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May 18, 2011 
 
The City of Kendallville  
   and Members of the Process Committee 
234 S Main St 
Kendallville, IN  46755 
 
RE: Kendallville  Downtown Action Agenda 2011 

 
HyettPalma, Inc., is pleased to present to you the following report titled Kendallville  
Downtown Action Agenda 2011, completed under the Indiana Downtown ® 

program.   
 
This document includes the communityôs 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 Kendallvilleôs Downtown 
enhancement effort. 
 

Sincerely, 
 

            Doyle G. Hyett       Dolores P. Palma 
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Process Committee Members  
 
 

At the request of HyettPalma, Inc., the City of Kendallville established a Process 
Committee to oversee this project.  HyettPalma would like to thank the members of 
the Downtown Kendallville Process Committee, listed below, for all their time, hard 
work, and dedication in preparing for and participating in completing the 
Kendallville  Downtown Action Agenda 2011. 

 

Mayor:  W. Suzanne Handshoe 

City Council Member:  Regan Ford 

Clerk-Treasurer:  Sheryl Hanes 

Redevelopment Commission (RDC) President:  Ray Scott 

         "                     "             "    Secretary:  Mary Allen 

         "                     "             "    Treasurer:  Robert Kirkland     

Advisory Plan Commission Chairman:  Rick Kiersey 

Chairman, Downtown Economic Improvement District (EID):  Joe Cazier 

President, Main Street Business Assoc. (MSBA):  Don Gura 

Local Contact, Indiana Main Street Program (IMS):  Diane Peachey 

Exec. Director, Kendallville Area Chamber of Commerce:  Mike Walton 

Exec. Director, Noble County Convention & Visitors Bureau:  John Bry 

Vice-Chairman- Kendallville Heritage Assoc., Inc.:  Tom Leedy 

Chairman, Advancing Regional Talents (ART):  Peggy Tassler 

Director, Kendallville Apple Festival Committee:  Amanda Taylor     

Key Downtown business owner:  Zach Hayden 
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Key Downtown property owner:  David Christianson 

Downtown bank:  Larry Doyle, CEO, Campbell & Fetter Bank 

Owner/Resident - "Levin Mansion":  Phil Stephan  

     "        "              "McCray Mansion" :  Mike Post 

Supt., East Noble School Corp.:  Ann Linson  

News-Sun Newspaper Rep.:  Terry Housholder, CEO, KPC Media Gp.   

WAWK-The Hawk Radio Station Rep.:  Don Moore, Pres. & GM. 

Parkview Noble Hospital:  David Hunter, CEO 

Parkview Noble Foundation:  Jane Roush, Exec. Director  

Director, Region III-A:  David Koenig. 

Director, Kendallville Public Library:  Jenny Draper 

Northeastern Center:  Jerry Hollister, CE. 

        "              "       Jonathan Fisher, COO 

Program Director, Common Grace (Food Pantry, etc.):  Rev. Dan Barker 

Owner,  Strand Movie Theater:  Bruce Babbitt   

Director, Cole "Y":  Mark Demchak  

President, Flint & Walling Mfg.:  Scott Lechner   

Director, Four County Area Vocational Cooperative:  Tim Holcomb  

Interested community leader:  Jim Jansen, DDS    
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INTRODUCTION 
 
 
In 1992, as America's largest membership organization representing the elected 
officials of this nation, the National League of Cities (NLC) decided to assume a 
more aggressive role in the areas of Downtown enhancement and local economic 
development.  That role would involve offering technical assistance to local elected 
officials concerned about the economic success of their Downtowns. 
 
To fill this role, the National League of Cities approached HyettPalma, Inc.  
Together, NLC and HyettPalma designed an advanced new pilot program.  The new 
pilot would offer on-site, technical assistance to a limited number of communities.   
The new Downtown pilot was presented under the banner of ACCEPTING THE 
CHALLENGE: THE REBIRTH OF AMERICA'S DOWNTOWNS.  It was structured to 
guide local governing bodies ï working in partnership with local business owners, 
property owners and concerned citizens ï in rethinking ways to rebuild our nation's 
Downtowns. 
 
Availability of the Downtown pilot was limited to eleven cities over a period of two-
years.  In addition, the pilot required the local governing body in each participating 
community to be the agency that contracted with NLC for services.  This was done 
to ensure the involvement of the governing body from the very start of the local 
Downtown enhancement effort. 
 
Once the pilot was completed, NLC and HyettPalma evaluated its effectiveness and 
whether or not to continue offering Downtown technical assistance.  Based on the 
evaluation, and specifically on the advice and needs expressed by the pilot's local 
officials, a new comprehensive technical assistance program was developed titled 
AMERICA DOWNTOWN® -- NEW THINKING. NEW LIFE. 
 
After several years of tracking the America Downtown ® programôs success, the 
leadership of the Indiana Association of Cities and Towns (IACT) determined that a 
similar technical assistance program would be of benefit to communities in Indiana.  
Therefore, in 2000, IACT approached NLC and HyettPalma about developing such a 
program.  With the backing of NLC, Indiana Downtown ® was unveiled as an IACT 
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program in the Summer of 2001. 
 
Modeled after the America Downtown ® program, Indiana Downtown ® was 
launched as a pilot program that would run for a two-year period and assist ten 
communities.  After that time, the pilot was designed to be evaluated by IACT and 
HyettPalma, with the assistance of local elected officials from the ten participating 
communities.  Based on the response and recommendation of local elected officials 
from the pilot communities, Indiana Downtown ® was made a permanent member 
service offered by IACT. 
 
Indiana Downtown ® brings together the local government insight of IACT and the 
Downtown expertise of HyettPalma, Inc.  Together, they offer individualized 
assistance and a combination of strengths not available anywhere else.  Indiana 
Downtown ® was structured to provide the help local officials need to create a 
brighter future for their Downtowns.   
 
Ind iana Downtown ® provides direct, hands-on help to city and town officials and 
community leaders who want to start, refocus, or energize their Downtown 
enhancement efforts.  In 2011, the Town of Kendallville became a member of the 
Indiana Downtown ® program.  The program's strengths are built on the following 
convictions. 
 

¶ The assistance provided is implementation-oriented ï not another Downtown 
plan or study but an aggressive course of action that local officials and 
community leaders can start to implement immediately.  

 

¶ The recommendations made for each Downtown are pragmatic ï tailored to 
local resources so that they can be realistically implemented. 

 

¶ The solutions offered are success-oriented ï designed to improve each 
Downtown's economy so that the results are long-lasting. 

 

¶ The on-site assistance is inclusive ï providing a forum that brings public and 
private sector constituents together to identify Downtown issues, define a 
Downtown vision, and take needed actions in partnership. 
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IACT is committed to providing Indiana communities with the assistance they need 
to implement their enhancement efforts once their Downtown Action Agendas  
have been completed. An integral component of this implementation process is 
incorporating state technical assistance programs and funding resources. Through 
Indiana Downto wn®, IACT will continue to seek further avenues of assistance to 
help Indiana cities and towns revitalize their Downtowns.  
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 I. PROJECT OVERVIEW 
 
 
In 2011, the City of Kendallville determined that a Downtown enhancement strategy 
was needed to further revitalize Downtown Kendallville.  The Kendallville  
Downtown Action Agenda 2011 was defined with involvement from the City 
government, the local business sector, representatives of non-profit organizations, 
and members of the community.   
 
The Kendallville  Downtown Action Agenda 2011 shown in the following pages 
incorporates the desires, preferences, and concerns expressed by the people of 
Kendallville for their Downtown.   Based on the desires and concerns expressed by 
the people of Kendallville ï combined with a realistic analysis of Downtown's market 
potentials ï a Course of Action  was defined for public and private sector 
implementation.  The Course of Action  is meant to enable Downtown Kendallville 
to reach the vision defined locally, to overcome the key issues it faces, and capture 
the identified market potentials.   
 
A map of Downtown Kendallville, as defined for this project, is shown on the 
following page. 
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 II. DOWNTOWN KENDALLVILLE  TODAY 
 
 
The City of Kendallville recently completed a new comprehensive plan.  This 
Downtown Action Agenda  is the next step in the Cityôs planning process. 
 
A clear message is being broadcast by Kendallville residents and businesses.  
Throughout the research conducted by Indiana Downtown ® during the completion 
of this overall Downtown enhancement strategy, it was made clear that the 
community wants Downtown Kendallville to be: 
 

¶ A ñgo toò place; 

¶ A destination; 

¶ A Downtown with more retail, more entertainment, and more food; 

¶ A Downtown that appeals to multiple generations; and 

¶ A Downtown whose image helps craft and enhance the image of the 
entire community. 

 
Members of the community have also expressed confidence in Downtownôs: 
 

¶ Potential; 

¶ Opportunities; 

¶ Talent; and 

¶ Resources. 
 
As noted by one of Downtownôs most avid supporters, ñWhat we need is a to do list.ò 
 
What this all adds up to is an eagerness to move forward, and some degree of 
frustration that more is not already being done to further strengthen Downtown 
Kendallville.  The community is literally ñchomping at the bitò to see substantial 
action, and that is a very good thing at this stage of the overall Downtown 
enhancement effort. 
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In addition, Downtown has the necessary leadership on both the public and private 
sector sides as evidenced by: 
 

¶ Active organizations working to improve Downtown; 

¶ Energized staff and volunteers; 

¶ Strong support from City Hall; and 

¶ Demonstrated strong community support for improvement projects. 
 
Kendallville is a regional hub for education, health care, industry, and retail.  And, 
Downtown is the center of that hub.  The community has the opportunity to take 
greater advantage of Kendallvilleôs position in the marketplace through the further 
enhancement of Downtown. 
 
Downtown Kendallville has stellar and unusual architecture, which presents an ideal 
opportunity to create a unique ambiance that can be expanded upon and marketed. 
 
One of Downtown Kendallvilleôs greatest attributes is that it is a mixed-use 
commercial center, which presents an opportunity for Downtown to be the ñgo toò 
place sought by members of the community.  This mixed-use character should be 
built upon by focusing on Downtownôs diversity.  For example, Downtown should not 
be simply a senior housing center or an arts-based Downtown or an event-driven 
Downtown or a bridal center.  Instead, Downtown will become a destination if each 
of these uses is built on and incorporated into the overall enhancement effort. 
 
Lastly, if there is any big issue facing Downtown Kendallville it is fragmentation, 
characterized by: 
 

¶ Many organizations; 

¶ Many egos; and 

¶ New groups and new project ideas seemingly popping up daily. 
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For this overall Downtown enhancement effort to work, the community will need 
continued strong leadership and to stay focused on the gameplan, which should be 
the Downtown Action Agenda  presented in this document. 
 
When a Downtown Action Agenda  does not work as expected, it is normally due 
to lack of leadership and not staying the course. 
 
So, while this Downtown Action Agenda provides the community with a ñto doò list 
and IACT and HyettPalma will provide a safety net if needed, the community must 
provide the leadership and stay focused for the effort to succeed.   
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III. RESIDENT AND BUSINESS SURVEYS 
 
 
As a part of this project, two surveys were conducted to gauge the condition of 
Downtown Kendallville, as perceived locally.  These were a survey of owners/ 
managers of businesses located in the Downtown project area and a telephone 
survey of residents living in Downtown's primary trade area.  A summary of the 
survey responses follows.   
 
Frequency of Trips  
Just over a majority of residents surveyed ï 51% -- reported coming to Downtown 
Kendallville with great frequency, defined as between one and seven times a week.   
 
Slightly less than one-third of those surveyed ï 32% -- said they come to Downtown 
with moderate frequency, defined as from three times a month to once every two 
months.   
 
And, 17% of trade area residents surveyed said they seldom or never come to 
Downtown Kendallville at this time. 
 
Purpose of Trips  
Trade area residents were asked to cite the main reasons they currently come to 
Downtown Kendallville.  The top reason given was shopping, cited by over one-third 
(34%) of those surveyed. 
 
The next two reasons cited were mentioned much less frequently.  These were 
conducting personal business (11%) and using service businesses (11%). 
 
Therefore, a majority (56%) of trade area residents surveyed said they now come to 
Downtown Kendallville for one of the above three reasons. 
 
The remaining reasons survey respondents mentioned for Downtown trips were: 
 

¶ Eating at restaurants (9%); 

¶ Banking (7%); 
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¶ Entertainment (5%); 

¶ Recreation (4%); 

¶ Work there (4%); 

¶ Conducting government business (3%); 

¶ Visiting friends or family (2%); and 

¶ Miscellaneous reasons (10%) ï funeral home, American Legion, church, 
newspaper, school, live there, and passing through.  

 
Shopping Area of Choice  
Residents surveyed were asked where they currently do most of their family 
shopping, other than grocery shopping.  The responses given to this question were: 
 

¶ Kendallville ï 68%; 

¶ Fort Wayne ï 23%; 

¶ Angola ï 6%; and 

¶ Other Indiana locations ï Goshen, Topeka, Indianapolis ï 3%. 
 

When asked why they choose to shop in a particular area, residents surveyed cited 
the following reasons: 
 

¶ Convenience ï 36%; 

¶ Variety/selection offered ï 33%; 

¶ Price ï 18%; 

¶ Closeness to home ï 12%; and 

¶ Closeness to work ï 1%. 
 
Downtown Characteristics  
Trade area residents and Downtown business owners surveyed were asked to rate 
a list of nineteen Downtown characteristics as being "good," "fair," or "poor" at this 
time.  
 
Twelve characteristics were rated "good" by a majority of residents and seven 
characteristics received this rating from a majority or near majority of Downtown 
business owners.  And, those rated ñgoodò by a majority of business owners were 
among those rated ñgoodò by a majority of residents. 
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The Downtown characteristics rated ñgoodò by a majority of residents were: 
 

¶ Cleanliness of the area (82% residents, 50% business owners);  

¶ Helpfulness of salespeople (79% residents, 77% business owners);  

¶ Traffic circulation (76% residents, 58% business owners); 

¶ Feeling of safety (75% residents, 73% business owners); 

¶ Knowledge of salespeople (65% residents, 73% business owners); 

¶ Quality of service businesses (64% residents, 63% business owners);  

¶ Parking convenience (63% residents, 38% business owners); 

¶ Attractiveness of the area (62% residents, 42% business owners); 

¶ Business hours (61% residents, 42% business owners); 

¶ Parking availability (60% residents, 42% business owners); 

¶ Attractiveness of buildings (57% residents, 39% business owners); and 

¶ Quality of retail goods (53% residents, 53% business owners). 
 
It is clear from the above that Downtown business owners are much less pleased 
than are trade area residents with: 
 

¶ Parking convenience (63% residents, 38% business owners); 

¶ Attractiveness of the area (62% residents, 42% business owners); 

¶ Business hours (61% residents, 42% business owners); 

¶ Parking availability (60% residents, 42% business owners); and  

¶ Attractiveness of buildings (57% residents, 39% business owners). 
 
Downtown Improvements  
Trade area residents and Downtown business owners were asked to rate a list of 
eighteen possible Downtown improvements as being "very important," "somewhat 
important," or "not important" at this time.  
 
Five improvements were rated ñvery importantò by a majority of residents and four 
were rated ñvery importantò by a majority or near majority of business owners.     
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The five improvements rated ñvery importantò by trade area residents surveyed 
were: 
 

¶ Increase restaurant variety (74% residents, 83% business owners);  

¶ Increase the number of retail businesses (70% residents, 77% business 
owners);  

¶ Improve restaurant quality (62% residents, 49% business owners);  

¶ Improve the quality of retail goods (61% residents, 41% business owners); 
and 

¶ Increase retail variety (56% residents, 76% business owners). 
 
Additional Desires  
When asked what else could be done to encourage their patronage of Downtown 
Kendallville, residents stressed the importance of the following: 
 

¶ More retail stores; 

¶ Greater retail variety; 

¶ More restaurant variety; and 

¶ Upscale restaurants. 
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 IV. DOWNTOWN KENDALLVILLE  TOMORROW 
 
 
A series of discussions, focus groups, and meetings were held to define the 
community's preferred vision of Downtown Kendallville ï as it would ideally exist in 
the year 2016.  A compilation of the thoughts and preferences expressed during 
those sessions is shown below.  

 
 

Downtown Kendallville would be enhanced to make it a destination, a go-to place, 
and a place for the community to meet and gather.  In 2016, Downtown would 
continue to be a mixed-use area with retail stores, restaurants, entertainment, 
government facilities, institutions, banks, and places to live.  In the future, however, 
Downtownôs mix of uses would include more retail shops, more varied restaurants, 
dinner restaurants, more entertainment options, and visual and performing arts.  
And, this enhanced mix of offerings would enable Downtown to appeal to and attract 
multiple generations, from youth to families to the elderly.  As a result, the 
Downtown Kendallville of 2016 would have no empty storefronts and Downtown 
investors would see a return on their investment. 
 
Downtownôs mix of uses and quality businesses would enable it to appeal to a broad 
variety of customers and clients, including: 
 

¶ Residents of Kendallville, the county, and Northeast Indiana; 

¶ Downtown business owners; 

¶ Downtownôs current clientele ï who would shop at multiple businesses; 

¶ Festival-goers; 

¶ Lake-goers; and 

¶ Route 6 travelers. 

Downtown would be a pretty place to go, where flowers and architecture are well-
maintained; historic façades are cared for; window displays make you want to walk, 
browse, window shop, and come back to buy; and upper floors are filled with quality 
loft apartments and decorated with well-maintained flower boxes. 
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There would be more activity at night, making Downtown feel safe.  The City would 
continue its police patrols by foot and bike in summer, and as officers are available.  
Downtownôs movie theater would remain in place and continue to operate as a 
quality, popular venue.  And, Downtown would have an entertainment venue for the 
performing arts ï plays, music, dance, etc. 
 
Downtownôs current farmers market would be grown through the addition of more 
vendors as well as crafts and art.  Doing so would allow the market to attract more 
customers and to be spread out along Main Street. 
 
Downtown parking would be convenient and available.  Rear façades of buildings 
facing public parking lots would be beautified to encourage greater use of those lots. 
 
Over the next five-years, Kendallvilleôs Downtown enhancement effort would 
embrace the following priorities: 
 

¶ Promote what we now have in Downtown; 
 

¶ Maintain and support what Downtown has ï ñitôs a place where you can make 
it;ò 

 

¶ Make it known that Downtown is a positive place to be ï there are nice shops 
and things to do here; 
 

¶ Present Downtown ï and what it has ï in a positive light; 
 

¶ Encourage Downtownôs property and business owners to be responsible ï 
keep buildings well-maintained, keep store entrances swept and clean; 
 

¶ Improve the quality of upper floor apartments ï or have no apartments; 
 

¶ Respect the historic character of Downtownôs buildings ï to make Downtown 
unique; 
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¶ Foster community involvement, ownership, commitment, and support of 
Downtown ï ñcome visit our shops and spread the word about what we 
have;ò 
 

¶ Attract more customers to Downtown;  
 

¶ Foster better communication skills among the groups involved in Downtownôs 
enhancement ï ñso we can work better together and make our vision a 
reality;ò and 
 

¶ Enhance Downtown in a way that makes people proud to be from 
Kendallville. 

By the year 2016, if enhanced to meet the communityôs above vision, Downtown 
Kendallville will be well on its way to having the following image. 
 

A busy, bustling, and memorable Downtown that is  
so friendly and homey ï and filled with interesting shops and  
great resta urants ï making it a wonderful place for all ages to  
browse, walk, shop, eat out, and see friends and neighbors.  

 
A Downtown thatôs retained its quaint, historic ambience yet 

has become The Go -To-Place for a  
fun, one -of-a-kind experience.  

 
A bright, positi ve, sparkly place that makes you  

want to hang out on a regular basis  
and then return again and again.  
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 V. DOWNTOWN MARKET OPPORTUNITIES  
 
 
To ensure long-term economic results and success, Kendallville's Downtown 
enhancement effort must be market-driven.  This means that the effort must be one 
that results in all of Downtown's investors ï business owners, property owners, 
developers, patrons, local government, etc. ï 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 Kendallville's primary retail trade area has been defined as the 
geographic area from which 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 government officials, and the opinion of 
HyettPalma, Inc., Downtown's primary retail trade area has been defined as the area 
identified by the map presented on the next page. 
 
Retail Economic Indicators  
Downtown's primary retail trade area can be currently characterized by the following 
economic indicators. 
 

THE PRIMARY TRADE AREA HAS AN E STIMATED POPULA TION OF 
44,485 ï WITH AN ESTIMATED 16,187  HOUSEHOLDS (Source: ESRI 
estimate) 
 
THE AVERAGE HOUSEHOLD SIZE IS 2.72  PERSONS, WHICH IS 
SLIGHTLY MORE THAN THE NATIONAL AVER AGE OF 2.59 (Source: 
ESRI estimate) 
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Downtown  Kendallville ôs Primary Retail Trade Area  
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THE TOTAL COMBINED INCOME OF HOUSE HOLDS WITHIN THE 
PRIMARY TRADE AREA IS AP PROXIMATELY $936,000,000 PER YEAR 
(Source: ESRI estimate) 

 
THE AVERAGE HOUSEHOLD INCOME FOR THOSE IN THE PRIMARY 
TRADE AREA IS APPROXIMATELY $57,798  AND IS PROJECTED TO 
INCREASE TO $64,529 ANNUALLY BY 2015  (Source: ESRI estimate) 

 
The characteristics of Downtown Kendallvilleôs trade area are further displayed by 
the table prepared by ESRI and presented on the next page of this Downtown 
Action Agenda . 
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Current Retail Businesses  
Downtown Kendallville currently contains approximately 64 retail businesses, which 
occupy approximately 279,000 square feet of building space.  The retail inventory 
was completed by the Downtown Kendallville Process Committee, Data Collection 
Sub-Committee. 
 
A complete listing of all Downtown Kendallville retail businesses is presented on the 
next page. 
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Kendallville Retail Businesses by SIC Number
SIC CODE BUSINESS TYPE # BUS.                    TOTAL SQ.FT.

5211 Lumber and Building Materials 1 23,340        

5231 Paint/Glass/Wall Paper 1 20,000        

5411 Mexican Grocery 1 5,000          

5511 New/Used Cars 1 58,000        

5521 Used Cars 1 1,500          

5531 Auto/Home Supply 1 3,000          

5541 Gas Service Station 2 5,500          

5621 Women's Apparel 1 1,000          

5699 Miscellaneous Apparel 3 7,168          

5712 Furniture Store 1 8,000          

5713 Floor Covering 1 1,500          

5719 Misc. Home Furnishings 2 3,000          

5734 Computers/Software 2 3,080          

5736 Musical Instruments 1 1,000          

5812 Eating Places 6 11,846        

5813 Drinking Places 2 8,400          

5921 Liquor Store 1 3,400          

5932 Antiques 6 27,761        

5942 Books 1 1,200          

5944 Jewelry 3 9,956          

5945 Hobby/Toys/Games 1 800             

5949 Sewing/Piece Goods 1 450             

5992 Florist 1 900             

5999 Miscellaneous Retail 8 26,745        

5112 Office Supplies 1 5,000          

7216 Dry Cleaners/Tailors 1 1,200          

7231 Beauty Shops 7 7,940          

7241 Barber Shops 1 500             

7832 Motion Picture Theater 1 13,002        

7841 Video Rental 1 8,000          

7991 Physical Fitness Facilities 1 4,704          

7993 Coin-Operated Amusements 1 2,800          

7999 Mic. Amusement/Recreation 1 3,072          

TOTAL NUMBER OF RETAIL BUSINESSES 64

TOTAL SQUARE FEET OF OCCUPIED RETAIL BUSINESS SPACE 278,764      

TOTAL NUMBER OF VACANT RETAIL SPACES 7

TOTAL SQUARE FEET OF VACANT RETAIL BUSINESS SPACE 24,289        

Source:  Downtown Kendallville Process Committee, Data Collection Sub-Committee
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Downtownôs Retail Potential  
Downtown Kendallvilleôs primary trade area currently has a total estimated demand 
for retail products of approximately $296,000,000 per year.  This demand is further 
described by the table presented on the next page.  The projected retail potential for 
all products is presented in detail in the Appendix of this document. 
 
As a conservative estimate, it is assumed that Downtown Kendallville retail busi-
nesses now generate an average (blended figure) of approximately $195 per year 
per square foot in retail sales.  
 
Since Downtown currently contains approximately 279,000 square feet of occupied 
retail space, Downtown Kendallville may currently be generating approximately 
$54,000,000 in retail sales per year. 
 
By dividing the project area's estimated annual retail sales ï $54,000,000 ï by the 
total estimated demand for retail products within the primary trade area ï 
$296,000,000 ï it can be concluded that Downtown Kendallville may currently be 
capturing approximately 18% of the retail sales potential within the primary retail 
trade area.  And, the balance of the demand is potentially being captured by 
businesses within other parts of the primary retail trade area and/or by businesses in 
other trade areas ï including catalogue and internet sales.   
 
Taking steps to further enhance Downtown Kendallville, and barring a significant 
decline in the national or regional retail economy, it is conservatively 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 18% to between 19% and 20% by 
the year 2016.  This should be considered a goal of the economic enhancement 
program. 
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DOWNTOWN KENDALLVILLE'S RETAIL TRADE AREA  
COMPUTATION OF TOTAL RETAIL P RODUCT DEMAND 

 
PRODUCT DEMAND 
Food At Home 74,793,699 
Food Away From Home 49,968,147 
Alcoholic Beverages    8,871,125 
Household Textiles    2,950,962 
Furniture    9,837,001 
Floor Coverings   1,278,945 
Major Appliances   4,785,398 
Small Appliances   2,566,363 
Miscellaneous Household Equipment 17,371,619 
Men's Apparel -- 16 and Over   7,865,152 
Boy's Apparel -- 2 to 15   2,593,620 
Women's Apparel -- 16 and Over 13,121,160 
Girl's Apparel -- 2 to 15   2,570,859 
Children's Apparel -- Under 2   2,117,600 
Footwear   6,025,875 
Other Apparel Services & Products   7,251,755 
Prescription Drugs & Medical Supplies 10,812,097 
Entertainment Fees & Admissions 12,996,340 
Audio & Visual Equipment 16,987,438 
Pets, Toys & Playground Equipment 8,679,785 
Other Entertainment Supplies & Services 13,384,909 
Personal Care Products & Services 11,213,337 
Reading   2,628,250 
Tobacco Products & Smoking Supplies   5,355,177 

 
TOTAL DEMAND BY PRODUCT TYPE =                       $296,026,613 
 
SOURCE: U.S. Department of Labor, Consumer Expenditure Survey; ESRI; and HyettPalma 
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If Downtown Kendallville is able to increase its market share to between 19% and 
20% by the year 2016, it is possible that the project area may be able to increase its 
total capture of retail sales to between $56,000,000 and $59,000,000 by the year 
2016 ï considered in constant 2011 dollars.  
 
This increase in total retail sales could potentially support the development of 
between approximately 10,000 and 25,000 net square feet of additional retail space 
by the year 2016 ï which could include expansions or sales increases by existing 
Downtown Kendallville 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 ï on an on-going basis ï the 
actual growth in Downtown's market share could potentially be much higher than 
projected.  Conversely, by the year 2016, Downtown Kendallville's market share 
could be much less than projected above if efforts to enhance the area and ex-
pand/recruit businesses are not diligently and continually pursued. 
 

NOTE: 
No attempt was made to determine the condition of vacant space.  Therefore, 
no judgement 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 Kendallville.  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 . 
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Downtown Office Opportunities  

 
Office Market Indicators  
Downtown Kendallvilleôs occupied office space currently serves, primarily, the needs 
of those who live within the community and primary trade area. 
 
The most significant concentrations of Downtownôs offices include professional 
services, publishing, finance, real estate, civic organizations, and government. 

 
Downtown currently contains approximately 44 offices which occupy approximately 
322,000 square feet of building space.  Approximately 13,735 square feet of 
Downtownôs office space is currently vacant.  This inventory was completed by the 
Downtown Kendallville Process Committee, Data Collection Sub-Committee.  The 
complete listing of Downtownôs offices is presented on the next page of this 
document. 
 
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 
proximity to, Downtown Kendallville's primary trade area.   
 
Communities nationwide have experienced the fact that ï as improvements are 
made in the overall economic and physical conditions of their Downtowns ï an 
associated increase in demand for office space normally follows.  This is also 
expected to hold true for Downtown Kendallville. 
 
Therefore, it is estimated that approximately 12,500 to 18,000 square feet of 
additional office space could potentially be supported in Downtown Kendallville 
between now and the year 2016.  This should be considered an economic goal for 
the enhancement effort. 
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SIC CODE BUSINESS TYPE # BUS.            TOT. SQ. FT.

27 Publishing

271 Newspapers 1 31,880          

602 Commercial Banks 1 60,000          

603 Savings Institutions 1 10,560          

628 Security/Commodity Services 1 2,600            

641 Insurance Agents/Brokers 7 7,596            

653 Real Estate Agents/Mgrs. 1 3,000            

655 Subdividers/Developers 2 18,200          

733 Mailing/Reproduction/Comm. 1 23,760          

Art/Photography/Steno Servs.

734 Services to Buildings 1 2,340            

736 Personnel Supply Services 1 800               

738 Misc. Business Services 2 4,860            

802 Offices/Clinics of Dentists 2 3,260            

804 Offices of Other Medical 1 4,000            

809 Other Health Services 2 19,000          

811 Legal Services 4 10,470          

832 Individual/Family Services 1 480               

833 Job Training Services 1 800               

861 Businesss Associations 2 14,176          

863 Labor Unions/Organizations 1 1,000            

864 Civic/Social Organizations 3 24,292          

866 Religious Organizations 2 15,200          

872 Accounting/Bookkeeping 3 8,708            

899 Services 1 8,820            

919 General Government 1 26,935          

941 Admin. of Educational Programs 1 19,000          

TOTAL NUMBER OF OFFICE BUSINESSES 44

TOTAL SQUARE FEET OF OCCUPIED OFFICE BUSINESS SPACE 321,737        

TOTAL NUMBER OF VACANT OFFICE SPACES 11

TOTAL SQUARE FEET OF VACANT OFFICE BUSINESS SPACE 13,735          

Source:  Downtown Kendallville Process Committee Data Collection Sub-Committee

Downtown Kendallville

Offices by SIC Code
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It must be noted that the actual growth in Downtown's office demand could 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 or local 
government.   
 

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

 

 Downtown Housing Opportunities  

The Downtown project area contains a total of approximately 78  housing units.  
This total includes: 
 

¶ 41 apartment units; and  

¶ 37 single-family homes. 
 
These Downtown housing units are currently occupied by approximately 125 
residents. 
 
Based on the findings of the Data Collection Sub-Committee of the Downtown 
Kendallville Process Committee, some of the second floor apartments have not 
been occupied in years and occupancy in the livable apartments is extremely fluid. 
 
Fortunately, Downtown Kendallville is surrounded by people living in neighborhoods 
that are adjacent and in proximity to Downtown, who enjoy the convenience of being 
able to walk or drive a short distance to the heart of Downtown Kendallville.   
 
As has been found throughout the nation during the half century plus ï regardless of 
community size ï as a Downtown's physical environment and mix of businesses is 
improved, it is very likely that the demand for housing in and near Downtown will 
increase.  This can also be expected in Downtown Kendallville. Every effort should 
be made, consistent with the implementation of the Downtown Action Agenda , to 
introduce more quality housing in and in proximity to Downtown Kendallville.   
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As market conditions allow, every effort should be made to introduce: 
 

¶ Additional quality, market-rate loft apartments in the upper floors of existing 
structures throughout Downtown; 

 

¶ Multi-family housing ï market-rate and affordable ï at the edges of Down-
town, particularly for occupancy by seniors; and 

 

¶ Both owner-occupied and rental units. 
 
A concerted effort should also be made to protect and enhance housing in Down-
townôs valuable adjacent neighborhoods.  These units ï many of which are historic -
- will always be home to extremely important patrons of Downtown Kendallville. 
 
Rather than placing arbitrary or artificial limits on the number of housing units 
appropriate for Downtown Kendallville ï and in neighborhoods near the commercial 
district ï 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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VI. COURSE OF ACTION 
Following is the specific course of action which should be implemented to further 
enhance Downtown Kendallville during the next five-years. 
 

 

Downtown Anchors  
Downtown Kendallville should have the following strong anchors to attract additional 
patrons and investors. 
 

1. Entertainment Anchors  
A broad cross-section of the community is calling for more entertainment options in 
Downtown.  The following key Downtown entertainment anchors should be created 
and/or further enhanced. 
 

¶ Strand Theater  
The community is extremely fortunate to have a two screen movie theater ï showing 
first-run movies.  A movie theater is one of the most traditional anchors that most 
Downtowns have lost.  And, the community loves the Strand. 
 
Every effort should be made to retain this valuable Downtown anchor in Kendallville. 
 
To remain viable in the world of movie screening, the theater will have to adapt to 
changing technology.  New technology is costly and potentially difficult for an owner 
to justify the cost of upgrades.  If that is the case with the Strand, consideration 
should be given to launching a campaign to ñSave the Strand.ò 
 
Consideration should be given to seeking both private and public funds for the effort. 
As part of the campaign, the Strandôs owner should be asked to improve the front 
façade and, thereby, return the theater to being a historic gem.  This would be 
mutually beneficial for Downtown and the theater owner. 
 

¶ Gaslight Theater  
While it is great to have a movie theater in Downtown Kendallville, it would be a 
tremendous draw to have live performances in Downtown as well.  It is understood 
that the Gaslight Theater does not have a home at this time.  Therefore, if the 
Gaslight Theater is interested, an effort should be made to locate a Downtown 
venue that they ï and potentially others ï could use as a performance space for live 
theater, dance, music, etc.   
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¶ In-Business Entertainment  
One of the most cost-effective ways to introduce more entertainment offerings in 
Downtown would be to encourage restaurant, café, and coffee house 
establishments to offer live music more often.  And, art galleries should be 
encouraged to offer classes and demonstrations on a continuous bases. 
 

2. New Downtown Park Anchor  
As recommended in the Cityôs new comprehensive plan, a new green space should 
be created in Downtown to serve as a public gathering space and focal point for 
Downtown. 
 
The park should be created on Main Street, close to Main Street businesses, and 
should be used for Downtown events and passive recreation. 
 
The park should be designed by a qualified and experienced landscape architect. 
The park should include: 
 

o Beautiful landscaping with maximum use of colorful plantings; 
o Pubic amenities, such as benches, bike racks, trash receptacles, etc; 
o A central eye-catching element, such as a water fountain or public art; 
o A colorful mural on the side of an adjacent building; and 
o A distinctive sign displaying the name of the park. 

 
3. City Hall as Anchor  

It is commendable that City Hall has been retained in Downtown.  City Hall should 
always remain in Downtown.  It is central to the fabric of Downtown Kendallville. If 
future demands require additional space for City Hall, that space should be sought 
or created in Downtown.  Under no circumstances should City Hall ever be relocated 
out of Downtown. 
 

4. Businesses as Anchors  
Downtownôs collection of businesses and mixture of uses must be big Downtown 
draws for long-term economic success ï or else people will just come Downtown for 
events and ambiance, which will not pay anyoneôs bills. 
 
Businesses which should serve as Downtown anchors include: 
 

o Art ï Build on galleries already in place and create more; 
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o Food ï Attract more and varied food places by augmenting existing 
food places with restaurants, cafes, and specialty foods, such as a 
bakery, soda fountain, ice cream shop, etc.; and 
 

o Specialty Retail ï Seek additional impulse-oriented retail shops and 
one-of-a-kind retail shops, such as the bridal shop, art gallery, etc. 

 
Business anchors should be intermingled and clustered on Main Street. 
 

5. Housing as Anchor  
For the past 40 years, housing is returning as a significant Downtown anchor and 
this should be the case in Downtown Kendallville. 
 
The primary issue related to Downtown Kendallville housing, based on discussions 
locally, is that building owners have not invested, for the most part, in creating 
quality loft apartments in the upper floors of Downtown buildings as an attractor.  In 
fact, some would say that Downtownôs housing is a detractor. 
 
A major paradigm shift is needed in Downtown Kendallville to stimulate: 
 

¶ The development of higher quality housing in the upper floors of Downtownôs 
existing buildings; and 
 

¶ The creation of a more wholesome living environment in Downtown in order 
to attract wholesome tenants. 

 
In order to induce this paradigm shift, consideration should be given to offering 
cooperative building owners an incentive to create a new standard for Downtown 
housing. 
 
Specifically, an attractive incentive could entail: 
 

¶ Offering a five-year forgivable loan (in the range of $7,500 to $10,000 per 
unit) to building owners who would be required to maintain Downtown 
apartments to a certain standard of quality; 
 

¶ If apartments are maintained to the required standards of quality, the loan 
should be forgiven after five-years ï thus the incentive becomes a grant 
rather than a loan; 
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¶ If owners do not maintain the units to the required standards of quality for 
five-years, the owner should be required to re-pay the entire amount of the 
incentive; 
 

¶ If owners dispose of units prior to the end of the five-year period, the 
forgivable loan should be transferred to another owner who should be 
required to maintain units to the agreed upon standards of quality for the 
balance of the initial five-year period or be required to repay the entire 
amount of the incentive; 
 

¶ Offering the incentive first (such as for a 6 month period of time) to building 
owners who intend to live in units (owner-occupied units); 
 

¶ Secondly, offering the incentive to building owners who create quality rental 
units, either by upgrading existing units or creating new ones; 
 

¶ Requiring, as a minimum, that standards of quality be met which include: 
 

o Minimum allowable room sizes; 
o Number of allowable occupants per unit based on number of 

bedrooms; 
o Relationship of unit occupants, limiting the number of non-blood 

related persons living in each unit; and 
o Strict compliance with all local building and occupancy codes, with 

code compliance determined through an annual inspection of units for 
the duration of the loan timeline. 

 
The purpose of these standards is to ensure the creation of a safe, sanitary, and 
healthy living environment, while avoiding the potential for overcrowding. 
 

6. Skate Board Park  
The Downtown Teen Center, referred to locally as ñThe Wreck,ò has discussed 
creating a skate board park on the vacant portions of their Downtown property.  This 
is an excellent idea that would help make Downtown multi-generational, as desired 
by the community.  Therefore, The Wreckôs leaders should be approached to 
discuss their interest in developing the park, and all reasonable assistance 
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(technical and, if deemed appropriate, financial) should be given to the Center in 
developing the park, if development of the anchor is pursued. 
 

Public Improvements/Actions  
The following public improvements should be completed in order to:  
 

¶ Create a more aesthetically pleasing and economically viable commercial 
district; 
 

¶ Induce more investment in Downtown buildings and businesses;  
 

¶ Generate a greater return on those investments,; 
 

¶ Generate additional revenue for the City;  
 

¶ Generate greater customer/patron support of Downtown; and 
 

¶ Make Downtown sustainable and more economically vibrant and viable in the 
shortest time-frame possible. 

 
1. Streetscape  

Downtownôs streetscape improvements now include:  
 

¶ Trees with small white lights; 
 

¶  Black, pedestrian-scale streetlights;  
 

¶ Three sets of customized banners;  
 

¶ Flower baskets hung on light poles; 
 

¶ Flower pots at City Hall and at some businesses; and  
 

¶ Purchased, and soon to be installed, locally made black metal trash 
receptacles.   
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These streetscape improvements should set the standard for future streetscape 
elements. 
 
The following actions should be taken to further enhance Downtownôs streetscape: 
 

¶ Efforts should be continued to repair/replace sidewalks as needed and as 
funds are available; 
 

¶ When sidewalks are replaced, overhead wiring should be placed 
underground as much as possible; 
 

¶ Installation of benches on Main Street sidewalks, in a style and of materials 
consistent with the trash receptacles ï to enhance Downtownôs ambiance, 
hominess, and the invitation to linger; 
 

¶ Installation of pedestrian-scale street lighting, to be consistent with the 
Kendallville Ornamental Lights located throughout the community, painted 
black rather than green to make Downtown distinctive and match the trash 
receptacles and benches; 
 

¶ Installation of more colorful flowers and other plantings (year-round), 
including overflowing plantings in flower baskets, pot plantings, and plantings 
in all pubic green space, including street tree wells if possible. 
 

To ensure that all of the above improvements result in the greatest impactful and are 
cost-effective, consideration should be given to hiring a qualified  landscape 
architect with experience in Downtowns to prepare a streetscape plan, using the 
above noted features as a guide for the plan. 
 

2. Parking  
Based on the findings of the resident survey, customers think Downtown parking is 
currently convenient and accessible, which is a positive finding at this time. 
However, parking is one of those Downtown amenities that require constant 
monitoring, tweaking, and refinement in order to ensure that Downtownôs customers, 
patrons, residents, business owners, and employees are ensured safe, convenient, 
and attractive parking spaces to accommodate the unique needs of each group of 
parkers. 
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The following actions are recommended to further enhance the use and availability 
of Downtown parking. 
 

¶ On-Street Parking  
To ensure that on-street parking is available for Downtown customers and patrons, 
the following actions should be taken: 
 

o Continue to enforce on-street parking time limits, particularly to ensure 
that business owners and employees do not monopolize Downtownôs 
most valuable parking spaces, which are those located on-street, 
particularly on Main Street; 
 

o Erect more attractive and user-friendly on-street parking signs ï in 

keeping with Downtownôs motif ï which read ñ3-Hour s Free 
Customer Parking ;ò 

 

o Consider issuing one grace ticket per month for violation of the time 
limit, to not overly penalize customers and patrons for extending their 
stay; 

 

o Consider hiring an employee ï as recommended by the Police Chief ï 
to enforce parking time limits in order to free-up time now spent 
monitoring on-street parking by sworn police officers, if funds are 
available; and 

 

o Continue diligent self-policing by merchants and employees. 
 

¶ Off-Street Public Parking  
To ensure that off-street public parking is available for Downtown customers, 
patrons, residents, business owners, and employees the following actions should be 
taken: 
 

o Install on-street signs directing motorists to rear public parking lots, 
with signs attractively designed, in keeping with a consistent 

Downtown color, logo, font, etc., and with signs reading ñFree 
Parking Behind S hops;ò 
 



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

43 

o Install signs at public off-street parking lots that identify them as being 
for public use and designed consistent with Downtownôs logo, font, 
color scheme, etc.; and 

 

o Continuously maintain parking lots to ensure that they have 
appropriate surfacing, attractive landscaping, and adequate lighting. 

 

3. Welcome Signs  
Signs reading ñWelcome to Historic Downtown Kendallville ò should be installed 
at each of the major entrances to Downtown.  The signs should be colorful, 
distinctive, well lighted and landscaped, and consistent with Downtownôs motif. 
 

4. Traffic Flow and Rail Crossing  
Some are concerned about traffic getting stopped too often by trains traveling 
through Downtown.  If the current situation were to be changed, there appears to be 
only two options for doing so: build an overpass or underpass on Main Street to 
enable unobstructed traffic movement along the Main Street corridor. 
 
Other communities have acted on these types of alternatives to surface-level rail 
crossings, but they are tremendously expensive to construct and maintain, and 
extremely obtrusive due to the required spanning of the roadway. 
 
While ultimately the community will have to decide if this should become a priority, 
HyettPalma would recommend that it not since the public seems to have adapted 
well to the current situation, with few complaints from the public being very few. 
 

5. Public Safety  
According to the findings of resident and business surveys conducted in conjunction 
with the completion of this Downtown Action Agenda , 75% of residents and 73% 
of business owners feel that Downtown is safe, and only 29% of residents and 17% 
of business owners feel that it is important to improve public safety practices at this 
time.   This speaks very highly of the job currently being done by the Kendallville 
Police Department to ensure that Downtown is safe for all. 
 
In order to ensure that Downtown remains safe ï and following consultation with the 
Cityôs Chief of Police ï the following additional public safety actions are 
recommended: 
 

¶ Continuation of vehicle, foot, and bicycle patrols as often as possible; 
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¶ Continue to nurture the collaborative relationship between the Police 
Department and the Downtown business community so business owners can 
feel free to call the Police Department with issues and so the Police 
Department can present ideas to the business community through a 2-way 
free flow of information between; 
 

¶ Installation of surveillance cameras in Downtown, as funds become available; 
 and 
 

¶ As aggressively as possible, eliminate disorderly conduct, loitering, and other 
criminal activity Downtown in order to ensure the public that Downtown is 
safe ï particularly after dark ï and continue to apply a zero-tolerance policy 
for  any and all illegal activity in Downtown. 

 
6. Code Enforcement  

Some in the community are calling for greater enforcement of codes in Downtown by 
the City.  It is a fine line between protecting health and safety with code enforcement 
and running the risk of stifling investment. 
 
However, public health and safety must be protected. 
 
The City and the RDC have created a significant tool to assist owners who want to 
enhance Downtown building façades namely the façade grant program.   
 
Consideration should be given to creating a financial tool to assist owners in 
correcting code violations ï both interior and exterior ï such as leaking roofs, 
inadequate wiring, faulty HVAC systems, plumbing, etc.   
 
A more detailed recommendation for a financial incentive to correct code violations 
is presented in the next section of this Downtown Action Agenda , under the 
heading Financial Incentives. 
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Real Estate Improvement & Development  

The following actions should be taken to stimulate a higher level of quality real 
estate improvement and development throughout Downtown Kendallville. 
 

1. Financial Incentives  
The following financial incentives should be continued or created to induce more 
investment in Downtownôs real estate. 
 

¶ Façade Grant Program  
The RDC started a façade grant program a few years ago, using TIF funds.  The 
program has been well received to-date by Downtown property owners.  The RDC 
should continue funding this program as long as funds are available and interest is 
shown.   
 
Now, grant recipients are required to make improvements that are sensitive to the 
historic character of their buildings.  The time has come to tie receipt of a grant to 
use of the Secretary of the Interiorôs Standards for Rehabilitation to ensure 
protection of Downtownôs architecture. 
 
These standards are well-tested and simple to understand and follow.  The 
Secretaryôs Standards are presented on the next page of this document. 
 

¶ Code Compliance Grants  
Discussions with the local investment community revealed that the current condition 
of many of the buildings in Downtown ï particularly problems which could be 
classified as code violations ï is hindering investment in the acquisition of buildings 
and the enhancement of buildings. 
 
To induce more investment in Downtownôs buildings, consideration should be given 
to the creation of a 50-50 matching grant, up to $10,000 per building, to bring 
buildings up to code.  Applicants receiving funds should also be required to enhance 
their front façades ï if deemed needed by those granting the Code Compliance 
Grants ï in combination with code compliance improvements.  Façade grants should 
be offered to owners along with the Code Compliance Grants, if façade 
improvements are required. 
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The Secretary of the Interior ôs Standards for Rehabilitation  

The Standards (Department of Interior regulations, 36 CFR 67) pertain to historic buildings of all materials, 
construction types, sizes, and occupancy and encompass the exterior and the interior, related landscape 
features and the building's site and environment as well as attached, adjacent, or related new construction. 
The Standards are to be applied to specific rehabilitation projects in a reasonable manner, taking into 
consideration economic and technical feasibility.  

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to 
the defining characteristics of the building and its site and environment.  

2. The historic character of a property shall be retained and preserved. The removal of historic materials or 
alteration of features and spaces that characterize a property shall be avoided.  

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a 
false sense of historical development, such as adding conjectural features or architectural elements from 
other buildings, shall not be undertaken.  

4. Most properties change over time; those changes that have acquired historic significance in their own right 
shall be retained and preserved.  

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a 
property shall be preserved.  

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, 
and other visual qualities and, where possible, materials. Replacement of missing features shall be 
substantiated by documentary, physical, or pictorial evidence.  

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not be 
used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest means possible.  

8. Significant archeological resources affected by a project shall be protected and preserved. If such resources 
must be disturbed, mitigation measures shall be undertaken.  

9. New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible with the 
massing, size, scale, and architectural features to protect the historic integrity of the property and its 
environment.  

10. New additions and adjacent or related new construction shall be undertaken in such a manner that if 
removed in the future, the essential form and integrity of the historic property and its environment would be 
unimpaired.  
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Matching façade grants are now offered up to $15,000 per façade improved.  If 
needed to create the Code Compliance Grant program, consideration should be 
given to reducing this amount to $10,000 per façade to stretch available funding. 
 

¶ Target Grants  
Use of all grant programs should be targeted to buildings located on Main Street 
within the Downtown project area ï including allowing funds to be used to enhance 
existing free-standing residential structures on Main. 
 

¶ Downtown Tax Abatement  
The current Tax Abatement Program is scheduled to expire in July 2011.  The tax 
abatement should not be renewed in Downtown, since it negates the capture of tax 
increments thereby rendering the TIF program revenue neutral. 
 

¶ Local Historic District  
The creation of a Downtown local historic district was one of the recommendations 
contained in the Cityôs new comprehensive plan.  Whether or not to do so is a 
community decision.  However, if the community is serious about protecting 
Downtownôs historic architecture ï as they are saying ï then the creation of a local 
historic district is the most viable way to ensure that any actions taken to enhance 
an existing building or construct a new building are consistent with protecting and 
maintaining Downtownôs historic integrity.  
 

2. Senior Housing  
There has been local discussion of introducing more senior housing to Downtown.  
Some number of senior housing units might be appropriate for the upper floors of 
Downtown buildings, but likely the most appropriate type of senior housing in 
Downtown ï as evidenced in many Downtowns throughout the nation ï would be 
senior housing built as garden apartments or as low- to mid-rise structures at the 
edges of Downtown, or in neighborhoods adjacent to Downtown. 
 

3. Current Property Owners  
Current property owners should take personal responsibility to keep their property 
well maintained, clean, and safe whether they occupy the property or lease the 
property to others and whether they take advantage of the financial incentives or 
not.  Private property that should be maintained includes parking areas, open 
spaces, and vacant lots, in addition to buildings. 
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4. Nearby Neighborhood Housing  

A large number of single-family homes virtually surround Downtown.  Many of these 
homes are historic.  The residents of this housing are very important to  Downtownôs 
economic viability. 
 
Some of these homes are in need of repair.  It would be beneficial to Downtown, 
and the owners of these homes, to seek additional funds from available State and 
Federal sources for their improvement.  The City should seek the assistance of 
Region III-A in obtaining any available funding to enhance the homes in these 
valuable Downtown neighborhoods. 
 

Business Development  
The following actions should be taken to enhance Downtownôs current businesses 
and attract appropriate new businesses to Downtown Kendallville. 
 

1. Business Retention  
Recent research conducted by the Downtown Research and Development Center 
revealed that the two most critical initiatives in the Downtown revitalization business 
today are small business retention efforts and attraction efforts.  This has been the 
case for the last 50 years. 
 
In order to assist Downtownôs existing businesses, and ensure that every effort is 
made to retain them in Downtown, the following actions should be taken. 
 

¶ Implementation of the Downtown Action Agenda  
Virtually every action recommended in this Downtown Action Agenda  will directly 
benefit Downtownôs existing businesses.  Therefore, a continuous effort should be 
made to implement the actions recommended in the Downtown Action Agenda  in 
order to enhance the fabric of Downtown and, thereby, create an environment 
conducive to continued business prosperity in Downtown Kendallville. 
 

¶ Technical Assistance for Businesses  
The services of SCORE and the Small Business Development Center are currently 
available to Downtown Kendallvilleôs existing business.  A concerted effort should be 
made to make sure Downtownôs business owners know about these available 
services and that they are assisted in any way possible to obtain these services if it 
appears that they could benefit from the services. 
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¶ Downtown Cleanliness  
Every Downtown business owner should take personal responsibility to sweep and 
clean entrances (front and rear) and walks (front and rear) and keep business 
interiors clean, attractive, and inviting.  There is only so much the City and others 
can do, even with the offering of incentives designed to maintain Downtownôs 
buildings. 
 

¶ Hours of Operation  
Some locally would like to see Downtown businesses operate during uniform hours, 
just like the mall.  This has been tried time and time again in Downtowns throughout 
the nation.  And, every known attempt to institute uniform hours in a Downtown 
setting has failed.  There is a reason the type of businesses that typically locate in a 
Downtown are referred to as ñindependentò businesses.  If these types of 
businesses sought association and operation in unity with their neighbors, they 
would likely seek space in a strip center, mall, or other commercial space requiring 
businesses to follow dictated terms ï like uniform hours of operation ï as a required 
condition for leasing space in such a commercial center. 
 
A more logical and workable alternative for Downtown Kendallville would be to 
encourage existing Downtown businesses to operate during market-driven business 
hours.  This means that a business would be open when their targeted customers 
are able to patronize their business. Some shops, like a flower shop, would gain little 
by being open during later evening hours.  This same business, however, might gain 
a lot by being open earlier in the morning to accommodate the needs of their 
customers. 
 
The only way to determine appropriate hours of operation for each individual 
business is for each business owner to communicate with their customers and 
determine which hours of operation would be most appropriate for any given 
business.  Again, this is commonly referred to as market-driven hours ï or hours 
desired by and convenient for target customers. 
 
If Downtown Kendallvilleôs existing businesses were to operate consistent with their 
individually defined market-driven hours, what would likely happen is that 
businesses would not necessarily operate during the same hours, but businesses 
would likely be open during the most productive times for each individual business 
and at times which are convenient for Downtownôs unique customer base.  And, by 
operating consistent with this market-driven approach, it is likely that Downtown, as 
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a whole, could be collectively open more hours.   While the hours of each individual 
business might be more or less than they are now, their hours of operation would be 
smarter hours and hours that should enable them to be more profitable by 
accommodating the desires and availability of their specific customers. 
 

¶ Windows  
Downtown store windows should be clean, creative, and well-lighted at all times.  
Businesses should also keep their window lights on during late evening hours to 
encourage window shopping and improve Downtownôs street ambiance through 
enhanced Downtown lighting. 
 

¶ Business  Signs  
All Downtown businesses should install and maintain attractive business signs to not 
only promote their individual businesses, but make Downtown more pedestrian- and 
motorist-oriented.  Businesses should be encouraged to erect both projecting and 
flush mounted signs in keeping with Downtownôs historic architecture.  Signs should 
be colorful and creative, while respecting Downtownôs architecture. 
 
Since incentive grants are available to assist business owners purchase and install 
signs, there should be no excuse for any business not having an attractive, inviting 
sign. 
 

2. Business Attraction  
The following actions should be taken to attract additional, appropriate businesses 
to Downtown Kendallville. 
 

¶ Top List  
The following types of businesses should be sought for Downtown, as a top priority. 

 
o Restaurants and Specialty Foods, Including Ethnic Foods, Ice Cream, 

Outdoor Dining Establishments, etc. 
o Gifts, Cards, Stationery 
o Casualwear for Men and Women, Quality Vintage Clothing, and 

Limited Offering of Shoes in Apparel Stores 
o Childrenôs Clothing 
o Sporting Goods and Bikes 
o Home Décor 
o Art and Crafts 
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¶ Fielding Business Prospects  
The Mayorôs office and the Chamber of Commerce now field business prospects 
who come to Kendallville.  The EDAC, primarily responsible for advising the Council 
regarding tax abatement requests, is in the process of re-creating itself with the goal 
of becoming involved in retail business recruitment. 
 
The Mayorôs office and the Chamber of Commerce should continue fielding 
prospects at this time.  When the EDAC is modified, they should play an active role 
in finding and fielding business prospects in association with the Mayorôs office and 
the Chamber of Commerce, with the EDAC potentially taking most of the 
responsibility in the future as they establish a track record of success in landing 
businesses. 
 

¶ Seeking Business Prospects  
At this time, no entity in Kendallville is actively seeking business prospects for 
Downtown.  With the completion of the Downtown Action Agenda , now is the time 
to begin actively and aggressively seeking businesses to fill Downtownôs vacant 
Main Street structures, particularly first floor spaces with the types of businesses 
mentioned earlier as the Top List. 
 
Business prospects should be sought by a consortium comprised of the Mayorôs 
office, Chamber of Commerce, and EDAC, with EDAC taking the lead. 
 
A concerted outreach effort should be made to scout for business prospects within 
at least a fifty- to sixty-mile radius of Kendallville.   

 
Special emphasis should be placed on identifying appropriate independent 
businesses operating in more than one location ï sometimes referred to as local or 
regional chains ï like those establishments owned by Ft. Wayne restaurateur Don 
Hall.  Local or regional chains tend to be owned by a person or persons who are 
interested and capable of opening a new business in a new location ï having 
overcome the normal fear of such a business practice and not having to always 
maintain on-site control of operations personally. 

 
Emphasis should also be placed, when appropriate, on identifying business owners 
of appropriate types of businesses who might be interested in either opening a 
second business in Downtown Kendallville or relocating to Downtown Kendallville. 
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¶ Contacting Prospects  
The owners of businesses sought for Downtown Kendallville should be identified 
and then contacted in person, not by blind mailings or cold calls.  These prospects 
should be informed of Kendallvilleôs Downtown enhancement effort, given 
information concerning available building space in Downtown, and invited to visit the 
community to consider opening a business in Downtown Kendallville. 

 
In many cases, business prospects will also want to know something about the 
market potential of a Downtown before visiting.  If this is the case, those scouting for 
the prospects should be prepared to present current and relevant market 
information, a copy of the Downtown Action Agenda  and The Retail Report  it 
contains, and any other information which might indicate business potential in 
Downtown Kendallville.  And, if a prospect desires other information or assistance in 
making their decision to invest in Downtown Kendallville, every effort should be 
made to accommodate their desires to the degree possible and appropriate. 
 

¶ Landing Prospects  
Once a prospect is identified, continuous contact should be maintained with the 
prospect until a decision is made by the prospect concerning whether or not to 
locate in Downtown Kendallville.  The ideal situation would be for one person from 
Kendallville to work with each prospect from initial contact until final decision.  This 
will negate the potential of the prospect feeling that the community is being too 
aggressive and ensure that clear lines of communication are maintained. 

 

Marketing  

The following actions should be taken to market Downtown Kendallville in an 
aggressive and comprehensive manner. 
 

1. Events  
A calendar of annual events should be developed for Downtown Kendallville.  Care 
should be taken to plan only the number of events that can be executed in a high-
quality manner ï and not more.  The annual event calendar should include the 
following types of Downtown events. 
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¶ Signature Events  
ñSignature eventsò are those that are unique, fun, and original ï thereby making 
them able to draw larger and larger crowds each year.  As a result, these types of 
events become institutions and put a Downtown ñon the mapò. 

Kendallville is home to the long-running Apple Festival, a portion of which is held in 
Downtown.  And, a Car Show and an Art Festival have recently been created and 
held in Downtown. 
 
The Apple Festival is indeed a Kendallville institution.  The Downtown portion of this 
event should offer a memorable experience that attracts event-goers year after year. 
And, the Downtown portion of this event should offer a unique experience that is 
quite different from the portion held at the fairgrounds. 
 
The Downtown Car Show and the Art Festival both have the potential to become 
signature Downtown events, for which Kendallville becomes known far and wide.  
This should be a goal of these festivals.  And, their sponsors should develop the 
events, from one year to the next, with that goal in mind. 
 

¶ Family Events  
Two family-oriented events are now held in Downtown Kendallville. These are a 
Christmas Parade and a Halloween event that includes a Trick or Treat Parade and 
a Zombie Walk.  These fun, multi-generational events should be continued in 
Downtown.  And, the Christmas Parade should be ñkicked-offò with an official Tree 
Lighting Ceremony. 
 

¶ Series Events  
Currently, a farmers market is held in Downtown Kendallville every Saturday 
morning, from June through October.  According to flyers used to advertise this 
event, the farmers market now features ñfruits, vegetables, organics, dried and fresh 
herbs and spices, plants, flowers, honey, baked goods, and merchant open houses.ò 
Now, this Downtown series event should be made into more of a Downtown draw 
by: 

o Allowing the sale of crafts, art items, and additional prepared foods; 

o Incorporating family-oriented entertainment into the event; and 

o Ensuring that the market is well-advertised and well-managed. 

In addition, when the new Downtown park is completed, consideration should be 
given to creating a Music in the Park event that would be held on a regular basis ï 



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

54 

once a week or once every two weeks ï throughout the summer. 
 

¶ Retailer -Oriented Events  

Downtown retailers should seize the opportunity ï and assume the responsibility ï 

of taking advantage of the signature, family, and series events that are held in 

Downtown.  This should be done by: 

 

o Creating display windows that are eye-catching, distinctive, 

memorable, and well-lighted; 

 

o If possible, creating display windows that pertain to the event being 

held and that relate to the interests of those event-goers; 

 

o Staying open during the event; and 

 

o Bringing out onto the sidewalk an ñeventò that attracts and engages 

event-goers ï such as a demonstration, a give-away, etc. 

It should be noted that most Downtown retailers do not ñbenefitò from Downtown 
events on the day of those events.  Instead, the goal of Downtown retailers should 
be to pique the interest of event-goers so that they notice and remember 
Downtownôs retail businesses ï and return to shop them, even if well after the event 
is held. 
 
In addition, Downtownôs retail business owners might consider coming together 
to discuss creating events that specifically focus and promote Downtownôs retail 
offerings and variety. 
 

2. Internet  
Currently, the City of Kendallville, the Kendallville Area Chamber of Commerce, and 
the Noble County Convention & Visitors Bureau all have web sites.  And, fortunately, 
Downtown Kendallville is mentioned in all three.  As Downtown is further enhanced, 
it should be positioned on these three web sites as: 
 

¶ A go-to destination for shopping, dining, the arts, and entertainment;  

¶ A great place to live; and  

¶ A sound place to invest. 
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And, ideally, Downtown would have its own icon on each of these sites, making it 
easy to locate and access Downtown-related information. 
 
In the future, consideration should be given to creating a Downtown web site that 
would: 
 

¶ Convey the unique experience that can be enjoyed only in Downtown; 

¶ Highlight the breadth and depth of Downtownôs business offerings; and 

¶ List all of Downtownôs signature, family, series, and retail events. 

Finally, social networking sites should be used to get the word out about all 
improvements and happenings in Downtown.  This would include Facebook, 
YouTube, and Twitter. 
 

3. Brochure  
In the past, a brochure was produced and distributed as a means of marketing 
Downtown.  Unfortunately, this valuable marketing tool was discontinued due to 
associated costs.   

As Downtownôs business mix is strengthened, consideration should be given to 
creating another Downtown brochure.  This brochure should be professionally 
designed, convey Downtownôs image and appeal via text and photos, and be widely 
distributed.  To extend its shelf life, this ñglossyò brochure should not list Downtown 
businesses. Instead, a less expensive insert should be designed to accompany the 
glossy brochure.  And, this insert should list ALL of Downtownôs businesses at no 
charge.  This is important, since listing only businesses that pay to be included 
lessens a Downtownôs appeal ï by making Downtownôs offerings appear less 
extensive than they actually are.   
 
To produce the brochure, consideration should be given to discussing possible 
funding options with the Noble County Convention & Visitors Bureau. 
 
Kendallville is fortunate that The News Sun, a well-respected institution, is located in 
its Downtown.  And, Downtown is fortunate that KPC Media Group (owners of The 
News Sun), has expressed a willingness to work with Downtown in its marketing 
efforts.  Therefore, production of the Downtown brochure should also be discussed 
with KPC Media group. 
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4. Media Relations  
Often called ñunpaid advertisingò, media relations is a very important and effective 
part of any Downtownôs marketing campaign.  Therefore, those driving the 
Downtown Kendallville enhancement effort should create a system for: 
 

¶ Issuing press releases on a regular basis; 

¶ Providing media with story ideas on a regular basis; 

¶ Providing accurate info about Downtown to the media; 

¶ Being available for interviews sought by media; 

¶ Inviting media reps to tour Downtown; and 

¶ Hosting media reps at Downtown events. 

At a minimum, this should include active outreach to all print and electronic media 
located: 

¶ Throughout Noble County; 

¶ Throughout Downtownôs trade area;  

¶ In Fort Wayne; and 

¶ Throughout Northeast Indiana. 
 

5. Highway Signs  
Currently, three billboards are in place, which invite motorists to visit Downtown 
Kendallville.  The time has come to replace those with more current billboards that: 
 

¶ Invite motorists to ñVisit Historic Downtown Kendallvilleò; 

¶ Depict Downtownôs charm and ambience; 

¶ Convey the unique experience Downtown offers; and  

¶ Position Downtown as a fun place to shop, eat, and play. 
 

6. Markets  
The Downtown marketing campaign should target the following potential customer 
groups: 
 

¶ Residents of Kendallville, Noble County, and Downtownôs primary trade area 
and Northeast Indiana; 

¶ Downtown event-goers; 



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

57 

¶ Sports complex-users; 

¶ County Fairground-users; 

¶ Lake-goers; 

¶ Highway travelers; 

¶ Route 6 shoppers; and 

¶ Cultural heritage tourists. 

 

Management  
The following management structure is recommended to oversee the 
implementation of the Downtown Action Agenda . 

 
1. Organizations/Entities  

There are currently many organizations and entities in place that are either directly 
or indirectly involved with Downtown Kendallville and its enhancement.  Those most 
directly involved include the: 
 

¶ Redevelopment Commission (RDC), which oversees Downtown Tax 
Increment Financing (TIF) funds; 
 

¶ Economic Improvement District (EID), which oversees funds generated by 
Downtownôs special assessment; 
 

¶ Economic Development Advisory Council (EDAC), which advises the 
Kendallville Common Council regarding tax abatement requests; 
 

¶ Main Street Business Association (MSBA); 
 

¶ Kendallville Area Chamber of Commerce; 
 

¶ Noble County Convention & Visitors Bureau (CVB); and 
 

¶ Mayor and Common Council of Kendallville. 

Entities affiliated with the above, in one way or another, and involved in Downtown 
include: 
 

¶ Kendallville Heritage Association (KHA); 
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¶ Kendallville Local Development Council (LDC), which oversees the Cityôs 
CEDIT monies and pursues economic development; 
 

¶ Apple Festival, Inc.; 
 

¶ Advancing Regional Talents, Inc. (ARTS), which is a county-wide arts guild; 
and 
 

¶ Carpe Urbem (CU), which is a group that works city-wide. 

In addition, the Noble County CVB is spearheading an effort to create a county-wide 
Main Street program in association with Indiana Main Street ï an effort in which 
Kendallville is eager to participate. 
 

2. Kendallville Downtown Partnership  
To increase coordination, communication, and collaboration among the entities 
directly involved in Downtownôs enhancement, it is suggested that a Downtown 
Partnership be created.  The Downtown Partnership should be created as an 
outgrowth of the Process Committee, which was formed by the City government to 
oversee completion of the Kendallville Downtown Action Agenda 2011 .  The 
Downtown Partnership should serve as Kendallvilleôs Main Street Association, once 
the effort to create a county-wide Main Street program comes to fruition.  And, the 
Kendallville Downtown Action Agenda 2011  should serve as the Partnershipôs 
agenda. 

As a minimum, the Board of the Downtown Partnership should be comprised of: 
 

¶ The Mayor of Kendallville; 

¶ A Kendallville Common Council Member; 

¶ Chair of the RDC; 

¶ Chair of the EID; 

¶ Chair of the EDAC; 

¶ Chair of the Main Street Business Association; 

¶ Director of the Kendallville Area Chamber of Commerce; and 

¶ Director of the Noble County CVB. 
 

3. Committees  
Once Kendallville has become a Main Street community, a determination should be 
made as to whether or not to form the traditional Main Street Committees of 
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Organization, Design, Promotion, and Economic Restructuring.  If these committees 
are formed, it is suggested that: 
 

¶ The Downtown Partnership Board act as the Organization Committee; 
 

¶ The Design, Promotion, and Economic Restructuring Committees be formed 
as ñarmsò of the Downtown Partnership; and 
 

¶ Kendallvilleôs existing organizations/entities should collaborate with the 
Downtown Partnership as its ñarmsò ï in an attempt to avoid creating 
additional groups.  
 

It is recommended that the Downtown Partnershipôs arms ï and their composition ï 
be as follows. 
 
Design Arm    Promotion Arm  Economic Restructuring Arm  
RDC    MSBA   EDAC 
EID    ARTS Chair  Chamber Director 
KHA Chair   CU Chair  Kendallville Mayor 
    CVB Director 
    Apple Festival,  

Downtown 
       Coordinator 
 

4. Staff  
It is felt that staff for the Downtown Partnership is not needed at this time, as long as 
the following are in place: 
 

¶ The strong leadership and involvement of the Mayorôs Office; 

¶ The strong leadership and participation of the Downtown Partnership; and 

¶ The involvement of the Chamber of Commerce Director. 

In the future, as implementation of the Kendallville Downtown Action Agenda 
2011 progresses, it should be expected that the associated work load will snowball.  
At that time, if the Mayorôs Office and the Downtown Partnership Board think staff is 
needed, the issue should be revisited.   
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If the decision is made to staff the Downtown effort, consideration should be given to 
doing so in one of the following manners. 
 

¶ The Downtown effort could be staffed by contracting with an existing entity ï 
such as the Chamber of Commerce ï to provide assistance on a part-time 
basis. 
 

¶ A Downtown Director could be hired to staff the Downtown effort.  If this route 
were to be chosen, the person hired should be experienced in Downtown 
economic development ï since this will be the most difficult portion of the 
Kendallville Downtown Action Agenda 2011  to implement solely with 
volunteers. 

 
5. Roles & Responsibilities  

The Downtown Partnership ï along with its ñarmsò ï should determine the 
appropriate roles and responsibilities that should be assumed by each.  The 
following roles and responsibilities are suggested as a means of starting that 
conversation. 

City Hall  

¶ Adopt Downtown Action Agenda 

¶ Form Downtown Partnership 

¶ Public Parking 

¶ Public Signs 

¶ Public Safety 

¶ New Downtown Park 

¶ Code Enforcement 

¶ Streetscape 

¶ Collect Benchmark Data 

¶ Seek Funding 
 

Design Arm    

¶ New Downtown Park 

¶ Streetscape 

¶ Financial Incentives 
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¶ Collect Benchmark Data 

Promotion Arm  

¶ Downtown Events 

¶ Internet 

¶ Brochure 

¶ Media Relations 

¶ Highway Signs 

¶ Target Markets 

¶ Collect Benchmark Data 

Economic Restructuring Arm  

¶ Strand Theater 

¶ Performance Space 

¶ Housing 

¶ Skateboard Park 

¶ Business Retention 

¶ Encourage Use of Technical Assistance 

¶ Business Attraction 

¶ Collect Benchmark Data 

Downtown Partnership  

¶ Adopt Downtown Action Agenda 

¶ Foster Communication, Coordination, Collaboration 

¶ Overall Management of Effort 

¶ Collect Benchmark Data 

¶ Seek Funding 

It should be noted that the Real Estate Development and the Business Development 
recommendations found in this document are shown above as being the purview of 
the Partnershipôs Economic Restructuring Arm.  If this workload proves to be 
unmanageable for a single group, then consideration should be given to dividing the 
Economic Restructuring Arm into two groups ï one to focus on Real Estate 
Development and the other to focus on Business Development. 
 

6. Funding  
Currently, Downtown has designation as both a TIF district and a special 
assessment district (EID).  In particular, it is very impressive that the local 
government and Downtown leaders had the foresight to create an EID.  This is a 



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

62 

Downtown enhancement funding tool that is gaining in importance and use nation-
wide.   

Currently, funds generated by the EID are used primarily for Downtown 
maintenance and beautification ï to augment maintenance and beautification 
services provided by the City.  This should be continued.  In addition, 
consideration should be given to using EID monies to fund the recommendations 
contained in this document that pertain to marketing Downtown.  To do so, it is 
recommended that the EID assessment be increased to its former level at least  
ï so that funds are available to market Downtown in a more aggressive and 
comprehensive manner. 
 
In addition to EID monies, funding to implement the Kendallville Downtown 
Action Agenda 2011  should be sought from the following, as a minimum: 
 

¶ CEDIT funds; 

¶ Industry; 

¶ Foundations; 

¶ Service clubs; 

¶ State grants; 

¶ Federal grants; and 

¶ City funds. 
 

7. Benchmarks  
The following benchmarks should be tracked on an annual basis to quantify the 
success of the Downtown enhancement effort: 

¶ Number of business openings; 

¶ Number of business closings; 

¶ Total number of businesses in Downtown; 

¶ Total number of housing units; 

¶ Occupied retail space (sq. ft.); 

¶ Vacant retail space (sq. ft.); 

¶ Occupied office space (sq. ft.); 

¶ Vacant office space (sq. ft.); 

¶ Occupied residential space (sq. ft.); and 

¶ Vacant residential space (sq. ft.). 
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8. Adoption  

The Kendallville Downtown Partnership should adopt the Kendallville Downtown 
Action Agenda 2011  as its mission and work program.  And, it is hoped that the 
Kendallville Common Council will adopt the document as the Downtown element of 
the Cityôs Comprehensive Plan. 
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THE RETAIL REPORT® 
 

THE RETAIL REPORT, presented within this document, was specifically 
prepared for Downtown Kendallville, Indiana.  This document presents information 
concerning the characteristics of the Downtown Kendallville primary retail trade.  
The report was prepared in 2011 by HyettPalma, Inc. 
 

THE RETAIL REPORT  presents: 
 

¶ The current demographic and socio-economic characteristics 
of customers in the Downtown Kendallville primary retail trade 
area; 

 

¶ A five year projection of changing demographic and socio-
economic conditions in the Downtown Kendallville primary 
retail trade area;  

 

¶ A  projection of the number of retail dollars that residents in the 
Downtown Kendallville primary retail trade area spend on retail 
goods; and 

 

¶ A projection of the total retail spending potential for 24 classes 
of retail goods sought by customers in the Downtown 
Kendallville primary retail trade area. 
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Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000           1,384  
 

8,127  11,247,768  

$15000-24999     1,372  
 

9,938  13,634,936  

$25000-34999       1,853  
 

12,047  22,323,091  

$35000-49999        3,350  
 

13,901  46,568,350  

> $50000    8,228  
 

24,581  202,252,468  

            

       TOTAL DEMAND FOR PRODUCT               =         $296,026,613  

            

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      DEFINITION OF PRODUCT:  
   

      Food at home, food away from home, alcoholic beverages, 

household textiles, furniture, floor coverings, major 

appliances, small appliances and miscellaneous housewares, 

miscellaneous household equipment, men's apparel, women's 

apparel, boy's apparel, girl's apparel, children's apparel, 

shoes, other apparel products and services, prescription 

drugs and medical supplies, entertainment fees and admis- 

sions, televisions, radios, sound equipment, toys, play- 

ground equipment, entertainment equipment, personal care 

products and services, reading products, tobacco products 

and smoking supplies. 
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PRODUCT 
    

DEMAND 

      
Food At Home       74,793,699  

Food Away From Home 
  

49,968,147  

Alcoholic Beverages 
  

8,871,125  

Household Textiles 
   

2,950,962  

Furniture 
    

9,837,001  

Floor Coverings 
   

1,278,945  

Major Appliances 
   

4,785,398  

Small Appliances & Miscellaneous Housewares 2,566,363  

Miscellaneous Household Equipment 
 

17,371,619  

Men's Apparel -- 16 and Over 
  

7,865,152  

Boy's Apparel -- 2 to 15 
  

2,593,620  

Women's Apparel -- 16 and Over 
 

13,121,160  

Girl's Apparel -- 2 to 15 
  

2,570,859  

Children's Apparel -- Under 2 
 

2,117,600  

Footwear 
    

6,025,875  

Other Apparel Services & Products 
 

7,251,755  

Prescription Drugs & Medical Supplies 
 

10,812,097  

Entertainment Fees & Admissions 
 

12,996,340  

Audio & Visual Equipment 
  

16,987,438  

Pets, Toys & Playground Equipment 
 

8,679,785  

Other Entertainment Supplies & Services 13,384,909  

Personal Care Products & Services 
 

11,213,337  

Reading 
    

2,628,250  

Tobacco Products & Smoking Supplies 
 

5,355,177  

      TOTAL DEMAND BY PRODUCT TYPE       =   $296,026,613  
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PRODUCT:       FOOD AT HOME 

      
      
            

Household 
 

# 
 

$ Total $  

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

2,732  3,781,088  

$15000-24999 1,372  
 

3,123  4,284,756  

$25000-34999 1,853  
 

3,279  6,075,987  

$35000-49999 3,350  
 

3,722  12,468,700  

> $50000 
 

8,228  
 

5,856  48,183,168  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$74,793,699  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Food at grocery stores or other food stores. 
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PRODUCT:       FOOD AWAY FROM HOME 

                  

      Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

1,271  1,759,064  

$15000-24999 1,372  
 

1,483  2,034,676  

$25000-34999 1,853  
 

1,907  3,533,671  

$35000-49999 3,350  
 

2,322  7,778,700  

> $50000 
 

8,228  
 

4,237  34,862,036  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$49,968,147  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All food at restaurants, carryouts and vending machines. 
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PRODUCT:       ALCOHOLIC BEVERAGES 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

190  262,960  

$15000-24999 1,372  
 

222  304,584  

$25000-34999 1,853  
 

357  661,521  

$35000-49999 3,350  
 

390  1,306,500  

> $50000 
 

8,228  
 

770  6,335,560  

            

      TOTAL DEMAND FOR PRODUCT           =  
 

$8,871,125  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All alcoholic beverages. 
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PRODUCT:       HOUSEHOLD TEXTILES 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

49  67,816  

$15000-24999 1,372  
 

110  150,920  

$25000-34999 1,853  
 

136  252,008  

$35000-49999 3,350  
 

173  579,550  

> $50000 
 

8,228  
 

231  1,900,668  

            

      TOTAL DEMAND FOR PRODUCT           =  
 

$2,950,962  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Bathroom, bedroom, kitchen, dining room, and other linens, 

curtains and drapes, slipcovers, pillows and sewing 

materials. 
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PRODUCT:       FURNITURE 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

153  211,752  

$15000-24999 1,372  
 

239  327,908  

$25000-34999 1,853  
 

319  591,107  

$35000-49999 3,350  
 

381  1,276,350  

> $50000 
 

8,228  
 

903  7,429,884  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$9,837,001  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All indoor and outdoor furniture. 
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PRODUCT:       FLOOR COVERINGS 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

21  29,064  

$15000-24999 1,372  
 

30  41,160  

$25000-34999 1,853  
 

33  61,149  

$35000-49999 3,350  
 

38  127,300  

> $50000 
 

8,228  
 

124  1,020,272  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$1,278,945  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Carpet, rugs and other soft floor coverings. 

 

      

            
      

 
 
 
 
 

  



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

75 

 
 
PRODUCT:       MAJOR APPLIANCES 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

98  135,632  

$15000-24999 1,372  
 

133  182,476  

$25000-34999 1,853  
 

144  266,832  

$35000-49999 3,350  
 

183  613,050  

> $50000 
 

8,228  
 

436  3,587,408  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$4,785,398  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Refrigerators, freezers, dishwashers, stoves, ovens, garbage 

disposals, vacuum cleaners, microwaves, air conditioners, 

sewing machines, washing machines, dryers, and floor clean- 

ing equipment. 
    

      

            
     



HyettPalma 

 
 
Kendallville Downtown Action Agenda 2011©  

Indiana Downtown® 
IACT/HyettPalma 
 

 

76 

PRODUCT:       SMALL APPLIANCES & MISC. HOUSEWARES 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

64  88,576  

$15000-24999 1,372  
 

91  124,852  

$25000-34999 1,853  
 

97  179,741  

$35000-49999 3,350  
 

101  338,350  

> $50000 
 

8,228  
 

223  1,834,844  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$2,566,363  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Small electrical kitchen appliances, portable heaters, china 

and other dinnerware, flatware, glassware, silver and serv- 

ing pieces, nonelectrical cookware and plastic dinnerware. 
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PRODUCT:       MISCELLANEOUS HOUSEHOLD EQUIPMENT 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

367  507,928  

$15000-24999 1,372  
 

391  536,452  

$25000-34999 1,853  
 

837  1,550,961  

$35000-49999 3,350  
 

847  2,837,450  

> $50000 
 

8,228  
 

1,451  11,938,828  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$17,371,619  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      Typewriters, luggage, lamps, light fixtures, window cover- 

ings, clocks, lawnmowers, garden equipment, hand and power, 

tools, telephone devices, computers, office equipment, house 

plants, outdoor equipment, and small miscellaneous furnish- 

ings. 
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PRODUCT:       MEN'S APPAREL -- 16 AND OVER 
 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

212  293,408  

$15000-24999 1,372  
 

242  332,024  

$25000-34999 1,853  
 

282  522,546  

$35000-49999 3,350  
 

389  1,303,150  

> $50000 
 

8,228  
 

658  5,414,024  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$7,865,152  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All apparel items and accessories, excluding footwear. 
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PRODUCT:       BOY'S APPAREL -- 2 TO 15 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

64  88,576  

$15000-24999 1,372  
 

104  142,688  

$25000-34999 1,853  
 

124  229,772  

$35000-49999 3,350  
 

138  462,300  

> $50000 
 

8,228  
 

203  1,670,284  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$2,593,620  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All apparel items and accessories, excluding footwear. 
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PRODUCT:       WOMEN'S APPAREL -- 16 AND OVER 

      

                  

Household 
 

# 
 

$ Total $ 

Income 
 

Hlds. 
 

Per Hld. Demand 

                  

< $15000 
 

1,384  
 

367  507,928  

$15000-24999 1,372  
 

388  532,336  

$25000-34999 1,853  
 

518  959,854  

$35000-49999 3,350  
 

645  2,160,750  

> $50000 
 

8,228  
 

1,089  8,960,292  

            

      TOTAL DEMAND FOR PRODUCT           = 
 

$13,121,160  

            

      

      SOURCE:   U.S. Department of Labor, Consumer Expenditure 

                      Survey; ESRI; and HyettPalma, Inc. 

           
    

      

      

      DEFINITION OF PRODUCT:  
   

      All apparel items and accessories, excluding footwear. 

      

            
      

 
 
 
 

 




