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INTRODUCTION 
 

The following report summarizes the observations and recommendations that are a result of an Iowa Downtown Resource 
Center Assessment Visit conducted in Glenwood, Iowa.  In preparation of this report, the Team had to learn about Glenwood’s 
development history and plans for future development.  The Assessment Team’s familiarization process began with a review of 
materials about Glenwood supplied prior to the visit, a driving tour of the city and a walking tour of the Downtown commercial 
district.  The intensive two-day visit also included interviews with approximately 131 community leaders, individuals and groups 
representing the public and private sectors.  Based upon these activities and the Assessment Team’s extensive working 
knowledge in downtown economic development, this report summarizes their findings and recommendations for Glenwood.   
 
 

PURPOSE 
 

Glenwood Area Chamber of Commerce contracted with the Iowa Downtown Resource Center, Iowa Department of Economic 
Development (IDED), to conduct a Downtown Assessment Visit that included the following services: 
 

“Coordinate, implement, and participate in a two-day assessment visit to the Downtown area of Glenwood, Iowa on June 3 & 4, 
2008.  The assessment team will be comprised of two downtown development professionals. The assessment team will partake 
in a familiarization tour of the community, a Downtown walking tour, interview local community leaders, assess the current state 
of Downtown, and develop oral and written observations and recommendations.” 
 

The Assessment Team included two downtown development professionals: 
 

 
 

 
Thom Guzman, Director, Iowa Downtown Resource Center, Iowa Department of Economic Development, 
(IDED), Des Moines, Iowa.  Guzman has been with IDED since January 1988.  As director of the Iowa 
Downtown Resource Center, Guzman oversees all downtown development programs of the department, 
including its premier program, Main Street Iowa.  Guzman was the Main Street program director for 
downtown Grass Valley, California prior to joining IDED.  He has been a real estate broker, retail sales 
manager, non-profit association manager, Main Street program director, and Main Street state coordinator 
prior to becoming the director of the downtown resource center.  His current responsibilities include 
managing a million dollar annual budget, overseeing the planning and delivery of technical assistance 
services, training, and assessments for Iowa’s 40 Main Street communities and for developing technical 
assistance and training opportunities for all Iowa communities.  Guzman’s areas of expertise are in 
organizational development, promotion, and working with smaller communities with populations ranging 
from 400 to 82,000.  He is a graduate of Leaders        hip Iowa, is past vice-chair of the Iowa Commission on 
Latino Affairs, and currently chairs the department’s Diversity Committee.  Guzman currently sits on three of 
the National Trust for Historic Preservation’s committees: Community Development Financial Institution, 
Loan Committee and Diversity Committee.  He has a Bachelor of Arts degree from California State 
University Hayward.  Over the years, Guzman has consulted for Main Street programs in Arkansas, 
California, Colorado, Connecticut, Florida, Illinois, Kentucky, Maine, Michigan, Minnesota, Mississippi, 
Missouri, New Mexico, New Hampshire, North Dakota, Ohio, Oklahoma, Oregon, South Dakota, 
Washington, and Wisconsin.  He has also presented at many national and international downtown 
conferences.   
 

Joyce Glasscock, CMSM, Executive Director, Main Street Keokuk, Keokuk, Iowa.  Glasscock has been 
with Main Street Keokuk since July 1989.  Under her direction, Keokuk has received many national and 
state honors for their downtown development efforts including the National Trust’s prestigious Great 
American Main Street Award in 2000.  Over the years, Glasscock coordinated many United Way 
campaigns. She currently serves on the Keokuk Public Library Foundation, which is in the midst of a 
$600,000 renovation to house the Keokuk Art Center.  For many years, Glasscock served on the Historic 
Grand Theater board while it was successfully raising “$100 Grand for the Grand” restoration project and 
was involved with the Keokuk Area Hospital capital campaign.  Since becoming a Nationally Certified Main 
Street Manager (CMSM), she has consulted for dozens of downtown organizations with specialties in 
promotion, marketing, market analysis and creative thinking. Glasscock represents all Iowa Main Street 
programs on IDED’S Main Street Iowa Advisory Council, charged with making selection recommendations 
for new Main Street communities.  Glasscock is married to her high school sweetheart, Greg, has two 
daughters and enjoys being grandmother to her three grandchildren. 
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OVERVIEW 
 
This Downtown Assessment Visit report and recommendations for Glenwood are based on the Team’s downtown 
development experience, totaling over 42 years.  Their beliefs are grounded by the philosophy that in order for 
Downtown to re-establish itself as the social and commercial center of the community – the physical heart and soul of 
the city – Downtown must become more valuable physically, economically, socially and politically.  
 

The dialog with the community begins with the community’s need to understand why Downtown is important.   
 
1) Downtown serves as the symbol (the visual testimony) of the community’s economic health.  The commercial 

activity and vibrancy of downtown is a reflection of the health and investment within the entire community.  
 
2) The viability of Downtown is important to both public and private sectors.  Government officials and taxpayers 

have a vested interest in the health and viability of Downtown and the valuation of its commercial properties.  
Since the welfare of Downtown is both a public and private concern, it is in everyone’s best interest to form a 
partnership to address its vitality.  Both sectors have resources and expertise to contribute to the revitalization 
process.   

 
3) The local quality of life (livability) is reflected through the condition of Downtown. Today, young workers will 

change their employment and careers multiple times, many of them basing those decisions solely upon where 
they prefer to live.  Quality of life is a key factor in industrial, commercial and professional business and 
employee recruitment.   

 
4) Downtown reflects local pride and the values of the community.  Much can be learned about your community and 

its values by exploring its Downtown. 
 
5) Downtown is a functioning, living museum.  It speaks volumes about how your community developed, how it has 

evolved and what influences have been instrumental in its development.  Your Downtown is unique--with its own 
character and history (sense of place), that sets it apart from any other place.  

 

 
The health of Downtown has a direct impact upon the entire community’s economic well being.  They are inter-
related.  Downtown revitalization IS economic development.  Downtown is a prime location for incubating small 
business, it is an affordable location for independent businesses, and is historically one of the community’s major 
employers.  The commercial center provides a compact environment with multiple stories for commerce, government 
and living spaces, thus reducing sprawl and the cost associated in extending city services and infrastructure. The 
pedestrian friendly environment is convenient and accessible, serving as the center (community space) for not only 
commercial trade but also cultural, social and civic engagement.  Historic downtown districts can serve as heritage 
tourism attractions.  A building’s condition, the business’ viability and maximization of the building’s square footage 
for income generation affect not only the property’s value, but also the value of the neighboring properties and real 
estate in the entire community.  Investments in Downtown allow it to “pay its fair share” in taxes resulting in lessening 
the tax burdens of its citizens and city government.   
 
Glenwood does not look nor resemble what it was like 40 years ago.  Downtown has also changed.  Various factors 
have had dramatic effects upon the character of Downtown and its businesses’ viability.  External forces have 
affected Downtown’s competitiveness--big box retail, internet sales, catalog sales, proximity to the Omaha-Council 
Bluffs metro, transportation and commuter trends to name a few.  Citizens are more mobile and technologically 
connected. Increasing regional and even global competition directly affect the level of activity and commerce in 
Downtown.  More women have entered the workforce.  Women, the primary household purchasers, are making the 
majority of their purchases on Saturday, Sunday and in the evening.  Different generations of consumers have 
different spending habits and expectations.  The commercial business world has dramatically changed. 
 



    4 | P a g e  
 

Internal forces at work include the investments or lack of investments that have occurred in Downtown buildings.  
Inappropriate façade changes over the years have lessened the historic integrity of Downtown properties and 
affected its overall appearance.  Under-utilization of buildings also reduces income generation, which has a direct 
effect upon the amount of capital available for maintenance and reinvestment in the buildings and ultimately, the 
value of Downtown.  Covered, boarded up and scaled down display windows create barriers between the businesses 
and the customers.  In some cases, signage is lacking, poorly designed or obsolete.  These physical changes 
combined with other external forces have substantially challenged the dynamics and vitality of Downtown. It is 
important to note that none of this occurred with malicious intent.  Rather, building and business owners were 
seeking possible solutions to the ever-changing dynamics under which Downtown existed, not realizing that many of 
these solutions only contributed to Downtown’s decline.  
 

As Downtown begins losing its physical and economic value, its social and political values suffer.  The more varied 
the functions of Downtown, the more often people have reasons to come Downtown at different times of the day, thus 
adding more value to Downtown.  Special events and festivals (promotions) that attract people Downtown for social, 
cultural, recreational and retail experiences increase citizens’ appreciation of the Downtown through positive 
associations and interactions.  This association (sense of place) between the fond memories that promotions create 
and the built environment in which they occur, becomes a strong emotional connection.  Participants will care about 
Downtown and feel they have a stake in its future.  Because of the pleasant experiences, the participants are more 
apt to come back for business transactions at a later date. 
 

Strategies need to be developed to promote Downtown and stimulate appropriate investments in Downtown 
properties and businesses.  Downtown belongs to everyone and the revitalization process requires a strong 
commitment from all sectors (stakeholders) within the community.  Educating these stakeholders and changing the 
community’s attitudes takes time and persistence, but is a critical component in the revitalization process.  As 
understanding grows, citizens will become more actively engaged in the implementation of strategies to improve 
Downtown’s economic and physical condition.  The public and private sectors must form an alliance (partnership) to 
pool their resources to address the future of Downtown, stimulate, and direct positive change.   
 

During the recent past, Glenwood has had many successes in its community building efforts – significant residential 
and commercial development, new high school, city pool project, sports complex, to name a few.  Through this 
assessment visit, Glenwood has taken another step in addressing its commercial district’s future.  Now, additional 
actions are necessary to continue to improve the climate for reinvestment, improve the viability of existing 
businesses, increase customer traffic, and attract new business to fill the vacant and under-utilized properties, invest 
in building improvements and increase Downtown’s uses, thereby increasing its value. As you already know, change 
does not occur overnight.  The successes will be incremental and every success should be celebrated.  Failures will 
occur and lessons will be learned. 
 

The intent of this document is to assist Glenwood leaders in their journey to improve Downtown physically, 
economically, socially and politically.  This assessment occurred in a relatively short period of time and addresses the 
issues participants identified as important during the visit.  Despite limited time, the Assessment Team interviewed 
approximately 131 individuals representing a cross section of stakeholders in the community.  This assessment visit 
and recommendations should serve as a call to action and provide the community with current information to 
formulate strategies necessary to address the very serious issue of saving Downtown for future generations.  This 
report cannot and does not provide all of the answers.  Ultimately, Glenwood citizens must explore their options, 
decide what is relevant and realistic and acquire additional information and resources as they address Downtown’s 
future. 
 

“Never doubt that a small group of committed dependable citizens can change the 
world.  Indeed it is the only thing that ever has.” 

 
-Margaret Mead- 
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"ONE WORD" DESCRIPTIONS OF GLENWOOD 
*Indicates descriptives voiced multiple times 

 

 
The Assessment Team asked interviewees for “one word” descriptions of Glenwood.   Collectively 
Glenwood was described as: 
 

• Friendly* 
• Quiet* 
• Home* 
• Growing* 
• Unique* 
• Future* 
• Safe* 
• Generous* 
• Potential* 
• Caring* 
• Bedroom* 
• Small town* 
• Changing* 
• Reluctantly growing* 
• Progressive* 
• Picturesque* 
• Quaint* 
• Welcoming* 
• Warm* 
• Family/family oriented* 
• Community/community 

oriented* 
• Aggressive 

• Amazing 
• Traditional 
• Dedicated 
• Great 
• Closeness 
• Practical 
• Opportunity 
• Energetic 
• Economically diverse 
• Homecoming 
• Inviting 
• Idealic 
• Resistance to new ideas 
• Hilly 
• Great location 
• Sports minded 
• Cozy 
• Comforting 
• Beautiful 
• Possibilities 
• Heritage 
• Dis-membered 
• Non-cooperation 

• Reserved 
• Supportive 
• Good 
• Historic 
• Scenic 
• Peaceful 
• Opportunity 
• Good education 
• Pleasant 
• Closed 
• Parks 
• Ambitious 
• Green 
• Transitioning 

 
Youth: 

�  Historic 
�  Cozy 
�  Nostalgic 
�  Warm 
�  Expanding 

 
 

"ONE WORD" DESCRIPTIONS OF DOWNTOWN GLENWOOD 
*Indicates a descriptive voiced multiple times  

 
 
 

The Assessment Team asked interviewees for “one word” descriptions of Glenwood’s Downtown 
commercial district.    Collectively, Downtown was described as: 
 

• Beautiful* 
• Traditional* 
• Historic* 
• Convenient* 
• Struggling* 
• Dying* 
• Potential* 
• Services oriented* 
• Sad* 
• Uneventful* 
• Transitioning* 
• Homecoming* 
• Non-retail* 
• Square* 
• Quaint* 

• Supportive* 
• Busy* 
• Not bright 
• Empty 
• Quiet 
• No retail 
• Interesting architecture 
• Active 
• Full 
• Evolving 
• Lost courthouse 
• Peaceful 
• Renovated 
• Great customer service 
• Patriotic 

• Heart 
• Well used 
• Unavailable 
• In transition 
• Hub 
• Diverse 
• Empty buildings 
• Immense opportunity 
• Lacking 
• Courthouse 
• Concern 
• Apprehensive 
• Streetscape 
• Outdated signage 
• Non accommodating 
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• Ambiguous 
• Revitalization 
• Unused 
• Buildings need repair 
• Non-eclectic 
• Atmosphere 
• Shrinking 
• Services 
• Negative 
• Closed 
• Average 
• Unifying 

• Centerpiece 
• Variety 
• “for sale” 
• Missing 
• Lack of Christmas 

decorations 
• Unkempt 
• Limited 
• Picturesque 
• Character 
• Changing 
• Attractive 

• Charming 
• Buildings not inviting 

 
Youth: 

• Fading 
• Potential 
• Changing 
• Active 
• Traditional 

 
 

 

 
 

COMMUNITY’S ASSETS 
*Indicates assets voiced multiple times  

Interviewees were asked to identify Glenwood’s assets.  Collectively, the following assets were mentioned: 
 

• Location to metro* 
• The Loess Hills* 
• New YMCA* 
• New High school* 
• Lake park/lake* 
• Caring people* 
• Well churched*  
• Family focused/oriented* 
• Welcoming* 
• Schools* 
• Safe*  
• Glenwood Resource 

Center* 
• Wealth of volunteers* 
• Proximity to transportation* 
• Earth lodge* 
• Museum* 
• Sports complex* 
• Glenwood Culture* 
• The Square* 
• Rich history* 
• Bedroom community*(+) 
• Well churched community* 
• Clean & attractive* 
• Caliber of people* 
• Supportive community* 

• Library* 
• Small town feel* 
• Familiarity* 
• Incredible potential for 

growth 
• Educated new comers 
• Recreation opportunities 
• Support “community 

causes” 
• Golf course 
• Good volunteers 
• 17 new businesses in 2007 
• Progressive banking 
• Not afraid of future 
• Growing 
• Internet access 
• Beautiful 
• Community theater 
• Pride 
• Combination of lifers & new 

residents 
• County seat 
• Roots 
• Chamber of commerce 
• Youth sports 
• Midwest values & ethics 

• Active county supervisors 
• Fire department 
• Ministerial association 
• Abundant health care 
• Geography 
• Community organizations 
• Volunteer leadership 
• Commitment to community 
• Supportive businesses 
• Youth: 
• Small town atmosphere 
• Locally involved 
• Aesthetics 
• Every cares about 

community 
• People 
• Friendly 
• Location – Omaha, I-29, 

river, Highway 34 
• Lake Park 
• Layout of town 
• Lots of trees 
• Historic 
• Loess Hills 
• Bricks 
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DOWNTOWN’S ASSETS 
*Indicates assets voiced multiple times  

 
Interviewees were asked to identify Downtown’s assets.  Collectively, the following assets were mentioned:  
 

• Adequate parking* 
• Variety of businesses* 
• Convenient* 
• Aesthetically pleasing* 
• County seat* 
• Unique* 
• Clean* 
• Courthouse square* 
• No-Frills* 
• Historic storefronts* 
• Friendly businesses* 
• Strong building stock* 
• Intact – no empty holes* 
• Affordable* 
• Quaint* 
• Unique square* 

• Some stable 
businesses* 

• People* 
• Homecoming* 
• Senior center* 
• Beautiful architecture 
• No stoplights 
• Pride 
• Charming 
• Empty buildings – room 

to grow! 
• Streetscape 
• Banners 
• Brick streets 
• Courthouse lawn 
• Personal pride in 

businesses 

• American Legion 
• Supportive businesses 
• Hardware store 
• Character 
• Clean businesses 

 
Youth: 

• Kaimans – No Frills 
• True Value 
• Clock tower 
• Streetscape 
• Banners – youth 

involvement 
• Cool old buildings 

 
 

 
"COMMUNITY’S CHALLENGES" 

*Indicates challenges voiced multiple times  
 

Interviewees were asked to identify Glenwood’s challenges.  Collectively, challenges identified were:   
 

• Proximity to metro* 
• Lack of industry* 
• Bedroom community* 
• Rapidly growing, but no ownership in community* 
• Get people to work together* 
• Cooperation & communication between 

organizations, city * 
• Lack of variety of restaurants* 
• Lack of good/nice restaurant* 
• Lack of/no Christmas decorations*  
• Limited tax base – no industry* 
• Acceptance of new people into established cliques* 
• Engaging new residents who live north of city limits*  
• Retail development* 
• Lack of outdoor swimming pool* 
• Attitude that Glenwood is ok and we don’t listen 

to those outsiders. 
• Maintain customer base 
• Community commitment – it’s been too easy 
• Drawing more county residents who commute 
• Time – many out commuters 
• Identity – many new residents 
• People who don’t support local entities 
• Cell phone services 

• Internet technical challenges 
• Tax base – corporate taxes 
• No hospital in county 
• Need for white collar jobs 
• More jobs in town 
• Subdivision outside of city limits 
• Retirement housing 
• Proximity to big boxes 
• Non-progressive local politicians 
• Change is frowned upon 
• Public officials not getting along 
• Competition from outside 
• Getting new younger leaders 
• City & County governments don’t have vision 
• Lack of youth activities 
• Lots of turf issues 
• Low rent housing 
• Accepting new residents 
• Supporting local businesses 
• Schools financial challenges 
• Topography 
• Community not proactive 
• Irresponsible growth 
• Not visionary 
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Youth: 
• Small businesses  being bought out by larger companies  
• Moving No Frills off Square 
• Close to metro 
• Can’t use degree in Glenwood 
• Bedroom community 
• Housing expensive in town 
• Narrow sports focus – not broad support for other activities 
• Town square not inviting 
• Plants overgrown 
• No color 

 
"DOWNTOWN’S DESIRES"   

*Indicates desires voiced multiple times  
 
Interviewees were asked to identify their Downtown Desires: 
 

• Destination downtown* 
• Artisan bread bakery* 
• Old market type downtown* 
• Wine/cheese shop* 
• Cleaned up storefronts* 
• Improved backs of buildings* 
• Old buildings refurbished* 
• Specialty shops* 
• More community events* 
• Support enhanced tourism* 
• More nice restaurants* 
• Old town atmosphere* 
• Keep historic feel* 
• Connection to trails, including Trace* 
• Get everyone on same page* 
• Be strong & grow 
• More activities downtown 
• Connections to trails 
• Trails lead to downtown 
• Recruit variety of businesses 
• 100% full 
• Downtown with lovely things 
• Extended store hours for commuters 
• Marketing support 
• Gourmet shop 

• Grocery store  
• Continuity of look around Square 
• Wood working 
• Weekend activities 
• Day trip destination 
• Second story living 
• Plan- not haphazard 
• Maintained landscaping 
• Look like downtown Dubuque 
• Square – area of attraction 
• Clean, neat downtown 
• Create the experience 
• All on same page 
• Nice lunch places 
• Accessibility 
• Beautification 
• More flowers 

 
Youth: 

• Good looking 
• More specialty shops 
• Move Community Theater downtown 
• Nice family restaurant 
• Connect trails 
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• 
 

"DOWNTOWN’S CHALLENGES"   
*Indicates desires voiced multiple times  

 
Interviewees were asked to identify Downtown’s Challenges: 
 

• Difficult parking* 
• Filling No Frills building* 
• Proximity to Omaha/metro* 
• Vacant buildings* 
• Keeping business open* 
• Getting people to buy local* 
• Cleanliness of downtown* 
• Lack of restaurants* 
• Preservation of buildings* 
• Working better together* - communication* 
• Financial ability of businesses to improve* 
• Keeping businesses on Square* 
• Financial ability of businesses to improve 
• Maintaining nodes 
• Cleaning around Square 
• Loss of service businesses downtown 
• Cohesiveness 
• Store hours 
• Creating common vision 
• Provide variety people want 
• Pride in ownership 

• Age of buildings 
• Bringing in new business 
• Not a destination location 
• Quaint food with atmosphere 
• Maintaining 
• Competing with retail 
• Cost of maintenance 
• Get downtown building owners on board 
• Need for gift shops on Square 
• Proximity to Wal-Mart 
• Getting people to work together 
• Accessibility over curbs 

 
Youth: 

• Look of courthouse 
• Rundown apartments 
• Business scared because Kaimans is leaving 
• Not much retail 
• No gathering spaces for teens or adults 
• Limited space for development 

 
 
 
 

Poorly maintained/overgrown landscaped(?) nodes 
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"COMMUNITY QUOTES" 

 

During the interview process, the following comments were shared: 
 

“It’s friendly so long as you don’t want to buck the system.” 

“Glenwood doesn’t need more shoppes, it needs more shoppers.” 

“What do we need to do to make things work?” 

“The longer I live here, the less people I know.” 

“City officials (staff & elected) difficult to work with.” 

“People need to be more excited about the community.” 

“It’s difficult to start up a business here.” 

“The proximity of Glenwood to metro hurts in a lot of ways.” 

“We need gas prices to go up more.” 

“If we don’t find a way to invest in Glenwood, we will implode.” 

“We are all part of the problem.” 

“There is no central leadership to prioritize for the community.” 

“We moved here because Glenwood felt like home.” 

“Everybody passes the buck.” 

“This is the dullest place on earth during Christmas.” 

“The whole concept of community is different in this time period.” 

 “The thought of Kaimans (No Frills) leaving is sad to me!” 

“We need to have more activities around the square.” 

“Nothing is open when we come to town in the evening.” 

“Sometimes we don’t recognize the assets because we live here.” 

“It’s difficult to get people out of their homes.” 

“It’s Mayberry here.” 

“We’re a very hearsay town.” 

“Glenwood can pull together and be a great community.” 

“Glenwood responds when the community needs to.” 

“This community volunteers a lot.” 

“It’s such a pretty place to come to.” 

“Glenwood needs to remain the same, but change.” 

“Once the big Google comes in, it can be a great opportunity or a big concern.” 

“Great time to change the façade of Glenwood.” 

“It’s hard to love Glenwood when City staff is down on it.” 

“We need a plan in place that will capture people.” 
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"COMMUNITY QUOTES" - continued 

 

“Chamber of Commerce needs to do more to promote commerce in Glenwood.” 

“I’m concerned what will happen when the grocery store moves.” 

“Downtown needs to become a bit more hip.” 

“Most of the buildings on the Square have survived despite this.” 

“Glenwood does not respect its historic properties.” 

“There are times this community doesn’t communicate very well.” 

“Glenwood was a trade center, it no longer is.” 

“When the majority of our commuters are home, downtown is closed.” 

“There is a parking perception that if it’s not right in front, it’s not convenient.” 

“Everything has always been full around the Square.” 

“Why has Glenwood never stepped forward and built a community center?” 

“Glenwood is a very young community.” 

“We need to be more friendly to entrepreneurs.” 

“Through the years, we have not had empty buildings.” 

“All of us commuters would pay a premium if they were open when we can shop.” 

“Glenwood is a service town.” 

“Projects are funded, but funding for maintenance is never addressed.” 

“The Clock Tower is the symbol of downtown.” 

“Mills County housing is growing on the outskirts… how do we sow them in?” 

“Only community in the state without a local hospital.” 

“70% of residents work out of county.  How do we get them here?” 

“Square merchants versus other merchants.  It has been closed for over 50 years.” 

“It is a challenge to blend newcomers and long-timers.” 

“Mills County has the most leakage of any county in the state.” 

“It’s too convenient for people to do their business while out of town at work.” 

“I love tradition…but sometimes it gets in the way of change.” 

“The town, because of the price of gas has a great opportunity.” 

“We need to find a way for commuters to come into town once or twice a week.” 

“Chamber of Commerce ribbon cuttings are at 9:30 am…do them when commuters can participate.” 

“People are oblivious and haven’t taken ownership in this community.” 

“It’s hard to find development land not in the flood plain.” 

“There is no central leadership to prioritize for the community.” 

“We decorate for Halloween.” 



    12 | P a g e  
 

"COMMUNITY QUOTES" - continued 

 

 “If you are going to keep this town alive, you have to buy into this town.” 

“We have to be responsible for what we love in this town.” 

“Our town Square is charming.” 

“Our youth helped develop part of the beauty of our downtown.” 

“You can rent for about what the property taxes are.” 

“Rents are pretty inexpensive.” 

“You could do more on the Courthouse lawn.” 

“We are centrally located; there is something to be said about that.” 

“It’s about communications and connections.” 

“Loss of No Frills will devastate downtown.” 

“If you’re going to make this community better, you need to put some contracts out.” 

“The City looks at ways to block progress.  It does not look for ways to get things done.” 

“If there is a cause, people will get involved.” 

“You can get real comfortable in Glenwood.” 

“We have wonderful natural assets.” 

“The foundation of Glenwood that has roots has a sense of the past.” 

“There is also a group of newcomers who can see the possibilities.” 

“I personally make it a point to use the Square.” 

“Glenwood is undiscovered, a perfect position.” 

“The ministerial association meets four times a year with the school administration.” 

“People still travel through Glenwood.” 

“Downtown businesses give great customer service.  They help you find it.” 

“A lot of our businesses are not open after 5 p.m.” 

“Seems like there is a lot of turnover on the Square.” 

“The template is here, we just need to make it better.” 

“Downtown is a closed society.” 

“Once the grocery store moves out, we don’t know what is going to happen.” 

“People are not committed to buying in town.” 

“Off the Square, most buildings are not attractive.” 
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"COMMUNITY QUOTES" - YOUTH 
 

“Glenwood has lots of generous people.” 

“Kaimans is the life blood of the Square.” 

“People really come together.” 

“You can get double the house in Council Bluffs.” 

“The community needs to be more well-rounded – money seems to go more to sports than the arts.” (unequitable) 

“Right now there is plenty of business going on, but who knows how long it will last.” 

“Not a lot of choices in Glenwood.” 

“10 mile trek to Trace…we need to connect.” 

“There is nothing to brag about downtown.” 

“It’s (courthouse) really just concrete.” 

 “The theater is dying out.  It needs to cater to a broader audience (more than just middle school kids).” 

“People would go to the theater if it catered to more than just middle school kids.” 

“Once Kaimans is gone downtown is in trouble.” 

“We’ll still go to Omaha & Council Bluffs…gas prices are not a factor!” 

“Homecoming is one of our greatest events.” 

 

ASSESSMENT TEAM’S OBSERVATIONS   
 

The Assessment Team bases the following opinions/observations on our driving tour, walking tour, and 
discussions with local business owners and community representatives: 
 

• A dichotomy exists in the community.  While Glenwood was described as caring, friendly, giving, 
compassionate, it was also identified as “closed”, “not playing well together” and very “territorial”. 

• The apparent (as shared in focus groups) lack of communication, collaboration and cooperation amongst 
groups adds to territorial issues.  People seem willing to work together so long as it does not impact or affect 
their group/organization. 

• Interestingly, interviewees had an easy time identifying people traits and qualities as community assets, but 
had a much more challenging time identifying the community’s physical assets. 

• It seems like there is a lack of identified leadership willing to take the lead and move community forward. 
• The city/community invested a significant amount of time and money on the Glenwood Plan (September 

2001) which included significant recommendations relative to Downtown.  It appears the community has 
been pretty complacent about Downtown since the plan was completed.  Since September 2001, Downtown 
retail has become weaker, stronger linkages to Locust Street have not materialized, niche business 
development has not occurred, a downtown-wide management organization has not been put in place, store 
hours conducive to commuters have not been incorporated into local retail business operations, etc.  While 
conducting studies and having plans developed is important, the documents unto themselves are worthless 
unless the community does something with the recommendations.  Perhaps it is time to stop ordering 
studies/plans/recommendations and start implementing. 

• Though it was recommended in the 2001 Glenwood Plan, there is still not an entity in Glenwood (public or 
private) who has taken responsibility for managing Downtown. (no stake, no pride) The result is that 
Downtown continues to decline.  This trend will continue until the City, the Chamber, the Economic 
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Development group, or some newly formed entity is identified as the organization, with resources, 
responsible for addressing downtown development.   

• People are proud of the fact that the square is mostly intact.  However it’s clear to us that there is not a  
good understanding of the importance of respectful rehabilitation or building maintenance. 

• The west facing rear facades (back edge) of the buildings on the west side of the square have a great 
playful, quirky and almost European feel to them.  It adds a great sense of arrival for the visitor entering 
Downtown via Sharp Street.  This kind of “back edge” is not typically found in Iowa’s smaller communities.   

• There are a lot more vacant and poorly utilized storefronts than everyone realizes. (storage, vacant, etc)  
• Now is the time for the community’s development leadership to be proactive in addressing the departure of 

the grocery store from Downtown… waiting until after it moves will cause even more significant economic 
and physical damage to Downtown! 

• The loss of the historic courthouse is still a point of contention some 
50 years later.  Fifty years from now, hopefully, you won’t be talking 
about the loss of the historic jail because it will still be sitting on the 
square. 

• Based on our focus groups, it seems like the time is right to act… 
people want the historic structures restored, they want Downtown 
healthy, they want a destination market place, they want something 
to brag about, they want a Downtown that will be appealing to both long term and new residents. 

• According to national retail experts, over 70% of retail sales in America are made after 4 p.m. and on 
weekends, time periods when most Downtown independent retailers are closed.  It seems that the Glenwood 
business community could significantly strengthen its business volume by adjusting business hours to reflect 
today’s reality.  Additionally, approximately 50% of Glenwood residents commute out of county to go to work.  
It is very difficult for them to support local Downtown businesses without expanded store hours. 

• It’s important to note that downtown revitalization/downtown development is not something we start today 
and complete tomorrow.  It is bigger than a streetscape; larger than an updated infrastructure; more 
important than linking Downtown to the highway, greater than developing niche businesses.  To have a    
healthy and economically contributing Downtown means an on-going effort.  There is no such thing as a big 
fix/quick fix solution for Downtown!  

• Glenwood is lacking the tools necessary to protect the historic assets of the community – design guidelines, 
Certified Local Government ordinance, Historic Preservation Commission, and financial incentives.  These 
tools are not just for Downtown.  They can be used citywide wherever the community’s historic assets exist – 
homes, commercial buildings, churches, schools, elevators, water towers, etc.   
 

           Examples of rich historic “Architectural Art” still evident in Downtown Glenwood  

• The Glenwood Downtown of 30-40 years ago is gone forever, never to return.  However, it could still be 
vibrant and exciting, but it will be a different Downtown with a unique economic focus or “niche”. 

• It appears that everybody is waiting for anybody to do something with Downtown.  Meanwhile, nobody is 
taking responsibility.  The reality is SOMEBODY needs to! 

• Change will not be easy!  But it must occur!  The community can direct a positive change or allow more 
negative change to occur.  One or the other will happen. 



    15 | P a g e  
 

DOWNTOWN CHALLENGES 
 

Historically, Glenwood has been a wealthy community.  This is evident in Downtown’s buildings.  In historically 
wealthier communities, building owners have had the financial resources to invest into storefront facelifts. With the 
best of intentions, many historic storefronts have been significantly altered with inappropriate façade-a-mies.  
Aluminum slipcovers have covered up entire building facades, often ignoring underlying maintenance issues, which 
continue to escalate under the slipcover.  We call this “REMUDDLING” because, in most cases, architectural details 
important to the aesthetic value of the buildings have been removed, altered or covered over.  Upper facades that 
once had a significant relationship to the storefront have become disconnected.  Mansard roofs, reduced storefront 
windows, covered over transoms, and barrel awnings are the result of these remuddlings 
 

   
        UPPER STORY FAÇADE-A-MIE                                          MANSARD SHINGLED ROOFS  

 
 
 
 
 
 
 
 
 
 

 
 

 
 
      BOARDED UP UPPER WINDOWS  
     REDUCED STOREFRONT WINDOWS  REDUCED STOREFRONTS WINDOWS REDUCED UPPER STORY WINDOWS 

 
 
 
 
 
 
 
 
 

  
 
                                         TRANSOM GLASS AREAS (covered)   COVERED UP BRICK STOREFRONTS 
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In order for the community to better understand Downtown and the importance of the pedestrian environment, it is important 
to take a look at a traditional Downtown building to discover why and how they contribute to the pedestrian experience.   

A BUILDING’S ANATOMY 
 
Every feature of the 
façade of a traditional 
Downtown building 
enhances the streetface. 
From bulkheads and  
display windows which 
allow the pedestrian to 
step right up to the 
storefront, to upper story 
windows and cornices 
which create a repetitive 
pattern building after 
building, giving rhythm 
and symmetry to entire 
blocks.  Every time we 
eliminate or cover up 
these details, we lessen 
the value of the 
pedestrian experience 
and, over time, lessen 
the value of Downtown. 
 
ARCHITECTURE - You 
can live without her ¾¾¾¾  
but you can’t 
remember without her. 
 

Is Glenwood ready to invest its resources to make its historic Downtown the shining star it deserves to be?  
Is Glenwood ready to create incentives to incite appropriate building rehabilitation?  
 

It’s important to accept the fact that your grandparents’ Downtown is gone forever.  It is time to develop the new and 
improved version, one that will meet the needs of today’s users.  Downtown Glenwood can become healthier 
economically, physically, socially and politically and once again be valuable to its citizens, it will just be different.   
 

Is Glenwood ready to move forward and develop their Downtown? 
 

There are a number of vacancies Downtown. During our short walking tour, we identified the following: 
·  At least eight vacant 25’ storefronts 
·  At least four occupied vacancies (storage, very limited hours) 
·  Several storefronts used as apartments  
·  About ten buildings with vacant upper floors 
·  At least two vacant lots 

 

As a result of decades of Downtown decline, Downtown faces huge challenges.  As noted, there are a number of 
vacant storefronts, others are used for apartments and as storage (occupied vacancies) facilities.  There are some 
vacant lots and a number of un-occupied upper stories.   Donovan Rypkema, Place Economics, Washington DC, 
estimates the economic cost of a vacant 25’ storefront in a small town Downtown as follows: 
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Conservatively using just 60% of the above figures, the amount of vacancy in Downtown Glenwood represents over 
$2,000,000 a year in lost economic activity, not even including vacant upper story spaces or vacant lots (14 spaces – 
8 vacant, 4 occupied vacancies, 2 apartments).   Is this acceptable or does Glenwood need to get serious about 
downtown revitalization and reverse this trend? 
 
The future health of Downtown rests with getting past the attitudes of apathy, complacency and the sense of waiting 
for someone else to do it.  To be successful, the community will have to think differently (outside the box) about 
Downtown than ever before.  Visitors and users of today’s successful Downtowns expect a total experience inclusive 
of eating, discovery, shopping and entertaining.   It does not have to be Main Street Walt Disney World, but it does 
have to capture and engage the visitor. It must be welcoming and accepting. Hours will have to adjust to reflect 
today’s consumers.    Currently, consumers make 70% of their purchases after 4 p.m. and on weekends, typically 
time periods when Downtown is closed.  Uses Downtown will be driven by lifestyle.  Upper floor living spaces will 
need to appeal to empty nesting baby boomers, recently retirees and young professionals.  Investments into 
Downtown buildings will need to happen for this transition to occur.  Is Glenwood ready to think differently?  Is 
Glenwood ready to make the investments necessary? Is the City ready to adopt the ordinances and help 
create the development tools necessary for Downtown to be all that it could be?  
 
Historic Preservation is an enormously important economic development tool.  Today’s discerning consumers are 
looking for real experiences as they shop and spend their leisure hours.  They are tired of the same old experiences 
afforded at malls and big box retailers.  Today’s young adults require the energy afforded them in interesting, creative 
spaces that Downtown can offer.  Is Glenwood ready to create the tools necessary to protect and develop its 
historic assets? Is the City ready to adopt a Historic Preservation Ordinance and become a Certified Local 
Government? 
 
Identifying and capitalizing on economic niches will be the key to Downtown’s future health.  No longer can 
Downtown Glenwood be all things to all people. In fact, it has not served in this capacity for many years. It will have 
to focus on excelling in a few economic niches serving a more targeted market.  As an example, Downtown has a 
significant number of office, professional and service type businesses as well as a nucleus of “creative economy” 
businesses – eating & drinking/entertainment establishments, home décor, personal health & beauty, and specialty 
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shoppes.   With adequate planning, dining and arts & entertainment could become possible niches.   Is niche 
development the key to Downtown’s future?  Are there other potential niches?   
 
It is important to note that change will not be easy!  Nevertheless, it must occur!!!  If the focus group interviewees 
are reflective of the community, then it’s time for the community to band together with committed leadership and 
proactively make change occur. 

 
 

ASSESSMENT TEAM’S RECOMMENDATIONS 
 
The Assessment team’s recommendations are categorized into immediate (now), short term (6 to 12 months), and 
longer term (beyond 12 months).  It is important to take one-step at a time and understand that the longer-term 
recommendations are not of much consequence until the shorter term recommendations are addressed.  As the 
process gains momentum, community leadership will need to determine additional strategies and develop 
approaches that are more sophisticated.   
 

 RECOMMENDATIONS—IMMEDIATE  
(within 6 months) 

 
The Million Dollar Question Glenwood needs to answer is “What does Glenwood want to be when it grows up?”  
Times have changed, not just for Downtown, but for the entire community in general.  It does not appear that  
residents of the community are happy with the status quo.  They have said that they want a community that retains its 
small town charm and has a viable and unique Downtown.  The community needs to decide how to make that 
happen.  The good news is that the decision is yours.  Glenwood can have the type of community it desires, if it is 
willing to work for it.  
 

The community will need to decide who will be the lead organization to address downtown revitalization.  It 
will take dedicated staff and resources if it is to be addressed correctly.  But somebody must take the lead.  Is it the 
Glenwood Area Chamber & Economic Development Foundation?  The City?  Another entity?  A combined effort?  
Whomever it is, staff will need to be hired to coordinate the efforts of a broad base of community constituents and 
orchestrate these or other recommendations.  Until this decision to hire a staff person is made, not very much will 
likely occur because without paid professional management, there is not sufficient volunteer time to coordinate the 
efforts. Additionally, with everyone taking responsibility, no one is accountable.   
 

If being a bedroom community to the metro is your goal, then there is very little the community needs to do other than 
to make sure the City continues to have sufficient land for housing, vehicular oriented retail and for family recreational 
options.  Downtown will become less and less valuable to the community as residents access not only their goods 
but, in time, also their professional services from the greater metro.  Investments in the Downtown will not make 
economic sense as most businesses will continue to shift towards the edges of town.      
 

If retaining the community’s small town charm and sense of place is your goal, then the community needs to make 
some serious decisions.   It will require a paradigm shift by the community to make significant changes to the way the 
city operates and to develop the tools and identify the financial resources to retain and enhance the characteristics 
valued by many of the people we interviewed. Our recommendations are based on the assumption that the 
community decides to retain its small town charm and uniqueness.  
  
Review 2001 Glenwood plan.  It is still valid today.  Incorporate 2001 recommendations with our recommendations.   
Prioritize and move forward!  
 

Embrace the concept that historic preservation is economic development and make a concerted effort to 
preserve Downtown for future generations.  It is important to note that change will not be easy and it will not occur 
overnight.  But it must occur!  Downtown has been slowly declining for over 40 years.  Understand that it will take 
many years of determined, incremental, comprehensive actions to stabilize Downtown and once again increase its 
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value to the community.  There are no magic answers other than determined and committed community citizens 
working together for the benefit of their city center.  Embracing this concept means developing the appropriate tools 
as discussed within these recommendations to create the environment where historic preservation is the first choice 
for downtown revitalization.  
 

Add high school students as voting members to Glenwood Chamber & Economic Development and the 
organization responsible for downtown development.  Work with the school administrators to find two students 
for each board.  Each board should have a junior and a senior student with the initial senior serving one-year and the 
junior serving two years.  Replace the junior (who becomes the senior representative) every year, thus having an 
experienced high school board member at all times.  If we expect local youth to want to make Glenwood home after 
college, we need to show them that we value and appreciate their input.   
 

Join the National Main Street Center Network.  It is the country’s largest downtown development affinity group.  By 
joining the network, the community will be able to receive: 
 

- information about national downtown development training opportunities 
- an excellent newsletter filled with case study success stories 
- access to a countrywide list-serv allowing the city to pose questions and receive input from communities 

throughout the country 
- information via the National Main Street Center’s information exchange which provides examples of downtown 

development tools and solutions for the asking 
 

 

The annual cost to join the network is a bargain at $250 a year.  A membership application is included with the 
enclosures to the original copy of this report.   
 

Make sure all Downtown building owners (local and absentee) and business owners are included in regular 
mailings.  Consider soliciting electronic mail addresses for cost effective communication.  Our experience has shown 
that we need to communicate regularly with building owners in order to inform them about what is happening 
Downtown and to educate them on appropriate rehabilitation.  
 

Take an inventory of what you currently CAN do Downtown.  During our visit we identified these opportunities:  
get hair done; get web development assistance; go to the dentist; buy art; get a drink, dine; get adjusted; join a club; 
get a will; do our banking; socialize; pick up a gift; go to church; satisfy our sweet tooth; get gas; get you car repaired; 
buy family portraits; buy crystal and furniture; take dance lessons; buy stamps, pay your taxes, buy new glasses, see 
a movie, and many more!  Use this information to market the variety of options currently available Downtown.   
 

Consider moving ribbon cuttings to Saturdays. This would allow commuters to participate and to possible shop 
the new businesses as a result.   
 

Continue the community’s education about downtown development and historic preservation.  Send 
representatives to the Iowa Statewide Preservation Conference on September 19 & 20, 2008 in Sioux City.  Make the 
time to learn about the value and use of tax credits, preservation grants, and national register districts.  Annually, 
representatives to the Iowa Downtown Summit held every August.  This is the state’s premier training conference for 
Iowans to learn from national experts and local practitioners about the latest trends and strategies for downtown 
development.   
 

RECOMMENDATIONS –SHORT TERM 
(within six to twelve  months) 

 
Annually hold a joint planning retreat with all economic development entities:  City, Chamber, & Economic  
Development boards.  By having formal reporting and assignment of responsibilities, communication and 
collaboration among all the development organizations is strengthened. Engage the services of an outside facilitator 
in order to keep the conversation and agenda moving. 
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Twice a year, conduct a volunteer “clean up Downtown” event.  Spring and Fall are the most appropriate times 
to do this.  Wash windows, clean up trash (alleys), pull weeds, etc.  This is a good opportunity to enlist the support of 
the garden club, school clubs, service organizations in addition to Downtown building and business owners.  After all, 
Downtown belongs to the entire community.   Contact Colfax to learn about their highly successful clean up days that 
occurred in spring, 2008.   
 

Bring people generating uses like the farmers market back Downtown.  This is critical to long-term success.  For 
Downtown to be recognized as the center of community activity, it is important to bring these people generating uses 
to the city center.    
 

Be proactive now about the not too distant departure of Kaiman’s No Frills Grocery from Downtown.   
Establish a task force to lead the effort.  Their charge is to develop a rehab and reuse plan for the large building.  
Careful collaboration with the building owner is essential to the success of this task.  Ask the building owner to sit on 
the task force.  Be creative; think outside of the box and discuss the rehab of the entire building, not just the first floor. 
 

Invite Dan Tindall, The Built Environment, Grinnell, Iowa, to Glenwood to learn about limited liability 
corporations (LLC) and community initiated development (CID) strategies as funding mechanisms to address 
total building rehabilitation, new construction, upper floor housing and start-up niche businesses.   Contact 
Spencer, Iowa to learn about their Downtown housing LLC that works to address upper floor housing; Burlington to 
hear about their riverfront restaurant LLC; and Jewell to learn about their successful strategy to collectively purchase, 
rehab and sell or lease commercial spaces to new businesses.  These types of funding tools could possibly be used 
to rehabilitate several Downtown buildings (Kaiman’s?), including upper floor residential and new construction 
projects.  Additional information about community-initiated development is included as an enclosure with the original 
copy of this report. Dan’s contact information is included in contacts and resources page at the end of this report.   
 

Begin the discussions to make Downtown WIFI free zone.  Contact Valley Junction (West Des Moines) and 
Marshalltown to learn how they turned their Downtowns into such zones.    
 

Solicit high school students to maintain nodes.  Consider offering a college scholarship or two to high school 
sophomores or juniors to maintain the nodes from April through October.  Or work with high school 
clubs/organizations to take on this project.  This creates a great opportunity for additional involvement for high school 
students with Downtown. 
 

Establish a “vacant building” sub-committee whose purpose is to improve the visual appearance of every 
vacant building.  This includes collecting used bed linens from the local motel/care facilities and hanging them as 
curtains in freshly washed vacant upper story windows; establishing a window display program inviting and 
scheduling non-profit organizations to create window displays for freshly washed vacant storefront windows on a 45 
to 60 day cycle; and, working with building owners to remove obsolete signs.  This is a very hands-on sub-committee, 
which will see immediate results.   
 

Create attractive, “available building” signs for each vacant storefront.  Signs should be uniform in size and 
posted in one of the lower corners of the freshly installed window displays referenced above.  Contact name and 
phone number should be displayed as well as whether the space is available for lease or sale.  Consider making 
available informational flyers to be placed in next-door businesses for them to distribute when someone inquires 
about the space.   
 

Work with the City and local banks to establish Downtown specific grant and loan programs that require 
design review and approval.  This would promote appropriate improvements to Downtown’s historic building stock 
while protecting the significant architectural details of Downtown’s buildings.   Possible programs include: 
 

- low interest revolving loan program for building rehabilitation projects  
- façade grant program for all exposed sides of a building   
- awning grant program  
- new infill construction incentive loan program 
- sign grants for removal of old signs from vacant buildings and for appropriate signs for existing businesses 
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Remember to use patience and persuasion as you work with building and business owners.  They are entitled to do 
anything they desire to their buildings if they are using their own resources.  However, if they intend to use any of the 
Downtown incentive programs, they should be expected to adhere to design review and approval.  Add an additional 
section requiring new construction to use appropriate building materials (no steel/metal buildings) and have zero 
setbacks if they are utilizing any grant or loan programs so that they blend in with Downtown’s historic structures.  
Contact Winterset, IA to learn about their city ordinances requiring appropriate building materials for Downtown.      
Example grant and loan programs are included as enclosures with the original copy of this report. 
 

Work with the City to adopt design guidelines & standards for Downtown.  Be careful to not make it so 
restrictive that it drives development outside of Downtown.  A copy of the National Trust for Historic Preservation’s 
“Building Improvement File” is included as an enclosure to the original copy of this report.  Many Iowa communities 
have adopted this document as design guidelines.  These guidelines then become the basis for future grant and loan 
incentive programs. 
 

Work with the City to create ordinance prohibiting first floor storefront apartments, if not already in place.  
Downtown residential uses are very good for creating a local market for Downtown businesses.  However, when first 
floor storefront apartments are allowed, they create psychological barriers to Downtown users and commercial 
businesses on the other side of the storefront apartment suffer and eventually go out of business. 
 

RECOMMENDATIONS - LONGER TERM 
(beyond 12 months) 

 
 

 

Agree on economic niches (direction) for Downtown.  Take the time to understand what economic niches are and 
how they can be a tool to improve the economic health of your historic Downtown district.  Once decided, begin 
targeting your downtown development efforts toward these niches.  Determine if dining, personal health & beauty and 
art& entertainment with specialty shoppes are the appropriate niches to develop or explore other ones.  A copy of 
“Establishing Economic Niches” is included as an enclosure to the original copy of this report.     
 

Work with the City to adopt a user-friendly sign ordinance that takes into account the need for pedestrian friendly 
signage in historic Downtown districts.  This signage is different from vehicle friendly/highway focused signage.  A 
copy of the National Trust for Historic Preservation’s “Signs for Main Street” is included as an enclosure to the 
original copy of this report.   
 

Work with the City to explore the value of and eventually adopt a Certified Local Government ordinance and 
appoint a historic preservation commission.  Contact Paula Mohr, Certified Governments Coordinator, State 
Historic Society of Iowa, for information and to discuss a future visit to Glenwood to learn more about the CLG 
program.  It appears that there is significant support to put the tools in place to protect and enhance your history and 
historic places.  Contact information is included on contacts and resources page of this report.  
 

Expand on the 2001 Glenwood Plan for the Downtown area that will detail physical improvements, uses, etc.  
This plan should include economic niches, building improvements, signs, infill projects as well as pedestrian 
amenities (garbage cans, benches, banners, nodes maintenance), ADA accessibility, and streets.  Collaborate with 
the City to do a block-by-block review of the condition of Downtown sidewalks and curbs beyond the square.  Make 
repairs as necessary  
 

As the district improves, work with the City to improve wayfinding signage from Locust Street to Downtown.  
Attractive directional signs will make it easier for travelers to find Downtown and return to the major highways. 
 

Develop programs and activities to attract and cater to new residents north of town.  Some suggestions 
include business open houses targeted to these new neighborhoods; direct mail marketing; e-mail marketing 
campaigns; web pages; special men’s shopping evenings during Christmas season; Sunday hours, etc. Continue to 
look for ways to direct market to these new residents on regular basis. 
Work with the school district to expand (perhaps include?) Glenwood history/ culture in school curriculum.  
If we expect young people in the school district to influence their parents to come Downtown, we need to educate 
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them on the unique history and value of the Glenwood Culture and the importance of Downtown to Glenwood history. 
This supports the initiatives to build bridges with new county residents north of town.  
 

Work with the local middle and high school administrators to implement an “education awareness and 
appreciation for the local community” type program similar to the CITY program in Charles City and Project 
SOLD in Corning.  These are collaborative efforts between their downtown development organizations and the 
school district to train high school students on the history, purpose and importance of their communities, specifically 
their city centers.  These communities understand that every incoming class of ninth graders is the next generation of 
ambassadors at the fast food restaurants and convenience stores.  The message they share with visitors is the first 
impressions visitors receive about your community.  By changing their views, Corning and Charles City have been 
successful in turning negative thoughts and comments about their communities into proud statements about these 
students’ hometown.   Contact information is included in the addendum to this report. 
 

Use the knowledge gained about LLC’s and CID’s to develop third spaces for teens, seniors, gen x’ers.  Such 
a project could potentially serve as a coffee house, restaurant, or any other identified need.  By using LLC’s and the 
CID process, risk is shared by a larger number of community members, thus making the project have less risk for any 
one individual.   
 

Eventually, develop design standards for the entire community.  Requiring quality buildings Downtown will not 
protect property values by itself.  It must be supported with quality design standards throughout the community.   
 

Lastly, develop action plans for every activity undertaken.  These action plans will identify all the steps 
necessary to complete each activity including responsible person, due date, approximate cost, measure of 
achievement and evaluation.  Communities who embrace the action plan strategy (also called workplans or programs 
of work) typically accomplish twice as much during a similar time period as communities who only set goals without 
action plans.  Sample action plans included as enclosure to the original copy of this report.   
 

As your downtown development initiatives increase, additional human and financial resources will need to be 
identified and utilized to meet the needs of your ever-growing initiative.  Staff will need to invest more time in 
coordinating the work of volunteers engaged in task forces and committees and less time implementing projects.  The 
typical Downtown organization, in communities of Glenwood’s size, has between 200 and 300 volunteers from within 
the community assisting with the work of the program.  It is important to note though, that volunteers still come one at 
a time.   
 
 

SUMMARY 
 

Downtown’s vitality affects the entire community physically and mentally. 
 

Downtown is the heart and soul of the community – it’s living room. 
 

If you have the commitment to make it happen, you will find the resources, over time (people, time and 
money). 
 

It is a public-private partnership 
 

There is no better time to start than today! 
 

REMEMBER: 
 

People want to see change, they just don’t know ………"HOW TO MAKE IT HAPPEN”. 
 

You told us you were ready for change. 

You now have the opportunity to… “MAKE IT HAPPEN”. 
 

Take ownership and responsibility and …."GO"! 
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The Downtown Assessment Visit serves multiple purposes—raising awareness, educating, recommending, and 
encouraging the local community.  In conducting this “self discovery” process, Glenwood has begun to empower itself 
by stepping out of its comfort zone.  It is a good sign that the community appears ready to take additional steps to 
address Downtown’s challenges.  The process will take creativity, hard work and an understanding that the 
revitalization process is incremental and requires grassroots commitment.  The content of this report is intended to 
help Glenwood leaders face Downtown’s future in a positive way by focusing on the many possibilities and 
capitalizing on the community’s assets and resources.   
 

Downtown can be one of Glenwood’s greatest assets or perhaps, its biggest detriment.  Its challenges will not go 
away.  Its competition is not going away.  However, Downtown’s unique architecture, its authenticity and character, IS 
slowly going away as historic buildings are razed or altered.  It is important to preserve the authentic past in a culture 
that is moving towards uniformity and sameness. The following is a paraphrase from the National Trust for Historic 
Preservation’s website article “Why Preserve?” “Some buildings are worth saving because they are good to look at.  
They are a “gift to the street” that enriches the surroundings.  Some buildings are worth saving because there is 
“plenty of life left in them”.  Some buildings are adapted for other innovative and/or multiple uses.  And others are 
worth saving because they are a link to our past and help us understand “who we are.”    Downtown was built with 
pride and purpose.  Your forefathers intended their buildings to last for hundreds and hundreds of years.  Their 
longevity depends upon the care and attention from future generations.  Questions we should ask ourselves are, 
“Would the original designer, builder and/or owner recognize their property today?  Would ‘they’ be pleased with the 
care and attention the property has received?” 
 

Most of our memories are directly associated with a place.  We “go back” to places we feel good about.  We “go 
back” to places where we’ve had positive shopping experiences.  We “go back” to places where we have had fun.  
We “go back” to places we think are important.  We are also attracted to places where “we think” we will have a 
positive experience.  We must strive to make Downtown a “go to” kind of destination, not an “avoidable area we pass 
through to get somewhere else”.  
 

Downtown should be protected, nurtured and marketed in order to retain existing businesses and customers and 
attract investors, new businesses, and new customers.  The Team’s recommendations are based upon a 
comprehensive and incremental approach that addresses the social, political, physical and economic values of  
Downtown though the implementation of activities that will increase these values—making  people want to “go back” 
to Downtown for all of those reasons.  
 

Downtown is at a crossroads.  Glenwood is facing many challenges both in the community and in Downtown.  
Downtown will continue to be affected and impacted by these challenges.  These challenges did not occur overnight 
nor can they be addressed and reversed in a short period of time. A great deal of planning, patience and persistence 
will be required along with courage, vision, and conviction to take it one-step at a time.  If you have the commitment, 
you will find the human and financial resources to make it happen. It requires focusing on Downtown’s assets and 
riches and capitalizing on your resources.  Downtown has “great bones”.  The challenge is to find a way to keep them 
and re-establish them as contributors to Downtown’s and the community’s economy.  The citizens of Glenwood can 
either choose to sit and watch as change continues to occur Downtown and accept the consequences or take a 
proactive stance and guide Downtown’s future in a more predictable and productive direction.  You CAN affect the 
outcome and have whatever Downtown you choose to have. It’s up to you!  Decisions will have to be made.  
Remember, EVERY COMMUNITY EVENTUALLY GETS THE DOWNTOWN THEY DESERVE. 
 

In closing, thoughts become words – words become actions – actions become habits – habits become character – 
character is EVERYTHING!  The character of Downtown and Glenwood deserves your utmost attention. 
 
 

  

““ IIff  yyoouu  aallwwaayyss  ddoo  wwhhaatt  yyoouu’’vvee  aallwwaayyss  ddoonnee,,    
yyoouu’’llll  aallwwaayyss  ggeett  wwhhaatt  yyoouu’’vvee  aallwwaayyss  ggoott..””   

  
——BBeenn  BBoooozzeerr——  
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CONTACTS AND RESOURCES 
 

 

COMMUNITY CONTACT INFO: 
 

Burlington ................................. Steve Fervert, Downtown Partners, Inc………………………………….. 319/752-0015 

Charles City .............................. Veronica Litterer, Community Revitalization ......................................... 641/228-2335 

Colfax……………………………..Pam Weigle, Take Pride Committee…………………… . ..���$�����&�
�'�	��#��  

Corning ...................................... Stacie Hull, Main Street Corning .........................................................  641/322-3243 

Jewell ......................................... Catherine Bergman, Hamilton County S.E.E.D. ................................... 515/832-9575 

Marshalltown…………………….Floyd Harthun, Marshalltown CBD…………………………………………641/844-2001  

Spencer ..................................... Bob Rose, Spencer Main Street Company ........................................... 712/262-7246 

West Des Moines ...................... Jim Miller, Valley Junction Foundation ................................................. 515/222-3642 

Winterset………………………….Brenda Hollingsworth, Madison County Chamber of Commerce………515/462-1185 
 
CONTACT INFO: 
 

Certified Local Governments, State Historic Society of Iowa ................................................................ 515/281-8743 

Dan Tindall, The Built Environment, Grinnell, IA ..................................................................................... 641/236-6686 

IA Downtown Resource Center, IDED, Des Moines, IA ........................................................................ 515/242-4733 
                             or www.mainstreetiowa.org 

National Preservation Services and Programs: 
 

National Trust for Historic Preservation .................................................................................................... www.nthp.org 
National Main Street Center (National Main Street Network Membership) ............................................ www.mainst.org  
 

 

EENNCCLLOOSSUURREESS::  
 

�  Action Plans/Work Plans  

�  Benefits of a Healthy Downtown 

�  Community Initiated Development  

�  Downtown Resource Center Downtown Revitalization Suggestions 

�  Downtown Resource Center Lending Library List and Reservation Form 

�  Establishing Economic Niches  

�  Examples of Incentive Grant & Loan Programs 

�  Iowa Downtown Summit Postcard  

�  Iowa Statewide Preservation Conference Brochure 

�  Local Government and Historic Preservation Tech Note 

�  National Main Street Center Books Catalogue 

�  National Main Street Center Building Improvement File 

�  National Main Street Center Membership Information  

�  National Main Street Center Signs for Main Street Booklet 

 


