EXISTING CONDITIONS REPORT
PREPARED FOR
THE CITY OF ALTON AND EAST-WEST GATEWAY COUNCIL OF GOVERNMENTS

DECEMBER 2019

2 ALTON GREAT STREETS

ACKNOWLEDGMENTS
ADVISORY COMMITTEE
The Alton Great Streets Advisory Committee is composed of local community leaders and various community
based groups and organizations that work to make Alton the community that it is today. This group will guide the
project team in developing a vision for the community. The group will review and provide feedback on the various
concepts to be presented to the community and will serve as project ambassadors.
•

Maura Wuellner: United Way
of Greater St. Louis-Illinois
Region Division

•

Charlotte Hammond:
Challenge Unlimited

•

Sara McGibany, Sasha
Bassett: Downtown Alton/
Alton Main Street

•

Lori Artis: Lewis and Clark
Community College

•

Terry Sharp: Alton Landmark
Association

•

John Keller: Riverbend
Growth Association

•

Molly Veilkis: Jacoby Art
Center

•

Brenda Walker McCain:
Urban League

•

Doug Bader: Alton
Historic Preservation
Commission

•

Andy Hightower: NAACP

•

Sheryl Beilsmith: Alton
Township

•

David Fritz: Alton
Community School District

•

•

Jason Harrison: Alton
(Riverbend) Ministerial
Alliance

Kurt Prenzler, Chris Doucleff,
Cynthia Ellis: Madison
County Board

•

Alley Ringhausen: Great
Rivers Land Trust

•

Michael Slaughter, Gerard
Fischer: Marquette High
School

TECHNICAL ADVISORY COMMITTEE
The Technical Advisory Group is composed of senior technical staff from various departments within the city
along with a representative from Illinois Department of Transportation (IDOT), U.S. Army Corps of Engineers
(USACE), Wood River Drainage and Levee District, and Metroeast Park and Recreation District (MEPRD). This
group will provide their unique perspective and expertise to guide solutions to technical challenges in the
study area. They will meet prior to having a community workshop and will offer feedback on information to be
presented to the community.
•

Brett Stawar: CBB Visitors
Bureau

•

•

Deanna Barnes and Greg
Caffey: Department of
Planning and Economic
Development City of Alton

Chief Jason Simmons, Emily
Hejna: City of Alton Police
Department

Kevin Jemison, Cindy
Stafford, Dan Sommer, Rich
Barbee: IDOT

•

•

•

•

Robert Barnhart:
Department of Public
Works, City of Alton

Bryan Werner: MetroEast
Parks and Recreation
District

Shawn Sullivan, Karen
Watwood: Corps of
Engineers
Eli Falls: Norfolk Southern
Railroad

•

•

Phil Roggio: Madison County
Transit District

Mary Vandevord, Laura Lyon,
Ed Weilbacher: Heartlands
Conservancy

•

•

Jerry Blair, Paul Hubbman,
Christopher Michaels: EastWest Gateway Council of
Governments
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1

BACKGROUND

STUDY AREA
GREAT STREETS PROJECT BACKGROUND

PLANNING CONTEXT

The Alton Great Streets project centers along much of East Broadway and 3rd
Street, extending from State Street east to Monument Avenue and the Broadway
Connector. This project will be the first of its kind in the State of Illinois;
serving as a precedent for Great Streets planning including the process and
outcomes. Great Streets facilitate the interaction of people and the promotion
of commerce. They serve as destinations, not just transportation channels - and
create complete streets of transit, walkability, bicycling, recreation, sustainability
and safety. The Great Streets Initiative is intended to create an environment that
addresses the key concerns of the community, creates a sustainable setting for
smart growth and serves as a model for future redevelopment in the area.

A thriving “Small Business Revolution” is taking root in a community that
Forbes Magazine has designated as the best place to retire in the State of
Illinois. The low cost of living, proximity to St. Louis and a low home price point
makes Alton an attractive place for young families. There is a significant rise in
private investment around the purchase and renovation of historic building's in
downtown. The project area also attracts night life and regional day-trippers.

The objective of the Alton Great Streets project is to define a framework
for a future downtown that is livable, resilient, connected, safe and has a
strong identity. The plan will provide recommendations aimed at creating a
confidence for future investors within the downtown. The Great Streets plan
will assist the City of Alton in achieving its full potential by reconnecting the
severed urban fabric and weaving together disparate parts of the downtown;
promoting walkability and safety by returning key streets to be “City Streets;”
reinvigorating small businesses through a reinvented public realm; creating a
platform for promoting economic growth that is fiscally-minded and sustainable;
and strengthening the identity and brand of the downtown core; all through a
transparent and engaged public process. Downtown will become “a to place; not
a through place.” The recommendations will be reflective of priorities defined by
the Alton community.

Although Alton’s downtown is well on its way to reclaiming it’s place as a
regional destination and the center of the community, it is facing challenges
of safety, walkability, connectivity and identity. Issues identified in the 2003
Comprehensive Plan related to development in the downtown largely remain.
The diversity of activities within the Broadway Avenue corridor, combined with
the many nearby regional attractions, is driving a need to develop a collective
and complementary vision for land use, identity, mobility and redevelopment
within the downtown.

REGIONAL CONTEXT
Alton is located within the Metro-East region of the greater St. Louis
metropolitan area. Highway 100 along the project area is part of the
nationally celebrated Great River Road. The Great Rivers National
Scenic Byway, running along the city's riverfront, is a major regional
connector. This scenic route links Alton to the cities of Grafton,
Chautauqua, Elsah, East Alton, Wood River and Hartford. Alton is
connected to St. Louis through the Clark Bridge and Highway 67.
While the Project Area focuses on the Broadway corridor, several
surrounding regional assets need to be better connected to Alton's
historic downtown.

RELATIONSHIP TO THE MISSISSIPPI
Alton coexists with the Mississippi River. The river being its greatest
physical asset and the reason for its existence, is also a significant
disruptive threat when the water rises. The historic fabric of the
town having suffered during the frequent floods has endured over
time simply due to the resilience of its people and the quality of its
historic downtown. Like most historic river towns, the once working
waterfront has transitioned into largely disconnected recreational
spaces falling short of achieving its full potential benefit to the
community.

LEGEND
City limits
State highway connecting
to Alton
Other state highways
Railway
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LOCAL CONTEXT
THE BROADWAY CORRIDOR
The Broadway Corridor is a 1.5 mile stretch of
entertainment, retail, and restaurants located at the
southern end of Alton. It is notable for its views to the
Mississippi River. Within this corridor, several informal
districts have established themselves; including the
“Entertainment District” with restaurants and bars; “Antique
Row;" and the emerging “Jacoby Arts District.”. The Great
Streets Project Area centers along East Broadway and
3rd Street, extending from State Street east to Monument
Avenue and the Broadway Connector. The corridor is
defined as a minor arterial by Illinois Department of
Transportation. If sources of funding are State or Federal,
any improvements along the corridor will need to meet the
Illinois Department of Transportation (IDOT) and Bureau of
Local Roads and Streets Manual.

LEGEND
Study area boundary
Building footprints
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DEMOGRAPHICS
Like many areas in the St. Louis region, the City of Alton is struggling with a

although Madison County is excelling in attracting jobs in Wholesale Trade likely

shrinking population and has lost approximately 2,400 residents (8 percent
decrease) since 2010. It continues to experience a demographic shift with an
increasing number of senior citizens, while the population of younger workers
and families has decreased. The loss of 600 college age residents, who would
be prime market for quality downtown rental units, is particularly notable. This
overall population loss, as well as a lack of new development, has led to declining
property values. Presenting a considerable challenge for the community this
begs the question- how can Alton reposition itself to be attractive to the next
generation of residents?

due to the success of Gateway Commerce center. While a majority of the jobs in
the city are in traditional Blue Collar industries (Manufacturing, Wholesale Trade,
Transportation and Warehousing, and Construction), an almost equal share is in
Healthcare, a segment where continued growth is expected.

Socio-economic conditions in Alton are relatively weak compared to many of its
Metro-East peers. The citywide median income ($38,000) is considerably lower
than the county median ($57,000) and only 10 percent of households earn more
than $100,000 annually (compared to 34 and 38 percent in Edwardsville, and
O'Fallon, respectively). Consistent with regional and national trends, the local
economy continues to shift from manufacturing to service-based industries,

13%

OTHER SECTORS
1,400

24%

4%

BLUE COLLAR

PUBLIC ADMINISTRATION

2,700

400

7%

EDUCATION
700

EMPLOYMENT BY
SECTOR

5%

KNOWLEDGE SECTORS
800

2%

HISPANIC

4%

22%

9%

TWO OR MORE
RACES

ACCOMMODATIONS,
ENTERTAINMENT, FOOD &
RETAIL

1.1%

OTHER

900

20%

HEALTHCARE

2,400

13%

RETAIL TRADE
1,400

BLACK
POPULATION
BY RACE
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73%

WHITE

51%

RENTER
OCCUPIED

HOUSING

49%

OWNER
OCCUPIED

AGE TRENDS IN ALTON VS. MSA
POPULATION CHANGE BY AGE, 2010-2019

AGE TRENDS IN ALTON VS MSA
POPULATION CHANGE BY AGE, 2010-2019

retirees
AGES

65 - 74

EARLY
WORKFORCE
AGES

25 - 34

COLLEGE
AGE
AGES

18 - 24

PK-12
AGES

0 - 17

ALTON
MSA

+29% +45%
+600 residents

-5%

+6%

-200 residents

-21%

-6%

-600 residents

-8%

-6%

-600 residents

Source: ESRI (2019)
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DEMOGRAPHIC COMPARISON

DEMOGRAPHIC COMPARISON
CITY, COUNTY, AND THE REGION, 2019

ALTON

Population per sq. mile
(total population)

1,600

MADISON COUNTY

360

ST. LOUIS
MSA

300

(27,000)

(270,000)

(2,864,000)

% Single-family
detached housing

73%

78%

70%

Median home value

$91K

$156K

$190K

Median household
income

$38K

$57K

$62K

38

40

40

Median
age

Source: ESRI (2019)
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PEER NEIGHBORHOOD COMPARISON

PEER CITY COMPARISON

DEMOGRAPHIC AND MARKET TRENDS

Households

Households
West Alton

ALTON

Median

Percent of

Median
Percent
of
Household
Households
Household
Households
Income
earning 100K+
Income
earning 100K+

Recent Home Sales
Population
Change
Recent
Home
Population
(median last
6
2010-2019
Sales
(median
Change
months)

last 6 months)

2010 - 2019

Alton

Wood River

11,300

$38k

10%

$70K

-4%

$71k

34%

$200K

4%

$54k

20%

$144K

-2%

$78k

38%

$211K

6%

$46k

16%

$110K

-3%

Edwardsville
EDWARDSVILLE
Maryville

Jennings

COLLINSVILLE

9,600

Collinsville
10,800

O’Fallon
St Louis

11,600

Belleville

Cahokia

O’FALLON

18,000

BELLEVILLE
Millstadt
Columbia

Source: ESRI (2019), Zillow (Oct 2019)
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HISTORICAL INFLUENCES
THE EVOLUTION OF DOWNTOWN

Settlers were known to have lived in the Alton area as early as 1783. It was not

HISTORICAL INFLUENCES

until 1815, however, that Colonel Rufus Easton of St. Louis laid out the original
townsite and named it Alton, in honor of his son. Alton was incorporated as
a City in 1837 with a population of 4,000. Growth retarded shortly after its
incorporation due to the assassination of Elijah P. Lovejoy, the abolitionist
editor, who was a martyr to Freedom of the Press. By 1850 the City of Alton had
regained its importance and became the Southern terminus of the Alton and
Sangamon Railroad. The western expansion of industry in the late 1800's resulted
in development of American Bottoms, an industrial area in the broad plains
located southwest of Alton. New urban centers grew with the establishment of
new industries.

Alton is largely defined by its historic buildings, historic districts and brick streets
that remain today. The Mississippi once ran along the southern edge of Front
Street. The city used to be highly connected to its riverfront, with a number of
access points from the Broadway corridor to Front Street. Following significant
land reclamation that occurred along the waterfront, the water's edge has shifted
south to accommodate Landmarks Blvd. Today, while Front Street exists, it is
cut off from the riverfront by Landmarks Boulevard. Many of the North-South
streets that once connected Alton to the riverfront are now missing, limiting
vehicular and pedestrian access to the riverfront. In addition, what was once
"Market Square" is now the intersection of Landmarks Blvd. and U.S. 67/Piasa St.

Today Alton is at the heart of a district comprising interlocking cities, villages
and communities, with contiguous corporate limits and boundaries, i.e. Godfrey,
East Alton, Wood River, Roxana, South Roxana, Hartford, Bethalto, Moro,
Meadowbrook, Cottage Hills and Rosewood Heights.
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CHANGING TRANSPORTATION NETWORKS

1885 SANBORN MAP OF ALTON, IL

PIASA St./US 67
ALIGNMENT RUNS
ALONG ORIGINAL
RAILROAD
ALIGNMENT

NOT TO SCALE
Source Data Data: US Library of Congress
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HISTORIC PUBLIC SPACES
LEGEND
Historical road network
Public space

1845 MAP OF ALTON, IL
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Source Data: City of Alton Library

DISRUPTED HISTORIC CONNECTIONS
LEGEND
Current road network
Disrupted connections

2019 VS 1854 ALTON, IL

Source Data: City of Alton Library

*SIZE OF CIRCLE INDICATIVE OF LENGTHS OF
DISRUPTED HISTORICAL CONNECTIONS.
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DOWNTOWN ALTON'S BRICK STREETS
LEGEND

THE BRICK STREETS OF ALTON

Historical brick pavement

Red brick streets and industries gave Alton its distinct character. Developed
in 1818, Alton was known for it's brick factories and manufacturing which
contributed materials for the construction of its recognizable red brick roads.
Brick was extensively used to pave roads in both city streets and highways
throughout the Midwest. As streets in the downtowns have needed repairs,
often concrete or asphalt replaced the brick due to unavailability of necessary
skillsets, materials and higher maintenance costs. Communities in the Midwest
are increasingly having to make the choice between maintaining or replacing
brick streets due to these challenges. With the Alton downtown currently being
evaluated for a historic district designation, much of this character remains a
defining feature.

OAK ST.
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Middle Town Historic
District
Christian Hill Historic
District
Project Area
Proposed Historic District

MARKET ST.

HISTORY PRESERVED

Source Data: City of Alton, IL and AltonWorks
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RECENT PLANNING DOCUMENTS
REVIEW OF RECENT DOCUMENTS AND PROPOSALS
2003 CITY OF ALTON COMPREHENSIVE PLAN

6th Street and 4th Street. The lane reduction at Piasa included (2) 12’ wide travel

The comprehensive plan completed in 2003 is the latest planning document
available. Alton’s population peaked in 1960 at 43,047 and has been on the
decline since. At the time of the 2003 comprehensive plan, the 2000 census
indicated a population of 30,496. The plan notes a “problem with redevelopment
of downtown” as a result of separation between major land use concentrations
created by Illinois Route 100 and US Highway 67. The challenge at Piasa and
3rd Street is noted in this plan, written 16 years ago: “Piasa (U.S. 67) bisects the
downtown area from north to south and creates a barrier to pedestrian traffic.
While a number of retail establishments and restaurants are flourishing on the
west side of Piasa, there are a number of vacant and under-utilized properties
on the east side of the street. This noman’s land separates the downtown area
west of Piasa from the east Broadway commercial corridor.” The plan goes on
to describe the challenge created by Illinois Route 100 as it “divides downtown
and the east Broadway commercial corridor from the riverfront. It is difficult for
pedestrians to safely move between the two areas. With the parks, marina and
casino on the south side, there are attractions for pedestrians, but no easy way
to get there. Pedestrian circulation in the downtown area needs to be improved.”
The plan recommends a pedestrian crosswalk with signals on Piasa between
Broadway and Third Street.

lanes and (1) 12’ center turn lane with islands at crossing locations.
The conclusion from this plan was that the proposed lane reduction
improvements described in the report would provide an acceptable level of
service to the traveling public and will in fact improve the level of service of the
intersection of Piasa Street with Broadway. Given a reserve capacity to handle
an extra 12% traffic volume, combined with an expected decline in traffic of 25%
upon the completion of Illinois Route 255 in 2013 and a further reduction in
traffic upon the completion of the future Godfrey Crosstown Road, the proposed
improvements should continue to provide an acceptable level of service for the
future 20 years and beyond.

ALTON BRIDGE WEST BEAUTIFICATION MASTER PLAN
This plan, completed in 2008 by Planning Design Studio, was intended to improve
walking, biking and vehicular modes to create a safe environment focused at the
landing of the Clark Bridge into downtown Alton. This plan included proposals
for planting and beautification along Landmarks Boulevard, a traffic circle at
Landmarks/Broadway, a lane reduction on Piasa and additional traffic signals at

ALTONWORKS
Downtown Alton's revitalization project called AltonWorks headed by John and
Jayne Simmons includes renovation of many properties, including the Grand,
Jacoby Arts Center, Park Park, the Wedge, and Elfgen buildings.

ALTON PEDESTRIAN AND BICYCLE PLAN
The City of Alton Pedestrian and Bicycle Master Plan was prepared by the
City of Alton to investigate and determine the most suitable and appropriate
pedestrian and bicycle routes for residents and visitors of Alton. The plan
provides recommended bicycle routes that affect the study area of the Great
Streets project. The public outreach indicated Broadway, Alby Street and
the Great River Road as priority streets in need of pedestrian and bicycle
improvements. Key intersections noted for improvement by the public included
the Broadway/Landmarks/Piasa intersection. Participants also indicated the
need for both on-street and off-street bicycle facilities.

2011 MEPRD LONG RANGE DEVELOPMENT PLAN

20 ALTON GREAT STREETS

2003 COMPREHENSIVE PLAN
Downtown divisions
Suggested signalized
pedestrian crosswalk
Better connection needed
between districts

ALTON BRIDGE BEAUTIFICATION
MASTER PLAN

ALTON PEDESTRIAN & BICYCLE
PLAN

Proposed street tree
planting

Suggested bicycle lane
sidewalk

Suggested lane reduction

Suggested shared street

Suggested traffic circle

Suggested two-way cycle
track
Suggested multi-use path

ALTON WORKS PLAN
Phase 1 Plan

2011 MEPRD PLAN
Suggested trail
improvements

Suggested shared lane

Source Data: City of Alton, IL and AltonWorks
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STUDY OF DOCUMENTS AND PROPOSALS
This plan, completed in 2011, includes a planned connector between the Madison
County Transit (MCT) Confluence Trail and the Sam A. Vadalabene Great River
Road Bicycle Trail, which runs parallel to downtown Alton. This trail will connect
between two existing trail heads at Riverfront Park and Piasa Park. Limited rightof-way, the rail line and existing grades make this planned connection challenging
and may need to be incorporated on-street. The proposed path would provide
a critical missing link between the MCT Confluence Bicycle Trail and the
Vadalabene Trail. The MCT Confluence Bicycle Trail connects Alton to St. Louis
via the Chain of Rocks Pedestrian Bridge over the Mississippi River. Connecting
this trail north-west to Piasa Park along the Great River Road will connect
downtown Alton to the adjoining destination towns of Elsah and Grafton as well
as Pere Marquette State Park.

•

•

•

•

MADISON COUNTY COMPREHENSIVE PLAN
The comprehensive plan, updated in 2018, identifies land between Route 100
and the river as an investment area west of the downtown. The Plan makes the
following short and long-term recommendations:
•
The City adopt a Complete Streets Ordinance in the short-term.
•
The City work with IDOT to improve intersection crossings; particularly
along Piasa St. Various traffic-calming techniques are recommended for
the Entertainment District including curb extensions, chicanes, vegetation,
raised crosswalks and higher visibility crosswalks.
•
A short-term “win” to connect the Confluence Trail going west along the
riverfront, through the Argosy Casino parking lot.

Various bicycle routes within the downtown shopping and dining areas
including: 5th, 6th and 3rd as well as bike lanes running north from downtown
along Alby, and two-way cycle tracks on Market and 6th have been proposed.
The 6th street route is the current location of the partial designated Alton
Bike Route.
Recommendations for the Clark Bridge include short-term re-painting
of lanes and maintenance to keep the lanes clear of debris. Long-term
recommendations are to re-purpose the right-of-way to create a multi-use,
two-way path on one side with a barrier.
To connect the Clark Bridge bike lanes to Broadway, the plan recommends
a path along Landmarks and north on Ridge Street for about a half block
ending at Broadway.
A two-way cycle track along the Broadway Corridor. Broadway has a wide
street section due to the historic streetcar alignment. The wide travel lanes
provide opportunity to “create a two-way cycle track for bikes without losing
any parking. At 60 feet from curb to curb, adequate width is available in the
existing street ROW to add a dedicated lane for bicycles, separated from
traffic by the parking lane (and optional bollards).” Testing of this option is
proposed as part of the Great Streets project following completion of the
survey.

LEGEND
Great River Greenway
Active Projects
Great River Greenway
Proposed Trails
Proposed Alton Trails
Existing Trails
Proposed Godfrey Trails
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Source Data: Heartland Conservancy and Great Rivers Greenway
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2

MOBILITY

VEHICULAR ROUTES
TRAFFIC

DISCONNECTED DOWNTOWN

While downtown Alton is strategically located to capture traffic coming off the
Clark Bridge from the south, it is largely a “through” place. Traffic forced onto
Landmarks Boulevard, which functions as a principal arterial, is encouraged to
move at high speeds east up the Great River Road (U.S. 100), north to Godfrey
up Piasa (U.S. 67) or east on IL143. There is little opportunity to turn into
downtown Alton/Broadway given the traffic speeds on these principal arterials.
In addition, major roadways circle downtown on the east and north including
255 and Homer Adams Parkway. College Avenue is a significant route for
traffic arriving into downtown from the north-east. An active rail line separates
downtown from the riverfront park.

The Broadway Corridor is situated parallel to Landmarks Boulevard; a major
state highway/principal arterial and is bisected by another state highway as Piasa
runs north from Landmarks Boulevard. As noted in the 2003 comprehensive plan,
both of these highways make it difficult for pedestrians to navigate crossings
safely. Specifically, Piasa prevents a safe passage from the “Entertainment
District” – east to the rest of the Broadway Corridor. With the Entertainment
District being the main hub of activity, this prevents the “energy” within this
district from carrying out through the rest of corridor. Landmarks Boulevard
prevents a safe passage to the riverfront, forcing pedestrians to cross four lanes
of high-speed traffic. Ultimately, this state highway, along with the existing rail
line, disconnects the Broadway Corridor from some of the City’s major public
assets.

LEGEND
Principal Arterial
Minor Arterial
Major Collector
Minor Collector
Project Study Area
Source Data: IDOT,Roadway Functional Class

TRAFFIC VOLUMES
EVALUATING RIGHT-OF-WAY
The Broadway corridor carries 3,350 to 6,400 vehicles per day. This indicates
that the street does not need to include four travel lanes to accommodate this
traffic. While vehicle trips are amongst the highest of the area’s state highways/
principal arterials, the streets offer opportunities for re-defining the right of way.
The Great River Road (U.S. 100) provides four travel lanes for 6,450 vehicles per
day which also indicates opportunity exists to reallocate travel lanes for other
mobility types.
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LEGEND
Piasa

Great River Rd.

Broadway

Henry St.

US 143

Ridge St.

Clark Bridge

Central St.

Broadway Connector

Intersection Turning Data
Collection Point

Landmarks

Source Data: IDOT, 2017 Average Daily Traffic

PIASA AND WEST BROADWAY INTERSECTION
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TRANSIT AND BICYCLE MOBILITY
TRANSIT

EXISTING TRANSIT INFRASTRUCTURE
The Alton Amtrak station is located 3.6 miles from City Hall. It was rebuilt in
2017 to accommodate high speed (110 mph) trains between St Louis and Chicago.
There are five trains per day in each direction. MCT also provides bus service
in Alton along several routes and a bus station at W. 6th St. and Piasa. Two
local buses provide service to a downtown bus station, offering an hourly 4550 min ride. There is also taxi service. The bus station, inspite of being within
convenient walking distance to the downtown “core," has a difficult crossing
condition at Piasa. This is exasperated by unsafe and inadequate bicycle and
pedestrian facilities along Piasa. There are seven existing bus stops on the
Broadway/E. Broadway corridor. It is well documented that convenient and
safely walkable stations and transit stops generate increased ridership and better
services. The Alton Great Streets project, while not specifically intended to
be “transit-oriented” will be supportive of transit in its goal to create a walkable
downtown. Scheduled transit service in the project area consists of local buses
operated by MCT, which has an extensive system. The #1 bus travels Broadway
with about 30-minute headways per direction from about 6 AM until midnight.
There is hourly service on the weekends from about 9 AM until 9 PM. The #9 bus
operates on and around 3rd and 4th Streets, stopping at Marquette High School

and the Marian Heights Apartments. There is hourly service from about 6 AM
until 9 PM; about 8 AM until 6 PM on weekends. Both routes terminate at the
Alton Station where they meet three other routes (8, 10, 11). Para-transit service
is operated by MCT. At this point, there is no micro-mobility offerings such as
bike share or electric scooters in downtown Alton. There is also no schedule
transit service to the St Louis airport. Alton Station, located at Piasa and 6th
Streets, is a mere 10 minute walk from City Hall that lacks the charm so typical of
other historic downtown buildings. Piasa, the most accessible route, has narrow
and high speed traffic making it unsafe for pedestrians.

POTENTIAL
While increasing bus frequency along Broadway would require system-wide
changes, it would encourage more people to use the bus for short trips up and
down the street. A potential solution would be to extend service on the 8, 10,
and 11 buses to Broadway. This would add four buses per hour per direction,
bringing the total to six. Patrons could then hop on a bus every 10 minutes. In
addition, organizing a shuttle to meet each Amtrak train could bring more people
downtown.

LEGEND - BUS ROUTES
Riverbend line (#1)

LEGEND - BUS
RIDERSHIP & BUS
STOP LOCATIONS

Brown line (#11)

0-1000

Washington line (#9)

1000-2000

HSR line (#10)

2000-3000

Central line (#8)
Project boundary

4000-5000

5000-7500
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Source Data: Madison County Transit
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BICYCLE MOBILITY
EXISTING BICYCLE INFRASTRUCTURE
There are some designated bicycle routes in Alton, but lack of a system map or
phone application and limited information/signage along the routes makes for
low use. There are also no bicycle shops within the downtown area.
1. The Vadalabene Trail, established about fifty years ago, runs adjacent to the
Great River Road as a separated trail. The trailhead is located at Piasa Park –
about one mile from the Piasa/Broadway intersection. The Alton Pedestrian
and Bicycle Plan notes that due to its poor condition, riders choose to ride
on the opposite shoulder rather than the trail. IDOT is responsible for the
maintenance of the trail. Alton Great Streets project's process needs to
communicate the benefits this trail can bring to the City including tourism
and increased revenue from users.
2. The Confluence Trail, maintained by MCT, takes advantage of the Mississippi
River levee system and runs south to connect to the Chain of Rocks bridge/
St. Louis metro continuing on to Granite City. The connection between the
MCT Confluence Trail and the Vadalabene could happen in downtown Alton
and will be addressed as part of the Great Streets project. Currently, the
Confluence Trail connects into Riverfront Park and the only safe connection
to the downtown core is via the Langdon pedestrian bridge, which has a
“walk bikes” sign.

3.

The West Alton Trail crosses over the Clark Bridge ending at Landmarks
Boulevard.
4. The Alton bike route, established almost fifty years ago, has limited green
"bike route" signs through out the City. It does not have designated lanes
or markings and a rider must ride with vehicular traffic. In downtown, this
route is designated along E. 6th Street. Running east, it connects Seminary
Square, north along Henry Street and past Haskell Park. There are two
green “bike route” signs located at the intersection of Henry/6th indicating
this route. Running west, it connects to the transit station at W. 6th/Piasa,
runs 2 blocks south on Piasa and turns west on 4th Street connecting in
the Entertainment District. There was no observed signage along this route.
Alton Pedestrian and Bicycle Plan recommends that the route is maintained
(or stays), 6th Street becomes a "neighborhood greenway" while Henry
Street will accommodate a "two way cycle track".

LEGEND
Bicycle lane
Bicycle trail
On-street bike route
Project boundary
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Source Data: Metro East Parks and Recreation Department
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SAFETY
VEHICLE SPEED
For this study, speeds were measured on the four major roads within the
project area in the month of September, 2019 including: Piasa, Landmarks Blvd.,
Great River Road, and along three different areas on Broadway. Speeds of
30 vehicles for each road using a speed gun to find the average speed. It was
found that speeding occurs on all these streets except for W. Broadway. This
not only creates an unfriendly pedestrian experience but creates dangerous
conditions for vehicles and pedestrians. There have been at least three
fatal accidents with the Great Streets project area, with two of them along
Landmarks Blvd. There is a great opportunity to slow the speeds along these
roads and reconvert them to pedestrian friendly streets.
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Source Data: SMS Engineering

VEHICLE SPEED
LEGEND
Over speed limit
Under / at speed limit
Fatal Vehicular Accidents
Posted speed

SPEED
LIMIT
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WALKABILITY
STREET CONDITIONS
NOISE

Traffic signal cycle lengths have a significant impact on walkability. According

Noise levels have the potential to affect the overall shopping, walking and dining
experience in a commercial corridor. Spot noise levels were captured at various
points in the study area. Noise levels of off-peak traffic range from 64-74 decibels
and increase to over 75dB with trucks and buses. Motorcycles can exceed 100
dB. Number of motorcycles in the area is high, as the Great River Road is a
motorcycle destination. As a reference, 90-95 dB noise level can damage hearing.

to National Association of City Transportation Officials (NACTO), short cycle
lengths of 60–90 seconds are ideal for urban areas as they permit frequent gaps
and consistent crossing opportunities. Long signal cycles can make crossing
a street or walking even a short distance prohibitive and frustrating. This
discourages walking altogether, and makes streets into barriers that separate
destinations, rather than linkages that stitch them together. Target crosswalk
timing should be based on walking at least 2.5-3.5 feet per second. For this study,
the adequacy of signalized intersections was tested by measuring the distance
and signal time of each signalized intersection. Next, distance measurement
was taken and divided by 3 ft/s to see if the current signal was long enough for
someone who was walking 3 feet per second to cross (Distance Measured
/3ft/sec= Adequate Signal Time.) Based on this, it was concluded that most
of the signalized intersections along the Broadway Corridor have inadequate
crosswalk signal timing. While crosswalks are not considered “high-visibility," the
Pedestrian and Bicycle Plan recommended that intersections within one mile
of a school, park or retail area should be prioritized for high-visibility treatment.
High-visibility ladder, zebra, and continental crosswalk markings are preferable
to standard parallel or dashed pavement markings. These are more visible to
approaching vehicles and have been shown to improve yielding behavior.

SLOPES
The topography of downtown, while providing fantastic views to the riverfront,
causes challenges to walkability and accessibility in downtown. Many of the
north-south streets have slopes greater than five percent, limiting access for
vulnerable populations.

SIDEWALK CONDITIONS
The sidewalk conditions within the corridor have been categorized from “good”
to “restoration needed.” This classification system for the sidewalk conditions
was created based on the condition of sidewalk materials, sidewalk widths, ADA
requirements, presence of any obstructions, frequency of driveway occurrences;
all f which contribute to challenges for pedestrian movement.

CROSSWALKS

NOISE Noise measured on September 3,2019. Not reflective of noise at all times

34 ALTON GREAT STREETS

SIDEWALK SLOPE ACCESSIBILITY
LEGEND
Sidewalk slope over 5%
(Inaccessible)
Project boundary
Non-compliant ADA
intersection
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SIDEWALK CLASSIFICATION SYSTEM
"GOOD" CONDITION

CURB CUTS AT DRIVEWAY

The sidewalk was considered to be in “good” conditions if the width was greater
than five feet, had no trip hazards, had less than 2% slopes in any direction, and
did not have pavements needing repair. These are the minimum qualifications for
a "good' sidewalk condition.

All the areas within the corridor that had a curb cut for a driveway were
identified. Frequency of curb cuts can create unsafe conditions for vulnerable
populations. The goal is to minimize the number of curb cuts to create a cohesive
and unified pedestrian experience.
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RESTORATION NEEDED
The sidewalk was categorized as "restoration needed" if it had uneven pavement
needing repairs, slopes greater than 2% and widths less than five feet. These
areas need to be addressed to create a safe and friendly pedestrian experience
within the corridor.

NON-COMPLIANT ADA INTERSECTIONS
ADA requires curb ramps, detectable warning plates, crosswalks, median
refuge islands (at least 5'x5'), and accessible pedestrian signals at signalized
intersections. Many of the interesections along E. Broadway (west of Henry St.)
are not ADA compliant.
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MATCHLINE

CONDITIONS ALONG BROADWAY

Source Data: SMS Engineering
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MATCHLINE

INADEQUATE CROSSWALK
SIGNAL TIME

Measured signal time

XX
XX
FEET
SECONDS

Direction walking
Measured distance
to cross

ADEQUATE CROSSWALK
SIGNAL TIME

LEGEND
Good condition sidewalk

XX
XX
FEET
SECONDS

Curb cut at driveway
Restoration needed
Non-signalized intersection
Signalized intersection

EXISTING STREET SECTIONS
STREETS WITHIN STUDY AREA

The Broadway Corridor features an 80’ right-of-way (west of Henry St.) and a
66’ right-of-way (East of Henry Street). The intersection of Henry Street and E.
Broadway marks the transition between these two configurations with the west
side of the intersection being 80’ and east side of the intersection being 66.’ The
streets in downtown lack curb-extensions, generally leading to long distances for
pedestrians to cross. For instance, to access the Riverfront Park at Landmarks
Blvd, a pedestrian would need to cross 100' of vehicular travel lanes.
The following pages illustrate the existing condition for Piasa (Highway 67),
Landmarks Blvd., East and West Broadway and the north-south streets that
intersect the Broadway Corridor.
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1 3RD STREET

2 PIASA

2

1
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3 E. BROADWAY
(BETWEEN HENRY ST. AND RIDGE ST.)

4 LANDMARKS BLVD. AND HENRY ST. INTERSECTION

3

4
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5 E. BROADWAY (BETWEEN ALBY ST. AND HENRY ST.)

6 E. BROADWAY (BETWEEN RIDGE ST AND MONUMENT AVE.)

5

6
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7 FRONT ST./ LANDMARKS BLVD. TO RIVERFRONT

8 LANDMARKS BLVD. AND RIDGE ST.

7
8
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9 W. BROADWAY AND PIASA INTERSECTION

10 GREAT RIVER ROAD/US 100 (NEXT TO MILL)

10
9
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11 WILLIAM ST. (FACING NORTH)

12 STATE ST. (FACING SOUTH)

11
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12

13 MARKET ST. (FACING NORTH)

14 ALBY ST.

13
14
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15. ALTON ST. AND GEORGE ST.

16. LANGDON ST.

15
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16

17. HENRY ST.

18. RIDGE ST.

17

18
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19 SPRING ST.
CHERRY ST.
OAK ST.
VINE AVE.
CENTRAL AVE MONUMENT AVE.

19

19
19
19

19
19
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PARKING INVENTORY
PARKING AROUND THE CORRIDOR
Parking spaces within and around the Great Streets project area were
inventoried to include spaces directly along the Broadway corridor as well
as parking spaces within a 5-minute walk from each district. The following
graphics illustrate a typical 5-minute walking radii of 1500 feet from the center
point of each district. This organizational strategy provides a framework for
understanding how much parking is within walking distance of each district.
Note that the 1500 foot, or just over 5-minute, walking boundary does not fully
represent topographical walking challenges.
The parking inventory is broken in to the following types:
•
On street parking
•
Public off street parking
•
Private parking
The parking quantities are illustrated on page 53 and parking locations are
illustrated on pages 54-55. These numbers will be furthered analyzed to
guide our street recommendations, however business owners have noted the
importance of available parking in front of businesses, as well as the importance
of parking turn-over.
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PARKING INVENTORY

NOT TO SCALE

Source Data: SMS Engineering
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MATCHLINE

EXISTING PARKING LOCATIONS
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Source Data: SMS Engineering

MATCHLINE

LEGEND
Walk boundary
Project area
Public parking spot within 10 minute walk
Public on street parking within 5 minute walk
Public off street parking within 5 minute walk
Private parking within 5 minute walk

Source Data: SMS Engineering
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Photo by David Carson, dcarson@post-dispatch.com

INFRASTRUCTURE AND ENVIRONMENTAL
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ENVIRONMENTAL CONTEXT
Alton is located within a complex network of environmental systems, along the
Mississippi River. Frequent flooding became the center of national concern
in April of 2019 when the region experienced 12.5 billion dollars of property
losses/ damages (AccuWeather). Increasing instances of climate related disasters
have made analyzing current state of infrastructure a priority and encouraged
rethinking of the City's relationship with its surrounding environmental assets.
The City currently lacks a strong relationship with its environmental systems.
74% of impervious surfaces and sparse vegetation provide minimal positive
contribution to the greater natural systems in a healthy and functioning
environment.
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REGIONAL ENVIRONMENTAL CONTEXT
When looking at the City of Alton within its larger environmental context, the

patches), (8) Among the patches with a spring count >2 (19 patches), or (9) Among

Mississippi river provides pockets of rich ecological value. These pockets help
support the larger ecosystem by creating habitat, adding biodiversity, and
cleaning toxins. Compared to other areas within the regional context, Alton
contributes little to this ecological value. There is potential to increase Alton's
environmental significance and relationship to the larger systems within the
region.
Ecological Significance is classified as (East-West Gateway):

the most diverse patches from evaluation of GAP Analysis data

1-2
Consist of only urban high intesnity land cover, low urban denisty, and cropland.

3
Consist of all natural and semi-natural patches between 5 and 20 hectacres

4
Consist of all remaining natural and semi-natural patches between 20 and 100
hectacres

5
Consist of all remaining natural and semi -natural areas over 100 hectacres

6
This selection set consisted of patches that satisfied one or more of the following
criteria, unless they were already included within 8 or 7:
(1) Among the next 20 largest patches, (2) Among the next 20 patches with
the largest area of special communities, (3) Among the next 20 patches that
contained the most area of contiguous forest, (4) Among the next 20 patches
with the lowest perimeter to area ratio, (5) Among the patches with an
occurrence of a state rare species (178 patches), (6) Among the 20 patches with
the largest area of public land, (7) Among the patches with a sink count >19 (20
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7
This selection set consisted of patches that satisfied one or more of the following
criteria, with Tier 1 patches excluded from the evaluation:
(1) Among the next five largest patches, (2) Among the next five patches with
the largest area of special communities, (3) Among the next five patches that
contained the most area of contiguous forest, (4) Among the next five patches
with the lowest perimeter to area ratio, or (5) Among the patches that contain an
occurrence of a globally rare terrestrial species (43 patches).

8
This selection set consisted of 50-meter buffers on either side of the center line
of streams within watersheds identified as aquatic conservation opportunity
areas in Missouri or biological significant streams in Illinois, plus natural and seminatural patches of vegetation that satisfied one or more of the following criteria:
(1) Among the five largest patches in the study area, (2) Among the five patches
with the largest area of special communities, (3) Among the five patches that
contained the most area of contiguous forest, (4) Among the five patches with
the lowest perimeter to area ratio.

LEGEND
Wetlands
Significance

5

1-2

6

3

7

4

8
Source Data: East-West Gateway

ECOLOGICAL SIGNIFICANCE
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LANDCOVER
The landcover within downtown is comprised of 74% impervious surfaces with

and water storage. The target soil volume is 1,000CF - 1500CF rooting area per

sparse vegetation and very little tree canopy. The American Forest recommends
the target tree canopy within a downtown in this region to be 10-15%. The project
study area has a tree canopy of one percent. There are very few healthy trees
along the length of the Broadway Corridor. Trees that exist are planted in a 4’x4’
tree pit carved out of the hardscape. To be healthy, urban street trees need to
have adequate soil volume and root paths, as well as the ability to store water
within the surrounding soil. Compaction is the greatest threat to healthy trees in
an urban environment

street tree. The existing trees currently have between 60-100 CF per tree of
total soil volume and rooting area.

HEALTHY TREES
Large tree pits provide air, soil volume and nutrients to the trees, while an
underdrain system provides the proper drainage. The proper soil mix replicates
the tree’s optimum soil horizon. Salvaging the good existing subsoils and
supplementing with compost and amendments. Combined with the surrounding
porous pavement, this strategy provides the maximum area for root volume
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Targeting strategies to improve healthy tree growth will be key along Broadway.
Healthy trees provide energy savings (reduce radiant energy absorbed by built
surfaces, reduce air temperature), reduce carbon dioxide in the atmosphere,
improve overall air quality (absorb gaseous pollutants, intercept particulate
matter, reduce emissions, release oxygen), create wildlife habitat, reduce
stormwater runoff and erosion, improve the aesthetics of the street and increase
property values.

LEGEND
Impervious
Grassland
Deciduous

Source Data: East-West Gateway
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TREE CANOPY
Tree canopy within the corridor was measured at 1%. American Forest
recommends 10-15% tree canopy within urban centers.

LEGEND
Project boundary
Tree canopy within site
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Source Data: East-West Gateway

STREET TREE CONDITIONS
E. BROADWAY ST. AND RIDGE ST.

E. BROADWAY ST. AND RIDGE ST.

E. BROADWAY ST. AND ALTON ST.

E. BROADWAY ST. AND HENRY ST.
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AIR QUALITY
The air quality ranges are based on average Air Quality Indexes (AQI) from
the Environmental Protection Agency (EPA) over 2019. Alton, along with other
communities within the region have similar AQI's. This could be due similar
concentrations of industrial facilities within the region. While the Air Quality
Index in Alton is still considered to be “good,” it has room for improvement. This
conclusion also makes it clear that air-quality data more specific to the the Great
Streets project area is needed.
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LEGEND
City of Alton
Air quality monitoring site
Industrial site
Density of industrial site
Wind direction (East)

Source Data: 2019 EPA AIR QUALITY (St. Louis, Mo-IL)

EXISTING CONDITIONS

65

STORMWATER FACILITIES
STORMWATER MANAGEMENT

apparent that 1 in 100 year flood events are happening more frequently. To show

The downtown does not have any green stormwater management systems in
place to offset the impacts of flooding. Within the Broadway Corridor, this study
will assess opportunities to increase pervious surfaces to a target of 25% by
increasing planting areas, including rain gardens, as well as utilizing pervious
paving materials within the right-of-way to store and utilize stormwater on site
and decrease the volume of runoff entering the combined sewer system. In
addition, the north-south streets that connect to Broadway are steep and may
provide ample area to address stormwater before it reaches Broadway and the
riverfront.

the extent of flooding within the region, we mapped the flooding extents from
the May 2019 flood event using an aerial from May 7, 2019 (page 69). By doing
this, we can start to illustrate the growing environmental problem that threatens
this region.
Keeping this in mind, it is important to focus on resiliency within downtown
and choose solutions that allow the city to adapt to changing environmental
conditions.

FLOODING
It is widely known that Alton frequently experiences the effects of Mississippi
flooding events. It came as a surprise, however, that the most updated flood
map on record is from 1984. While the map appears to be accurate with recent
flooding events (the Entertainment District experiencing most of the flooding),
there is going to be a greater need to invest in flood resiliency and updated data.
The most recent flooding event in May 2019 within the Metro-East region made it
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SURFACE WATER FLOW DIRECTION
LEGEND
Primary flow direction
Secondary flow direction
Retention area

Source Data: SMS Engineering
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FLOODING IN ALTON
LEGEND
Project boundary
1984 Floodplain
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Source Data: FEMA, 1984

REGIONAL FLOOD ISSUES
LEGEND
Alton Corporate Limits
May 2019 Flooding

Source Data: LANDSAT 8 Imagery (May 7, 2019)
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INFRASTRUCTURE
SEWERS

the “Combined” type with both storm water and sanitary sewage being carried in

The first sewer construction in the City of Alton occurred between 1830 and
1840. Little Piasa Creek was a barrier between the important West Side
Business District, centering about the foot of State Street, and the growing
district east of the creek. A timber flume with a “corduroy floor” (wood timbers
laid side by side) was constructed across what is now known as Lincoln-Douglas
Square and served to control the meanderings of Little Piasa Creek.

the same sewer.

The Alton Telegraph and Democratic Review dated December 22, 1848 gives an
account of the next sewer construction which involved the “culverting” of Piasa
Street from the north side of Second Street (now Broadway) to the north side
of Third Street. The City Council proceedings of December 1848 indicate that
John Mullady was awarded the contract for the sum of $2,000.00. The contract
continued from the north side of Third Street to the north side of Fourth Street.
This construction which consisted of dry stone masonry was completed about
Thanksgiving in 1849.
The timber flume across what is now known as Lincoln-Douglas Square was next
replaced with a stone masonry arch with the corduroy floor left in place. This
corduroy floor was still in place and in a good state of preservation when the
masonry arch sewer was reinforced with a “gunite” lining in 1966. The Alton
and Sangamon Railroad apparently constructed the stone arch sewer between
Fourth Street and Eighth Street, in 1850 or 1851, to meet their own needs. The
City of Alton took bids in 1850 to construct 90 feet of stone culvert at the point
where Eighth Street crossed Little Piasa Creek.
The next sewers constructed, several of which are still in use, were square
in cross section with stone roof and floor slabs, and dry stone masonry walls.
Following this type of construction, brick masonry on larger diameter and
vitrified clay sewers in the smaller diameters came into use. Between 1878 and
1913 records were found of 32 different sewer projects and no doubt there were
others of which records are lacking. All of these sewer improvements were of
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In the late 1960’s, the City began a program of combined sewer separation
improvements to its combined sewer system (CSS) which has resulted in
the reduction in the volume of combined sewer overflows (CSO’s) that are
discharged into the watershed. These improvements included the construction
of separate storm sewer systems to remove inlets from the State Street and Elm
Street combined sewers located in the Piasa Valley combined sewer system area
(CSSA).
In 1997, the CSO outfall of the State Street CSSA was eliminated by redirecting
the flow to the adjacent CSO outfall of the Piasa Valley CSSA as a first step
toward the separation of the State Street CSSA. The State Street separation
project was completed in 2013. In 2019, the sanitary sewer system and the
Alton Waste Water Treatment Facility was sold to Illinois American Water. The
separation project for the Piasa area sewers is scheduled to start in December
of 2020 and be completed by 2023. This project will include street removal and
replacement to allow for sewer construction under Piasa, Third, Belle and Fourth
Streets. This schedule will be important to consider when recommendations are
made for the Great Streets project.

WATER
In 1875, Alton Water Works Company was incorporated and constructed a
storage tank on State Street, a pump at the Mississippi River, and supply piping
to serve Alton. In 1897, a new water plant was constructed to provide “filtered”
water to the residents and businesses. The Alton Water Company took over
the system in 1905 and operated it until 1925 when the stock was sold to the
American Water Works and Electric Company. Currently, Illinois American
Water owns the water treatment plant and distribution system. There are no
capital replacement projects planned in the near future in the Great Streets
study area.

CURRENT UTILITIES
LEGEND
Combined sewer
Overflow
Sanitary Sewer
Manhole
Inlet

Source Data: City of Alton, IL and SMS Engineering
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4

IDENTITY, URBAN CHARACTER, AND
WAYFINDING
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WAYFINDING
ARRIVAL
EXPERIENCE
ARRIVAL EXPERIENCE
The City of Alton has a great sense of arrival from HWY 67. The bridge over
the Mississippi River is visible from a distance and works as an arrival gateway.
However, as one stops at the 3 way intersection, there is no sign or monument
announcing that you’ve arrived at the City of Alton.
Overall, the perimeter is lacking identification and directional information to
historic landmarks within the City of Alton.
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EXISTING SIGNAGE LOCATIONS
The welcome signs to the City of Alton are not uniform in size nor appearance.
Some signs welcome visitors to “Historic Alton,” while others say simply say
“Alton” and one sign says “Downtown Alton.” Another thing to note on the
welcome signs is that the city name of “Alton” currently appears in 4 different
typefaces.
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ALTON'S BRAND AND CHARACTER

EXISTING BRAND
EXISTING
BRAND

TYPEFACES

ABCDEFGHIJKLMNOPQR

The City of Alton has an illustrative seal showcasing the importance of the
SIGNAGE
The City of Alton has an illustrative seal showcasing
Mississippi
River.
The
seal has four
(blue, brown, green and yellow) and
The City of Alton hired a consultantAlton
to Logo
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four
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(black
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BRAND OF ALTON

BRAND OF ALTON

It is challenging to identify the City’s branding. There are some reoccurring

It is challenging to identify the City’s branding. There are some reoccurring
elements, shapes and colors but they are not used systematically to reinforce the
elements, shapes and colors but they are not used systematically to reinforce
City of Alton brand.
the City of Alton brand.
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CHARACTER OF DOWNTOWN ALTON

CHARACTER
OF
DOWNTOWN
ALTONfacades
The character of Downtown
Alton
is expressed across the architectural
of the
historicof
buildings.
Red Alton
bricks,islimestone
andacross
detailed
work add
The
character
Downtown
expressed
themasonry
architectural
visual
interest
along
the
1
mile
stretch.
The
density
and
scale
of
the
buildings
facades of the historic buildings. Red bricks, limestone and detailed masonry
allowadd
for visual
scenicinterest
rivers views.
work
along the 1 mile stretch. The density and scale of the
buildings allow for scenic rivers views.
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LAND USE AND ZONING
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ZONING CODE REVIEW
ZONING CODE

within each business type. Off street parking and loading facilities are not

The study area as focused on the Broadway corridor is comprised of largely three
zoning designations:
1.
C-2, General Commercial District
2.
C-4, Downtown Commercial District
3.
MR, Marina Recreation District
The Entertainment District (as defined in this study as 3rd Street from State
Street to Piasa (U.S. 67) is designated as C-4, Downtown Commercial District.
The Antique District (Piasa east to Henry Street) as centered on Broadway is split
with the north side of Broadway defined as C-4, while the south side is defined
as MR. The Arts District (Henry Street to Ridge Street) is the only block in which
the C-4 Downtown Commercial District occurs on both sides of Broadway. The
East Broadway District is designated as C-2, General Commercial on both sides
of Broadway.

required in the C-4 district.

MR, MARINA RECREATION DISTRICT
The purpose of the MR, Marina Recreation District, is to permit selected retail
sales, various service activities, and recreational uses in appropriate areas. The
MR District is considered consistent with and designed to implement provisions
of the comprehensive plan for lands in close proximity to the Mississippi River
that are designated as parks and open space, public/semipublic and commercial
on the City's future land use map. The list of permitted uses differs from that of
the C-4 District. Off street parking requirements exist for this district.

C-2, GENERAL COMMERCIAL DISTRICT
The purpose of the C-2, General Commercial District is to permit selected
retail sales and various service activities in appropriate areas. The C-2 District
is considered consistent with and designed to implement the provisions of the
comprehensive plan for land designated as commercial on the City's future land
use map. The list of permitted uses is lengthy and specific listing uses as “only the
following” within each business type. Off street parking and loading facilities are
required in this district.

C-4 DOWNTOWN COMMERCIAL DISTRICT:
The purpose of the C-4, downtown commercial district is to protect the character
of downtown by permitting selected retail sales and service activities in the
downtown area and regulating the bulk standards accordingly. The C-4 district
is considered consistent with and designed to implement the provisions of
the comprehensive plan for land in the downtown area which is designated as
downtown on the city's future land use map.
The list of permitted uses is lengthy and specific listing uses as “only the following”
EXISTING CONDITIONS
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ZONING
LEGEND
Marina recreation
Recreation
Industrial
Multi-family
Single-family
General Commercial
Downtown Commercial
Project Boundary
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Source Data: City of Alton, IL

LAND USE
LEGEND
Public/Semi Public
Marina Recreation
Industrial
Multi-family
Single-family
Commercial
Vacant
Project Boundary

Source Data: City of Alton, IL
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TIF DISTRICTS
LEGEND
Riverfront TIF
Alton Hunterstown TIF
Project Boundary
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Source Data: City of Alton, IL

LAND OWNERSHIP
LEGEND
City Of Alton Owned
Madison County Owned
IDOT Owned
Project Boundary

Source Data: City of Alton, IL
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MARKET ANALYSIS
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MARKETABILITY
INTRODUCTION
This market analysis identifies strengths that can be seized upon to encourage
reinvestment, as well as weaknesses that require careful consideration as the
community moves forward. Downtown Alton is ripe with potential and with the
right road map, it will continue to strengthen and prosper in the future.

STUDY AREA MARKETABILITY
Alton feels somewhat separated from the rest of the St. Louis region. Even
though the city is within a reasonable driving distance of many major employers,
especially those in North St, Louis County, other population centers limits its
market potential to some degree with drive times of more than 30 minutes
to downtown St. Louis, downtown Clayton, or St Charles. Alton faces steep
competition from very successful municipalities that are closer to jobs and
regional amenities, including those in Metro East as well as communities on the
Missouri-side of the region. While these other nearby communities are direct
competition for attracting new residents, if Alton is able to capitalize on its
many assets--historic building stock, river views, topography, and proximity to
natural areas and recreational amenities--the city will be able to attract more
visitor spending, increase the stability of the local economy, and improve overall
marketability for attracting and retaining residents.

The corridor and surrounding area is home to several key anchors that draw a
considerable amount of visitors to the area--ranging from cultural facilities, such
as the Liberty Bank Amphitheater to popular regional destinations, such as Fast
Eddie’s. Existing anchors should be maintained and additional future anchors
and catalyst projects must be developed as the downtown grows. The proposed
renovation of the Grand Theatre is a perfect example of a transformational
project that will significantly increase the marketability of the surrounding area
for visitors and residents alike.
The roads along and around the corridor hamper the ability of the area to
maximize its potential. Landmarks Boulevard is a thoroughfare that effectively
blocks downtown from one of its greatest assets--the Mississippi River. Piasa
Street bisects the corridor and separates the successful entertainment district
on 3rd Street from the rest of the historic commercial areas on Broadway. In
most areas, the road feels hostile to pedestrians and cyclists--a serious issue
which must be remedied before the corridor can become a true mixed-use
district that residents, workers, and visitors will frequent for shopping, dining,
and entertainment.
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SUMMARY OF KEY FINDINGS
1. Population loss and a lack of new
construction has led to declining property
values citywide.

2. Socio-economic conditions in Alton are
relatively weak compared to many of its
Metro East peers.

There is a need to improve the marketability of the
community as a whole in which Downtown Alton
can play a pivotal role. Making the downtown
more attractive can, in turn, make the surrounding
housing stock more desirable, which would help
reverse the currently depressed housing market.

The citywide median income ($38,000) is
considerably lower than the county median
($57,000) and only 10 percent of households
earn more than $100,000 annually (compared to
34 and 38 percent in Edwardsville and O'Fallon,
respectively).

4. Tourism is a bright spot in the local
economy if Alton successfully leverages its
assets, that sector will continue to grow.

5. The stock of higher quality rental
options is extremely limited and there have
been no new multi-family developments in
recent years.

Though tourism is just one component to a broader
economic strategy, promoting tourism can have a
profound impact on the Downtown and contribute
to a positive cycle of investment. Visitors can
support more local businesses in the downtown,
while improving neighborhood vitality, which in turn,
improves the marketability of the housing stock for
current and future residents.
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Though higher density development has been
limited in other peer Metro East communities,
Alton will continue to struggle to attract a talented
workforce without providing higher-quality rental
products, especially those desired by young
professionals, empty nesters, and retirees.

3. Alton is experiencing a demographic shift
in which the number of older households
is growing, while it continues to lose young
workers and families to other communities a
trend which is not sustainable in the long-term.
Though addressing this demographic shift is a regional
and national challenge, the future of Alton is at stake,
since there is an immediate need to attract and retain
younger households in order to sustain the community
in the future.

6. While the city has a sizeable portion of lower
income residents that are cost
burdened, paying 30 percent or more of their
income towards housing expenses,
there are also a large number of households
that can pay rents or mortgages for high
quality new products that in many cases are
not being provided in the market place.
The demand analysis further indicates support for new
multi-family products with approximately 640 rental
households in the primary market area that could
afford rents of $1,400 and higher, which is a general
threshold for supporting market rate development (or
redevelopment). At the same time, targeted community
development efforts are needed in many of the
distressed neighborhoods adjacent to the study area
given very low income levels.

SUMMARY OF KEY FINDINGS
7. New construction is unlikely to be a
component of Downtown Alton in the
nearterm most activity will consist of
rehabbing of existing space.
Based on performance and development activity
in peer Metro East communities, especially those
positioned above Alton, including Edwardsville
and O'Fallon, utilizing existing space should be a
near-term goal. New construction would have to be
catalyzed by other development efforts.

9. It will be challenging for Alton to support
enough retail to fill the large amount of
commercial space along the study corridor.
Efforts will need to be focused on areas
that offer the most potential.
Given the size of the study area, there is
considerable capacity for new development;
however, given market conditions and development
trends in peer markets, there is not enough demand
in the foreseeable future to support a full build
out of the corridor. Therefore, there is a need to
concentrate investment in select nodes.

8. Retail gap analysis shows that Alton has a
competitive advantage in terms of
restaurant and bars as these
establishments are drawing a large number
of customers from outside the market
area, making them an important part of the
downtown strategy moving forward.

market. Though population and employment growth
can offer addition tiers of market support, the
daytripper/visitor/tourist market will have a far
greater impact.

Based on the buying power of households living in
the primary market area, there is an
over-supply of bars and restaurants, since they are
supported by a large number of
outside visitors. In order for Downtown Alton to
expand both is dining options and diversify its retail
offerings, it must continue drawing from a regional

10. The development of larger scale
office space will not be market supported,
although there may be opportunities
for differentiated office space for select
creative and knowledge-based industries
and medical offices/uses.
Based on employment projections and office
development trends, there is demand for
around 440,000 square feet off new office space
throughout Madison County over the next 10 years
and the areas with access to Interstate 64 and other
arterials will be the most marketable. At the same,
given Downtown Alton's historic building stock,
there are likely opportunities for industries seeking
unique workspace, such a design, marketing, and
IT. Additionally, given strength in the regional
healthcare market, there may be opportunities for
medical offices.

11. Providing unique hospitality options
closer to the core of Downtown will rely
upon smaller-scale niche products in the
near term.
Given the preferences for interstate access and
frontage for national chain hotels/flags, there is an
opportunity for Alton to create a "niche" hospitality
market that focuses on bed and breakfasts and
short-term rentals in historic properties located in
and around Downtown.
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REGIONAL
CONTEXT
THE STUDY
AREA
REGIONAL LOCATION

Alton’s distance from other
Alton's distance from other regional population
regional population centers and
centers and destinations
its market
destinations
limits its limits
market
potential, although
access
to natural
potential,
although
access
to amenities
like Pere
Marquette like
Park Pere
makes is an ideal
natural
amenities
destination.
Marquetteweekend
Park makes
is an ideal
weekend destination.

Pere Marquette

Alton

Edwardsville
St. Charles

Downtown
St. Louis
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REGIONAL
LOCATION
THE STUDY
AREA

REGIONAL LOCATION
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STATE PARK

Alton is within a reasonable
driving
distance
to key anchor
Alton
is within
a reasonable
driving
institutions
and
major
distance to key anchor institutions
employers.
and major employers.
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Wood River
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Major Green
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Green Spaces
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Transportation
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UNIVERSITY OF
MISSOURI-ST LOUIS
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Edwardsville

SOUTHERN ILLINOIS
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Source: ESRI (2019)
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STUDY
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THE
STUDY
OVERVIEW
OVERIVEW
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area,
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for for
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Trails

THE STUDY AREA
OVERVIEW

Visitor Center

Grand Theatre
Jacoby Arts Center
Fast Eddie’s Bon Air

Argosy Casino
Liberty Bank Amphitheater
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STUDY
AREA
THE
STUDY
OVERVIEW
OVERIVEW

AREA

THE STUDY AREA
OVERVIEW

80k SF
INDUSTRIAL

0% vacancy

180K SF
(approx. 100 units)

MIXED-USE
RESIDENTIAL

310k SF
RETAIL

N/A vacancy

10-12% vacancy

Unit count, square
footage, and vacancy is
needed to be confirmed
by local business owners

estimated through visual
survey of storefronts; updated
estimates in progress

350k SF
OFFICE

5% vacancy
Estimated through
visual survey and
CoStar reports

Source: CoStar (Oct 2019), Development Strategies
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needed to be confirmed
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Estimated through
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CoStar reports

Source: CoStar (Oct 2019), Development Strategies
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STUDY
THEAREA
STUDY AREA
ASSESSED
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AND VACANCY
ASSESED
VALUE AND
VACANCY

A map
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parcels
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thethe
total
A map
of vacant
parcels
total
assessed
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perper
parcel
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assessed
value
parcel
square
foot
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along
the
underutilized
along
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LEGEND
Total Assessed Value
per square foot
$0 - $2
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$4 -TOTAK
$6 ASSESSED VALUE
PER SQUARE FOOT
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$2 - $4

$8 - $10 $4 - $6
$6 - $8

$10 - $12$8 - $10

$10 - $12
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$14+
Vacant

Source: City of Alton
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MARKET
ANALYSIS: MARKET SEGMENTATION
2000

DOWNTOWN
SUCCESS
STORIES STORIES
DOWNTOWN
SUCCESS
GROWTH
WITHOUT
GROWTH GROWTH
GROWTH
WITHOUT

Paducah, KY

Washington, MO

Total Population: 24,900
Net Change 2010-2017: -235

14,000
No Net Change

Hermann, MO

Galena, IL

2,400
-15

3,600
150

Population growth is not always a requisite for an
Population growth is not always a requisite for an attractive and
attractive and thriving Main Street or Downtown.
thriving Main Street or Downtown

Source: US Census
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RESIDENTIAL
The residential market analysis focuses on the prospective market for multi-

RESIDENTIAL FOR-SALE SUPPLY

family development in the study area, as well as the residential market conditions
in the surrounding neighborhoods. This analysis is intended to quantify the
potential for residential uses in the study area, identify the housing needs and
preferences of existing residents, and understand the potential for attracting
target market segments to the area.

While there are a few condos in Downtown Alton, the vast majority of the forsale market consists of single-family homes. In the neighborhoods adjacent to
the study area, as shown in the map below, Area One is home to some of the
highest household incomes in the city and recent sales have generally been in
excess of $140,000 (although this price point would still be
considered affordable compared to many parts of the region). Areas Four and
Five could be considered distressed, with recent sales of less than $100,000,
indicating little to no market potential for new development or rehabilitation
and a need for comprehensive community development efforts. In comparing
the housing stock in Alton to other Metro East communities, the modest historic
homes in walkable neighborhoods generally sell for similar ranges across all
cities. However, the major differentiator is the prices for the most desirable
products: quality new suburban construction and grand historic gems are
typically twice as expensive in Edwardsville and O'Fallon than they are in
Collinsville and Alton.

RESIDENTIAL RENTAL SUPPLY
The residential rental products found in Alton consist of economy rental
units, upper floor residential apartments in mixed-use buildings, and singlefamily rental homes. Monthly rental rates for single family homes range from
approximately $800 to $1,200 and above-retail multifamily units generally
achieve rents around $1.00 per square foot, which translates to $900 to $1,200
per month.
Although Alton has 24 percent of the multi-family units in Madison County, it has
not captured any of the new development since 2010 and higher quality rental
properties are conspicuously absent from the market place, leaving no viable
options for those who desire these units, especially from young professionals
and higher-income empty nesters and retirees. Successful examples from peer
communities in the Metro East were studied to inform market potential and
achievable rents, including Edwardsville, O'Fallon, Collinsville, and Belleville.
Most new residential downtown development in these communities has occurred
through the rehabilitation of existing mixed-use buildings, such as the Pfilm Haus
in Edwardsville. There has been no new market rate multifamily construction of
scale in these peer downtowns. The closest example is the Whispering Heights
development under way on the outskirts of downtown Edwardsville. This
development is offering an upscale mixed-use product that, unlike most recent
projects in the city, is specifically targeting the non-student population. The
O'Fallon/Shiloh area offers several examples of uspscale rental products that
have been very successful, but they are not located in walkable mixed-use areas.
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CONVENTIONAL RESIDENTIAL DEMAND
Conventional residential demand quantifies the number of households in a
given study area that can afford rent rates and home values at various price
points based on household income. Within the primary market area, over 640
households can afford rents about $1,500--a price which will typically support
quality new construction--and over 1,770 households can afford homes valued
at $325,000 or more. This analysis shows there appears to be somewhat of a
mismatch between the existing supply and the types of products a considerable
amount of people in the community are able to afford. Even so, it important to
note that Alton is also home to many low-income families that require affordable
products. Approximately 23 percent of owners and 52 percent of renters are
currently cost-burdened, or paying 30 percent or more of their income towards
housing.

TARGET MARKET DEMAND
Tapestry segmentation is used to gain a broader understanding of people that
live in a particular area. It goes beyond basic demographics (e.g. age or income)
to consider psychographics (e.g. preferences or aspirations) and classifies
consumers based on common characteristics and lifestyle choices. Target market
analysis uses this tapestry segmentation information to determine demand from
potential residents within the market area, as well as identify the location of
people in other nearby communities that would be interested in products in a
walkable, historic environment like Downtown Alton.

RESIDENTIAL SUPPLY ANALYSIS
RENTAL TYPOLOGIES STUDIED

RESIDENTIAL SUPPLY ANALYSIS

The existing tapestry groups in Alton are shown on pages 106-108. These groups
represent a wide variety of incomes, ages, and tenures, which translates into
different housing preferences and achievable price points ranging from $360 to
$1,230 per month for rental units and $60,000 to $190,000 for for-sale units.
There are also several tapestry groups currently living in Madison County that
have preferences for walkable mixed-use environments--prime targets for Alton
as its downtown continues to improve. These groups shown on pages 109-111 are
relatively more affluent and can afford rents well above $1,400 and homes above
$210,000. If Alton was able to capture just one percent of these target markets
in Madison County, it would result in potential demand for more than 260 units
of new or rehabbed housing.

RENTAL

RENTAL TYPOLOGY STUDY

Recently
Built
Multifamily

Upper
Midscale
Multifamily

Above
Retail
Mixed-Use

Midscale
Multifamily

Single
Family
Rental

Lower
Midscale
Multifamily

Economy
Rental

RENT AND PRICE POINTS

FOR SALE

MORE

MORE UPSCALE

Grayscale represents properties
with little to no supply in Alton.

Economy
Single
Family

Walkable
Midscale

New
Suburban

Mixed-Use
Lofts

Upscale
Historic
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Grayscale represents properties with little to no supply in Alton

99

RENT
SUMMARY
RENT
SUMMARY
RENTAL
SUPPLY
WITHIN COUNTY
RENTAL
SUPPLY WITHIN
COUNTY
AVG. RENTS / PRICE ($)
500

700

900

1,100
Studio

Recently Built
Multifamily

Upper Midscale
Multifamily

Midscale
Multifamily

Single Family
Rental

Lower
Midscale

Economy
Multifamily
*Sample is taken from one property.
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Alton

PFILM HAUS RENOVATION

7 ALBY LOFTS REHAB
Within Study Area
Year Rehabbed: 2008
Sales Price: 180K to 340K

Most new residential
developments
within
the
Most new residential
developments
Metro East downtowns
within the Metro East downtowns
are rehabs of older,
are rehabs of older, historic
historic buildings.
buildings.

Edwardsville has seen a
Edwardsville has seen a significant
significant
share of new
share
of
new
one
construction,construction,
one of
of which
a mixed-use luxury
which
is aismixed-use
apartment
at walking at
distance to
luxury
apartment
walking distance
to
Downtown.
Downtown.

Edwardsville

Within Downtown Edwardsville
Year Rehabbed: 2017
# of Units: 5
Avg. Rent 1-BR: $850

Collinsville

WHISPERING HEIGHTS

O’Fallon

Mixed-Use Near Downtown
Year Built: 2019
# of Units: 153
Avg. Rent 1-BR: $1,332

Belleville
THIRTEEN01 AT HARTMAN LAKES
New and Medium-Density in Shiloh
Year Built: 2019
# of Units: 216
Avg. Rent 1-BR: $1,030
Source: CoStar (2019), Apartments.com, Zillow (Oct 2019), Development Strategies
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RENTAL

RESIDENTIAL
SUPPLYSUPPLY
ANALYSIS ANALYSIS
RESIDENTIAL
RENTAL
TYPOLOGIES STUDIED
RENTAL
TYPOLOGIES

Recently
Built
Multifamily

Upper
Midscale
Multifamily

Above
Retail
Mixed-Use

Midscale
Multifamily

Single
Family
Rental

Lower
Midscale
Multifamily

Economy
Rental

RENT AND PRICE POINTS

FOR SALE

MORE AFFORDABLE

Economy
Single
Family

MORE UPSCALE

Walkable
Midscale

New
Suburban

Mixed-Use
Lofts

Upscale
Historic

Grayscale represents properties with little to no supply in Alton
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PRICE
SUMMARY
PRICE
SUMMARY
FOR-SALE
SUPPLY
WITHIN ALTON
FOR-SALE
SUPPLY WITHIN
ALTON
PRICE ($)
0K

100K

2

50

300K

200K

Mid to Upscale
• Upscale Historic
• New Suburban
• Mixed-Use Lofts

Midscale
• Walkable
Midscale

PRICE ($ PSF)

1-BR

4-BR

3-BR

2-BR

5-BR

1

4

3

2

5

100

4

3

2

PRICE ($)
20K

Single Family
Economy

2

3

200

1
2

3

PRICE ($ PSF)
80K

60K

40K

5 3

150

100K

15

30

45

2

60

3

Source: Zillow (Oct 2019), Development Strategies
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WALKABLE
MDISCALE MIDSCALE
WALKABLE

NEW
SUBURBAN
NEW SUBURBAN

HISTORIC
UPSCALE UPSCALE
HISTORIC

RESIDENTIAL
RESIDENTIAL
SUPPLYSUPPLY
VALUE
VALUE
BY TYPEBY TYPE
Edwardsville

O’Fallon

Collinsville

Alton

$430K

No supply

$200K

$255K

$520K

$445K

$275K

$228K

$150K

$115K

$135K

$100K
Source: Zillow (Oct 2019)
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MEDIAN
HOMEHOME
VALUE ANALYSIS
MEDIAN
VALUE ANALYSIS
RANGE
OF AND
VALUES
TYPES
OF HOUSING
AROUND THE STUDY AREA
RANGE
OF VALUES
TYPES AND
OF HOUSING
STOCK
AROUND THESTOCK
STUDY AREA

The adjacent neighborhoods
The adjacent neighborhoods to
to the western parts of the
the western parts of the study
study area have much
area havemarket
much stronger market
stronger
characteristics.
characteristics.

Central Ave

Royal St

3

1

5

4
2

Income
Population Change ‘10-’19
Recent Sales

1

2

3

4

5

$53,800

$28,800

$31,300

$31,800

$33,300

-3.5%

-8%

-8%

-5.5%

-5%

>$140K

$60-100K

$75-130K

$60-100K

<$75K
Source; ESRI (2019)
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RENTAL
AFFORDABILITY
BY PRODUCT
RENTAL
AFFORDABILITY
BY PRICING
PRODUCT
PRIMARY
AREA
PRIMARY
MARKETMARKET
AREA

Subsidized

Affordable

PRICING

Workforce

Mid-Tier

High-End

new
construction
supportable

Based on income levels
Based on income levels of
of current renter
current renter households,
households, there is
there issupport
market support
market
for for
approx. 640
units
with
approx.
640rental
rental
units
rents above
$1,500.
with rents
above
$1,500

Households

1,460

840
500

540

440
130

<$500

$650

$875

$1,200

$1,500

$1,825

60

10

$2,000

$2,500+

Average Rent
Source; ESRI (2019), ACS, Development Strategies
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OWNERSHIP
BY PRODUCT
PRICINGPRICING
OWNER AFFORDABILITY
AFFORDABILITY
BY PRODUCT
PRIMARY
MARKET
AREA
PRIMARY
MARKET
AREA

Affordable

Workforce

Mid-Tier

High-End

median home value

Households

new
construction
supportable

570

Based on income levels
on income
of Based
current
ownerlevels of
households,
is
current ownerthere
households,
market
for for
there issupport
market support
approx.
1,770
units
approx. 1,770 units valued at
valued$325K
at $325K
and
and higher.
higher

1,600

710

840

830
660

560

280

<$70k

$120k

$150k

$185k

$250k

$325k

$375k

$400k+

Average Price
Source; ESRI (2019), ACS, Development Strategies
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COST BURDENED HOUSEHOLDS

COST BURDENED HOUSEHOLDS

CITY CITY
OF ALTON
OF ALTON

OWNER HOUSEHOLDS

RENTER HOUSEHOLDS

60%
22%
18%

= 200 households

= 30-49% of income toward housing

>50% of income toward housing
Source; PolicyMap, ACS 2013-2017
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RESIDENTIAL DEMAND
MARKET SEGMENTATION OVERVIEW

RESIDENTIAL DEMAND
MARKET SEGMENTATION OVERVIEW

Geographic
Demographic

Psychographic

Geodemographic
Segmentation

PSYCHOGRAPHIC
•
•
•
•

Attitudes
Values
Culture
Buying Patterns

DEMOGRAPHIC
•
•
•
•
•
•
•

Age
Gender
Income
Home Value
Ethnicity
Family Type
Education

GEOGRAPHIC
•
•
•
•
•
•

Market Areas
Cities
Counties
MSA’s
Neighborhoods
Census Tracts
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MARKET SEGMENTATION

MARKET SEGMENTATION

EXISTING
TAPESTRY
GROUPS PREVALENT
THE STUDY AREA
EXISTING
TAPESTRY
GROUPSINPREVALENT
INNEIGHBORHOODS
THE STUDY AREA

NEIGHBORHOODS

Affordable Urbanites

Hometown

Hometown

City Commons

Hardscrabble Road

Small Town Simplicity

Median Household Income

Median Household Income

Median Household Income

$18,300

$28,200

$27,000

Median Age

Median Age

Median Age

28

32

40

Percentage of Ownership

Percentage of Ownership

Percentage of Ownership

23%

40%

50%

Average Household Size

Average Household Size

Average Household Size

2.7

2.6

2.25

Predominant Household Type

Predominant Household Type

Predominant Household Type

Family Households

Young Families
and Seniors

Single Parents
and Singles

Source; ESRI (2019). Data presented are national figures.
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MARKET
SEGMENTATION
MARKET
SEGMENTATION
EXISTING
TAPESTRY
GROUPS PREVALENT
THE STUDY AREA
EXISTING
TAPESTRY
GROUPSINPREVALENT
INNEIGHBORHOODS
THE STUDY AREA

Working Families

Senior Styles

NEIGHBORHOODS

Established Households

Working Families

Traditional Living

Retirement
Communities

Family Foundations

Median Household Income

Median Household Income

Median Household Income

Median Household Income

$39,300

$40,800

$43,100

$51,800

Median Age

Median Age

Median Age

Median Age

35

54

40

39

Percentage of Ownership

Percentage of Ownership

Percentage of Ownership

Percentage of Ownership

59%

45%

66%

Average Household Size

Average Household Size

Average Household Size

Rustbelt Traditions

71%
Average Household Size

2.5

1.8

2.7

Predominant Household Type

Predominant Household Type

Predominant Household Type

Predominant Household Type

Families

Married Couples

Married Couples,
Families, and Singles

Seniors

2.5

Source; ESRI (2019). Data presented are national figures.
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MARKET
ANALYSIS: MARKET SEGMENTATION
2000

MARKET
SEGMENTATION
MARKET
SEGMENTATION

LOCATION
AND HOUSING
AFFORDABILIYT
OF CURRENT TAPESTRY
GROUPS
LOCATION
AND HOUSING
AFFORDABILITY
OF CURRENT

TAPESTRY GROUPS

1 Dot = 10 Households

Implied Home Price Affordability
>20K Household Income
City Commons

$60K

20K-30K Household Income
255
111
Cottage Hills

Hard Scrabble Road
Small Town Simplicity
30K-45K Household Income
Retirement Communities
Traditional Living
Family Foundations

East Alton

$80K
$90K

$120K
$140K
$160K

45K+ Household Income
Rustbelt Traditions

67

$190K

Implied Home Rent Affordability
>20K Household Income
3

City Commons
20K-30K Household Income

Wood River

Hard Scrabble Road
Small Town Simplicity
Roxana

Hartford

$360

$560
$620

30K-45K Household Income
Retirement Communities
Traditional Living
Family Foundations

$810
$930
$1,020

45K+ Household Income
Rustbelt Traditions

$1,230

Source:
ESRI,(2019)
2018
Source; ESRI (2019), Development
Strategies
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RESIDENTIAL DEMAND

RESIDENTIAL
DEMAND
MARKET
ANALYSIS: MARKET
2000

SEGMENTATION

LOCATION AND HOUSING AFFORDABILIYT OF POTENTIAL TAPESTRY GROUPS

LOCATION AND HOUSING AFFORDABILITY OF POTENTIAL TAPESTRY GROUPS
1 Dot = 10 Households

SMA: Madison County

Alton, IL

55

Implied Home Price
Affordability
Emerald City

$210k

In Style

$220k

Comfortable Empty
Nesters

$220k

Green Acres

$280k

Wood River

Edwardsville

Florissant

70

Troy

Implied Rent
Affordability
Emerald City

$1,410

In Style

$1,440

Comfortable Empty
Nesters

$1,480

Green Acres

$1,820

Collinsville

St Louis

255

Fairview Heights

Source; ESRI (2019), Development Strategies (2019)
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MARKET SEGMENTATION

MARKET SEGMENTATION

TAPESTRY
GROUPS
WITH POTENTIAL
IN THE INTEREST
STUDY AREA NEIGHBORHOODS
TAPESTRY
GROUPS
WITHINTEREST
POTENTIAL
IN THE STUDY

AREA NEIGHBORHOODS

Urban Professional

Empty Nesters

Empty Nesters

Country Living

Emerald City

In Style

Comfortable Empty
Nesters

Green Acres

Median Household Income

Median Household Income

Median Household Income

Median Household Income

$59,200

$73,000

$75,000

$76,800

Average Age

Average Age

Average Age

Average Age

37

42

48

44

Percentage of Ownership

Percentage of Ownership

Percentage of Ownership

Percentage of Ownership

49%

68%

87%

86%

Average Household Size

Average Household Size

Average Household Size

Average Household Size

2.06

2.35

2.5

2.7

Predominant Household Type

Predominant Household Type

Predominant Household Type

Predominant Household Type

Married Couples
and Singles

Married Couples

Married Couples

Singles and Non-Family

Source; ESRI (2019). Data presented are national figures.
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TARGET
TAPESTRY
GROUPS GROUPS
TARGET
TAPESTRY
POTENTIAL
FUTURE
DEMAND
IN MADISON COUNTY
POTENTIAL
FUTURE DEMAND
IN MADISON
COUNTRY

Estimated Alton
Capture Rate

1%

Green Acres

108

10,800
1%

Comfortable
Empty Nesters

9,900

99
1%

In Style

46

4,600
1%

Emerald City

13

266

1,300

TOTAL HOUSEHOLDS

Source; ESRI (2019), Development Strategies (2019)
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RETAIL SUPPLY AND DEMAND
RETAIL SUPPLY

single-story 2,500 square foot retail space that was constructed on land formerly

Standard real estate data such as lease rates, vacancy, and the amount of new
construction provides valuable information about the strength of the local
market place. In general, vacancy rates above 10 percent are cause for concern
and lease rates less than $10 per square foot likely mean that landlords cannot
afford basic maintenance expenses, which presents a challenge in communities
like Alton with a historic building stock requiring continual maintenance and/or
substantial renovation. At the same time, though higher lease rates may support
new construction, they can also limit opportunities for locally-owned businesses.
Therefore, a healthy balance of lease rates and tenant types is needed.

owned by the city and Edwardsville has been able to implement a few projects,
one of which is the multi-story Madison Mutual office building that has ground
floor retail space.

Basic indicators show that the Alton retail market is relatively healthy, but that
challenges may lie ahead. The overall vacancy rate of 6 percent is higher than
nearby Edwardsville, but somewhere in between the range of Collinsville and
Belleville. The average rent of between $11 and $12 per square foot is enough for
most landlords to provide basic maintenance to buildings, but not high enough to
encourage major reinvestments, especially those needed to rehabilitate historic
properties or support new construction. Trends in Downtown Alton are similar
to the community as a whole. The higher downtown vacancy rates are mirrored
in many other nearby communities reflecting the limits of local demand for
independent retailers and restaurants and the financial challenges associated
with the renovation of historic properties. Alton is home to 18 percent of the total
retail space in Madison County (most of which located outside of the study area
along the Illinois State Route 3 corridor), but is capturing only four percent of net
new growth a sign that overall retail momentum is currently focused elsewhere in
the county.
A large majority of the downtown retail growth in peer communities has been
in the form of rehabbed historic space. Even in somewhat affluent communities,
these incremental improvements occur relatively slowly and often require tax
increment financing or other incentives. New retail construction in Metro East
downtowns somewhat recently completed its first new project in decades: a
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RETAIL DEMAND
Two primary methodologies were used to quantify demand for retail uses in the
study area:
•

Retail Gap Analysis-This analysis measures residentially-driven demand
for retail goods and services within a market area. The results quantify
retail leakage (where a certain type of retail is under-represented in
the community and residents are going elsewhere to purchase the
products) as well as retail surplus (where a particular type of retail is
successfully drawing customers from outside the market area). The data
from this analysis will be used in the development of a market strategy for
downtown Alton identifying opportunities for retail differentiation where
Downtown may be well positioned to succeed.

•

Retail Buying Power Analysis- This analysis estimates how much
downtown retail could be supported by both existing and new residents,
workers, and tourists.

A majority of the spending that supports downtown Alton is going to come from
those who live nearby and approximately 72,000 people live within a 15-minute
drive of downtown. Alton is likely to capture a significant portion of the spending
of these residents, particularly in rural areas to the north and east where other
shopping options are few and far between. This 15-minute drive time area was
the primary focus of the retail gap analysis, the results.
The gap analysis highlights several areas where a large number of shoppers
are coming from outside the market area to spend money areas in which Alton
has some type of competitive advantage. Some of the most notable retail
surpluses include big-box retailers that are generally not compatible in a
downtown environment such as general merchandise stores (e.g. Target) and
building materials (e.g. Home Depot). The most notable retail surplus category
is restaurants and bars which are often the primary building blocks of any

successful downtown environment. The gap analysis also shows several areas

Alton contains approximately 30 percent of the office space in the city. Rents and

where residents of the market area are traveling elsewhere to spend money. The
most significant retail leakages are in electronics, home furnishings, and apparel.
While electronics are unlikely to be supplied in a downtown environment, new
small-scale home furnishings and apparel shops downtown may be able to
succeed by capture the spending of area residents.

vacancy downtown are similar to overall city-wide averages.

Retail buying power analysis considers spending by nearby residents and
workers, as well tourists who visit the area. Within close proximity to downtown,
there are 10,000 households and 17,600 workers that together can support just
under 120,000 square feet of retail space in Downtown Alton. Overnight visitors
provide additional support for around 38,000 square feet with the remaining
space in the downtown supported by daytrippers/visitors (approximately
154,000 square feet) Moving forward, if Altonis positioned to attract new
residents and visitors and grow the local job base, an additional 20,000 feet of
retail space can be added.
It will be challenging for Alton to support enough retail to fill the large amount of
commercial space along the 1.3-mile-long study corridor. Likely, the community
will need to focus efforts on areas that offer the most potential by defining and
creating strong districts and periodic nodes that maintain interest along the
street.

OFFICE SUPPLY AND DEMAND
OFFICE SUPPLY
The metrics for existing office space are stable. Compared to local retail space,
vacancies are a bit lower and rents are considerably higher. A modest amount
of new or renovated office space has been added to the Alton market since
2010. However, the low square footage may reflect more upon the weak market
conditions for Madison County as a whole, which has been able to capture less
than 5 percent of the MSA office growth. According to CoStar data, Downtown

Of the peer communities, Downtown Edwardsville has experienced the most
new office development activity. Several projects such as the new two-story
TorHoerman Law office building and the coworking space known as The Lodge
have brought more workers to support downtown shops and restaurants.
While Edwardsville has had some success, its status as the county seat, high
concentration of legal professionals, and proximity to Southern Illinois University
Edwardsville puts it in a more competitive position compared to Alton and other
Metro East communities.

OFFICE DEMAND
Office demand projections show the greatest opportunities for new office
development in Madison County will be for medical office space, with demand
for up to 170,000 square feet over the next ten years. Some of that growth
could potentially be captured by Downtown Alton, perhaps in the form of doctor
dentist offices, physical therapy centers, or urgent care facilities. There will also
be demand for just under 250,000 square feet of Class A or B office space
throughout Madison County over the next 10 years. Industries that expected to
have strong regional growth such as accommodation and food services; leisure
and hospitality; and professional, scientific, and tech services may be strong
candidates for Downtown Alton to target moving forward.
While Downtown Alton has not attracted much new office development in recent
history, the potential is there to gain new users who will rehab existing spaces
and bring them back into productive use, especially for creative industries such
as design, marketing or IT with preferences for smaller-scale, yet unique historic
spaces. A healthy downtown contains a mix of uses, and by creating more
opportunities for employers and knowledge-based sectors, this can provide
additional daytime foot traffic and activity to further support retailers, while
enhancing the marketability of the nearby housing stock.
EXISTING CONDITIONS
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RETAIL
ANALYSIS
RETAIL
ANALYSIS

Market Analysis: Retail
Demand
CENTERS

GENERAL
CHARACTERISTIC
OF RETAIL CENTERS
GENERAL
CHARACTERISTICS
OF RETAIL

NEIGHBORHOOD

COMMUNITY

REGIONAL

SUPER REGIONAL

TYPICAL ANCHOR
Drugstore/Supermarket

TYPICAL ANCHOR
Junior Dept. Store

TYPICAL ANCHOR
1 – 2 Full-line Dept. Stores

TYPICAL ANCHOR
3 – 4 Full-line Dept. Stores

GROSS LEASABLE AREA
30K – 100K SF

GROSS LEASABLE AREA
100K – 450K

GROSS LEASABLE AREA
300K – 900K SF

GROSS LEASABLE AREA
500K – 2M SF

POPULATION SUPPORT
3K – 40K

POPULATION SUPPORT
40K – 150K

POPULATION SUPPORT
> 150K

POPULATION SUPPORT
> 300K

TRADE AREA RADIUS
1.5 miles

TRADE AREA RADIUS
3 - 5 miles

TRADE AREA RADIUS
8 miles

TRADE AREA RADIUS
12 miles

DRIVE TIME
5 – 10 minutes

DRIVE TIME
10 - 20 minutes

DRIVE TIME
20 minutes

160%

DRIVE TIME
30 minutes
Source: Urban Land Institute
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RETAIL
& OFFICE
SUPPLY
RETAIL
AND OFFICE
SUPPLY
TYPOLOGIES
TYPOLOGIES STUDIED

“Main Street” Commercial
•
•

Standalone
Mixed-Use

New Construction
Grayscale represents properties with little to no supply in Alton
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TOTAL
RETAILRETAIL
SUPPLY SUPPLY
TOTAL
METRO
EAST CITIES
METRO
EAST CITIES

Total
Inventory

Total Inventory

West Alton

Vacancy
Vacancy

Rent per
per SF
Rent
SF

Recent
Recent Build
Built
Inventory SF
Inventory
SF
(since 2010)
(since
2010)

7%

$11.50

10K

2%

$15.00

110K

4%

$13.00

110K

9%

$12.50

70K

ALTON

Alton

Wood River

2.6M

Edwardsville
EDWARDSVILLE
Maryville
Jennings

COLLINSVILLE

1.8M

Collinsville
1.7M

Belleville
St Louis

3.4M

Cahokia

BELLEVILLE
Millstadt
Columbia
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Source; CoStar (2019), Development Strategies (2019)

"MAIN
STREET'
RETAIL SUPPLY
“MAIN
STREET”
RETAIL
METRO
EAST CITIES
METRO
EAST CITIES

SUPPLY

Alton

Total
Inventory

Total Inventory

Vacancy
Vacancy

Rent per
per SF
Rent
SF

Recent
Recent Build
Built
Inventory SF
Inventory
SF
(since 2010)
(since
2010)

10-12%*

$11.50

0

$13.00

8K

11%

$12.50

0

19%

$12.50

0

Alton (1.3 mile corridor)
310K

Edwardsville

Edwardsville (0.5 mile corridor)
190K

2%

Collinsville (0.6 mile corridor)
80K

Collinsville
Belleville (0.6 mile corridor)

Belleville

Illinois

136K

Main

*Estimates from visual survey

Source; CoStar (2019), Development Strategies (2019)
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TOTAL
OFFICE
SUPPLYSUPPLY
TOTAL
OFFICE
METRO
EAST CITIES
METRO
EAST CITIES

Total
Inventory

Total Inventory

West Alton

Vacancy
Vacancy

Rent per
per SF
Rent
SF

Recent
Recent Build
Built
Inventory SF
Inventory
SF
(since 2010)
(since
2010)

6%

$16.00

10K

5%

$17.50

15K

3%

$17.00

0

12%

$16.00

32K

ALTON

Alton

Wood River

1.1M

Edwardsville
EDWARDSVILLE
Maryville
Jennings

COLLINSVILLE

1.5M

Collinsville
990K

Belleville
St Louis

2.6M

Cahokia

BELLEVILLE
Millstadt
Columbia
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Source; CoStar (2019), Development Strategies (2019)

"MAIN
STREET"
OFFICE OFFICE
SUPPLY
“MAIN
STREET”
METRO
EAST CITIES
METRO
EAST CITIES

SUPPLY

Alton

Total
Inventory

Total Inventory

Vacancy
Vacancy

Rent per
per SF
Rent
SF

Recent
Recent Build
Built
Inventory SF
Inventory
SF
(since 2010)
(since
2010)

5%*

$15.00

0

$17.00

32K

2%

$15.00

0

9%

$16.00

0

Alton (1.3 mile corridor)
350K

Edwardsville

Edwardsville (0.5 mile corridor)
400K

4%

Collinsville (0.6 mile corridor)
165K

Collinsville
Belleville (0.6 mile corridor)

Belleville

Illinois

510K

Main

*Estimates from visual survey

Source; CoStar (2019), Development Strategies (2019)
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COMMERICAL MARKET

COMMERCIAL MARKET

NEW CONSTRUCTION
REHABS AND
"MAIN STREET"
COMMERCIAL
SPACES
NEW CONSTRUCTION,
REHABS,
AND “MAIN
STREET”
COMMERCIAL

DOLLAR GENERAL

SPACES

Alton

THE GINGHAM BUFFALO

Rehabbed Retail Space in Downtown
Year Built: 1920
Size: 2,700 SF
Est. Rent/SF/Year: $11 - $14

Standalone Suburban Retailer
Year Built: 2017
Size: 9,000 SF
Est. Rent/SF/Year: $10.50 - $13

Edwardsville

The very small amount of
newly built commercial
A very small amount of newly
space in Alton are located
built commercial space in
in suburban locations.

Alton are located in suburban
locations.

Some of the best examples
of the region’s most recent
SomeStreet”
of the best
examples
“Main
retail
and
of theproperties
region's most
office
are recent
"Main Street"
retail and office
located
in Edwardsville.

WHISPERING HEIGHTS
New Ground Floor Retail
Year Built: 2019
Size: 18,000
Est. Rent/SF/Year: $25

222 EAST PARK

Retail/Office in Downtown
Year Built: 2016
Size: 40,000 SF
Est. Rent/SF/Year: Not Disclosed

properties are located in
Edwardsville.

Source: CoStar (2019), Balke Brown Transwestern (whispering-heights.com)
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RETAIL
LEASELEASE
RATE IMPLICATIONS
RETAIL
RATE IMPLICATIONS
AND FEASIBILITY
OF CAPITAL
INVESTMENT
IN COMMERCIAL PROPERTY
COSTCOST
AND FEASIBILITY
OF CAPITAL INVESTMENT
IN COMMERCIAL
PROPERTY

DEFERRED
MAINTENANCE

NECESSARY
MAINTENANCE

MAJOR REHAB &
RE-INVESTMENT

NEW
CONSTRUCTION

$11

$8 to $10

$10 to $14

$16 to $18

$20+

Study
Area
Source; CoStar (2019)
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STUDY
AREA AREA
STUDY
VACANCY
BY DISTRICT
VACANCY
BY DISTRICT

Entertainment District
45 Buildings
40 Occupied
89% Occupancy

10-12%
ESTIMATED
VACANCY

Antique District
32 Buildings
24 Occupied
75% Occupancy

Jacoby Arts District
12 Buildings
8 Occupied
67% Occupancy

East Broadway District
10 Buildings
6 Occupied
60% Occupancy

*Estimates from visual survey
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Source: CoStar (2019)

RETAIL
ANALYSIS
RETAIL
ANALYSIS
PURCHASING
POWER
RETAIL RETAIL
PURCHASING
POWER

RETAIL CENTER TYPE
Jerseyville

COMMUNITY MARKET AREA
Serving daily needs
(e.g. grocery store, pharmacy)
2019 Population 72K
Median Household Income $48K
REGIONAL MARKET AREA
Serving common needs
(e.g. big box retailer)
2019 Population 145K

15-MINUTE DRIVE

$7 9 4 M
of Purchasing
Power

2.6M SF
of supportable retail

20-MINUTE DRIVE

$ 5. 3 M S F

SEMI-REGIONAL MARKET AREA

25-MINUTE DRIVE

Median Household Income $51K

Wood River

of Purchasing
Power

Medical Household Income $52K

2019 Population 318K

Alton

$1.6B
of supportable retail

Serving occasional needs/interests
(e.g. entertainment, fine dining)

Godfrey

$3.4B
of Purchasing
Power

$11.3M SF

Edwardsville
Florissant

Glen Carbon

Granite City

Collinsville

University City

Downtown St Louis
O’Fallon

of supportable retail
Source: ESRI (2019), Development Strategies (2019)
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RETAIL
ANALYSIS
RETAIL
ANALYSIS
CATEGORIES
CATEGORIES
OF RETAILOF RETAIL

Regional Comparison

“Category Killers”

Amazon Effect

Furniture & home furnishings

Building materials/gardening

Electronics & appliances

Clothing

General merchandise

Sporting goods, hobby, books, music

Neighborhood/Community

Dining & Drinking

B - Street

Drinking establishments

Auto parts

Restaurants

Gas station

Grocery store/supermarket
Pharmacy/drug store
Specialty food, miscellaneous
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RESIDENTIALLY-DRIVEN
RETAIL RETAIL
DEMANDDEMAND
RESIDENTIALLY-DRIVEN
RETAIL
GAP SUMMARY
– 15-MINUTE
RETAIL
GAP SUMMARY15 MINUTE
DRIVE TIME DRIVE TIME

BIG BOX
Home
Furnishings
29,000 sf

Sporting Goods
-14,000 sf

Building
Materials

-116,000 sf

General
Merchandise
-575,000 sf

NEIGHBORHOOD SCALE
Electronics
38,000 sf

Apparel
69,000 sf

-8,000 sf

Pharmacies

-65,000 sf

Fast Casual
Gas Stations
Ethnic
Rest.

Grocery

Specialty
Food/Liquor

Restaurants &
Bars

12,000
3,000
s.f.sf

4,000 sf

Undersupplied

Auto Parts

Oversupplied

-80,000 sf

-102,000 sf
Source: ULI Dollars and Cents BizStats, ESRI, Development Strategies, 2018
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RETAIL
DEMAND
RETAIL
DEMAND
EXISTING
SUPPORT
EXISTING
SUPPORT

Overnight visitors

Non-resident
shoppers/Daytrippers

workers

HOUSEHOLDS

CURRENT ATTENDANCE

175,000
room nights

TOTAL DEMAND

75,000 SF

DOWNTOWN CAPTURE

38,000 SF

17,600

10,000

2,600,000 SF

65,000 SF

429,000 SF

155,000 SF

32,600 SF

86,000 SF

N/A

in10-minute drive

in PMA

Source: Alton Regional CVB, ESRI (2019), Development Strategies
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RETAIL
DEMAND
RETAIL
DEMAND
SUPPORT
NEW NEW
SUPPORT

workers

Tourism/Visitors

residents

PROJECTED ATTENDANCE

25,000 more

overnight visitors

50,000 more

1,000

more workers

daytrippers

1,000

more households
($9,650 annual/p)

PROJECTED DEMAND

10,000 sq.ft.

2,000 sq.ft.

8,600 sq.ft.
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131

OFFICE DEMAND

OFFICE DEMAND

REGIONAL
EMPLOYMENT
PROJECTIONS PROJECTIONS,
2016-2028
REGIONAL
EMPLOYMENT

Accommodation and
Food Services

2016-2026

Transportation,
Warehousing & Utilities

Construction

Wholesale Trade

Projected Change
17%

Projected Change
17%

Projected Change
17%

Projected Change
16%

Annual Wage
$15,000

Annual Wage
$50,000

Annual Wage
$35,000

Annual Wage
$62,000

Leisure and Hospitality

Professional, Scientific
& Tech Services

Health Care & Social
Assistance

Retail Trade

Projected Change
14%

Projected Change
13%

Projected Change
9%

Projected Change
3%

Annual Wage
$16,000

Annual Wage
$61,000

Annual Wage
$44,000

Annual Wage
$41,000

Source: Illinois Department of Employment Security
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HOSPITALITY
SUPPLY

DEMAND

Traditional hotel chains are often the primary option to accommodate tourists
and visitors. They tend to cluster in convenient locations near interstates for
easy access to other nearby attractions. However, travelers seeking out more
unique experiences are increasingly turning to independent boutique hotels, bed
and breakfasts, and short-terms rentals (e.g. AirBnB). While many sub-markets in
the St. Louis region have standard chain hotels, very few have historic bed and
breakfasts, and only highly marketable areas in the City of St. Louis have been
able to attract boutique hotels such as the Angad Arts Hotel or Hotel Ignacio.

Assuming an increasing capture of overnight visitors due to ongoing revitalization
efforts, demand analysis indicates that Alton could accommodate approximately
100 additional hotel rooms within the community. Though the Illinois State Route
3 corridor would be the most attractive for traditional hotels given visibility and
vehicular accessibility, creating more accommodation opportunities closer to
Downtown would have a direct impact on the marketability on existing retail
space and could catalyze a more grass-roots hospitality industry with the
rehabilitation of existing historic homes for bed and breakfast or other short
term rental opportunities.

In Metro East, the vast majority of hotels are traditional chain establishments
located along interstates or other major roads. In this area, the location of the
establishment has little effect on its daily rates, which are primarily determined
by the brand) and condition of the property. Alton has five chain hotels along
Route 3, ranging from about $60 to $105 per night. Notably, Alton is also home
to the only bed and breakfast establishments in Metro East which may be a
good indicator of a competitive advantage in the marketplace. The strongest
concentration of hotel benefits greatly from the relatively short drive to
Downtown St. Louis, proximity to Scott Air Force Base, and the presence
of the Family Sports Park, which draws thousands of visitors each week for
tournaments.
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HOTEL CHALLENGES AND OPPORTUNITIES
On their own, the citizens of Alton will not be able to support the number of
businesses that are needed to activate the entire Broadway/3rd Street corridor.
However, a strategy that focuses on attracting outside spending through
increased tourism could help the city accomplish its goals growing the local
economy, encouraging reinvestment, strengthening existing establishments, and
fostering the creation of new businesses.
Alton has a lot to offer in terms of tourism: riverfront views, historic architecture,
local shops and restaurants, unique natural features, and recreational amenities.
In order to increase tourism, the city will need to work on two fronts: first, to
establish itself as a convenient and unique place for visitors coming to see St.
Louis attractions, and second, to establish itself as a destination of its own. Alton
would likely benefit from a strategy which partly relies on differentiating itself
from the competition by increasing the quality and quantity of unique lodging
options within the community emphasizing on a product that is in rare supply
elsewhere in the region.

HOTEL
MARKET
HOTEL
MARKET
PEER CITY
HOTEL
SUPPLY
PEER
CITY
HOTEL

SUPPLY

Alton has a relatively
Alton
has a relatively
high
high
share
of AirBnB
AirBnB
and
andshare
Bed of
and
Breakfast
Bed and
Breakfastto
when
when
compared
its
peers,
andtothese
compared
its peers, and
properties
have
rates
these properties have
rates
that
compete
with
that compete with relatively
relatively
higher-end
higher-end
hotels.
hotels.

ALTON

HOTEL
ROOMS

417

Avg. Rate/Night
Hotel: $100
AirBnB: $110
B&B: $139

AIRBNB

18

B&B
2

EDWARDSVILLE
305
9

Avg. Rate/Night
Hotel: $150
AirBnB: $80
No supply of B&B

COLLINSVILLE
Avg. Rate/Night
Hotel: $90
AirBnB: $55
No supply of B&B

852
4

O’FALLON
Avg. Rate/Night
Hotel: $120
AirBnB: $50
No supply of B&B

1,078
13

PRICE SCALE
LEGEND

Hotel
Price Scale (low to high):
Hotel

Low
AirBnB

42
12

AirBnB
High

BELLEVILLE
Avg. Rate/Night
Hotel: $66
AirBnB: $90
No supply of B&B
Source: Hotels.com, AirDNA
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HOTEL
MARKET
HOTEL
MARKET
PEER CITY
HOTEL
SUPPLY
PEER
CITY
HOTEL

SUPPLY

Hampton Inn &
Suites Alton

Holiday Inn Express
& Suites Edwardsville

ALTON

Upper Midscale
Hotel Rooms: 85
Rate/Night: $105
Star Rating: 2.5

Upper Midscale
Hotel Rooms: 101
Rate/Night: $117
Star Rating: 2.5

EDWARDSVILLE

Hampton Inn
Collinsville
Upper Midscale
Hotel Rooms: 72
Rate/Night: $91
Star Rating: 2.5

Angad Arts Hotel

Boutique Hotel
Hotel Rooms: 146
Rate/Night: $129
Star Rating: 4

COLLINSVILLE

O’FALLON

Besides in the City
in the
City ofare
St.
ofBesides
St Louis,
there
Louis,
there are no
boutique
no
boutique
hotels
hotels
in the region.
in the
region.

Hilton Garden
Inn O’Fallon

Super 8 by
Wyndham Belleville
Economy
Hotel Rooms: 42
Rate/Night: $66
Star Rating: 2

Upscale
Hotel Rooms: 128
Rate/Night: $107
Star Rating: 3

BELLEVILLE
Source: Hotels.com
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UPSCALE BED &
BREAKFAST

ECONOMY

MIDSCALE
CHAIN

HOTEL
MARKET
HOTEL
SUPPLY
WHAT’S
YOUR DIFFERENTIATOR?
WHAT'S
YOUR DIFFERENITATOR?
Belleville

O’Fallon

Collinsville

Alton

No supply

$110

$90

$105

$65

$50

$65

$60

No supply

No supply

No supply

$135-$400
Source: Hotels.com, AirDNA
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ALTON
HOTELMARKET
MARKET
HOTEL
ALTON
3

LEGEND Hotels
Hotels

Other
Bed and Breakfast

Hampton Inn & Suites
St. Louis/Alton
Super 8 by
Wyndham Alton

Other

Best Western
Plus Parkway
3
111

Best Western
Premier Alton
Comfort Inn
Beall Mansion
Grand Theatre

Tiffany Inn Bed
& Breakfast
Fast Eddie’s
Bon Air

Argosy Casino

Alton Cracker Factory

Amphitheatre

67

3
National Great
Rivers Museum

Focusfuture
future hospitality
Focus
supply in thesupply
urban core
hospitality
in
the urban core.

138 ALTON GREAT STREETS

Bed and Breakfast

This page was intentionally left blank

EXISTING CONDITIONS

139

