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INTRODUCTION

Photo courtesy of Paul Needham, Mural found on brick wall in Gary, IN
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EXECUTIVE SUMMARY
Over that past several decades, the Midtown neighborhood has faced continued 
economic, environmental, social, and political challenges. The neighborhood is 
characterized by disinvestment, population loss, blight, vacancy and a lack of 
safety—all of which currently stand in the way of future growth. Despite these 
challenges, Midtown holds tremendous opportunities for revitalization.

The objective of this plan is to transform Midtown into an economically and 
environmentally sustainable community over the next 20 years. By engaging in 
targeted interventions sensitive to the specific needs of the community, we seek 
to return Midtown to what it formerly was - a livable, safe, and economically 
strong community—as well as transform it into a community that operates on 
sustainable 21st-century principles. The outcome will result in Gary Rising. 

The process for generating a sustainable economic plan for Midtown stemmed 
from identifying driving forces that will impact Midtown’s potential futures, 
synthesizing them into possible scenarios, and evaluating this plan’s role 
within the context of other regional planning activities. To address the needs 
of Midtown in a difficult economic situation and to think across time scales, the 
recommendations made by this plan are both feasible and incremental.
 
Each recommendation of this plan is related to connectivity—the physical, 
governmental, communal, environmental and ideological networks that bind 
Midtown to the larger area. Connectivity includes job accessibility through the 
ability to participate in modern sustainable processes of local business clusters, 
improved transportation, increased interactions between residents, greater 
access to social capital, and physical connectivity via integration between new  
developments, existing structures, and neighborhoods. 

Sustainable economic redevelopment requires multifaceted actions through 
tactical interventions. As a sustainable economic development plan, Gary 
Rising seeks the establishment of resilient opportunities for all stakeholders. 
It also seeks to engage local businesses and the networks created through the 
local trade of goods, services, and opportunities, thus preserving the flow of 
local dollars within the community to the benefit of residents and businesses. 
Through reinvesting in both people and place, the proposed sustainable efforts  
intend to strengthen human capital, critical infrastructure, social inclusion, local 
government revenue, public safety and regional competitiveness.
 
Addressing the physical environment and perception thereof will be critical 
in reducing the negative effects of vacant land and blight on Midtown as well 
as providing jobs and workforce development. This plan aims to transform 
Midtown’s physical environment through solutions such as land banking, 
green infrastructure, and brownfield remediation. The plan also focuses on 
strengthening existing community anchors and creating a business incubator 
to work in tandem to revitalize the north end of the Broadway Corridor. Finally, 
creating a food port will promote economic growth for the region and improve 
access to fresh and healthy foods.
 
The culmination of these efforts will enhance the economic and social capital 
of the Midtown’s residents by increasing business opportunities and addressing 
environmental and social needs in a sustainable manner that will carry Midtown 
and Gary with vitality into the middle of the 21st-century.
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VISION FOR THE FUTURE
In 2035, Midtown will be a livable and safe neighborhood with a growing, 
sustainable economy that supports the revitalization of the Broadway commercial 
corridor as well as the surrounding commercial and residential areas. Building 
upon existing assets—including anchor institutions, retail pockets, residential 
density, transportation, partnerships and community engagement—is critical 
in revitalizing Midtown. Priority will be placed on economic prosperity as well 
as environmentally sensitive and equitable development. Midtown’s success 
will correspond with overall revitalization in Gary and be fully integrated within 
the economy of the broader region.

Economic opportunities for Midtown’s current and future residents within the 
next 20 years are plentiful. Clustered development and focused collaboration 
along Broadway will reinvigorate the commercial corridor, making it once again 
a resilient artery for both existing small businesses and new retail. Residents 
will have increased access to services, amenities, workforce training and 
quality jobs. Growth along the Broadway corridor and throughout Midtown 

will provide a balance between development and resident needs. Capitalizing 
on the neighborhood’s unique heritage and cultural assets will not only 
enhance Midtown’s existing physical character, but it will also build upon its 
sense of community. Transforming vacant land and buildings through a mix 
of historic preservation, adaptive reuse, and infill projects will strengthen 
local retail capacity and create safer, more vibrant streets. Improved transit 
access will better connect residents to current and future job centers. Lastly, 
future targeted interventions will be critical in creating economic growth and 
improving existing perceptions from both inside and outside the community.

As Midtown realizes its economic potential, new development should be 
created alongside efforts that engage local institutions and residents through 
fostering new community partnerships. Resource efficiency, smart growth 
principles, business development, green infrastructure, and planning efforts 
aligned with other existing local and regional plans will be critical to ensuring 
sustainable economic development in Midtown.
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Roses growing in a greenhouse
Photo courtesy of Make It Kenya Photo/Stuart Price

Young boy rides a bike
Photo courtesy of Pixabay user cegoh

Mixed-use development rendering
Photo courtesy of Pixabay user PublicDomainPhotos

Man tends his garden
Photo courtesy of Flickr.com/Tony Fischer



7

THE PROCESS
The process to develop this plan took place over four months, where the planning 
team comprehensively studied the area’s current conditions, researched case 
studies, and weighed potential strategies appropriate for the community. 

The planning team began by performing an analysis of strengths, weaknesses, 
opportunities, and threats (SWOT), which was delineated by economic, 
environmental, and social factors across geographic scales. The team then 
studied existing plans in the region as well as projects in similar cities to better 
understand how Gary Rising could leverage existing ideas and plans. The team 
then analyzed how an array of conditions and trends have impacted the area 
and may continue to shape Midtown, Gary, and the region. From the analysis, 
the team identified four essential driving forces used to frame possible future 
scenarios. The scenarios provided the context for selecting the most suitable 
economic development strategies for Midtown according the plan’s goals. 

The overarching goals of the plan always remained anchored in three pillars 
of sustainability: social, economic and environmental. Through an iterative 
process of learning and refinement, the team eventually decided on three 
broad goals, each paired with concrete objectives and specific strategies for 
implementation. To further predict the potential these strategies may have 
for Midtown’s future, the plan presents a fiscal impact analysis of the food 
port strategy to determine the tax revenue, municipal expenses, and other 
economic impacts that would result from its implementation. 

By identifying broad goals and specific strategies for sustainable economic 
development, this 20-year plan provides a visionary yet concrete guide which 
the people of Midtown can use to begin the process of revitalization through 
feasible and effective interventions.
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COMMUNITY PROFILE

Young Gary residents play in a vacant lot, Photo courtesy of Flickr.com/Samuel A. Love 
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MIDTOWN
Gary is located in northwest Indiana along Lake Michigan. It is the second 
largest city in Lake County, Indiana. The Midtown neighborhood is located just 
south of Downtown and is bounded by the CSX railroad to the north, Interstate 
80/94 to the south, Martin Luther King Drive/Mississippi Street to the east, and 
Grant Street to the west. The neighborhood is centrally located in Gary, totaling 
approximately 2,214 acres.

The city is positioned at the heart of the nation’s “rust belt” as well as the 
crossroads of America’s rail and Interstate Highway networks. Its location on the 
Great Lakes and close proximity to Chicago continue to make Gary an ideal hub 

for manufacturing, material goods distribution, and logistics. This transportation 
infrastructure benefits the city and the region by providing exceptional access 
to personal and material goods. 

However, Midtown’s infrastructure also presents physical barriers that isolate 
the neighborhood from the rest of the city. Additionally, the majority of 
Gary’s lake front is occupied by industry, including the U.S. Steel Corporation’s 
GaryWorks plant. As a result, most of the city’s neighborhoods, including 
Midtown, are largely isolated from the lake front. 

GARY 

LAKE MICHIGAN

MIDTOWN 
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History
Gary was founded in 1906 as a steel manufacturing center and 
quickly grew, reaching its peak population of 160,000 by the mid-
1960s. Midtown was designed as a residential neighborhood for the 
steel plant employees and their families. Beginning in the 1930s, 
many African Americans moved from the southern United States 
to Gary, and Midtown became the heart of the African American 
community. However, technological and economic changes that 
led to mass layoffs at the U.S. Steel plant, coupled with white-flight 
from the city, resulted in the rapid decline of Gary’s population. Gary 
and Midtown have experienced continuing population loss and, 
consequently, economic, social and environmental disinvestment. 
However, the sense of identity of Midtown residents continues to 
be strong which is crucial to revitalizing any community.
 

Political Climate
Historically, Gary has suffered from institutionalized racism and 
several decades of white flight, including the closing of many 
businesses in the city. Today, a large number of public service 
employees live outside the city, reflecting the disconnect between 
the residents within the city and those planning or managing it. There 
has been a history of political corruption and scandals surrounding 
public employees that has contributed to a distrust of leadership. 
Gary’s current mayor, Karen Freeman-Wilson, has attempted to 
enact reforms to improve the political climate. 

The Regional Development Authority (RDA), a quasi-governmental 
entity created by the state of Indiana in 2005, is in charge of capital 
investments in Northwest Indiana. However, the city of Gary has 
no input on RDA’s budget determinations and the state has its own 
predetermined priorities. 

The area’s conflicted history and political climate became important 
considerations in planning for Midtown.

HISTORY & POLITICS
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Image from page 23 of “The story of Gary, Indiana” (1908)

Image from page 6 of "The story of Gary, Indiana" (1908)
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Population Change
Midtown, Gary, and Lake County (1980 - 2010)

 2013 U.S. Census (Five-Year Estimate)
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Population Change 
As of the 2010 census, the population of Gary was 79,922 people 
with 12,252 in Midtown, which accounts for 15 percent of the city’s 
population. The entire region, including the Gary, experienced a 
population peak in the 1960s followed by a gradual decline. The 
decline of the steel industry, lack of economic diversification, and 
lack of business investment contributed as the main causes of Gary’s 
population decline.

As shown in the charts to the right, from 1980 to 1990, Lake County, 
Gary and Midtown experienced population loss. However, Lake 
County’s population increased from 1990 to 2010, while Gary and 
Midtown continued to experience significant population losses. 
Midtown’s population has decreased by roughly 14,000 residents 
since 1980 and 25,000 since 1960. Population stabilization is needed 
to increase the well-being and economic vitality of the community 
for the future.

DEMOGRAPHICS

Population Change
Midtown (1980 - 2010)

 2013 U.S. Census (Five-Year Estimate)
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Population Density 
The population density of both Midtown and Gary as a whole are 
less dense than comparable municipalities in the area. According to 
the 2013 American Community Survey (ACS), Midtown’s population 
density was approximately 5.7 people per acre.

As shown in the figure on the right, density levels in Midtown are 
fragmented, with some areas more dense than others. In addition 
to vacant land, the relatively low density is tied to the residential 
housing stock, in which the majority (55.8 percent) are single-family 
detached houses. Even though the density levels of Gary are low, 
some of the highest densities in the city are located within the 
Midtown neighborhood. This data indicates physical and social 
characteristics that can be utilized to determine specific, strategic 
locations for economic development initiatives. 

Race & Ethnicity 
In 2013, the racial makeup of Midtown  was 97.3 percent African 
American, 1.5 percent Caucasian, 0.3 percent Asian, and 1 percent 
other. Both Gary and Midtown have seen substantial decreases in 
non-African American population over the past half-century due to 
white-flight and subsequent black-flight stemming from rising crime 
and poverty.

Age & Gender
Midtown’s population is aging—the largest age category as of the 
2013 ACS is 55-64 year-olds. Additionally, women outnumber men 
by 14 percent. An aging population poses difficulties for the future 
of the community in terms of adequate housing, medical and social 
services for the elderly.

340 - 450
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930- 1200
Midtown Density

2010 Decennial Census 
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Household Structure 
Over the past decade, Midtown’s household makeup has shifted slightly 
to include more non-family households. In 2000, 59 percent of households 
were considered family households, which decreased in 2013 to 54 percent. 
Conversely, the percent of non-family households changed from 41 percent to 
46 percent. Between 2000 and 2013, the proportion of two-headed households 
decreased while female-headed households with no husbands present 
increased. The percent of female-headed households is significant, with an 
estimated 35 percent of the total population. This proportion is larger than 
both Gary (30 percent) and Lake County (17 percent). The average household 
size in Midtown is 2.4 persons per unit. 

Educational Attainment 
As of 2013, 17 percent of Midtown residents attended, but did not complete 
high school. 34 percent of residents had a high school diploma. While 38 
percent completed college courses, only 8 percent obtained a bachelor’s 
degree, and 3 percent obtained a master’s degree or higher. The low percent 
of bachelor’s degrees is significant compared to Lake County overall, which has 
18 percent of people obtaining a bachelor’s degree. These statistics indicate 
both the need and possibility for further job and skills training to improve the 
educational attainment of the community and contribute to future occupational 
development and economic health.

Crime and Safety
Although Gary’s population nearly equals that of neighboring Hammond and 
is just one-third that of Fort Wayne, it had the highest crime rate of the three 
cities in 2013. Crime continues to be an important issue that must be addressed 
to promote population stabilization and improved quality of life in Gary.

Household Income 
Comparing the income levels of Midtown to the overall city of Gary and 
Lake County allows for comparative analysis. From 1980 to 2000, the 
median household incomes in all three areas increased steadily. However, 
by 2010 the median household income levels stagnated in Midtown 
and Gary as a whole, while levels continued to increase in Lake County. 

As seen in the chart below, residents of a wide-range of income levels are 
represented in Midtown, with the majority of incomes on the lower-end of 
the spectrum. More than half of all Midtown residents make less than $20,000 
a year. 15 percent earn between $20,000 and $30,000, 10 percent between 
$30,000 and $40,000, and roughly 25 percent earning more than $40,000. 

These numbers enhance an understanding of the specific conditions in 
the community and inform the strategies this plan hopes will assist future 
development in Midtown.
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Transportation, Parking, and Access
Midtown is laid largely on an urban grid network, with block 
sizes ranging between 400 and 600 feet. The major roads include 
Interstate 80/94, Broadway Street (SR 53), Grant Street, 25th 
Avenue, and Martin Luther King Drive.
 
The heaviest traffic generally occurs along Broadway and Grant 
Street. The Broadway Corridor serves as the major commercial 
street, connecting to downtown and Interstate 80/94. Depending 
on the area, the street conditions range from poor to moderate. The 
northern portion of Midtown is generally more walkable, but the 
entire neighborhood is largely car dependent with amenities and 
services located at far distances from residents.
 
Midtown is served by several GPTC bus routes including Routes 6, 11, 
17, 18, 19, 22, and 23. Freight railroads running through the district 
are the CSX and Chicago Fort Wayne & Eastern railroads. Gary is 
accessible from Chicago via three commuter rail stops operated by 
Metra’s South Shore Line.

Commute
90 percent of Midtown residents commute to work by a personal 
vehicle and 4 percent by public transportation. Whether or not a 
resident has access to a vehicle will limit their employment options, 
as public transportation in the area does not currently provide 
a viable alternative to many jobs. Policy measures should focus 
on strengthening the public transportation infrastructure and 
increasing ridership to reduce the number of vehicles on the road at 
peak times. These efforts would help decrease congestion on nearby 
interstates and reduce air pollution. Decreased traffic congestion 
would also support businesses to recuperate lost productivity, 
increase employees’ mental and physical health, and improve the 
quality of life for all residents in the region.
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Gary has a long history of industrial land use and the environmental degradation 
that accompanies it. Yet, in recent years, there has been a major shift toward 
environmental mindfulness. The City of Gary is fairly well-connected to the 
region via greenways and bike paths, particularly along Lake Michigan. In 
Midtown there are four public parks that provide green space to residents.  
Additionally, Gary has a Department of Recycling that encourages residents 
to recycle at home, work and school. This program offers curbside pickup of 

recycled items, has an e-recycling program, offers educational materials for 
people interested in recycling and has seasonal grass and leaf waste.  While 
there are at least six EPA-identified brownfield sites located in Midtown, 
the City of Gary has been placing a much stronger emphasis on sustainable 
remediation of these sites, as well as other environmentally conscious practices 
like green reuse of vacant land and deconstruction instead of demolition.

Curbside Recycling is Present in Parts of Midtown
Photo courtesy of Ellen Gottschling

Infrastructure along Broadway Needs Improvement
Photo courtesy of Paul Needham

ENVIRONMENT
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Regional & County Industrial Mix 
Employment by industry is tabulated as jobs by place-of-work. Bear 
in mind that people may hold multiple jobs and that each job is 
counted by its industry.

Industry Mix In Midtown
The industries with the largest number of establishments in 
Midtown are retail trade, religious enterprises, healthcare, and social 
assistance. Each of these industries has 15 or more establishments 
in the community. Geographic concentrations of jobs in Midtown 
are shown in the figure on the right. 

In 2011, there were approximately 1,046 jobs in Midtown, which 
represents 3 percent of Gary’s total employment base. Employment 
is predominantly concentrated in commercial retail on Broadway 
Avenue. The largest share of jobs in Midtown are in the educational 
services sector at 39 percent, while the largest share of jobs in Gary 
as a whole are in the manufacturing sector at 23 percent. Tables 
showing the number of employees and share of overall employment 
per NAICS industry sector in 2011 for Midtown and Gary are located 
in the Appendix.

Between 2000 and 2010, the manufacturing, information, and 
management industries completely disappeared. However, during 
that same period the three industries of construction, transportation 
and warehousing, and accommodation and food service experienced 
an increase in establishments. Proposed plans to expand operations 
at the airport and to have Gary assume a larger role in the regional 
logistics infrastructure network should contribute to this continued 
growth. Additionally, existing health clinics could anchor future 
investment and innovation in the health care and social assistance 
industries to facilitate further growth.

Number of Employees

1 - 2 3 - 11 12 - 37 38 - 86 87 - 168
U.S. Census Bureau, OnTheMap

ECONOMIC CONDITIONS
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Residents’ Employment
28 percent of residents living in Midtown are employed 
in management and professionally related fields. Just 
over 20 percent of the residents work in production, 
transportation, construction, or maintenance-related 
fields. However, half of the residents work in sales and 
office or service industry. These jobs likely require less 
skills and pay lower wages making the residents more 
vulnerable to economic shocks. Additional efforts 
could focus on diversifying the economy by bringing in 
new industries that pay livable wages and provide on-
site training in order to develop the skills of existing 
employees and improve their prospects if and when 
they choose to seek new employment opportunities.

Unemployment Rate
Historically, the unemployment rate in Gar and 
Midtown has remained significantly higher than the 
surrounding region throughout the past forty years. 
The unemployment rate in Midtown has surpassed 20 
percent while the city of Gary is just below 20 percent. 
In stark contrast, Lake County has remained below 
10 percent in each of the last four decades. Midtown 
residents may not be able to take advantage of jobs 
that are not targeted to their skill level. Furthermore, 
residents may not be able to access jobs that are located 
outside the community without public transportation. 
Improvements to infrastructure and accessibility can 
help support equitable job opportunities for low-
income residents. In addition, workforce training 
programs and other social services may be imperative 
in breaking the cycle of unemployment and assist the 
most vulnerable residents in their job search.

915 people- Work in Midtown but live elsewhere

2,829 people- Live in Midtown, but work elsewhere

915 people- Work and live in Midtown

27,014 people- Work in Gary, but live elsewhere

17,057 people- Live in Gary, but work elsewhere

Employment Inflow and Outflow

7,845 people- Live and work in Gary

Inflow/Outflow
In 2011, of the approximately 35,000 people employed 
in Gary, only 22 percent actually lived in Gary. 
Additionally, 88 percent of the approximately 1,000 
existing Midtown jobs went to non-Midtown residents. 
Only 4 percent of working Midtown residents were 
employed in their own neighborhood. These low local 
employment rates highlight the need for more job 
accessibility for the residents of Gary and Midtown. 
Simply increasing the number of employment 
opportunities is not adequate—the jobs must be 
at an accessible skill level for the population, and 
the workers must be properly trained. Furthermore, 
since Midtown is primarily residential, the majority 
of employment opportunities will be outside of 
the community. Therefore reliable transportation 
connections are essential to the economic well-being 
of Midtown residents. 

Poverty 
In 2010, half of the population of Midtown lived below 
the poverty line. While this reflects the overall situation 
in Gary, the percentage of people living below the 
poverty line has only increased by a small rate in Lake 
County since 1980. Residents of Midtown are more 
vulnerable to adverse economic effects than residents 
living in the other parts of the county. Planning efforts 
and reforms should address the specific circumstances 
that may impact lower-income residents. For example, 
a single parent may lack sufficient time and financial 
resources to access childcare while employed at a new 
job. Policy makers should consider the social impact of 
any economic reforms intended to spur growth.

U.S. Census Bureau, OnTheMap Application 
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Land Use & Zoning 
As shown in the figure on the right, the majority of Midtown is 
residential, with Broadway Avenue and some adjacent parallel 
streets acting as a single commercial corridor. Sections of 21st and 
25th Streets are also zoned for commercial uses. Northwestern 
sections of Midtown and sections off of Broadway Avenue adjacent 
to the CSX railroad are zoned for industrial use. Institutional, office, 
and parks/open space uses are found throughout the community.

Per the Gary Comprehensive Plan of 2008, several single-family 
homes have been added between Broadway, 21st Avenue, 
Madison Street, and the CSX tracks. Future development phases 
will add more homes up to 15th Avenue. Commercial zoning within 
Midtown includes “limited” and “general” retail uses. Limited Retail 
District (B1) stipulates small-scale retail and service uses adjacent 
to residential neighborhoods. Large B1 districts are found along 
sections of 5th, 11th, 15th, 21st, 25th, Broadway, Grant, Virginia, 
and Lake, and US 20. Types of uses found in B1 districts include 
retail and service uses, business and professional offices, clubs and 
lodges, cultural and community institutions, upper-story residential 
uses, wholesale establishments, and accessory uses. The B1 district 
allows for a maximum of 12,500 gross square feet. The Floor Area 
Ratio (FAR) ranges from 1.5 to 2.4. 

General Retail District (B2) provides a wider range of retail and 
service uses and a higher-intensity of use than the Limited Retail 
District. Large B2 districts are found along the northern part of 
Broadway, sections of Ridge Road and Lake Street, and at the 
intersections of Clark Road/15th Avenue US 20/Grand Boulevard. 
In addition to the uses allowed in the B1 district, the B2 districts 
include additional retail and service uses, including restaurants that 
serve liquor, private schools, physical culture and health services, 
laboratories, and motels. The FAR ranges from 2.4 to 5.0.

Land Use
Agriculture (2)
Commercial (229)
Industrial (29) Infrastructure, Utilities, and Transportation (2)

Institutional (208)

Mixed Use (21)

Office (121)

Parks, Open Space, and Natural Areas (204)

Residential (3,454)
Vacant (1,365)

NIRPC 2014

LAND USE

CO
M

M
U

N
ITY

PRO
FILE

Midtown Land Use



19

Zoning
Commercial (1,115)

Flood Plain (439)

Manufacturing (90)

Residential (8,523)

The Broadway Avenue commercial corridor extends from Downtown 
Gary to Merrillville. Retail, mixed-use, service, and institutional uses, 
or lots where these uses were formerly located occupy nearly the 
entire length of the street. 

At the time of publication of the 2008 Gary Comprehensive Plan, the 
Broadway Avenue corridor in Midtown had approximately 512,797 
square feet of ground floor space and 16,749 feet of linear footage 
in 346 storefronts. The Post Tribune offices, the Ace Hardware 
shopping center, and restaurants such as White Castle and Woo-
Woo’s Barbeque anchored the stretch of commercial uses between 
Ninth Avenue and East 20th Place. 

Broadway Avenue between 11th and 20th Avenues has the 
healthiest commercial development and the lowest vacancies in the 
corridor. The existing neighborhood/convenience function of the 
corridor and the relatively shallow lot depths indicate opportunities 
for smaller-scale retail. Farther south between East 20th Place and 
I-80 there were a higher number of vacant storefronts and vacant 
lots. 

According to the Comprehensive Plan, some secondary commercial 
districts may need to be consolidated and rezoned for other uses 
due to deteriorating conditions and land use conflicts.

NIRPC 2012
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Property Conditions
The Midtown area, just like greater Gary, has many commercial 
and residential vacancies. Between 1980 and 2010 the number 
of vacant structures in Lake County drastically declined, which is 
in direct contrast to Midtown and Gary where percentages have 
increased dramatically. Moreover, Midtown has a higher percentage 
of vacancies than Gary as a whole.  According to the 2013 ACS, 33 
percent of Midtown’s housing units were vacant, which was more 
than Gary as a whole (26 percent) and Lake County (13 percent). 

Many buildings in Midtown have suffered from  deterioration and 
a lack of maintenance. In a recent survey of property conditions 
displayed graphically on the right, half of the buildings in the 
Midtown neighborhood were rated fair or worse. Specifically, there 
were nearly 600 structures rated poor and almost 400 structures 
rated dangerous scattered throughout the community. Midtown 
also has older buildings on average compared to Gary and Lake 
County as shown in the table on the right. These conditions pose 
serious economic challenges and health hazards to all residents. 

Occupied Structure Condtions
Excellent (1,124)
Good (1,956)
Fair (808)

Dangerous (25)
Poor (104)

Gary Parcel Survey, GaryMaps.com

The Median Age of Structures
Lake County Gary Midtown

Median year structures were built 1962 1955 1948
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The Gary Rising plan does not exist in a vacuum. 
Many other planning efforts are being undertaken in 
Gary and around the region. Other plans, described 
briefly below,  influenced the decisions made in the 
process of creating Gary Rising.

2040 Comprehensive Regional Plan - NIRPC
The 2040 Comprehensive Regional Plan aims to 
renew the urban core by promoting adaptive reuse, 
infill development and the remediation and reuse of 
under utilized properties, particularly brownfields. 
It emphasizes increasing mobility, accessibility, 
and transportation options for people and freight 
by enhancing connectivity between housing, 
jobs, services and educational facilities. The plan 
promotes growth-management that protects 
farmland, environmentally sensitive areas and 
important ecosystems by fostering the development 
of local food systems and a local food economy. 

The plan also seeks to expand access to knowledge 
and educational opportunities by developing a 
transportation system that provides safe and reliable 
access to educational facilities, so the region’s 
workforce may be cultivated to accommodate 
growth in emerging industries. Moreover, it calls for 
sharing benefits and burdens between stakeholders 
by minimizing and, if possible, by mitigating 
unavoidable impacts on low-income and minority 
populations by providing offsetting programs 
and enhancement measures to benefit affected 
communities and neighborhoods. 

Livable Broadway Plan - Gary Public Transportation 
Corporation 
The Livable Broadway plan is currently in progress 
and is seeking ways to utilize infill development 
projects and to support increased commercial 
activity by attracting new residents. An increase in 

the frequency of bus service along Broadway Avenue 
would correspond with the higher population 
density and provide the community with a more 
economically sustainable future.

Comprehensive Economic Development Plan - RDA
The focus of the RDA Comprehensive Economic 
Development Plan is to expand and integrate the 
Gary Airport into the transportation system of 
the Greater Chicago region to take advantage of 
Indiana’s regional location and connectivity within 
the national infrastructure. Indiana is the most 
manufacturing-intensive state in the country, 
which drives the secondary job market along with 
the broader economy. The freight infrastructure 
undergirds this economy, as well as making Indiana’s 
food and agricultural products available throughout 
the country and world. There are also hopes to 
extend the Metra commuter rail South Shore Line 
to Munster, Lowell, and Valparaiso in order to 
optimize the region’s transportation network. These 
large-scale projects will require substantial costs 
and focus on long-term outlook but may not have 
an immediate direct impact on the residents of 
Midtown.

20-Year Strategic Business Plan - The Northern 
Indiana Commuter Transportation District (NICTD)
NICTD is considering closing the downtown Gary 
Metra commuter rail station, which could restrict 
access to Midtown and negatively impact the 
economy. Alternatively, NICTD is considering closing 
the Clark Street Metra station while renovating 
the downtown station. While the latter alternative 
would cost an additional $14 billion, it would 
maintain and improve the current level of affordable 
access to jobs for Midtown residents.

Livable Centers Plan - NIRPC 
NIRPC Livable Centers Plan hopes to develop 
compact, mixed-use, walkable, transit-accessible 
areas complemented by a wide choice of affordable 
housing options around central locations at a 
density and scale appropriate to the community. 
Local communities, municipalities, and the broader 
region will experience positive outcomes related to 
mobility, sustainability, and economic development.

The Marquette Plan - RDA
The Marquette Plan focuses on development along 
Lake Michigan. It aims to consolidate the U.S. Steel 
land holdings and adapt the eastern portion for 
alternative purposes. It also proposes to connect 
Grand Calumet River throughout Gary to Lake 
Michigan with water links and supports creating 
a RiverWalk for pedestrians. These projects may 
provide jobs for low-skill workers which could 
benefit many Midtown residents.

University Park Plan - City of Gary Department of 
Commerce
The University Park Plan recommends using public 
resources to target blight removal and strategic land 
acquisition as well as renovating and constructing 
new housing options in key locations. In addition, 
it strives to create dense clusters of office space to 
support retailers and possibly develop an Academic 
Medical Center, which could provide needed 
trauma care to residents of northwest Indiana, 
strengthen Indiana University Northwest’s (IUN) 
medical school, and provide a stable employment 
base in the University Park neighborhood located 
just north of Midtown. Residents of Midtown would 
likely be able to take advantage of the potential jobs 
and training opportunities in medical industries.
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DRIVING FORCES
& SCENARIOS

Looking north down Broadway, Photo courtesy of Paul Needham
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Based on trends and recent activities in the Midtown neighborhood, as well as 
in Gary and Northwest Indiana as a whole, the planning team identified four 
major driving forces that will act upon the area to shape its potential future 
outcomes. These forces are:

• Economic Viability
• Access
• Demographic Trends
• Perception

Although many variables influence the conditions of the neighborhood, these 
four broad concepts encompass the trends as they are occurring as well as 
provide a framework for recommended strategies to address the issues facing 
Midtown.

Economic Viability
Economic viability is the extent to which flexible long-term sustainable 
economic practices that withstand and adapt to external and/or internal stimuli 
are implemented. These strategies can be implemented through policy by local 
government to ensure that the economy is not only able to sustain itself but 
can also provide the necessary infrastructure for growth. Economic viability 
is essential for facilitating job creation (both directly and indirectly). It is also 
the crucial element required for signaling the establishment of additional 
businesses and industries.

Access
Access describes the degree to which Midtown is a “disconnected island” 
separated from Gary and the region as a result of both physical and socioeconomic 
boundaries, and the subsequent lack of fundamental basic services. Access is 
determined by the number of opportunities or barriers (both sociocultural and 
physical) to participate in a competitive job market. For example, the levels of 
education needed to compete for diverse employment opportunities as well as 
the location and proximity to the sources of employment define access.

Demographic Trends
Demographic trends are the changes in the community that occur through 
space and time due to the number of residents and their movements (actions 
and flows). This includes patterns of migrations, local movement and social 
behavior, and the dynamic supply and demand for goods and services.

Perception
Perception refers to both internal and external views of Midtown and Gary.  
Internal perception includes how residents experience the political system 
through their interaction with local agencies and stakeholders as well as the 
degree to which their needs are met.  External perception includes generalized 
or misconstrued ideas about Gary and Midtown fostered through historical 
precedence, as well as static views without the prospect of amending outside 
judgments about the social, political, and economic realms in the present and 
in the future.
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After an in-depth analysis through an economic lens, the driving forces were 
synthesized into two variables to envision potential future scenarios for 
Midtown and Gary. The following two variables formed the axis around which 
the potential scenarios were determined:

Connectivity and Economic Redevelopment. A greater or lesser input of these 
variables symbolizes the four potential scenarios we envisioned.

Connectivity
Connectivity refers to the degree to which physical, governmental, communal, 
environmental and ideological networks are interconnected within Gary. It is 
not only job accessibility, but rather the ability to participate in each of the 
sustainable processes. Connectivity will guide Midtown’s future through a 
number of facets, such as connectivity within local markets, including local 
business clusters and anchor institutions, as well as physically through highways, 
transit, and the airport. Moreover, connectivity between residents involves 
levels of social capital.

Therefore, connectivity in the “futures” of Gary is determined by the degree 
to which existing and proposed transportation plans are implemented, private 
investment is made in business clusters, governmental agencies act cohesively 
or in tandem, local ecosystems are integrated, and the ability of key stakeholders 
to bridge the jurisdictional and geographical gaps between Chicago and 
Indianapolis.

Economic Redevelopment 
Economic redevelopment is the process of improving the economic health 
of a city or neighborhood by sustainably building upon its assets, resources, 
and political action into a strategy that promotes an increased standard of 
living and economic capacity.  Economic redevelopment requires multifaceted 
actions, including the development of human capital, critical infrastructure, 
social inclusion, local government revenue, health, safety, and regional 
competitiveness.

Economic redevelopment in our futures for Gary is determined by the 
establishment of resilient opportunities for all stakeholders, both residents and 
investors. It is also determined by the degree of investment in local businesses 
and the network created through the local circulation and exchange of goods, 
services, and opportunities. Preserving the flow of capital within the community 
will ensure that local dollars will strengthen and benefit ancillary businesses, 
such as services and the entertainment industry.

Levels of economic redevelopment are also attained by the increase or decline 
of social capital and inclusion of the people of Midtown, which can be exhibited 
by the amount of community involvement, including: resident participation in 
local clean-ups, efforts for further educational attainment, attempts to increase 
neighborhood safety, and support of local businesses and services.

SYNTHESIZING DRIVING FORCES INTO SCENARIOS
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Some members of the team working on the Gary Rising plan, Photo courtesy of Trisha Stevens
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Disinvested City
As shown in the figure on the bottom right, the current situation in Midtown is 
one of limited connectivity and minimal economic redevelopment. If neither the 
amount of connectivity within Midtown and within the region nor the amount 
of economic redevelopment increases, these conditions will likely continue 
into the future, resulting in further population decline, scattered, unconnected 
development, and continued negative perception of the area.

Leapfrog City
In this future, Midtown would benefit indirectly from increased connectivity, 
with greater access to jobs and economic engines around the region. Many 
current plans are in the process of being implemented, which aim to improve 
the region. Success of these plans would result in  increased connectivity, but 
as they largely overlook Midtown, without a separate increase of economic 
redevelopment, the neighborhood would not be impacted directly.

Tactical City
Targeted approaches to invest and redevelop Midtown would eventually 
result in incremental improvements to the economy and quality of life in the 
neighborhood. This would further result in increased business development 
and job opportunity. However, without increased connectivity, these gains 
would still be minimal as the residents of Midtown would not be able to easily 
access the larger interconnected benefits of a growing region.

Return of the City 
If both connectivity and economic redevelopment improve, the conditions 
of the neighborhood will improve within the context of a more integrated, 
economically viable region. This scenario imagines a future in which all 
interventions move in a positive direction, and while hopeful, is one that relies 
on the confluence and success of many internal and external forces.
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SCENARIOS SELECTING A SCENARIO
After thoroughly examining the forces shaping the area and current conditions 
in Midtown, and understanding the potential scenarios through which this 
plan’s recommendations will be based, the planning team decided to focus on 
the Tactical City future. The Leapfrog City and Return of the City futures depend 
upon the success of many larger forces currently in play. The success of existing 
regional and neighborhood plans will largely impact the region’s connectivity. 

This plan draws upon the work set forward in other existing plans, but it will 
focus specifically on impacting Midtown locally through targeted, tactical 
intervention. These focused interventions seek to forward the economic 
redevelopment of Gary and Midtown in particular. This approach is in line with 
the Tactical City future as we have defined it. By working in tandem with other 
existing plans, we can aim to someday reach the Return of the City future, but 
this is too optimistic for the 20-year time horizon.

Return of the CityLeap Frog City

Disinvested City

Local Intradependence
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Gary’s four potential futures as identified in the Gary Rising plan
Photos courtesy of Flickr.com/Michael Thels, Sherri Thai, Vuong Ta and Richard Masoner via cyclelicio.

Four Potential Future Scenarios of Gary 
and the Four Driving Forces
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STRATEGY DEVELOPMENT

Volunteers Construct a Home , Photo courtesy of Karen E. Eifhert
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The following Strategy Development Table identifies goals, objectives and 
actions for sustainable economic development in Midtown. The three main 
goals connect to objectives and actions, including estimated public cost, 
time frame, progress indicators, and institutional stakeholders necessary for 
implementation. After an assessment of all the proposed ideas for sustainable 
development, certain actions were selected, combined and synthesized to 
form three final strategies, which are described in further detail following the 
Strategies Development Table.  

The strategy development process had three main stages: inputs, evaluation, and 
outputs. As explained in detail below, the planning team input goals, objectives 
and actions, evaluated them, and output three strategies. The Evaluation 
Funnel (see figure on next page) demonstrates the process, while the Strategy 
Development Table (see pages 29-31) highlights the substance—the two tools 
work in tandem.  More importantly, creating the Evaluation Funnel and the 
Strategy Development Table served an essential role in brainstorming and 
evaluation. The process ensured that all strategies were implementable—each 
strategy has clear actions, time frames, progress indicators, and institutional 
stakeholders as shown in the Strategy Development Table. 

Inputs
Focusing on the Tactical City future scenario, three major goals for Midtown 
were identified. The planning team then developed concrete objectives to 
reach the goals. After, each objective was broken down into more specific 
actions. The three goals that were identified include:

1. Create the foundation of a diverse and sustainable economy that 
grows equitably for all residents, spurs innovation and small business 
development, and thrives alongside an educational system that 
prepares the workforce with a livable wage.

2. Establish strategic practices and policies that capitalize and improve 
upon both the natural and built environment in Midtown.

3. Support the community’s ability to effectively self-organize and 
implement meaningful changes while providing the fiscal and political 
means to accomplish them.

Evaluation 
Each action had to pass a five-level evaluation process as shown in the Evaluation 
Funnel. Before including an action in the Strategy Development Table, it had to 
have both:

1. Consistency with Vision: Any action should complement the plan’s 
overall vision

2. Feasibility: Projects that are clearly not suitable for Midtown were not 
evaluated

If an action met the first two criteria, then it was plugged into to the Strategy 
Development Table. Each action on the Table was then evaluated using three 
further criteria:

3. Public Cost: Public funds should be used efficiently
4. Principles of Sustainability: Actions should bring a balance of 

sustainability to each strategy
5. Range of Timeline Impact: Strategies should have actions 

implementable across short, medium, and long-term time frames

Outputs
The team then grouped the Actions in the Strategy Development Table into 
three strategies, with the three pillars of sustainability as our guiding principles: 

1. Value from Vacancy
2. Blooming Broadway
3. Midtown Market

STRATEGY 
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STRATEGY DEVELOPMENT PROCESS

Three Pillars of Sustainability
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The Principles of Sustainability relevant 
to each objective are signified by color

Economic Vitality

Social Equity

Quality of Life

Adaptability

Civic Engagement

Environmental Stewardship

Actions should bring a balance of 
different aspects of sustainability 
to each strategy. The Principles 
of Sustainability relevant to each 
objective are signified by color.

Strategies should have actions implementable across short, medium, 
and long-term time frames.

Strategies

Principle of Sustainability 

Number Strategy
1 Value from Vacancy

2 Blooming Broadway

3 Midtown Market

Time Frame Years
Short 1 to 5 years

Medium 5 to 10 years

Long Up to 20 years

Time Frame

Cost Description
$ Requires only policy or regulatory changes, time of 

current public employees, and limited outside funds

$$ Requires outside consultants, investment in minor 
projects and infrastructure developments

$$$ Requires significant time and funding for major 
projects and infrastructure developments

Public Cost

EVALUATION FUNNEL
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Establish a thriving 
business environ-
ment that diversifies 
Midtown’s economic 
base and incentivizes 
businesses to locate 
to Midtown

Assemble large land parcels for commerce and industry 
clusters

Medium

Medium

Short $$

-Number of unsafe structures 
demolished
-Number of repurposed structures
-Net rate of businesses in operation
-Number of businesses along Broadway
-Opportunities for information exchange 
between education institutions and 
businesses
-Completion of online job search 
directory
-Number of food processing related 
businesses
-Number of public transit routes
-Completion of airport improvement 
projects
-Amount of retail leakage
-Percent of residents near essential 
amenities (bank, grocery, pharmacy)
-Net number of retailers 

-Regional Development Authority
-Northwest Indiana Regional Planning Commission
-Gary Dept. of Commerce:Redevelopment
-Dept. of Community Development
-Buildings Dept.
-Indiana University Northwest
-Ivy Tech
-Local Businesses        

1,3

2,3

Create the foundation of a diverse and sustainable economy that grows equitably for all residents, spurs innovation and small business development,
and thrives alongside an educational system that prepares the workforce for jobs with a livable wageGoal #1

Objective Action Time 
Frame Institutional StakeholdersStrategyPublic

Cost Progress Indicators

Short 2

Short 2

2

Leverage and capitalize on existing industries in Gary to 
develop industry clusters that provide jobs to Midtown 
residents

Inform residents of job opportunities and provide services 
that match their current skills with available positions
Support employers that provide on-the-site training to 
provide employees with an income while developing a 
more highly-skilled workforce

Prioritize the reuse and rehabilitation of vacant commer-
cial buildings that are in stable condition for new 
purposes 2

Short

Execute targeted placemaking strategies such as mixed 
use development, parking lot beautification, and 
pedestrian friendly streets

Medium

LongContinue to incorporate Gary into the existing regional 
transportation network through the expansion of the 
airport
Strengthen ties between Midtown and local anchor 
institutions to promote future development

Foster entrepreneur-
ship and business 
start-ups

Create combined job-skills training programs and low cost 
co-working/business incubation space for entrepreneurs

2

Short

Provide tax incentives and financial support for business 
creation and relocation to increase retail diversity and  
employment opportunities
Partner with private entities or IUN to provide funding 
and business coaching for entrepreneurs
Seek funding sources to provide small-business 
micro-loans or grants
Build a business incubator in Midtown to provide 
workspace for new businesses and provide services 

Revitalize the north 
end of the Broadway 
Corridor through 
targeted economic 
development

Develop a new 
sustainable industry 
through the creation 
of a food port

Promote future investment opportunities in the corridor, 
especially projects that improve internal and external 
perception
Improve public safety/foster crime prevention through 
environmental design
Update Gary’s zoning code to ensure land use regulations 
promote growth along the corridor
Create Business Improvement District (BID) for safety 
improvements and streetscape maintenance
Reconnect the corridor by addressing physical and spatial 
barriers

2

2

Assemble land for food port site, or encourage location in 
existing building
Help secure funds for food port and anaeorbic digester
Create economic and tax incentives to spur food port 
development
Ensure efficient connections between food port, Midtown 
residents, and regional transportation network
Create workforce training program between food port 
and higher education institutions

Short

Short

Short

Medium

Short

Short

Short

Medium

Long

1,3

3

3

3

3

-Number and turnover rate of small 
businesses
-Number of incubator partnerships
-Number of small businesses using tax 
incentives
-Number of businessowners involved in 
incubator activities
-Construction of small business 
incubator facility
-Success rate of small businesses

-Gary Dept of Commerce
-Dept. of Redevelopment
-Indiana University Northwest
-Ivy Tech Community College
-Indiana Small Business Development Center

-Creation of BID
-Number of customers in BID area
-BID funds as commercial area improves
-Number of crime incidents
-Completed streetscape projects
-Number of trees
-Percent of residents near transit stops
-Percent of transit accesible businesses

-Gary Dept. of Commerce
-Planning Division
-Zoning Division
-Dept of Redevelopment
-Gary Police Dept.

-Value of incentives available/granted to 
food port
-Number of jobs created by food port
-Sales tax collected by farmers market
-Local farms supported by food port
-Number of Gary public institutions 
buying food from/through food port
-Percent of building/materials reused in 
food port construction

-Dept. of Community Development
-Environmental Affairs Dept, EPA
-Gary Dept of Commerce, Planning Division
-Office of Finance, Health Dept.
-Zoning Division, Dept. of Redevelopment
-Indiana University Northwest, Ivy Tech
-Gary School Corporation, Public Works Dept.
-Gary Public Transportation Corporation

$

$$$

$$

$

$$

$

$$$

$$

$$

2

2

2$

$ 2

$$$ 2

$

$$

$

$

$$$

$$

$

$$

$

$

Short

Short

Short

Short

Medium
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Promote opportunities 
to reuse and reactivate 
vacant sites in Midtown 
through strategic land 
and property 
disposition to support 
redevelopment

Create a non-profit community land bank to acquire, 
manage and transfer ownership of abandoned, tax 
delinquent, or distressed properties 
Develop policy tools to decide which entity has the 
capacity to carry out reuse and to identify which 
disposition method is appropriate
Use a decision making matrix to decide how vacant land 
should be acquired and used
Identify policy goals, existing resources, and funding 
sources to for land banking
Create an online, user-friendly property database so that 
information on available land is easily accessible
Identify funding options to assess and remediate 
brownfield sites and implement other contamination 
remediation in Midtown
Build upon Gary's Department of Environment’s green 
and blue infrastructure programs and identify funding 
options and target areas in Midtown

Create and maintain urban farms as a productive reuse of 
vacant land to support economic redevelopment and a 
localized food system
Encourage partnerships for the construction of parks and 
green spaces on vacant land within MidtownIncrease access to 

nature – both the 
ability to travel to the 
lakefront and the 
quality of current 
green spaces in 
Midtown

Prioritize specific lots next to existing green spaces to be 
cleaned and returned to productive use
Identify community groups to help clean and maintain 
the lots and new green spaces

Implement large-scale green and blue infrastructure in 
Midtown and along the path to the lake

Extend the Gary Green Link Plan implementation to 
include bikeways and greenways from Midtown to 
surrounding neighborhoods and Lake Michigan

Reduce energy usage 
in public and private 
buildings

Create programs to educate residents about energy 
saving practices and benefits

Integrate LEED technology in the construction of new 
buildings and in the renovation of older buildings when 
possible

Create policies and subsidies for using energy saving 
technology in public offices as well as private businesses

Reduce waste in 
Midtown and 
throughout Gary

Expand Gary’s recycling program to include city-wide 
curbside pickup in Midtown

Increase garbage and recycling receptacles in Midtown
Prioritize deconstruction instead of demolition when 
possible
Divert food waste to aenerobic digester at food port to 
decrease waste and increase self-sustained electricity for 
Midtown

Create a job training 
program for green 
infrastructure that 
benefits residents

Short

Medium

Short

Short -Acres of brownfields remediated or 
redeveloped
-Number of vacant and blighted parcels 
-Amount of funding for deconstruction

-Acres with blue & green infrastructure
-Percent of households within park 
service areas
-Amount of outside funding for park 
maintenance
and improvements
-Amount and quality of youth 
progaming in Midtown parks

-Dept. of Environmental Affairs 
-Redevelopment Dept.
-Parks and Recreation
-Planning Dept.

Short

Short

Long

Short

Medium

Long

Medium

Short

Medium

-Dept. of Environmental Affairs
-Public Works Dept.
-Parks and Recreation

-Energy use in municipal buildings
-Number of LEED Certified buildings
-Number of residents educated

-Increased grant funding for 
deconstruction
-Percent of homes deconstructed vs. 
demolished

-Dept. of Environmental Affairs
-Gary School Corporation 
-Community Development Division

-Dept. of Environmental Affairs
-Dept. of Recycling
-Public Works Dept.
-IN Dept. of Environment Management
-EPA

Develop a "Greencorps" program to provide the skilled 
labor needed for green infrastrucuture projects and to 
teach trainees long term transferable job skills
Partner with local high schools and universities to extend 
the reach of the program

Secure funding sources to create a sustainable program 
that will remain for the next generation of residents

Short

Medium

Medium

-Dept. of Environmental Affairs 
-Redevelopment Dept.
-Parks and Recreation
-Planning Dept.

-Acreage of brownfields remediated or 
redeveloped
-Decrease in number of vacant and 
blighted parcels 
-Increase in funding for Greencorps

1

1

1

Long

1

1

1

3

Establish strategic practices and policies that capitalize and improve upon both the natural and built environment in MidtownGoal #2

Objective Action Time 
Frame StrategyPublic

Cost Progress Indicators

Short 1

Short 1

Medium

Medium

1

1

Medium 1

Medium

$

$

$

$

$

$$

$

$$ 3

$

$

$

$$

$$$ 1

$

$

$$

$$

$$

$$

$$

$$

$

$

Institutional Stakeholders

1

1

1
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Support the community’s ability to effectively self-organize and implement meaningful changes while providing the fiscal and political means to accomplish themGoal #3

Provide opportunities 
for workforce develop-
ment, career training, 
and youth development 
programs that will be 
resilient and sustainable 
over time; and allow 
social mobility for future 
generations

Create and support relationships between nonprofits, community 
development corporations, small businesses, government, religious 
organizations, and residents
Partner with regional industries and companies for workforce develop-
ment and career training opportunities
Partner with local higher learning institutions for workforce development 
and career training opportunities
Connect business incubator to existing workforce training programs, for 
example, the state's "Hiring Technology" program training high school 
students for the Advanced Manufacturing and Logistics (AML) industry

Establish a neighborhood council for Midtown to unite various communi-
ty stakeholders

Strengthen existing partnerships within the city and the community

Reduce recidivism rates through incentivized industries and businesses 
to hire ex-offenders

Short

Short

Short

Short

Short

Medium

Short

1,2,3

1,2,3

1,3

1,2,3

1,2,3

2,3

-Community Development 
Corporations
-Non-profit organizations
-Dept. of Community Development
-Dept. of Human Relations
-Commission for Women
-Indiana University Northwest
-Ivy Tech Community College
-Gary School Corporation
-Mayor's Office

Create awareness of 
community engagement 
opportunities  

Promote work opportunities and community events at the proposed 
food port

Improve communication between government and stakeholders 
(increase transparency) and provide continuous information streams via 
various media sources

Short

Medium

Stabilize Midtown 
population by providing 
and maintaining services 
for residents in all stages 
of life to create a higher 
standard of living

1,2,3

3

Address crime and public safety issues through street lighting and 
neighborhood watch programs

Improve opportunities for youth to engage in the community

Provide affordable childcare and create small-scale play lots
Increase affordable housing stock through developer regulations and 
incentives
Create age-in-place opportunities for residents by providing public and 
private services including housing options for all age and family demo-
graphic groups

Group new services spatially with existing services in accessible and 
convenient areas 

Short

Long

3

Improve internal and 
external community 
perception of 
Midtown

Locate new funding sources for public safety and policing 
Hold farmers market type events at food port that will attract Midtown 
and regional residents

Create awareness about community plans: organizational, social, etc. 
through social and other media communications

Foster community pride via recultivation of civic and neighborhood 
historic legacies

Short

Short

Short

-Mayor's Office
-Planning and Finance Departments
-Dept. of Information Technology

-Police Commission
-Housing Authority
-Dept. of Community Development
-Health Dept.
-Commission for Women
-Planning Dept.
-Building Dept.

-Police Commission
-Dept. of Community Development

Short

Short

Long

3

2

-Creation of workforce development 
programs 
-Number of Midtown residents, youth 
and adult, employed through training 
programs
-Degree citizens advisory committee 
acts as a liason between local 
government and the community

-Rate of participation in community 
meetings, events, etc. by local 
residents.

-Number and quality of services
 and housing provided for older 
residents
-Expansion of low-income childcare 
services

-Number of residents engaged in 
clean-up and blight removal efforts
-Number of historic buildings and 
landmarks preserved or reused 

Objective Action Time 
Frame StrategyPublic

Cost Progress Indicators

Medium

Medium

$

$

$

$

$

$$

$$

$$

$$

$$

$$

$$

$$$

$$$

$

$$

$

$$

Institutional Stakeholders

$
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STRATEGIES 

Youth learning gardening techniques, Photo courtesy of Flickr.com/sitcdetroit
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Bl
ooming BroadwayVa

lue from Vacancy

Food Port

Volunteers raise a wall, Photo courtesy of Vuong Ta, Potential future infill on Broadway Midtown’s busy food port

Three strategies were chosen to create a livable and safe neighborhood with a growing, sustainable economy that supports the revitalization of the Broadway 
commercial corridor as well as the surrounding commercial and residential areas. The strategies aim to build upon Midtown’s existing assets, including anchor 
institutions, retail pockets, residential density, transportation connectivity, partnerships, and community engagement. 

In achieving each strategy, an emphasis is placed on economic prosperity and environmentally sensitive equitable development. Midtown’s success should 
correspond with overall revitalization in Gary and be fully integrated within the wider economy. As Midtown realizes its economic potential, future development 
must be created alongside efforts that engage local institutions and residents as well as foster new community partnerships. Resource efficiency, smart growth 
principles, business development, green infrastructure, and planning efforts aligned with other existing regional and local plans will be critical for ensuring sustainable 
economic development in Midtown. The three strategies are as follows:

Value from Vacancy: Using a community nonprofit land bank concept to tactfully convert under utilized land into productive uses
Blooming Broadway: Encouraging targeted redevelopment in on the Broadway Corridor
Midtown Market:  A food industry cluster located in Midtown, anchored by a food port called Midtown Market

OVERVIEW OF STRATEGIES
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VALUE FROM VACANCY 

Occupied with structure

No structure
Vacant or abandoned with structure

Midtown Parcel Vacancy

49%

14%

37%

Data Source: Garymaps.com GaryMaps.comA Parcel of Vacant Land in Midtown Has Been Reused as an Urban Farm, Photo courtesy of Flickr.com/Samuel A Love

STRATEGY 1:

MIDTOWN VACANCY & BLIGHT
Out of nearly 10,000 parcels in Midtown, approximately 50 percent are 
vacant and another 13 percent have an abandoned structure. Many of the 
unoccupied properties are poorly maintained, which lowers the value of nearby 
neighborhoods and buildings, poses safety concerns, perpetuates negative 
perception, and creates a place for criminal activities. The city of Gary must 
inventory Midtown’s vacant properties, examine the conditions of existing 
structures, and create a system for prioritizing parcels for rehabilitation. Data 
has been assembled of all of the vacant property in Gary, and the status of 
the parcels and structures has been rated. This data can be used to prioritize 
parcels for revitalization as well as to seek funding opportunities. While the 
removal of unstable structures in any fashion should be a priority in order to 
more quickly stabilize the neighborhood, deconstruction and reuse should be 
sought whenever possible in the redevelopment of parcels in Midtown.

The enhancement or revitalization of vacant land can produce environmental, 
social and economic benefits in Midtown while also positively impacting the 
perception of the area. A study from the University of Pennsylvania found 
that a parcel of stabilized vacant land could increase adjacent property values 
by roughly 17 percent. In addition, programs to stabilize or enhance vacant 
land can create jobs for local residents, improve air quality with new tree 
plantings, expand recreation opportunities, improve market perception of the 
neighborhood, create local food security and provide stormwater management. 
However, issues associated with vacant land that may impede projects include 
environmental contamination, illegal dumping and criminal activities, budget 
constraints and reduce community involvement in neighborhoods with large 
areas of vacant land.  

Midtown Parcel Vacancy
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The amount of vacant land in Gary provides immense 
opportunities to create a green space network and 
improve its natural systems, benefitting current residents 
and attracting new residents and future development.  
Interventions for vacant land should include both short-
term holding strategies to stabilize neighborhoods 
as well as long-term reuse strategies for areas where 
opportunities for long-term development are less likely to 
exist. Interventions for vacant land reuse and revitalization 
are based on property disposition decisions, including:

1. What type of reuse is appropriate for the property?
2. What entity has the capacity to carry out the reuse?
3. What disposition method is the best way for the 

appropriate entity to acquire the property?

Total Parcels

of Midtown’s commercial 
parcels with no strucutre are 

owned by the City of Gary

Jobs created by decon-
struction versus traditional 

demolition practices

“Gary Urban Conservation 
Team” members who 
received training as 
environmental techs

Brownfield Sites

housing units per acre
(residential denisty)

of Midtown’s 
commericial parcels are 

abandoned or vacantMidtown parcels with 
structures in poor or 
dangerous condition

MIDTOWN
LAND AND VACANCY

9,901

82%

6

1,105

16%

100
6 to 1

5.2

A Vacant Land Action Plan for Midtown will help to answer 
these questions and will include five interconnected 
actions: 

1. Land reuse/ holding decision matrix
2. Land banking
3. Green Infrastructure
4. Deconstruction
5. Greencorps Training 
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The Land Bank Decision flowcharts (see below and the next page) can be used by the City and the community land bank to determine the proper plan of action for 
vacant lots. Holding strategies, interim green use, assemblage, and disposition are possible actions depending on the vacancy rate, existing nearby structures, and 
market demand.

High vacancy - Areas with more abandoned, dangerous structures  and vacant parcels than occupied structures
Medium vacancy - A mix of occupied structures and vacant structures and parcels
Low vacancy - Areas with mostly stable structures in good condition with few to no vacant lots

Adapted from: Detroit Future City, RE-IMAGINING A More Sustainable Cleveland

LAND REUSE/HOLDING DECISION MATRIX

Land Bank Decision Making Matrix
Large Neighborhood Parcels (>1 Acre)

High Vacancy Moderate Vacancy Low Vacancy

Hold

Suitable for Assembly 
into Large Parcel?

Strategic 
Location? 

Hold and 
Assemble
for Future 

Redevelopment 
With Interim 
Green Use

Hold and
Assemble for 
Large-Scale

Redevelopment

Suitable for Assembly 
into Large Parcel?

NoYes
Strong 
Market

Demand

NoYes

Use/Sell 
for 

Green Use

NoYes

Use/Sell 
for 

Green Use

Use/Sell 
for 

Green Use

Hold and 
Assemble
for Future 

Redevelopment 
With Interim 
Green Use

Use/Sell 
for 

Green Use

Limited 
Market 

Demand
Strong 
Market

Demand

Limited 
Market 

Demand

Sell for 
Redevelopment

Hold and 
Assemble
for Future 

Redevelopment 
With Interim 
Green Use

Use/Sell 
for 

Green Use

STRATEG
IES
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Adapted from: Detroit Future City, RE-IMAGINING A More Sustainable Cleveland

Land Bank Decision Making Matrix
Small Neighborhood Lots

High Vacancy Moderate Vacancy Low Vacancy

Hold

Suitable for Assembly 
or Building?

Hold and 
Assembly for 

Green Use 

Adjacent 
to Home 
Owner?

Use/Sell 
for 

Green Use

Sell as 
Side Lot Sell Individually or 

Bundle to Sell to 
Developer for

 Infill Development

Assemble
for 

Green Use 
Assemble/Bundle 

to Sell to Developer 
for Infill Development

Suitable for Assembly 
or Building?

NoYes

Adjacent 
to Home 
Owner?

NoYes

NoYes

NoYes

Adjacent 
to Home 
Owner?

NoYesUse/Sell 
for 

Green Use

Sell as 
Side Lot

Sell as 
Side Lot

Use/Sell 
for 

Green Use

Use/Sell 
for 

Green Use

Sell Individually or 
Bundle to Sell to 

Developer for
 Infill Development

Sell Individually or 
Bundle to Sell to 

Developer for
 Infill Development

Assemble 
for 

Green Use 
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Green Opportunities

Green Space (parks, forests, linkage)
Wildlife Habitat
Urban Agriculture
Tree Nursery
Community Garden

Constructed Wetland
Stormwater Management
Bio-Redemdiation, Phyto-Remediation
Clean Fill-Cap (landfill site)
Energy Generation (solar field)

Children play in a garden, Photo courtesy of Cade Martin and Dawn Arlotta 
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LAND BANKING
Land banking is the practice of amassing parcels of land for future sale 
or redevelopment. Land banks are typically entities created by counties, 
municipalities or non-profit organizations to manage vacant, abandoned, or 
foreclosed properties. Recent amendments to the Indiana Unsafe Building Code 
enhances the flexibility of County Redevelopment Commissions outside of 
Marion County to dispose of property it owns and augments land bank powers 
to county executives. However, the City of Gary does not have the authority to 
create a Land Bank, and it would require significant political will to create one 
at the county level. In addition, sections of the Indiana Code hamper traditional 
land bank efforts to transfer land to developers in a short period of time.

Therefore, a Vacant Land Action Plan for Midtown should involve the creation 
of a non-profit community land bank to allow Gary to create a mechanism for 
the management and disposition of land. This will give Gary the opportunity to 
eliminate areas with low public safety, increase productive and economically 
viable use and produce more green space for residents. The objective is to 
restore the integrity of the community by removing dilapidated structures and 
redeveloping abandoned properties. 

Land banking will act as a redevelopment tool to move properties back onto the 
tax rolls and decrease blighted areas.  Vacant areas can be returned to productive 
uses, effectively increasing property values. Land banks also may encourage 
potential buyers, which can include first-time homeowners, neighbors and 
commercial developers. Because land banks can bundle larger land sections 
and sell to developers at market price, commercial developers would benefit 
because they avoid chasing after individual lots. A “Good Neighbor” side lot 
program is already offered in Gary, which could be expanded upon. 
 
With the creation of a land bank, Gary will have a constructive community 
development tool. The Vacant Property Matrix will be used to determine 
whether to sell for redevelopment, hold for future redevelopment with interim 
green use, or sell or lease for green reuse. Foreclosed and abandoned land 
will be assembled and transferred. Properties will be renovated and resold to 
city agencies, community development corporations, private developers, and 
adjacent property owners or held for future development. Vacant lots will 
be cleaned and maintained until developers are found or a neighbor wishes 
to purchase the lot. Some lots may be returned to green space through 
naturalization or used as an urban farm or garden.

Vacant lots in Midtown in moderate vacancy areas can be sold for use a side lot, 
Photos courtesy of Ellen Gottschling

STRATEG
IES

Other vacant lots could be used as for green uses such as a pocket park or water retention,
Photos courtesy of Ellen Gottschling
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After identifying parcels using the matrix, green and blue infrastructure should be implemented in targeted vacant areas in Midtown that lack potential for substantial 
redevelopment.  Green infrastructure (GI) is currently being implemented in northern Gary neighborhoods near the Calumet watershed, such as Aetna, Downtown, 
and Horace Mann. However, due to the abundance of impervious surfaces, vacant lots lacking productive use and the necessity to stabilize neighborhoods, GI 
projects must be extended to Midtown. Incorporating GI into the city’s planning process will create a green network to connect Midtown to other neighborhoods, 
increase quality of life, establish a precedent for environmental sustainability, and increase safety.

Gary follows the MS4 Program Phase II (Municipal Separate Storm Sewer Systems), which include universities, prisons, schools, hospitals, etc. The regulation 
requires that MS4 urban entities implement the following control measures: public education and outreach, public participation and involvement, illicit discharge 
detection and elimination, construction site runoff control, post-construction storm water management, and pollution prevention/good housekeeping for municipal 
operations. The southeast portion of the neighborhood is a flood plain and is a good candidate site for blue infrastructure.

Plumb and Seggo, 2007

EPA, Types of Green Infrastructure
Photos courtesy of Flickr.com/Wes Hill, Tom Carmony, Immanuel Giel, Steven Vance, Arlington County, Leong Him Woh and Gmihail 

GREEN INFRASTRUCTURE

Gallons of Stormwater Managed per $1,000 Invested 

Stormwater Control Gallons per $1,000 Invested

Conventional Storage Tanks 2,400

Greenstreet 14,800

Street Trees 13,170

Greenroof 810

Rain Barrel 9,000

STRATEG
IES

Rain Garden Planter Boxes Porous Pavement Bioswales Downspout Disconnection Green Roofs Urban Tree Canopy

Type

Types of Green Infrastructure

Description

Benefits

Space

Shallow, vegetated 
basins that collect 

runoff from sidewalks 
and streets for its 

infiltration and 
evaporation

Smaller urban rain 
gardens with vertical 
walls that absorb and 

collect runoff from 
sidewalks, parking lots, 
and streets. Also serves 

as streetscaping 
element.  

Paved surfaces that 
enable infiltration, 
evaporation and/or 
storage of rainwater 

where it falls. The 
materials used are: 
concrete, porous 

asphalt, permeable 
interlocking pavers, etc.  

Sloped drainage 
channels filled with 

vegetation, engineered 
soils and/or stone to 

direct stormwater from 
one place to another, 

slowing it down, 
infiltrating 

and filtering it.

Rerouting of rooftop 
drainage pipes to drain 

rainwater into rain 
barrel, cisterns, or 
permeable areas 

instead of sewer. Stores 
stormwater and allows 

its infiltration 
into the soil.

Roofs covered with 
growing media and 

vegetation to enable 
rainfall infiltration and 
evapotransportation of 

stored water.

Planting of trees to 
intercept stormwater in 

their leaves and 
branches.

Bioretention Helps control 
runoff

Reduce 
stormwater 
quantity and 

treat water, cools 
pavement

Cleans 
stormwater 

runoff and guides 
it, preventing 

flooding during 
storms

Prevents flooding 
during storms, 

prevents 
collapsing of 

ceilings

Helps control 
water runoff

Reduce and slow 
stormwater, 

reduces pollution 
and heat

Unpaved areas Space-limited 
areas

Areas where 
flooding is 
common

Along streets and 
parking lots

Cities with 
combined sewer 

system
Stable buildings Along streets

Types of Green Infrastructure

Source: EPA

HIGH-VACANCY AREAS

MEDIUM-VACANCY AREAS

LOW-VACANCY AREAS

Maintained Lawn

Low Grown Lawn

Phytoremediation

Meadow

Emergent Forest

Rapid Reforestation

Maintained Lot

Orchard

$-$$ $$ $$ $$$

$$$$-$$ $$$-$$ $$

$0 $-$$$0 $$ $$
$0      No Cost to City

$$      Minimal Cost to City

$         Very Low Cost to City

$$$    High Cost to City
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ParkBrownfield Possible Green or Blue Infrastructure Site

Legend
City Owned Vacant Land, No Structure (1,258)

The City of Gary, Department of Redevelopment, and the Parks 
Department own more than 1,000 vacant parcels with no structures. 
As can be seen in the figure to the right, possible sites for green 
infrastructure or interim green use are signified by green dots and 
include high vacancy area city owned parcels near parks.

Gary Parcel Survey, GaryMaps.com

Brownfields
A brownfield is a property where redevelopment or reuse may be 
complicated by the presence (or likely presence) of contamination. 
Risks associated with brownfields include dangers to human health, 
groundwater, and nearby surface waters or ecosystems. In regard 
to the six brownfield sites in Midtown, the City should follow the 
U.S. EPA’s Guide to Green Infrastructure at Brownfield Sites.  The 
guide offers six key questions to determine if GI and stormwater 
management is appropriate for brownfield sites, keeping in 
mind that the potential to mobilize pollutants and contaminate 
groundwater is possible.  The EPA recommends that stormwater 
management must be considered in the early phases of planning 
and should be integrated with site investigations, state approvals, 
remediation approaches, and site improvements

Potential Green Infrastructure Sites

STRATEG
IES
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Deconstruction—the process of disassembly and salvage of useful materials 
when tearing down buildings—has many advantages over demolition. It is a more 
sustainable practice and has the ability to prevent large amounts of reusable 
materials from ending up in a landfill. Additionally, the reusable and recyclable 
material is a cheap alternative for new construction, and the redistribution 
of these materials provides opportunities for new jobs and businesses. 
Deconstruction creates six jobs for every one job that demolition creates. In this 
nationally growing field, job training in deconstruction can be a stepping stone in 
a construction career.

The initial downside to deconstruction is the capital investment. Deconstruction 
can have an initial cost upwards of double that of demolition. When stock is taken 
at the end of a project, however, the overall costs for deconstruction can be lower. 
Resale of reusable products—particularly old-growth lumber—can be profitable 
finds in a deconstruction project. Additionally, tax credits for donation of reusable 
materials can also recoup a large portion of the initial investment (in some cases 
the return has exceeded the initial cost). 

Currently, Gary’s demolition coordinator is working with the Delta Institute to 
divert demolition debris from landfills to recycling centers. The Delta Institute is 
a sustainability consultant and has worked in both Illinois and Michigan to find 
profitable ways to utilize deconstruction and partial deconstruction in blighted 
areas. Their team is training Gary demolition crews in deconstruction techniques 
and how to salvage valuable materials.

In 2014, Gary received $6.6 million through the Hardest Hit Fund–Blight Elimination 
Program (BEP) for the purpose of demolition of buildings in the worst condition. 
None of the targeted sites for these funds are in Midtown, but the availability of 
housing stock data for Midtown, as well as pressure from the community, may 
make the neighborhood eligible for future grants. Furthermore, money gained 
from the redevelopment of lots in other areas may be re-allocated for future 
demolition sites in Midtown. The addition of CDBG funds had the city budget for 
demolition at around $300,000. This is a funding source that Midtown should 
focus on in order to advance the removal of blight in the community.

Aerial and ground view of the brownfield at former Bear Brand Hosiery Plant, 205 E. 21st Ave.,
Photos courtesy of Google Earth and Ellen Gottschling

DECONSTRUCTION & DEMOLITION IN MIDTOWN

STRATEG
IES
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Note: Table displays estimations of costs and savings of a representative home.  
The calculations are based on a 2,500 sq. ft. house built around 1960.  Salvaged 
value is based on used building materials selling for one-third of their new price 
which reflects the industry average. 

Because of the financial situation in Gary, the initial cost of deconstruction makes 
it unreasonable for large scale projects, particularly in the early years of massive 
demolition initiatives. Working with the Delta Institute and the data from the 
GHI initiative could create a list of buildings in the neighborhood best suited for 
deconstruction.

In order to make demolition a more sustainable and environmentally friendly 
practice, Gary can look to other cities for examples of how to reduce waste from 
demolition. For instance, Chicago requires demolition contractors to track their 
generated waste and provide documentation that 50 percent of the recyclable 
materials were in fact recycled. Other cities (e.g., San Jose and Rancho Cucamonga 
in California) have had success issuing deposit-based demolition permits to 
contractors. Deposits are based on square footage or job value, and deposits can 
be reclaimed by documenting that reusable materials were taken to a certified 
reuse or recycling center.

Deconstruction Demolition
Labor Cost $16,875 $10,000

Disposal $1,667 $6,250

Total Cost $18,542 $16,250

Salvage Value $7,500 $0

Tax Savings $2,625 $0

Final Cost $15,917 $16,250

Piece by Piece Consulting

STRATEG
IES

Home ready to be deconstructed, Photo courtesy of Flickr.com/Randy Lane
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The final portion of the Vacant Land Action plan is a job training program rooted in 
green industries, which will provide skilled labor for green infrastructure projects 
and green construction or deconstruction in Midtown. Existing “Green Corps” 
programs in other cities last nine months and cater to individuals who have barriers 
to employment. Trainees receive practical experience, academic enhancement, 
professional development and training in a variety of environmentally-related jobs 
with skills that are easily transferable to other industries.

Gary previously implemented an “Urban Conservation Team,” a brownfields 
training program, where 100 participants were trained as environmental 
technicians who completed green infrastructure projects. However, most of 
the green infrastructure projects are concentrated in Aetna, Downtown, and 
Horace Mann. A Greencorps would offer the opportunity to gain a more diverse 
set of skills that could be transferred to other types of careers and industries. 
For example in addition to horticulture, tree care, and ecological restoration, 
Greencorps Chicago offers certifications such as Defensive Driving Course, Flagger 
Training, Forklift Operator, First Aid/CPR, OSHA 10-Hour Safety General Industry, 
Chicago Wilderness Prescription Burn Class and Illinois Pesticide Certification.  

Like most cities, Gary will be more likely to support a green industry if trained 
employees are readily available. A green industry will greatly benefit Gary and the 
Midtown neighborhood because it addresses two of their biggest problems: lack 
of jobs and poor environment.

  G
REENCORPS

  G
 A R YGREEN JOB TRAINING

STRATEG
IES

Potential Greencorps Logo, Photo courtesy of Katie McMahon,
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IMPLEMENTATION TIMELINE

Timeline for environmental strategy implementation
Photos courtesy of Pixabay.com/Skeeze, Brandon Kelm, US Fish and Wildlife Service, Steve Walling, 

Establish 
GreenCorps 

Program

Prioritize 10% of 
structures 

for deconstruction 

Return at least 40% of 
vacant land to productive use

Stabilize Green 
Corps Program

Expand the Green 
Corps program, strive for 
300 program graduates 

in 20 years.

Implement interim
green use in vacant lots.

Up to 20 years

Select the structures that ideal for 
deconstruction vs. demolition.  
Continue to work with the Delta 

Institute for training and resources to 
prioritize deconstruction.

Create a Gary
 community 
non-pro�t 
land bank.

Build biologically 
friendly parking lots.

Inventory Midtown parcels 
and building conditions 

using GHI data and create a 
prioritization list for 

blight clearance.

Secure funding and partnerships 
for deconstruction projects while 

pursuing CDBG and BEP 
funds for Midtown.

1 to 5 years

Plant rain gardens 
and/or urban farms

 in vacant lots.

Work with the city of Gary to develop
 a recycling requirement or permit 

program for demolition contractors.

Use Detroit as a model to 
develop a client list for possible 

re-sale of salvaged materials 
from deconstruction.

5 to 10 years

Increase percentage 
of buildings being 

deconstructed

STRATEGY 
DEVELO

PM
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IMPLEMENTATION

Establish a local re-sale 
warehouse for salvaged 

materials.

Promote rainwater harvesting, place 
planter boxes and bioswales along 

Broadway and in other main streets.  
Encourage use of permeable 
pavement in parking lots and 

along side streets.
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Blue Infrastructure, Photo courtesy of Gveret Tered
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Newly constructed affordable housing, Photo courtesy of MJ Beal

Volunteer student landscapers, Photo courtesy of Pennsylvania National Guard

Students plant in a community garden, Photo courtesy of Wikimedia.org/Klest

Volunteers raise a wall, Photo courtesy of Vuong Ta
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Twin Cities Community Land Bank 
The Twin Cities Community Land Bank is a nonprofit limited liability company 
formed as a strategic tool for government, neighborhood organizations, 
community development corporations, and developers to further community-
based economic development and affordable housing goals. The land 
bank’s “First Look” program provides an opportunity for affordable housing 
developers to purchase bank-owned properties before they go on sale in 
the open market. Developers qualify for this program if they meet specific 
construction and hiring requirements. The Twin Cities Community Land 
Bank has also been successful in developing a community lending program 
comprised of neighborhood recovery loans and grants for developers. The 
land bank developed a three-year strategic plan with both socially minded and 
economically sustainable goals and objectives that can guide the creation of 
Gary’s own community land bank.

Kansas City Blue Infrastructure
In 2005, Kansas City, Missouri implemented the “10,000 Rain Gardens” 
initiative, which is a program to mitigate sewage overflows, flooding and 
runoff problems. The city planted rain gardens, rain barrels, and green roofs 
and community members took ownership of the gardens.

Reclaim Detroit
Reclaim Detroit is a construction, wholesale and design company that employs 
30 Detroit residents. Reclaim Detroit does not see themselves as the entire 
solution, but part of a larger picture of deconstruction and demolition in 
Detroit. Their hope is to deconstruct 10 percent of the structures up for 
demolition. They generally perform partial deconstructions, taking three days 
to gut a house for reusable and recyclable materials before final demolition. 
They have partnered with companies around the country to sell their products, 
ranging from McDonalds to micro-distilleries.

Greencorp Chicago
Greencorps Chicago hires 40 to 50 Chicagoans each spring for nine months. 
Participants receive minimum wage for the duration of the program, giving 
them a stable income while they receive practical experience, professional 
development, training and academic enhancement. Chicago’s Greencorps is 
funded through the city’s budget and through taxes on city utilities. Gary’s 
Greencorps program could be funded through grants, similarly to the previous 
brownfield remediation job training program. 

STRATEG
IES

RELATED CASE STUDIES
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BLOOMING BROADWAY

Excellent

Fair
Good

Broadway Property Conditions

30%

17%

Data Source: Garymaps.com

Poor
Dangerous

8%

27%

18%

GaryMaps.com

Broadway once served as a symbol of the city’s vibrancy, connecting Midtown 
to Downtown. The corridor contained a unique set of heritage and cultural 
assets for Gary’s African American community, hosting a mix of activity, 
commerce, politics, life, art, and culture. Yet, today the corridor faces many 
challenges that counteract revitalization. Vacant lots and storefronts as well as 
physical deterioration of buildings are common. While the Broadway Corridor 
is home to several existing retail, fast food restaurants, personal services, and 
institutional uses, it lacks necessary services, retail, and amenities to support the 
surrounding residential population and future economic growth. Additionally, 
one of every four properties in the corridor are in poor or dangerous condition 
as shown in the figure on the bottom right.  

The area is highly visible and well connected to transportation but is under 
utilized. By building on the corridor’s competitive advantages—central location, 
connectivity, existing services and institutions, and cultural heritage—Broadway 
can be well positioned to become a safe, convenient, and vibrant thoroughfare. 
Incremental improvements can help reinvigorated the area to once again become 
a strong community retail destination that capitalizes on a growing workforce 
and downtown development. Concentrating businesses at major intersections 
and adjacent to prominent community institutions will help create new jobs, 
bring quality retail options to residents, recapture retail dollars leaking out of the 
community, and increase public services through an expanded tax base. 

STRATEGY 2:

CONNECTING THE CORRIDOR

Broadway Property Conditions

Gary residents plead for community involvement,Photo courtesy of Paul Needham
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Total Jobs in Midtown

of Midtown residents 
are employed in the 

neighborhood

Average Daily Traffic 
count along Broadway 

near I-80

miles is the length of 
the Broadway 

Corridor in Midtown

Bus routes are 
located on or 
adjacent to 
Broadway

people per acre live 
along the Corridor from 

4th Avenue to I-80

of the parcels along 
Broadway (within 

320 feet) are vacantof the buildings on 
Broadway are in fair, 
poor, or dangerous 

condition

MIDTOWN
BROADWAY CORRIDOR

1,667

67%

5

42%

4.92

1.7 
20,012 

4%

In order to begin revitalizing Broadway over the next twenty 
years, this strategy is comprised of four specific actions that 
outline how tactical interventions can improve Broadway, 
Midtown and even Gary as a whole.  These actions are:

1. Build stronger governance capacity
2. Partner with anchor institutions for investment on the 

Broadway Corridor
3. Establish appropriate economic development 

incentives and other financial tools to support priority 
revitalization efforts

4. Create a business incubator to support new 
entrepreneurs and startup businesses

Many of Broadway’s existing conditions and competitive 
advantages are illustrated in the figure on the right. 
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To prosper, cities like Gary crucially need a form of governance that encompasses 
the entire civic and institutional infrastructure and drives economic activity. 
Intentional, strategic efforts that establish new patterns of cooperation, forge 
governance structures, and produce effective cross-sector partnerships can 
position Midtown for economic success. While Gary must take on the leadership 
role, the implementation of many of the projects that will impact Midtown in 
the future, the leadership of nonprofit and community-based organizations, 
community development corporations (CDCs), businesses, developers, schools, 
and residents, is integral to the neighborhood’s success.
 
Neighborhood-focused leadership is critical to ensuring that city-wide 
strategies are responsive to on-the-ground realities and that large-scale plans 
can actually take root in neighborhoods. Leadership and commitment are 
necessary to leverage assets. In other cities facing challenges similar to Gary, 
thriving revitalization efforts have involved groups of people—perhaps small 
groups at first—sharing a commitment to bringing disparate stakeholders 
together to form networks to focus on small, attainable successes and building 
upon them. To stabilize Midtown, the collective, cumulative impact of many 
small but good decisions by a variety of actors can ultimately prove to be more 
powerful than one big investment project—that is, the “silver bullet” strategy.
 
Gary Rising recommends establishing a neighborhood council for Midtown 
to help to unite various community stakeholders in the Midtown community 
as well as to perform other important roles, as listed in the figure on the 
next page. There are two possible ways of forming such a council, the more 
formal of which is an organization comprised of business owners in the area. 
In this more structured scenario, members of the council would be required 
to pay dues and then the council could utilize the money from the dues to 
accomplish projects in the neighborhood. An alternative to this format would 
be a less formal, voluntary group of interested community members, business 
owners or other stakeholders in the neighborhood who form a council to 
advocate for the community. Generally, stakeholders might include business 
owners, representatives from community institutions and organizations (e.g., 
YWCA, churches, schools), and otherwise interested community members.

BUILDING STRONGER GOVERNANCE CAPACITY

STRATEG
IES

Renovated brick building, Photo courtesy of Pixabay.com/KaboomPics
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The Midtown neighborhood benefits from having two anchor institutions 
located just outside its borders: the Methodist Hospital is located to the 
northwest while Indiana University Northwest (IUN) and Ivy Tech’s Gary campus 
are located to the south. 
 
Midtown and the City of Gary would benefit enormously from a collaborative 
effort among different government entities overseeing economic development 
in the region and providing ongoing advice for small to medium-sized businesses 
in order to reduce barriers for new entrepreneurs entering the market. 
Additionally, the financial burden of organizing an intermediary organization 
may be offset by a reduction in the number of entities who have similar duties 
and by repurposing an existing physical structure. As the public and private 
sector work together, businesses in Midtown will become intertwined in a dense 
network of support increasing their ability to achieve a sustainable economy. 
Finally, the city could capitalize on its advantageous position between anchor 
institutions and leverage their expertise to enhance workforce development 

efforts in an attempt to improve the lives of local residents. The most vulnerable 
community members of Midtown would experience the immediate benefit of 
a salary while developing their skills to better adapt to future economic shocks. 
A higher-skilled workforce will further attract new businesses to locate in the 
Midtown neighborhood.
 
These anchor institutions are of economic significance for both Gary and 
Midtown. There are ample opportunities for investing in existing health and 
education industries, which are key economic drivers in Gary and represent 
a fair amount of the city’s total employment. These industries add to Gary’s 
economic vibrancy by attracting employees, students and clients. Encouraging 
partnerships between Midtown organizations, residents, businesses, and 
nearby major institutions may prove invaluable to help leverage economic 
development opportunities, civic partnerships, job creation, and job training 
efforts.

NEIGHBORHOOD

COUNCIL

PRESENT A COLLECTIVE VOICE

BUSINESS IMPROVEMENT
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PARTNER WITH ANCHOR INSTITUTIONS

Gary’s local university, Photo courtesy of Ian Brown
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The city of Gary should take affirmative steps to stabilize and encourage 
the revitalization of the Broadway Corridor by supporting new financing 
mechanisms. Through incentivizing reinvestment, Gary can stimulate new 
streams of public and private revenue for the many properties in the Corridor  
that are in unmarketable structural conditions (as seen in the map on the right). 
While there are many financial tools that can be utilized by cities to creatively 
support revitalization, the two tools listed below—business improvement 
districts and city-administered revolving loan funds—are most fitting for the 
circumstances in Midtown.

Business Improvement District 
A Business Improvement District (BID) can provide the tools and funding 
sources to encourage reinvestment within a defined area. When a BID is 
established, property and business owners collectively contribute to a special 
assessment tax in order to fund projects within the established district. 
Effectively, a BID allows the community to direct future economic decisions 
aimed at improving the business climate and local quality of life. BIDs may 
undertake a variety of projects geared toward maintenance, street cleaning, 
safety, capital improvements, construction of pedestrian and streetscape 
enhancements, neighborhood studies, surveys, and marketing and promotions 
for local businesses. Funds can also be augmented by obtaining grants and 
with city funding to finance consultants, technical assistance, or paid staff.

In the long term, a Midtown BID would be responsible for developing and 
managing a cost sharing or grant program for property, façade, or landscaping 
improvements. It would also facilitate the creation of a property maintenance 
program to assist residents and businesses with affordable lawn cutting, snow 
removal, and other appropriate services. Given the city’s limited resources, 
such a program could center on leveraging local community groups and other 
neighborhood organizations to provide equipment or direct assistance to 
residents within their service area.

Gary Parcel Survey, GaryMaps.com
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STRATEG
IES
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The creation of a Midtown BID would specifically work toward revitalizing the 
Broadway commercial corridor, providing access to capital and supportive 
services to businesses, creating incentives to help businesses start and grow, and 
ensuring Broadway is a clean, safe, and well-managed place.  As the coordinating 
entity of activity along the Corridor, it would serve as the community’s official 
representative to the city council. Over time, the BID would be self-funding and 
act as a unifying entity that works to bring together diverse property owners, 
merchants, community institutions, private organizations, and residents. In 
addition to fostering partnerships, it would serve to incorporate input from 
other stakeholders operating in Midtown and would work closely with the city 
government to supplement municipal services where possible.

City-Administered Revolving Loan Funds (RLF) 
Revolving Loan Funds (RLF) are a self-replenishing pool of money used to 
provide loans for financing gaps in development projects or to support business 
activity. These types of loans are particularly important in leveraging private 
investments and providing capital to businesses or projects that may have had 
difficulty accessing regular credit markets. Payments on the principal and the 
interest of existing loans are used by RLF to issue new loans.
 
Although Lake County currently offers an RLF, the City of Gary or a non-profit 
organization should explore the possibility of creating a separate fund that 
directs loans for projects specifically within the city boundaries. A Gary RLF 
would help to concentrate maintenance and renovation of existing buildings 
and encourage business owners to utilize centrally located properties instead 
of those outside of the city. In conjunction with Gary business associations, 
the city should seek to match entrepreneurs with potential office or storefront 
space and also support existing businesses that are at risk of closing. If the city is 
unable to do this in the long-term, it can work closely with business associations, 
BID, or CDC to perform this function. In addition, funds to support the creation 
of the loan pools can be generated by BID revenues.

Current Broadway Business, Photo courtesy of Paul Needham+
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BUSINESS IDEAS

INCUBATION
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& ENTREPRENEURIAL 

STARTUPS

CREATE A BUSINESS INCUBATOR
In order to spur the creation and prolonged success of small businesses along 
Broadway, a small business incubator should be established in the community. 
A small business incubator can provide financial, technical, facility, and advisory 
support. As illustrated in the figure below, by partnering with local anchor 
institutions and fostering a climate of local entrepreneurship and mentorship by 
established business owners, an incubator can greatly increase the commercial 
and social capital of Midtown.

Rather than starting a business incubator from scratch, it is advisable to instead 
work with an already existing incubator such as the Northwest Indiana Small 
Business Development Center (SBDC), which currently has an office 25 miles 
south of Gary in Crown Point, Indiana. This development center already has 
relationships with two of Gary’s anchor institutions, Ivy Tech and IUN. These 
educational anchors can play a key role in preparing community members for 
the business world through IUN’s Small Business Institute and through Ivy Tech.

The current location of the NWISBDC in Crown Point does not provide access 
to its service for Midtown and Gary. In the short-term, the SBDC should utilize 
its existing relationship with the two universities and hold incubator office 
hours on their campuses. This way the SBDC can immediately begin offering its 
services to those in Gary and Midtown who wish to start their own business, 

as well as to existing businesses operating in the area. In the long-term, the 
SBDC should look to open a permanent location in Midtown. Having a brick 
and mortar location will enable the SBDC to expand their service offerings and 
become an additional anchor institution in the community. Potential locations 
that should be explored are former schools in the area. These buildings not 
only have several rooms that can be used for different meeting and learning 
spaces, but also have areas already designated as kitchens, which can enable 
the incubator to include services for food industry related businesses. The 
George Washington Carver Elementary School or the Horace S. Norton School 
are a prime candidates for potential locations. Once new businesses get off 
the ground, they will be able to locate along Broadway to help revitalize the 
commercial strip.

Also in the long-term, the incubator should establish a community council of 
business owners and other community leaders. This group would be able to 
unite and leverage the power of various community members and stakeholders 
in the Midtown neighborhood and Gary. Not only would this group advocate 
for the improvement of the community, but they could also work as mentors 
within the small business incubator to assist other members of their community 
interested in starting their own business.

STRATEG
IES

The Business Incubator Process
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Broadway Infill Before

Broadway Infill After

STRATEG
IES
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2 Vacant commercial buildings in excellent, 
good, or fair condition

3 Vacant land

Leverage investment around existing anchor institutions
Establish a Midtown Neighborhood Council
Attract new businesses
Create a business incubator to support new start up 
businesses
Capitalize on historic assets
Create a BID or other incentive programs
Promote mixed use infill development

Support improvements in higher vacancy areas in the long 
term to continue momentum from development on North 
Broadway    
Plan for future phased revitalization through strategic 
aquisitions, vacant building stablization, and new economic 
incentives

BUILDING ON EXISTING ASSETS

DEVELOPING AROUND 
EXISTING RETAIL CLUSTERS

GARY PUBLIC LIBRARY

POST TRIBUNE

AMERICAN STATE BANK

1608 BROADWAY

MID TOWNE PLAZA

1548 BROADWAY

STRATEG
IES

Photos courtesy of Paul Needham, Ian Brown, and Ellen Gottschling, Current tenants of Broadway in Gary, IN
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IMPLEMENTATION TIMELINE

Timline for Implementation of Broadway Infill Strategy, Photos courtesy of Pixabay.com/TPSDave,  and Dawn Arlotta
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programs for the Broadway

Corridor.

Utilize partnerships with local
anchor institutions to
bring new economic

opportunities to Midtown.

Open a Small Business
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 in Midtown.
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Cincinnati’s Over-the-Rhine neighborhood, Photo courtesy of Wikimedia/Wholtone Public meeting to voice opinions, Photo courtesy of Dawn Arlotta

Restored homes in Detroit, Photo courtesy of Andrew Jameson

STRATEG
IES
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Cincinnati’s Over-the-Rhine
Cincinnati’s Over-the-Rhine neighborhood shows 
what is possible when public and corporate 
resources are coupled with strong leadership 
and sophisticated redevelopment skills. In less 
than 10 years, this once-devastated historic area 
adjacent to the city’s downtown has been placed 
firmly on a path to revitalization. While much of 
the transformation is attributable to the small-
scale efforts of individuals moving into houses 
or opening stores along Vine Street, the area’s 
main roadway, it is unlikely that this would have 
happened without the efforts of the city and 
corporate leadership, which created the Cincinnati 
Center City Development Corporation (3CDC) to 
provide both the direction and the technical skills 
to spearhead the area’s redevelopment.

 Detroit Works 
The Detroit Works Project is a process to create 
a collective vision for Detroit’s future at the 
neighborhood, city, and metropolitan scale. 
Envisioned as an extended process of community 
engagement and planning, the work is led by a fifty-
five-member Advisory Task Force, representing 
residents, community members, faith-based and 
nonprofit organizations, city council members, 
the business and foundation communities, and 
civic leaders. The Mayor’s Interagency Task 
Force, made up of key city departments and local 
government agencies, works to ensure that all 
elements of the plan are achievable and able to 
be implemented as part of a shared vision. 

Michigan Community Revitalization 
The Michigan Community Revitalization Program 
(MCRP) is an incentive program available from the 
Michigan Strategic Fund (MSF), in cooperation 
with the Michigan Economic Development 
Corporation (MEDC). It is designed to promote 
community revitalization that will accelerate 
private investment in areas of historically declining 
values, contribute to Michigan’s reinvention as a 
vital, job-generating state, foster redevelopment 
of functionally obsolete or historic properties, 
reduce blight, and protect the state’s natural 
resources. The program is designed to provide 
grants, loans, or other economic assistance 
for eligible investment projects in Michigan. 
Generally, no funds will be disbursed until the 
project is verified as complete.

RELATED CASE STUDIES

STRATEG
IES
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MIDTOWN MARKET 
STRATEGY 3:

A Food Port is an innovative concept based on the Food Hub model. The United 
States Department of Agriculture defines a Food Hub as “a centrally located facility 
with a business management structure facilitating the aggregation, storage, 
processing, distribution, and/or marketing of locally, regionally produced food 
products.” In other terms, a Food Hub is a facility located within one central 
location that enables a better connection between local farms and the dinner
table. A Food Port is a Food Hub that further incorporates the community in its 
operations, for example, through food education, training, and holding public 
events. The Food Port is an innovative concept currently in the development 
phase around the country in places like Northeast Indiana and Louisville, 
Kentucky. With strategic investment, Midtown can house the premiere Food 
Port in the region.

Midtown is advantageously located to facilitate a Food Port. With strategic 
access to various transportation systems (e.g., I-80) coupled with significant 
vacant land, Midtown provides a great opportunity to position the Food Port 
within reach of major markets with room to expand its physical footprint. 
Additionally, the port will create better access to healthy foods and good jobs 
to Midtown residents who need both. The Food Port’s impact on the triple 
bottom line (i.e., society, economy, and environment) must also be carefully 
considered. 

USDA Economic Research Service, 2009
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USDA Economic Research Service, 2009
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Food hubs in the U.S.

annual production at Year 5

acres of vacant land 
reused for farming

total tax benefit to 
public during Phase 1

employees by 2035

of food hubs 
operate year round

of food hubs are located in
metropolitan counties

(250,000 or more people)

230

75%

150

$4,564,492

$2,231,775
16.2

90%

of food hubs reported that 
some to all of their suppliers

have adopted more sustainable 
production methods

60%

M
IDTOWN MARKET STRATE

GY

Fo
od Ports Nationwide

Midtown Market will benefit the community by bringing 
a sustainable long-term vision for equitable and inclusive 
economic development—development in Midtown for 
Midtown. The Food Port will hire local residents for the 
construction, growing, production, development, and operation 
of the Midtown Market Food Port. In the long-term, the success 
and growth of the Food Port will catalyze more businesses in 
the food industry, thus spurring a sustainable industry cluster.

The Midtown Market Food Port includes five interconnected 
actions:
1. Assemble land for Food Port site, or encourage the Food 

Port to locate in an existing building 
2. Secure funds for Food Port 
3. Create economic and tax incentives to spur Food Port 

development 
4. Ensure efficient connections between Food Port, Midtown 

residents, and regional transportation network 
5. Create workforce training program between Food Port 

and higher education institutions 
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Midtown has a plethora and variety of vacant land and unused 
buildings—arguably one of its best assets. Additionally, because 
of Midtown’s location, all parcels have good access to regional 
transportation networks via rail, roads, and the airport. 
The plan recommends locating a Food Port in the Alfred E. 
Beckman Middle School building, now sitting vacant and in a 
distressed condition. The building is currently privately owned 
and would need to be purchased if it is selected as the site.

The Beckman Middle School site has a lot of potential for 
conversion into a Food Port. As the rendering demonstrates, the 
existing building has space for offices, a warehouse for wholesale 
distribution, a small processing center, and an indoor section 
of the farmers market. In the longer term, the building may be 
expanded to include an education center, shared kitchen, larger 
processing operations, and shipping and receiving. The 16.5 
acres surrounding the building are ideal for a farmers market 
pavilion and small farm in Phase 1 to expand throughout the site 
as seen in the renderings on the next page.

As illustrated by the map on the right, the market for the Food 
Port consists of consumers that are willing to travel 25 miles to 
buy directly from the Food Port, and producers that  are willing 
to travel or ship 50 miles to the food port. Also, the Food Port 
has the capacity to distribute food up to 75 miles to wholesalers.

Adapted from an examination of the feasibility of a food hub for the Pee Dee Region, Clemson University
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SECURE FUNDS
It is crucial to engage regional and national food processing and agribusiness 
industry leaders, as well as philanthropic interests to secure funds for 
establishing a Midtown Food Port. The city of Gary and local community 
groups should collectively engage these firms and interests, which would spur 
the beginnings of local education on food industry clusters, and on the food 
processing industry. 

Public grants are also abundant for food port capital and operations costs (see 
Appendix for specific funding opportunities). The city may better leverage funds 
by contributing to the project, for example, by paying for community amenities 
such as the farmers market pavilion, the playground, or the bike parking 
infrastructure. With a cohesive plan and effective marketing, Midtown Market 
could follow in the footsteps of over 200 food hubs around the country.

CREATE INCENTIVES
Gary and the State of Indiana can pave the way for constructing the Midtown 
Market through creating economic incentives for the food hub industry and 
helping it take advantage of existing economic development incentives. 
Incentives can be based on training and hiring workers from and around the 
community. Additionally, the proposed Gary community land bank should work 
intimately with the Midtown Market to ensure it has room to start up and 
expand.   

The Food Port is a multi-faceted endeavor and therefore could be eligible for 
a variety of public incentives. A food port  is not just a market but also a space 
for community activities, workforce development, growing healthy foods, food 
processing, and wholesale trade of local produce. This opens the Food Port 
up to incentives covering community development, economic development, 
public health, manufacturing, and transportation warehousing. 

Midtown is ripe for investment. Recently, stakeholders from around the country 
have shown interest in improving Gary. The city can use its connections through 
Strong Cities, Strong Communities and other networks to bring the premiere 
food port to Midtown. Eventually, Midtown Market will help Gary find its niche 
which it can use to leverage more interest and investment in the community.
   

ENSURE TRANSPORTATION
Gary is conveniently located at the crossroads of the nation’s interstates and 
rails, and is positioned adjacent to a major global business and manufacturing 
hub. Connecting Midtown residents to Food Port jobs via improved public transit 
and paratransit will increase employee access, productivity and retention. It will 
also improve residents’ ability to participate in the larger global and regional 
economy. Strategically positioning the Food Port in Midtown in close proximity 
to Interstates I-80 or I-90 will allow for more efficient distribution and importing 
capabilities. 

CREATING WORKFORCE 
TRAINING PROGRAM
Human capital is key to the Food Port’s success. Engaging existing organizations 
and institutions that provide support for innovative technology and new product 
development will solidify the Port’s future in Midtown. Both the Port and the 
jobs that it will create will be vital to the community. Utilizing the academic 
resources of IUN and Ivy Tech, as well as additional innovation-focused resources 
in the region to establish Food Port-related workforce training programs, will 
prepare local residents for industry jobs, and provide the more indirect benefit 
of knowledge and education on the business of food processing. This can also 
be done in tandem with the GreenCorp action of Strategy 1.

STRATEG
IES
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 Features of the proposed Food Port in Gary, IN, Photos courtesy of Damir Karakas, NRC.gov, Global Environmental Facility, Axisadman, Natalie Maynor, Flickr.com/usdagov, Kurman Communications,  and Cybrarian 77
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Midtown Market, Renderings courtesy of Paul Needham
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Midtown Market, Renderings courtesy of Paul Needham



70



71
Gary’s Potential Food Port, Renderings courtesy of Paul Needham
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IMPLEMENTATION TIMELINE

Timeline of Food Port Implementation Strategy, Photos courtesy of Natalie Maynor, Flickr.com/duluoz_cats, Flickr.com/usdagov
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Public market in Seattle, Photo courtesy of wikimedia.com/MarmadukePercy

Forklift moving boxes in a warehouse, Photo courtesy of FEMA

Farmers market produce, Photo courtesy of Tony Bailey

STRATEG
IES
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Sustainable Foods Business Cluster 
Roadmap for Cuyahoga County, OH
The City of Cleveland Mayor’s Office of 
Sustainability, Ohio State University Extension, 
Cuyahoga County, and the Cleveland-Cuyahoga 
County Food Policy Coalition developed a five-year 
sustainable food cluster plan for Cuyahoga County, 
with a core objective to increase regional jobs, 
revenue, and sustainability by supporting local food 
and beverage businesses. The plan centered on 
competitively advantaged clusters, or “geographic 
concentrations, suppliers, service providers and 
associated institutions in the food sector.” The 
overall scope was to replace imported products 
and meet regional food needs with Ohio-based 

products, expand export activity to other regions 
nationwide, and strengthen the region’s food sector 
financial performance and attractiveness through 
sustainable economic development initiatives. 
Targeted interventions were narrowed based on 
existing assets, strong sector companies, market 
opportunity and competitiveness.
 

Finger Lakes Food Processing 
Cluster Initiative 

This initiative is a coordinated effort led by the 
Rochester Institute of Technology’s Center for 
Integrated Manufacturing Studies (CIMS) and 
partner organizations to spur economic growth 
and job creation in the Finger Lakes Region of 

Upstate New York. To assist Finger Lakes Food 
Processing Cluster businesses, the Initiative offers 
advancement, training, and a small business 
program opportunities to any business in the 
region that is part of the food processing supply 
chain, such as growing crops or raising livestock, 
food processing, manufacturing agricultural/food 
processing equipment, supporting the process 
(making labels, boxes, cans, bottles, etc.), and/or 
selling finished food products (often referred to 
as “Farm-to-Fork”). The Training Program is also 
available to current and prospective food cluster 
employees. The ultimate goal of the Initiative is 
economic development and job creation.

Ultrasonic Pipeline testing, Photo courtesy of  David Mack

Fresh fruit from the market, Photo courtesy of Pixabay.com/Romanov Logistics warehouse, Photo courtesy of wikimedia.com/axisadman

RELATED CASES STUDIES 

STRATEG
IES
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Farmers market in Mississippi, Photos courtesy of Natalie Maynor
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PACT

Midtown Market 
A fiscal impact analysis is a process that enables the financial 
evaluation of a proposed economic development plan. It 
considers the revenues and expenditures as pertaining to 
local governments and is a helpful tool to measure if the 
development would return a positive, neutral, or negative 
net benefit for municipalities.

The Gary Rising plan utilized various regional and national 
case studies and considered how they could be instituted 
in the context of the midtown neighborhood. The revenue 
calculations used formulas and multipliers provided 
through a tool created by the Ball State University Center 
for Business and Economic Research. Inputs included data 
regarding industry, location, number of employees, and tax 
rates.

Comparing the Midtown Market strategy to existing food 
ports, it is set to be very successful. By Year 5 it should 
generate 33 well-paying permanent jobs, over $4.5 million 
in direct output annually, and over $1.5 million in direct 
tax contributions to the public. Once the complete plan is 
fully operational, Midtown Market will feasibly sustain 150 
employees, support farmers around the region, and feed 
countless locals.

FISCAL IMPACT ANALYSIS

FOOD
PORT

Deering Oaks Farmers Market, Photos courtesy of Corey Templeton

Private 
Investment

Grants &
Loans

First Phase: $4,990,750

City of 
Gary
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             Fiscal Impact Analysis - Year 5

Economic

Used

-Output per dollar of direct output
-Total jobs per direct job
-Direct payroll per dollar of direct output
-Total payroll per dollar of direct payroll

Direct Impact

Complete Impact
Direct and Indirect

             Impact Type              Total Annual

Direct jobs

Average annual earnings per job

Output or sales impact in the county
Total jobs in the county
Payroll in the county (from county average data)

$41,321
$146,726

$1,331,243
$295,040

$6,598,421
59

$2,069,319

Tax Impact

             Year 5              Years 1-5 Total

Federal
State and Local
Sales Tax

Property Tax

Tax Type

Other Taxes
Overall Total

Complete CompleteDirect Direct
$47,029

$353,102
$36,074

$166,359
$152,370

$754,934

$34,678
$260,362

$19,168

$122,667
$119,454

$139,238
$1,045,417

$102,130

$492,535
$452,455

$105,153
$789,481

$54,189

$371,956
$364,266

$556,329 $1,685,045

$4,564,492
33

$2,231,775

Midtown
Community

City of
Gary

NW Indiana
& Region

Food PortFOOD
PORT

450 Jobs 
20 Years:

estimated
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CONCLUSION
The city of Gary has felt rough economic times over the past decades. 
Midtown has been at the heart of Gary’s hardest hit areas. Today, the Midtown 
neighborhood faces economic, environmental, social and political hurdles that 
have proved difficult to overcome. However, Gary and Midtown both have 
many great leaders and resources from which to grow. The area has recently 
experienced serious renewed interests for revitalization from national and 
regional entities and, most importantly, from the community itself. With this 
renewed interest, Midtown holds the potential to be transformed into what it 
formerly was  - a vibrant and safe community.

The strategies laid out in Gary Rising complement and build off of ongoing 
rehabilitation efforts throughout Gary. Through the principle of connectivity, 
the Gary Rising plan aims to bring together strategies to revitalize the Broadway 
corridor, recapture value from vacant land, and create a new anchor institution 
in the form of the Midtown Market food port which will engage the surrounding 
community. 

By focusing on sustainable economic redevelopment, Gary Rising hopes to 
help guide Midtown down a path of recovery that makes Midtown and Gary 
a national model of strategic, innovative and community-driven revitalization. 
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The plabbuib working together, Photos courtesy of Trisha Stevens
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53% Rent

47% Own Other

Asian 

African American 

White

1.5% White
1.0% Other 

0.3% Asian 

97.3% African American 

0.9% Professional & Doctorate1.9% Master’s
7.3% Bachelor’s

38.3% Some College 34.2% High School

17.5% Less than High School

1% Other 

90% Vehicle 

1% Bike
4% Walk 

4% Public Trans. 

2013 US Census (5 Year Estimate)

COMMUNITY PROFILE

Midtown Commute Midtown Educational Attainment 

Midtown Tenure Midtown Race
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US Census, American Community Survey
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US Census Bureau, OnTheMap Application

Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing

Religious

Information
Finance and Insurance
Real Estate, Rental, Leasing 

Management of Companies and Enterprises
Admin. and Support, Waste Management
Educational Services
Health Care and Social Assistance
Arts, Entertain., and Recreation
Accomodation and Food Service
Repair and Maintenance
Personal and Laundry Services

131
5

22
2
1
3

35
1

5
5
4
1
3
1

25
1
5
4
5

104
4

25
14
0
0

25
2

3
2
4
0
0
1

20
1

6
2
4

1 0

Professional, Scientific, Tech. Services

Number of Business Establishments in Midtown

Industry 2000 2010

Civic and Professional Orgs
Total for all Sectors Agriculture, Forestry, Fishing, Hunting

Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing

Utilities

Information
Finance and Insurance
Real Estate, Rental, Leasing 

Management of Companies and Enterprises
Administration and Support Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment and Recreation
Accomodation and Food Service
Other Services (excluding Pub. Admin.)
Public Administration

0
0
0

17
8
4

113
4

6
9
4
0

26
411
240

0
104
77
12

0%
0%
0%

1.6%
0.8%
0.4%

10.8%
0.4%

0.6%
0.9%
0.4%
0%

2.5%
39.3%
22.9%

0%
9.9%
7.4%
1.1%

11 1.1%

Mining, Quarrying, Oil and Gas Extraction

Professional, Scientific, Technical Services

Number of Employees in Midtown by Industry
 2011

Industry Sector # of 
Employees % Share

US Census Bureau, OnTheMap Application
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STRATEGY ACTION POTENTIAL FUNDING SOURCES
Value from Vacancy Land Bank HUD Grants

Value from Vacancy Land Bank Interest on delinquent property taxes and fine

Value from Vacancy Land Bank Value-capture strategies

Value from Vacancy Reuse/Holding Strategy Matrix Requires no additional funding

Value from Vacancy Green Infrastructure Vacant to Vibrant Initiative EBBP grant

Value from Vacancy Green Infrastructure EPA Clean Water State Revolving Fund

Value from Vacancy Green Infrastructure EPA Community Action for Renewed Environment

Value from Vacancy Green Infrastructure EPA Clean Water Act Nonprofit Source grant

Value from Vacancy Green Infrastructure DOE Weatherization and Intergovernmental Program

Value from Vacancy Green Infrastructure HUD Sustainable Communities Regional Planning grants

Value from Vacancy Green Infrastructure Tax incentive programs

Value from Vacancy Deconstruction/Demolition Hardest Hit Fund

Value from Vacancy Green Job Training ARRA Green Jobs grant

Value from Vacancy Green Job Training Green Jobs Innovation Funds

Blooming Broadway Stronger Local Governance Dues from Community Council members

Blooming Broadway Anchor Institution Partnerships Requires no additional funding

Blooming Broadway Develop Economic Incentives Business Improvement District

Blooming Broadway Develop Economic Incentives Revolving Loan Fund

Blooming Broadway Business Incubator HUD Grants

Blooming Broadway Business Incubator Chicago Office of Action

Blooming Broadway Business Incubator Northwest Indiana Small Business Incubator

Blooming Broadway Business Incubator Partnership with Ivy Tech, Northwest Indiana University

Blooming Broadway Business Incubator Hoosier Business Investment Tax Credit

Blooming Broadway Business Incubator Economic Development for a Growing Economy (EDGE) tax credits

Midtown Market Food Port USDA Agriculture and Food Research Initiative

Midtown Market Food Port USDA Integrate Research, Education, add Extension Competitive Grant Program

Midtown Market Food Port USDA Farmers Market Promotion Program (FMPP)

Midtown Market Food Port USDA Rural Economic Development Loan and Grant (REDLG)

Midtown Market Food Port USDA Business and Industry Guaranteed Loan Program

Midtown Market Food Port USDA Value Added Producer Program (VAPG) 

Midtown Market Food Port HUD Community Development Block Grant Program (CDBG)

Midtown Market Food Port Indiana Office of Community and Rural Affairs (OCRA) Community Focus Funds

Midtown Market Food Port Indiana Office of Community and Rural Affairs (OCRA) Main Street Revitalization Program

Midtown Market Food Port ISDA Specialty Crop Block Grant

Midtown Market Food Port North Central Regional Sustainable Agriculture Research and Education (NCR-SARE)

Midtown Market Food Port USDA Community Food Project Competitive Grants Program 

Midtown Market Food Port USDA Farm Storage Facilities Loan Program 

Midtown Market Food Port Small Business Administration (SBA) Microloan Program 

APPEN
DIX

POTENTIAL FUNDING SOURCES
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Fiscal Impact Analysis - Year 5

Economic 
Multipliers 

Used

-Output per dollar of direct output
-Total jobs per direct job
-Direct payroll per dollar of direct output
-Total payroll per dollar of direct payroll
-Direct effect of Indirect Business Taxes (IBT) per dollar of direct output
-Total effect of IBT per dollar of direct output

Impact Type Wholesale Trade Manufacturing
Transportation &

Warehousing Agriculture Total Annual

$119,454

Direct
Impact

Annual production

Average annual earnings per job

Direct payroll, including benefits

Direct jobs

Direct effect of IBT

Annual production per worker

$1,642,729

10

$60,418

$164,273

$604,178

$242,537

$1,092,013

5

$45,429

$106,268$218,403

$227,147

$6,842

$850,145

8

$47,225

$377,804

$25,917

$979,605

$12,211

10

$97,960

$122,114

$19,744

$4,564,492

$41,321

$146,726

$1,331,243

$295,040

Output or sales impact in county

Total jobs in the county

Payroll in county

Complete 
Impact

Direct and 
Indirect

$2,387,001

17

$820,661

$1,572,444

10

$385,819

$1,350,855

18

$522,381

$1,288,121

14

$340,458

$6,598,421

59

$2,069,319

Comprehensive Direct Comprehensive Direct

Federal Government

State and Local Governments

Sales Tax

Property Tax

Other Taxes

Total

Tax
Impact

$47,029

$353,102

$36,074

$166,359

$152,370

$754,934

$34,678

$260,362

$19,168

$122,667

$556,329

Year 5 First Phase (years 1-5)

$139,238

$1,045,417

$102,130

$492,535

$452,455

$2,231,775 $1,685,045

$105,153

$789,481

$54,189

$371,956

$364,266

33

FISCAL IMPACT ANALYSIS
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