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marketplaces in an eliort to cure downtowsn eomnmercial blight.
But in many of them. the ¢

By Jonatic Walters



| DEVELOPMENT

t was a disaster that brought Toledo’s press corps to the mayor's office
on the afterncon of May 23—ua man-made urban financial disaster. Portside,
the $18 million [estival marketplace that had been counted on to revive the
dreary downtlown core of a [aded industrial city, was about to sink.

Its commercial space was almost all vacant. A local bank had announced
plans to wrile off $17 million in loans lo Portside’s owner, the Toledo
Economic Development Corp., as uncollectible, and turn the project back ta
the city, which did not want to run it. Cily officials had just told the few
remaining tenants that they would have to close the doors in 48 hours unless
the tenants promised to meet Portside’s $40,000- to $50,000-a-month
operaling costs through the summer.

But Mayor John McHugh didn’t call a press conlerence to dwell on those
problems: he was talking resurrection. McHugh introduced a man whe
seemed o be Portside’s only potential savior: Cleveland real estate developer
Jeffrey Jucobs. Dressed in pinstripes and exuding sell-confidence, Jacobs took
to the podium and talked in upbeat terms about bringing in new restaurants.
= e nightclubs, a pool parlor and a comedy calé. He talked about pulling people
e e down from Ann Arbor and Detroit for weekend getaways to Toledo: he

e s : talked about bringing young people back downtown.

But alter outlining the dream, Jacols quickly got down to reality. Salvation,

il it was possible at all, would not be cheap. He was a businessman, not a

philanthropist. The marketplace would close down for good, he warned,

unless evervone put “something into the salad bowl so that we can mix il

up and come up with a long-term, viable project.” He was willing to invest

as much as $2 million of his own. What was Toledo willing to put up to keep

Portside in business? Jacobs was well aware of the millions of dollars that
. Toledo’s banks had already lost on Portside and the millions in precious

federal aid the city had poured in after it, but he made it clear that some

combination of banks, the city and the state would have to put up as much
as $3 million more if they expected him to lake over the project.

sl From the windows of the briefing room, Portside cqul‘d be seen 22 stories

WA T s i LT below and east on the banks of the Maumnee River, sitting at the center of

Toledo's redeveloped waler{ront. An attractive jewelry box of glass and steel,

The crawds with neat, clean walkways, a bright green roof, awnings, curved lamp posts,

“ that - were sweeping hand railings and a riverside terrace, it had opened six vears earlier
JI"Z,'II:I“L‘,’, in a mood of high promise. On that spring day in 1984, civic leaders took
Toledu's turns rhapsodizing about what Portside would do for Toledo: bring both
Portside locals and tourists pouring downtown, generating hefty revenues that could -

festival mall be plowed back into the city.
sl ha et In May of 1984, Portside featured eateries whase menus ranged from nuts

st : : : :
TIenILe to seafood, and retail shops with everything from scented candles to bathing -

suits. Ninety percent of the 61,599 square feet of leasable space was rented.
and there were neurly 75 businesses in all. In May of 1990, however. Portside
was a compact ghost town, with papered-over windows, deserted food stands
and virtually no shoppers in any of the handful of stores left open.



By then, it had been four
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Portsid-e has been

by Lwo suceesses: Funenil |lall

months since Mavor McHugh,
frightened by the prospect of
having the bank dwmnp Portside
into his government's lap. had
created a panel of corporate
and community leaders o deal
with the problem. He had asked
them to find out why Portside
failed, determine how it might
still be pul to use and, most
crucial, reeruit a developer willing to come in and take the
job on, preferably one who would also bring some of his
own money lo the table.

The panel came up with many reasons why the project
flopped. 1t discussed a wide variety of ideas about what to
do with it, from video arcade lo community center. It
found Jacobs.

The one question the panel didn't address was why
Portside was ever built in the {irst place. But that required
no investigation and no expertise. It was built for the most
understandable of reasons. “We were looking f{or the magic
potion that was going to turn the commmunily around,” says
J. Michael Porter, president of the Toledo Area Chamber
ol Commerce, “and the whole romantic notion of a
portside kind of thing really appeared to be a wonderful
solution.”

oledo had a bad case of festival mall {ever. But it
was far [rom alone. At the end of the 1970s and
on into the [ollowing decade, cities all over the

country scrambled to develop such projects, convinced of
their potential to create new life {or dying downtowns:

- instant identily, automatic civic -pride—and prosperity.

"

From Seattle to Baton Rouge to lower Manhattan, cities
decided they had to have a f[estival marketplace. They
were spurred on by comments such as those made in 1978
by muall developer James Rouse, speaking of the successful
new project in Salt Lake City: “If vou can do that in Salt
Lake City, with a population of only 170,000, vou ought
to be able to do it almost anywhere.”

A festival mall, or festival marketplace, is a project that
mixes specialty shops and clothing stores, restaurants and
food stands in a colorful setting designed lo entertain
customers rather than provide the necessities of life. There
are about 250 of these places listed in the most comprehen-
sive guide lo the subject, a book called Centers: Upscale
Specialty & Festival, published by MJJTM Publications.
Most of them are in or near an urban downtown. Many
are located on a waterfront; many are part of a historic
preservation project.

They are one of three basic types of development
introduced into central business districts over the last two
decades. the other two being retail shopping malls—clones
of their suburban counterparts—and mixed-use develop-
ments, which include office, retail and hotel space. And
while only about 13 to 20 percent of all downtown projects
buill since 1970 have been lestival malls, their profile has
been higher because of what cities counted on them to do.

Most of the cities that built such centers were dazzled

‘a very expensive
learning process for
a ot of people,’ i
says John McHugh, the
mayor of Toledo.

Marketplace in Boston and Har-
borplace in Baltimore. Planners
from other cilies came to ol
serve, saw Lhe crowded shops
restaurants.  the obvious
\'ila‘i(y, the renewed Ceivie
pride and downtown rebirth.
Boston’s achievement was im-
pressive; Ballimore's was. posi-
tively miraculons. It had turned
a laughingstock town into one of the trendiest urban arcas
around, with a mayor (William Donald Schacler, now
Maryland's govemor) who was being hailed as an cconomic
development genius. The developer, Jumes Rouse, was
pictured on the cover of Time, standing amidst the
excitement of Harborplace, with the caption “Cities Arce
Fun” right next to the photograph.

There were some carly warnings that the Baltimore and
Boston experiences might not be transferabie to other cities.
In 1978, Jane Thompson, one of the designers of Fancuil
Hall, warned cities that “this isn't instant cercal that can
be dropped on a community.”

But few of the local officials who visited Faneuil Hall
and Harborplace were listening to that. “Cities go through
cycles of looking for the big-win concepl,” says Tom
Moriarity, senior associate with Haleyon Lid., which
advises cilies on downlown revitalization. “Convention
centers, arenas, hotels. 1t's the “all we need is a [fll-in-the-
blank’ syndrome. Festival-lype markets were viewed as a
catalyst that could be dropped out of the sky into just about
any town, bul it doesn’t work that way. They're very hard
to do right; the kind ol store mix, the design and layout.
They have to be truly festive, and I don't think secondary
ones have had the quality of design of the first-tier anes.”

None of the copies of Harborplace and Faneuil [all
have matched their performance. A few have done
moderately well: those in Salt Lake City and Cleveland,
for example. In other cities, such as Jacksonville, Florida,
and Norfolk, Virginia, the marketplaces have vet to prove
themselves to be big maney-makers, although they have
spurred significant downtown development. But in general,
the projects haven't lived up to expectations. The list of
cities with serious lestival mall problems is now substantial.

In Flint, Michigan, city officials finally gave up on
Water Street Pavilion last January, four vears after it
opened with the same sort of fanfare and promise as
Portside. In Richmond, the Gth Street Marketplace is still
open, thanks entirely to huge infusions of cash by the city-
In New Orleans, Riverwalk has received a $4.5 million
facelift in hopes of boosting what has been a losing ¢ffort
to date. Cincinnati abandoned the {estival market al its ald
train station and (loated a $41.7 million bond issue lo turn
it into two museums and a theater. New York City’s highiy
touted South Street Seaport, just a block off Wall Street. is
said to be a money loser. Yamhill Market in Portland.
Oregon, is in receivership (sec accompanying article,
facing page). '

Toledo's failed festival mall amounts to only a modest

(inancial disaster [or the cily, since it was built mostly with
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cash in on festival mar-
ketplaces. A subsidiary

|

Rouse Can cane
hack from Benton to tell
the lans, James Rouse,
that 2 lestival market-
place built_around  hise
torc Faneuil Hall in Bose
ton would be a loser.,
Rouse told them o go
back and  look  again
Again they cune back
with the same glum as-
sessment. Rouse ordered
them back a third time,
Finally getting the mes-
sage. his stall returned
with an upbeat estimate
of the marketplace’s potential.

The read story s less dramatic, but essentially
iddentical. “Actually, 1 didn'tallow a market study at all
Decunse | knew that it would show Faneuil Hall to e
not feasible.” savs Rouse, 1 went up and looked at it,
and it scemed like o naturad o me”

Rouse’s instinet Ut the marketplace could suceeed
turned out o be ol by a factor of about three, When
the marketplizee opened in 1976 it didn’tjust suceeed—
it succreded spectaculariv. When Rouse followed up
Faneuil Hall with Harborplace in Baltimore, it repre-
wented back-to-hack grand slams. Rouse wus a certilied
genius al reviving downlowns.

Rouse applicd the same basie principles o downtown
development that he had brought to his string of
suceessiul suburban malls: u colorful array of comple-
menting shops and stores and tight contral over retailers,
including coordinated hours and joint promations. The
retail miv at his festival markets expanded on the
concept ta include a wide variety of unusual and
upscale boutigues, some devoted to books or kitchen-
ware, others leaturing tovs, clothes of a single color,
stuffed animals or pig paraphernalia. Another innova-
tion was the emphasis on food stands, harkening back,
if obliquely. to downtown’s days as a center for
wholesale and retail meat and produce.

The company currently operates 16 such projects,
including Pioncer Place in Portland. Oregon; Under-
ground Atlanta: Riverwalk in New Orleans: The Crand
Souath Street Scaport in New
York 'Cityv: and Bayside in Miami.

I 1951, Rouse stepped down as chairman and CEO
of the Rouse Go. to form the Enterprise Foundation,
which would devate itsell to improving the lot of
inner-city neighborhoads. Besides soliciting donations
and erants to achieve its voals. the loundation would

Avenue in Milwankee:

Festival mall developer Jumies Rouse und Robert Baron,
president of Rouse's Enterprise Development Corp.

prise Development
Corp., was formed to
develop marketpluces
around the country and
to turn the profits to
neighborhood and down-
town revitalization.
Again, Rouse’s in-
stinets were off, but not—
in a positive way. Of the?
four U.S. cilies in which
the Enterprise Develop-

oped festival market-

. places to date—Narfalk,
Virginia; Toledo, Ohio; Flint, Michigan; and Richmond,
Virginia—only Norfolk has worked at all, and it has
been no cash cow. In the other three, Enterprise hus
negotiated settlements with the cities and withdrawn as
project manager, losing about $5 million in the process,
according lo Enterprise President Robert J. Baron.

Rouse does not admit that these projects were
mistakes. or even [ailures. Enterprise wanted lo contin-
ue managing all of them, and he thinks cach would
have eventually panned out. “Baston didn’t show a
profit for the [irst six or seven years. and neither did
Baltimore,” he says. If there is any pattern to the failure.
in his view, it is in the level of financial commitment
by cities to the projects and the burden of private debt
carried by euch.

None of the cities with failed festival malls really
seems angry or upsel with Enterprise o Rouse. “His
intentions were good,” says Juck Berry, Richmond’s city
manager. “He's.an honorable man. It just didn’t work
out. 1 still have the highest regard for him. but this
project was doomed from the get-go.”

Undaunted, Enterprise has moved abroud. It com-
pleted a project in Syduney, Australia. in 1988. Its
co-development in Osaka, Japan, opened last month,
and it is negotiating co-development agreements for
projects in Barcelona, Spain: Manchester, England: and
Glasgow, Scatland. Its next festival mall in the United
States will be a joint venture in Hooolulu.

Rouse still believes that the formula for reviving
downtowns is essentially transferable. " You see new
vitality in a lot of different forms: new office buildings.
specialty retail centers, centers of art and education. But
[ still believe very strongly tat the festival concept is
nol a phase that has played out. The restoration of retail
and entertainment activily downtown is not a {ad: it's

necessarv condition.” — ]

of the foundation, Euater- ..

ment Corp. hus-devel—...-
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There were nearly 78 shops in Portside when it opened six years ago. Now neither the food
stunds nar the few remaining stores in the festival mall are doing much business.

private funds and lederal assistance. [U was developed by
the Enterprise Development Corp., a not-lar-profit com-
pany created by Jumes Rouse in 1951 to help fund
downtown and neighborhood redevelopment using market-
place profits.

The project wus funded with a $10 million industrial
revenue bond. the entire issue of which was purchased by
one bank. and a $9 million conventional loan [rom the
same hank. Another SI17 million in Urban Development
Action Grant money was spent by the city on surrounding
improvements, including parking and parks. But while
Portside may not have cost the city heavily in dollars, it
has been a genuine civic trauma in the hopes that it raised
and then could not {ulfill. and in the toll it has taken on
the citv's moad and morale.

“IUs been a very expensive learning process for a lot of
people.” savs Mavor NMcHugh., "My advice to other cities
would be: Don't dait.”

Where did it go wrong? What should Toledo have
thought about before plunging into the festival mall
business?

For one thing. cities need to think realistically about
. their own geography and demographics when cousidering
major projects downtown. Toledo didnt pay much atten-
tion to either. As befits a city: known more than anvthing
for its glass industry, Toledo made a symbolically appropri-
ate architectural choice: It built Partside almost entirely of
glass. It looks lovely. but it becomes a solar oven in
swinmer. pushing its electrie bills {or air conditioning o
near $20.000 a month, a cost that hard-pressed shop owners
find hard to carry.

While operating expenses go way up in sumumer, in the
winter the whole project simply hits the doldrums. In

30 GOVERNING August 1990

tant, the eids diddn’t -yt
ler e hhrrsettee=—
Taledo's respomse ta the
retail mix of an~upscale
festival  marketpluice Z
The lirst Set—of 7slores ™
inchided w high=priced
fishing equipment shop,
® e a place that sold nolhing=""

but purple “clothes: and

& I a gourmet peanut and

e L cashew shop. Too many
Toledoans—came to~te—--

market once—usually to

. show it off to a friend

or relative—and never came hack.

Not only wus it the wrong mix of stores, it was too litte
retail space, say cily officials. Suburban malls usually
devote aboul 70 percent of their square fooluge o
commerce. Portside was 30 percent commerce, 50 pereent
open space. The low pereentage of rentable space meant
that the costs for utilities. city services, sceurily, general
maintenance and cleaning were spread across a much
narrower group of busiuesspeople.

Toledo made a further miscaleulation. similar o the one
that many cities were making in the [estival mall boom
period. It assumed that the mall by itsell would be a
sufficient attraction to rejuvenate the downtown arca. But
at 100.000 square {eel. Portside turned out not to be large
or diverse enough to be a destination in itsell. And it got
no help from its surroundings. \While Toledo has an
outstanding art muscum. it is more than 20 blocks.west of
Portside; nabody strolls down {fom the museum for lunch
at the marketplace. The city's only other main atiraction,
its zoo, is two:and a hall miles out of town.

The tourists. motorists truveling nearby [-75 and pleasure
boaters ou the Maumee River, all envisioned as key
Portside customers, never malerialized to any significant
degree.

\Why weren't all these pitfalls ligured in? 71 think we
wanted things to be so positive that we let our emations
get in the way of goad business sense, savs Porter of the
Chamber of Commerce.

Local politics and the local economy ereated additional
problems that the planners had not foreseen. Voters in
Toledo und surrounding Lucas County lurned down the
first proposed bond issue for a convention center, projected
as a centerpicee of the rebuill downtown and a key trafflic

P )
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BATON ROUGE, LOUISTANA

Catfish Tawn, opened in 1954

Ociginal cost: $25 million, inchding o $2 million Crban Devekogruent
Action Grant and S26 million in private [uds,

Status Forecloasd in TUST,

Pronprects The marketplice has andergone o peivately linumeed $1.9
wiflion ruk-\-vk:}mmn as a “lestival workplice” consisting of 230,000
seqare feet of office space and o scubed-traek Tood court. The
workplacr is now 0 pereent leased, inchuding 20,000 siuee feet
aceupied Ty the city.

’
DAYTON. OHIO
The Arcade Square, opened in 1979,
Original cost: $47 million. $14 mitlion of whicl wus in public funds.
Status: Already in and out of recvivership onee, it is curerently ksing
ey
Prospects: City olficials hope its Tortunes will be boosted by added
retail spmeee and oS30 million office buildiog and packing garie
adjacent to the marketplace, ‘

FLINT. MICIHIGAN

Water Street Pavilion, opewed in 1985,

QOriginal cost: $22 million, mostly from a Mott Faandation grant,
with a small portion comiug from a UDAC.

Status: Closed in jammry.

Prospects: City officials are negotiating with tle University of
Michigan at Flint to take over the marketplace as a sicdent activity
center. The university will pay $30.X0 {or the marketplace. g

INDIANAPOLIS i

{tnion Station. opemesd in 1986,

Original cost: $42 million. $17 million of which was public fuxls,
including 2 $4.5 million UDAC, $9.9 in {ideral Urban Mass Tramsit
funds and S2.4 million in local Tunding,

Status: Open amd profitalde alter a market repesitioning.

Proapects: One of the few festival malls 1o have made a comelrnek.
Failing badly, it underwent a privately Tuwded, ST million-glus shilt
frean retail to entertainment center lust vear and is now paying tee
city more than SH0.000 snnually in rent amd taxes :

JACKSONVILLE, FLORIDA

Jucksemeille Landing, opewed in 1988,

Original cost: $42 million. 40 percent of which was city funded.
Status Open, ot vet prafitable. .

Prospects: City of{iciak are optimistic st the marketplace will be
profitable. It has already spraered signiticant downtenen develapment.

NEW ORLEANS

Ricerwalk. opened in 19856,

QOriginal cost: 60 million, all of which was private except for $8.235
million in UDAG money lent to the developer by the city.

Status Open, ned vet profitable. But te developer is meeting

v ments on the city loan, .
Prospects: The marketplace recentdy underwent a privately fundeal
$4 3 million redevelopment to maké it more accessible from
surrounding streets, including improved signage. (s lomd court was
alsr eut back to allow more retail space, and its stores were
rearwaized so that like afferings were clustered into the satue parts
of the building. The city is counting an the apening ol its new $40
million aquarium adjscent 1o Riverwalk—=—$23 million in bond
funding. $13 million from private sources—to imprave traflic in the
marketplace.

MALLS IN TROUBLE: SOME COMEBACKS

PORTLAND. ORECON

Yawmhill Macketplace, opeesd e 1982

Original cost. S6 millive, incladitge $123 milliecs e U DG moiwes
annd $25000000 in city Tonds, the balanos from procate hasding

Status: Wetdd itrer revvivenship st vesn aned is stll opreratiog at o has
Prospecets: The city is Doping tul the Roses Co it Pl o
iredouse projt featueng smue than 10 spwvizdly steres e
wear ke market this vese, will ereate coomgh spillover teallie to pube
Yamhill profitable. The city pavicd $7.2 million and the desedoper 525
mitlion of the $10 million cmt of o praking e woving e malk

RICHMOND, VIRGINIA

(ith Street Marhetplace, opemal i 198

Original cost: $29 million. mised throweds DG money private
lostais aned a limited partpership

Status: Open, It oot profitable

Prospeets: City ollicials are workimg with a private sanagement
company on reckeseloping the warketplaee futo o e Laditonsl
retail maldl. City el biciads Delieve it will mever bee pratitabde ad et
1o continue subsidizing its opeeation - ncluding all deld wooee -
an estimated ast of $2 uillioa vem

A lonely mend in Toledo's Portside.

TAMPA. FLORIDA

The Sheps an Harbener Islened. opemad in 1955

Original cost: Caombicdeentaal, ot oslimaies puat it ad just utader SO
willion.

Status: Opuen, Dt et vl aperating UTRIN |!lh'll|i:|l." acvordine 1o
city officials

i‘r('p,“n-uh; City olficinds hogee that 3 revent rertenhitig ol the crentes 10
inelude more Uraditionsd retail stons wdl drass e dieads 1o the
marketpliacr, while the Octediet opening of thee cits -baguded ST
million convention cetter adaeent 1o e narketplace will Tt
towrist trallic.

TOLEDO. OHI0

Portsude, opetesd in 198

Originad cost. SIS oudlion, D pevately tronglea combnatien
of industrial revenue boods amd omnentional oo Thee city alys szl
$17T million in ledenad Bmds on sarrsmindiog improsenents miehidine
packs and parking ;

Status: Open, bt not peolitable

Prospects: Current plans call Tor chining the sarhetplace i Sepitem.
ber, when it will widersro @ $3 mdlion o ST amblion eedevelopraent
it i cegional entertinment coenter, apening i it \bareh 1401
As o this sunmer, private sector and city ollicials werte working 1o
seertres state and private fimneing foe the project. w4 to boeg alter
Labaor Day.

generator for Portside. The bonds were eventually ap-
proved and the convention center built, but it did not open
until two vears after Portside.

Meanwhile, Toledo was victimized by a series of
corporate moves and lakeovers that climinated or wenk-
ened some of the major corporations that had their
headquarters downtown. Owens-{llinois Ine., Libby-Owens-
Ford Co. and Champion Spark Plug were taken over, and
Owens-Corning Fiberglas Corp. had to cut back operations

in fighting off a  hostile  tukcover. A subsid-
iary of Champion left town, Not anly did those moves
hurt emplovment in Lucas Connty as a whole: hut they
meant a sharp decline in thenumber of downtown office
workers. who had  been viewed  as natural Portside
customers during the weekday hours

If Toledo had known in 1984 all the things it knows

aow, it probably would not have built Partside. The mall

hasn’t paid a penny in debt service or turned w dime back
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to the city for other projects.
But the question {or the 1990s
in Toledo, as in many cilies
with similar problems, is not
whether to develop a festival
mall. {1t is what to do with the
one it has.

The revival of ailing lestival
malls is becoming a growth
industry of its own, complete
with “marketplace doctors.” In-
dianapolis was in a sjtuation not unlike Toledo’s when il
decided to call a marketplace doctor, the Chicago {irm of
Moor + South. Indianapolis’ (estival project, at the old
Union Station, featured the same array of offbeat stores
and food courts that had spread {rom Faneuil [lall and
Harborplace to every corner of the country. Opened amid
local fanfare in 1986, it soon began to fail.

According to Molly South, the problem in Indianapolis
was a [amiliar one: The competition from retail [irms
outside the city was too strong, She advised an emphusis
on entertainment over retail. “When you're sitting right
in the middle of downlown,” she said, “there is lots of
lunch, dinner and evening traffic you can generate.” She
felt that entertainment would also appeal to the population
outside the city, the “distant locals,” as she calls them,
more than the specialty shops would.

Moor + South used space that had been a museum on
Indiana history lo add. a sports bar and a sing-aloug bar.
The (irm also re-worked the existing retail space to include
a bit more traditional fare to appeal o locals. It scems to
have worked. In 1989, Union Station paid the city nearly
half a million dollars in taxes and leases.

Another example of a calculated revival approach was
that applied to Catfish Town in Baton Rouge, which
opencd in 1984 and went into receivership three years
aga. Alter its failure, a marketing survey done with the
city’s help indicated a need for office spuce downtown.
Accordingly. Catfish Town was redeveloped as a “festival
workplace.” It is now mostly offices, with a small food
court, and is 90 percent leused. |

Revivals have to be plotted carefully. Cities have had a
tendency to fight mall failure simply by changing manag-
ers. the way a foothall team changes couches. Toledo did
that in 1988. replacing the Enterprise Development Corp.
with the \Webb Companies. Nothing was done to address
the original marketing mistakes. Portside continued to sink,
‘leading eventually to the more drastic measures that are
now being contemplated.

\Whethier Portside will come back is still uncertain. City
officials are spending the summer working with Jef[ Jacobs
to {ind the $3 million required for redevelopment.

o far. no pat formula has emerged [or saving
marketplaces. Different cities have pursued various
strategies (or pulling them out of the doldrums, from
pushing adjacent development, in hopes of jump-starting
festival prujects, to simply subsidizing them (see accompa-
nying article, page 32).
All of this begs the question of how many [ailing

Cities have
a tendency to fight mall
failure simply by
changing managers, the
way a football team
changes coaches.

marketplaces can be revived
even by the best management
or the maost carelully calenlated
new use. U revival means es-
tablishimg theny as the profit
centers it was hoped  they
would becotme, then the an-
swer may be very few, But the
specialists are urging cities o
fook at these projeets in broader
terms, considering  their value
to the life of the community above and bevond what they
make in profits, if they make any at all.

I many places, the eventual choice for a city govern-
ment is hetween insisting that o developer meet his original
financial obligations, which runs the risk that he will
cventually close the doors, or choosing to subsidize the
project with government money on - coutinuing hasis.
“Sometimes.” savs Molly South. “it makes sense (o look
beyand the question of simple dollars and cents. How
much does the market contribute Lo the quality of life?
What kind of sales tax is it or is it not contributing? What
effect would closing have on employment?”

Flint decided it had no choice but to let Waler Street
Pavilion close down as a commmercial enterprise. The city
is selling the $22 million property to the University of
Michigan for $50,000 to use as a student activity center,
including administrative offices and a bookstore. The
marketplace foad courts will remain open to the public,
but the university will pick up the cost of operation.

Richmond. however, made the opposite decision, It has
chasen to keep 6th Street Marketplace open as a comuer-
cial venture, cssentially at all costs, which include paying
off the private loans incurred by the $29 million develop-
ment and “covering any aperating costs that the tenants
cannol meet. The total comes to about $2 million a year.
Al the same time, the project is being repositioned from
festival mall o suburbanestyle retail mall. The kite stores
and Tod courts are being moved out. and shoe stores are
moving in. “We're emphasizing national and  regional
chains amd franchises and de-emphasizing the mome-and-
pop local-type retailers.” savs Juck Berry. the city manager.

Even if the building is fully leased and doing well, Berry
caleulates, it will never make ioney. “But now.” he says.
“it's part of the infrustructure of downtown. just like the
coliseum, the convention center and the downtown. hatels.
and it's a critical element. So really, vou have to view it
like a park that is subsidized from tax dollars. Unlortu-
nately, as a real estate investment it's a disaster. but it’s also
essential to downtown.”

That is the conclusion Taledo has reached  about
Portside. Somehow, savs Michael Porter of the Chamber
of Commerce, it has to be kept alive. “Right up front.” he
savs, “a city has to make the decision whether or not this
kind of facility is important encugh for the other things it
does for vour community to invest government money in
it, and understand that vou're probably nat going 1o gel
anv of it back. [Us a physical amenity that vantre just going
to pay for. You really have to understand that with very
few exceptions, they can’t work on their own.” (]



