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Study Objectives

� Define the downtown’s trade area
� Profile the trade area population
� Assess the business mix and retail climate
� Identify potential opportunities and strategies

� Business Development
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Provide Insight and Direction To:



Study Process

� Collection and Review of Background Information
� Downtown Property & Business Inventory
� Visual Assessment
� Trade Area Mapping Survey & Interviews
� Public Town Meeting & Workshop
� Analysis of Secondary Market Data
� Consumer and Business Surveys

� Analysis of Data and Findings 

Key Steps:
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Primary Trade Area

• North Muskegon
• Muskegon
• Muskegon Heights

Secondary Trade Area

• Whitehall
• Twin Lake
• Wolf Lake
• Fruitport
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Demographic 
Snapshot

37.735.22004 Estimated

Median Age

+9.6%+9.9%2004 – 09 Change

$52,579$39,7492009 Projected

$47,983$36,1682004 Estimated

Median HH Income Est.

+5.4%+3.8%2004 – 09 Change

28,11736,6612009 Projected

26,66335,3132004 Estimated

Households

+3.8%+2.3%2004 – 09 Change

73,25494,2092009 Projected

70,55792,0942004 Estimated

Population

SecondaryPrimary

Noteworthy Trends:
� Slow Population Growth in Primary 

Trade Area (State 2004-09 Projection: 
+3.3%)

� 2009 Projections Anticipate Larger 
Percentage Increases in Households 
(+3.8%) and Housing Units (+4.2%) 
than in Population (+2.3%) in Primary 
Trade Area

� Income Growth Projections in Both 
Trade Areas are Lower than Statewide 
Trends

� Median Age is Lower in Primary Trade 
Area, Higher in Secondary Trade Area 
than State Figure (MI 2004 Median 
Age: 36.3)
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Survey Says…

Community Perspectives on Downtown

� Consumer and Downtown Business Surveys 
Conducted in April 2005

� Consumer Survey Conducted As Intercept and 
Phone Survey 

� Consumer Survey Sample = 391

� 73.5% of Consumer Survey Participants in 
Muskegon Zip Codes; 33 Zip Codes Total

� Business Survey Sample = 14: Return Rate ~ 54%
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Downtown Uses & Visitor Frequency

� How often do you go to downtown Muskegon to:

Source: Downtown Muskegon  Consumer Survey 2005. Percentages may not equal 100% due to rounding.

57.9%21632.6%12427.1%103Seldom or Never

15.0%5617.1%657.4%28Once or Twice a Year

15.0%5629.2%11121.8%83Once or Twice a Month

9.7%3617.9%6823.9%911 or 2 Times a Week

2.4%93.2%1219.7%75Daily

Pct.CountPct.CountPct.Count

Purchase Goods
Eat, Drink & 

Entertain
Do Errands
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Downtown Uses & Visitor Frequency

� How many times have you attended the following 
events in downtown?

Source: Downtown Muskegon  Consumer Survey 2005. Percentages may not equal 100% due to rounding.

7.7%288.8%3215.4%5610 or more

8.2%308.6%314.7%175 to 10

22.8%8318.5%6711.8%433 to 5

40.4%14728.7%10420.9%761 or 2

20.9%7635.4%12847.1%1710

Pct.CountPct.CountPct.Count

Festivals
Art & Theater 

Events
Sporting Events

Event Attendance



Competitive Comparison
� Compared to other business districts you frequently  visit, is downtown 

Muskegon stronger, weaker or equal in terms of:

25%17%51% (1)Festivals & Events

31%31%15% (5)Customer Service

Source: Downtown Muskegon Consumer Survey 2005. Ranking of “Stronger” value frequency among survey group and items shown in parentheses. 
Percentages shown are rounded. Percentages of “Don’t Know” responses to questions are not included in this table.

13%72%7% (6)Selection & Variety

41%21%16% (4)Prices & Value

20%49%23% (3)Entertainment

30%32%32% (2)Parking Convenience

13%77%7% (6)Attractiveness

EqualWeakerStronger
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Consumers Looking For More…  
� What specific type of new business would you patron ize in 

downtown Muskegon? (Most Frequent Categorized Responses Listed)

� Grocery Stores (26)
� Specialty Foods (11)

� Clothing – General (38)
� Women’s Clothing (10)

� Casino (36)
� General/Miscellaneous (24)
� Theater (7)

� Restaurant/Eating Place (104)
� Drinking Places (21)
� Coffee House/Shop (12)

Source: Downtown Muskegon  Consumer Survey 2005. Responses categorized and summarized for tabulation and analysis purposes. 

394.  Food & Beverage Stores

573.  Clothing & Accessories

752.  Entertainment/Attractions

1411.  Eating & Drinking Places

CountBusiness Type
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Downtown Priorities
� Would you place a high, moderate or low priority on  possible downtown 

enhancement efforts to:

9%26%65% (2)
Add additional entertainment-oriented businesses an d 
attractions in the downtown area?

Source: Downtown Muskegon  Consumer Survey 2005. Ranking of “High” value frequency among survey group and items shown in parentheses. 
Percentages shown are rounded. Percentages of “No Opinion” responses to questions are not included in this table.

11%25%62% (3)
Create or improve pedestrian links and pathways 
connecting the downtown with the waterfront?

39%39%18% (5)Create more housing in the downtown area?

4%19%74% (1)
Expand businesses and recruit new businesses to the  
downtown area?

11%34%53% (4)Restore and preserve the downtown’s historic charac ter?

LowModerateHigh
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Where To Start?
� What is the first thing that should be done to impr ove downtown 

Muskegon? (Categorized/Summarized Topic Responses Shown)

� Events (9)
� Other/General (11)

� Streets (20)
� Maintenance/Cleanliness (15)
� Other/General (10)

� Former Mall Site (31)
� Waterfront (12)
� Other/General (19)

� Retail (43)
� General (29)
� Entertainment (28)

Source: Downtown Muskegon  Consumer Survey 2005. Responses categorized and summarized for tabulation and analysis purposes. 

204.  Marketing & Promotion

453.  Public Spaces

622.  Redevelopment Activities

1011.  Add/Recruit Business

CountTop Categorized & Summarized Subject Responses
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Directions and Strategies

� Economic Restructuring
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� Business Retention & Expansion

� Business Recruitment

� Redevelopment Opportunities



Business Clustering Concept

� Capitalize on the Existing 
Business Mix (Retail and Non-
Retail), Market Strengths and 
Development Patterns

� Emphasize and Promote 
Compatible and Complementary 
Business Groupings

� Maintain the Downtown as a 
Mixed-Use District

� Provide Direction for Expansion & 
Recruitment

Clustering Strategies:
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Business Development

“Top Prospects” for Retail Expansion & Recruitment Include:

Book, Periodical & Music Store

Based on Analysis of Consumer Survey Results and Ec onomic Performance Analysis

Food & Beverage – Specialty Foods

Sporting Goods, Hobby, Musical Inst

Miscellaneous Store Retailers

Food Services & Drinking Places 
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Business Development

Retail Sales Growth & Expansion Potential
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Calculations based on current Market Share Estimates

� Conservative 5-year Estimates:

0.1% to 0.2% = 7,000 to 15,000 Square Feet

� Aggressive 5-year Estimates:

0.5% to 0.6% = 39,000 to 47,000 Square Feet



Business Development

Office and Service Uses: 

� Should be Encouraged

� Might be Targeted for Upper 
Levels, Where Appropriate 

� Likely Candidates for 
Expansion Include:

• Business Support Services
• Call Centers
• Computing/Data Processing

• Personal Care Services
• Health & Beauty

• Medical
• Physical Fitness
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Downtown Area Housing

� 2009 Projections anticipate 
about 1,600 new housing 
units in primary trade area

� 26% of Consumer Survey 
Respondents indicated 
they would consider living 
in new housing that might 
be developed downtown

� Trends suggest potential 
for about 80 to 100 new 
downtown housing units 
through 2009

Opportunities:

Downtown Muskegon  Market Study



Economic Restructuring First Steps
� Implementation Strategy Examples

3� Prepare Concepts for Potential Infill & Redevelopme nt Sites

3� Facilitate Cooperative Advertising Efforts to Marke t Properties 

2� Develop Local Incentives and Technical Assistance R esources

2� Promo Materials and Website for Business Recruitmen t

2� Complete a Tourism Study

PriorityAction:

1� Organize Business & Building Owner Visitation Progr am

1� Describe and Promote Available Incentives and Assis tance

1� Review Land Use Plans, Zoning, Building Codes, etc.

0� Continue to Work with Mall Site Developers

0� Refine & Maintain Business Clustering Concept

0� Distribute Summary Version of Market Study

0 = Immediate/Ongoing 1 = Within 1 Year 2 = Within 2 Years 3 = Within 3 Years
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Directions and Strategies

� Marketing & Promotion
� Positioning Strategies

� Festivals & Events

� Cooperative Advertising and Marketing

� Tourism Marketing
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Marketing & Promotion Strategies

� Celebrate Muskegon’s history & 
heritage

� Connect with the Waterfront

� Capitalize on Downtown’s Existing 
Event Venues and Lodging

� Include hands-on activities and live 
entertainment for all ages

� Showcase Local Artists and Artisans

Capitalizing on Marketable Assets 
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Marketing & Promotion Strategies

� Market Downtown as an 
Entertainment Destination

� Evaluate downtown promotional 
calendar and events

� Support existing events staged in 
the downtown

� Introduce new events and activities 
targeting key audiences

� Encourage and facilitate cooperative 
advertising and cross-marketing 

� Pursue tourism marketing 
opportunities

Key Initiatives 
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Marketing & Promotion First Steps
� Implementation Strategy Examples

2� Create and maintain website feature content

PriorityAction:

2� Create Events, Shopping & Attractions Guides

1
� Develop and implement aggressive image-enhancement 

campaign 

1� Encourage and facilitate cross-marketing opportunit ies  

0
� Work with arts, theater, museum and sports clubs to  promote 

downtown

0
� Work with tourism organizations to promote downtown  as a  

regional visitor attraction

0� Work to enhance and maintain existing downtown even ts

0 = Immediate/Ongoing 1 = Within 1 Year 2 = Within 2 Years 3 = Within 3 Years
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Directions and Strategies

� Design
� Historic Preservation and Aesthetics

� Appearance and Maintenance

� Pedestrian Access & Connections

� Parking Management
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Design Strategies

� Design Guidelines

� Incentives & Design Assistance

� Enhance Streetscape

� Ongoing Maintenance

� Enhance Pedestrian Links

� Monitor Parking Needs

Key Initiatives
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Design First Steps
� Implementation Strategy Examples

PriorityAction:

2� Develop plan to enhance downtown-waterfront access

1� Promote Available Incentives and Design Assistance 

1� Develop and Apply Downtown Design Guidelines  

0� Monitor parking: complete studies & revise policies  as needed

0� Manage downtown beautification projects and mainten ance

0 = Immediate/Ongoing 1 = Within 1 Year 2 = Within 2 Years 3 = Within 3 Years
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Directions and Strategies

� Organization
“The strategies and projects proposed 
for implementation in the Market Study 
are ambitious, and the Muskegon Main 
Street Organization Committee’s roles 
as partnership builder, resource locator 
and publicity machine will be absolutely 
vital to ensuring success.”
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Organization Strategies

� Funding

� Volunteers

� Partnerships

� Leadership Development

� Public Relations

Key Ingredients for the Successful 
Implementation of the Market Study:
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Organization First Steps
� Implementation Strategy Examples

PriorityAction:

0� Maintain an Aggressive Public Relations Program

0� Work to Involve All Sectors of the Community in Pla nning, etc.

0� Work with Committees to Identify Volunteer Needs  

0� Monitor the Need for Office Support Staff

0� Allocate Sufficient Funds for Staff & Volunteer Dev elopment

0� Identify and Pursue Funding Sources for Projects

0 = Immediate/Ongoing 1 = Within 1 Year 2 = Within 2 Years 3 = Within 3 Years
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