
challenge and gain the advantages offered by new effi
ciencies new economic concepts, and new tecbniques
an of whicb have become a part of the American way 
of life. 



A look at the many complex and interrelated factors 
clearly shows the outstanding problems of Kalamazoo's 
downtown. 

How do we live better and more safely with the auto
mobile? 

The constantly increasing population demands a higher 
and higher number of private automobiles per family, 
and a corresponding increase in service vehicles. It is 
estimated that by 1980, Kalamazoo County can expect 
a forty-five per cent increase in automobile registrations. 

If we were to retain the present street pattern, this in
crease, plus that generated by more intense use of down
town, would force us to devote more than five million 
square feet of space to the movement of these vehicles 
alone. This is more than four times the area now utilized 
for public rights of way in the central business district. 

The motor car has become, and will probably remain, 
an integral part of our community life. The problem is 
not the automobile itself but, rather, how to accom
modate it. 

fringes. This accounts for the enormous growth of out
lying shopping facilities. These facilities resuJt only from 
demand. Their competitive position is maintained by 
their ability to serve their customers better. 

Although such suburban facilities have siphoned sales and 
business formerly going downtown, a portion of this loss 
must be assigned to the failure of downtown to properly 
meet its challenges. 

o 

How do we fight the ever tightening ring of blight, 
vacancies, and deterioration surrounding downtown? 

A natural result of functional decline is the spread of 
low grade, inconsistent, and uneconomical land use. This 
blight starts on the fringes of the central business dis
trict and, as buildings age, deteriorate, and become 
obsolete, it moves closer and closer to the hard core. 
Ultimately, even the hard core feels the effect and may 
itself become blighted. 

Many people ask, "Why should we do anything to down
town Kalamazoo? Is it worth saving? Why not be satis
fied with its present condition? Why not let the business 
centers move north, south, east, or west?" 

There are many reasons why downtown Kalamazoo not 
only should, but will remain the most important part of 

[ 

[ . 

[ . 

L 
[ , 

[~ 
[ , 

[ .. 

[ 
[ : 
[ 
.. 

,;, 

[~ 
[

_. 

. 

[ 



~. \ .~ 
....... \.. ~ .... 

'''. '. ..... . 
... _.~.4 ... ~~_ .......... . 

,....-
L::::::' :;::-. ~.- - .C:8.D . .--:: .. _ .. .. 

own own Kalamazoo will alwa remain the focal p in 
of communi y life. Eighty per n of harney. 
ixt pel" ceo: of Lhe pb i ia • and wen '·three per 

cen of the real estate broker in Kalam z bave their 
offices dOwntoWll. 

These are ouly a few exampl of !.he di er . ty and magni
tude of the population that u and works in down own 
Kalamazoo the mo t accessible par of the entire metro
politan region. 

If downtown uifers, the city will also uffer. For example 
nearly se en per cell of Kala'Dlaz o' laI city real 
estate tax is borne by downtown property. Yel. this 
property occupies only 0.8 per c,en of the whole ity 

1957 

1980 

area. If the centml district is allowed to deteriorate, the 
rest of the city bear the har of taxes willch 
formerly and pr perly were borne by the central busi
ness di tricL. 

The area surr unding Bron n ark is th a-
mazoo' oulLur I and ivic a ti jti . w,d it are 
grouped the Playhouse, the' all th OW1l.y uild
ing churches tb new library-m um, and tber im-

ortant public buHdings. 

Finally when we ex.amine th ul'timale measure of what 
makes a downtown u ful we .find that it concerns 
not only phy ical and materiAl I men bu mo t im
p rtant the feelings f the pl who ar the final. judges. 

It has been demonstrated th t peQple ill prefer d wn
town for many diverse activiti . n our planning we 
must alwa remember tha t e ce f the uccessful 
centra] bus.iness district till Ii in Lh cr Lion f an 
environment where I rson-- 0- l" on nLac can be en
joyed in a con enien , pleasant. and rela:<ed ntmo iphere. 

nce we under&i:and the importance of downtown K ala-
mazoo problems can reali tical! attacked and 
solved. 

Kak'UOszoo has r peaLedl demon trn eel it has the will 
the ability, and the economic foundati n upon which 

ase healthy growth. There i no.reason to believe tha 
central business district cann participate in this 



PHILOSOPHY AND 

Our philosophy and goals must be broad and bold. 

We must think in terms of comprehensive long range 
planning for Kalamazoo rather than in terms of tem
porary stop-gap measures. 

Further, we cannot and must not take the defeatist 
attitude of merely saving Kalamazoo's downtown, but 
must take active and positive steps to retain it as the 
heart of the entire metropolitan community. 

From this philosophy, we have derived our planning 

The most productive use of the land. 

GOALS 

The fusion of governmental, commercial, and cultural 
activities into a vital entity serving all elements of the 
community. 

The importance of this is apparent when we consider the 
variety of activities which are honsed in the central busi
ness district. The creation of an environment which will 
stimulate interplay of these activities must be a prime 
goal of our planning effort. 

The provision of easy access to downtown. 

Travel should be easy and convenient not only in the 
central business district but in the entire arterial system 
of the region. 

Thoroughfares should facilitate a flow of traffic which, 
upon arriving downtown, will find it easy to reach ade
quate storage space convenient to the point of destination. 

iUinimizing demolition necessary for implementing 
the plan. 

Careful analysis should be made to insure that only the 
absolute minimum of demolition is necessary. ExWr
ience has demonstrated that this goal can be achieved 
by good planning. 

Separation of pedestrian and vehicular activity. 
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Each ear the American public .is using more and more 
automobiles. Each year the automobile is using more 
and more space. Tb.is trend can do nothing bu.t eventually 
squeeze the pedestrian out of the streets aDd oui of down
town. But, it is this pedestrian. and not,his automobile, 
who buy goods sees movies eats in restauran and 
signs the mortgage. 

We must also protect the pedestrian from the enormous 
volwne of surface traffic which enters our downtown area 
each day. In addition, we mus provide the service 
vehicle and the private ebide with heir own separate 
path of tra e1 and separate storage faciliiies. 

Obviously. no matter how many mHlions of dollars are 
spent in improving and -voidening treets which now criss
cross our downtown we can nev'ar bope to accommodate 
the auto properly and safely within its boundari.es. 

We propose that these same milJjon be spent jnstead 
on a reali tic al teroative, on a down wn re lanued so 
that it is no longer necessary for vehicles to enter the 
heart of the city-the creation of a ped trian central 
business clismct. 

Once we have properly used the land, b ught. the people 
safely into our downtown provided them t.he ultimate 
in goods service. and s activen ,they will find that 
it is a pleasure to do their errand ; ilia it is po ible to 
walk from one ac ·j· 0 another in pleasant and attrac
ti e urrounwngs. The many us;ural beauties of down
town Kalamaz will again be a wee of genuine 
pleasure to the pedestrian. 

Now hat we ha e recognized the problems; rea.l.ized the 
jmportance of down own and established ur pl.a:nning 
pbilo ophy and goals we can begin tbe creation of 
our plan. 



U.S. 131 

11111 LANSING 

... / KALAMAZOO 

/ ' • JIIIBATTLE CREEK 

11111111 FLINT 

DETROIT 

'[

I~ 
[ 
[ 

I ~ 

I~ 

[-~ 
:[ , 

[ ,' 
( 

[ ' 

[ : 
[ : 

-- ! 

__ ~_r l 



REGIONAL TRADE AREA 

Kalamazoo is a major economic center, sharing the South 
Michigan trade region with Battle Creek and Grand 
Rapids. 

Kalamazoo's trade area is part of the rapidly developing 
urban belt joining Detroit and Chicago. 

It lies on u.s. 12, the spinal artery of this belt, and on 
U.S. 131, a major north-soutb thoroughfare. 

The city's regional sphere of influence is determined 
primarily by four factors: 

- The major settlement pattern 
-Location and character of natural and man-made 

barriers 
- The competitive influence of outlying facilities, and 
- Access characteristics of the area 

To reBect signi1icant vanatiollS in the influence and 
drawing power of Kalamazoo 8 central business district, 
two zones a primary and secondary, have been recog
nized within the city's trade area. 

The primary zone immediately surrounding Kalamazoo 
contains the majority of the urban population and feels 
the greatest impact of the central business district. 

SurrOUllding this primary zone is the more distant secon
dary zone which, al though still influenced by central 
J.-.... ,.. : __ ..I;~_ 1! .... _:1:...:_.... ~_ ... l _ :L -! _ .! ____ .&. _.~.\.. 1_ 
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EXTERNAL FACTORS 

Factors which influence and establish the city's trade 
area also strongly affect the central business district' 
form and function. Competitive facilities thoroughfares, 
rivers railroads and industry all exert th.eir .influence. 

As the total Kalamazoo urban complex has grown. oppor
tunities for suburban retailing have increased rapidly 
following a nation-wide pattern. While most of tbese 
developments properly 'fill an immediate suburban need, 
some tend to furnish goods and services more effectively 
marketed downtown. A replanned central business dis
trict coinciding with new vigorous merchandising ac
tivity can once again attract this trade, benefiting the 
whole central core. 

Most often, physical features present barriers and divi
sions preventing healthy growth and development of 
central buainess areas. In Kalamazoo these physical fea
tures are arranged 80 that the Kalamazoo River, the 
railroads and resulting industry have blocked growth to 
the north and east. Therefore, expansion bas been to the 

west and south. Here, however, lack of a well defined 
boundary has diluted and weakened the fringe of the 
downtown core. 

Because of the numerous major nor h-south, east-west 
arteries which pass through Kalamazoo's downtown, it 
is estimated that nearly sixty per cent of the total traffic 
entering the central business district has no destination 
there. 

The thoroughfare plan proposed by the City Plan Com
mission in 1950 incorporates recommendations which, if 
followed will serve to assist and expedite traffic converg
ing on Kalamazoo score. 

The proposed north-south and east-west connectors would 
carry this enormous amount of traffic not through but 
around the central business district. The relief from 
through traffic provided by construction of these thor· 
oughfares is imperative to the effective internal operation 
of the central core. 
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OFFICE and RETAIL 
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INTERNAL FACTORS 

Shifting our gaze to the central core itself, let us first 
t ake inventory of this area's assets and liabilities. To do 
this we must discover where business is conducted now, 
and we must evaluate these present activities, consider
ing their condition, size, and use. 

Our detailed studies present land use have shown a 
clear-cut occupancy pattern. Retail areas stretch out along 
Burdick Street and Michigan A venue, with their geo
graphical center somewhere between Michigan and South 
Street. 

Extensive, pleasant green areas are concentrated around 
the civic and religious institutions bordering on Bronson 
Park; hospital and research facilities are conveniently 
grouped in the southeast corner of downtown. However, 
industrial, warehousing, and older residential buildings, 
many of them fast declining, surround, penetrate, and 
blight the core on all sides. 

This pattern of land use is punctured by isolated and 
sometimes unrelated parking facilities. The pattern is 
further complicated and disrupted by major traffic 
arteries which compartmentalize the area, destroying its 
cohesiveness. 

From the present downtown land use pattern, it is 
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FUTURE LAND 

This is a chematic plan of the new central business dis
tric . The required land uses ha e been reapportioned 
and located allowing each to realize maximum mutual 
benefits from its neigbbors. 

T make certain that adequate land will be available for 
future requiremen of the various central business dis
tr.. ct function area rojections were made. These are 
illustrated on the accompanyin char which bow be 
proportions of he various land uses .in Kalamazoo s cen
tral business district both now and in the f ture. 

In 1980, an estimated 11 500 parking spaces w.ill be 
needed. using approxima/;el-y four million quare reet of 
land. Some of these par1cing arellS wiD be property 
formerly o<;:cupied by older homes. wholesale enterpriSes 
and industrial activities. These fwictions have been re
dueed in size and relocated so that only thesmallnumOOr 
necessa1."Y for an efficiently functioning central business 
district has ~ left. Owners of these properties will find 
their holdings in Kalamazoo srevitalized downtown much 
more valuable when devoted to this more intensive use. 
The older marginal residential -areas have disappeared 
completely. 

Another striking feature is that he retail area h~ not 
perceptibly changed in size. This is a result of the more 
effi~ent use of e~ting space rather than of a decrease 
OI stabilizatiQn of total business volume. Retail activities 
in 19 0 not only make use of now vacant floor spare but 
also of new. mQre efficient replacements. 

USE 

ternal organi7..a ions will find it to their ad vantage to 
relocate nearer their membershjp as ' he central .busmess 
district ex::pa,nds. 

Office space has increased substantially reflecting 
needs of a growing opulation. 

Only such automotive supply and ser ice facilities a are 
necessary for immediate central bUSDJess di trict use will 
remain . 

RETAil 

OFFICE 

SERVICE 

CIVIC 
CULTURAL 

ORGANIZATIONAL 

HOTel 

PARKING 

1957 1980 



A peripheral road rings the central business district, connects all parking areas. 
gathering traffic from the tributary thoroughfares and 
funneling it into the perimeter parking areas. These Traffic flow on this peripheral road is smooth, efficient, 
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Because the north-sputh and ea t-west connectors relieve 
the central bus1n district of such a tremendous traffic 
burden special attention has been paid to them. 

The east-west connector cr the north-south con
nector, a number of railroad trac.ks, the Kalamazoo 
River and heavily traveled Wes nedge. T o facilitate 
smooth traffic movements entering the central busin 
district, elevation of this eas -west thoroughfare is 
El$Sential. In addition i: will be necessary to install grade 
separations facilitate pr per traffic movements a 
treet level with a minimum of c ntrols and signa.ls. 

Traffic can rno e at will without; undue deja at peak 

---

- ----- - -----

The ho pital and research facilities c "tribute ae ively 
to Kalamazoo down wn life. They have been more 
cIo ely integrate into the cantTal busin district. Thus, 
the core area, inclucting the civic and cultural sector, has 
become a cl sely knit mu ually upport.ing unit, freed of 
traffic interferences and flexi le enough to accommodate 
cbange demanded by future need . 
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KALAMAZOO 1980 

Tbi is your Kalamazoo as i appears in 19 O. bold, 
imaginative concept that will accommodate the changing 
needs and demands of a growing city. 

You can now approach downtown from any part of the 
community by private car or by bus experiencing a 
minimum of irritating nerve-frazzling congestioll. 

From the major city thoroughfares, you can enter the 
free-moving traffic on the peripheral road surrounding the 
central business district. Here traffic is slower and con
troDed with a minimum of signals. As you reach your 
destination, you move quickly and easily into a conven-

ientiy located parking stall. From here it is only a few 
ouds' walk until you enLer a downtown of beauty 

and cha:rm. 

Land formerly used by thoroughfares and alleys has now 
become courts and malls containing additional facilities 
serving new expanded central business district functions. 

You are always pleasantly urpcised by the graceful 
manner in which Bronson ark blends with its new 
surroundings. 

The new vistas and pedestrian environment have now 
made walking enjoyable. 
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It doesn take long to see that this Dew downtown 
nb und with healiliy, economic and physical improve
men ' . There is (\0 unproductive land remaining. 

N w and old ac ivities alike at emp) ying more people 
ti;r»ctin toore shoppers, and accommoda ting m re 

visit rs from distant areas han e er before. 

uilcUngs are compactly grouped bu are never oppr -
ively close. Many former treet and alleys once occu ied 

b n u.-y smelly cars and trucks have been used to uild 
tra tive and striking shop . 

er i 8 een~al usin district wb e n pedestrian 
will er have to watch the traffic signals be pIa bed 
by rushing automobil or listen to policemen' whistles. 

nly occasionally an ambUlance fire truck, or police car 
will come through on marked emergency lan.es. 

Y u are impressed with the smooth (jawing traffic, lack 
of conr1lSion, and the ease with which each category of 

transportation fi into place. 

oppers can park cio to the center of town and in a 
few n be strolling along he mall and cour 
which were ormer stree . Walks are eltered by 
8 1;1'8CtiV • colorful canopi a ail inclemen weather. 

o onI do tbe pleasant. co ered walks plazas. and 
Jandscaped maIl r:ing!.be people to plae of usin 
bu they a l attract them to Kalamazoo civi ar 

The pleasan Bronson ark land' ping ha been ex-
ended and now atiracti ely enhanc ffice buildin • 

laboratory buildings, and h l:el. II reach d tlrrougb 
comfort.ably haded a hwa . 

Office workers can ha e Iun h in exciting ind 1'- utdoor 
resiauran and late movie patrons can do m wind w
shopping after !.he how. Th ater goers now feel like join-
ll1g tbeir friends ha e a late na k before leavin 
for home. 

• . ::-;' i'''';' 
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1 . not difficul to walk from one part of downtown to 
another-three four. maybe nve minutes at the mos -
even this time seems short be<:ause of the beautiful 
pleasant environment and 'the excitem~n and diveraions 
offered by the new surroundings. 

For .the handicapped or tired 8 frequently scheduled 
service of a smaIl shuttle bus is maintained throughout 
the day. Rides are free and the gaily oolored cars touch 
most parts of the downtown. 

Our new plan integrates he ceotrtU business dish-ic 
with the thoroughfare system of the .region. utly:ing 
areas have easy access at all times. The circulation 
system makes it possible for private cars to enter readily 
and for an public ansportation to operate to full 
efficiency. 

Buses can enter and leave at many points on pre
detemrined routes which best ser e the changing public 
needs. The multitude of trucks and other service traffic 
approaches the ~ntral business district on specially 
designated lanes leading to pleasan ly screened service 
yar~. Only three- interior blocks .find j necessary to 
receive service across a pedestrian area. These are served 
when pedestrtan use of the area. is ,Qght-perhaps a 

. gbt or early morning. Carefully located kio ks further 
help to reduce the visual disturbance of serviceehlc1es 
that must enter dw:ing the day. 

You notice that all of this new downtow.n Kalamazoo 
compares favorably with the most successful regional 
shonninl' r>,enUlrR- snonninp r.ent.el'!'I whPl"P TV>#'InlA rr<>-
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Thi busy pedestrian scene W8 formerly urdick \;root. 
Once it was crowded with cars "true' J and buses. ow 
its shops enjoy the benefit of unimpeded pedestrian 
expo ore. tores formerly separated by reams of onrush
ing traffic can all be i ited easily and safe! b the 
shopper. 

You can recognize he tel phone building in the far 
lo.. ....... 1 • ..-...~_4 ... _ TI _ 11 .. .! _ _ . ,_! _ 

all hr u h th gla -in 0 erpass c nnecting wi h 
of the parking decks. 

a tention i held by ever-changing d ' play 
ffi e w rkers enjoy a leisurel hm h or 
mid ~owered plantin boxes and tree . 

nd T .lAX. Kf'!P.ninlT :In P. e on t.hp "h;lil.,.pn ... 1,;1", 



Every day you find surprises in this new Kalamazoo. A 
new piece of sculpture has been placed, a new traveling 
exhibit opened; or perhaps a group of students are holding 
outdoor painting classes while others study the natural 
sciences in outdoor surroundings. 

Even in the financial district you sense the enthusiasm of 
prominent business leaders for their new downtown. The 
banks seem to invite you in with their wide glass entrances 
framed by carefully nurtured evergreens and flowering 
shrubs. Here and there new buildings are under construc
tion in a pattern of continual growth and improvements. 
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TRANSITION 

The new Kalamazoo will not appear by magic over night 
~it will take much detailed planning and careful atten
tion to the problems that arise. A concerted effort will be 
necessary on the part of many to adjust themselves 
properly to this new environment, aligning individual 
desires with the community effort. 

FIRST STAGE 

Some steps, however, can be taken immediately to initiate 
our long range program. One of these is the inauguration 
of a one-way traffic loop around the downtown nucleus, 

utilizing Michigan, Portage, Lovell and Park Street. 
Most of the area inside this loop will be devoted to 
pedestrian use for the first time in Kalamazoo's modern 
history. The one-way traffic pattern will not interfere or 
disrupt any present activities-adjustments will be minor. 

Notice that there are already many existing parking 
facilities on the inside edge of this traffic loop which have 
been supplemented with portions of former street rights
of-way. From these parking lots the pedestrian can enter 
directly the interior of downtown without encountering 
further vehicular traffic. Only service vehicles will be 
allowed to penetrate further into the interior, and then 
only on carefully predetermined routes. 
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SECOND STAGE 

y n w, he ne-way pel:imeler road bas been moved 
utward , and b -p destrian area enlarged considerably. 
ew building aYe begiotrin to pring up in man loca-

tionsf< tmerl con idered unproductive. Business activi y 
and pr arty value are on the increase. Owner of lilTbt 
indu trial eoLerpri • warehouse , and distribution cen
lers form ly located on the fringe of downtown now have 
found it more profitable and efficien to move out to new 
loca.tion . Here tbey find more operating room more 
economical slora e and more pace for the horizontal 

expansi n needed to keep pac with their growing busi-
n lume. The pr per vacated th fringe uses is 
n w being d far fundi m cl Iy related to 
central usin dj ri a tiviti . 

oncurr ntly rights of way are eing acquired for con
sttu' i n f th nor h- uth and east-west onnecto 
Proper yacqui iti n fOT !.be peripheral loop l'oad b al 

een t.arted. 
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THIRD STAGE 

proper , 

Ulconvehien 
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IMPLEMENTATION 

with a drive to align the full 
of the behind the basic goals and 

of the plan. Ultimately, success depends upon 
and active cooperation of every citizen. 

Kalamazoo's long history of growth and 
progress, the power of civic action has been demonstrated 
on numerous occasions. Now, this civic support is to be 
summoned to the crucial task of revjtalizing the heart 
of the city. 

Following formal presentation of the plan, newspaper, 
radio, and television publicity will give it increased news 
value. Discussions of the plan will furnish a timely theme 
for programs held by Kalamazoo's many civic associa
tions and service clubs. No avenue of public information 
and discussion should be overlooked in this activation of 

citizen's committee should be formed to 
continuous public leadership in carrying out the 

The committee must be large enough to be rep-
small to be decisive. It should include 

~m~>·"c£a'+QrnfaC from groups such as the Downtown Kala-

The citizen's committee will be both sounding board and 
and generator. 

To insure widespread community participation, it would 
be desirable to have rotating membership in the group. 
However, despite its membership, the com
mittee and its work should be organized on a permanent 
basis. 

Presentation of the plan to city goverument for official 
adoption will constitute the first major undertaking of 
the newly formed citizen's committee. 

Only after the plan achieves official status as a state
ment of public policy, can a revitalized downtown 
Kalamazoo become a reality. When the city has adopted 
the fundamental elements of the plan as official planning 
goals, accomplishment of the plan's objectives can pro
ceed most effectively through existing agencies of city 
government. 

The will coordinate and amplify present policies 
related to downtown planning. It will insure that the 
maximum benefits will be derived from all city central 
business district planning expenditures. It will allow 
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ORGA N IZATIONS 
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. '+ CI TI ZENS COMMITIEE + 

As work on be plan proceed some expansion of Kala
mazoo's ublic agencies may be needed to absorb work 
loads generated by detailed studies. However present 
staffs should be abJe to a orb the additional planning 
work durin the ery early phases of implementation. 

Eventually some permanent source of nnancing may be 
n ded. This need could be met by a number of alter
nati es which Kalamazoo has employed in the as. 

On w ul be the creation of a special downtown assess
men dist.ric.t, imiJar to that used previou ly for munici-
al arking 1 development. Another method would be 
h C8. ·on of a portion of city parkin re enues to 

downtown p lanning. A selection of these or other alter
nativ w uJd be prema ure now. The fact tha only 
mod amoun er a d a 0 e presently budgeted 

are required, deserves major emphasis. 

+ CITY GOV ERNMENT 
... &';'I .&fff' 

tux and de elop new ones. purred by the investment 
opportunities inherent in th new d wntown environ
men , pr i ate capital can in t wj h conlid nee. Wltb.in 
tbis favorable climate healthy compen . e pr es can 
b r genera Led in many marginal tion of Lhe central 
busill distric . These natural competitive pr ures 
for space llnked with strong busin represents ion in 
downtown location , will lead to new property value 
Ie e1s and n w t8ndards of c mmercial opera tions. 

. n star t t tbe ea · n of a new down wn economic 
environment L gal and planning work bould begin im
m ilia I n h cl ing of certain d wntown ree ; on 
creati n r adclitional pen area for the de elopment 
f parking lot . The c t of b :itrl.tial would be 

all . In all probabili :y, they could be ea . y financ d 
IT m xi tin/!: publi SOUl"ces. suo lam nted bv C'.ontTihlJ-



Downtown Kalamazoo is now the undisputed center of a 
rich, diversified trade region. As you glance over Bronson 
Park and Michigan Plaza bustling with activity, you realize 
with satisfaction that twenty years of community teamwork 
and cooperation has been successful. 

Yes, you had your doubts when you were called upon several 
years ago to help bring about an ambitious program of down
town revitalization. Now these doubts have been dispelled 
as you find a pleasant city, attracting more uew ventures 
than ever, and holdiug promise for aU. 
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INTRODUCTION 

The foregoing has shown by words and graph"cs what we must 
strive for in kalamazoo's future. However, like an ice
b~ rgt of wbich tbe major part forms a broad hidden base 
~der water, so must there be a broad factual base, not 
lways visible, to substantiate any valid master plan. 

e must not only cite and stimulate the imagination but 
ust thoroughly and objectively justify the plan. Thus, 

in the following pages, we have abstracted and summarized 
some of the multitude of detailed background elements 
which contributed to our revitalization plan for downtown 

alamazoo. 



PAltT I 

KALAMA.ZOO·S REGIONAL TRADE AREA 

Boundaries 

The central business district is the heart of the re 
as well as the core of the city. Any study of it must t 
place within a regional context. The most meaningful 
measure of Kalamazoo's area impact is the central business 
district's regional trade area (see map, page 9). It is 
estimated that retail activities in downtown Kalamazoo rive 

largest part of their volume from within this regional 
trade area. In addition, the growth of economic activities, 
other than retailing, in the central business district are 
directly and indirectly related to the growth and pattern 
of Kalamazoo's regional tributary area. 

The Kalamazoo regional trade area boundaries reflect the 
competitive interplay of Kalamazoo's downtown drawing power 

th that of competing urban centers such as Grand Rapids, 
Battle Creek, and South Bend. The latest available infor
mation indicates that Kalamazoo has been able to keep 

ast of population and retail trends in these other 
major centers. In view of the vigorous community programs 
now contemplated, it is reasonable to assume that Kalamazoo 
and its central business district will be able to maintain 
their present position relative to competitive, economic 
focal points. 

As indicated earlier, other basic factors also influence 
the extent and shape of Kalamazoo's regional trade area. 
These include: 



In the final delimitation of the trade area the fac~ors 
described above were integrated with the findings of other 
• lamazoo regional studies which have touched 00 the 
problem of trade area definition. T\"o of these 0 par
ticular i Jportance are: Ilesources ror In ustry in "a1.ru · zoo 
by tfie " . ~. U pjohn Ins ti tu te for Com. .. ·nuni t y tesearch, 1950 
and the Major Thoroughfare Plan for Kalamazoo an 'ovi 
~ by the Kalamazoo City Planning Commissi n, 1950 

egional Population Growth 

Population estimates and projections were prepared as a 
part 0 our basic planning researc~. These \ere formulate 

rom source materials containe in the latest available 
census publications coupled with local planning studies . 

ata taken from these source 'materials and inteorate into 
a regional framework yield an estimated regional tra e 
area population of roughly 252,000 by 1960. This is ex
pected to increase to approximately 283,00 by 1.965; 
314, 00 by 1 70 and 344,000 by 1 80. The estimate growth 
for future years reflects a continuation of the healthy 
expansion an diversification trends which have been 

pparent in Kalamazoo's economic base during recent years. 

Throughout the period covered by these projections, it is 
recognized that the regional economy may experience tem
po rary setbacks. However, over the long run, studie s 
indicate a s~und base for anticipating continued p pu tion 
expansion" 

Census ata and other planning studies reveal that the 
pa ttern of uture population growth will be concentrated 
within the primary zone of Kalamazoo s regional tra e 

rea. Thus, in the iuture, trade area 0pulation will 
e perience ~ts greatest increase in those sect'ons of h p 



Estimates of out-of-town students attending Kalamazoo's 
three colleges, Western Michigan, Kalamazoo, and Nazareth, 
are included in the population estimates for Kalamazoo's 
tributary trade area. The Upjohn population study estimates 
t~e number of out-of-tO\fll students residing in Kalamazoo [ 
at approximately 6,800 in 1960; 9,400 in 1965; 12,000 in 
1970; and 14,600 in 1975. 

Although the number of out-of-town students is small relative [~ 
to the trade area total, adjustments have been made within 
our analysis to reflect the special grm'lth rates and expen- [ 
d i ture patterns which characterize this element of the over- . ~v 
all trade area population. 

Trade Area Potential for Key CBD Retail Facilities [ 

Based on latest available census information, coupled with l·· 
data derived from consumer income and expenditure studies, 
estimated retail expenditure patterns for Kalamazoo trade 
area residents were prepared. In the patterns calculated, [ 
estimates were made of the per capita trade area expendi- r 

tures for typical central business district retail estab
lishments. 

In addition to the annual per capita expenditures estimated 
for Kalamazoo's resident population, special patterns were 
calculated for resident, out-of-town college students. 
Combining these, the central business district's share of 
the total retail trade was derived by a series of compu
tations which took into account significant factors such 
as the pattern of population growth and retail development 
within the Kalamazoo region. 

Finally, the estimates of volumes available to central 
business district facilities were translated into estimates 
of downtown area requirements. using the best information L 



Briefly, these studies of economic location trends within 
the Kalamazoo regional trade area indicated a steady 
erosion of the central business district's dominant position. 
I~ today's city most industrial, warehousing, wholesale, 
a:l.d heavy distribution activities are located outside the 
core area. o.me notable exceptions to this general trend 
do exist and, oftentimes, large, strategically located 
portions of central business districts are devoted to 
a~tivities customarily not appropriate in downtown locations. 
Dmmtown land values il1 many ci ties have not yet reached 
l~vels that encourage displacement of tbese relatively low 
intensity and less desirable do\mto\ffi land uses. While 
e:onomic forces in the Kalamazoo region have not yet brought 
about relocation of these less desirable activities, some 
highly desirable central business district functions have, 
unfortunately, developed strong suburban loeational trends. 

C~nsus materials were examined to enable us to measure and 
a:lalyze these trends. This data was supplemented by ex
tensive field surveys of facilities in downtown Kalamazoo 
and in outlying sections of the trade area. The surve ys 
concentrated on retail facilities since this key segment 
of the central business district's economic structure has 
been strongly affected by adverse trends in recent years. 

Examination of the data gathered indicated several strong 
convenience shopping centers in suburban Kalamazoo. These 
include the relatively large Cork Lane Shopping Center; 
East\'t'ood Shopping Center; a strip cOltlr.1ercial district 
centered on Portage Street and Pattington Road; the 
Parchment retail center; and an older business district 
located around the intersection of Portage Street and 

shington venue, about a mile southeast of Kalamazoo's 
downtown core. 

l~ addition, a strong array of convenience retail facilities. 



district would introduce a strong competitive threat to 
downtown retail operations. Already indications are that 
comparison shopping facilities will tend to cluster around 
the Sears' store. With this strong establishment as its 
core, a major commercial cluster in this location could 
seriously affect the dominant position of Kalamazoo's 
central business district. 

In addition to the increase in important outlying retail 
faCilities, other economic activities, particularly office 
a~d professional buildings, are springing up in Kalamazoots 
suburbs. Usually the development of these facilities is 
closely related to nearby suburban retail centers. Thus, 
t suburban economic focal points, like do~ntown Kalamazoo, 
have retail activities at their cores, surrounded by ot r 
activities operating in the economic field generated by 
the retail operation. 

The Function and Abilities of the Central Business District 

In the face of strong suburban trends in the Kalamazoo region, 
the central business district's position is threatened unless 
corrective measures are undertaken immediately. Within 
the central district of a growing city such as Kalamazoo, 
two more or less opposing forces are at work, which influence 
the characteristics of downtown retail businesses. 

On one hand, there is the sprawling growth of residential 
suburbs and accompanying retail facilities. These facili
ties, which develop in response to new settlement patterns, 
tend to drain off volumes from central business district 
retail outlets. This is particularly so for those stores 
which feature convenience-oriented merchandise lines such 
as foods, drugs, and hardware. 

On the other hand, in a growing city, expansion of the 

r 
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Consequently, over a period of time, retail facilities in 
the central business district of a growing urban area will 
normally change character. Convenience-oriented retai1 
outle ts serving se gments of the tributary trade area will 
mi rate from the central business district to suburban 

ocations. As part of the same process, there should be 
a trend toward tbe concentration of a variety of re tail 
outlets within the central business district to service 
the specialized shopping needs of the entire trade area. 

Unfortunately, in Kalamazo~, there is little indication 
that the migration of less specialized retail ou~lets from 
do~~town is even partially being counteracted by a growing 
concentration of these v.ery important more specialized 
activities. Thus, in light of present trends, it seerus 
reasonable to assume that the centra! business districtrs 
share of over-all trade area expenditures wil~ probably 
decline within the foreseeable future. This is possible 
even though in terms of absolute volume, downtown 
facilities should be able to capitalize to a limited ex
tent on the substantial growth anticipated for tl)e 
Kalamazoo trade area at large. 

Certainly a major fac~or in determining the central busines 
district's ability to achieve a satisfactory competitive 
balance with other trade area retail facilities will be 
the presence of major retail units serving as anchor and 
prime patronage generators. The competitive effectivenes s 
of almost all types of business clusters - central business 
districts as well as shopping centers - is closel y r elated 
to the type of major tenant or key outlet occupying the 
dominant position within -the commercial cluste r. 

Fo r central business districts like alamazoo's, strong 
aggressive department stores, complement ed by a repre 
sentative array of specialty s hODni n£.. ta . · t; p ~ _ ('\ T 



Therefore, all plans for improving the economic environment 
of Kalamazoo's central business district should emphasize 
the development of strong comparison shopping anchors as 
basic elements of the central business district retail struc
ture. 
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PART 11 

KALAMAZOO I S EXISTING CENTRAL BUSINESS DISTRICT 

As a basic step in our study of the Kalamazoo central 
business district, we prepared an inventory of existing 
land uses and an evaluation of building condition and 
business operation for each individual establishment. 

This inventory and evaluation had four purposes: 

1. It provided a method for physical delimitation 
of the existing central business district. 

2. It provided planning data used to project uture 
land requirements. 

3. It provided a graphic picture of the growth 
characteristics in the major business district. 

4. It provided detailed data needed to insure a 
minimum of demolition within the framework of 
the ~ong range plan. 

The me thod followed in surveying downt own Kalamazoo utilized 
a comprehen&ive classification list which allowed each use 
f ound in the central business district to be coded. 'r bis 
list, shown in Table I, defines sixty-five business clas-
ifications, arranged in eighteen major grou pings. or 

the purpose of physical planning, thes e e i ghteen groupings 
~e r e further reduced to nine, as follows: 

R - Retail Trade - Food, Clothing , Household, 
_\ ........... __ • .!.-... - ' -" - - • - , • • 



L - Hotels 

D - Transient and Permanent Residences 

U - Public and Organizational 

X - Industrial, Wholesale and Vacancy 

Rating the physical condition of downtown facilities was 
very difficult. However, a preliminary inspection estab
lished a rating range from poor to excellent. In the 
detailed survey which then followed, each facility was 
rated by one of four standards - excellent, good, fair, and 
poor. Rating criteria took into account building age, con
dition, arrangement, and maintenance. For background data, 
the business condition of each retail establishment oper
ating in downtown facilities was also rated. The range 
again was established by preliminary inspection, and a stan
dard of excellent, good, fair, or poor applied in each 
case. Factors taken into account included appearance and 
quality of merchandise, quality of fixtures, and pedestrian 
circulation during business hours. 

To record the inventory observations, a detailed plan was 
prepared of each bloCk. On these plans was entered data 
obtained by personal inspection of each piece of property 
in the entire downtown area. Careful measurements made 
from these maps, combined with the recorded data, were then 
used to physically delimit the functional area of the present 
downtown for planning purposes. 

The delimitation technique involved the use of three meas
urement indexes. These were: 

Total Height Index - The total amount of floor space 
~ ._ L ~_ .. ~ _ ~ ... ! __ .! ..2 _..j t... _~ L L ~ 



TABLE I 

CENTRAL BUSINESS DISTRICT · US~ CLASSIfICATIONS 
POR PHYSICAL PLANNING 

Restaurant 
Supermarket 
General Pood 
Pood .specialty 
Delicatessen and Ice Cream 
Parlor 

Package Store 
Bars 

CLOTHING 

omen's Clothing 
~ I en' s Clothing 
Family Clothing 
Clothing Specialty 
General Shoe Store 
Men's and Women's Clothing 
Chil rents Clothing 

HOUSEHOLD 

Furni ture 
Hardware and Appliance 

ry Goods, Rugs, Curtains, 
Etc. 

Coal. Oil. Ice and Hea ;ou 

VAKlETY 

Department Store 
115 and Ion 
Drug Store 
Cigar and News 

M ISCELLAN SOUS 

Sport, Photo, Hobby, Toy, Etc. 
Jewelry and Gift 
Florist Shop 
Book Store 
Oft ice Machine and Purni ture 
Office Supply and Stationery 
Pawn Shop 
musement Establishment 

Unclassified Retail Space 

FINANCIAL 

Bank 
Pe rsonal Loan 
Insurance gencies and 

Real Estate Offices 
Brokers, Stock, Etc. 



HEADQUARTERS OFFICE 

GENERAL OFFICE 

TRANSPORTATION 

Railroad Uses 
Bus Uses 
Air Transport 
Trucking 
Auto Rental 

PARKING 

Customer Parking 
Commercial Parking 

TRANSIENT RESIDENCE 

Hotels and Other Transient 
Lodging 

Residential Type Rooming 
House 

RES I DENTIAL 

Permanent Dwelling Units 

PUBLIC AND ORGANI~\TIONAL 

Public Buildings 
Organization and Charitable 

Institutions 

INDUSTRIAL 

WHOLESALE 

Wholesale 
Warehouse 

VACANCY 

Vacant Building or Store 
Vacant Lot 
Commercial Storage 



J 
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For a block to be considered in the central business dis
trict by these physical planning criteria: 

1. It must have a Central Business District Height 
Index of one or greater. This is equivalent to 
a one-story building in central business district 
use, covering an entire block. 

2. It must: have an Inte.nsi ty Index equal to or 
greater than fifty per cent. 

3. It must be part of a contiguous group of blocks 
surrounding the peak value intersections. 

4. If it does not reach the ~equired index values, 
it must be surrounded by blocks which do. 

:/hen using these criteria, i tshould be understood clearly 
that often no clear-cut line can be drawn between what is, 
and what is not a central business district use. Absolute 
efillition of formal downtown boundaries is difficult, 

even impossible, in most instances. The prime purpose of 
the delimitation technique is purely and simply to provide 

starting point from which physical planning can proceed. 

Utilizing data for the area which is defined as the central 
busine.ss district, we find that a comparison of the. internal
characteristics of the Kalamazoo downtown can be made with 
those of eleven other cities for which similar data- is 
available. This comparison is shown in Table II, which 
illustrates the percentage of each use in tota~ floor space 
within the downtown of these Cities, and Table III, which 
summarizes external characteristics of the same group of 
cities. 
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TABLE NO. II 

INTERNAL CHARACTERISTICS OP TWELVE CENTRAL BUSINESS DISTRICTS 
PERCENTAGE OP TOTAL PLOOR SPACE DEVOTED TO VARIOUS USES 

Kalamazoo St. Peters- Miami Grand Mobile Phc:eni:~r 
Mich. burg PIa. Rapids Ala. Ar1z. l-

PIa Mich. 

- Retail Trades 25.0 24.5 23.5 25.2 33.8 34.8 

- Service Trades 7.8 5.4 2.9 3.7 2.1 4.9 

- Offices 12.3 13.1 24.1 24.3 16.5 20.0 

- Parking 16.3 10.6 18.5 8.7 7.8 7.8 

- Transportation Included 
Terminals 0.4 1.7 in S. 0.6 1.0 1.1 

- Hotels 6.8 30.9 22.0 10.5 9.4 13.3 

- Transient & Per- Included 
manent residences 4.2 2.7 in U. 1.8 1.8 2.4 

- Public and 
Organizational 10.9 6.5 9.0 14.0 14.7 10.2 

- Industrial, Whole- Included 
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Re tail 

Service 

Of ices 

Parking 

TE 
FE 

Trades 

Trades 

Transpor tati on 
Terminals 

Hotels 

- Transien"t Per-
anent Resi ences 

- Public an 
Or g ani z at i onal 

- Industrial, hole-
sale, Vacancy 

toanoke 
Va . 

37.4 

8 .3 

12 . 8 

6 . 0 

1.3 

17.b 

1 . 

.1 

6 .2 

8 E. . II 

F r~.E.LVE 
FLOO_ SF. CE DE 

Sacr - :::> It Lake 
ento t , 

~a1if Utah 

33. 30 .1 

3 .7 . 2 

1. 6 21.2 

5 . 3 ~ . 1 

1. 0 0 .6 

7 . 5 7 . 

'" o . 4 . 

13 . 6 1 0 . 2 

6 . 5 1l. 

BUSI. · E~S DIST CT 
o '. in 

c • Is rc t e L . e-
l a h. 1 . s . 

~ 

3 • 0 23 . 1 2 • • 3 . :5 

2 .1 5 . 1 . 43 

1 . 5 3 . 1 22 . 0 . 0-1 

6 . 5 o . . 0 . v3 

U • .:1 O. U . ) . 5 

11 . 12. ' 5 . 3 ... 
.;) 

1 . 2 . 6 • 3 • . ~ 

. 1 O. 

10 . . 3 O • . . 3-
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5.6 125. 

1 

3.4 2 . 

.3 73. 

A 
.'+ 

3.32 2.12 

2 . 

72. 70.5 

195.5 107.1 

rl • 

126. 

,.., 
i 

.5 

138. 

l 
l 

[ 



..... 
~ 

I 'Pi 1-1956 population in 00 
0. thousands * 
""'~ o Q) 
u ... 2-Land aI'ea in s:; CIS 

1-4"'" square miles 

3-Gross land area 
(acres) 

4-Total ground fl. 
area in acres (:in -
side prop lines) 

... 5-Total Height 
u Index .... 
"'" ... 6-CBD Use Height 
tI) 

Index 'P4 
Q 

I/) "7-CBD Use Inten-
I/) 

si~y Index Q) 

c 
.pf 

floor space I/) 8-Total 
::s (acres) c:Q 

ooi a on "11 __ 1:, ____ ... 

II 

EXTE Ok HA CTE STI 
TWELVE CENTRAL BU I 'S 

Roanoke Sacra- Salt Lake 
Va. mento City 

Ca1'f U ah 

100 160 204 

26.7 23.1 54.1 

77.4 188.2 189.4 

53.3 108.8 120.8 

2.34 2.01 2.11 

1.9 1~5 1.5 

82.8 73.1 73.0 

124.5 228.4 255.4 

Tacoma Tulsa ' orcester ver-
,~asb • Okla. . ass. age 

158 235 201 1 2 

58.7 37 .1 7.2 3 . 

67 .8 136.3 87.1 114.8 

52.4 79.8 59.6 73.5 

2.34 3.15 2.Y6 2.34 

1. 2.6 2.0 1.8 

80.5 82.5 67.9 77.5 

122.4 251. 70.7 169.2 
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USE 

Retail 

Service 

Office 

Civic,Cul tural 

TABLE NO. IV 

ESTIMATED 1980 SPACE REQlIREME.NTS 
POR DOWNTOWN KALAMAZOO 

ESTIMATED TOTAL ESTIMATED TOTAL 
GROSS fLOOR AREAS - GROUND AREA RE-
S~ARE fEET Q,JIRED - SQ,JARE 

fEET 

1,000,000 360,000 

300,000 150,000 

700,000 90,000 

& Organizational 1,000,000 500,000 

Wholesale & 
Warehousing 100,000- 50,000 

Hotel 400,000 80,000 

TOTALS 3,500,000 1,230,000 

.ESTIMATED TOTAL 
PARKING AREA RE-
Q1IIUID - SQ,JARE 
FEET 

1,620,000 

432,000 

252,000 

360,000 

72,000 

108,000 

2,844,000 



Various criteria were applied in arriving at the estimated 
floor areas: 

Retail - Gross areas shown were derived using stan
dards currently employed in the planning of new 
retail facilities. Available information suggests 
that, in all probability, many stores in downto\~ 
Kalamazoo are now operating below present concepts 
of efficiency. Consequently, the actual area of re
tail units now in operation most likely exceeds the 
area that would be justified if sound standards of 
productivity were applied. 

The estimate takes into account a gradual migration 
of less specialized, convenience-oriented retail 
facilities from the central business district to out
lying suburban locations. At the same time, it 
assumes the central business district will tend to 
include more specialized, less convenience-oriented 
retail units catering to specific retail needs of 
the entire trade area. 

It further assumes that downtown retail facilities 
will keep pace in terms of aggressiveness and .modern 
merchandising policies with those developments in 
outlying portions of the trade area. 

Again, it should be emphasized that the sales volumes 
anticipated from these areas can be expected only 
if sound and imaginative planning for Kalamazoo's 
central business district proceeds along the general 
lines established by this study. 

Service - Located downtown at present are several 
service establishments occupying large floor areas 
",nri h"''''''na1''ch+ ';n';1t<1.+r';~l rh~r~rTpr';<1.T';r<1._ IT;!=: 
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Office - Although floor area requirements for office 
space vary widely f£om city to city, Kalamazoo's 
p£esent supply seems to be in line with that of the 
average American community of comparable size. 

It should be realized, however, that Kalamazoo, as 
an industrial community, houses much of its office 
space in s~ructures directly adjacent the manufactu£ing 
operation. This, of course, tends to decrease the 
proportion of office space normally contained in the 
downtown area. 

Having in mind the anticipated growth and the probable 
development pattern of future office space as revealed 
by present trends, we estimate a demand or approxi
mately 700,000 square feet of office space by 1980 
if the basic planning objectives of our revitalization 
plan are achieved. 

Civic and Cultural - The future demand for civic and 
cultural space is extremely difficult to pxedict 
because facilities fo·r these functions are located 
by policy decisions alone without the competitive 
pressures that influence lo~ation decisions for most 
other types of activity. 

At the present time, we have no way of knowing what 
future policy decisions may be made relative to ex
pansion of existing civic and cultural areas. The re
fore, for planning purposes, we have maintained at 
approximate present levels the floor space devoted 
to civic and cultural uses. Adequate space, however, 
has been provided in the plan to accommodate sub
stantial expansion of this type of activity in the 
future should policy decisions lead to such expansion. 



few specific downtown establishments, it is desirable 
to locate some facilities in close proximity to the 
central city. The balance' can probably fulfill their 
proper function more efficiently and economically in 
outlying locations. Therefore, a substantial reduction 
in the amount of floor space devoted to this use is 
recommended in our 1980 Kalamazoo central business 
district. 

Hotel - We estimate that only small increases in hotel 
space will be required in Kalamazoo's future downtown. 
However, this presumes the upgrading of facilities 
consistent with that occurring for other downtown 
functions. 

At present, a sizable portion of downtown Kalamazoo's 
hotel facilities are not fully competitive with the 
modern motel accommodations found in outlying areas. 
The plan recommends replacement of less competitive 
hotel establishments with modern units that reflect 
renovation and upgrading of certain of downtown 
Kalamazoo's better hotel facilities. 

Through this process of replacement and remodeling, 
the future hotel accommodations in Kalamazoo's central 
business district will have somewhat the same quantity 
that exists today but will represent substantial im
provement in terms of quality. 

For each of the downtown uses, ground coverage was calculated 
based upon an assumed number of activity levels. The number 
of levels in which a function is housed depends upon several 
factors, including the size of the city, value of downtown 
land, population of the trade area, and other factors of a 
similar nature. The number of levels used has been selected 
consistent with the characteristics of the future city of 



Parking areas have been calculated for both employee and 
public requizements. These are each predicated upon obser
vations and studies made in many cities. The totals have 
been modified, where necessary, to reflect achievement of 
optimum operational efficiency and maximum customer con
venience. Adjustments have also been made in the calculation 
of total employee requirements to reflect ride sharing and 
use of public transportation. Additional modifications have 
been applied to allow for overlapping of heavy night time 
requirements in use of cultural facilities and other night 
time functions. 

The total required parking areas in square feet presumes 
utilizati~n of an average space of 360 square feet per car. 
This includes inte.rnalcirculatory roads, landscaped areas, 

- i ~ervice drives, all within the parking areas, but does 
not include the peripheral roadway. 

The arrangement of parking faci~ities in our new downto\ffi 
Kalamazoo Plan has been based upon the concept of a pedes
trian environment created for the internal core of the 
central district. To understand why different methods must 
b found to accommodate the automobile than the present 
pat~ern of through streets and on-street parking facilities, 
we must examine the anticipated traffic requirements of 

ownto\'lJl Kalamazoo in the year 1980. 

By this time, due to increased automobile zegistrations and 
more intensive use of downtown, we estimate approximately 
35,000 automobiles will visit tne central business dis-
trict each day. During peak hours, at least 10, 000 of tbese, 
~lus nearly 12,000 through vehicles, would have to be accom
modated within the present street system if this system 
were allowed to remain in its present pattern • . 



availablee If this isn't possible, of course, the street 
requirements must be increased even more. 

this gure with our present street areas, we find 
that it nearly four as Obviously, such s 
as one-way streets, prevention left turns, increased si 

ization, and elimination curb parking will not suff 
to solve the overwhelming traffic problems we can ct 
1980. 

Although some relief might come from greater use of public 
transportation, a continuous rise in automobile registrations, 
among other factors, makes it unrealistic to depend upon this 
as a sole solution. 

Therefore, we arrive at a plan whereby through traffic having 
no business in the downtown can be carried around the central 
district on limited access roads; a plan by which traffic 
destined for downtown can enter and park in areas conveniently 
accessible to adequately sized roadways and parking lots. 
The interior core of downtown can then be reserved exclusively 
for the pedestrian. 

There remain certain circulation problems which must be recog
nized and solved. These include the handling of service 
traffic, the accommodation of public transportation facilities, 
transportation within the core for those unable or unwilling 
to walk, and emergency vehicular movement. 

Service Traffic - Service traffic to the interior core 
has been described already. No major problems exist 
to prevent the efficient accommodation of such service 
traffic in our replanned downtown Kalamazoo. 

Certain special functions, such as hotels, require 
n';TP{"'1- {"'nn1-l:\{"'1- l:\1- n.:oA.,..,.+,.. .. "' .... " ... .,."'''' +:,,, .. ~P ..... "': ....... t __ 



Public Transportation - A major goal of our downtown 
Kalamazoo Plan is to encourage the use of public mass 
transit. To do this, we provide the patron of the 
mass transit system advantages over those gained by 
use of the priva~e automobile. One of the most i mpor
tan t of these advan tages is to bring the cus to.mer as 
close to his destination as possible. This is easily 
accomplished in our new plan by penetrating the periph
eral parking areas with public transit loops which 
deposit riders at the very edge of the pedestrian down
town core. 

From these points it is only a short walk to any 
destination within the core. If the weather is in
clement, or the patron is tired or burdened with 
packages, he or she can easi~y board the small electric 
shuttle bus whose terminal facilities are directly 
adjacent those of the public transit system. 

Transportation Within the Core - The passenger who 
boards the small electric shuttle bus can be carried 
quickly and conveniently to any portion of the down
town core with an absolute minimum of walking. 

It is interesting how many pedestrian environments 
there are today that make use of such a transportat i on 
system. Consider how many of our laxge zoological gar
dens and amusement parks utilize one or the other of a 
variety of noiseless, odorless and smooth riding vehicles. 
Think back on how successful the use of t hese small 
shu ttles was at the Chicago and New York ~'1 orl I s Fairs. 

Emerge ncy Vehicles - outing of emergency vehicles 
such as police, fire, and ambulance, can be accompl ished 
in many ways. The arrangement of our r eplanned down
town ac uallv . cr~ases e .. n . h nff~ r;n ~ ~ 



terminals upon the receipt of an alarm, or they could 
be actuated by the approach of the vehicle itself. 

[ 

[ 

l 
l 
l 



PART IV 

IMPLEMENTATION OF THE PLAN 

Legal Considerations 

The major ~egal consideration in initiating our downtown 
Kalamazoo Plan is that dealing with the problem of reuse of 
vehicular thoroughfares. Detailed consideration of this 
subject is not within the scope of the present study. However, 
preliminary conferences with agencies having jurisdiction over 
county and city roads indicate that no major problems exist. 
This is substantiated by the increasing nu mber of cities 
throughout the United States that are experimenting with con
version of selected vehicular thoroughfares to pedestrian 
areas, both temporarily and permanently, with great success. 

There are several methods by which a reuse of the thorough
fares may be attained. Within the state and county road net, 
a transfer of jurisdiction over a right of way to the next 
smaller governmental unit can be achieved by joint agreement. 
Thus, a transfer of jurisdiction can be made from the county 
to the municipality, after which it is possible for the 
municipality to reserve the right of way for other uses by 
methods described below: 

Abandonment - Upon abandonment of a right of way, the 
property usually reverts to the abutting property 
owners. It is entirely possible that, where common 
agreement has been obtained from these property owners 
for the reuse of this right of way as a pedestrian 
area, proper easements could be provided to the 
municipality. 





At the same time, city legal authorities should begin 
detailed studies of what enabling legislation would 
be appropriate and how it could be achieved. Such 
studies by competent legal agencies are vital and should 
be initiated immediately. 

Public Parking facilities 

Recognizing the city's public parking responsibility, 
Kalamazoo has for a number of years, pursued a realistic 
and vigorous policy of public parking facility developmen~. 
Starting almost a decade ago, the city began a program of 
parking lot acquisition and operation. Today, public parking 
facilities are located throughout Kalamazoo in strategic 
areas wbere they supplement parking facilities made available 
by private investment. 

Considering the increase in traffic volume and parking areas 
that will accompany uture growth of downtown ~alamazoo, 
the role of public parking will become more and more impor
tant in achieving the goals and objectives of the downtown 
Kalamazoo Plan. 

Because of past experience in the field of public parking, 
the city government of Kalamazoo is in an unusually strong 
position to assume its civic responsibility in this matter. 
Unlike many cities where public parking has been attempted 
only balf-heartedly or unsuccessfully, Kalamazoo has 
accumulated a strong background based upon careful acqui
sition programs, realistic financial planning, and sound 
management policies. 

Acc-ording to local officials, Kalamazoo's public parking 
program bas been a financial success and bas, at the same 
time, alleviated critical parking sbortages. In both down-
town. and suburban Dark;n", ;n!li:i"~11~i";"~,"1 ..... .,. ,..+"", .. ~' ':----':-.---~~---------' 



With only one exception Kalamazoo's public parking lots have 
been financed by bond issues based on parking lot revenues. 
Due to very favorable operating results, the outstanding 

s have been substantially retired, long in advance 
ir maturity dates. In addition, for the past few 

ars at least, a cons rable surplus has resulted from 
operation of the lots. Some of this surplus has been diverted 
to help solve Kalamazoo's other traffic problems, while the 

atest part has been used for acquisition of additional 
ots in a continuing program. 

one exception to bond financing in Kalamazoots public 
parking program is an important downtown lot which was 
financed by the creation of a special assessment district. 
This advanced and somewhat unique method of public parking 
financing levied a special assessment against downtown 
commercial facilities benefiting most directly from the 
development of the parking lot. 

This lot, financed through creation of the special assess
ment district, like those financed through bond issues, 
has been a financial success, both from the standpoint of 
the city and of the downtown businessmen within the assess
ment district. 

According to reliable sources, there are at the present time 
no official city plans for additional public parking improve
ments. However, successful precedent for future develop
ments has been firmly established. The revenues from 
existing lots have more than returned the city's investments. 
Most importantly, a critical public need has been met 
successfully. The stage is now set for future public parking 
improvements, but Kalamazoo's city government is awaiting 
more clear-cut definitions of future over-all public parking 
needs before expanding their program. 



Con tinuing S tU.dies 

The program outlined in this downtown alamazoo Plan sets 
forth in complete form the philosophy, the DOalS, an 
me tho s by which these can be achieve • Na tural.l y, over 
the c mind years, detaile investigations of each of the 
e lem~nts of the plan will have to be carrie on as i · ple

. ~e n tation prc'cee s. Some 0 - the more i n portant ot these 
c ntinuing investigations are describe belm.,,: 

Street and TranspoLtation Syste m - The sugg te str e t 
systen shown on the ul timate plan is predicate upon 
th concept 0 a non-signalize system of lo~ speed 
eripheral roads feeding into the tributary street 

ttern . A ditional access is provi 'e to hi gher 
pee , limited ac.cess r ads whic are major nor h

south, east -west connectors. 

he schematic system proposed is adequ t e 0 hand e 
sa ely and smoothly th peak hour tr~tfic . Ho ever , 
the tr tfic pr oblem is far lrom static, and chang"ng 
con it'ons uch as stage evelopmen~ 0 the plan, 

r"ghts 0 vay available, the monies vailable 
a ditional structures car sizes, an use of 

~ b i c transit - all ~ill influence an ay ult"mate 
mo "fy the schematic peripheral road plan sugge t e • 

'hat is i portant, h wever, is that throu chou tal l 
. l anning and stage evelopment, the 100 r con-
ce t, in its propose location, be retained as a 
ajor element of the plan . 

:e sU",gest that continuing traffic counts and origin
estination surveys be made perio ically. It is 

also i portant that detailed stu ies ot mass transit . . . ~ 



understand that this is only the first step in the 
preparation and adoption of a revised detailed zoning 
ordinance for the central business district. 

Once the planning concept has been accepted by the 
public and by the city government of Kalamazoo, 
immediate steps should be taken to prepare a revised 
detailed zoning ordinance conforming to the plan. 
This ordinance will then become the official long 
range plan for downtown Kalamazoo. The administration 
of the ordinance will require a continuing program 
best accomplished by the Kalamazoo Plan Commission 
and its staff. 

Economics - Closely allied to other continuing stUdies 
is that work pertaining to economic evaluation during 
the implementation phase. Although much of the plan's 
success depends upon initiative sho~m by private 
enterprise, certain very important elements pertinent 
to economic areas are best studied as combined public 
and private projects. 

Such items as the financing of parking and other 
improvements, periodic study of the impact of the 
plan's implementation upon the community's economic 
base and advice conce_rning economic aspects of land 
use and location are part of an essential program 
which can lend stability to the implementation phase. 

Legal - Legal advice and direction will be necessary 
from the very inception of the downtown Kalamazoo 
Plan. Once legal precepts have been established 
during the early stages of implementation, constant 
attention will be necessary to insure proper legal 
procedures, particularly relative to land use. It 
is anticioated that the mal0ritv of this le~al 
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However, certain publicly financed architectural and 
engineering studies will probably be required for 
design and const~uction of parking lo~s and peripheral 
roads. In addition, engineering utility studies ·lill 
be necessary as the plan proceeds. dditional archi
tectural and engineering programs for the city wi~l 
be limited primarily to enforcement of building codes 
and regulations. 

Planning - Continuing planning studies must be con
ducted as each stage of the plan unfol s. This wor ~ 
can generally be described as the coordination of all 
aspects of the pxeviously described continuing program. 

Althougb the burden of the plan's implementation ;nust 
fall upon the City Plan Commission and its staff, s ome 
direction and assistance from outside planning agencies 
will be desirable. It is of prime importance that the 
concept and spirit of the plan be kept constantly in 
view. Thus, the most valuable par~ tbat such con
tinuing planning services will play is tbe objective, 
positive guidance they can furnish not only the city 
but those individuals who are striving to integrate 
their private activitie~ into our new downtown Kalamazoo 
Plan. 

At this point in the comprehensive planning for Kalamazoo's 
central business district, three basic implementation costs 
for the total program can be recognized: 

a. The cost of detailed continued planning 

b. The cost of needed public improvements 



However, the general economic feasibility of the plan con
cepts propo$ed here have been tested. These concepts are 
basically sound and the over-all planning goals can be 
achieved if: 

a. Careful design and economic study are part of the 
development of each individual facility. 

b. Kalamazoofs city government continues its program 
of public improvements, expressways and parking 
developments in conjunction with expansion of the 
community at large. 

c. Scheduling of developments is carefully programmed 
so that the flow of public and private investment 
into the central business district is steady, and 
the city's tax base is not thrown off balance by 
unwise timing. 

d. The city employs every form of state and federal 
financial assistance in carrying out the downtown 
plan and its objectives. 

In summary, the cost of carrying out the plan can be met if 
careful competent programming is employed at every stage. 

Total costs will be substantial. However, if prorated 
intelligently and objectively over a number of years, these 
total costs will represent annual outlays that can be 
reasonably borne by the public and private resources of 
Kalamazoo working side by side toward clear-cut goals. 

In terms of the three basic costs involved, detailed planning 
and programming toward the over-all objectives can be 
accommodated within existing city planning expenditures, 
sUDDlemented bv outside sources. such as portions of the 
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prime importance. Levies against this healthier tax base 
should offset many of the public costs involved, particularly 
in the later stages of the program when the benefits of t 
plan should begin to reflect themselves in higher downtown 
property value levels. 

other sources of funds which could be used to 
cost of public improvements are already uti! 
to finance public parking lots and ot r 
These sources include bond and 
district. Here it should be no that 
from existing public parking operations 
stantial portion of the continuing 
parking space acquisition and facility 
temp!ated by the plan. 

Finally, as sources of funds for 
re are many types of federal and state 

available to communities. Present trends 
importance of funds from these sources. 
be made to insure that Kalamazoo rece 
these .. 

The preceding paragraphs have indicated 
the various public financial resources in 
proposed downtown Kalamazoo Plan. t, 
tance, public funds will be sec to 
in any truly successful planning ram 

In ef ct, 
and induce 
t and 
new 
trict 
tomorrow's 
new facili 

offset 
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of the many central business district sectors which today 
are underdeveloped. 

Through this chain reaction, vigorous competition and higher 
property values will lead to an enlarged tax base which 
can be used to support vital public improvements. 

To accomplish the basic planning objectives through intel
ligent use of public and private resources will require 
time, courage, and careful attention to detail throughout 
the plan's implementation. Over the years, costs will be 
offset increasingly by the benefits that will come from a 
healthy, well organized, well integrated downtown. The 
price of action may be high, but the cost of inaction will 
most certainly be higher. 
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