
  

Notice:   Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce St. Entrance only.  
Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the 
hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número 
(248) 530-1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. 
(Title VI of the Civil Rights Act of 1964). 

VIRTUAL MEETING OF THE BIRMINGHAM PLANNING BOARD 
WEDNESDAY, NOVEMBER 11, 2020 

7:30 PM 
https://zoom.us/j/111656967 or dial: 877-853-5247 Toll-Free, Meeting Code: 111656967 

 
 

A. Roll Call 
B. Review and Approval of the Minutes of the regular meeting of October 28, 2020 
C. Chairpersons’ Comments   
D. Review of the Agenda  
 
E. Study Session Items 

Rules of Procedure for Study Sessions: Site Plan and Design Review, Special Land Use Permit Review and other review 
decisions will not be made during study sessions; Each person (member of the public) will be allowed to speak at the end of 
the study session; Each person will be allowed to speak only once; The length of time for each person to speak will be 
decided by the Chairman at the beginning of the meeting; Board members may seek information from the public at any time 
during the meeting. 
 

1. Review of First Draft of 2040 Birmingham Plan 
 Mixed Use Districts  

o Haynes Square (pages 200 - 207) 
o S. Woodward Gateway (pages 208 - 223) 
o Rail District (pages 224 – 232) 

 
F. Miscellaneous Business and Communications: 

a. Communications  
b. Administrative Approval Correspondence  
c. Draft Agenda for the next Regular Planning Board Meeting (December 9, 2020)  
d. Other Business  

 
G. Planning Division Action Items  

a. Staff Report on Previous Requests  
b. Additional Items from tonight's meeting 

 
H.   Adjournment 



 

 

CITY OF BIRMINGHAM 
REGULAR MEETING OF THE PLANNING BOARD 

WEDNESDAY, OCTOBER 28, 2020 
Held Remotely Via Zoom And Telephone Access 

 
Minutes of the regular meeting of the City of Birmingham Planning Board held on October 28, 
2020. Chairman Scott Clein convened the meeting at 7:31 p.m. 
 
A. Roll Call 
 
Present: Chairman Scott Clein; Board Members Robin Boyle, Stuart Jeffares, Bert Koseck,  

Daniel Share, Janelle Whipple-Boyce, Bryan Williams; Alternate Board Members 
Jason Emerine, Nasseem Ramin 
     

Absent: Student Representatives Rachel Hester, June Lee 
  
Administration: Jana Ecker, Planning Director (“PD”) 
   Jamil Alawadi, IT Staff 
   Nicholas Dupuis, City Planner (“CP”) 

 Laura Eichenhorn, City Transcriptionist 
 

10-125-20 
 

B. Approval Of The Minutes Of The Regular Planning Board Meeting of September 
23, 2020 
 
Chairman Clein asked that the word attendant be stricken from his comments on page three of 
the minutes. 
 
Motion by Mr. Boyle 
Seconded by Mr. Koseck to approve the minutes of the Regular Planning Board 
Meeting of September 23, 2020 as amended. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Boyle, Koseck, Share, Williams, Clein, Jeffares, Whipple-Boyce 
Nays: None  
 

10-126-20 
 

C. Chairperson’s Comments  
 
Chairman Clein welcomed everyone to the virtual meeting. He stated the meeting was being held 
under the auspices of recently enacted state legislation. Chairman Clein then reviewed procedures 
for the meeting.  
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10-127-20 
 
D. Review Of The Agenda  
 
There were no changes to the agenda. 
 

10-128-20 
 
E. Unfinished Business 

 
1.  34745 Woodward (JAX Car Wash) – Request for Revised Final Site Plan &  
Design Review for site plan and design changes to Jax Car Wash (Postponed from  
September 23, 2020, Request to postpone to future meeting). 
 

Chairman Clein recommended this item be postponed without a date certain. He said doing so 
would allow the applicant sufficient time to finish updating and submitting their documentation 
to the City. 

 
Motion by Mr. Share 
Seconded by Mr. Boyle to postpone the Revised Final Site Plan & Design Review for 
34745 Woodward (JAX Car Wash). 
 
In reply to Mr. Williams, Chairman Clein explained that postponing without a date certain would 
allow the applicant to resubmit without a fee whenever their documentation is ready. 
 
Mr. Koseck commented that the Board has been waiting on this application for several months, 
which he said makes it seem like its postponement is less a matter of some missing details and 
more a matter of whether the applicant is reconsidering larger aspects of the application. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Share, Boyle, Williams, Clein, Jeffares, Whipple-Boyce, Koseck 
Nays: None  
 

10-129-20 
 

F. Rezoning Application 
 

1. 566 Ann Street, Roby Law Building – Request for rezoning from R3 (Single Family 
Residential) to TZ2 (Transitional Zone).  
 

CP Dupuis presented the item. 
 
Sachit Verma, of Nova Consultants, was present on behalf of Roby Law Associates, PLLC. He 
reviewed his June 29, 2020 letter and the October 23, 2020 addendum regarding the reasons for 
the rezoning request which can be found in the present meeting’s agenda packet. 
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Referencing the Planning Department’s report on the item, a number of Board members 
commented that the 2040 Plan should not be used to guide Planning discussions before the 2040 
Plan has been finalized and adopted by the City. 
 
CP Dupuis noted their feedback for the future. 
 
In reply to Chairman Clein, Mr. Verma said he and his client were agnostic about whether to seek 
a rezoning or a variance to try and meet their end goals. He said it was the applicant’s intention 
to try for a rezoning first and then to pursue a variance if rezoning was unsuccessful. 
 
Mr. Williams said that either a variance or a rezoning with limitations on development would be 
appropriate in this case. He noted that the latter tack is not a currently available option since the 
City Commission has chosen not to permit contract zoning, which he said they should reconsider.  
 
Mr. Share noted that rezoning this parcel would result in it being zoned differently from the 
adjacent properties, which could make future conversations about zoning in the area more 
challenging. 
 
Chairman Clein concurred with Mr. Share. 
 
Chairman Clein explained that the rights of use of the property would not be changed with a 
rezoning, contrary to the applicant’s contention. The current zoning is appropriate for the 
applicant’s use of the parcel. The only reason they are pursuing a rezoning is to add an accessory 
structure, which Chairman Clein stated has nothing to do with the land use or zoning of the site 
itself. He said he remained unconvinced that the City’s previous master plan and the 2016 Plan 
would be supportive of rezoning this parcel to increase density in this area. Even if the 2040 Plan 
were to be used as a guide here, Chairman Clein said it was not clear to him that the parcel was 
located in a seam. He was also not sure he would personally be supporting the concept of seams, 
at least as they have been presented so far, in the next draft of the 2040 Plan.  
 
The Board agreed that rezoning would not be appropriate since it would allow for a substantial 
increase in permitted uses of the site. It was noted that while the current owner is committed to 
maintaining the current use, if the rezoning were granted the future sale of the parcel would open 
the door to a variety of other uses that could be detrimental to the surrounding neighborhood. 
There was consensus that a dimensional variance would be the most appropriate way for the 
applicant to try and achieve its goal.  
 
A number of Board members commended the applicant for their efforts towards sustainability 
and historic preservation and said their discouragement of a rezoning should not reflect negatively 
on those efforts.  
 
Seeing no further Board comment, Chairman Clein welcomed public comment. 
 
Linda Ulrey spoke as a representative of the western neighbor abutting the applicant’s property. 
She said she was in agreement with the Board’s findings. She said that if the variance were 
granted by the Board of Zoning Appeals (BZA) she would like the BZA to require that a green belt 
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be installed and maintained by the applicant between the applicant’s property and the abutting 
property to the west. 
 
Eric Wolf said he lived in the property to the south of the applicant’s, and that he agreed with 
and was relieved by the Board’s findings. He said that in his view the 2040 Plan should not guide 
planning decisions until it is adopted in its final form by the City. 
 
David Bloom echoed the previous comments regarding not using the 2040 Plan as a planning 
rubric until it is adopted. He also said the area surrounding the applicant’s property is one that 
has been targeted for attempts at upzoning over the years, and that he and other residents have 
worked to keep the neighborhood’s zoning to remain as-is. 
 
Seeing no further comment, Chairman Clein returned the discussion to the Board. 
 
Chairman Clein told Ms. Ulrey that the BZA would not be able to mandate a green belt as a 
condition for variance approval.  
 
Chairman Clein also clarified that the Planning Board could not comment on whether a variance 
would be appropriate until the Board has had an opportunity to review a site plan.  
 
Mr. Williams concurred with Chairman Clein that the Board should review a site plan before 
making comments about the appropriateness of a variance. He said a site plan would also help 
the neighbors get a better sense of the applicant’s proposal and would allow them another 
opportunity to offer comments. 
 
PD Ecker clarified that since the property is zoned R3 it would not be required to return to the 
Planning Board for a site plan review before being sent to the BZA. She said the Board could 
choose to perform a courtesy review of a site plan. 
 
Mr. Williams said an appearance before the BZA by the applicant would sufficiently meet his 
recommendation to allow the neighbors an opportunity to review the site plan and comment on 
it. 
 
Chairman Clein said he would even recommend that the applicant meet with the neighbors to 
discuss their concerns outside of a board context. He noted that such dialogues often resolve 
issues between applicants and their neighbors.  
 
Mr. Williams agreed. 
 
Motion by Mr. Koseck 
Seconded by Mr. Williams to recommend denial to the City Commission the rezoning 
application for 566 Ann St. from R3 to TZ2 for the following reasons: 

1. All of the preceding comments made by the Planning Board members during 
the present discussion. 

2. The arguments made as part of the application were not valid and did not meet 
the criteria to merit a rezoning.  
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3. A rezoning could have a negative impact on the neighboring properties and the 
neighborhood in general. 

4. There are other paths available to the applicant to try and gain entitlement to 
the right to install the desired solar panels.  

5. The request is inconsistent with the existing 1980 Master Plan.  
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Koseck, Williams, Share, Boyle, Whipple-Boyce, Clein, Jeffares  
Nays: None  
 
Chairman Clein addressed Mr. Verma, saying that the outcome of the vote is no reflection on Mr. 
Verma or on Roby Law. Chairman Clein stated he was highly supportive of sustainable design 
practices and said he hoped the applicant could find a way to make their sustainability goals align 
with the City’s long-term goals. He reiterated his recommendation that the applicant reach out to 
the neighboring property owners to resolve any concerns they have before pursuing a variance.  
 

10-130-20 
 

G. Special Land Use Permit (SLUP) and Final Site Plan and Design Review 
 
1. 470 N. Old Woodward, EM Bistro (Former Red Salon) – Request for a Special 
Land Use Permit to consider approval of a new bistro EM (Employee Meal). 
 

PD Ecker reviewed the item.  
 
Chairman Clein asked why the Planning Board was being asked to perform this review when the 
exterior changes were already approved by the Design Review Board (DRB).  
 
She explained that since applicant knew they had to change the facade and install ductwork 
before they had decided on an interior use, they sought approval from the DRB first for those 
changes. When the applicant subsequently decided to pursue a bistro use for the interior, the 
need for the present SLUP and final site plan and design review by the Planning Board resulted. 
 
Chairman Clein stated he was not implying that there was anything untoward about the process, 
only commenting that it was unusual. 
 
In reply to Mr. Williams, PD Ecker said EM Bistro would pay a rental fee for any public property 
leased from the City, would have to enter into a license agreement with the City, would have to 
receive an outdoor dining permit, and would pay for the value of the parking space used in front 
of their building. Those conditions would be part of the signed contract with the City. 
 
Darrell Dinges, architect for the project, said the rails that extend into the parking space would 
be removed when the Trex deck in the parking space is removed at the end of the outdoor dining 
season.  
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Mr. Boyle expressed concern that the four lavatory stalls would not be sufficient for the combined 
seating capacities of EM Bistro and Market North which could total up to 219 people indoors and 
out. 
 
Mr. Dinges confirmed that the seating-lavatory ratio meets the requirements of the Building Code.  
 
PD Ecker confirmed for Mr. Share that the Building Department would review the height and 
solidity of the outdoor dining railings to make sure they meet all requirements. She confirmed 
that it would be the Planning Board’s province to approve or disapprove of the aesthetics of said 
railings.  
 
In reply to Chairman Clein, PD Ecker confirmed that if the Planning Board recommended the 
railings for aesthetic approval this evening, and the Building Department then disapproved of the 
sturdiness or height of the railings, then the applicant would have to submit revisions of their 
plans for the railings. 
 
Chairman Clein noted the Planning Board could possibly permit those changes to be 
administratively approved if it came to that. 
 
Mr. Williams shared concern that the rails in the parking space were too close to the adjacent 
parking space and could cause damage to vehicles. He said it should be set back and that perhaps 
another juniper could be placed there instead.   
 
Mr. Dinges talked the Board through the style of the proposed bistro chairs and table bases, a 
sample of the wooden table top, and the design of the bench that would run along the window 
of the interior of the restaurant. The bench will be custom built from stained wood that will match 
the stained wood of the tables.  
 
Joe Bongiovanni, co-owner, thanked the Board for reviewing the project. He reviewed the letter 
he and his wife Kristin submitted as part of the bistro application proposal, which can be found 
in this meeting’s agenda packet. He acknowledged the impact Covid-19 is having on the 
restaurant business, and stated he was aware that takeout food quality and service would be 
more important to many customers for the next number of months than ambiance would. 
 
In reply to Board comments, Mr. Bongiovanni said: 

● There were some options available to ensure adequate lavatory space including possible 
upstairs lavatories.  

● EM Bistro would be using its own kitchen facilities and not those of Market North End. 
● The railing in the parking space could be adjusted so as to minimize potential conflict with 

adjacent vehicles. 
 
Seeing no further Board discussion, Chairman Clein invited public comment. 
 
Susan Hall said she lives behind Market North End, and listed the following concerns: 

● The speed of traffic in the neighborhood, which could be increased by increased traffic to 
EM Bistro. 
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● Potential traffic congestion in the neighborhood late at night stemming from the bistro, 
particularly on weekend evenings. 

● Rodent problems in the neighborhood which may be stemming partially from the operation 
of restaurants nearby. 

 
Ms. Hall stated she enjoys the Bongiovannis’ restaurants in general, but wanted to know what 
could be done either by the City or the owners to address her concerns. 
 
PD Ecker said at this time the City has no plans to change the traffic patterns through the 
adjoining little San Francisco neighborhood or to introduce traffic calming measures. She 
encouraged Ms. Hall to contact the Birmingham Police to report her concerns. PD Ecker said the 
Police Department would then look into possible increased enforcement or other potential safety 
measures, including possible multi-modal improvements.  
 
Chairman Clein asked Mr. Bongiovanni if there was anything more he could do as the operator to 
assuage Ms. Hall’s concerns.  
 
Mr. Bongiovanni said he has the most influence over the behavior of the restaurant’s vendors and 
suppliers, and that they work to make sure those individuals travel through the neighborhood 
safely. He stated that over the past three years Market North End has been working diligently to 
increase its security in terms of unruly or intoxicated guests. Mr. Bongiovanni said he has also 
been shocked sometimes at the vehicle speeds through the neighborhood and said he is 
sympathetic to the concern. Regarding rodent control, he said his businesses are very aggressive 
about maintaining the area around them to minimize the issue as much as possible. He noted 
that issues with rodents appear in neighborhoods throughout the City. As part of the efforts 
towards minimizing rodent issues, he stated that the dumpster outside the restaurant is emptied 
every day. Mr. Bongiovanni said he believes that the most important guest of any of his 
restaurants is the guest that lives closest. As a result, he said he prioritizes making the area 
around his restaurants pleasant for the neighbors, both in order to be a good neighbor and in 
order to do good business.  
 
Mr. Williams agreed with PD Ecker’s recommendation that residents concerned about vehicle 
speeds reach out to the Police Department for a further discussion.  
 
Mr. Bloom raised concerns about potential lack of parking in the area if this bistro is approved 
given the other popular bistros and restaurants nearby. 
 
Paul Reagan said he thought the Planning Board should deal with the concerns about traffic 
speeds, and that tasking Ms. Hall with contacting another City department was an insufficient 
response to her concerns. He echoed Mr. Bloom’s concerns about there being sufficient parking. 
He also said the Board should be focusing more on the potentially insufficient lavatory space 
instead of on the stylistic designs of the furniture or interior.  
 
Seeing no further public comment, the discussion was returned to the Board. 
 
PD Ecker notified the Board that since the present meeting’s agenda packet went out she has 
received 16 letters in support of EM Bistro and two letters against. She listed the authors as Brian 
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Najor, Michael Brennan, Melissa Erkelani, Christina Bajaj, Claudia Dekai, Brook Shaw, Amy Gooch, 
Jeffrey Clarke, Tran Grider, Jeff Delaney-Lehrer, Jeff Sakwa, Craig Karamanian, Kelly Richardson, 
Mike Richardson, John Locker, Kevin Denha, Jason Scott, Jon Miller, and Natalie Gaeda.  
 
Mr. Williams suggested that if there were only two letters opposed it could be helpful to hear the 
content of those letters.  
 
PD Ecker read the letters in opposition to EM Bistro, written by Brian Najor and Kevin Denha. In 
summary, Mr. Najor stated: 

● The Bongiovannis already have three bistros in the north end and that another could 
create a monopoly.  

● The City had recently raised concerns about a different owner creating a monopoly 
situation with their restaurants and an application by that owner was denied as a result.  

● If the application for EM Bistro is approved, the City should not cite bistro saturation in 
the north end as a reason for disallowing other applicants from opening bistros in that 
area.  

● The application for EM Bistro should be denied. 
In summary, Kevin Denha stated: 

● He was also concerned that the Bongiovannis were creating a monopoly in the area. 
● To deal with potential parking difficulties resulting from an increase in traffic to and from 

EM Bistro, the Bongiovannis should consider providing employee parking by renting 
parking spaces from businesses with their own dedicated lots. 

● If the application for EM Bistro is approved, then more bistros should be allowed in the 
north end. 

 
PD Ecker stated that 470 N. Old Woodward is located in the Parking Assessment District, which 
means the applicant is not required to provide parking.  
 
In reply to Mr. Jeffares, PD Ecker confirmed that Mr. Najor has recently has applications for two 
bistros before the City Commission, one of which was moved forward and one of which was 
denied. The Commission said they did not want two applications moving forward at the same 
time from the same investor.  
 
Mr. Jeffares said he also wanted to assure the public that issues with speeding vehicles and 
rodents are not unique to the little San Francisco neighborhood. He said both were an issue in 
his neighborhood as well. Mr. Jeffares opined it would be helpful to residents if the City were 
writing more speeding tickets as a deterrent.  
 
Mr. Williams said the preceding comments indicated why the City must deal with parking as an 
aspect of its master planning process, and stated that it would be a mistake not to. He said it was 
also important that the comments about speeding vehicles be minuted, and stated that even in 
his neighborhood on the west side there were often vehicles traveling at excessively high speeds. 
He said it was important that the City Commission and Birmingham Police Department be made 
aware of these issues both through these minutes and through residents showing up to 
Commission meetings to talk about it. Mr. Williams said that the fact that residents throughout 
the City have concerns about speeding vehicles shows that the issue is not specific to the area 
around the Bongiovannis’ businesses.  
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Mr. Bongiovanni asked to make a clarifying comment, which Chairman Clein permitted. Mr. 
Bongiovanni explained that he and his wife own Market North End, and Salvatore Scallopini and 
Luxe were owned by his father, who passed about 18 months ago. He said that there was a 
familial relation, but not an ownership one. Mr. Bongiovanni asked the Planning Board and the 
Commission to recognize that his family has worked hard to provide this area of the City three 
distinct restaurants that serve the neighborhood’s needs. He said that the family has not marketed 
their restaurants as being part of one entity, and that it has been important to them to keep the 
establishments separate. Mr. Bongiovanni concluded by saying it has been a pleasure to serve 
Birmingham through Market North End thus far, and that he wants to continue to create great 
food and experiences with EM Bistro. He thanked the City for its support to date of the 
Bongiovannis’ endeavors. 
 
Mr. Boyle said he applauds the work done by the Bongiovanni family and said that the bistros it 
runs have met the goals Birmingham set out for the north end 14 years ago. He said he concurred 
with previous comments that the City must also be careful about not packing too much into that 
area, and should think further about mitigating the parking concerns. Mr. Boyle said the City 
should find better ways, for instance, to use its technology to publicize the fact that the parking 
decks are virtually empty in the evenings and should be utilized by restaurant-goers. Mr. Boyle 
continued that adding a small, specialized bistro to the area would be appropriate providing that 
the City provides the area the support it needs. 
 
Mr. Jeffares said there are some restauranteurs that operate reliably good restaurants, and that 
the Bongiovannis are one such group. 
 
Motion by Mr. Boyle 
Seconded by Mr. Jeffares to recommend approval of the Final Site Plan to the City 
Commission to permit a bistro license for EM at 470 N. Old Woodward with the 
condition that the following items be provided prior to the hearing at the City 
Commission:  

1. A signed contract with the City that must be fully executed upon approval  
of the SLUP and bistro license;  
2. Provide the proposed hours of operation for EM Bistro;  
3. Submit a roof plan and specification sheets on the proposed rooftop 
mechanical equipment and screening;  
4. Clarify how they intend to manage trash, and if they intend to share the 
existing dumpster behind Market North End, and verify receptacles in the 
outdoor dining areas;  
5. Provide specification sheets for the proposed outdoor furniture; and, 
6. The applicant comply with the requests of all City departments. 
 

Ms. Whipple-Boyce noted that the outdoor bench will be custom built, and said that while the City 
could expect a drawing of the bench they would not likely get a more formal specification sheet 
for that item. She said she just wanted it noted in regards to condition five of the motion so there 
was no confusion later on.  
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Mr. Williams said the contract referenced in condition one should indicate that the benches and 
rail will be moved further away from the adjacent parking space on the street.  
 
Mr. Share noted that many of the concerns raised by the residents during public comment are 
problems that come with success. He concurred that the City needs to work on managing those 
issues. He encouraged business owners and restauranteurs to cooperate with the City to see 
what options may exist for further mitigation of those concerns. He said it would have been better 
if the applicant had more specific ideas regarding how they would endeavor to reduce those 
issues for the neighbors. Mr. Share said he was ultimately supportive of the project because the 
City wants to keep that area of town vibrant, because it is a good project, and because its modest 
size will not add too much to the area.  
 
Replying to previous concerns raised by Mr. Boyle and Mr. Reagan, Mr. Dinges commented that 
the four lavatory stalls accommodate 300 people according to the Building Code.  
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Boyle, Jeffares, Koseck, Williams, Share, Whipple-Boyce, Clein  
Nays: None  
 
Motion by Mr. Jeffares 
Seconded by Mr. Share to recommend approval of the SLUP to the City Commission 
to permit a bistro license for EM at 470 N. Old Woodward with the condition that the 
following items be provided prior to the hearing at the City Commission:  

1. A signed contract with the City that must be fully executed upon approval  
of the SLUP and bistro license;  
2. Provide the proposed hours of operation for EM Bistro;  
3. Submit a roof plan and specification sheets on the proposed rooftop 
mechanical equipment and screening;  
4. Clarify how they intend to manage trash, and if they intend to share the 
existing dumpster behind Market North End, and verify receptacles in the 
outdoor dining areas;  
5. Provide full lighting details for any proposed exterior lighting; 
6. Provide specification sheets for the proposed outdoor furniture; and, 
7. The applicant comply with the requests of all City departments. 

 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Jeffares, Share, Williams, Whipple-Boyce, Boyle, Koseck, Clein  
Nays: None  
 
Chairman Clein told Mr. Bongiovanni to take the comments from the residents to heart. 
 
Mr. Bongiovanni assured the Planning Board that he would. He shared his gratitude for City staff’s 
work on this item and for the Board’s and residents’ support. 
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10-131-20 

 
H. Miscellaneous Business and Communications:  

a. Communications  
b. Administrative Approval Correspondence  
 

PD Ecker reviewed an administrative approval request from the owners of 2101 E. 14 Mile Road. 
 
Given the number of proposed changes to the site plan, the Board agreed that the request should 
not be administratively approved and that they would perform a site plan review at a future 
meeting.  

 
c. Draft Agenda for the next Regular Planning Board Meeting (November 11,  
2020)  

● Discussion of the master plan draft proposal for Haynes Square, the 
South Woodward Gateway and the Rail District.  

 
Motion by Mr. Williams 
Seconded by Ms. Whipple-Boyce to change the December 9, 2020 PB meeting format 
from a master plan review to a regular meeting at which site plan reviews and land 
use permit reviews can be heard.  
 
Mark Hyland, representative of Beztak Properties, said he would be very in favor of the Board 
hearing site plan reviews and land use permit reviews on December 9, 2020. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Williams, Whipple-Boyce, Boyle, Clein, Jeffares, Share, Koseck  
Nays: None  
 

d. Other Business  
 

10-132-20 
 
I. Planning Division Action Items  

 
a. Staff Report on Previous Requests 
b. Additional Items from tonight's meeting 

 
10-133-20 

 
J. Adjournment 
 
No further business being evident, the Chairman thanked staff, Board members, and all in 
attendance. He adjourned the meeting at 10:23 p.m. 
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Jana L. Ecker 
             
             
            
 Planning Director 
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October 8, 2020 
 
 
Planning Board Members 
City of Birmingham 
151 Martin St. 
Birmingham, MI  48012 
 

1st Draft Master Plan Workshop, October 14, 2020 Planning Board Meeting 

 

Dear Planning Board Members, 

Enclosed you will find the brief presentation concerning the following Master Plan 

topics our team has assembled for your meeting on October 14th: 

• Haynes Square 
• South Woodward Gateway 

• Rail District 

These review topics are based on the approved process that City Commission and 

Planning Board spent considerable time formulating during the early summer months.  

MASTER PLAN THEMES 

Please continue to review the subject sections of the draft Master Plan through the 

lens of the agreed-upon “key themes”, which the Planning Board pared down from 11 

to six during your August meeting (below).   

1. Connect the City 

Major roadways and the region’s focus on automobiles over other modes of 

movement have divided many of Birmingham’s neighborhoods. Recent efforts, 

such as crossings and lane reductions along Maple, have proven success in re-

connecting neighborhoods. “Big” Woodward (M-1) is the most substantial of 

barriers, carving a divide that is extremely unsafe for all roadway users, in effect 

cutting off eastern neighborhoods from downtown. Yet Big Woodward is not alone; 
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many smaller barriers exist along busy streets and even neighborhood streets that 

are missing sidewalks, crossings, and suffer from poor surfaces. Street 

improvements across the City should be prioritized to establish safe and 

convenient walking and biking routes, safely connecting Birmingham. 

A. Advocate for and fund (as necessary) a reduction of travel lanes, lane widths, 
and speeds along Big Woodward 

B. Improve the Big Woodward streetscape, especially in the South Woodward 
Gateway 

C. Invest in the Triangle district to grow a downtown area that spans Big 
Woodward 

D. Increase safe crossings of larger roads such as Maple’s recent pedestrian 
refuges and future safe Big Woodward crossings 

E. Prioritize pedestrian and bike improvements along the neighborhood loop, and 
continue improvements throughout the City, especially to schools and civic 
buildings 

F. Ensure bike routes have adequate facilities and connect to routes and trails in 
surrounding communities 

G. Ensure public facilities, spaces, and sidewalks are accessible to people of all 
abilities 

H. Participate in regional transit planning and programs, and improve existing 
transit stops 

2. Embrace Managed Growth 

The region is growing and pressure to grow is felt in Birmingham. How and to what 

extent that growth is accommodated is a key decision for the City’s future. Should 

little or no new housing be provided, housing costs will surely increase.  

Should unrestricted housing development be allowed everywhere, the character of 

neighborhoods will likely suffer. Well managed growth can preserve neighborhood 

character and diversity while providing housing opportunities for our teachers, first 

responders, and other community members who are increasingly priced out. 

Managed growth can also increase lifestyle choice, expanding housing options as 

requested by seniors, young families, and singles in the community. 

A. Retain neighborhood character and stability by ensuring new housing is 
located and designed to enhance neighborhood identity 
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B. Retain age, family structure, and income diversity with a variety of housing 
types and sizes 

C. Concentrate most growth in mixed-use districts, increasing multi-family 
housing in a downtown-like setting 

D. Carefully add Missing Middle housing along major and secondary 
thoroughfares 

E. Adjust zoning regulations to retain neighborhood scale and intensity 
F. Incentivize renovation of existing homes as well as additions which retain the 

neighborhood scale 
G. Allow accessory dwelling units where they align with neighborhood character, 

adding housing and secondary income 
H. Invest in a high-quality senior center to retain and attract older adults 

3. Retain Neighborhood Quality 

Neighborhoods are organizational touchstones for the community, helping to orient 

and relate households, institutions, amenities like parks and schools, and 

businesses. Together, the fabric of neighborhoods coalesce, making Birmingham a 

wonderful place to live. Still, improvements are needed across the community, 

small and large. Residents in each area of Birmingham should have safe and 

convenient access to parks, schools, and services; walking, biking, and driving 

routes; and well-maintained streets, sewers, and stormwater systems. 

A. Reinforce neighborhood identity 
B. Focus land-use on neighborhood structure 
C. Evaluate regulations, City programs, and amenities per-neighborhood 
D. Improve streets and sidewalks to encourage walking and biking to 

neighborhood destinations 
E. Encourage small neighborhood retail destinations 
F. Evaluate flooding and stormwater solutions per-neighborhood 
G. Evaluate streets, sidewalks, and crossings per-neighborhood 

4. Invest in Civic Spaces and Programs 

Parks, plazas, and civic programs bring the City to life. While many parks are 

within neighborhoods, they are intended for use by all residents, offering a variety 

of programming opportunities. Similarly, civic programs connect people from 

across the City.  
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All residents should have a park and playground nearby, and easy access to civic 

functions. The City should invest in parks, provide or help fund inexpensive space 

for organizations, and host numerous civic events throughout the year, solidifying 

the community as a whole. 

A. Invest in park programming, accessibility, maintenance, equipment, and 
plantings 

B. Improve the edges and access through the Rouge River corridor and attached 
parks 

C. Provide a centrally located senior center with space for use by other local 
organizations 

D. Support existing civic organizations in the community 
E. Add more civic events like the Hometown Parade and summer concert series 

5. Support Mixed-use Areas 

Birmingham’s downtown is a shining jewel in the region, yet its edges and the 

other mixed-use areas are underperforming. Each district would benefit from 

increased housing, street improvements, and parking management. Yet each 

district is unique, requiring different solutions in their specific context. Investments 

in each mixed-use district should be aimed to deliver multiple experiences across 

the city, retaining customers throughout the week and providing additional options 

to attract more. With more housing and active businesses, the tax base in these 

areas can better contribute to citywide programs. 

A. Reinforce or establish unique identities for Birmingham’s mixed-use districts. 
B. Establish different standards for each mixed-use district, diversifying intensity, 

character, and businesses. 
C. Incentivize housing to increase activity, district tax-base, and to absorb future 

growth. 
D. Ensure each district has amenities like parks and public art. 
E. Promote private development in underperforming mixed-use districts through 

public investments in parking and streetscapes. 
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6. Advance Sustainability Practices 

Birmingham’s natural resources and beauty are assets to all residents. The City 

should protect these assets, especially the Rouge River watershed, through 

sustainable development practices on the part of the City, residents, businesses, 

and developers. 

A. Repair degraded river banks along the Rouge River and take measures to 
reduce chemical and other damage from run-off. 

B. Reduce stormwater run-off affecting homes and the watershed with 
neighborhood-scale treatment and stricter standards for new construction. 

C. Improve recycling availability, investigate composting. 
D. Incentivize sustainable business practices such as compostable containers, 

recycling, and composting. 
E. Improve municipal practices both in facilities and operations. 

 
SCHEDULE SUMMARY 

To position this meeting in terms of future review efforts, below is a snapshot of the 

Draft 1 Review schedule approved by City Commission in June, 2020.  Please note 

that we have added a 2nd neighborhood plans review meeting during the December, 

2020 Planning Board meeting.  

Master Plan Review and Adoption, 2020 - 2022 

Action Meeting(s) / Time Period Outcome(s) 

1st Draft Review: 

• Affirm and continue 

process for completing 

review of 1st draft  

 

 

 

1. PB study session 

6/10/20 

2. CC / PB joint meeting 

6/15/20 

 

 

• Broad consensus on 

Themes and Key 

Objectives revisions to 

draft plan by PB and 

CC 
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• Prepare neighborhood 

packets for additional 

public input on 

neighborhood proposals 

• Focus on themes and 

key objectives 

3. PB review meetings 3 – 

8 (1 -4 completed), 

8/20 through 1/21 

6. CC review meeting for 

direction on proposed 

revisions to 1st draft per 

PB recommendation, 

2/21 

Prepare 2nd Draft: 

• Consultant team prepare 

revisions to draft Master 

Plan 

 

• 1 month 

 

• 2nd Draft Master Plan, 

delivered to City 

approx. 4/1/21 

Option - Conduct Additional 

Public Engagement: 

• Interactive draft 2 

website 

• Neighborhood 

meetings 

• Report 

 

 

• 2 months 

 

 

• City receives 

additional public input 

related to revised draft 

plan to use in 

reviewing 2nd draft 

2nd Draft Review: 

• Focus on outstanding 

strategic issues 

concerning themes and 

key objectives 

 

1. PB review meetings 1 - 

4 

5. CC / PB joint meeting  

 

 

• City finalize 2nd draft 

and distribute to 

adjoining and other 

entities consistent with 

MI Planning Enabling 

Act for their review 
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MEETING PROCESS 

The Planning Board meeting process was approved to be conducted as follows: 

• Consultants will briefly summarize the Key Objectives, 10 minutes. 

• The Planning Board will welcome public comment on Key Objectives, 

approximately 30 minutes or so. 

• The Planning Board will discuss recommendations concerning the Key 

Objectives. 

 

Please let us know if you have any questions; thank you.  

Regards, 

 

Matthew Lambert 

Cc: Jana Ecker, Planning Director  

 Bob Gibbs, Gibbs Planning Group 

 Sarah Traxler, McKenna 
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Maple and Woodward

Haynes Square

Market North

Figure C.1-01. Three districts of Downtown Birmingham.

District Differentiation

OBSERVATIONS
The Triangle District and portions of Downtown are under-

performing. The boundaries of these districts reinforces 

the Woodward divide. And Downtown’s size exceeds the 

distance that a single identity can support.

DISCUSSION  
Much of this has been discussed in Chapter A, Vision. 

There, the need for a distinction between the northern, 

central, and southern portions of Downtown is clarified. 

Also discussed is the ability of district boundaries to bridge 

the Woodward divide.

Beyond that which was discussed in Chapter A, the South 

Woodward Gateway and the Rail District need clear identi-

ties that are reinforced with signage and marketing. Details 

of these districts are provided later in this Chapter.

These three districts are discussed as 

the Greater Downtown, which combines 

HUK�YL�KLÄULZ�[OL�HYLHZ�J\YYLU[S`�RUV^U�
as Downtown and the Triangle District.
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District Differentiation
Goal: To create a clear identity for each mixed-use district in order 
to drive customer traffic and encourage harmonious businesses in 
each area. For instance, Market North should remain a lower-scale, 
quaint main street surrounded by neighborhoods. Maple and 
Woodword should remain the City’s primary shopping district, along 
with its upscale dining and lodging. And South Old Woodward 
needs a real identity and sense of place, proposed as Haynes 
Square for a traffic safety and placemaking solution which will be 
presented at a subsequent meeting.


1. Release an RFP to brand the City’s multiple mixed- use districts, 
especially concerning signage and wayfinding, but extending also to 
elements of the streetscape like tree grates, lights, trash and recy- 
cling cans, and public art themes like the recent popcorn painting of 
a utility box on Old Woodward at the theater. 

2. Define, sign, and market three distinct Downtown districts: Market 
North, Maple and Woodward, and Haynes Square.

3. Install business directory and way-finding signage for pedestrians 
and cyclists throughout all shopping districts, beginning with Maple 
and Woodward, Market North, and Haynes Square. 

4. Install smart and elegant parking wayfinding signage in 
Downtown.



Haynes Square
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C.4. Haynes Square
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Figure C.4-01. Haynes Square.
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S. Old Woodward Ave.
Woodward Ave.

S. Old Woodward Ave.

E. Lincoln St.

Haynes St.

S. Adam
s Rd.

C.4. Haynes Square
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Haynes Sqaure
CHARACTER

South of Frank Street, the character of downtown changes, 
expressed in zoning as wel l  as business success. 
Birmingham has a need for and room for business diver-
sity, which better serves residents. Rather than consider 
South Old Woodward an inferior retail district, the area 
should be combined with the lower Triangle District, span-
ning big Woodward as Haynes Square. Street recon-
figurations would result in a public plaza at south Old 
Woodward and Haynes Street. This plaza should be 
the new heart of a district independent from Maple and 
Woodward. Differentiating this area, and connecting across 
big Woodward supports a clear distinction in retail and 
mixed-use. While Maple and Woodward includes a signifi-
cant presence of offices, Haynes Square may be oriented 
towards more residentially-based mixed-use. The district 
encompasses the southern portion of the Triangle District, 
centered on Worth Park, spanning Woodward. Due to the 
adjacency of the 555 building and 9-story zoning along 
Woodward, Haynes Square frames the entry to the greater 
downtown area and gently feathers down in intensity to 
the east and west. 
This combined district represents Birmingham’s great-
est opportunity for the development of both extensive 
middle-income housing—a deficiency that needs to be 
addressed—and emerging commercial business spaces. 
Unfortunately, the development envisioned in the 2007 
Triangle District master plan has never been realized, even 
though the region’s real estate market has been booming 
for over a decade. Numerous non-market-based factors, 
including the lack of public parking structures, an uninspir-
ing public realm, and real estate development restrictions, 
have contributed to the district’s stagnation.

S. Old Woodward Ave.

E. Lincoln St.



W
oodward

Old W
oodward

Adam
s

Lincoln

Haynes

Opportunities
1. Reconfigure the streets around Haynes Square to create the square and fix the acute 

intersection between Woodward and Old Woodward.


2. Build the public square with a cafe and trees to block noise from Big Woodward, seating, a 
kids play area, and other compelling civic features.


3. Purchase properties and implement Worth Park and other public realm enhancements, 
including civic art, streetscape, traffic calming, and way-finding.


1. Build Worth Park.


2. Install enhanced streetscape and landscape improvements along Bowers, Haynes, 
and Webster.


3. Develop Worth Street as a shared-use streetscape.


4. Create a parking assessment or incremental tax district as necessary for land purchases 
and for financing the development of parking structures, as has been done in the past.


5. Build a public parking deck on the east side of Haynes Square, in the Walgreens parking lot 
as has been negotiated.


6. Create a brand for Haynes Square, reinforced with special signage, landscaping, street 
furnishings, and building design standards.

7. Install metered, on-street parking along Adams and Lincoln Roads (Lincoln dependent 
upon the bike lane).


8. Create subdivision and zoning standards to encourage redevelopment of the Adam’s 
Square shopping center, offering significant development capacity in exchange for a public 
open space and public parking.


9. Implement pedestrian-walkway improvements along Woodward to improve the walkability 
and Woodward crossings.
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C.5. South Woodward Gateway

South Woodward Gateway

Figure C.5-01. South Woodward Gateway area.

SOUTH WOODWARD
GATEWAY

CONDITIONS
The South Woodward Gateway, located along Woodward 
from 14 Mile to Lincoln, is the most un-sophisticated stretch 
of retail in the City. The southern portion of Woodward 
presents a sloppy and tired image of the community, which 
is otherwise active and successful. Woodward’s growth 
and decades of mis-focused transportation policy has 
divided Birmingham and eroded the quality of the pedes-
trian and business environments. The area is not nearly 

as bad as Anywhere USA, signage being under a moder-
ate level of control to avoid the most egregious eyesores. 
This Gateway district is Birmingham’s first impression 
to those travelling from the south. Numerous times the 
Gateway has been defended, suggesting that the quality 
of Woodward through Royal Oak is worse. To some extent 
this is true, Royal Oak has allowed a number of large, 
pole-mounted signs while Birmingham has not. And in 
Birmingham there is a roughly 5 foot wide raised section 

 

 

 
 

SOUTHERN GATEWAY  

URBAN DESIGN PLAN 



SWG: Alleys
1. Identify an alley segment to use as a pilot project. This segment should have generally 

underutilized parking and intermittent buildings, like the segment between Humphrey 
and Bennaville on the east side, or underutilized parking and businesses that may be 
willing to open rear entrances, like the segment between Bennaville and Chapin on the 
east side.


2. Pilot a shared-use alley at the selected segment by re-paving the alleyway and working 
with property owners to infill housing along the triangular parcels and open existing 
buildings to the alley. Power poles should be relocated underground during the alley 
development. 

3. Incentivize redevelopment through increased zoning capacity and reduced parking 
requirements.

C.5. South Woodward Gateway
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Figure C.5-04. Shared-use alley space.

Alleys
OBSERVATIONS
Some residents reported that they walk along the alleys 

of the Gateway rather than along Woodward. The 2013 

Southern Gateway Urban Design Plan recommends that 

alley pavement be improved and made consistent and 

shared-use to accommodate pedestrians, shoppers, and 

service vehicles.

DISCUSSION
As identified in the 2013 Southern Gateway Urban Design 

Plan, the alleys present a key opportunity for transforma-

tive improvement. The plan focuses on surface treatment, 

opportunities for stormwater management, and the need 

for consistent treatment. It also identifies that alleys are 

shared between different types of users, recommending 

shared-use pavement treatment as illustrated in Img.’s 

C.4-05-08.

In addition to the surface treatment of alleys, they require 

active uses along their edges to be safe and pleasant. 

Currently businesses face onto Woodward and use alleys 

for parking and service. For transformative change, busi-

nesses should also face onto alleys, creating true shared-

use streets. This dual-sided condition is becoming common 

in the local area, found at Kroger along Maple, along Big 

Beaver in Troy, and elsewhere throughout the region. In the 

alley, businesses should be encouraged to extend outdoor 

seating and outdoor retail displays into the shared-use 

alley space (See Img. C.5-04). Some residents expressed 

excitement at the opportunity for extending seating into 

alleys and occasional closure to traffic for block parties 

and events.

...the alleys present a key opportunity for 

transformative improvement.

C.5. South Woodward Gateway
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Images C.4-05-08. Shared-use paving examples from the 2013 Southern Gateway Urban Design Plan.

Image C.4-09. Double-fronted retail at Maple and Woodward. 



SWG: Sleeves
1. Establish a zoning district to allow for and incentivize redevelopment in this 

format, including:


1. Requiring storefronts along neighborhood streets.

2. Requiring parking be located midblock.

3. Requiring storefronts along the alley.

4. Requiring housing along the neighborhood-side of the alley, limited to 2 

stories

5. Permitting townhouses and muse-housing along the neighborhood-side 

of the alley

6. Permitting multi-family housing on the commercial properties

7. Permitting 2 stories along the alley and 3 or 4 stories between 

Woodward and 50 feet of the alley

8. Reducing parking requirement and allowing shared parking.


2. Pilot the Neighborhood Sleeve option where the shared-use alley is 
implemented by:


1. Striping on-street parking.

2. Constructing chicanes on the neighborhood side of the alley.

3. Revising the streetscape between the alley and Woodward, paving the 

planter with pervious pavers and providing seating, trash and recycling 
cans, pedestrian-scaled lighting, bike racks, and other streetscape 
elements typical in commercial districts.

C.5. South Woodward Gateway
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Figure C.5-16. Facing businesses onto the neighborhood streets 

to help slow traffic.

Figure C.5-15. Traffic calming recommen-
dation from the 2013 Southern Gateway 
Urban Design Plan.

RECOMMENDATIONS
1. Establish a zoning district to allow for and incentiv-

ize redevelopment in this format, including:

a.  Requiring storefronts along neighborhood streets.

b.  Requiring parking be located midblock.

c.  Requiring storefronts along the alley.

d.  Requiring housing along the neighborhood-side 

of the alley, limited to 2 stories.

e.  Permitting townhouses and muse-housing along 

the neighborhood-side of the alley.

f.   Permitting multi-family housing on the commercial 

properties.

g.  Permitting 2 stories along the alley and 3 or 4 

stories between Woodward and 50 feet of the 

alley.

h.  Reducing parking requirements and allowing 

shared parking.

2. Pilot the Neighborhood Sleeve option where the 

shared-use alley is implemented by:

a.  Striping on-street parking.

b.  Constructing chicanes on the neighborhood side 

of the alley.

c.  Revising the streetscape between the alley and 

Woodward, paving the planter with pervious 

pavers and providing seating, trash and recycling 

cans, pedestrian-scaled lighting, bike racks, and 

other streetscape elements typical in commercial 

districts.

The following pages include diagrams of the Neighborhood 

Sleeve condition for sites on either side of Woodward.



Rail District: Near-term
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New Roads

Pedestrian Connections New Buildings

Art Graffiti Walls Additions: Towers, Canopies, and Signage 

Figures C.6-09 C.6-14. Near-term interventions to extend and improve upon the area’s current character.

1. Create an overlay district for the Lower Rail District that implements the zoning 
adjustments discussed above and activates more lenient development review 
decision making.


2. Construct a shared-use street section along Cole and Commerce Streets.


3. Update the 1999 Eton Road Corridor Plan for the area south of Palmer Street 
by including:


1. So long as buildings - existing or new - are one story, eliminate all 
requirements of Section 5 of the Site Design Guidelines p 41-46. These 
include but are not limited to:


1. Eliminating building frontage and sidewalk requirements.

2. Eliminating parking requirements, except that the on-street 

parking is determined by the “Immediate Neighbors” in Torry and 
Kenning.


3. Eliminating the signage and landscaping requirements.

4. Eliminating building use and aesthetic requirements.



Rail District: Long-term
1. The MX District should be exempt from LA-01 (e) and (f) as is true in 

Downtown, or at a minimum planting in the district should only be required 
within the streetscape and within open area of a property, not based on a 
minimum number of trees per residential unit as current. 


2. The MX District should be carefully analyzed by contracting two or more 
architects to complete preliminary building designs for mixed-use buildings 
on existing sites, small and large, with and without on-site parking, 
attempting to achieve capacity. The architects should be requested to 
discuss the present challenges and constraints that are faced in the 
process. While some challenges are intended in the code, others may be 
unknown without testing.


3. Update the 1999 Eton Road Corridor Plan to include: At the termination of 
Holland Street, creating a connection to the rail station by purchasing a 30ft 
wide corridor or easement.


4. Aquire access to the Troy Transit Center from the School District.


5. Aquire access to the Troy Transit Center from remaining property owners 
through negotiation for purchase or the property or easement, failing which 
through eminent domain.


6. Pursue development of a public parking structure in the Rail District on a 
side with adequate access to the Lower Rail District and the future 
connection to the Troy Transit Center.

C.6. Rail District
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Future Potential Existing Conditions

Property blocking connection

Future road extensions

Location of train station addition 

TRAIN STATION ACCESS

The City has recently attempted to negotiate 

access to the Troy Transit Center unsuccessfully. 

While the School District is willing to work with 

the City, a private land owner is not. The City 

should make another attempt at connection 

with this land owner. Should they be unwilling 

to participate, the City should not be afraid 

to exercise its’ power to condemn property. 

Eminent domain has become a bad word 

in planning, particularly in a property rights 

focused place like Michigan. However, the tool 

is specifically designed for this type of situation, 

wherein a transportation connection is critical 

to the City’s future success. Property owners 

are paid fare market value for the property, 

independently assessed. Ideally an agreement 

would be reached with the property owner, not 

requiring condemnation. However, the City 

has gone down this path before, resulting 

in City Hal l, the Library, and Shain Park.

Figure C.6-15. Existing conditions and future potential of access to Troy Transit Center.
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Figure C.4-01. Haynes Square.
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Haynes Sqaure
CHARACTER

South of Frank Street, the character of downtown changes, 
expressed in zoning as wel l  as business success. 
Birmingham has a need for and room for business diver-
sity, which better serves residents. Rather than consider 
South Old Woodward an inferior retail district, the area 
should be combined with the lower Triangle District, span-
ning big Woodward as Haynes Square. Street recon-
figurations would result in a public plaza at south Old 
Woodward and Haynes Street. This plaza should be 
the new heart of a district independent from Maple and 
Woodward. Differentiating this area, and connecting across 
big Woodward supports a clear distinction in retail and 
mixed-use. While Maple and Woodward includes a signifi-
cant presence of offices, Haynes Square may be oriented 
towards more residentially-based mixed-use. The district 
encompasses the southern portion of the Triangle District, 
centered on Worth Park, spanning Woodward. Due to the 
adjacency of the 555 building and 9-story zoning along 
Woodward, Haynes Square frames the entry to the greater 
downtown area and gently feathers down in intensity to 
the east and west. 

This combined district represents Birmingham’s great-
est opportunity for the development of both extensive 
middle-income housing—a deficiency that needs to be 
addressed—and emerging commercial business spaces. 
Unfortunately, the development envisioned in the 2007 
Triangle District master plan has never been realized, even 
though the region’s real estate market has been booming 
for over a decade. Numerous non-market-based factors, 
including the lack of public parking structures, an uninspir-
ing public realm, and real estate development restrictions, 
have contributed to the district’s stagnation.

S. Old Woodward Ave.

E. Lincoln St.



C.4. Haynes Square
C. Mixed-use Districts

The Birmingham Plan | Draft 10/03/19202

Opportunity
OBSERVATIONS

The Haynes Square area lacks the walkability and identity 
that all other Birmingham commercial districts possess. 
Having stagnated for decades, the district is the City’s 
greatest opportunity for development, with few existing 
buildings of value.

DISCUSSION  

Haynes Square is within walking distance to Maple and 
Woodward, on both sides of big Woodward. Nearby are 
three supermarkets, the Rail District, numerous restau-
rants, as well as popular businesses in the district. Haynes 
Square spans both sides of Woodward Avenue, bound by 
Bowers to the North,  Adams to the East, and Lincoln to 
the South. Its size is similar to the active office and retail 

core of Maple and Woodward. To capitalize on its potential, 
two major investments are required: constructing a parking 
garage on the east side of Woodward and reconfiguring 
the intersection between Woodward and Old Woodward.

Neither of the 2007 Triangle District plan’s proposed public 
parking structures nor its proposed parking assessment 
district have been implemented. Due to the odd lot shapes 
in the area and high zoned capacity, private development 
is not going to take the first step to launch the district. 
To successfully launch Haynes Square, the City needs to 
invest in a parking garage. Ideally this garage would be 
suited to meet most of the needs of the district alleviating 
developers from the burden of parking. With this struc-
ture in place, and mixed-use residences able to unbundle 

Image C.4-02. The south Old Woodward shopping area is underdeveloped and lacks a clear identity.

...the district is the City’s greatest oppor-
tunity for development...
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parking as discussed in the Maple and Woodward section, 
new housing and businesses are likely to be developed 
quickly in the surrounding blocks. Due to the district’s 
size and large areas of surface parking, development will 
bring significant increases in tax revenue. While a smaller 
garage has been discussed, which may be pursued to 
whet the appetite of developers, the construction of multi-
ple smaller garages is less efficient in the long run than a 
higher-capacity structure.

On the west side of Woodward, the southern portion of 
Old Woodward has historically been considered a poorly 
performing portion of downtown. Presently the intersec-
tion of Old Woodward and Woodward occurs at a very 
acute angle, and without a signal it requires a dangerous 
northbound left turn (See Fig. C.4-03). Properties that are 
located along Old Woodward south of George Street are 

Figure C.4-03. Haynes Square reconfiguration.
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zoned for taller buildings, but have not seen redevelop-
ment. While fronting onto the empty grass strip is unat-
tractive, parking issues also make development difficult. 
Being outside of the downtown parking district, the parking 
necessary to build in this area makes the prospect imprac-
tical with relatively shallow lots that back onto single-family 
residential. This plan recommends that Old Woodward be 
reconfigured to alleviate the awkward intersections and 
provide larger building pads. George St is extended to big 
Woodward, and Old Woodward removed south of George. 
Bound by Haynes St, Old Woodward, George St, and big 
Woodward is a new public square, Haynes Square. South 
of George St, properties are extended to big Woodward, 
providing sites that can accommodate buildings and park-
ing. The extended properties should be traded for a public 
surface parking lot where buildings currently sit along Old 
Woodward, 70 feet deep measured from the alley, which 
leaves over 100 feet of property for development, deeper 

EXISTING PROPOSED
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Figure C.4-04. Redevelopment of Haynes Sqaure.
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than current properties.

The public space of Haynes Square should be config-
ured as a square, similar to Shain Park but about half 
its size (See Fig. C.4-03). Haynes Square should have a 
cafe, seating, and restroms as is recommended for other 
urban parks. Lined by trees along its edges, the square 
will provide an attractive entrance to the greater down-
town area, flanked by tall, new development east along 
Woodward and the 555 building to its north.

Through this redevelopment, Haynes St. crosses Woodward 
to meet Old Woodward at a signal. On the east side of 
Woodward, Haynes becomes a main street, paired with 
Worth Street. To support the main street with additional 
traffic, as Maple and Woodward is supported by Maple’s 
traffic, Adams should be slightly adjusted so that south-
bound traffic uses Haynes to access Woodward. This 
adjustment is detailed in Figure A.2-26 and the section 
Connecting the City.

At the intersection of Haynes and Worth Streets, the 2007 
Triangle District plan recommends a triangular green called 
Worth Park. This space provides an important focal center 
for the east side of Haynes Square. It also provides needed 
open space for the Torry neighborhood. Like other urban 
parks discussed in this plan, Worth Park should have 
ample seating, shade, and areas for children to play, and 
a cafe with public restrooms. Worth Street, which has few 
existing buildings facing onto it, should be considered for 
a shared-use treatment to provide interest and connect 
with the South Woodward Gateway alley system. New 

New buildings in the area can take 
advantage of the dynamic and pedestri-
an-centric streetscape.
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buildings in the area can take advantage of the dynamic 
and pedestrian-centric streetscape.

A missing piece for decades has been the Adam’s Square 
shopping center, which represents the greatest single rede-
velopment site in the City. While plans cannot force the 
owners to redevelop their site, activating Haynes Square will 
significantly increase the property’s value. With an active 
Haynes Square district adjacent, development pressures 
may win out. To prepare for this, zoning and subdivision 
requirements should be considered such that Adam’s 
Square provide open space for the Torry neighborhood 
and public parking in exchange for development capacity 
modeled upon the Triangle District Overlay.

RECOMMENDATIONS  

1. Create a parking assessment or incremental tax 
district as necessary for land purchases and for 
financing the development of parking structures. 
Decades ago, a similar process was used to build 
downtown’s five structures.

2. Reconfigure the streets around Haynes Square to 
create the square and fix the acute intersection 
between Woodward and Old Woodward.

3. Build the public square with a cafe and trees to 
block noise from Woodward, seating, a kids play 
area, and other compelling civic features.

4. Purchase properties and implement Worth Park and 
other public realm enhancements, including civic 
art, streetscaping, traffic calming, and way-finding.

5. Build a public parking deck on the east side of 
Haynes Square, in the Walgreens parking lot as has 
been negotiated.

6. Build Worth Park.

7. Create a brand for the Haynes Square, reinforced 
with special signage, landscaping, street furnish-
ings, and building design standards.

8. Install enhanced streetscape and landscape 
improvements along Bowers, Haynes, and Webster.

9. Develop Worth Street as a shared-use streetscape.

10. Improve pedestrian linkages to the surrounding 
neighborhoods, especially along Adams.

11. Trade developable land and install a public surface 
parking lot along the south Old Woodward alley.

12. Create a parking district for Haynes Square which 
allows residences to purchase parking passes 
in public garages, as discussed for Maple and 
Woodward.

13. Install metered, on-street parking along Adams and 
Lincoln Roads.

14. Create subdivision and zoning standards to encour-
age redevelopment of the Adam’s Square shopping 
center, offering significant development capac-
ity in exchange for a public open space and public 
parking.

15. Implement pedestrian-walkway improvements along 
Woodward to improve the walkability to both down-
town and the market districts.
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C.5. South Woodward Gateway

South Woodward Gateway

Figure C.5-01. South Woodward Gateway area.

SOUTH WOODWARD
GATEWAY

CONDITIONS

The South Woodward Gateway, located along Woodward 
from 14 Mile to Lincoln, is the most un-sophisticated stretch 
of retail in the City. The southern portion of Woodward 
presents a sloppy and tired image of the community, which 
is otherwise active and successful. Woodward’s growth 
and decades of mis-focused transportation policy has 
divided Birmingham and eroded the quality of the pedes-
trian and business environments. The area is not nearly 

as bad as Anywhere USA, signage being under a moder-
ate level of control to avoid the most egregious eyesores. 
This Gateway district is Birmingham’s first impression 
to those travelling from the south. Numerous times the 
Gateway has been defended, suggesting that the quality 
of Woodward through Royal Oak is worse. To some extent 
this is true, Royal Oak has allowed a number of large, 
pole-mounted signs while Birmingham has not. And in 
Birmingham there is a roughly 5 foot wide raised section 
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of concrete between Woodward and the angled parking 
along the front of businesses, consistent for much of the 
corridor. Yes, the character of Woodward in Birmingham 
is better than Royal Oak, but it still is not good and not in 
keeping with the image of Birmingham. However, the area 
provides lower cost retail space with excellent exposure 
to traffic, housing most of the national chain merchants 
in the City. The Gateway is valuable for Birmingham, it 
just needs a new image. Woodward’s conversion to an 
attractive and grand avenue is now supported by the 
Department of Transportation, however that future remains 
distant. In the interim, changes can be made on the side 
of private development to make this area more attractive 
and functional. While different from Downtown, the South 
Woodward area is a gateway to Birmingham and should 
reflect the community’s character.

Iamge C.5-02. Typical character of the South Woodward Gateway in Birmingham.

Few built environments are equally unpleasant for driv-
ers, pedestrians, and cyclists alike. Woodward, south of 
Lincoln, somehow achieves a distinguished failure for all 
roadway users. For drivers, exiting and entering Woodward 
to access businesses is confusing and dangerous, and 
often parking is unclear. For pedestrians the cars move 
too fast for comfort, there are inconsistent sidewalks, and 
there is no beauty to hold interest. And for cyclists, there 
is no place safe to ride.

The low quality of the Gateway is well recognized; in 2013 
The Southern Gateway Urban Design Plan was developed. 
A number of details from this plan should be pursued to 
identify and improve the Gateway character, adopted into 
this plan. And some influence the transformative propos-
als detailed here, like the improved alley treatment and 
adding Missing Middle housing. The plan recognizes that 
there are challenges to properties along the corridor and 
a historic perception that is dif f icult to change. It also 
recognizes opportunities to provide retail and events that 
are not present or allowed in the Downtown retail district. 
Numerous details from this plan remain important.

This Gateway district is Birmingham’s first 
impression to those travelling from the 
south. 
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With fresh eyes, this plan recognizes the need for more 
radical transformation. While the 2013 plan focuses heavily 
on public sector improvements, leaving existing buildings 
as-is. This plan imagines that with the right incentives and 
capacity, the area’s aged buildings can be redeveloped 
in a manner that truly changes the Gateway’s character. 
Because we were asked to focus on neighborhoods, 
this plan looks first at how the Gateway interfaces with 
the neighborhoods along it and second at the character 
along Woodward.

From a neighborhood perspective, the Gateway provides 
some necessary services but it continues to encroach 
into neighborhoods with parking, increases neighbor-
hood cut-through traffic, and is incredibly inconvenient for 
pedestrians. Some residents reported that they frequent 
a number of businesses in the Gateway, which serve as 
neighborhood destinations. Another resident reported that 
she walks the alleys for exercise. Despite the advantages of 
having nearby businesses, parking is a continual problem. 
Many businesses have purchased neighborhood houses 
beyond the alley, converting these to surface parking. This 
condition is most prevalent on the west side, but exists 
on both sides of Woodward. In many cases, this results 
in neighborhood houses facing onto open parking lots, 
and many more sharing a side or rear lot with them. As is 
recognized in the 2013 plan, the triangular parking lots are 
incredibly inefficient, even larger ones. In some instances 
parking spills over onto neighborhood streets as well.

Image C.5-03. Three houses on Bennaville face onto property purchased for parking. 

This plan imagines that with the right 
incentives and capacity, the area’s 
aged buildings can be redeveloped in a 
manner that truly changes the Gateway’s 
character. 
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Figure C.5-04. Shared-use alley space.

Alleys
OBSERVATIONS

Some residents reported that they walk along the alleys 
of the Gateway rather than along Woodward. The 2013 
Southern Gateway Urban Design Plan recommends that 
alley pavement be improved and made consistent and 
shared-use to accommodate pedestrians, shoppers, and 
service vehicles.

DISCUSSION

As identified in the 2013 Southern Gateway Urban Design 
Plan, the alleys present a key opportunity for transforma-
tive improvement. The plan focuses on surface treatment, 
opportunities for stormwater management, and the need 
for consistent treatment. It also identifies that alleys are 
shared between different types of users, recommending 
shared-use pavement treatment as illustrated in Img.’s 
C.4-05-08.

In addition to the surface treatment of alleys, they require 
active uses along their edges to be safe and pleasant. 
Currently businesses face onto Woodward and use alleys 
for parking and service. For transformative change, busi-
nesses should also face onto alleys, creating true shared-
use streets. This dual-sided condition is becoming common 
in the local area, found at Kroger along Maple, along Big 
Beaver in Troy, and elsewhere throughout the region. In the 
alley, businesses should be encouraged to extend outdoor 
seating and outdoor retail displays into the shared-use 
alley space (See Img. C.5-04). Some residents expressed 
excitement at the opportunity for extending seating into 
alleys and occasional closure to traffic for block parties 
and events.

...the alleys present a key opportunity for 
transformative improvement.
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Images C.4-05-08. Shared-use paving examples from the 2013 Southern Gateway Urban Design Plan.

Image C.4-09. Double-fronted retail at Maple and Woodward. 
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Full alley activation requires that both sides of the alley 
engage to define its character. Two options are presented 
in later subsections that propose consolidated parking. 
With parking addressed more efficiently, the triangular 
parking lots should revert to residential use. Most of the 
triangular properties can remain yard space, with shallow 
townhouses lining the alley and side streets. A muse-type 
townhouse is also appropriate, which has a flush single car 
garage entry composed along with the building facade. 
Common in the United Kingdom, Birmingham has a few 
townhouse developments that approximate this treatment.

RECOMMENDATIONS

1. Identify an alley segment to use as a pilot project. 
This segment should have generally underutilized 
parking and intermittent buildings, like the segment 
between Humphrey and Bennaville on the east side, 
or underutilized parking and businesses that may 
be willing to open rear entrances, like the segment 
between Bennaville and Chapin on the east side.

2. Pilot a shared-use alley at the selected segment by 
re-paving the alleyway and working with property 
owners to infill housing along the triangular parcels 
and open existing buildings to the alley. Power 
poles should be relocated underground during the 
alley development.

3. Incentivize redevelopment through increased zoning 
capacity and reduced parking requirements.

In the alley, businesses should be 
encouraged to extend outdoor seat-
ing and outdoor retail displays into the 
shared-use alley space.

Image C.5-10. Muse-type housing in London.

Image C.5-11. Muse-type housing in Birmingham.

Figure C.5-12. Muse-type houses along the alley.
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Figure C.5-13. Neighborhood Sleeve block configuration which consolidates parking mid-block and creates small neighborhood-focused nodes along the east-west streets.
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Figure C.5-13. Neighborhood Sleeve block configuration which consolidates parking mid-block and creates small neighborhood-focused nodes along the east-west streets.

Neighborhood Sleeves
OBSERVATIONS

The South Woodward Gateway should provide neighbor-
hood-serving retail and services for nearby houses as 
well as retail opportunities for travelers along Woodward. 
Facing buildings onto Woodward creates an awkward 
parking condition and poor pedestrian experience. And 
parking access from Woodward is inefficient.

DISCUSSION

Each residential street in the Kenning and Pierce neigh-
borhoods terminates on Woodward. Currently, the last 150 
feet or more of each residential street is presented with 
surface parking, an unattractive alley, and typically a long 
blank wall along the side of buildings that face Woodward. 
For the neighborhood this is a poor experience by car, 
and especially walking. One specific instance illustrates 
a dif ferent potential outcome. The building with a sign 
“Charleston”, located behind a Dominos Pizza, faces onto 
Bennaville  rather than Woodward (See Img. C.5-14). If this 
building were a coffee shop, for instance, it might have an 
outdoor patio to the left side of the image.

If most buildings faced businesses onto the neighborhood 
streets rather than Woodward, the end of each street 
would become a small neighborhood main street with a 
handful of shops. These Neighborhood Sleeves would 
benefit neighborhood residents and provide a superior 
pedestrian experience over Woodward. Limited in size, 
each Neighborhood Sleeve would create minimal traffic, 
and further they would encourage neighborhood residents 
to walk or bike for convenient access. The 2013 Southern 
Gateway Urban Design Plan includes two recommendations 

The South Woodward Gateway should 
provide neighborhood-serving retail and 
services for nearby houses as well as 
retail opportunities for travelers along 
Woodward. 
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for reducing traf f ic speed into neighborhoods. These 
options, particularly the one with parallel parking, perfectly 
support Neighborhood Sleeves and the pedestrianized 
alley. Facing businesses onto the neighborhood streets 
would also help slow traffic entering neighborhoods by the 
presence of pedestrians and seating. Additionally, these 
small neighborhood main street areas would be shielded 
from most of Woodward’s traffic noise.

To achieve Neighborhood Sleeves, parking is consolidated 
midblock into two efficient parking trays, replacing both 
the angled-parking and triangle parking lots one for one. 
The existing buildings are razed and new buildings built to 
face the neighborhood streets. These new buildings could 
accommodate housing above. Due to the street geome-
tries, new buildings could also include a mix of larger and 
smaller spaces. Should development demand be sufficient, 
a single parking deck would fit in the double tray, allowing 
for two stories of residential above the ground floor shops.

Along Woodward, the condition is made more attractive 
by removing the angled parking and consolidating park-
ing access closer to midblock. Building facades line the 
Woodward sidewalk and the parking area can be made 
more attractive by low walls and landscaping, as is recom-
mended in the 2013 plan.

Compared to the parking tray alternative, the Neighborhood 
Sleeve allows for larger footprint buildings and interfaces 
better with surrounding neighborhoods. However it is less 
attractive along the shared-use alley which is fronted by 
parking for a good duration. This can be mitigated by 
shade structures for seating and landscaping, as the retail 
buildings retain frontage on the alley as well.

Image C.5-14. Building on Bennaville with potential for outdoor activation facing onto the neighborhood street.
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Figure C.5-16. Facing businesses onto the neighborhood streets 
to help slow traffic.

Figure C.5-15. Traffic calming recommen-
dation from the 2013 Southern Gateway 
Urban Design Plan.

RECOMMENDATIONS

1. Establish a zoning district to allow for and incentiv-
ize redevelopment in this format, including:

a.  Requiring storefronts along neighborhood streets.

b.  Requiring parking be located midblock.

c.  Requiring storefronts along the alley.

d.  Requiring housing along the neighborhood-side 
of the alley, limited to 2 stories.

e.  Permitting townhouses and muse-housing along 
the neighborhood-side of the alley.

f.   Permitting multi-family housing on the commercial 
properties.

g.  Permitting 2 stories along the alley and 3 or 4 
stories between Woodward and 50 feet of the 
alley.

h.  Reducing parking requirements and allowing 
shared parking.

2. Pilot the Neighborhood Sleeve option where the 
shared-use alley is implemented by:

a.  Striping on-street parking.

b.  Constructing chicanes on the neighborhood side 
of the alley.

c.  Revising the streetscape between the alley and 
Woodward, paving the planter with pervious 
pavers and providing seating, trash and recycling 
cans, pedestrian-scaled lighting, bike racks, and 
other streetscape elements typical in commercial 
districts.

The following pages include diagrams of the Neighborhood 
Sleeve condition for sites on either side of Woodward.
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CURRENT V. FUTURE CONDITIONS
CURRENT FUTURE

# OF PARKING SPACES 41 64

# OF RESIDENTIAL UNITS - 18

RESIDENTIAL SF - 16,523

RETAIL SF 15,177 16,559

Green

Residential

Retail

FUTURE POTENTIAL CURRENT CONDITION

Figure C.5-17. Neighborhood Sleeve condition on east side of Woodward.
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CURRENT CONDITION

CURRENT V. FUTURE CONDITIONS
CURRENT FUTURE

# OF PARKING SPACES 52 52

# OF RESIDENTIAL UNITS - 21

RESIDENTIAL SF - 16,815

RETAIL SF 19,852 14,399

FUTURE POTENTIAL CURRENT CONDITION

Green

Residential

Retail

Figure C.5-18. Neighborhood Sleeve condition on west side of Woodward.
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Figure C.5-20. Parking Tray alternative consolidates parking along Woodward and focuses buildings towards the alley.
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Parking Tray Alternative
The Park ing Tray  opt ion i s  an a l te rnat i ve  to  the 
Neighborhood Sleeve. This option also requires build-
ings be reconstructed, which remains the only way to 
achieve real change. New buildings are built to face onto 
the shared-use alley as their primary facade, providing a 
secondary entry towards Woodward. This is described in 
the previous section on Alleys. Allowing second story resi-
dential along with the townhouses on the opposite side of 
the alley provides redevelopment incentive. To present a 
more attractive face to Woodward, parking is organized in 
a standard head-in tray, afforded more space as buildings 
have been relocated towards the alley. The reorganized 
parking is much more efficient, replacing existing parking 
one-to-one or substantially increasing parking. Entry to 
parking is removed from Woodward and relocated to the 
side streets. While there is a small amount of cross-traf-
fic, turning onto the side streets and then into the parking 
lots will substantially slow traffic and impact Woodward 
traffic less during exit and entry. With more space and 
buildings aligned, the sidewalk along the Woodward-facing 
side of each business can be wide, consistent, and land-
scaped. Along Woodward the parking lot can be lined 
with a consistent low wall and landscaping, as detailed in 
the 2013 plan. The disadvantage to this option compared 
to the Neighborhood Sleeve is that is widens the overall 
space of Woodward rather than providing more enclosure 
and it does not support structured parking.

The following pages include diagrams of the Parking Tray 
condition for sites on either side of Woodward.

The reorganized parking is much more 
efficient, replacing existing parking 
one-to-one or substantially increasing 
parking. 
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FUTURE POTENTIAL CURRENT CONDITION

CURRENT V. FUTURE CONDITIONS
CURRENT FUTURE

# OF PARKING SPACES 33 62

# OF RESIDENTIAL UNITS - 21

RESIDENTIAL SF - 19,629

RETAIL SF 23,155 16,327

Figure C.5-21. Parking Tray condition on east side of Woodward.
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CURRENT CONDITION FUTURE POTENTIAL CURRENT CONDITION

CURRENT V. FUTURE CONDITIONS
CURRENT FUTURE

# OF PARKING SPACES 66 66

# OF RESIDENTIAL UNITS - 20

RESIDENTIAL SF - 17,090

RETAIL SF 17,278 11,938

Figure C.5-22. Parking Tray condition on west side of Woodward.

Pedestrian Path
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Residential
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C.6. Rail District

Image C.6-01. Recently constructed District Lofts look to the Rail District’s urban future.

Rail District 
CONDITION

The Rail District is divided between what has been envi-
sioned for its future and the utility that it currently provides. 
This is a place of experimentation for Birmingham, and has 
been for some time. Layers of history expose incremental 
changes. Traces of former rail spurs from the Grand Trunk 
Railroad are evident in odd property divisions, fencelines, 
and paths of unkempt foliage.

The district’s northern edge, at the top of South Eton Rd., 
is capped by Big Rock Chophouse, an upscale restaurant 
housed in the City’s former passenger rail station. From 
nearby parking lots, the City’s Whole Foods market and 
large scale commercial in Troy is visible just over the tracks, 
yet inaccessible. Just below this, the District Lofts illus-
trate a grand future vision that is formal and neat. Along 
with the adjacent Iron Gate to the south, the area includes 

some of the City’s most contemporary multi-family offer-
ings. Just east of Iron Gate, also part of the 1999 Eton 
Road Corridor Plan, is an experiment in live-work units, 
the area’s tallest buildings at the time - 3 stories - that 
create a tight urban street grid open for future connec-
tions on neighboring properties. The Griffin Claw brewery 
is next southbound on Eton, a substantial micro brewery 
with an informal brewpub and outdoor beer garden, espe-
cially popular with young families. Next to this, tucked far 
back from Eton is the Robot Garage, a wonderland of 
toys and classes for creativity in making, from legos to 
art to robotics. Auto service, a lumber yard, and the City’s 
Public Services Department follow old lines of rail spurs.

The Rail District is a place of experimen-
tation for Birmingham, and has been for 
some time.
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Image C.6-02. Despite being quite near, the large shop-
ping area across the rail line is inaccessible. 

Image C.6-03. Live-work townhouses experiment 
with new business formats and an urban scale well in 
advance of focused district development.

The Lower Rail District, south of Palmer Street, consists of 
small, mostly single-story warehouse buildings occupied 
with varied businesses including yoga, co-working, dog 
daycare, art, dance, videography, auto body shops, and 
more. These are arranged haphazardly among small park-
ing areas, charming in a way that is certainly not subur-
ban. Only the degraded character of the street and lack 
of trees detract from the area’s charm. The southern end 
of the district is capped by Kenning Park with the City’s 
Ice Rink and skatepark, along with a new and quite urban 
senior retirement development.

The Rail District has no singular character, but overall it 
feels intimate, which is its charm. Other parts of the City 
are increasing their refinement, and many lament the loss 
of the City’s artistic and entrepreneurial roots. Yet this is 
alive in the Rail District.

Plans and zoning for the Rail District point to a heavily 
urbanized future. A 2017 Ad-hoc Committee report for 
the Rail District estimated the zoned potential that could 
be built on properties likely to redevelop in the near future 
could increase intensity 10-fold, albeit unlikely. Due to the 
significant disparity between the district’s long-term future 
and the functional and desirable near-term conditions, 
this plan recommends that policies and improvements 
continue the district’s current success while incrementally 
preparing it for an intensified future condition.

The Rail District has no singular charac-
ter, but overall it feels intimate, which is 
its charm.
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Image C.6-06-C.6-07. Diverse businesses occupying small, single story warehouse buildings along Cole St.

Images C.6-04-C.6-05. The Robot Garage on South Eton Street.
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Near-term Conditions
CONDITION

Many existing buildings within the Lower Rail District, are 
legally non-conforming, disincentivizing investments in 
existing buildings and continuation of the present condition.

DISCUSSION

The Lower Rail district is a type of commercial develop-
ment which is currently emerging nationally. It provides 
incubator space for businesses at a much lower cost 
level than the downtown shops. Furthermore, its char-
acter is attractive to the younger demographic which is 
not and has not historically been particularly interested in 
the downtown corridor. While this area has already been 
rezoned to four stories it is essential that its continuation 
not be dis-incentivized. Therefore, everything possible 

should be done to support its continued existence and 
even its extension as one-story buildings embedded in 
very small parking lots.

The current code applies standards that are appropri-
ate to create pedestrian-oriented streets but as a result 
is burdensome to existing structures and uses. In the 
near-term, the Lower Rail District should remain informal 
and somewhat experimental. This character should be 
encouraged through zoning, development review, and in 
the public realm.

The Lower Rail district is a type of 
commercial development which is 
currently emerging nationally. 

Figure C.6-08. The Lower Rail District.
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Zoning need only be slightly adjusted. These adjustments 
are the type appropriate for an overlay district which applies 
only to the Lower Rail District. The overlay should allow 
the following when existing buildings are improved or 
expanded, or when new single-story buildings are built:

• Parking to remain between buildings and front lot 
lines if it already exists.

• Buildings to retain their present setback when reno-
vated, expanded, or reconstructed.

• Parking lots of 70 feet wide or less to be exempted 
from required trees and landscaping.

• Screening not be required except along lot lines 
facing Eton Street.

• Small footprint towers of 600 square feet or less 
should be allowed to exceed one story without 
causing the overall structure to be interpreted as 
over one story, invalidating the overlay allowances.

Development review should allow the unique nature of 
the district to continue when single story structures are 
improved or expanded, or when new single-story build-
ings are built, including the following:

• The wall cladding may be any material including raw 
concrete block, corrugated metal, wood, or brick.

• Awnings and canopies of any size may be used.

• Artificial sod should be encouraged over pavement 
where there is no parking. Other than artificial sod 
no landscaping should be required.

• Sidewalks should not be required to be added, 
preferring shared-use street conditions with bollards 
to define sidewalks.

• Large expanses of walls should be painted with 
murals.

To support the district’s current character and prepare for 
the future, streetscape improvements should be pursued 
which work for both. While mentioned in a number of exist-
ing contexts in other districts, shared-use streets are ideal 
for implementation along Cole and Commerce Streets, 
and Lincoln to the East of Eton. For the current condition, 
shared-use formalizes the condition that has occurred 
organically over time, and provides greater importance 
to pedestrians and cyclists. In the long-term condition, it 
helps to retain the character of the district, with greater 
use of shared-use streets than other places in the City.

RECOMMENDATIONS

1. Create an Overlay District for the Lower Rail District 
that implements the zoning adjustments discussed 
above and activates more lenient development 
review decision making.

2. Construct a shared-use street section along Cole 
and Commerce Streets.

3. Update the 1999 Eton Road Corridor Plan of 1999 
for the area south of Palmer Street by including the 
following:

• So long as the buildings--existing or new--are one 
story, eliminate all requirements of Section 5 of the 
Site Design Guidelines p 41-46. of the Eton Road 
Corridor Plan. These include but are not limited to:

◊ Eliminating building frontage and sidewalk 
requirements.

◊ Eliminating parking requirements, except as the 
on-street parking shall be as determined by the 
“Immediate Neighbors” of the adjacent Torry or 
Kenning Neighborhoods.

◊ Eliminating the signage and landscaping 
requirements.

◊ Eliminating building use and aesthetic 
requirements.In the near-term, the Lower Rail District 

should remain informal and somewhat 
experimental.
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New Roads

Pedestrian Connections New Buildings

Art Graffiti Walls Additions: Towers, Canopies, and Signage 

Figures C.6-09 C.6-14. Near-term interventions to extend and improve upon the area’s current character.
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Long-term Conditions
OBSERVATIONS

From a long-term perspective, local and regional connec-
tions are a limiting factor in the Rail District. Like the Triangle 
District, it requires public investment to incentivize devel-
opment due to the lotting pattern.

DISCUSSION

Many of the City’s district-specific plans have become 
long-range, with investment remaining focused Downtown. 
Beyond the clear draw of Downtown’s reputation, building 
there removes a $50,000 per car obligation from devel-
opers, which is $7,500,000 for 100 apartments or about 
$5,625,000 for a 25,000 square foot office building. Both 
the Triangle and Rail Districts suffer from lot patterns 
that are generally small and include a number of oddly 
shaped properties. Redeveloping these properties at a 
high capacity doesn’t easily pencil when parking must 
be accommodated. On the other hand, Downtown’s small 
properties are being developed, including the recent hotel 
at Brown and Old Woodward. Like the Triangle District, 
the Rail District needs public parking capacity and the 
ability to use that capacity in lieu of providing parking 
in mixed-use development projects. As opposed to the 
Triangle District, the City owns property in the rail district. 
Most notably, the Public Services Department site is well 
located to provide parking access to Cole Street. Uses on 
site are necessary for maintenance of the City, and there 
are few places to relocate those uses. Even remaining on 
site, the DPS building is approximately the size of a park-
ing structure, and may be part of a redevelopment plan 
to accommodate both. Additionally, the School District’s 
underutilized bus lot can easily accommodate structured 
parking. These are options to be weighed in service of 
unlocking the area’s development potential.

Before the district begins to see more intense development, 
its standards should be revisited. There are a number of 
ways that the MX standards dif fer from the Downtown 
Overlay standard, despite having similar desired physi-
cal outcomes. As discussed previously, zoning districts 
across the City that are similar in their desired outcome 

should be consolidated. If not consolidated with Downtown 
and Triangle District zones, the MX zone should be care-
fully analyzed. A quick reading of zone standards passes 
muster, however some details have potential negative 
consequences. For instance, the zone has tree require-
ments tied to the number of residential units; because this 
doesn’t account for potentially high lot coverage, the tree 
requirements could be a barrier to development, disincen-
tivizing new housing in the district.

Connectivity is the most significant limitation to the Rail 
District. The Grand Trunk Railroad limits all modes of 
connectivity, with crossings only at Maple and 14 Mile, of 
which the Maple crossing is in poor condition. Additional 
rail crossings should be studied, mainly for pedestrian and 
bicycle movement. A vehicular bridge would be logical at 
Lincoln, like the Derby bridge, though difficult to achieve 
due to existing buildings, including the new senior living 
building on Lincoln. In the further future, with significant 
development in the Rail District, further connections will be 
necessary. Every effort should be made to avoid increased 
car trips from new development, providing extensive pedes-
trian, bicycle, and transit infrastructure instead.

ACCESS TO THE TRAIN STATION

Over Birmingham’s long history, the railroad connection to 
Detroit has been an important asset. In recent decades, 
disinvestment in rail and investment in automobiles has 
reduced the role of rail travel. However, this trend is slowly 
changing across the country. Into the future, rail’s come-
back is projected to continue. The City cannot risk being 
left without a direct connection to passenger rail. Looking 
forward a few decades, rail access in the Rail District is 
the most likely economic driver.

The City has recently attempted to negotiate access to 
the Troy Transit Center unsuccessfully. While the School 
District is willing to work with the City, a private land owner 
is not. The City should make another attempt at connection

Connectivity is the most significant limita-
tion to the Rail District.
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Future Potential Existing Conditions

Property blocking connection
Future road extensions

Location of train station addition 

TRAIN STATION ACCESS

The City has recently attempted to negotiate 
access to the Troy Transit Center unsuccessfully. 
While the School District is willing to work with 
the City, a private land owner is not. The City 
should make another attempt at connection 
with this land owner. Should they be unwilling 
to participate, the City should not be afraid 
to exercise its’ power to condemn property. 
Eminent domain has become a bad word 
in planning, particularly in a property rights 
focused place like Michigan. However, the tool 
is specifically designed for this type of situation, 
wherein a transportation connection is critical 
to the City’s future success. Property owners 
are paid fare market value for the property, 
independently assessed. Ideally an agreement 
would be reached with the property owner, not 
requiring condemnation. However, the City 
has gone down this path before, resulting 
in City Hal l, the Library, and Shain Park.

Figure C.6-15. Existing conditions and future potential of access to Troy Transit Center.
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RECOMMENDATIONS

• Zoning should be modified such that the MX District 
is exempt from LA-01 (E) and (F), as is true in 
Downtown, or at a minimum that plantings in the MX 
District are only required within the streetscape and 
within open areas of the property, but not based on 
a minimum number of trees per residential unit as 
currently defined.

• MX District zoning should be carefully analyzed 
by contracting two or more architects to complete 
preliminary building designs for mixed-use buildings 
on existing sites, small and large, with and without 
on-site parking, attempting to achieve capacity. The 
architects should be requested to discuss and pres-
ent challenges and constraints that are faced in the 
process. While some challenges are part of code 
design, others may be unknown without testing.

• Update the 1999 Eton Road Corridor Plan for 
the area south of Palmer Street by including the 
following:

◊ At the termination of Holland Street, creating a 
connection to the rail station by purchasing a 30 
ft wide corridor or easement.

• Acquire access to the Troy Transit Center from the 
School District.

• Acquire access to the Troy Transit Center from 
remaining property owners using through negotia-
tion, failing which through eminent domain.

• Pursue development of a public parking structure in 
the Rail District on a site with adequate access to 
the Lower Rail District and the future connection to 
the Troy Transit Center.
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Summary of The Birmingham Plan 2040 (Draft) Recommendations 

and Dates of Planning Board Review

Haynes Square, South Woodward Gateway, Rail District –
October 14, 2020 

Create a parking assessment or incremental tax district as necessary for land 
purchases and for financing the development of parking structures. Decades ago, a 
similar process was used to build downtown’s five structures. 
Reconfigure the streets around Haynes Square to create the square and fix the acute 
intersection between Woodward and Old Woodward.  

C.4‐03 

Build the public square with a cafe and trees to block noise from Woodward, seating, 
a kids play area, and other compelling civic features. 

C.4‐04 

Purchase properties and implement Worth Park and other public realm 
enhancements, including civic art, streetscaping, traffic calming, and way‐finding. 
Build a public parking deck on the east side of Haynes Square, in the Walgreens 
parking lot as has been negotiated. 
Build Worth Park. 
Create a brand for the Haynes Square, reinforced with special signage, landscaping, 
street furnishings, and building design standards. 
Install enhanced streetscape and landscape improvements along Bowers, Haynes, and 
Webster.  
Develop Worth Street as a shared‐use streetscape.  
Improve pedestrian linkages to the surrounding neighborhoods, especially along 
Adams. 
Trade developable land and install a public surface parking lot along the south Old 
Woodward alley. 
Create a parking district for Haynes Square which allows residences to purchase 
parking passes in public garages, as discussed for Maple and Woodward.  
Install metered, on‐street parking along Adams and Lincoln Roads. 
Create subdivision and zoning standards to encourage redevelopment of the Adam’s 
Square shopping center, offering significant development capacity in exchange for a 
public open space and public parking. 
Implement pedestrian‐walkway improvements along Woodward to improve the 
walkability to both downtown and the market districts. 
Identify an alley segment to use as a pilot project. This segment should have generally 
underutilized parking and intermittent buildings, like the segment between 
Humphrey and Bennaville on the east side, or underutilized parking and businesses 
that may be willing to open rear entrances, like the segment between Bennaville and 
Chapin on the east side. 

C.5‐04 

Pilot a shared‐use alley at the selected segment by re‐paving the alleyway and 
working with property owners to infill housing along the triangular parcels and open 
existing buildings to the alley. Power poles should be relocated underground during 
the alley development. 

C.5‐04 
C.4‐05‐08 
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and Dates of Planning Board Review

Incentivize redevelopment through increased zoning capacity and reduced parking 
requirements 
Establish a zoning district to allow for and incentivize redevelopment in this format, 
including:  
a. Requiring storefronts along neighborhood streets.
b. Requiring parking be located midblock.
c. Requiring storefronts along the alley.
d. Requiring housing along the neighborhood‐side of the alley, limited to 2 stories.
e. Permitting townhouses and muse‐housing along the neighborhood‐side of the
alley. 
f. Permitting multi‐family housing on the commercial properties.
g. Permitting 2 stories along the alley and 3 or 4 stories between Woodward and 50
feet of the alley.  
h. Reducing parking requirements and allowing shared parking.
Pilot the Neighborhood Sleeve option where the shared‐use alley is implemented by:  
a. Striping on‐street parking.
b. Constructing chicanes on the neighborhood side of the alley.
c. Revising the streetscape between the alley and Woodward, paving the planter with
pervious pavers and providing seating, trash and recycling cans, pedestrian‐scaled 
lighting, bike racks, and other streetscape elements typical in commercial districts. 

C.5‐13 
C.5‐17 
C.5‐18 

Create an Overlay District for the Lower Rail District that implements the zoning 
adjustments discussed above and activates more lenient development review 
decision making.  

C.6‐08 

Construct a shared‐use street section along Cole and Commerce Streets. 
Update the 1999 Eton Road Corridor Plan of 1999 for the area south of Palmer Street 
by including the following:  
So long as the buildings‐‐existing or new‐‐are one story, eliminate all requirements of 
Section 5 of the Site Design Guidelines p 41‐46. of the Eton Road Corridor Plan. These 
include but are not limited to:  
Eliminating building frontage and sidewalk requirements.  
Eliminating parking requirements, except as the on‐street parking shall be as 
determined by the “Immediate Neighbors” of the adjacent Torry or Kenning 
Neighborhoods. 
 Eliminating the signage and landscaping requirements. 
Eliminating building use and aesthetic requirements. 
Zoning should be modified such that the MX District is exempt from LA‐01 (E) and (F), 
as is true in Downtown, or at a minimum that plantings in the MX District are only 
required within the streetscape and within open areas of the property, but not based 
on a minimum number of trees per residential unit as currently defined. 
MX District zoning should be carefully analyzed by contracting two or more architects 
to complete preliminary building designs for mixed‐use buildings on existing sites, 
small and large, with and without on‐site parking, attempting to achieve capacity. The 
architects should be requested to discuss and present challenges and constraints that 
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are faced in the process. While some challenges are part of code design, others may 
be unknown without testing. 
Update the 1999 Eton Road Corridor Plan for the area south of Palmer Street by 
including the following: ◊ At the termination of Holland Street, creating a connection 
to the rail station by purchasing a 30 ft wide corridor or easement.  
Acquire access to the Troy Transit Center from the School District.  C.6‐15 
Acquire access to the Troy Transit Center from remaining property owners using 
through negotiation, failing which through eminent domain. 

C.6‐15 

Pursue development of a public parking structure in the Rail District on a site with 
adequate access to the Lower Rail District and the future connection to the Troy 
Transit Center. 



 

 

 

 

 

 

 

 



 

 

















































/

Jana Ecker <jecker@bhamgov.org>

Market North End
1 message

Michael Brennan <mbrennanconsulting@gmail.com> Wed, Oct 28, 2020 at 12:17 PM
To: jecker@bhamgov.org

Hi Jana
My name is Mike Brennan and I reside at 1003 N Old Woodward.
I am writing to express my support for the initiative that the owners of the Market North End Restaurant are proposing in the space next to their restaurant.
Thank you
Mike



/

Jana Ecker <jecker@bhamgov.org>

(no subject)
1 message

Alisa Ercolani <alisaercolani@gmail.com> Wed, Oct 28, 2020 at 10:19 AM
To: Jana Ecker <Jecker@bhamgov.org>

Good morning Jana. My name is Alisa Locker. I reside at 570 Aspen Road in Birmingham. The reason for this email is to express my opinion as a Birmingham resident for 20 years. I
love Market North End. I feel the owners have done an incredible job with the menu and vibe, promoting business in that area and offering something other than a steakhouse. I 100%
fully support a new restaurant opening at 470 North Woodward. I feel the North End of Birmingham needs an additional unique, neighborhood feel restaurant to keep our community
connected. 
Sincerely, 
Alisa Locker 

Cell # 248 765 5622

https://www.google.com/maps/search/570+Aspen+Road?entry=gmail&source=g


/

Jana Ecker <jecker@bhamgov.org>

Market North End Restautant
1 message

Christina Bajaj <cbajaj19@aol.com> Wed, Oct 28, 2020 at 1:05 PM
To: jecker@bhamgov.org

Hello Jana

My name is Christine Bajaj, and I live at 1003 North old Woodward ave, and I am in favor of the proposal by Market North End restaurant owners. 

Best Regards

Christine Bajaj 

Sent from my iPhone



/

Jana Ecker <jecker@bhamgov.org>

(no subject)
1 message

Claudia Dekhi <claudiadekhi@gmail.com> Tue, Oct 27, 2020 at 4:14 PM
To: Jana Ecker <Jecker@bhamgov.org>

Hi Jana,

My name is Claudia Dekhi & I live in Birmingham in close proximity to Market North End. I’m happy to hear about the new restaurant opening nearby at 470 N Old Woodward. I think
the owners are great people & do an amazing job. Looking forward to seeing their new venture. 

Best Regards, 

Claudia Dekhi 
-- 
Claudia Dekhi

https://www.google.com/maps/search/470+N+Old+Woodward?entry=gmail&source=g


/

Jana Ecker <jecker@bhamgov.org>

470 N Old woodward.
1 message

Brooke Shaw <brookeeshaw@hotmail.com> Tue, Oct 27, 2020 at 12:07 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>

Good afternoon, 

Hi I wanted to reach out as a resident at 1279 Washington Blvd 48009. We lived at 2316 Windemere prior to building on Washington. Love this city and wanted to be closer to
restaurants that we can walk to so we moved closer to town. My son rode his bike to see Santa last year!! 
I would love to see more restaurants towards the north side of town. 
We enjoy the north side of town walking to the restaurants with our 3 kids. 
I’m a small business owner myself and love to see cities have success with pro business efforts. 
If you would like to talk further my cell is below. 

Best, 

Brooke Geisz
Owner
Goldfish Swim School - Carrollton 
____________________________________________
4240 International Pkwy Suite 130,  Carrollton, TX  75007
O: 972-440-3003 | C: 248-840-9050
www.goldfishswimschool.com | Like US on Facebook!

Goldfish Swim School-Carrollton is an independently owned and operated franchise.

CONFIDENTIALITY NOTICE: This email message, including attachments, is for the sole use of the intended recipient and may contain
confidential information.  Any unauthorized review, use, disclosure or distribution is prohibited. If you are not the intended recipient
please contact the sender by email, and destroy the original message.

http://www.goldfishswimschool.com/
https://www.facebook.com/goldfishcarrollton


/

Jana Ecker <jecker@bhamgov.org>

Bongioanni Restuarant Opening
1 message

Amy Gooch <akgooch@gmail.com> Tue, Oct 27, 2020 at 3:47 PM
To: jecker@bhamgov.org

Hello Jenna,

I am a Birmingham resident who enjoys frequenting local restaurants and shopping downtown.  I would like to express our excitement for the new restaurant Joe and Kristin
Bongiovanni are planning to open next to Market.  In difficult economic times it is great news to see an owner investing in our community and bringing a Mexican food option to
Birmingham.

Thank you,

Amy Gooch
911 Brookwood St
Birmingham, MI 48009

https://www.google.com/maps/search/911+Brookwood+St+Birmingham,+MI+48009?entry=gmail&source=g
https://www.google.com/maps/search/911+Brookwood+St+Birmingham,+MI+48009?entry=gmail&source=g


/

Jana Ecker <jecker@bhamgov.org>

Market North End
1 message

Jeffrey M Clarke <clarkejm@torchlake.com> Tue, Oct 27, 2020 at 5:03 PM
To: Jecker@bhamgov.org

Ms Ecker, I am writing in support of the proposal by the owners of Market North End for a “new concept” in the adjoining retail space. As nearby residents in the Little San Francisco
neighborhood, we are frequent and enthusiastic supporters of our nearby restaurants and will welcome a new addition. 

Jeffrey M Clarke
263 Ravine Road
Birmingham MI 48009
248-723-5991



/

Jana Ecker <jecker@bhamgov.org>

New Restaurant at 470 North Old Woodward
1 message

Trang Grider <tmle88@gmail.com> Tue, Oct 27, 2020 at 1:31 PM
To: jecker@bhamgov.org

Hello Ms. Jana Ecker,

I would like to express my excitement for a new Mexican restaurant coming to Birmingham. I think there should be a greater variety of cuisines in the city so we, as Birmingham
residents, do not have to travel far to enjoy. Plus, it's always great to support restaurants and establishments in the city we live in. 

Thank you,
Trang Grider



/

Jana Ecker <jecker@bhamgov.org>

New restaurant in Birmingham near my house
1 message

Jeff DeLamielleure <delajd@sbcglobal.net> Tue, Oct 27, 2020 at 4:47 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>
Cc: Carol Delamielleure <carolsdela@gmail.com>

Ms. Ecker:

Hello.  My wife and I are writing to express our support for the new restaurant being proposed on Old Woodward next to Market North.  We live right
at the corner of Brookside and Ravine.  We really appreciate having restaurants in walking distance of our house, and we have never had any
negative incidents related to the restaurants in our area.  Also we recognize and appreciate the jobs and tax revenue that a new business would
bring to the city.  We are all for another restaurant in the neighborhood.  We hope you will approve the request.  

Sincerely,

Jeff and Carol DeLamielleure
532 Brookside
Birmingham



/

Jana Ecker <jecker@bhamgov.org>

New Restaurant
1 message

Jeff Sakwa <jsakwa@noblerealty.com> Tue, Oct 27, 2020 at 3:47 PM
To: "Jecker@bhamgov.org" <Jecker@bhamgov.org>

My name is Jeff Sakwa and I live in the Dakota 280 Harmon #290
and I am full support of the venture next to market.  Their food and service at current locations is excellent and having a bigger variety will be a nice addition for all of us who live
downtown.

Sent from my iPhone



/

Jana Ecker <jecker@bhamgov.org>

Restaurant - 470 North Old Woodward
1 message

Karamanian, Craig <ckaraman@haartz.com> Tue, Oct 27, 2020 at 12:50 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>

Good afternoon

 

The purpose of this correspondence is to show support for the planned (new) restaurant at 470 North Old Woodward.  As a long time Birmingham resident, my family has enjoyed the
benefits restaurants bring to our beautiful city – togetherness, a time to talk without distractions, laughter and of course excellent food!

 

We’ve enjoyed Market and the North end restaurants for years and hope more opportunities arise for this area.  Please consider this note as ABSOLUTE SUPPORT for this
restaurant and future establishments in this area.

 

Best regards,

Craig and Gina Karamanian

972 Pleasant Street

Birmingham, MI 48009

(248) 535-3939

 

https://www.google.com/maps/search/470+North+Old+Woodward?entry=gmail&source=g
https://www.google.com/maps/search/972+Pleasant+Street+%0D%0A+Birmingham,+MI+48009?entry=gmail&source=g
https://www.google.com/maps/search/972+Pleasant+Street+%0D%0A+Birmingham,+MI+48009?entry=gmail&source=g
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Jana Ecker <jecker@bhamgov.org>

Support FOR 470 North Old Woodward
1 message

Richardson, Kelli <kelli.richardson@atos.net> Tue, Oct 27, 2020 at 1:22 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>

Hello Joe,

 

I have been a Birmingham resident for almost 20 years.  I currently own two properties—

2287 Windemere and 181 Westchester Way.  I am compelled to write and ask for your consideration.

 

I write in support of the new restaurant being requested for approval tomorrow at the site of 470 North Woodward.

We love Market, the owners of Market and the commitment they have made to Birmingham, and the gap this new (excellent) restaurant

would fill on the north side of town!!

 

I certainly hope that you and the board agree and approve their request tomorrow!

 

All my best,

 

Kelli Richardson

 

Kelli Richardson

Birmingham Resident and advocate for growth

M: +1 (248) 385-761-5420
181 Westchester Way, Birmingham, MI 48009

 

 

https://www.google.com/maps/search/181+Westchester+Way?entry=gmail&source=g
https://www.google.com/maps/search/M:+%2B1+(248?entry=gmail&source=g
https://www.google.com/maps/search/181+Westchester+Way,+Birmingham,+MI+48009?entry=gmail&source=g
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Jana Ecker <jecker@bhamgov.org>

Support for 470 Old Woodward
1 message

Mike Richardson <mtr17is@yahoo.com> Tue, Oct 27, 2020 at 1:09 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>

Good Afternoon,

Everyone loves Market!
I lived on Windemere in Pembroke Park for 17 years before moving to Westchester Way 3 years ago.  My wife and I love Birmingham and
specifically the restraints in town.  I understand the owners of Market North End are trying to open a restraint at 470 Old Woodward?  Where do we
sign up?  My family and friends could not be more excited!!!

Everyone loves Market!
Look no further than Market as THE Birmingham restaraunt experience for both "locals" and "not so locals. This is no exaggeration.   People come
to Birmingham because of Market.  The people of Birmingham need to back this "restaurant group" as they help improve the north side of town,
continually elevating Birmingham in terms of restaurants and night life experience,  Have a great day!

Thanks,

Mike Richardson
248-495-2145

181 Westchester Way
Birmingham, MI 48009       

https://www.google.com/maps/search/470+Old+Woodward?entry=gmail&source=g
https://www.google.com/maps/search/181+Westchester+Way+Birmingham,+MI+48009?entry=gmail&source=g
https://www.google.com/maps/search/181+Westchester+Way+Birmingham,+MI+48009?entry=gmail&source=g


/

Jana Ecker <jecker@bhamgov.org>

470 North Old Woodward Restaurant
1 message

John Locker <john@jlmedicalsolutions.com> Wed, Oct 28, 2020 at 1:25 PM
To: "jecker@bhamgov.org" <jecker@bhamgov.org>

Jana,
        My name is John Locker and I live at 570 Aspen Road in Birmingham. My family and I have lived in Birmingham for over 20 years. We fully support the need for more restaurants
at the North End of Birmingham. The group that owns the Market have brought a wonderful dining experience to our city. This is a unique dining place for families to dine as well as
adults to gather with friends. This project has our full support.

John Locker
570 Aspen Road
Birmingham, MI
48009
248 563-3030

Sent from my iPhone





/

Jana Ecker <jecker@bhamgov.org>

470 N.Old Woodward
1 message

Jason Scott <jmaascott@comcast.net> Tue, Oct 27, 2020 at 8:01 PM
To: jecker@bhamgov.org

Hello Janet Ecker/Birmingham planning board- I would like to voice my support for a new restaurant opening on the north end of Birmingham. I’m a Quarton Lake resident that
frequents the restaurants that the petitioners are currently operating and welcome a new addition to our neighborhood.

MARLO SCOTT
JASON SCOTT 
1030 Lakeside Dr.

scottqualityhomes

248-343-2962



/

Jana Ecker <jecker@bhamgov.org>

470 North Old Woodward
1 message

Natalie Gaida <natalie.gaida@gmail.com> Tue, Oct 27, 2020 at 8:55 PM
To: jecker@bhamgov.org

Dear Ms. Ecker,

I am writing on behalf of the proposed restaurant at 470 North Old Woodward.  My husband and I, both long time residents of Birmingham feel that the restaurant is vital
to the development and diversity of the north end of Birmingham.  
Market, owned by the same restaurant group, has introduced a more casual dining vibe that the city has so desperately needed. I understand that the project at 470 will also operate
in the same realm. Good food, good service, and good atmosphere!
My family, along with our other Birmingham friends and neighbors, are excited about a new restaurant in the north end of town! 

Sincerely,

Natalie and Brad Gilling

2107 windemere
Birmingham, MI 48009

Sent from my iPhone



/

Jana Ecker <jecker@bhamgov.org>

Support for Bistro at 470 N. Old Woodward
1 message

John Miller <jnmillerstudio@gmail.com> Mon, Oct 26, 2020 at 11:30 AM
To: jecker@bhamgov.org

Jana Eckker
Planning Director,

I would like to express my enthusiastic support for the proposed Bistro at 470 Old North Woodward. I live within 300ft of the proposed site and feel that this is a perfect location for this
type of establishment and will be an exciting addition to our neighborhood! 
Being next to 'Market' and with the extra setback for outdoor dining in front, this building will be perfectly suited for the proposed use.
Our urban/residential area has a wonderful close-in-town vibe to it, and this will enhance both the value and ambience of the our Ravines neighborhood. 
Being so close to hustle and bustle of city restaurants and commercial activity has always been a strength of our neighborhood.

John N. Miller
544 Brookside Ave.
Birmingham

https://www.google.com/maps/search/470+Old+North+Woodward?entry=gmail&source=g
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November 6, 2020

      

Jana Ecker <jecker@bhamgov.org>

Fwd: Friday Ticker: Two-Home Properties?
1 message

Stuart Jeffares <stuartjeffares@gmail.com> Fri, Nov 6, 2020 at 8:10 AM
To: Jana Ecker <jecker@bhamgov.org>

FYI

---------- Forwarded message ---------
From: Traverse Ticker <info@traverseticker.com>
Date: Fri, Nov 6, 2020, 4:19 AM
Subject: Friday Ticker: Two-Home Properties?
To: Stuart Jeffares <stuartjeffares@gmail.com>

If you cannot read this email, please click here

TC Planning Commissioners Consider Allowing Two-
Home Properties, Making Eighth Street Changes
By Beth Milligan

Traverse City planning commissioners are considering more proposals to continue working toward a goal of

increasing housing and creative development in the city, including allowing two homes to be built on a single lot in

some areas and altering development and zoning guidelines for parts of Eighth Street – a move that could impact

short-term rentals in the corridor.

Two-Home Properties
Planning commissioners gave feedback this week on a staff proposal to increase housing opportunities in the city

by allowing two homes to be built on some properties instead of one. Under existing city rules, only one principal

dwelling – the main home on a property – can be built in R-1 single family dwelling districts. City Planning Director

Russ Soyring noted, however, that there are numerous larger properties in those areas that could accommodate

two homes, as already occurs in some other districts.

http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189633
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189635
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189636
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189637
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189638
mailto:info@traverseticker.com
mailto:stuartjeffares@gmail.com
https://traverseticker.com/
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189632
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189634
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Soyring is recommending changing the rules to allow two principal residences in R-1 districts, provided they meet

certain setback and building requirements. The rules would allow two homes on R-1a lots that have a minimum

size of 14,000 square feet and on R-1b lots that have a minimum size of 8,000 square feet. Each home could

potentially have an accessory dwelling unit (ADU), for a maximum of four dwellings per parcel. Soyring said it

would be important to outline some “reasonable standards” for homeowners that would guide the height and size

of new buildings and to address things like driveway layouts to protect the neighborhood character of properties.

Because many residential properties are located within historic neighborhoods, the city’s Historic Districts

Commission – which approves new buildings in those areas – was asked to weigh in on the proposal. Soyring said

commission members seemed “very supportive” of the amendment, stressing only “a great deal of interest in

maintaining the neighborhood character” and making sure residents understood what they could or couldn’t do

before coming to the commission with proposed building projects. City Director of Municipal Utilities Art Krueger

also provided a memo saying he thought the city’s sewer and water systems could handle an overall 10 percent

density increase in older neighborhoods, though he noted there could be “some exceptions for sewer capacity in

some areas.”

Planning commissioners also said they wanted to make sure the ordinance change wouldn’t incentivize

homeowners to start tearing down historic homes to make way for two buildings on a parcel. “Preventing

unnecessary teardowns is key to not disrupting the fabric and the look and feel of the neighborhood,” said

Planning Commissioner Janet Fleshman.

Soyring said the ordinance amendment could be written to address those concerns and that he believed the

changes “may in fact help save a few historic buildings,” because it would give homeowners flexibility to utilize

their properties more effectively. Planning Commissioner Heather Shaw said she thought the proposal was an

“innovative and even entrepreneurial way for current residents to stay in their homes and perhaps add value, or at

the very least some new neighbors.” Soyring said he would continue to hone the proposed rules for future

discussion and possible action by the planning commission; the board also expressed a desire to reach out to

more neighborhood associations and get feedback on the concept before a final vote.

Eighth Street Changes
Planning commissioners this week scheduled a December 1 public hearing on a series of changes proposed for

the Eighth Street corridor. Those includes changing the zoning rules in the city’s Development (D) Districts, which

include the Ironworks/Midtown area along Eight Street, Lake Avenue, and Cass Street (D-1); the “Depot” section

of Eighth Street on the road’s south side between Boardman Avenue and Railroad Avenue (D-2); and the so-called

“Red Mill” area along Hall Street bordered by Front Street, Gillis Street, and Grandview Parkway (D-3).

Proposed changes to the D districts include lowering building heights in some parts of north Eighth Street that are

near public alleys, adjusting some building frontage and window transparency requirements, and adjusting corner

building requirements to provide clearer vision zones for drivers/pedestrians. The proposal also requires property

http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189639
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189640
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70 Food Pantries To Host Virtual Food
Security Summit
 

The Northwest Food Coalition (NFC), an alliance of
more 70 food pantries, meal sites and baby ...
Read More >>
 

 

 

Peters Wins Reelection In Michigan;
More Election Results
 

Democratic Sen. Gary Peters was declared the winner
of another term in Michigan Wednesday, defeating
Republican ... Read More >>
 

  

owners to keep the front 30 feet of their buildings reserved for occupied use only (not allowing interior parking or

storage in those areas).

Planning commissioners are also considering rezoning the north side of Eighth Street in the 400, 500, and 600

blocks from C-1/C-2 to D-2. That change would make Eighth Street largely one consistent zoning district and open

up retail and other uses for property owners in the corridor. However, planning commissioners expressed concern

that while C-1 and C-2 districts currently have limits on the number of vacation rentals that can operate, D districts

allow unlimited vacation rentals. Some vacation rentals or lodging options – like a small boutique hotel – could fit

the Eighth Street corridor, planning commissioners agreed, but they didn’t want to see unlimited rentals.

Commissioners said they would prefer instead to encourage businesses that could serve the surrounding

neighborhood and build on the momentum and energy created by the reconstruction of Eighth Street.

Accordingly, as part of the discussion to change D district rules and rezone parts of Eighth Street on December 1,

planning commissioners agreed they also want to consider changing D rules to limit vacation rentals to mirror the

C-1 and C-2 rules at the public hearing. Soyring said he will host multiple Zoom meetings with property owners in

the D district in the coming weeks to get their input before the hearing.

http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189642
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189644
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189645
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189641
http://listemailer.traverseticker.com/listemailer/link/f2618e01-7d2a-42fc-b32a-c2dedd71fb6d/189643
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Traverse Connect's New Committee
Aims To Lead Diversity Charge
 

Traverse City – and all of northern Michigan – have
long been seen as a relatively ... Read More >>
 

 

 

Aluminum Can Shortage Has Local
Brewers Sweating
 

First it was a toilet paper shortage. Next? Based on
industry trends, the answer might be ... Read More >>
 

 

7 PM

Virtual Fundraiser
Concert 

Presented by the Music
House Museum to help
support operational ...
Read More >>

 

 

11/07/2020 at 8 AM

Baskets of Bounty
Holiday Donation
Drive for Area
Seniors 
The Grand Traverse County
Commission on Aging is
seeking: paper ...
Read More >>

 

 

11/07/2020 at 8 AM

Call for Artists -
Northport Arts
Association Holiday
Arts Market - ONLINE
Submit application(s),
descriptions & photos of art by
Nov. 11 ... Read More >>

 

 

11/07/2020 at 8 AM

Call for Entries for
10th Annual Young
Playwrights Festival 

Regional high school students
are invited to submit an
original ... Read More >>

 

 

11/07/2020 at 8 AM

Hybrid Virtual
Farmland 5K & Free
for All Bike 

Challenge yourself on the
original course anytime from
Dec. 4-6 ... Read More >>

 

 

11/07/2020 at 8 AM

Northern Home &
Cottage 2020 Virtual
Tour 
Featuring eight homes in
northern MI, along with
contractors, designers ...
Read More >>

 

 

Calendar 

Friday, November 06

More Events
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  UP NORTH ORTHODONTICS

Happy Halloween!!! And it's th
e big game day too! Turns out
our office bleeds Blue, excepti
ng our neutral Ferris fan Go Bl
ue and have a fun and s...

1   11

 

 
GOODWILL NORTHERN
MICHIGAN

Experiencing homelessness is
horrible, yet more than 60,000
people do not have a home in
Michigan today. Every day this
November, we're observing
H...

0   0

 

  ACTION WATER SPORTS

With a wave and a smile! #Thr
owbackThursday | Aquasport
Nashville#TBT #MasterCraftB
oats #StarsAndStripes

0   1

 

 

MICHIGAN HEALTH AND
WELLNESS CENTER

CRYO 4S BODY SCULPTIN
G now available at Michigan
Health and Wellness!CRYO
4S 8 plates integrate cold, m

 

  YMCA

The Grand Traverse Bay YMC
A is looking for talented individ
uals to join our team!Visit our j

 

  SCHMELTZER LAW

Climb mountains! Let us be yo
ur guide... the view from the to
p is worth it! #climbmountains
#movemountains #letusbeyou

Friends2Follow 
A real-time feed of posts from our friends, favorite accounts & hashtags.
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uscle stimulation and LED to
treat stubborn ...

0   0

ob postings to apply today!ww
w.gtbayymca.org/join-our-t...

0   0

rguide #letmebeyourguide #th
e...
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  HYDRO45

Fed up with those old "grow" a
nd "bloom" blends. Check out
@impellobio TriBus "grow" an
d "bloom". An advanced bacte
rial inoculate for use in high-
p...
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  TRAVERSE CITY TICKER

Update from Traverse City A
rea Public Schools (TCAP
S): "TCAPS was informed b
y the Grand Traverse Count
y Health Department on Nov
ember 5, 2020, that...
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NORTHWOODS OFFICE
EXPRESS

With the new drinks-to-go bill i
n place, many businesses are
taking advantage of being abl
e to sell alcoholic beverages t
o go. We are fully equippe...
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REVIVED HYDRATION
WELLNESS & IV SPA TRAVERSE

CITY

Every day brings a choice: to
practice stress or to practice
peace. RevIVed Hydration is
a stress free zone where we
practice peace every single
da...
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GINNY FEY - REAL ESTATE
ONE

The road to buying your first
home can be stressful and c
onfusing, but I can help get y
ou there. My knowledge and
expertise will be your guiding
li...
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  TC STUDIO 2

Try Flat lashes, C Curl, Cc cur
l, Cat eye? Get the lashes & s
hape for your face and know t
hat we customize each set of l
ashes to accent your posit...

0   0
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ABOUT RTA
The RTA (Regional Transit Authority) of Southeast Michigan was created in 2012 to plan for
and coordinate public transportation in the 4-county region of Washtenaw, Wayne, Oakland,
and Macomb counties. Its 10-member board is appointed for three-year terms by the county
executives of Wayne, Oakland, and Macomb counties, the chair of the Washtenaw County Board 
of Commissioners, the Mayor of Detroit, and the Governor of Michigan. The Southeast Michigan 
region is currently served by five transit providers: Ann Arbor Area Transportation Authority 
(AAATA), Detroit Department of Transportation (DDOT), Detroit Transportation Corporation 
(DTC, or the Detroit People Mover), M-1 Rail (or the QLine), and Suburban Mobility Authority for 
Regional Transportation (SMART).
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INTRODUCTION
The RTA has conducted a Mobility-Oriented Development (MOD) Study of select stations along 
key regional corridors in Oakland, Wayne, and Washtenaw Counties to promote coordination 
around strategic mobility and transit investments and encourage collaborative economic 
development. The MOD framework builds on transit-oriented development (TOD) methods by 
examining connections to and from station areas, focusing on station accessibility for defined 
catchment areas. Two corridors of potential stations have been analyzed: the first along 
Woodward Avenue from Detroit to Pontiac, and the other along a potential rail corridor connecting 
Ann Arbor and Detroit. This Action Plan identifies and recommends priority actions for each 
station to best leverage rapid regional transit service on these corridors.

Planners and transit providers in the region helped shape study outcomes by sharing feedback in 
two rounds of engagement. The first round provided a venue for project stakeholders to provide 
input on the type and scale of development anticipated at each station and which modes of 
transportation are most important for accessing each one. In the second round of engagement, 
stakeholders responded to the initial analysis of opportunities for each station to become more 
ready for mobility-oriented development and identified priority actions to take.

The Action Plan is the final document within a suite of deliverables provided to the RTA for 
strategic planning with stakeholders throughout Southeast Michigan:

MOD / TOD Best Practices
Provides an overview of best practices in the field of transit-oriented development and first- and
last-mile connections.

Existing Conditions and Market Analysis
Provides a summary of the zoning, future land use, infrastructure, transportation services, 
development, and market forces already in place within each station area.

Mobility Gap Analysis
Establishes a Mode of Emphasis Framework which identifies the primary mode(s) of 
transportation to access each station and corridor-wide opportunities to enhance essential  
walking and wheelchair infrastructure. The analysis also identifies the gaps between the existing 
mobility infrastructure and services and the envisioned future mobility infrastructure and services 
outlined in the Mode of Emphasis Framework.

Readiness Analysis
Establishes a Typology Framework which identifies the density scale and development types 
envisioned for each station, incorporates the findings of the Mobility Gap Analysis Report, and 
identifies place, connectivity, regulatory, and development opportunities for each station to better 
accommodate MOD, based on both the Typology and Mode of Emphasis Frameworks.

The Action Plan responds to the results of both the Readiness Analysis and the Mobility Gap 
Analysis by suggesting specific actions to address gaps and opportunities, making each station 
more ready to accommodate MOD. Elements of the Action Plan, including recommendations 
to improve station access and affordable housing strategies, were shared in more detail during 
webinars for study stakeholders.

https://rtamichigan.org/mobility-oriented-development-study/
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FRAMEWORKS SUMMARY
MOD is not a one-size-fits-all concept, and typologies can help maintain important distinctions 
between places while still allowing MOD to be applied across broad geographies. A typology 
is a set of categories that sorts station areas by what kind of places they are, or what kind of 
places the community envisions them becoming as MOD takes root over time. Typologies are 
thus aspirational as well as descriptive. Unless the vision for a particular station area radically 
changes, its typology is meant to stay fixed.

A typology usually reflects a blend of:
• The scale and density of land use;
• Location within the region, from the core of the main downtown to the outer suburbs;
• Function in the transit network—a key commuting destination, a multi-modal collector or a 

transfer point; and
• Any key destination around which land use and transportation are organized—an airport, 

campus, stadium, or industrial center.

Once established, specific station areas can be categorized into typologies to help define what is 
envisioned for each one.

In addition to this study’s Typology Framework, 
which focuses on MOD within the immediate station 
area, is the consideration of first-mile/last-mile 
connections linking stations to their surrounding 
catchment areas. These connections not only 
enhance the centrality and accessibility of a station 
area, but extend the footprint of transit-supportive 
development out beyond the quarter- or half-mile 
walkshed of traditional TOD planning.

Identifying gaps in connectivity and planning 
for the future of the mobility network extending 
approximately 2 miles out from each station 
requires consideration of the modes that will be 
used to access the station. The infrastructure 
and facilities supporting different modes must be 
accommodated within limited space and may even 
conflict with one another; therefore, a framework 
for prioritizing those modes that will be used to 
access the station the most – a station’s mode(s) of 
emphasis – is important.

Once established, specific station areas can 
be categorized into the Mode of Emphasis Framework. A Mobility Gap Analysis can then be 
performed to assess how a station area accommodates its mode(s) of emphasis and identify any 
gaps.

MOD
(Station Catchment Area)

up to 2 miles

TOD
(Station Area)

Station

~ ½ Mile

TOD
(Station Area)
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TYPOLOGY FRAMEWORK

NEIGHBORHOOD 
CENTER TOWN CENTER CORE CITY STATION AREA SATELLITE

Typology Categories Destination Overlays

Lower density

2-3 stories typical 
building height of 
immediate station area

More residents than 
jobs

A focus on housing 
development with a mix 
of retail

Medium density

4-6 stories typical 
building height of 
immediate station area

Number of residents 
and jobs are about even

A mix of residential, 
retail, and office 
development

High density

7-10 stories typical 
building height of 
immediate station area

More jobs than 
residents

A focus on office and 
retail development with 
a mix of residential

Major trip or 
employment generator 
within a ½-mile of the 
station

Major trip or 
employment generator 
approximately 1 mile 
from the station

Mixed-use and affordable development
Hospitals, universities, downtowns, museums/

cultural centers, etc.

The Typology Framework consists of 3 typologies and 2 destination overlays. Each station can be categorized as a 
Neighborhood Center, Town Center, or Core City, depending on the envisioned density scale and development types. In 
addition to a typology, one or both of the destination overlays can be applied to each station area, depending on whether a 
major destination such as a hospital or university is within the immediate station area or farther away. Every station area – no 
matter its typology or destination overlay – is envisioned to have mixed-use and affordable development.
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• 2-3+ stories
• Mixed Use (retail and commercial, 

residential)
• Remove Auto-Oriented Uses Over 

Time (gas stations, drivethroughs, 
auto repair shops)

• Replace surface parking with 
development

• No or reduced parking requirements
• Highly walkable

• 2-3 stories
• Mixed Use
• Some surface parking
• Dense Residential (Multi-Family, 

Townhomes)
• Walkable

• Residential / Existing Neighborhood

WOODWARD AVE: NEIGHBORHOOD CENTER CORE AREA

NEIGHBORHOOD AREA

SECONDARY 
TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE AREA

NEIGHBORHOOD AREA
SECONDARY TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE NEIGHBORHOODNEIGHBORHOOD SECONDARY TRANSITION SECONDARY TRANSITION 

• 4-6+ stories
• Mixed Use
• Remove Auto-Oriented Uses Over Time (gas 

stations, drivethroughs, auto repair shops)
• Replace surface parking with development
• No or reduced parking requirements
• Highly walkable

• 2-6 stories
• Mixed Use
• Dense Residential (Multi-Family, 

Townhomes)
• Walkable

• Residential / Existing Neighborhood

WOODWARD AVE: TOWN CENTER
CORE AREA CORE AREA

NEIGHBORHOOD AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

SECONDARY TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE SECONDARY TRANSITION NEIGHBORHOODNEIGHBORHOOD SECONDARY TRANSITION 

• 7-10+ stories
• Mixed Use (mostly office and commercial)
• Little to no surface parking
• Highly walkable

• 4-6 stories
• Mixed Use (neighborhood-serving uses, 

with dense residential)
• Remove Auto-Oriented Uses Over Time (gas 

stations, drivethroughs, auto repair shops)
• Replace surface parking with development
• Highly walkable

• Residential / Existing Neighborhood

WOODWARD AVE: CORE CITY CORE AREA

NEIGHBORHOOD AREA

CORE AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

SECONDARY TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE SECONDARY TRANSITION NEIGHBORHOODNEIGHBORHOOD SECONDARY TRANSITION 

Neighorbood Center

Town Center

Core City

 

TYPOLOGY FRAMEWORK
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MODE OF EMPHASIS FRAMEWORK

STATION 
SCALE STATION ELEMENTS

At the Station
• E-scooters

• Bike parking

• Safe walking / ADA 
connections between 
transit stops

• Transit amenities / waiting 
facilities

• Flexible curb space

• Parking facilities

• Car-share

• Electric vehicle 
charging

Within the 
Secondary 

Transition Area 
(1/4-Mile)

• Bike-share 
station(s) --

• Existing park and 
ride lot

• Potential park and 
ride lots

Within the 
Neighborhood 
Area (1/2-Mile)

-- -- • Convenient freeway 
access

Within 1 Mile 
of the Station

• Complete, comfortable, and accessible pedestrian network to all 
destinations

• Frequent and reliable transit service connecting to key locations

--

• Convergence of 
multiple transit routes or 
connection to a frequent, 
all-day route/service

• Microtransit service

--

Within the 2 
Miles of the 

Station

• Complete 
low-stress 
bike network 
connecting key 
destinations

-- --

The Mode of Emphasis Framework consists of 3 mode categories: biking and micromobility, transit and
microtransit, and ride-hailing and park & ride. Every station area – no matter its mode(s) of emphasis – is
envisioned to have transit connectivity, and accessibility and walkability as fundamental elements of TOD.

Biking + 
Micromobility

Transit +
Microtransit

Ride-Hailing +
Park & Ride
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MODE OF EMPHASIS FRAMEWORK

Transit Station 

Complete Low-Stress Bike 
and Micromobility Network 
Connecting Key Destinations

Bike Share Station

Bike Parking

Designated Micromobility 
Parking Areas (E-Scooters, 
Dockless Bike Share, etc.)

BIKING AND MICROMOBILITY CORE AREA

NEIGHBORHOOD AREA

SECONDARY 
TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

Transit Station 

Complete Low-Stress Bike 
and Micromobility Network 
Connecting Key Destinations

Bike Share Station

Bike Parking

Designated Micromobility 
Parking Areas (E-Scooters, 
Dockless Bike Share, etc.)

BIKING AND MICROMOBILITY CORE AREA

NEIGHBORHOOD AREA

SECONDARY 
TRANSITION AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

MOBILITY AT ALL STATIONS

Frequent and Reliable 
Transit Service Connecting 
to Key Locations

Transit Station 

Complete, Comfortable, 
and Accessible Sidewalk 
Network to All Destinations

Prioritize ADA-Compliant, 
Safe and Appropriately-
Spaced Pedestrian 
Crossings along transit 
corridors and in areas with 
high foot traffic

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE AREA

NEIGHBORHOOD AREA

SECONDARY 
TRANSITION AREA

CORE AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

MOBILITY AT ALL STATIONS

Frequent and Reliable 
Transit Service Connecting 
to Key Locations

Transit Station 

Complete, Comfortable, 
and Accessible Sidewalk 
Network to All Destinations

Prioritize ADA-Compliant, 
Safe and Appropriately-
Spaced Pedestrian 
Crossings along transit 
corridors and in areas with 
high foot traffic

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

CORE AREA

NEIGHBORHOOD AREA

SECONDARY 
TRANSITION AREA

CORE AREA

NEIGHBORHOOD AREA

SECONDARY TRANSITION AREA

Biking + 
Micromobility

Mobility at All 
Stations
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Major Transit Corridor

Transit Routes

Safe Walking Connections 
between Transit Stops

Microtransit “Virtual” Stops 
(created on-demand as 
customers request rides)

Convergence of Multiple 
Transit Routes or Connection 
to a Frequent All-day Service

Microtransit Service (route 
created on-demand as 
customers request rides)

Transit Waiting Facility / 
Amenities

Transit Waiting Facility / 
Amenities (Major Corridor)

TRANSIT AND MICROTRANSIT CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

Transit Station 

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

Major Transit Corridor

Transit Routes

Safe Walking Connections 
between Transit Stops

Microtransit “Virtual” Stops 
(created on-demand as 
customers request rides)

Convergence of Multiple 
Transit Routes or Connection 
to a Frequent All-day Service

Microtransit Service (route 
created on-demand as 
customers request rides)

Transit Waiting Facility / 
Amenities

Transit Waiting Facility / 
Amenities (Major Corridor)

TRANSIT AND MICROTRANSIT CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

Transit Station 

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

1/2 MILE1/2 MILE

Transit + 
Microtransit

RIDE-HAILING AND PARK + RIDE CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

Transit Station 

Flexible Curb Zone for Pick-
Up and Drop-Off near Transit 
Stations

Convenient Access to 
Regional Traffic Network

Car Share

Electric Vehicle Charging

Park and Ride Facility

CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

RIDE-HAILING AND PARK + RIDE CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

Transit Station 

Flexible Curb Zone for Pick-
Up and Drop-Off near Transit 
Stations

Convenient Access to 
Regional Traffic Network

Car Share

Electric Vehicle Charging

Park and Ride Facility

CORE AREA

NEIGHBORHOOD AREA

SECONDARY CORE AREA

1/8 MILE1/8 MILE

1/4 MILE1/4 MILE

Ride-Hailing + 
Park & Ride
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CORRIDOR-LEVEL STRATEGIES
There are certain opportunities and gaps that are widespread, affecting many or most station 
areas along the corridors, or that need to be considered and possibly implemented on a more 
regional scale. These include:

Pedestrian-Friendly Design Guide
Only a handful of stations scored highly in terms of Pedestrian-Oriented Design regulatory 
readiness; few station areas have the guidance and policy in place to allow and encourage 
walkable environments.

Mobility Hubs
Nearly all stations have multiple modes of emphasis, and Transit and Microtransit / Biking and 
Micromobility is an especially common pairing. There is an opportunity to develop a regional 
system of mobility hubs to facilitate easier transfers between modes and enable greater access to 
transit.

Park & Rides
All stations with a Ride-Hailing and Park & Ride mode of emphasis are missing a park & ride 
facility. A strategy is recommended within this plan for park & ride implementation. 

Pedestrian Access to Transit
Fourteen stations score “Very Low” or “Low” in terms of Pedestrian Transit Connectivity 
readiness, lacking safe connections for people transferring between transit stops. The programs 
and infrastructure outlined in this strategy can be used across the corridors and may improve 
pedestrian connectivity to transit.

Affordable Housing
Housing markets and the availability of land vary greatly across the different station areas. A 
regional strategy is recommended to deliver adequate affordable housing near transit.

This section provides a set of recommendations and actions for each of these corridor-level 
strategies.
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The Pedestrian-Friendly Site Design Guide provides 
recommendations for new development or significant redevelopment 
projects and encourages landscaping, circulation and access, and 
facade upgrades to properties along the corridors. The envisioned 
outcome of implementing the guide recommendations is attractive 
and functional property development and an enhanced public 
realm. Some of the guide features, such as street trees and new 
sidewalks, may require a permit from the Michigan Department 
of Transportation (MDOT) and coordination between the local 
municipality, MDOT, and property owner/developer(s) to implement 
site upgrades.

These recommendations, or portions thereof, could be applied to 
all station areas through zoning and integrated with projects in the 
right-of-way. While important throughout the corridor, they are most 
applicable near transit stations. If a developer desires a height 
increase, some of the following amenities could be integrated into the Zoning Ordinance to allow for a Height 
Bonus (i.e. “at least 3 of the following items are required in order to increase the building height to XX ft”). 

Building Location and Design

Use green building and site development techniques, such as an alternative energy system, green roofs, 
electric car charging stations, etc.

Incorporate quality building materials and architecture into the site design (this includes facades, signage, and 
lighting):

• Horizontal and vertical building modulations help to reduce the mass of larger/taller buildings. Pedestrian-
oriented amenities and elements could be incorporated at the first level of the building. 

• Upper stories are setback to help break up the massing of the building and to provide space for balconies 
and decks. 

• If blank walls are necessary due to certain Fire Code regulations, ways to mitigate this include installing 
trellises with vines or plantings, providing for taller plantings that screen a portion of the wall, and/or 
allowing for artwork on the surface of the wall. 

• Require a specified transparency percentage along street-facing facades (50-70%) to ensure interaction 
between pedestrians and the storefront.

• Encourage low-level, building-mounted facade lighting and signs to create a more pleasant and attractive 
pedestrian experience. 

Woodward Corner by Beaumont in Royal Oak

 

PEDESTRIAN-FRIENDLY SITE DESIGN GUIDE

Maple 
Road in 

Downtown 
Birmingham

Dow Diamond Parking 
Lot in Midland, MI
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Site Circulation

• Designate a pedestrian circulation system 
throughout the site that connects to existing 
pedestrian systems and directly from the building 
entrance to the public sidewalk.

• Consider providing clear pathways from the parking 
lot to the building entrance for internal pedestrian 
circulation in larger parking lots.

• Provide pedestrian access between adjacent 
parking lots/properties and illuminate walkways 
through parking areas.

• Avoid locating sidewalks or walkways near delivery 
zones to minimize potential conflicts.

Site Access Design

• Limit the total number of driveways on a site (this 
can be done by restricting curb cuts)

• Design driveways to be safe and accommodating 
for pedestrians and bicyclists crossing them.

• Encourage shared access between adjacent 
properties to minimize the number of driveways.

 
Landscaping and Amenities 

• Provide accessible and visible open space to the 
public (sometimes a certain percentage of the site is 
required to be dedicated to open space – i.e. 5-10% 
is typical).

• Locate open space or plazas could be located near 
bus stops.

• Provide useable space including sitting areas.
• Require more extensive screening and landscaping 

where front yard parking is unavoidable.
• Provide consistent streetscape elements, including 

street trees and amenities to help provide a buffer 
from traffic and visual interest.

Public Art 

Include public art on the site with the following 
considerations:

• Cost is at least 1% of the total project cost
• Design is able to withstand natural elements and 

reasonable public contact for at least 10 years.
• Design is located in an area visible/accessible to the public.

Swope Campus  
Lighting in 

Kansas City, MO

Old Woodward Avenue in 
Downtown Birmingham

Swope Campus 
Parking Lot in 

Kansas City, MO

 

PEDESTRIAN-FRIENDLY SITE DESIGN GUIDE
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A mobility hub refers to a location where multiple transportation networks converge and several mobility options 
are available for transfers between modes. For example, a person could bike to a mobility hub, park their bike, 
then transition to public transit, scooting, or walking. Mobility hubs can be implemented at different scales and 
can be co-located with park & rides. When determining what goes into a mobility hub, local jurisdictions often 
consider surrounding land uses, transportation options, and supportive roadway infrastructure such as bike 
lanes and crosswalks. Some jurisdictions have branded their mobility hubs to provide visibility and familiarity to 
users. 

Mobility Hubs at Different Scales

Transit and Mobility Hubs – Places where three or more transit routes converge and exchange customers, 
possibly at an off-street location, and where more space is allotted for accommodating other modes of 
transportation.

Mid-Scale Mobility Hubs – Involve at least two transit routes as well as some space for other transportation 
modes.

Small-Scale Mobility Hubs – In neighborhoods with limited space, prioritizing connections for active modes of 
transportation (walking and biking).

 

MOBILITY HUBS

Element Transit & Mobility Mid-Scale Small-Scale

Enhanced Bus Shelters

Benches

Real Time Information

Ticketing / Fare Machine(s)

Waste Disposal

Pedestrian Amenities

Wayfinding optional optional

Crosswalks

Walkways

Small-Wheeled Vehicle Amenities

Bike Parking if space allows

Bike Lockers optional

Secured Storage Room optional

Fix-It Station optional optional

Bikeshare if space allows

Scooter Parking if space allows

Wheelchair Chargers

Ride-Hailing and Park & Ride Amenities if space allows

Extras

Branded signage and ground elements optional optional optional

Play space / open space optional optional

1
2
3
4

5
6
7

8
9

10
11
12
13
14

15
16
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Minneapolis GO Hub at
Lowry Ave N & Fremont Ave N

 

MOBILITY HUBS

1

2

3

4

14

8

10

12

9

11

13
5

6

7

15

16
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Examples of Regional Mobility Hub Programs

Transit & Mobility Hubs
San Francisco, California – San Francisco Municipal 
Transportation Agency, known as Muni, constructed a large mobility 
hub that provides access to bus (local and intercity), train, and 
bicycle parking (racks and lockers). The two-block-long structure 
also includes a 5.4-acre rooftop park with an amphitheater, 
children’s play area, walking trail, and fountain. This type of mobility 
hub works for a location where multiple public transit routes stop 
and serves another major transportation mode such as intercity bus, 
intercity rail, and/or car parking. A smaller scale of the rooftop park 
could be incorporated within a park & ride at the 10 Mile/Detroit Zoo 
station on Woodward Avenue.

Philadelphia, Pennsylvania – The historic 30th Street Station is a center of transportation for Philadelphia. 
The station itself includes intercity train and bus, commuter trains, local bus and train, ride-hailing, and bicycle 
facilities. A feature of the station is an area called The Porch, which includes fun play spaces for people of 
all ages, areas to eat outside, and open space for people to sit outside. Although part of a larger station, The 
Porch, which is about the size of 13 parking spaces, could be incorporated into a medium-scale mobility hub.

Los Angeles, CA – LA Metro installed Bike Hubs at key locations in both the bus and rail system. The bike 
hubs are controlled entry. Some locations include bike lockers, staff, repair services, gear sales, bike rentals, 
and bicycling classes.

Mid-Scale Mobility Hubs
Berlin, Germany – Berlin created a mobility hub program that 
includes physical hubs and an integrated application for mobile 
devices. The physical hubs vary by location, but they all have the 
yellow Jelbi branding. The hubs’ branded components include 
bike racks, bikeshare, bike lockers, shared mopeds, carshare, 
public transit, branded signage (on the ground and on totems), and 
branded wayfinding. The phone application allows for a person to 
know all their transportation options, including shared programs and 
public transportation. There are transit agencies within the US that 
are considering branded mobility hubs, but as of this Action Plan the 
information is not publicly available.

Small-Scale Mobility Hubs
Minneapolis, Minnesota – GO is an example of branding to create 
a visual hub of small-wheeled vehicles and public transit. The 
hubs are generally at bus stops and incorporate bikeshare, shared 
scooter parking, branded wayfinding signs, and colorful places to 
sit. This is an example of a mobility hub that could be installed in an 
area with a smaller public right-of-way.

Paris, France – Paris created enhanced bus stations that serve 
as their mobility hubs. This includes a bus shelter with real time 
information and interactive map, lending library, charging stations, 
bikeshare, and bike parking. This is an example of a mobility hub 
that could be installed in an area with a smaller public right-of-way.

Diderot
Station
in Paris

The
Porch in 

Philadelphia

Jelbi
station in 

Berlin

 

MOBILITY HUBS

https://salesforcetransitcenter.com/
https://salesforcetransitcenter.com/
https://www.universitycity.org/the-porch-development
https://bikehub.com/metro/
https://www.jelbi.de/en/jelbi-stations/
http://www2.minneapolismn.gov/publicworks/trans/mobilityhubs
https://www.designboom.com/design/osmose-a-public-transit-station-by-metalco/
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Implementing Mobility Hubs

Grants
The Federal Transit Administration (FTA)has a specialized, competitive grant that funds new bus fleets, 
construction of new maintenance facilities, and bus-related facilities such as bus shelters. The federal share 
is 80% but could be higher for certain projects related to the American Disabilities Act of 1990, the Clear Air 
Act, and certain bicycle projects. Applications are usually due in the Spring. Through this grant, St. Louis, 
Missouri received $350,000 to transform bus stops into mobility hubs to improve safety and improve the rider 
experience with benches, lighting, and real time information. Dubuque, Iowa also received $1,073,000 towards 
public transit, a portion of which is allocated to new solar-powered shelters along bus routes with ticketing 
machines and real time information.

Public-Private Partnership
Some cities such as Washington, DC have a public-private partnership for installing and maintaining bus 
shelters. Generally, the local jurisdiction, in conjunction with the transit agency(ies), is responsible for 
determining the location of bus shelters and ensuring right of way availability. The private company installs and 
maintains the bus shelters, which can include cleaning and repairing any damages. Revenue is generated from 
advertisements in the shelter. This strategy works best when all bus shelters within a jurisdiction are included.

Private Development
For transit stops near development sites, there is an opportunity to include mobility hubs in the development 
conditions and/or incentives. Depending on the location of the project, a developer could install a mobility 
hub with their project as part of a Transportation Demand Management plan. Some local jurisdictions such 
as Charleston, South Carolina have a mobility fund that new developments are required to make a monetary 
contribution to. Sometimes they are allowed to install infrastructure such as bus shelters in lieu of payment. In 
other places like Portland, Oregon, amenities such as a transit-supportive plaza may substitute for required 
parking.

Bicycle Parking
Generally, local jurisdictions are responsible for installing and maintaining bicycle parking within the public 
right-of-way. Some jurisdictions, including Alexandria, VA and Indianapolis, IN, have adopted ordinances and/
or guidance to require bicycle parking as part of major renovations or new development to complement their 
bicycle parking programs. This includes bicycle parking in the public right-of-way. In addition, different types 
of bikes have different parking needs and accommodations for alternate styles of bikes including e-bikes and 
cargo bikes could be considered when planning bicycle parking.

Shared Micromobility: Bikeshare and Scooters
Bikeshare and electric scooters are typically privately operated. Each operator has specific metrics and 
conditions for determining the places they operate. One consideration is jurisdictions that have a permitting 
process and/or regulatory framework for them to operate, such as Long Beach, California’s dockless vehicle 
guidance or Baltimore, Maryland’s permit program. Generally, this is done at a jurisdictional level. However, 
it is recommended that the jurisdictions within a region work together so people can use the scooters across 
multiple jurisdictions. Planners and community members interested in expanding existing bikeshare and 
scooter services into their community could suggest the new location to the private operator and encourage 
other community members to show their interest, especially if a mechanism like MoGo’s online “Suggest 
a Station” mapping tool is provided. If letters from local community groups, businesses, etc. outlining their 
support, interest, and why the community would benefit can be gathered, this may contribute to a stronger ask. 
Considerations when bringing the community conversation to private operators include candidate site suitability 
and funding.

 

MOBILITY HUBS

https://www.transit.dot.gov/bus-program
https://www.transit.dot.gov/funding/grants/fiscal-year-2019-bus-and-bus-facilities-projects
https://www.transit.dot.gov/funding/grants/fiscal-year-2019-bus-and-bus-facilities-projects
https://www.transit.dot.gov/funding/grants/fiscal-year-2020-buses-and-bus-facilities-projects
https://clearchanneloutdoor.com/products/transit-shelters/
https://www.portlandonline.com/shared/cfm/image.cfm?id=53320
https://www.portlandonline.com/shared/cfm/image.cfm?id=53320
https://www.alexandriava.gov/uploadedFiles/tes/AlexandriaBicycleParkingRequirements.pdf
https://library.municode.com/in/indianapolis_-_marion_county/codes/code_of_ordinances?nodeId=TITIIIPUHEWE_CH744DEST_ARTIVPALODRRO_S744-403ADREOREPA
http://www.longbeach.gov/goactivelb/programs/micro-mobility-program/
https://transportation.baltimorecity.gov/bike-baltimore/dockless-vehicles
https://mogodetroit.org/maps/suggest-a-station/
https://mogodetroit.org/maps/suggest-a-station/
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PARK & RIDES

For stations that have a Ride-Hailing and Park & Ride mode of emphasis, there is an opportunity to implement 
park & rides where people can transition between vehicles and public transit. Some jurisdictions partner with 
private property owners to repurpose all or a portion of an underutilized parking lot. This can be accomplished 
with a memorandum of understanding or formalized agreement. Other jurisdictions construct public parking 
garages that include bus loading/unloading areas, wayfinding, vehicle circulation, and demarcated areas for 
passenger drop-off and pick-up.

Park & Ride Elements

• Parking (surface lot or structure)
• Bus loading/unloading areas
• Access and circulation
• Drop-off and pick-up areas
• Lighting and signage
• Green infrastructure
• Carshare
• Electric vehicle charging
• Mobility hub integration

from the Virginia Department of 
Transportation’s Park & Ride Guidance

Carshare at Jelbi 
station in Berlin
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Examples of Park & Rides

Charleston, South Carolina – Charleston Area 
Regional Transportation Authority (CARTA) has 
agreements with businesses and private property 
owners to use their lots for park & ride. 

Meridian, Idaho – Community Planning 
Association of Southwest Idaho (COMPASS) has 
a template agreement for park & ride lots that can 
used by multiple jurisdictions. 

Commonwealth of Virginia – The Virginia 
Department of Transportation park & ride guidance 
includes basic components of a park & ride and 
provides specific guidance based on type (High Density, Medium Density, and Low Density). The guidance 
outlines features that are required, preferred, and suggested. 

College Park, Maryland – Most Washington Metropolitan Area Transit Authority (WMATA) Metrorail stations 
have Metrobus bays, bicycle racks, bikeshare, and bicycle lockers. The College Park metro station has a 
parking garage that serves as a park & ride. Integrated into the garage is a large controlled-access area with 
parking for about 100 bicycles. This “Bike & Ride” includes parking for cargo bicycles and a fix-it station. This 
type of hub shows how a secured bike parking facility can be incorporated within a park & ride garage or lot.

WMATA 
Bike & 

Ride

from the Virginia Department of 
Transportation’s Park & Ride Guidance

 

PARK & RIDES

https://www.ridecarta.com/services/park-ride/
https://www.compassidaho.org/documents/prodserv/mobility/Toolkit/Carpooling/Templates/Park_and_Ride_Lease_Model_Agreement_Template.pdf
https://www.virginiadot.org/travel/resources/parkAndRide/Park_Ride_Design_Guidelines.pdf
https://www.virginiadot.org/travel/resources/parkAndRide/Park_Ride_Design_Guidelines.pdf
https://www.wmata.com/service/bikes/bike-and-ride.cfm
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PEDESTRIAN ACCESS TO TRANSIT

There is a clear opportunity for making stations 
more accessible to surrounding residents and 
jobs based on the review of current conditions 
and mobility gaps along the study corridors. 
In most cases, these gaps do not require 
significant capital investment to address and 
could be improved through routine, low cost 
safety and ADA improvements or the installation 
of facilities such as sidewalks, shared use 
paths, bike lanes, and transit station amenities.  

The RTA and other regional partners such as 
SEMCOG could consider funding resource 
development for improving transit accessibility 
along major transit corridors such as Woodward 
Avenue. A similar program administered by 
RTA Chicago utilizes federal CMAQ funding 
to support small-scale projects that improve 
transit access and are documented as needs in 
local planning processes. Since 2012, this has 
led to $13 million spent on 28 local community 
projects that range from pedestrian and bicycle 
paths that provide connections to regional 
transit hubs, to crosswalks and intersection 
safety enhancements that target ADA and 
accessibility gaps along bus transit corridors 
(see image examples).

In addition to such a program that establishes 
a recurring mechanism for small-scale 
investments, the RTA could also partner with its 
service provider partners (e.g., SMART, DDOT, 
AAATA) and local communities to access 
federal funding resources for larger-scale 
connectivity investments. Examples of such funding resources at the federal level include BUILD (formerly 
TIGER) grants as well as the Capital Investment Grants program administered by the FTA.

The toolbox on the following page is a guide to developing pedestrian-friendly intersections for accessing 
transit.  Recommended treatments include, but are not limited to, those shown in the table. A full list of potential 
treatments and conditions under which they could be implemented can be found in the National Cooperative 
Highway Research Program (NCHRP) Guidance to Improve Pedestrian and Bicyclist Safety at Intersections 
(2020) report.

RTA 
Chicago

RTA 
Chicago

https://www.rtachicago.org/plans-programs/access-transit-program
https://www.rtachicago.org/plans-programs/access-transit-program
http://www.trb.org/Main/Blurbs/180624.aspx
http://www.trb.org/Main/Blurbs/180624.aspx
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Treatment Description

Pedestrian Refuge Island Raised median that limits pedestrian exposure to oncoming traffic and provides a 
mid-crossing “refuge” for crossings that may take multiple light cycles

Accessible Pedestrian Signals Pedestrian signals that provide visual and audible crossing cues

Marked Crosswalks Markings on the roadway clearly denoting pedestrian crossings (can incorporate 
public art)

No Right Turn on Red 
Signalization and Signage

Deters drivers from turning into the path of crossing pedestrians and allows 
pedestrians to cross when signaled without interference from turning traffic

Rectangular-Rapid Flashing 
Beacons (RRFBs)

Brightly colored signage with flashing lights that signal when a pedestrian is, or is 
preparing to, cross the roadway

Bump-Outs Curb extensions into the roadway that decrease crossing distance for pedestrians 
and may assist with traffic calming and slowing turning traffic

ADA-Compliant Curb Ramps Ramps that provide detectable transitions from the sidewalk to the roadway in 
compliance with the Americans with Disabilities Act (ADA)

1

2

3

4

5

6

7

1 2 3 4

5 6 7

from the NACTO Urban 
Street Design Guide

Pedestrian Safety Toolbox

 

PEDESTRIAN ACCESS TO TRANSIT
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AFFORDABLE HOUSING

Transit stations and the areas around them are community assets. Proximity to quality transit along with other 
mobility options can improve access to jobs and other destinations. These are critical benefits to individuals 
and households without reliable access to a private vehicle. Ensuring quality and affordable housing options 
along the study corridors is an essential for corridor communities as land values continue to rise.

Housing affordability was incorporated into the MOD Readiness Analysis as both Place-Based and Regulatory-
Based Metrics:
• Affordable Housing Inventory (Place-Based) measures the number of federally assisted rental housing 

units within the 1/2-mile station area and how well that compares to what is expected for the station’s 
typology. Outcomes provide context for the affordability of living in the station area.

• Affordable Housing Policies (Regulatory-Based) measures to what extent affordable housing is 
encouraged within the 1⁄4-mile station area. Outcomes provide context for whether or not the mixed-income 
development envisioned in the station area is permitted and encouraged.

An equitable development framework requires local action and regional stakeholders to identify and agree 
upon regional strategies, funding opportunities, policy recommendations, and prioritization of publicly-owned 
developable land.

Potential Regional Strategies

Case studies in Indianapolis, Indiana and Denver, Colorado are described in the MOD Affordable Housing 
Memo as examples of partnerships created between public and private agencies/organizations to finance 
affordable housing as part of TOD initiatives accompanying mass transit investments. 

The Indianapolis Equitable Transit-Oriented Development (eTOD) Loan Fund, modeled in part after Denver’s 
Regional TOD Fund, was facilitated by the City of Indianapolis, Cinnaire, and the Indianapolis Neighborhood 
Housing Partnership (INHP) and involved collaboration with banks, nonprofit and for-profit developers, 
and public sector and foundation representatives. Similar efforts in Southeast Michigan may require 
interjurisdictional collaboration, which was successfully achieved in Denver’s Regional TOD Fund.

Funding Opportunities and Policy Recommendations

There are also many local, state, and federal funding resources that could help establish and encourage 
affordable housing along the study corridors. Some of those additional resources and tools include:
• Project-Based TIFs
• Michigan Senate Bill No. 110: Grants the authority to local governments to use voluntary incentives and 

agreements to incentivize the production of affordable housing.
• Federal Housing Finance Agency (FHFA): Affordable Housing Program (AHP)
• U.S. Department of Housing and Urban Development (HUD) Choice Neighborhoods Program
• Opportunity Zones
• Michigan State Housing Development Authority (MSHDA): 9% Low Income Housing Tax Credit (LIHTC) 

Program
• MSHDA Direct Lending Program
• MSHDA Pass-Through Program
• City of Detroit: Affordable Housing Leverage Fund
In addition to the opportunities listed above, communities may consider zoning changes recommended in the 
Station Action Plans to increase the supply of housing in transit station areas, as well as focusing existing 
programs and initiatives on transit corridors. These opportunities are described in further detail in the MOD 
Affordable Housing Memo.

https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://www.inhp.org/news/etod-launch
https://www.urbanlandc.org/denver-transit-oriented-development-fund/
https://www.urbanlandc.org/denver-transit-oriented-development-fund/
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
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Prioritization of Publicly Owned Developable Land

Publicly-owned property within a half mile of each of the station areas was identified as part of the MOD 
Affordable Housing Memo, as public land is a powerful tool that local, county and state agencies may use 
to incentivize or require the development of affordable housing. These properties (or development rights on 
these properties) can 
be sold to developers 
at a reduced cost 
or given away at no 
cost in exchange 
for a commitment to 
specific affordability 
requirements.

The State Land Bank 
of Michigan (SLBA) 
has recently renewed 
its efforts for proactive 
land banking to support 
land assemblage 
partnerships between 
the SLBA, county land 
banks and localities 
for redevelopment 
opportunities including 
TOD.

HIGHLAND
PARK

DETROIT

!

!

!

!

!

Trowbridge St
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McNichols Rd

7 Mile Rd

State Fair

1

10
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CITY OF DETROIT AFFORDABLE HOUSING:
PIPELINE PROJECTS

1

10
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HOUSING: PROJECTS COMPLETED 
& UNDER CONSTRUCTION

0 0.25 0.5 1
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State Land Bank Owned Parcels

Wayne County Land Bank Owned Parcels

Detroit Land Bank Owned Parcels

PUBLICLY OWNED PROPERTY

Homestead Enterprise Zone

New & RehabilitatedEnterprise Zone 

CITY OF DETROIT ENTERPRISE ZONES

LAND BANK PROPERTIES IN 
THE CITIES OF DETROIT (7 MILE, 

MCNICHOLS, TROWBRIDGE), AND 
HIGHLAND PARK

Soul Harvest Ministries Veterans Housing 
Project, Church St
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https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
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STATION ACTION PLANS
This section presents a list of actions for each station area, developed based on stakeholder 
engagement and the MOD Readiness Analysis that assessed stations across a variety of metrics. 
These actions are organized by category and timeline (see key below) and provide a short list of 
enhancements that could best prepare each station to become a more accessible, connected, 
and vibrant station area in keeping with its designated typology.

Action Categories        Place    Connectivity           Regulatory     Development

Action Timelines       (within 2-3 years)             (more than 2-3 years)

For the Downtown Pontiac, Catalpa Drive / 11 Mile Road, McNichols Road / Manchester Parkway, 
Ypsilanti, and Dearborn stations this section goes into greater detail on opportunities and 
recommendations. These are locations where there is not currently significant transit-supportive 
growth and investment, but where the analysis shows near-term opportunities for economic 
development and enhanced connectivity based on needs, available development sites, current 
planning, and market potential.

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Each station’s action plan is based on the following information:

Typology describes the density scale and development types 
envisioned for the station: Neighborhood Center, Town Center, or 
Core City.

Destination Overlay(s) indicate whether a regional destination is 
within 1/2-mile of the station (Station Area), 1 mile of the station 
(Satellite), or both.

Mode(s) of Emphasis indicate which mode(s) or transportation, 
besides walking and wheelchair, are prioritized for accessing the 
station:

Biking and Micromobility                   Transit and Microtransit

Ride-Hailing and Park & Ride

Readiness indicates the station’s overall readiness level, identified by 
the MOD Readiness Analysis:

Plan:  limited near-term potential or significant gaps to be 
addressed

Build: potential could be captured by addressing key 
opportunities

Strengthen:  have largely achieved readiness (enhancement 
opportunities exist)

Short Term Long Term

1 2 3 4
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WOODWARD AVENUE CORRIDOR
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Downtown Pontiac serves as the northern terminus of the Woodward Avenue corridor and has multiple transit 
routes branching out from the current FAST stop, including the recent FAST route extension to Great Lakes 
Crossing, and thus is both a destination as well as a key origin. It is a “Build” station whose surrounding area 
offers significant opportunity sites for mixed-use and dense growth, which is supported by local planning. While 
the station area has a low growth rate, adding affordable housing through regulations and incentives and 
encouraging development of opportunity sites could better prepare the station area to reach the population and 
employment densities of 7,900 plus residents and 30,000 plus jobs expected for the Core City ½-mile area.

DEVELOPMENT & REGULATORY ACTIONS
Recommended Action Implementer

Use state incentives and partner with anchor institutions to foster new 
development and the renovation / re-activation of existing structures.

City of Pontiac, MEDC, 
anchor institutions 
(hospitals / Oakland 
County government)

Short Term

Leverage public land holdings and a regional affordable housing strategy 
to develop more affordable housing and a greater diversity of housing 
options.

City of Pontiac, State 
Land Bank

Long Term

Consider creating a TOD Overlay District (as recommended in 2014 
Master Plan) to potentially include the following:
• Prohibit or limit auto-oriented uses within the Overlay (Auto Service, 

drive-thrus, etc.).
• Decrease minimum front yard setbacks from 10 feet in C-2 and C-3 

zoning districts to 0-5 feet. 
• Permit taller buildings in R-3 district (currently 35 feet – could be 4-6 

stories instead) to encourage greater residential density surrounding 
TOD.

• Permit taller buildings in the C-3 district – especially along Woodward 
Avenue (currently only 35 ft is permitted). Minimum height could be 
2-3 stories tall with no maximum or 6-8 story maximum height.  

• Decrease minimum lot area in C-3 district from 6,000 sq ft to 3,000 sq 
ft to allow for greater density (this would match minimum lot area in 
the C-2 district).

• Allow for shared parking within 1,500 feet of a transit hub (currently 
allows for just 500 feet).

• Prohibit front yard parking and encourage or require rear yard parking 
where possible.

• Adjust parking maximum limitation from 200% to 150% of required 
minimum parking.

• Adjust parking requirements for the following:
• Mixed-Use Dwellings: 0.5 spaces per bed (instead of 0.9).
• Multi-Family Dwellings: 0.75 spaces per bed (instead of 1.1).

• Require bike parking with new development, expansions of 125% GFA 
or greater, or change of use.

City of Pontiac -- Zoning

Include pedestrian-friendly site design standards. City of Pontiac -- Zoning

DOWNTOWN PONTIAC

1

2

3

4

https://www.michiganbusiness.org/services/incentives-and-taxes/
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REDEVELOPMENT OPPORTUNITY SITES - LONG TERM
• Current use is viable, but opportunities exist for 

growth that aligns with the aspirational typology.
• Long range redevelopment potential.
• Individual or combined parcel size and proportions 

are conducive to urban redevelopment.

REDEVELOPMENT OPPORTUNITY SITES - NEAR TERM
• One-story development and/or low intensity uses.
• Near term redevelopment opportunity.

FUTURE OPPORTUNITY SITES
• Per MOD Market Analysis

PUBLICLY OWNED PROPERTY

LEGEND

1/8 1/8 mimi

DOWNTOWN 
PONTIAC

WOODWARD AVE

W
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SURFACE 
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SURFACE 
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DOWNTOWN PONTIAC

Typology

Destination 
Overlay(s)

Readiness

DEVELOPMENT OPPORTUNITIES

REDEVELOPMENT OPPORTUNITY SITES - LONG TERM
• Current use is viable, but opportunities exist for 

growth that aligns with the aspirational typology.
• Long range redevelopment potential.
• Individual or combined parcel size and proportions 

are conducive to urban redevelopment.

REDEVELOPMENT OPPORTUNITY SITES - NEAR TERM
• One-story development and/or low intensity uses.
• Near term redevelopment opportunity.

FUTURE OPPORTUNITY SITES
• Per MOD Market Analysis

PUBLICLY OWNED PROPERTY

LEGEND

1/8 1/8 mimi
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Mode(s) of 
Emphasis

Readiness

DOWNTOWN PONTIAC
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STATE

Pontiac
General
Hospital Amtrak

Station

59

59

1 MILE

5
3

1

4

1/2 MILE

1

1
1

1

1

1
5

Station
Planned SMART Routes
Sidewalks
Crosswalks
Roads
Railroads

3

CONNECTIVITY ACTIONS

Recommended Action Implementer

Increase frequency on SMART routes into Downtown 
Pontiac (as recommended in 2020 SMART Path 
Plan): Routes 275, 450, 752, 753, and 756.

SMART, City of Pontiac, and employers 
-- potential CMAQ funds and/or Employers 
Transit Subsidy as part of TDM program Short Term

Add microtransit service with coverage of Downtown 
Pontiac, the Amtrak station, and surrounding 
neighborhoods.

SMART, City of Pontiac, and employers 
-- potential CMAQ funds and/or Employers 
Transit Subsidy as part of TDM program

Improve sidewalk and crosswalk connectivity to the 
Amtrak station and Pontiac General Hospital. City of Pontiac

Develop a mobility hub and park & ride utilizing the 
Phoenix Center and/or surrounding parking facilities. SMART and City of Pontiac Long TermCarry out the conversion of the Woodward Loop to 
two-way traffic and enhance safety of pedestrian 
crossings across Woodward Ave.

MDOT

1

2

3

4

5

area
wide

http://smartpathplan.org/
http://smartpathplan.org/
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DOWNTOWN PONTIAC

Downtown Pontiac is a “Build” station with opportunities to more safely and comfortably accommodate 
pedestrian connections between transit services. Additionally, the number of transit routes connecting at this 
location and walkable downtown street grid are indicators of an opportunity to integrate a full Transit and 
Mobility Hub and park & ride that includes all types of connections and amenities at the station:
• Enhanced bus shelters with benches, real time information, ticketing/fare machine(s), and waste disposal;
• Small-wheeled vehicle amenities including bike parking (could include bike lockers and/or a secured 

storage room), bikeshare, a Fix-It Station, scooter parking, and wheelchair chargers;
• Pedestrian amenities including wayfinding, crosswalks, and walkways; and
• Extras such as branded signage and ground elements, play spaces, and/or open spaces.

DOWNTOWN PONTIAC
TRANSIT & MOBILITY HUB

Amtrak Station

Pedestrian Crossing

Downtown Pontiac Station

Enhanced
Bus Shelters

Open Spaces

Pedestrian Amenities
Small Wheeled 

Vehicle Amenities

Parking Garage

Bike Hub
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E

W
O

O
D

W
A
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U

E

WATER STREET

JUDSON STREET

TRANSIT AND MOBILITY HUB4



Action Plan // 27DRAFT

SOUTH BLVD

MLK
 JR

 B
LV

D

W
OODW

ARD AVE

ST. JOSEPH MERCY OAKLAND

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

1/2 MILE

Station
St. Joseph Mercy Oakland Hospital land
Sidewalks  Roads
Crosswalks  Railroads

The station at St. Joseph Mercy Oakland Hospital is a “Plan” station with key opportunities to take first 
steps towards connectivity and regulatory readiness. The most significant opportunities are in expanding 
the reach and connectedness of the sidewalk network to more than half of the 1-mile station area, enabling 
pedestrians to cross Woodward Avenue, and managing parking through relaxed parking requirements or 
parking maximums, incentives, shared parking, and/or public/private strategies.

1

4

Recommended Action Implementer

Add lighting at FAST Woodward bus stops. MDOT

Short Term

Complete sidewalk network along Woodward Ave. MDOT and adjacent property owners

Add microtransit service with coverage of St. Joseph 
Mercy Oakland Hospital, South Boulevard Industrial 
Park to the east, and the surrounding neighborhoods.

SMART, City of Pontiac, and employers 
-- potential CMAQ funds and/or Employers 
Transit Subsidy as part of TDM program

Implement pedestrian crossings of Woodward Ave at 
Martin Luther King Jr. Boulevard. MDOT

Long Term

2

4

1
1

2

8

2

3
area
wide
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Recommended Action Implementer

Consider creating a TOD Overlay District (as recommended in 2014 
Master Plan) to potentially include the following:
• Prohibit or limit auto-oriented uses within the Overlay (Auto Service, 

drive-thrus, etc.).
• Decrease minimum front yard setbacks from 10 feet in C-2 and C-3 

zoning districts to 0-5 feet. 
• Permit taller buildings in R-3 district (currently 35 feet – could be 4-6 

stories instead) to encourage greater residential density surrounding 
TOD.

• Permit taller buildings in the C-3 district – especially along Woodward 
Avenue (currently only 35 ft is permitted). Minimum height could be 
2-3 stories tall with no maximum or 6-8 story maximum height.  

• Decrease minimum lot area in C-3 district from 6,000 sq ft to 3,000 sq 
ft to allow for greater density (this would match minimum lot area in 
the C-2 district).

• Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use.

• Allow for shared parking within 1,500 feet of a transit hub (currently 
allows for just 500 feet). 

• Prohibit front yard parking and encourage or require rear yard parking 
where possible.

• Adjust parking maximum limitation from 200% to 150% of required 
minimum parking.

• Adjust parking requirements for the following:
• Mixed-Use Dwellings: 0.5 spaces per bed (instead of 0.9).
• Multi-Family Dwellings: 0.75 spaces per bed (instead of 1.1).

City of Pontiac -- Zoning

Long Term

Consider adopting a TOD Overlay District for a ¼- to ½-mile around the 
station area to potentially include the following:
• Broaden the array of uses and allow horizontal or vertical mixed uses 

(such as residential with office or commercial) for properties along 
Woodward Avenue.

• Allow building heights to be between 2-3 stories high (minimum of 2 
stories).

• Minimum front yard setback reduced to 0-10 feet (instead of 25 feet).
• Incentivize bike parking with reduction on parking minimums.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of a transit hub.

Bloomfield Township -- 
Zoning

Include pedestrian-friendly site design standards.
City of Pontiac and 
Bloomfield Township -- 
Zoning

Leverage transit to reduce onsite parking requirements and allow for St. 
Joseph Mercy Oakland Hospital to expand if desired.

City of Pontiac -- Zoning 
and St. Joseph Mercy 
Oakland Hospital

ST. JOSEPH MERCY OAKLAND
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SQUARE LAKE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness
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Potential Park & Ride Locations
Sidewalks
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Potential Drop-Off and Pick-Up Zones

As one of the corridor’s stations without transit service today, Woodward Avenue and Square Lake Road 
is a “Plan” station with key opportunities to take first steps towards connectivity and regulatory readiness. 
The most significant opportunities are in expanding the reach and connectedness of the sidewalk network 
to more than half of the 1-mile station area and updating zoning and future land uses to be consistent with 
the two to three stories of residential and mixed retail envisioned for the Neighborhood Center typology. 
There are additional opportunities to manage parking, support pedestrian-oriented design, and encourage 
affordable housing through regulations and incentives.
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3

6

7

Recommended Action Implementer

Add lighting at the Woodward Ave and Square Lake Rd intersection. MDOT

Short Term

Enhance pedestrian crossing safety at the Woodward Ave and Square 
Lake Rd intersection. MDOT -- Safety Audit

Improve sidewalk and crosswalk network connectivity, especially to the 
South Boulevard Industrial Park (to the northeast).

Bloomfield Township, City 
of Bloomfield Hills, City 
of Pontiac, and Oakland 
County (Square Lake Rd)

Manage the curb to designate a rideshare drop-off and pick-up zone.
Bloomfield Township 
and MDOT -- Curbside 
Management Plan

Add park & ride. Potential lots at Kingswood Shopping Plaza or CVS, 
taking advantage of underutilized surface parking.

Bloomfield Township 
and MDOT -- land lease 
agreement, potential 
CMAQ funds

Long Term

Consider adopting a TOD Overlay District for a ¼- to ½-mile around the 
station area to potentially include the following:
• Broaden the array of uses and allow horizontal or vertical mixed uses 

(such as residential with office or commercial) for properties along 
Woodward Avenue.

• Allow building heights to be between 2-3 stories high (minimum of 2 
stories).

• Minimum front yard setback reduced to 0-10 feet (instead of 25 feet).
• Incentivize bike parking with reduction on parking minimums.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of a transit hub.

Bloomfield Township

Include pedestrian-friendly site design standards. Bloomfield Township

1

2

4

SQUARE LAKE ROAD

area
wide

area
wide

5



Action Plan // 31DRAFT

LONG LAKE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness
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34

Station
Potential Park & Ride Locations
Sidewalks
Crosswalks
Roads
Potential Drop-Off and Pick-Up Zones

As one of the corridor’s stations without transit service today, Woodward Avenue and Long Lake Road is 
a “Plan” station with key opportunities to take first steps towards connectivity and regulatory readiness. 
The residential population density falls short of the 6,300 expected for the Neighborhood Center ½-mile 
area, and there is significant opportunity to update zoning and future land uses to be consistent with 
the two to three stories of residential and mixed retail envisioned for a Neighborhood Center. Other 
significant opportunities include expanding the sidewalk network, creating a more of a street grid with a 
higher intersection density, accommodating ride-hailing and park and ride, managing parking, supporting 
pedestrian-oriented design, and encouraging affordable housing.

1

1

1

1
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1

2

Recommended Action Implementer

Manage the curb to designate a rideshare drop-off and pick-up zone.
City of Bloomfield Hills 
and MDOT -- Curbside 
Management Plan

Short Term

Add pedestrian crossings at Woodward Ave and Long Lake Rd.
MDOT (Woodward Ave) 
and Oakland County 
(Long Lake Rd)

Long Term

Add sidewalks leading up to the Woodward Ave and Long Lake Rd 
intersection.

MDOT (Woodward Ave) 
and Oakland County 
(Long Lake Rd)

Add park & ride. Potential sites at parking structure to the northwest of the 
station, Northern Trust, or multi-business complex at the southwest corner 
of Long Lake Rd and Woodward Ave.

City of Bloomfield Hills 
and MDOT -- land lease 
agreement, potential 
CMAQ funds

Consider adopting a TOD overlay that potentially includes the following: 
• Broaden the array of uses and allow horizontal or vertical mixed uses 

(such as residential with office or commercial) for properties along 
Woodward Avenue.

• Allow building heights to be between 2-3 stories high.
• Minimum front yard setback reduced to 10-15 feet (instead of 35 

feet+).
• Incentivize bike parking with reduction on parking minimums.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of a transit hub.

City of Bloomfield Hills

Include pedestrian-friendly site design standards. City of Bloomfield Hills
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MAPLE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness
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High Short Trip Demand Areas
Parking
Planned Microtransit Zone
Planned SMART Routes
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads

Woodward Avenue and Maple Road is a “Strengthen” station with key opportunities to improve connectivity 
readiness by safely and comfortably accommodating pedestrian connections between transit services, 
providing more direct routes with higher frequency to regional destinations, and better accommodating 
biking, micromobility, transit, and microtransit. The residential population falls short of the 7,900 expected 
for the Town Center ½-mile area, and greater density could be fostered by encouraging affordable housing, 
and freeing up more land for development.
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7

8

Recommended Action Implementer

Add lighting along E Maple Rd. City of Birmingham

Short Term

Enhance pedestrian crossing safety at the Woodward Ave and 
Maple Rd intersection. MDOT -- Safety Audit

Improve sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas.

City of Troy to the east, City 
of Birmingham and MDOT 
(Woodward Ave) to the south, 
and adjacent property owners for 
sidewalks

Increase frequency on SMART Crosstown Route 780 (as 
recommended in 2020 SMART Path Plan).

SMART, City of Birmingham, and 
employers -- potential CMAQ 
funds and/or Employers Transit 
Subsidy as part of TDM program

Add microtransit service with coverage of Downtown Birmingham, 
the Triangle District, the Rail District, the Troy Amtrak station, 
and remote parking areas, building off of the recommended Troy 
Microtransit Zone from the 2020 SMART Path Plan.

SMART, Cities of Birmingham 
and Troy, and employers -- 
potential CMAQ funds and/or 
Employers Transit Subsidy as 
part of TDM program

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART and City of Birmingham

Long Term

Expand bike parking requirements from the Triangle Overlay to the 
Downtown Overlay District.
• Could include long-term bike parking requirements and 

specificities and design, location, etc. 
• Incentivize bike parking by allowing reductions in vehicular 

parking minimums.

City of Birmingham -- Zoning

Include pedestrian-friendly site design standards. City of Birmingham -- Zoning

Promote shared parking opportunities and use of commercial 
parking for other users off-hours for areas outside of the parking 
assessment district.

City of Birmingham

Reduce parking requirements east of Woodward Ave and promote 
infill opportunities and density on surface lots.

City of Birmingham -- Zoning10
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14 MILE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and 14 Mile Road is a “Plan” station with key opportunities to take first steps towards 
connectivity and regulatory readiness. The most significant opportunities are to provide more direct routes 
with higher frequency to regional destinations, accommodate ride-hailing and park and ride, and update 
zoning and future land uses to be consistent with the two to three stories of residential and mixed retail 
envisioned for a Neighborhood Center.

Station
Planned Microtransit Zone
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Roads
Railroads
Potential Drop-Off and Pick-Up Zones
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8

9

Recommended Action Implementer

Add lighting at northeast corner of Woodward Ave and 14 Mile Rd 
intersection.

MDOT (Woodward Ave) and City 
of Birmingham (14 Mile Rd)

Short Term

Enhance pedestrian crossing safety at the Woodward Ave and 14 
Mile Rd intersection. MDOT -- Safety Audit

Connect the sidewalk and crosswalk network across the rail line to 
the Troy Transit Center and nearby shopping.

Canadian National Railway, and 
Cities of Birmingham and Royal 
Oak

Implement the Troy Microtransit Zone as recommended by the 
2020 SMART Path Plan.

SMART and Cities of 
Birmingham, Royal Oak, and 
Troy -- potential CMAQ funds 
and/or Employer Transit Subsidy 
as part of TDM program

Consider upgrades to alley designs as another route for 
pedestrians and bicyclists. City of Birmingham

Manage the curb to designate a rideshare drop-off and pick-up 
zone.

City of Birmingham and MDOT -- 
Curbside Management Plan

Add park & ride with a rideshare drop-off and pick-up zone. 
Potential lot at IXL Learning Center.

City of Birmingham and MDOT -- 
land lease agreement, potential 
CMAQ funds

Long Term

Consider adopting a TOD Overlay that potentially includes the 
following:
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Allow building heights to be between 2-3 stories high.
• Minimum front yard setback reduced to 10 feet (instead of 25 

ft) for multi-family district.
• Incentivize bike parking with reduction on parking minimums.
• Allow for parking to be located off site within 600 feet or more 

(instead of 300 ft in Zoning Ordinance).

City of Royal Oak -- Zoning

Consider extension or adoption of TOD overlay along Woodward 
Avenue and 14 Mile to promote greater mixture of uses and 
density (allow building heights up to 2-3 stories).

City of Birmingham -- Zoning

Include pedestrian-friendly site design standards. Cities of Royal Oak and 
Birmingham -- Zoning10
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13 MILE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and 13 Mile Road is a “Build” station with high levels of place and connectivity 
readiness and significant opportunities in regulatory and development readiness. These opportunities 
include updating zoning, future land use, and allowable densities to be consistent with the two to three 
stories of residential and mixed retail envisioned for a Neighborhood Center, as well as managing parking 
and encouraging affordable housing through regulations and incentives. There are also opportunities to 
free up land and assemble smaller parcels into larger sites to better enable future development.
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Roads
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Recommended Action Implementer

Improve sidewalk, crosswalk, and bike network connectivity to 
Downtown Berkley.

City of Royal Oak to the west, 
City of Berkley to the south, and 
adjacent property owners for 
sidewalks

Short Term

Connect sidewalk and crosswalk network across rail line.
City of Royal Oak, Canadian 
National Railway, and adjacent 
property owners

Increase frequency on SMART Crosstown Route 760 (as 
recommended in 2020 SMART Path Plan).

SMART, City of Birmingham, and 
employers -- potential CMAQ 
funds and/or Employers Transit 
Subsidy as part of TDM program

Evaluate location of FAST stops given recent redevelopments 
(shopping center and gas station) and in consideration of a 
location where crossing Woodward Ave can be improved.

SMART

Consider adopting a TOD Overlay that potentially includes the 
following:
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Allow building heights to be between 2-3 stories high.
• Minimum front yard setback reduced to 10 feet (instead of 25 

ft) for multi-family district.
• Incentivize bike parking with reduction on parking minimums.
• Allow for parking to be located off site within 600 feet or more 

(instead of 300 ft in Zoning Ordinance).

City of Royal Oak -- Zoning

Long Term

Include pedestrian-friendly site design standards. City of Royal Oak -- Zoning

Open surface parking lots at Woodward Corners shopping center 
for additional development by adding structured parking or 
reducing parking requirements.

City of Royal Oak -- Zoning and 
Beaumont
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12 MILE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and 12 Mile Road is a “Build” station with a high level of connectivity readiness and 
significant opportunities in regulatory and development readiness. These opportunities include updating 
zoning, future land use, and allowable densities to be consistent with the two to three stories of residential 
and mixed retail envisioned for a Neighborhood Center, supporting pedestrian-oriented design and 
encouraging affordable housing through regulations and incentives, attracting more developers, and 
freeing up more land for future development.

Station
High Short Trip Demand Areas
Schools
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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Recommended Action Implementer

Add school district safe crossing infrastructure (Berkley High 
School to the west and Northwood Elementary School to the east).

Cities of Royal Oak and Berkley, 
Oakland County (12 Mile 
Rd west of Woodward Ave), 
SEMCOG, and MDOT -- SRTS, 
Walk Audit Short TermImprove sidewalk, crosswalk, and bike network connectivity to 

Downtown Berkley.

Cities of Berkley and Royal Oak 
and adjacent property owners for 
sidewalks

Improve bike network connectivity to Royal Oak Transit Center 
and Oakland Community Royal Oak Campus to the southeast of 
the station area.

City of Royal Oak

Consider adopting a TOD Overlay that potentially includes the 
following:
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Allow building heights to be between 2-3 stories high.
• Minimum front yard setback reduced to 10 feet (instead of 25 

ft) for multi-family district.
• Incentivize bike parking with reduction on parking minimums.
• Allow for parking to be located off site within 600 feet or more 

(instead of 300 ft in Zoning Ordinance).

City of Royal Oak -- Zoning

Long Term

Consider adopting a TOD Overlay that potentially includes the 
following:
• Broaden the array of uses and allow horizontal or vertical 

mixed uses (such as residential with office or commercial) for 
properties along Woodward Avenue.

• Allow building heights to be between 2-3 stories high.
• Minimum front yard setback reduced to 0-10 feet (instead of 

25 ft).
• Allow for parking to be located off site within 600 feet or more.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of a transit hub.

City of Berkley -- Zoning

Include pedestrian-friendly site design standards. Cities of Royal Oak and Berkley 
-- Zoning
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As is typical for much of the middle portion of the Woodward 
corridor, these stations have a high level of demand for housing and 
commercial businesses, but only limited sites for such development 
to occur. As the border of a number of communities (Royal Oak, 
Berkley, Huntington Woods), these sites offer the potential for greater 
collaboration and coordination around more transit-oriented growth 
and development.

The MOD Readiness Analysis indicated that the immediate station 
area at Catalpa Drive offers greater opportunities for development 
with a potentially more accessible transit stop location compared to 
12 Mile Road. Although the current regional service in the corridor 
(SMART’s FAST Woodward route) uses 12 Mile Road as a stop, an 
additional or replacement stop could be considered at Catalpa Drive 
as well to maximize the MOD potential along the corridor.

CATALPA DRIVE / 11 MILE ROAD

REGULATORY ACTIONS

1

2

3

Recommended Action Implementer

Consider adopting a TOD Overlay that potentially includes the 
following:
• Allow for parking to be located off site within 600 feet or more. 
• Prohibit front yard parking.

City of Berkley -- Zoning

Long Term

Consider adopting a TOD Overlay that potentially includes the 
following:
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Prohibit auto-oriented uses. 
• Allow building heights to be between 3-4 stories high. 
• Minimum front yard setback reduced to 10 feet (instead of 25 ft) 

for multi-family district.
• Require bike parking with new development or parking lot or 

incentivize bike parking with reduction on parking minimums.
• Allow for parking to be located off site within 600 feet or more 

(instead of 300 ft in Zoning Ordinance).

City of Royal Oak -- Zoning

Include pedestrian-friendly site design standards.
Cities of Berkley, Royal Oak, 
and Huntington Woods -- 
Zoning

Typology

Destination 
Overlay(s)

Readiness
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CATALPA DRIVE / 11 MILE ROAD

CONNECTIVITY ACTIONS: At the Station

4

5

6

7

8

Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 
Catalpa Dr and Woodward Ave and 11 Mile Rd intersections. MDOT -- Safety Audit Short TermAdd lighting at Woodward Ave and Catalpa Dr intersection.

MDOT (Woodward Ave) 
and Cities of Royal Oak and 
Berkley (Catalpa Dr)

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information at Woodward Ave and 11 Mile Rd.

SMART and Cities of 
Berkley, Royal Oak, and 
Huntington Woods

Long Term

Recommended Action Implementer

Connect sidewalk and crosswalk network across 
Woodward Ave and the rail line.

MDOT, City of Royal Oak, Canadian National 
Railway, and adjacent property owners

Short Term

Improve sidewalk, crosswalk, and bike network 
connectivity to Downtown Berkley, Downtown 
Royal Oak, and Detroit Zoo.

Cities of Royal Oak, Berkley, and Huntington 
Woods, and adjacent property owners for 
sidewalks

Increase frequency on SMART Crosstown Route 
740 (as recommended in 2020 SMART Path 
Plan).

SMART, Cities of Royal Oak, Berkley, and 
Huntington Woods, and employers -- potential 
CMAQ funds and/or Employers Transit Subsidy 
as part of TDM program

Add buffers, barriers, and/or shared use paths 
to existing high-stress bike facilities on Coolidge 
Hwy, Catalpa Dr / Gardenia Ave, Washington St, 
Main St, Rochester Rd, Campbell Rd, 4th St, and 
Lincoln Ave.

City of Berkley to the west and City of Royal Oak 
to the east Long Term

Add microtransit service with coverage of 
Downtown Royal Oak, Downtown Berkley, and 
their adjacent neighborhoods.

SMART, Cities of Royal Oak, Berkley, and 
Huntington Woods, and employers -- potential 
CMAQ funds and/or Employers Transit Subsidy 
as part of TDM program

CONNECTIVITY ACTIONS: In the Station Area

area
wide

http://smartpathplan.org/
http://smartpathplan.org/
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High Short Trip Demand 
Areas
Planned SMART Routes
High-Stress Bike Facilities
Low-Stress Bike Facilities

Station
Sidewalks
Crosswalks
Roads
Railroads
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11 MILE RD
SMALL-SCALE MOBILITY HUB

Enhanced
Bus Shelters

Pedestrian Amenities

11 MILE ROAD

11 MILE ROAD
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CATALPA DRIVE / 11 MILE ROAD

Mode(s) of 
Emphasis

Readiness

CATALPA

11 MILE

SMALL-SCALE MOBILITY HUB3

The number of bike routes connecting in the vicinity of this location 
and its proximity to Downtown Berkley and Downtown Royal Oak 
are indicators that a Small-Scale Mobility Hub may be a valued 
community asset at this station and could include:
• Enhanced bus shelters with benches, real time information, 

ticketing/fare machine(s), and waste disposal;
• Bike parking and wheelchair chargers;
• Pedestrian amenities including wayfinding, crosswalks, and 

walkways; and
• Extras such as branded signage and ground elements.
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10 MILE ROAD / DETROIT ZOO

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The station at the Detroit Zoo is a “Strengthen” station with high levels of readiness in all aspects but with 
key opportunities to improve connectivity readiness by safely and comfortably accommodating pedestrian 
connections between transit services and accommodating all modes of transportation. There is also 
room to improve regulatory readiness by managing parking and encouraging affordable housing through 
regulations and incentives.

Station
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Roads
Railroads
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Recommended Action Implementer

Add lighting and ADA-compliant curb ramps at intersections of 
Woodward Ave, 10 Mile Rd, and Washington St.

MDOT (Woodward Ave and 
I-696 service drives), Oakland 
County (10 Mile Rd), and City 
of Royal Oak (Washington 
St) -- potential DPW or utility 
funding/incentive for curb ramps 
(if permeable and part of green 
infrastructure)

Short Term

Improve sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas.

City of Royal Oak and Oakland 
County (11 Mile Rd) to the north, 
City of Ferndale and City of 
Pleasant Ridge to the south, and 
adjacent property owners for 
sidewalks

Manage the curb to designate a rideshare drop-off and pick-up 
zone.

City of Royal Oak and MDOT -- 
Curbside Management Plan

Add park & ride. Potential sites at Detroit Zoo garage and Lifetime 
Fitness lot. SMART Park & Ride Study

Long Term

Consider adopting a TOD Overlay that potentially includes the 
following:
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Prohibit auto-oriented uses. 
• Allow building heights to be between 2-3 stories high. 
• Require bike parking with new development or parking lot or 

incentivize bike parking with reduction on parking minimums.
• Allow for parking to be located off site within 600 feet or more 

(instead of 300 ft in Zoning Ordinance).

City of Royal Oak -- Zoning

Consider adopting of a TOD Overlay that potentially includes the 
following:
• Increase maximum lot coverage to 70-100% (instead of 40%).
• Permit limited mixed-uses (residential above office/retail) for 

properties along Woodward Avenue.
• Prohibit auto-oriented uses.
• Allow building heights to be 2-3 stories high.
• Require bike parking with new development. 
• Allow for parking to be located off site within 600 feet. 
• Allow for shared parking and reductions in parking minimums.

City of Pleasant Ridge -- Zoning

Include pedestrian-friendly site design standards. Cities of Royal Oak and Pleasant 
Ridge -- Zoning

2
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6

7

1

3

10 MILE ROAD / DETROIT ZOO

area
wide

area
wide

area
wide
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9 MILE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and 9 Mile Road is a “Strengthen” station with high levels of readiness in all aspects 
but with rkey opportunities to improve place and development readiness. The amount of jobs falls short of 
the 10,000 expected for the Town Center ½-mile area, and the number of residents falls short of the 7,900 
expected. Greater density could be fostered by assembling smaller parcels into larger sites and freeing up 
more land for future development.

Station
High Short Trip Demand Areas
Parking
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 9 
Mile Rd intersection. MDOT -- Safety Audit

Short Term

Connect sidewalk and crosswalk network across Woodward Ave 
and the rail line.

MDOT (Woodward Ave), 
Canadian National Railway, and 
City of Ferndale

Improve sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas.

Cities of Ferndale and Pleasant 
Ridge and adjacent property 
owners for sidewalks

Increase bike network connectivity to Royal Oak Transit Center, 
Oakland Community College Royal Oak Campus, Detroit Zoo, and 
State Fair Transit Center.

Cities of Ferndale, Royal Oak, 
Pleasant Ridge, and Detroit

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, MoGo, and City of 
Ferndale

Long Term

Increase building heights allowed. City of Ferndale -- Zoning

Include additional pedestrian-friendly site design standards to 
what is already included in the Zoning Ordinance. City of Ferndale -- Zoning

Increase density through the redevelopment of surface lots 
servicing Central Business District activities, replacing surface 
parking with structured parking when necessary and leveraging 
locations where commercial parcels are deep.

City of Ferndale in partnership 
with developers
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9 MILE ROAD

area
wide

area
wide
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STATE FAIR

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Recommended Action Implementer

Add lighting along Woodward Ave and at the State Fair Transit 
Center.

MDOT (Woodward Ave) and 
DDOT (transit center)

Short Term

Enhance pedestrian crossing safety on Woodward Ave at the 
State Fair Transit Center. MDOT -- Safety Audit

Connect sidewalk and crosswalk network across Woodward Ave 
and to Woodward Ave from the west.

MDOT (across Woodward Ave) 
and City of Detroit (to Woodward 
Ave from the west)

The current State Fair Transit Center location at the former State Fairgrounds is a “Build” station with high 
levels of regulatory and development readiness and key opportunities to improve place and connectivity 
readiness. The residential population falls short of the 7,900 expected for the Town Center ½-mile area, 
and the number of jobs falls short of the 10,000 expected. The regulatory and development environments 
are ready for an increase in density and could capitalize on this opportunity for growth. There are also 
opportunities to expand the reach and connectedness of the sidewalk network to more than half of 
the 1-mile station area, improve the safety and comfort of crossings across Woodward Avenue, and 
accommodate ride-hailing and park and ride.
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Recommended Action Implementer

Manage the curb to designate a rideshare drop-off and pick-up 
zone.

City of Detroit and MDOT -- 
Curbside Management Plan

Short Term

Allowable building heights along Woodward (within the B-4 
General Business District) could be adjusted to permit buildings up 
to at least 45 feet (instead of the current 35 feet).

City of Detroit -- Zoning

Long Term

For properties zoned R-2 (Two-Family Residential) in this area, 
consider allowing for townhouses and small multi-family buildings 
in addition to single-family and two-family.

City of Detroit -- Zoning

Apply the same parking incentives for the Traditional Main Street 
and Major Corridor Overlays that abut Woodward Avenue as are 
included for the SD1 and SD2 zoning districts. 
• For Multi-Family, 1.0 parking spaces are required where 

located within a 1/2 mile of BRT (or considering adapting the 
0.75 space requirement if adjacent to light rail – but apply to 
BRT).

• For retail, service commercial uses, if the use is located within 
1/4 mile of BRT or light rail, 0.75 parking spaces are required 
per sq ft.

City of Detroit -- Zoning

Require bike parking with new development, expansions of 
125% Gross Floor Area or greater, or change of use. Bike 
parking requirements could require a minimum number of racks/
spots based on square footage of the building or be associated 
with the required number of parking spots (i.e. For every 10 
parking spaces, 1 bicycle space is required). Typically, smaller 
businesses and smaller parking lots are exempt from bike parking 
requirements, but incentives (such as reducing the number 
of vehicle parking spaces) could be applied if bike parking is 
provided. 

City of Detroit -- Zoning

Include additional pedestrian-friendly site design standards to 
what is already included in the Zoning Ordinance. City of Detroit -- Zoning

Facilitate redevelopment of State Fairgrounds site.

City of Detroit and DDOT -- 
provide developer (Amazon) 
with clear specifications for the 
new transit center and park & 
ride, bike and pedestrian access 
to and through the site, and 
community benefits
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7 MILE ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 7 
Mile Rd intersection. MDOT -- Safety Audit Short TermImprove sidewalk and crosswalk network connectivity to State Fair 
Transit Center.

City of Detroit, MDOT 
(Woodward Ave) and Wayne 
County (7 Mile west of 
Woodward Ave)

Woodward Avenue and 7 Mile Road is a “Plan” station with key opportunities to take first steps towards 
development readiness. The most significant opportunities are to attract more developers and assemble 
smaller parcels into larger sites for future development. There is also room for growth in connectivity 
readiness by expanding the reach and connectedness of the sidewalk network to
more than half of the 1-mile station area, creating more of a street grid with a higher intersection density, 
and better accommodating biking and micromobility.
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Recommended Action Implementer

Improve sidewalk, crosswalk, and bike network connectivity 
across Woodward Ave, along the rail line, and across the rail line.

Wayne County (7 Mile west of 
Woodward), Canadian National 
Railway, and City of Detroit

Short Term

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, DDOT, MoGo, and City 
of Detroit

Long Term

Allowable building heights along Woodward (within the B-4 
General Business District) could be adjusted to permit buildings up 
to at least 45 feet (instead of the current 35 feet).

City of Detroit -- Zoning

For properties zoned R-2 (Two-Family Residential) in this area, 
consider allowing for townhouses and small multi-family buildings 
in addition to single-family and two-family. 

City of Detroit -- Zoning

Apply the same parking incentives for the Traditional Main Street 
and Major Corridor Overlays that abut Woodward Avenue as are 
included for the SD1 and SD2 zoning districts. 
• For Multi-Family, 1.0 parking spaces are required where 

located within a 1/2 mile of BRT (or considering adapting the 
0.75 space requirement if adjacent to light rail – but apply to 
BRT).

• For retail, service commercial uses, if the use is located within 
1/4 mile of BRT or light rail, 0.75 parking spaces are required 
per sq ft.

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided.

City of Detroit -- Zoning

Add housing and improve commercial corridor.
City of Detroit and land banks 
-- Motor City Match / Strategic 
Neighborhood Fund

Downsize golf course to 9 holes and leverage site for new 
construction. Develop Palmer Park land.

Detroit Golf Club and City of 
Detroit Parks & Recreation
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MCNICHOLS ROAD / MANCHESTER PARKWAY

Recommended Action Implementer

Allowable building heights along Woodward (within the B-4 General Business 
District) could be adjusted to permit buildings up to 45 feet (instead of the current 
35 feet).

City of Detroit -- 
Zoning

Long Term

Apply the same parking incentives for the Traditional Main Street and Major 
Corridor Overlays that abut Woodward Avenue as are included for the SD1 and 
SD2 zoning districts. 
• For Multi-Family, 1.0 parking spaces are required where located within a 1/2 

mile of BRT (or considering adapting the 0.75 space requirement if adjacent to 
light rail – but apply to BRT).

• For retail, service commercial uses, if the use is located within 1/4 mile of BRT 
or light rail, 0.75 parking spaces are required per sq ft.

City of Detroit -- 
Zoning

Require bike parking with new development, expansions of 125% GFA or greater, 
or change of use. Bike parking requirements could require a minimum number 
of racks/spots based on square footage of the building or be associated with the 
required number of parking spots (i.e. For every 10 parking spaces, 1 bicycle 
space is required). Typically, smaller businesses and smaller parking lots are 
exempt from bike parking requirements, but incentives (such as reducing the 
number of vehicle parking spaces) could be applied if bike parking is provided. 

City of Detroit -- 
Zoning

The TOD zoning district could be expanded to include all or at least portions of 
Woodward Avenue (instead of the Central Business District). If the TOD zoning 
district is not expanded to Woodward, then building heights within the CBD district 
could be adjusted to 60’ or 5 stories tall to accommodate for taller, mixed use 
projects. Prohibit or limit auto-oriented uses as well.

City of Highland 
Park -- Zoning

Require bike parking (currently there is only an incentive to reduce the 
total number of vehicle parking spaces if bike parking is provided) with new 
development, expansions of 125% GFA or greater, or change of use. Bike parking 
requirements could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number of parking spots 
(i.e. For every 10 parking spaces, 1 bicycle space is required).

City of Highland 
Park -- Zoning

Include additional pedestrian-friendly site design standards to what is already 
included in the Zoning Ordinance.

Cities of Detroit 
and Highland 
Park -- Zoning

Create Woodward Ave infill development design guidelines.
City of Highland 
Park

1
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As a key transit connection point for DDOT bus routes, the location of significant nearby housing and 
commercial space, and a future connection point for the Joe Louis Greenway, these stations offer significant 
potential for future investment in improved transit access and facilities as well as redevelopment of 
underutilized space and parcels. Specific opportunities in this area include the redevelopment of smaller-site 
vacant parcels in residential areas, many of which are currently publicly owned.

REGULATORY ACTIONS
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• Long range redevelopment potential.
• Individual or combined parcel size and proportions 

are conducive to urban redevelopment.
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• Near term redevelopment opportunity.
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MCNICHOLS ROAD / MANCHESTER PARKWAY

1

Recommended Action Implementer

Add multifamily (four-plex) housing to the area 
southwest of the station.

City of Highland Park in partnership with private 
developer(s) and property owners of vacant sites

Long TermDeliver more housing on vacant land, including 
affordable housing.

State Land Bank and Cities of Highland Park 
and Detroit in partnership with developer(s) and 
property owners of vacant sites

2

DEVELOPMENT ACTIONS

DEVELOPMENT OPPORTUNITIES
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1

2

4
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CONNECTIVITY ACTIONS

MCNICHOLS ROAD / MANCHESTER PARKWAY

area
wide

3

9

10

area
wide

Recommended Action Implementer

Enhance pedestrian crossing safety at the 
Woodward Ave and McNichols Rd and Woodward 
Ave and Manchester Pkwy intersections.

MDOT -- Safety Audit

Short Term

Add lighting at Woodward Ave and McNichols Rd 
intersection.

MDOT (Woodward Ave) and City of Detroit 
(McNichols Rd)

Expand MoGo around the future Joe Louis 
Greenway.

Cities of Detroit and Highland Park in 
partnership with MoGo

Improve sidewalk, crosswalk, and bike network 
connectivity between Downtown Highland Park 
and the future Joe Louis Greenway and their 
surrounding neighborhoods.

City of Highland Park and City of Hamtramck to 
the south and southeast, City of Detroit to the 
west, MDOT (Woodward Ave), and adjacent 
property owners for sidewalks

Add microtransit service with coverage of University 
of Detroit Mercy, Downtown Highland Park, the 
industrial corridor to the east, and their surrounding 
neighborhoods.

DDOT, City of Detroit (OMI), and employers 
-- potential CMAQ funds and/or Employers 
Transit Subsidy as part of TDM program

Long Term

Increase frequency on DDOT Routes 15, 23, 32, 39, 
42, and 43.

DDOT, City of Detroit, and employers -- 
potential CMAQ funds and/or Employers 
Transit Subsidy as part of TDM program

Improve transit connectivity to Oakland Ave 
Industrial Park, University of Detroit Mercy, State 
Fair Transit Center, Keyworth Stadium, Fisher 
Theatre, Downtown Hamtramck, Henry Ford 
Hospital, and the New Center Business District.

DDOT and SMART

Add buffers, barriers, and/or shared use paths to 
existing high-stress bike facilities on Fenkell St, 
Linwood St, and Oakman Blvd.

City of Highland Park 

Develop a mobility hub with e-scooters, bike 
parking, a bikeshare station, bus stop seating 
and/or shelter, and real time travel information at 
Woodward Ave and Manchester Pkwy.

SMART, DDOT, MoGo, and City of Highland 
Park

Connect sidewalk and crosswalk network across the 
rail line.

City of Detroit, Wayne County (McNichols 
Rd), Canadian National Railway, and adjacent 
property owners
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MANCHESTER PKWY
MID-SCALE MOBILITY HUB

Open Spaces

Small Wheeled 
Vehicle Amenities

Park & Ride

Pedestrian Amenities

Enhanced
Bus Shelters

MANCHESTER PARKWAY
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MCNICHOLS ROAD / MANCHESTER PARKWAY

Mode(s) of 
Emphasis

Readiness

MID-SCALE MOBILITY HUB

Recommended Action Implementer

Engage the community in placemaking.

Cities of Detroit and Highland Park in 
partnership with neighborhood groups 
(e.g. Palmer Woods Association)  -- 
Neighborhood Plan

Short Term

Encourage / attract new businesses. Cities of Detroit and Highland Park  -- Motor 
City Match / Strategic Neighborhood Fund

Reorient the facade of shopping center facades to the 
streetfront by reducing parking, pushing retail to the 
street, and backfilling with residential / adaptable reuse 
warehouses behind the current shopping center.

City of Highland Park in partnership with 
Model T Plaza and Highland Park Place 
shopping centers

Long Term

1

2

3

PLACE ACTIONS

The number of transit routes connecting at this location and proximity 
to the planned Joe Louis Greenway indicate that a Mid-Scale Mobility 
Hub with a park & ride may be a valued community asset at this 
station.

9
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TROWBRIDGE STREET

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Recommended Action Implementer

Add lighting at Woodward Ave and Trowbridge St / Calvert Ave 
intersection.

MDOT (Woodward Ave) and 
City of Detroit (Trowbridge St / 
Calvert Ave) Short Term

Enhance pedestrian crossing safety at the Woodward Ave and 
Trowbridge St / Calvert Ave intersection. MDOT -- Safety Audit

Add real time travel information at bus shelters. City of Detroit, DDOT, and 
SMART

Woodward Avenue and Trowbridge Street is a “Plan” station with key opportunities to take first steps 
towards development readiness. The most significant opportunities are to attract more developers to 
the area and assemble smaller parcel sizes into larger sites for future development. This would help the 
station area come closer to the employment density of 3,000 jobs expected for the Neighborhood Center 
½-mile area. Additional opportunities include updating zoning, future land use, and allowable densities to 
be consistent with the two to three stories of residential and mixed retail envisioned for a Neighborhood 
Center and managing parking through regulations and incentives.
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4

5

6

7

8

9

Recommended Action Implementer

Improve sidewalk and crosswalk network connectivity to the 
Oakland Ave Industrial Park.

Citites of Highland Park, 
Hamtramck, and Detroit, MDOT 
(Woodward Ave), and adjacent 
property owners for sidewalks

Short Term

The TOD zoning district within Highland Park applies to this station 
area, so no zoning recommendations are made here with the 
exception of requiring bicycle parking. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required).

City of Highland Park -- Zoning

Long Term

Allowable building heights along Woodward (within the B-4 
General Business District) could be adjusted to permit buildings up 
to 45-60 feet (instead of the current 35 feet) to allow for 4-6 story 
buildings.

City of Detroit -- Zoning

Apply the same parking incentives for the Traditional Main Street 
and Major Corridor Overlays that abut Woodward Avenue as are 
included for the SD1 and SD2 zoning districts. 
• For Multi-Family, 1.0 parking spaces are required where 

located within a 1/2 mile of BRT (or considering adapting the 
0.75 space requirement if adjacent to light rail – but apply to 
BRT).

• For retail, service commercial uses, if the use is located within 
1/4 mile of BRT or light rail, 0.75 parking spaces are required 
per sq ft.

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided.

City of Detroit -- Zoning

Add housing inventory through redevelopment.

Land banks and City of Detroit in 
partnership with Cathedral of the 
Most Blessed Sacrament and 
property owners of vacant sites

Add service retail.
City of Detroit in partnership with 
private developers and business 
owners  -- Motor City Match

10
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NEW CENTER

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The station in Detroit’s New Center neighborhood at Baltimore Avenue is a “Strengthen” station with high 
levels of readiness in all aspects but with key opportunities to improve regulatory readiness. Specific 
opportunities include updating zoning, future land use, and allowable densities to be consistent with the 
seven to ten stories of office and retail development with a mix of residential envisioned for a Core City, as 
well as managing parking and supporting pedestrian-oriented design through regulations and incentives.

Station
High Short Trip Demand Areas
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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NEW CENTER

Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 
Baltimore Ave intersection. MDOT -- Safety Audit

Short Term

Enhance pedestrian amenities and bikeways along 2nd and 3rd 
Avenues, and simplify Seward bike connection. City of Detroit

Increase sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas west of M-10.

City of Detroit to the west and 
south, City of Hamtramck to the 
northeast, MDOT (Grand River 
Ave and Woodward Ave), and 
adjacent property owners for 
sidewalks

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, DDOT, MoGo, and City 
of Detroit

Long Term

Target strategic properties zoned as M-3/M-4 and rezone as SD2 
to accommodate for mixed use development near the station area 
center. 

City of Detroit -- Zoning

For properties fronting Woodward, north of Grand Boulevard, 
these are zoned as B-4 General Business and allowable heights 
could be adjusted to accommodate 4-6 story buildings. 

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided.

City of Detroit -- Zoning

Leverage publicly-owned property at northwest corner of 
Woodward Ave and Amsterdam St for higher density development.

City of Detroit and MDOT in 
partnership with developers
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WARREN AVENUE

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and Warren Avenue is a “Strengthen” station with high levels of readiness in all aspects 
but with key opportunities to improve regulatory readiness. Specific opportunities include updating zoning, 
future land use, and allowable densities to be consistent with the four to six stories of mixed residential, 
retail, and office development envisioned for a Core City, as well as managing parking and supporting 
pedestrian-oriented design through regulations and incentives.

Station
Low-Stress Bike Facilities
High-Stress Bike Facilities
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Roads
Railroads
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Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and Warren 
Ave intersection. MDOT -- Safety Audit

Short TermImprove bike network connectivity to Eastern Market. City of Detroit and MDOT 
(crossings of I-75)

Develop a mobility hub with e-scooters, bike parking, a bikeshare station, 
bus stop seating and/or shelter, and real time travel information.

SMART, DDOT, MoGo, 
and City of Detroit

Long Term

For residentially zoned properties in this station area, density could be 
increased – including Floor Area Ratio and building heights (especially for 
R5 Medium Density Residential). This would enable a greater number of 
housing units to be built closer to the station area. 

City of Detroit -- Zoning

For properties fronting Woodward, these are zoned as B-4 General 
Business and allowable heights could be adjusted to accommodate 4-6 
story buildings. 

City of Detroit -- Zoning

Apply the same parking incentives for the Traditional Main Street and 
Major Corridor Overlays that abut Woodward Avenue as are included for 
the SD1 and SD2 zoning districts. 
• For Multi-Family, 1.0 parking spaces are required where located 

within a 1/2 mile of BRT (or considering adapting the 0.75 space 
requirement if adjacent to light rail – but apply to BRT).

• For retail, service commercial uses, if the use is located within 1/4 
mile of BRT or light rail, 0.75 parking spaces are required per sq ft.

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% GFA 
or greater, or change of use. Bike parking requirements could require a 
minimum number of racks/spots based on square footage of the building 
or be associated with the required number of parking spots (i.e. For 
every 10 parking spaces, 1 bicycle space is required). Typically, smaller 
businesses and smaller parking lots are exempt from bike parking 
requirements, but incentives (such as reducing the number of vehicle 
parking spaces) could be applied if bike parking is provided.

City of Detroit -- Zoning
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MACK AVENUE

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Woodward Avenue and Mack Avenue is a “Strengthen” station with high levels of readiness in all aspects 
but with key opportunities to improve regulatory readiness. Specific opportunities include updating 
allowable densities to be consistent with the four to six stories envisioned for a Town Center, as well as 
managing parking and supporting pedestrian-oriented design through regulations and incentives.

Station
High Short Trip Demand Areas
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 
Mack Ave intersection. MDOT -- Safety Audit

Short Term

Improve sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas.

MDOT (Woodward Ave and 
Grand River Ave), City of Detroit, 
and adjacent property owners for 
sidewalks

Complete bike network connection on MLK Jr Blvd / Mack Ave. City of Detroit

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, DDOT, MoGo, and City 
of Detroit

Long Term

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided.

City of Detroit -- Zoning

Prioritize publicly owned sites on the southwest corner of 
Woodward Ave and Mack Ave for development.

City of Detroit P&DD / DWSD 
in partnership with private 
developer(s)
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EXISTING STATION

ANN ARBOR (DEPOT STREET)

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The existing Amtrak station in Ann Arbor is a “Strengthen” station with high levels of readiness in all 
aspects but with key opportunities to improve connectivity readiness. Specific opportunities include 
expanding the reach and connectedness of the sidewalk network to more than half of the 1-mile station 
area, creating more of a street grid with a higher intersection density, providing more direct routes with 
higher frequency to regional destinations, and better accommodating biking, micromobility, transit, and 
microtransit.

Development opportunity sites are limited in the immediate station area by geography and sensitive 
environmental features, but the core areas of Downtown Ann Arbor and University of Michigan campuses 
have the potential to continue to add a diverse and dense set of uses.

Station
High Short Trip Demand Areas
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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Recommended Action Implementer

Add bike parking and bikeshare station at the existing station.
City of Ann Arbor in partnership 
with Amtrak and potential future 
ArborBike

Short TermImprove bike network connectivity to high short trip demand areas 
south of Downtown Ann Arbor.

City of Ann Arbor -- Ann Arbor 
Moving Together Toward s Vision 
Zero

Add microtransit service with coverage of Downtown Ann Arbor 
and its surrounding neighborhoods.

AAATA, UM, City of Ann Arbor 
-- potential CMAQ funds and/
or Employer Transit Subsidy as 
part of TDM program

Long Term

As part of future “Transit Support” zoning districts, include the 
following:
• Permit mixed-uses (residential above office/retail) for 

properties along Depot Street.
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 4-6 stories high. 
• Minimum front yard setback to be 0-10 feet for the core station 

area.
• Require bike parking for new development.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of transit hub.

City of Ann Arbor -- Zoning

Include pedestrian-friendly site design standards. City of Ann Arbor -- Zoning

Develop DTE MichCon site directly north of the existing station.

DTE and City of Ann Arbor 
in partnership with private 
developer (Roxbury Group) 
-- Broadway Park development 
proposal
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PLANNED STATION

ANN ARBOR (FULLER ROAD)

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The planned Ann Arbor station off of Fuller Road is a “Strengthen” station with high levels of readiness 
in all aspects but with key opportunities to improve connectivity readiness. Specific opportunities include 
expanding the reach and connectedness of the sidewalk network to more than half of the 1-mile station 
area, creating more of a street grid with a higher intersection density, and better accommodating biking, 
micromobility, transit, and microtransit.

Development opportunity sites are limited in the immediate station area by geography and sensitive 
environmental features, but the core areas of Downtown Ann Arbor and University of Michigan campuses 
have the potential to continue to add a diverse and dense set of uses.

Station
High Short Trip Demand Areas
Low-Stress Bike Facilities
High-Stress Bike Facilities
Sidewalks
Crosswalks
Roads
Railroads
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Recommended Action Implementer

Enhance pedestrian crossing safety on Fuller Road, especially at 
the Fuller Road and Maiden Lane intersection. City of Ann Arbor and UM Short TermIncrease sidewalk, crosswalk, and bike network connectivity to UM 
Hospital and Main Campus.

City of Ann Arbor, UM, and 
adjacent property owners for 
sidewalks

Improve access to the planned station area. City of Ann Arbor -- Parks 
Department

Long Term

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

AAATA, UM, bikeshare company, 
and City of Ann Arbor

As part of future “Transit Support” zoning districts, include the 
following:
• Permit mixed-uses (residential above office/retail) for 

properties along Fuller Road.
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 4-6 stories high. 
• Minimum front yard setback to be 0-10 feet for the core station 

area.
• Require bike parking for new development.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of transit hub.

City of Ann Arbor -- Zoning

Include pedestrian-friendly site design standards. City of Ann Arbor -- Zoning
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Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The reestablishment of regional transit service to Depot Town and Downtown Ypsilanti 
could have a significant effect on the economic development prospects for this area. 
The City has active and available development sites in the zone directly around each 
station, and is seeking to build upon a walkable area that already contains a unique 
mix of residences, shopping, and employment uses. Additionally, the demand from 
nearby college and hospital campuses highlight a key opportunity to provide seamless 
connections at the station.

Recommended Action Implementer

Develop a mobility hub with e-scooters, bike parking, a bikeshare station, 
bus stop seating and/or shelter, and real time travel information.

AAATA, UM, bikshare 
company, and City of 
Ypsilanti

Long Term

Enhance pedestrian safety at the Cross St and River St rail crossing.
MDOT (rail), Norfolk 
Southern Railway, and 
City of Ypsilanti

Include pedestrian-friendly site design standards. City of Ypsilanti -- Zoning

Promote density and residential TOD proximate to the station using 
surface parking lots and single family home lots, especially to the east. City of Ypsilanti

Prioritize the Water St Redevelopment Area for development. City of Ypsilanti
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0 0.3 0.60.15
Miles

1/8 1/8 mimi

1/4 mi1/4 mi

MICHIGAN AVE

PEARL ST

WASHTENAW AVE

MICHIGAN AVE

HURON ST

WASHINGTON ST

ADAMS ST

HAMILTON ST

CROSS ST

RIVER ST

WATER ST 
REDEVELOPMENT 

SITE

SURFACE 
PARKING

SURFACE 
PARKING

SURFACE 
PARKING

LOW 
INTENSITY 

COMMERCIAL

RESIDENTIAL 
INFILL 

OPPORTUNITIES

LOW 
INTENSITY 

COMMERCIAL

VACANT

1/8 1/8 mimi

1/4 mi1/4 mi

DOWNTOWN
YPSILANTI

EMMET ST

PARK ST

LINCOLN ST

NORRIS ST

FOREST ST

OAK ST

MAPLE ST
DEPOT
TOWN

DEVELOPMENT OPPORTUNITY SITES: YPSILANTI

REDEVELOPMENT OPPORTUNITY SITES - LONG TERM
• Current use is viable, but opportunities exist for 

growth that aligns with the aspirational typology.
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are conducive to urban redevelopment.
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WAYNE

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The station off of Wayne Road near Downtown Wayne is a “Plan” station with key opportunities to take 
first steps towards regulatory readiness. The most significant opportunities are updating zoning, future 
land use, and allowable densities to be consistent with the two to three stories of residential and mixed 
retail envisioned for a Neighborhood Center, as well as managing parking, supporting pedestrian-oriented 
design, and encouraging affordable housing through regulations and incentives.
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Recommended Action Implementer

Add lighting at intersection of rail line and Wayne Rd. Wayne County

Short Term

Improve sidewalk and crosswalk network connectivity to and 
through Downtown Wayne.

City of Wayne, MDOT (Michigan 
Ave), and adjacent property 
owners for sidewalks

Implement the Western Wayne County Microtransit Zone with 
coverage of Downtown Wayne and surrounding neighborhoods, 
as recommended by the 2020 SMART Path Plan.

SMART and City of Wayne 
-- potential CMAQ funds and/
or Employer Transit Subsidy as 
part of TDM program

Manage the curb to designate a rideshare drop-off and pick-up 
zone.

City of Wayne and MDOT -- 
Curbside Management Plan

Implement pedestrian crossings of Wayne Rd at Forest St. Wayne County

Long Term

Add park & ride. Potential lots at Fresh Choice Supermarket and 
Rite Aid shopping center.

City of Wayne and MDOT -- 
land lease agreement, potential 
CMAQ funds

Consider adopting a TOD Overlay District for a ¼- to ½-mile 
around the station area to potentially include the following:
• Permit limited mixed-uses (residential above office/retail) for 

properties.
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 2-3 stories high 

(minimum of 2 stories).
• Minimum front yard setback to be 0-25 feet.
• Incentivize bike parking with reduction on parking minimums.
• Prohibit or discourage front yard parking.

City of Wayne -- Zoning

Include pedestrian-friendly site design standards. City of Wayne -- Zoning

Promote density in the Brush St neighborhood north of the rail 
line.

City of Wayne and land banks  
-- zoning amendments and 
sale/partnership on city-owned 
properties (2009 Master Plan)
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MERRIMAN ROAD

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The station at Merriman Road is a “Plan” station with key opportunities to take first steps towards 
regulatory readiness. The most significant opportunities are updating allowable densities to be consistent 
with the two to three stories envisioned for a Neighborhood Center, as well as managing parking, 
supporting pedestrian-oriented design, and encouraging affordable housing through regulations and 
incentives.
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Recommended Action Implementer

Expand beautification efforts along Merriman Rd to the south.
City of Romulus -- existing 
beautification program

Short Term

Implement Western Wayne County Microtransit Zone as 
recommended by the 2020 SMART Path Plan with coverage of 
the hotel corridor in Romulus to the south.

SMART and Cities of Wayne, 
Westland, and Romulus -- 
potential CMAQ funds and/or 
Employers Transit Subsidy as 
part of TDM program

Manage the curb to designate a rideshare drop-off and pick-up 
zone.

MDOT and Cities of Wayne 
and Westland -- Curbside 
Management Plan

Implement pedestrian crossings of Merriman Rd at Avon St. Wayne County

Long Term

Add park & ride. Potential lot at the One Michigan Place Shopping 
Center.

City of Westland and MDOT -- 
land lease agreement, potential 
CMAQ funds

Incentivize developers to fill gaps in the sidewalk network. City of Wayne

Consider adopting a TOD Overlay District for a ¼- to ½-mile 
around the station area to potentially include the following:
• Permit limited mixed-uses (residential above office/retail) for 

properties.
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 2-3 stories high 

(minimum of 2 stories).
• Minimum front yard setback to be 0-25 feet.
• Incentivize bike parking with reduction on parking minimums.
• Prohibit or discourage front yard parking.

City of Wayne -- Zoning

Consider adopting a TOD Overlay District for a ¼- to ½-mile 
around the station area to potentially include the following:
• Permit limited mixed-uses (residential above office/retail) for 

properties. 
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 2-3 stories high 

(minimum of 2 stories).
• Minimum front yard setback to be 0-25 feet.
• Incentivize bike parking with reduction of parking minimums.
• Prohibit or discourage front yard parking.
• Allow for shared parking within 500 feet of transit hub.

City of Westland -- Zoning

Include pedestrian-friendly site design standards. Cities of Wayne and Westland 
-- Zoning

Develop Ford site at southeast corner of Merriman Rd and rail line 
intersection.

City of Westland in partnership 
with Ford
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The area between the existing transit hub at the Amtrak station and downtown West Dearborn offers a number 
of underutilized parcels that could add significant density and activity to an area that has already experienced 
growth and development interest. This location, with proximity to major employers and universities, could 
continue to expand its transit and mobility connectivity to nearby activity centers.

PLACE, REGULATORY & DEVELOPMENT ACTIONS

Recommended Action Implementer

Encourage community placemaking, including TOD Future Land Use 
category/areas in new Master Plan.

City of Dearborn -- 
Master Plan Update

Short Term

Consider adopting a TOD Overlay District for a ¼-1⁄2 mile around the 
station area to potentially include the following:
• Permit mixed-uses.
• Limit or prohibit auto-oriented uses.
• Allow building heights to be between 4-6 stories high (minimum of 2 or 

3 stories).
• Allow maximum lot coverage to be 70-100%.
• Minimum front yard setback to be 0-10 feet.
• Prohibit or discourage front yard parking.
• Allow for parking within 500 feet of transit hub (instead of 300 ft as in 

the Zoning Ordinance).

City of Dearborn -- 
Zoning

Long TermInclude pedestrian-friendly site design standards. City of Dearborn -- 
Zoning

Convert development along Michigan Ave from auto-oriented to mixed-
use commercial / residential. City of Dearborn

Prioritize the Brady site (northeast corner of Michigan Ave and Brady St) 
for development.

City of Dearborn -- newly 
adopted Form Based 
Code and Master Plan 
Update with TOD Future 
Land Use
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DEVELOPMENT OPPORTUNITIES
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Mode(s) of 
Emphasis

Readiness

DEARBORN

Station
High Short Trip Demand Areas
Planned Microtransit Zone
Regional Destinations
Low-Stress Bike Facilities
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Crosswalks  Railroads
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CONNECTIVITY ACTIONS

Recommended Action Implementer

Enhance pedestrian crossing safety on Michigan Ave. MDOT -- Safety Audit

Short Term

Improve sidewalk, crosswalk, and bike network connectivity 
to regional destinations and high short trip demand areas and 
regional destinations.

City of Dearborn, Wayne County 
(Oakwood Blvd), MDOT (Michigan 
Ave and crossings of Southfield 
Fwy), and adjacent property owners 
for sidewalks (including The Henry 
Ford)

Implement the Dearborn Microtransit Zone as recommended 
by the 2020 SMART Path Plan.

SMART and City of Dearborn 
-- potential CMAQ funds and/or 
Employer Transit Subsidy as part of 
TDM program

Develop a mobility hub incorporating e-scooters and real time 
information with existing bike parking, bikeshare station, and 
bus shelters.

SMART, DDOT, Zagster (bikeshare), 
and City of Dearborn

Long Term

Reroute DDOT bus routes to facilitate transfers at Dearborn 
Transit Center instead of Fairlane Town Center.

DDOT in partnership with Dearborn 
Transit Center and SMART

Increase frequency on SMART routes serving the Dearborn 
Transit Center: Routes 140, 200, and 250.

SMART -- potential CMAQ funds 
and/or Employers Transit Subsidy as 
part of TDM program
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DETROIT CORKTOWN

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

Michigan Central Station in Detroit’s Corktown neighborhood is a “Build” station with a relatively higher 
level of overall readiness but with significant opportunities in place readiness. The residential population 
falls short of the 7,900 expected for the Town Center ½-mile area, and the number of jobs falls short of the 
10,000 expected. There are opportunities to bring out the community’s culture and values through urban 
design and to attract more people to the area. Additional opportunities include expanding the reach and 
connectedness of the sidewalk network to more than half of the 1-mile station area and improving the 
safety and comfort of crossings on Michigan Avenue.
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Recommended Action Implementer

Add pedestrian crossings at the Vernor Hwy and 17th St 
intersection. City of Detroit

Short Term

Restore pedestrian pathways in Roosevelt Park. City of Detroit

Improve sidewalk, crosswalk, and bike network connectivity to 
Mexicantown - Southwest Detroit and Downtown Detroit.

City of Detroit, MDOT (Michigan 
Ave and Fort St), and adjacent 
property owners for sidewalks

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, DDOT, MoGo, and City 
of Detroit

Long Term

Target strategic properties zoned as M-3/M-4 and rezone as SD2 
to accommodate for mixed use development near the station area 
center. 

City of Detroit -- Zoning

For properties zoned as B-4 General Business, allowable heights 
could be adjusted to accommodate 4-6 story buildings. 

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided. 

City of Detroit -- Zoning

Include additional pedestrian-friendly site design standards to 
what is already included in Zoning Ordinance. City of Detroit -- Zoning

Promote private investment in addition to planned Ford 
investments.

City of Detroit and land banks in 
partnership with property owners 
of vacant sites and private 
investors
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DETROIT NEW CENTER

Typology

Destination 
Overlay(s)

Mode(s) of 
Emphasis

Readiness

The station in Detroit’s New Center neighborhood at Baltimore Avenue is a “Strengthen” station with high 
levels of readiness in all aspects but with key opportunities to improve regulatory readiness. Specific 
opportunities include updating zoning, future land use, and allowable densities to be consistent with the 
seven to ten stories of office and retail development with a mix of residential envisioned for a Core City, as 
well as managing parking and supporting pedestrian-oriented design through regulations and incentives.
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DETROIT NEW CENTER

Recommended Action Implementer

Enhance pedestrian crossing safety at the Woodward Ave and 
Baltimore Ave intersection. MDOT -- Safety Audit

Short Term

Enhance pedestrian amenities and bikeways along 2nd and 3rd 
Avenues, and simplify Seward bike connection. City of Detroit

Increase sidewalk, crosswalk, and bike network connectivity to 
high short trip demand areas west of M-10.

City of Detroit to the west and 
south, City of Hamtramck to the 
northeast, MDOT (Grand River 
Ave and Woodward Ave), and 
adjacent property owners for 
sidewalks

Develop a mobility hub with e-scooters, bike parking, a bikeshare 
station, bus stop seating and/or shelter, and real time travel 
information.

SMART, DDOT, MoGo, and City 
of Detroit

Long Term

Target strategic properties zoned as M-3/M-4 and rezone as SD2 
to accommodate for mixed use development near the station area 
center. 

City of Detroit -- Zoning

For properties fronting Woodward, north of Grand Boulevard, 
these are zoned as B-4 General Business and allowable heights 
could be adjusted to accommodate 4-6 story buildings. 

City of Detroit -- Zoning

Require bike parking with new development, expansions of 125% 
GFA or greater, or change of use. Bike parking requirements 
could require a minimum number of racks/spots based on square 
footage of the building or be associated with the required number 
of parking spots (i.e. For every 10 parking spaces, 1 bicycle space 
is required). Typically, smaller businesses and smaller parking 
lots are exempt from bike parking requirements, but incentives 
(such as reducing the number of vehicle parking spaces) could be 
applied if bike parking is provided.

City of Detroit -- Zoning

Leverage publicly-owned property at northwest corner of 
Woodward Ave and Amsterdam St for higher density development.

City of Detroit and MDOT in 
partnership with developers
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GLOSSARY

CIP Capital Improvement Program Annual plan for infrastructure investments.

CMAQ Congestion Mitigation and Air 
Quality Improvement (CMAQ) 
Program

Federal funding program that supports surface 
transportation projects providing air quality 
improvements and traffic congestion relief.

DDOT Detroit Department of Transportation

DPW Department of Public Works The entity responsible for managing and maintaining 
city-owned infrastructure such as roads, sidewalks, and 
sewers.

MDOT Michigan Department of Transportation

MOD Mobility-Oriented Development Development responsive to connectivity needs within 
the 2-mile station area.

PPP Public-Private Partnership Public sector and private sector collaboration to fund 
and/or deliver a specified project or service.

RTA Regional Transit Authority of 
Southeast Michigan

The Regional Transit Authority (RTA) for Southeast 
Michigan is an agency whose mission is “to manage 
and secure transportation resources that significantly 
enhance mobility options, to improve quality of life for 
the residents and to increase economic viability for the 
region”.

SEMCOG Southeast Michigan Council of 
Governments

The entity responsible for supporting local planning 
for member municipalities through data provision, 
economic development support, advocacy, and 
regional coordination.

SMART Suburban Mobility Authority for Regional Transportation

SRTS Safe Routes to School Program Strategy that addresses barriers for walking and 
bicycling to school.

TAP MAP-21 Transportation 
Alternatives Program

Primary funding source for walking, bicycling, Safe 
Routes to School (SRTS), and trails. Funding is divided 
amongst state departments of transportation (DOTs) 
annually.

TOD Transit-Oriented Development Development responsive to transit access within the 
1/2-mile station area.

https://www.fhwa.dot.gov/environment/air_quality/cmaq/
https://rtamichigan.org/
https://semcog.org/about-semcog
http://transportation.gov/mission/health/Safe-Routes-to-School-Programs#:~:text=Safe%20Routes%20to%20School%20(SRTS,hour%20are%20for%20school%20travel.
https://www.saferoutespartnership.org/sites/default/files/resource_files/tap_funding_infographic.pdf
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Short Trip Demand Areas within the 2-mile station area where higher than average short 
(5 - 10 minute?) walking and bike trips are made.

Mobility / Accessibility One’s ability to move with limited obstacles to their desired 
destination(s), access opportunities and resources that sustain a self-
determined standard quality of life, and have multiple transit options 
that are affordable and cater to a wide range of physical abilities and 
skills.

Walkshed The area surrounding the station that is within a one-mile walk along 
the existing sidewalk and crosswalk network.

Bikeshed The area surrounding the station that is within a two-mile bike trip 
along the existing roadway and biking network.

Regional Destinations High-demand destinations along the corridor identified by SEMCOG’s 
Bicycle and Pedestrian Mobility Plan for Southeast Michigan that 
include destinations like hospitals and job centers.

Typology A station assignment that sets a future target for the number of 
people, jobs, and buildings in the ½-mile station area.

Mode of Emphasis The mode(s) of transportation, in addition to walking and wheelchair, 
that should be prioritized for accessing a station. These include transit 
and microstransit, biking and micromobility, and ride-hailing and park 
& ride.

GLOSSARY

https://semcog.org/bicycle-and-pedestrian-mobility#776180-bicycle-and-pedestrian-assessments-and-other-resources
https://semcog.org/bicycle-and-pedestrian-mobility#776180-bicycle-and-pedestrian-assessments-and-other-resources


Action Plan // 88DRAFT

RESOURCES

RTA MOD Study Reports

Best Practices https://drive.google.com/file/d/1mk6Wb6jXTpKPA0JXnTEeT6ewok8q
wEI-/view?usp=sharing

Existing Conditions Woodward: https://drive.google.com/file/d/1lwxZj5_
wpLxTt7jhoIyv_W_R66da59rP/view?usp=sharing

Rail: https://drive.google.com/file/
d/1JwvCcoTV6OAwnMS83b6uGCl6Ab-wzOUF/view?usp=sharing

Market Analysis https://drive.google.com/file/d/1dU-
TDJJRY59NalcCf9Sh0YaoWhw5nit_/view?usp=sharing

Mobility Gap Analysis Woodward: https://drive.google.com/file/d/1NPf9JN48P9T4x05dZPdr
zUzx0HFo-n76/view?usp=sharing

Rail: https://drive.google.com/file/d/1M-Pg_
bcMibOvV1zDDtQPwpoHL9ePEgeI/view?usp=sharing

Readiness Analysis Woodward: https://drive.google.com/file/d/1Es6ILhWQB2Z8xyuk2sh
RLDyFUGIq11G3/view?usp=sharing

Rail: https://drive.google.com/file/d/1ljRfYrQoblPWI7zIbk1PdM1xbmv
fAzA7/view?usp=sharing

Affordable Housing

RTA MOD Study Affordable 
Housing Memo

https://drive.google.com/file/d/1d7ys-
QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing

RTA MOD Affordable Housing and 
Equitable TOD Webinar Slides

https://secureservercdn.net/198.71.233.44/tng.f93.myftpupload.com/
wp-content/uploads/2020/09/20-0928-RTA-MOD-Affordable-Housing-
and-Equitable-TOD-Webinar-Final-Slide-Deck.pdf

Indianapolis ETOD Fund https://www.inhp.org/news/etod-launch#:~:text=INDIANAPOLIS%20
%E2%80%93%20The%20Indianapolis%20Neighborhood%20
Housing,development%20near%20Indianapolis%20transit%20lines.

Denver TOD Fund https://www.urbanlandc.org/denver-transit-oriented-development-
fund/

Bicycle Parking

City of Alexandria Bike Parking 
Guide

https://www.alexandriava.gov/uploadedFiles/tes/
AlexandriaBicycleParkingRequirements.pdf

https://drive.google.com/file/d/1mk6Wb6jXTpKPA0JXnTEeT6ewok8qwEI-/view?usp=sharing
https://drive.google.com/file/d/1mk6Wb6jXTpKPA0JXnTEeT6ewok8qwEI-/view?usp=sharing
https://drive.google.com/file/d/1lwxZj5_wpLxTt7jhoIyv_W_R66da59rP/view?usp=sharing
https://drive.google.com/file/d/1lwxZj5_wpLxTt7jhoIyv_W_R66da59rP/view?usp=sharing
https://drive.google.com/file/d/1JwvCcoTV6OAwnMS83b6uGCl6Ab-wzOUF/view?usp=sharing
https://drive.google.com/file/d/1JwvCcoTV6OAwnMS83b6uGCl6Ab-wzOUF/view?usp=sharing
https://drive.google.com/file/d/1dU-TDJJRY59NalcCf9Sh0YaoWhw5nit_/view?usp=sharing
https://drive.google.com/file/d/1dU-TDJJRY59NalcCf9Sh0YaoWhw5nit_/view?usp=sharing
https://drive.google.com/file/d/1NPf9JN48P9T4x05dZPdrzUzx0HFo-n76/view?usp=sharing
https://drive.google.com/file/d/1NPf9JN48P9T4x05dZPdrzUzx0HFo-n76/view?usp=sharing
https://drive.google.com/file/d/1M-Pg_bcMibOvV1zDDtQPwpoHL9ePEgeI/view?usp=sharing
https://drive.google.com/file/d/1M-Pg_bcMibOvV1zDDtQPwpoHL9ePEgeI/view?usp=sharing
https://drive.google.com/file/d/1Es6ILhWQB2Z8xyuk2shRLDyFUGIq11G3/view?usp=sharing
https://drive.google.com/file/d/1Es6ILhWQB2Z8xyuk2shRLDyFUGIq11G3/view?usp=sharing
https://drive.google.com/file/d/1ljRfYrQoblPWI7zIbk1PdM1xbmvfAzA7/view?usp=sharing
https://drive.google.com/file/d/1ljRfYrQoblPWI7zIbk1PdM1xbmvfAzA7/view?usp=sharing
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://drive.google.com/file/d/1d7ys-QZA4O4dCqZP2hmv4qnrXIvpVCOW/view?usp=sharing
https://secureservercdn.net/198.71.233.44/tng.f93.myftpupload.com/wp-content/uploads/2020/09/20-0928-RTA-MOD-Affordable-Housing-and-Equitable-TOD-Webinar-Final-Slide-Deck.pdf
https://secureservercdn.net/198.71.233.44/tng.f93.myftpupload.com/wp-content/uploads/2020/09/20-0928-RTA-MOD-Affordable-Housing-and-Equitable-TOD-Webinar-Final-Slide-Deck.pdf
https://secureservercdn.net/198.71.233.44/tng.f93.myftpupload.com/wp-content/uploads/2020/09/20-0928-RTA-MOD-Affordable-Housing-and-Equitable-TOD-Webinar-Final-Slide-Deck.pdf
https://www.inhp.org/news/etod-launch#:~:text=INDIANAPOLIS%20%E2%80%93%20The%20Indianapolis%20Neighborhood%20Housing,development%20near%20Indianapolis%20transit%20lines.
https://www.inhp.org/news/etod-launch#:~:text=INDIANAPOLIS%20%E2%80%93%20The%20Indianapolis%20Neighborhood%20Housing,development%20near%20Indianapolis%20transit%20lines.
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City of Indianapolis Bicycle 
Parking Ordinance

https://library.municode.com/in/indianapolis_-_marion_county/
codes/code_of_ordinances?nodeId=TITIIIPUHEWE_CH744DEST_
ARTIVPALODRRO_S744-403ADREOREPA

District Department of 
Transportation Bike Parking 
Guide

https://ddot.dc.gov/sites/default/files/dc/sites/ddot/publication/
attachments/DDOT%20bike%20parking%20guide_060118_Screen.
pdf

Bicycle / Pedestrian Planning

Indianapolis Cultural Trail https://indyculturaltrail.org/map/

Montgomery County Bicycle/
Pedestrian Priorty Area Concept 
Plan

https://www.montgomerycountymd.gov/dot-dte/Resources/Files/
BiPPA/Glenmont/BiPPA-Glenmont-Concept-Plans.pdf

Washington, DC Rock Creek Far 
West Livability Study

https://rockcreekfarwest.com/

Bikeshare

City of Cambridge Parking 
and Transportation Demand 
Management Ordinance

https://www.cambridgema.gov/CDD/Transportation/fordevelopers/
ptdm

MoGo "Suggest a Station" Online 
Input Tool

https://mogodetroit.org/maps/suggest-a-station/

Bus Shelters

Bi-State Development Agency of 
St. Louis Grant-Funded Mobility 
Hubs

https://www.transit.dot.gov/funding/grants/fiscal-year-2019-bus-and-
bus-facilities-projects

City of Dubuque Solar-Powered 
Shelters

https://www.transit.dot.gov/funding/grants/fiscal-year-2020-buses-
and-bus-facilities-projects

City of Portland Transit-
Supportive Plazas in lieu of 
Parking

https://www.portlandonline.com/shared/cfm/image.cfm?id=53320

District Department of 
Transportation Bus Shelter 
Program (Clear Channel)

https://clearchanneloutdoor.com/products/transit-shelters/

Best Practices for Wheelchair 
Charging at Transit Stations and 
on the Bus

https://www.nationalrtap.org/News/Best-Practices-Spotlight/Archive-
Wheelchair-Charging

RESOURCES
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Curbside Management

San Francisco Uber Curbside 
Study

https://issuu.com/fehrandpeers/docs/sf_curb_study_2018-10-19_
issuu

Development

Michigan Economic Development 
Corporation Redevelopment 
Ready Communities Best 
Practices Handbook

https://www.miplace.org/4a14ea/globalassets/documents/rrc/rrc-best-
practices.pdf

Dockless Vehicles (Scooters)

City of Baltimore Dockless 
Vehicle Permit Application

https://transportation.baltimorecity.gov/bike-baltimore/dockless-
vehicles

City of Long Beach Dockless 
Vehicle Permit Application 

http://www.longbeach.gov/globalassets/go-active-lb/media-library/
documents/programs/micro-mobility-program-e-scooterse-bikes/
clb_2020-shared-micro-mobility-program_rev-6-aug-2020

Funding

Baltimore Collegetown Shuttle 
Sponsorship Program

https://baltimorecollegetown.org/shuttle/become-a-sponsor/

City of Arlington Commuter 
Benefits Assistance Program

https://arlingtontransportationpartners.com/services/commuter-
benefits-assistance/

Congestion Mitigation and Air 
Quality (CMAQ)

https://semcog.org/cmaq

Michigan Economic Development 
Corporation Incentives & Taxes

https://www.michiganbusiness.org/services/incentives-and-taxes/

Regional Transportation Authority 
(Chicago) Access to Transit 
Program

https://www.rtachicago.org/plans-programs/access-transit-program

Transportation Alternatives 
Program (TAP)

https://semcog.org/transportation-alternatives-program-tap

RESOURCES

https://issuu.com/fehrandpeers/docs/sf_curb_study_2018-10-19_issuu
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https://www.miplace.org/4a14ea/globalassets/documents/rrc/rrc-best-practices.pdf
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Microtransit

Central Ohio Transit Authority 
Pilot

https://www.morpc.org/wordpress/wp-content/uploads/2019/12/11-
14-2019-COTA.pdf

SMART Path Plan http://smartpathplan.org/

Mobility Hubs

Berlin Jelbi Mobility Hubs https://www.jelbi.de/en/jelbi-stations/

Boulder Junction Transit Center https://www.rtd-denver.com/projects/boulder-junction-depot-square-
station

LA Metro Bike Hub https://www.metro.net/news/simple_pr/metro-opens-new-bike-hub-
culver-city-expo-line-sta/

Minneapolis GO Mobility Hubs http://www2.minneapolismn.gov/publicworks/trans/mobilityhubs

Paris Enhanced Bus Stations https://www.designboom.com/design/osmose-a-public-transit-station-
by-metalco/

Philadelphia The Porch at 30th 
Street Station

https://www.universitycity.org/the-porch-development

San Francisco Salesforce Transit 
Center

https://salesforcetransitcenter.com/#updates

Washington Metropolitan Area 
Transit Authority College Park 
Station

https://www.wmata.com/service/bikes/bike-and-ride.cfm

Park & Rides

Charleston Area Regional 
Transportation Authority Park & 
Ride Lot Agreements

https://www.ridecarta.com/services/park-ride/

Community Planning Association 
of Southwest Idaho Park & Ride 
Agreement Template

https://www.compassidaho.org/documents/prodserv/mobility/Toolkit/
Carpooling/Templates/Park_and_Ride_Lease_Model_Agreement_
Template.pdf

Virginia Department of 
Transportation Park & Ride 
Design Guide

https://www.virginiadot.org/travel/resources/parkAndRide/Park_Ride_
Design_Guidelines.pdf

RESOURCES
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Pedestrian Safety

City of Raymore Permeable 
Paver Crosswalks

https://www.raymore.com/city-hall/public-works/public-works-
operations-maintenance/crosswalk-project

City of San Diego Street Design 
Manual

https://www.sandiego.gov/sites/default/files/street_design_manual_
march_2017-final.pdf

National Cooperative Highway 
Research Program Guidance to 
Improve Pedestrian and Bicyclist 
Safety at Intersections

http://www.trb.org/Main/Blurbs/180624.aspx

Safe Routes to School Walk Audit 
Toolkit

https://www.saferoutespartnership.org/sites/default/files/walk_audit_
toolkit_2018.pdf

RESOURCES
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