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Executive Summary



Introduction

Project Purpose

Thepurposeof the NationalResourc® e t w eemgagadnsentvith the City of Dearbornis to help the City
activateits West Downtowmeighborhoodnto a regionaldestinatiorin order to better supportthe existing
retail communityas well as improvethe c i tegoBosmyTheNational Resourc&letwork (the Network)is a
key componendf the White H o u Steodg€itiesStrongCommunitigSQ) Initiative Launcheah 2011, the
SQ Initiative facilitates partnershipsbetweenthe federal governmentand local communitiethat have
faced longtermeconomichallengesTheNationalResourc&letworkprovidesdirecttechnicahssistancéo
eligible communitied hetechnicalassistanc&ngagementfor downtownDearbornis being conductedoy
HR&AAdvisors|inc (HR&ARNd SmithGroupJJRIR&AIs a corememberof the Networkand a nationalreal
estate and economicdevelopmentconsultingfirm, and SmithGroupJJRs an integrated architecture,
engineeringand planningfirm.

Prior to the 2008 RecessionWest DowntownDearbornwas a regional restaurantand entertainment
destinatiorthat servedas a vibrant neighborhoodand supportediocal merchantsStakeholderdeel that,
duringthe Recessiothe neighborhoodostits statusas a destinationat whichtimeretail vacancyincreased
sharplyand a numberof propertiesin West Downtownwventinto default However,in the past two years,
newrestauranthiave opened,the ownershistatusof a numberof defaulted propertieswasresolved, and
hasFordannounce@ newinnovatiorfacility in the middle of West DowntownThesedevelopmentsreate
an opportunityfor the City of Dearbornto useunderutilizedeal estateassetsn West Downtowras further
catalystdo advancethe revitalization
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Introduction

TheNetwork,as part of its technicalassistancengagementsupportedthe City by evaluatingthe West

Downtowrreal estate market,assessintghe urban design,recommending frameworkto create a more

connectedand attractive destinationanalyzingthe potential for developmenbf four city-ownedparcels
( 0 KSel yt i Westpowntownprovidingdetailed casestudiesof similarcitiesthat attracteddevelopment
to their downtownand researchingnobility solutionso increasehe connectiongetweenWest Downtown
and surroundin@ctivity centers

The National Resource Network Assessment Process

TheNetworkconductsin assessmeiptrocesswith eligible citiesto identify and developengagementshat
respondto the core challenges city faces,and that strengtherthatc i talyiliéy $0 grow economicallyr
to reduce poverty TheCity of Dearbornsubmittedan applicationto the Networkin February,2015.
Followingan intake call with seniorcity officials to better understandtheir requestfor assistancethe
Network conducteda two-day assessmemtisit with three Network staff in April, 2015. Thisassessment
team met with a wide range of stakeholdergrom city governmentbusinessegnd institutionso better
understandhe challengesand opportunitiedacing Dearborn,as well as how the City may benefit from
outsidetechnicatonsulting

Duringthis assessmentisit, the team identified the municipalpriority of restoringWest Downtownas a
regional dining and entertainmentdestination The Network and the City of Dearborn subsequently
collaboratedon a scopeof work for the engagementhat wouldmeetthe needsof the City in determining
how it could use existingassetsto advancerevitalizationof the West DowntownThe engagementvas
funded75% by NRNand 25% by the City of Dearborn
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Context The West Downtown is surrounded by significant anchors and activity generator
but there are physical barriers impeding close connections with these anchors.

A For the purpose of this analysis, HR&A defined the study area as bounded by the Rouge River to the
north, the railroad tracks to the south, the train station to the east, and Military Street to the west. This
area exceeds the geographic zone of the West Downtown Development Authority.

A West Downtown is in close proximity to significant activity generators and employment centers such a:
Ford headquarters and the University of Michigan, Dearborn. However, physical barriers such as
unattractive railroad undesrossings and large boulevards limit the access of pedestrians from these
facilities to the retail offerings in West Downtown.
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Key Findings

Market Assessment Findings

A WestDowntown is adjacentto multiple activity generatorsthat may supporta more vibrant
retail districtwith betterconnectivity,as well as createdemandfor new housing Thesenchor
siteswithin1l.5 milesof West Downtownncludethe FordMotor Companythe HenryFordmuseum,
the Universityof MichiganDearbornand HenryFordCollege

A WestD o wn t opapnldtion density is low comparedto peer cities studied, limiting its ability
to supporta more vibrant retail district Significantportionsof West Downtowrare devotedto
underutilizedssurfaceparking More residentsvithinwalking distancewould better supportmore
retail offeringsthat are neededto be an appealingregionaldestination

A TheCity of Dearborncontrolsa numberof underutilizedparking lots. Thesessetsre currently
being usedto provide free parkingand are underutilizedindicatingthere may be better useso
supportthe West Downtownietailers

A Thereare indicators of marketdemand for additional multifamily residential options in West
Downtown, but market rents are too low to supportthe cost of new construction Thefew
multifamily rental productsin West Downtownare fully occupied,and rents appear to be
increasingnodestly Howeverthe currentrent level between$1.34 and $1.50 per squarefoot
per monthsinsufficiento suppormewconstruction

A Attracting private-sectorinvestmentto demonstratethe potential marketwill requireincentives
from the City.

NRN Dearborn RESUURCE NWURK
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Key Findings

Urban Design Analysis

A Theexisting walkable urban grid and intact building stockis a solid foundation for creatinga
vibrant neighborhoodin WestDowntown. However, downtown streetsdo not currently create
a welcoming pedestrianenvironment Historidouildingssuchasthe Wagner Hotelandthea r e a 0
streetgrid setthe stagefor an attractive place with a clear identity Howevernarrow sidewalks,
vehiculaoriented commerciatlevelopmentlong segment®f MichiganAvenueand businesses
withrear doorsfacing MichiganAvenuemakefor an unwelcomingnvironment

A Theroad and rail network is focusedon moving people throughwestDowntown rather than
getting them into WestDowntown. Large highwaysand roadways create physicalbarriers and
limit the relationshigetweenWest Downtowrand EastDowntownThetrain tracksare a barrier
betweenWest Downtowrand consumeifsomresidentiaheighborhoods the south

A Non-motorized routes are not well connectedto West Downtown. While the RougeRiver
riparian corridoris a key asset,bicycleinfrastructuras limited in downtownand there are few
pedestrianand bicyclefacilitiesfor crossinghe highwaysand traintracks

A New developments have pedestrian orientation, and parking resourcesare in place for
continuedredevelopmentactivities Therecentlyconstructetiamptonnnand the proposedFord
InnovatiorCenterwill improvethe pedestrianexperiencedowntown Available structuregharking
and the proximity to the Dingell TransitCentermeansthat parking and transitresourcesre in
placeto supportredevelopmendf someof the underutilizedsurfaceparkinglots
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Key Findings

A High-level financial analysis of four key sitesin WestDowntown shows that the City will need
to utilize a variety of incentivesto attractconstructionof new multifamily product Thecurrent
rent levelsfor multifamilyin West Downtowrdo not supportnew constructiorincentivessuchas
providing land at no cost,municipaltax abatementsnointerestloans,and participationin the
ParkingOffset Programcouldmakedevelopmenmorefeasible

A Developmentof a hotel venue on a portion of Site 1 appearsto be feasible, dependenton
sufficient demand following the opening of the HamptonInn. While there are concerngrom
City leadersaboutdemandfor morehotelspacethefinancialanalysiandicateghat currentroom
rates do supportnew constructionlhisfinding is dependentupon sufficientdemand,whichthis
marketassessmemtasunableto verify.

A The high tax millage and the practice of basing assessmentvaluation on the cost of
construction/replacemenis a major impedimentto new construction TheNRNestimateghe
tax burdenona newlyconstructedpartmentbuildingin Dearbornat currentrentlevelsis 25% to
28% of grossrevenuesexceedingthe 17% to 19% tax burdenin AnnArbor and Birminghamnd
far higherthanthe 11% nationalaverage Successfullgttracting widespreaddevelopmento
West Downtownmay require reforming the municipaltax systemto bring taxes on newly
constructeg@ropertiescloserto levelsin peer citiessuchas AnnArbor and Birmingham
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Key Findings

A Placemaking investments such as streetscapescan generate demand to support new
construction Well-designedpublicspacescanchangethe perceptionof a neighborhoodand the
levelof pedestrianactivity.

A Cities often needto createincentivesfor developmentin marketsthat have not experienced
growth in many yearsin order to demonstratéhe strengthof the marketand catalyzeadditional
development

A West Downtown exhibits a number of conditions conducive for an effective joint shuttle
system, suchas activity generatingsitesin close proximity to West Downtownand multiple
institutionsvith commortransitneeds However,implementatiorof a joint shuttlewould require
buy-in and commitmertdf financialsupportfromall institutions

A TheFord Motor Companyd GR i dDgrimic shuttle/micretransit systemmay have potential
in Dearborn Currentlythe serviceis in a nonrcommercigpilot stagelimitedto F o r chrgpsisbut
Michigarnegislationcreatesa frameworkfor pilotingthe systentcommerciallaroundDearborn

A Theattractivenessof a bike-share program for Dearbornis dependenton the City securinga
financial sponsor Bikeshare programsdo not recover costsfrom users,requiring ongoing
operationalgrantsor subsidiesromthe municipalitySuclprogramsalsorequirea robustnetwork
of supportinginfrastructured in the form of bike paths,bike lanesd to create a safe a useful
connecteahetwork

NRN Dearborn RESUURCE NWURK
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Recommendations

Based on the researchand analysisdetailed in this report, the National ResourceNetwork
developedthe followingrecommendatiorts advancethe visionof West Downtowras a regional
destination Theserecommendation®cus on attracting developmentto increaseactivity and
vibrancyof West Downtowraswell asto strengtheithed i s turbandesignsamework

Releasea requestfor-expressionsof-interest (RFEIl)covering all underutilized City-
owned parking lots and propertiesin WestDowntown to explore the market potential
and generate developer interest An RFEIs a costeffective methodfor generating
marketinterestand exploring marketpotentialfor real estateassetsTherequestsignals
to the private sectorthat the City isinterestedn developmenaind opento newideas For
developersthe RFEis an efficientmeansof beginningcollaborationwith the City as this
initial stage does not require ideas be fully thoughtout or supportedwith detailed
financialanalysis Thekey sitesevaluatedin thisreport and any additional publicparking
lotsshouldoe part of thisRFEI

Implementatioshouldbegin with an agreementamongD e a r bmajomnatisutiongnd

e Work with D e a r b ostitutidss to explore implementation of a joint shuttle
the City to sharethe costof a detailed studyof thefeasibilityof a jointshuttle
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Recommendations

Improve wayfinding and signageto better bbrand the WestDowntown area TheWest

DowntownDevelopmentAuthority should develop vehiculaiscaled signage at major

e gateways to West Downtownto define the districtand market West Downtownas a
destination Additional signage shouldincludewayfinding from surroundindighwaysto
WestDowntown

Implementa form-basedcodeas well as policiesand zoning that prioritize mixed-use
in WestDowntown. To provide flexibility for developmenaind ensurenew buildingsare

a consistentvith the urban characterof West Downtownand improvesthe pedestrian
experience,the City shouldimplementa formbased zoning code Thiscode should
prioritize mixeduseto increasethe populationdensity in West Downtownas well as
ensurean unbrokerretail streetfrontage
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Recommendations

Implementpedestrianand traffic calming measureswhen repaving streets Repaving
of WestD o w n t streatsGesursnfrequently TheCity shouldtake advantage of these
a rare and valuable opportunitiedo efficientlyincorporatetraffic calmingand pedestrian
improvementdmprovementmcludepedestrianbumpoutsbike lanes,landscapebuffers,
and, wherepossibleroad-diets Thesedlansshouldbe createdin advanceof necessary

repaving

Examine potential redesign of the tax structure to reduce the burden on new

constructionand improve the feasibility of new development Thehighmillagerate and
G currentreal estatetax basedon buildingreplacementreatesa hightax burdenfor new

constructionthus making developmentchallenging In order to make widespread
developmenand densificatiorof West Downtowrfeasiblewithoutthe needfor incentives
for eachproject,the City of Dearbornshouldexplore reformingitstax structureo reduce
the burdenonnewconstruction

RESOURGE NEORK
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Market Assessment



Market Assessment Summary

Despitesubstantiapopulationlossin Wayne Countythe stable populationin Dearborndemonstrates
the strengthof economidundamentalsn the city, a positiveindicator for revitalizationof West
DowntownWestDowntown is adjacentto multiple activity generatorsand anchorsites,suchas
Ford Motor Company,that would supply consumerand potential residentswithina more vibrant
neighborhoodTheredevelopmentof FordMotor C o mp a Regdachand Innovation facility will
substantiallyincreasehigh-paid and high-skilled employmentnear WestDowntown.

Themoderaterentsand low vacancyrates of existingresidentialunitsin West Downtowrnindicates
market demand may support additional multifamily and mixed-use residential options
Developergeport that existingmultifamilyrentalsin West Downtowrare 100% occupiedand there
Is a waiting list, but that the marketis very price sensitivemultifamilyrentshaveincreasedn recent
yearsand,if trendscontinuemayreach$1.70 per squarefoot in severalyears

Inaddition,West Downtowrhasa large numberof underutilized parking lots that the City controls
giving the City the ability to usetheseassetdo attract developmenthat increasesctivity in West
Downtowrand furthersthe revitalizationof the district
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Market Assessment Summary

Challenges

WestD o wn t opapuléat®n density is low, limiting its ability to supporta more vibrant retail
district Downtowrdevelopersand property ownersnotethat retail is lessattractivethenmultifamily
due to highretail vacancy Currentretail requiresnearby parking as thereis a limited population
basewithinwalkingdistanceto supportshopsThelack of parking on MichiganAvenueis citedas a
challengdor retailers

Despite potential indicatorsof demand,the last multifamilybuilding delivered in 2006; it is not
readily apparentwhatrentlevelsand demandmightbe for newproducts Marketrentsfor existing
productsare currently low and constructioncostsare high, makingit difficult to build new units
Althoughncreasinggurrentrentsare between$1.34 and $1.50 per squarefoot in multifamilyunitsn
WestDowntowrd a levelthatisinsufficiento supportnewconstruction

Attracting private-sectorinvestmentto demonstratethe potential market may require incentives
from the City. Potentialincentivesncludeproviding publicland for developments a publicprivate
partnershipor abatementof taxes Developersnote that there is limited land available in West
Downtowngdespiteinterestin multifamily,hotel,and entertainmenprojects Provisiorof City-owned
land for thesedevelopmentmay help overcomehisobstacle

NRN Dearborn RESUURCE NE URK
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Market Assessment Summary

HR&A analyzed the demographicand economicconditionsof the Study Area and the
surroundingegionin order to predictfutureconditionshat mayimpactdevelopment

A Despite challenging macroeconomic conditions in Wayne County, the
population of Dearborn is stable.

_ AThe population in West Downtown is small and dominated by senior

Demographic citizens. Much of the housing stock is located in one senior living
building.

A Population density in West Downtown, a hub for Dearborn, is lower
than the overall population density of Dearborn.

AUnemployment in Dearborn tracks the US national average, and is
now below 5%.

A Almost 50,000 people work within 2.5 miles of West Downtown,
down from 75,000 people in 2002.

Economic AThe redevel opment of Ford Motor
innovation center will bring 12,500 new, Rgfying jobs.

AThere is little employment within West Downtown itself, and the
existing positions are predominantly in the food/accommodation and
the retail sectors.

NRN Dearborn RESUURCE NE URK
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Market Assessment Summary

H R & Aighdevel findingsfor assetclassesre summarizedbelow, includingkey challengesor
opportunitiesas well as primary objectivedor futuredevelopments

A The last multifamily building delivered in Dearborn in 2006.
_ _ AThere is little supply of multifamily residential options in West
Residential Downtown targeted at young professionals.

AVacancy is low, and rent levels indicate new multifamily residential
construction may be feasible.

AlLittle office space exists in West Downtown, and only two buildings
exceed 20,000 square feet

_ ANone of the office space in West Downtown is considered Class A,
Office and 45% of supply is located in one building (835 Mason Street).

A Office vacancy is high (30%); however, most of the vacant space is
located in 835 Mason Street.

AThere are only 30 hotel rooms in West Downtown, with 96 rooms

Hospitality under construction.
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Market Assessment Implications and Recommendations

A larger residential and worker population in West
Downtown will support a more vibrant retail offering
and a more lively neighborhood.

West Downtown has few housing options for young
professionals and students who are employed or st
in Dearborn. These residents could assist in driving
additional demand for retail downtown.

Despite aging housing stock, vacancy rates for
residential units in West Downtown are below 5%, &
rental rates have climbed steadily in recent years.

The limited amount of residential and office
development in past years means the market does
have proof of demand that could profitably support
development.

NRN Dearborn

The City should prioritize development of underutilized
free public parking lots into new housing and office
opportunities as parking is currently oversupplied.

The City should attract privasector development of
multifamily and mixedise buildings targeted at these
populations, who nationwide desire housing options near
retail amenities like West Downtown.

There is a lack of supply of higjuality residential in

West Downtown, indicating that new supply may be able
to command a rent premium justifying private sector
investment.

The City may need to work with privegector partners

to 6prove the marketd thro
structured to limit risks and-fripnt costs of the

developer.
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Demographics
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- _Despite large population loss regionally, the population of Dearborn
Demographlcsand West Downtown is stable, reflecting underlying strengths.

A The populations of West Downtown and Dearboretal Population
have remained essentially unchanged since 20(
while Wayne County, including the Wayne Cour Hies Deriony Dearborr =S WayneiCotint
suburbs, suffered substantial losses. 2000
872 97,775 2,061,162

A Maintaining population in a challenged region ~ Population

indicates underlying strengths and attractivenes ig;ilation 867 97.629 1.751,579
the community that could be leveraged to revita...

West Downtown.

Percent Change, Population 262015

0% —

20 0.6% -0.1%

-4%

-6%

-5.9%

-8%
-10%
-12%
-14%
-16% -15.0%
-18%

West Downtown Dearborn Wayne County, excluding Detroit Wayne County

Source: ESRI Business Analyst
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- __West Downtown has fewer residents in the minhdleme bracket
Demographlcsthan Dearborn, although median income is comparable.

A The median household income in West DowntoViadis Household Income
lower than in Dearborn, but higher than in Way
County.

West Downtowt Dearborr  Wayne Count

A A smaller proportion of West Downtown resider Median
Household $43,300 $45,400 $41,000

are middleincome compared to Dearborn and | ,.ome
Wayne County, likely because few of the housing
options target these income classes.

Households by Income, 2015
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Households in West Downtown are markedly smaller than in Dearborn

Dem ograp h ICS,nd Wayne County.

A West Downtown households are smaller on  Average Household Size
average than Dearborn and Wayne County
households.

A Singleperson households account for over 60% Average
Household 1.6 2.9 2.6

of households in West Downtown, likely due to ;..
the large community of senior citizens.

West Downtowt Dearborr  Wayne Count

Households by Composition, 2015

% of All Households

. 1
[ [ ] B ==

Married Couples with Other Family Househol@&ingle Person Householdi#on-Family Household$arried Couples without
Children Children

m West Downtown = Dearborn = Wayne County

Source: ESRI Business Analyst
RESOURCE Iliﬁ ORK

NRN Dearborn




- . The median age of residents in West Downtown is far higher than
DemographlcsDearborn due to a large amount of dedicated senior housing.

A The median age of West Downtown residents, 5%8lian Age
Is significantly older than the median age of City
and County residents.

A W.eSt DOWHt.OWHOS .h.l gh nMedianAge 55.8 33.3 38.4 200
units marketed to seniors and the limited numbe|

multifamily units aimed at young professionals.

West Downtowr Dearborr Wayne Count

A West Dearborn has few working age householders,
despite proximity to major employers.
Households by Age of Householder, 2015
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Unemployment in Dearborn tracks the US National Average and is

Economics below 5%.

A Historically, unemployment in Dearborn has roughly matched US unemployment. Unemployment
increased sharply during the Recession similar to the US, but did not climb as high as Wayne County.

A As of 2015, unemployment in Dearborn is below 5%, demonstrating a stronger recovery than both
Wayne County and the United States and indica

Annual Unemployment Rate, 20062015
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Employment at major employers around West Downtown has declined
notably over the past decade.

Economics
A Employment has been declining in West Downtéwployment Within and Near West Downtown
and surrounding areas for more than a decade.

Dearborn leaders indicate this has negatively West Downtowr 1.5-mile radius  2.5-mile radius

affected retailers in West Downtown. Employment,
All Jobs 1,300 25,600 48,700
A However, Ford Motor C [y o f

its headquarters and Research and Innovation
campus is expected to increase employment by 12,500 professional jobs near West Downtown over th

next decade.

A Leveraging this growth and the surrounding employment centers will require addressing the access an
connectivity issues that currently limit West Downtown from leveraging this nearby employment base.

Historic Employment, All Jobs

80,000
70,000
60,000
50,000

é 40,000
30,000 TTe—
20,000
10,000

0

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

=—\Nest Downtown ==1.5-mile radius 2.5-mile radius

Source: US Census OreMap
NRN Dearborn RESOURCE E iW




: Employment data in West Downtown reflects the dominance of
Economics restaurants and retail and the limited amount of office space.

A Major employers such as Ford Motor Company are not currently located in the neighborhood. Therefor
the West Downtown employment base is dominated by accommodation & food service and retail,
reflecting the areads role as a small downt owr

A The significant employment in professional, scientific & technical services likely represents the continue
presence of some automotive suppliers.

A The prominence of just a few sectors reflects a commercial area that does not benefit from a high
residential population density or large worker population.

West Downtown Employment by Industry, 2015
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Development Density:
West Downtown & Comparable Neighborhoods
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The residential population density in West Downtown is lower than
comparable active downtowns, limiting local support for the retail sector.

Density

A Higher residential population density around traditional commercial centers such as West Downtown F
support retail offerings that then attract visitors from the region. Increasing density is a key component
making West Downtown a regional attraction again.

A West Downtown has | ower popul ation density th
the area is underpopulated and, consequently, retail demand is limited.

A West Downtown has lower population density than peer cities in the area and in similar college town
settings that have more active downtowns <c¢l os

Population Density, 2015

Residents per Sq Mile

4,000
0

West Dearborn Wayne County Downtown Uptown Downtown Ann Downtown  Downtown
Downtown Chapel Hill Normal Arbor Birmingham Ferndale

Source: ESRI Business Analyst HR&A defined the geography of the comparison downtowns by analyzing built up areas in satel4
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Densit Employment density in West Downtown is higher than the City of
y Dearborn, but lower than most comparable downtowns.

A Alarge employment base helps increase the market demand for retail offerings. Employment density,
tandem with population density, is a valuable indicator for the ability of districts such as West Downtov
to sustain interesting retail offerings and attract consumers from around the region.

A Employment density in West Downtown is lower than most comparable downtowns that have retail
of ferings and activity | evels that match Dear

A There are several largscale employers proximate to downtown that could stimulate retail demand with
the provision of improved access from their campuses to West Downtown.

Employment Density, 2015
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Densit The density of buildings in Ann Arbor and Birmingham is notably greater thar
y in West Downtown and Ferndale, contributing to their more active downtowns
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The density of buildings in Ann Arbor and Birmingham is notably greater thar
in West Downtown and Ferndale, contributing to their more active downtowns

Density

A The building density graphics reveal that broad swaths of West Downtown and downtown Ferndale ar
given to automobile uses. These parking fields reduce the vibrancy of downtown as they detract from
the pedestrian environment and reduce space for housing or office space that could produce regular
customers for West Downtownds retail of fering:

A Parking patterns in West Downtown and Ferndale are dominated by lardgedcil parking fields and
reduced building density. These lots are obstacles for potential regular customers and pedestrians tha
live in surrounding residential neighborhoods.

A In contrast, Birmingham benefits from a parking pattern that features a series of parking garages
located on side streets, leaving a dense and unbroken frontage in the retail core as well as few
obstacles to pedestrians from surrounding residential neighborhoods.

A While Ann Arbor has many small parking lots throughout downtown, these parking facilities are
disbursed and are not located in the central retail core, creating a pedestrian environment and critical
mass of retail that is an attractive destination.

A 1t should be noted that building density is one metric for activity. The following building density graphic
are two dimensional and do not demonstrate the height of buildings, another key component for activit
levels. In addition, the interaction of a building with the surrounding street is another key element in the
level of activity it generates.
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Ann Arbor has a dense, active downtown with many small parking
facilities dispersed throughout the commercial core

Density

., T | ..' oLt """"'J"' B “1 -4 Urban Form The density of buildings in downtown Ann
5 ' ' .;é. .. ' . i ,,”:; ay ,..:‘ r_ : Arbor is high and the street frontage is unbroken

0 f "‘,:_, . '."'"-- ,,,t Suse (e within the heart of the commercial core along Liberty,
e |-_,,-!J l,.f' .:':C" s 3 -i & Washington, and Huron Streets. To the west, along the
3 F : N : ""' “"' "' = railroad tracks, at the edge of downtown, the amount

of space devoted to parking increases.

Key Lessons

A Multiple blocks of the prime retail commercial core
are unbroken by parking, concentrating
pedestrian and retail activity along these streets.

7 e q d A The many small parking facilities disbursed
Lha ‘“2 ' P through dovynt(_)wn p_rowd_e _co_n\_/enlent _parklng to
cRE'a : o o4l : the whole district while minimizing the impact to
LN | . f, r‘.ﬂ the street frontage.
"n - ;’-: - e ¥ Yoy
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A Few of the parking facilities take up a full block
Surface parking and many are located to the rear of buildings or
along a portion of a side street, further preserving

Parking Structure the core retail street frontages.
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Densit Birmingham has a dense, active downtown core unbroken by parking
y fields, with parking needs met in structures located on side streets

. ... svsge v ;":::E"-""gl

\ "'jfl!i",;f-i_ﬁ _‘.".:'5 Urban Form Six parking structure supply much of the

X g......qll:_‘-g-;g'r-;l.",uﬁ parking in downtown Birmingham, leaving the
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e 4 }ﬂ{% @\ = i il ekt o mainder of the land for dense development. There
XA\ \ tosparasl f face lots west of Highway 1 in th
al , “al|z Taiwnas  are few surface lots west of Highway 1 in the
Yy downtown core. As a result, the downtown benefits
from uninterrupted commercial frontage along its two
main streets.

Key Lessons
A Structured parking located on side streets
preserves the frontage in the core for active retail.

A The surface parking facilities west of Highway are
small and do not take up full blocks. Thus these
facilities do not pose an obstacle to pedestrians
from the residential neighborhoods south of the
downtown.
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Surface parking

Parking Structure
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Densit The downtown of Ferndale is surrounded by surface parking, resulting in a
y lower density, less active commercial core with opportunities for redevelopment

Surface parking

NRN Dearborn

Urban Form One block of unbroken retail along 9

Mile Road anchors downtown Ferndale. Surface
parking surrounds these buildings on all sides. Many of
these surface parking lots are large and cover full city
blocks, breaking the connection between the retail and
the surrounding residential neighborhoods.

The Ferndale DDAGs 2012 TI
constructing a municipal parking structure to fulfill the

di strictds parking needs.
public and private lots for dense redevelopment over

the 20year implementation period of the plan.

Key Lessons

A Full block parking facilities present an obstacle to
pedestrians from surrounding residential
neighborhoods accessing the retail core.

A Surface parking lots on 9 Mile Road interrupt the
retail, limiting it to a block in length and reducing
the vibrancy and activity of the downtown.
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