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DESIGNATION OF DEVELOPMENT AREA

The following map page designates the boundaries of the Downtown Development
Authority. The DDA boundaries remain unchanged from the area designated in the original
Development Plan approved on August 17, 1999. A legal description of the DDA boundary

is also provided within the Appendix.
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EXISTING LAND USE ANALYSIS

The first step in any future planning program is the survey and analysis of the existing uses
of land in the District today. In order to accomplish this task, the Planners performed a field
survey of existing land use on May 9, 2001. The field survey was preceded by a pre-
survey of land uses throughout the District using Summer 2000 aerial photos obtained from
Aerodatainc.com. Field verification was then made by a windshield survey. Once the land
uses for all of the parcels in the District were identified, they were color coded directly on to
a base map of the DDA. It is favored that eventually, GIS will be used to create a land use
database that can be linked to the City's parcel map. The resulting Existing Land Use Map
will illustrate the land use of each individual parcel, as well as the overall land use patterns
throughout the District.

LAND USE CATEGORIES

In order to portray the pattern of land uses on a map of the District, a set of land use
categories was developed for the field survey. These categories were chosen to be
particularly relevant to the issues in which the Woodhaven Downtown Development
Authority is involved. The following is a brief description of each of the categories that are
illustrated on the Existing Land Use map.

Single Family Residential. There is no single family development located within the
physical boundaries of the Woodhaven DDA. This use is important to the District, however,
because it houses many of the residents who are also the market customers of the
downtown’s businesses. Single family neighborhoods immediately adjoin the Downtown at
several locations.

Multiple Family Residential. Included in this category are attached dwelling units, such
as rental apartments. This category can also include attached condominiums constructed
at higher densities. Multiple family neighborhoods adjoin the edge of the Downtown, west
of the |-75 Freeway.

Civic Center / Recreation. This category was applied to the City complex, including City
Hall, the Police Department, the major City Park, and other uses at the complex. There is
approximately 56 acres of area designated for this type of use within the DDA boundaries.

Schools & Churches. This group includes both public and quasi public uses that involve
worship space, education, and in most instances, large meeting places or auditoriums.

Office. This land use group comprises only about 7 acres in the DDA and includes such
things as bank branches, real estate offices, general business office buildings, medical /
dental clinics, and veterinary hospitals and offices.

Restaurants / Food Service. This category includes full-service restaurants, fast food
establishments, coffee shops, and similar uses involved in providing prepared foods directly
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to the customer, usually for consumption on the premises. There are approximately 12.5
acres devoted to this type of use.

Entertainment. This use group could include such things as a movie theater, video rental
store, bowling alley, roller skating rink, miniature golf, and similar forms of indoor and
outdoor entertainment. There are only two parcels for a total of 2.2 acres that meet this
use category.

Lodging. This category includes hotels, motels, bed & breakfast inns, and similar uses
engaged in providing overnight accommodations for travelers and tourists. All of the land
that contains these uses are located on the west side of I-75 and are about 9.4 acres in
size.

Comparison Shopping. This group includes discount and department stores (such as
Kmart, Meijer, Target, Sears Hardware) as well as large office supply stores, home centers,
and other establishments where shoppers usually compare prices on larger items before
making their shopping decision. This is by far the largest land area user in the district with
approximately 138 acres.

Vehicle Sales. This group is primarily devoted to the several new automobile dealerships
found with the Woodhaven DDA, however, it could also include used car dealers, marine
dealers, and off-road vehicle sales establishments. There are three vehicle sales
businesses in the district and one marina sales use. These business account for 29 acres
within the DDA.

Miscellaneous Retail. This group includes all remaining retail and personal service
establishments, such as, pharmacies, shoe stores, grocery stores, tanning salons, beauty
parlors, and similar businesses. Most of these uses are older and exist predominately
along the western boundary of Allen Road. There are about 7 acres within the DDA
devoted to this type of use.

Automotive Service. Included in this group are such things as gasoline stations (including
accessory convenience store), tire dealers, auto parts stores, car washes, and auto repair
facilities, except those associated with a new vehicle dealer. There are approximately 19
acres within the DDA under this use category.

Warehousing & Storage. This category includes such uses as the pallet distributor, self-
storage warehouses, sales office-warehouse uses, and similar facilities. There is only one
parcel within the district that meets this land use and is 3.7 acres in size.

Fuel Storage / Distribution. This use is fairly unique, in that most communities do not
have large-scale fuel depots, such as the Mobil Qil distributor located in Woodhaven.
Similar uses can be found at other Detroit area locations like Metro Airport in the City of
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Romulus. This is the second largest use in terms of land area within the district. Over 93
acres of land is within this use category.

Heavy Manufacturing / Trucking. This use group includes large manufacturing plants
and over-the-road trucking depots, as well as large truck service plazas that provide food,
fuel, parking, service, and sometimes temporary lodging. This is the third largest land use
category in terms of land area with 63 acres.
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PERSONS AND FAMILIES RESIDING IN THE DOWNTOWN DISTRICT

As can be seen from a review of the Woodhaven Downtown District boundaries, there are
currently no permanent residents living within the district. The only residential use within
the district limits is of a transient nature associated with the overnight lodging facilities near
the I-75 Interchange.

The City of Woodhaven has a substantial resident population that relies upon its downtown
district for everyday retail goods, personal and professional services, and comparison
goods purchases of such things as furniture, appliances, and automobiles. The 2000
Census of Population & Housing identified the current population of the City to be 12,530
persons living in 4,708 occupied housing units. Other neighboring communities also rely
upon Downtown Woodhaven for retail services, especially department stores and
comparison goods shopping. The following table enumerates the population and occupied
housing units counts for selected neighboring communities.

Table 1
Population & Occupied Housing Units
Woodhaven and Selected Neighboring Communities

2000 Occupied Housing

Community 2000 Population Units

City of Woodhaven 12,530 4,708

City of Flat Rock 8,488 3,181

City of Gibraltar 4,264 1,728

Grosse Isle Township 10,894 4,122

City of Riverview 13,272 5,352

City of Rockwood 3,442 1,318

City of Trenton 19,584 8,137

Brownstown Township 22,989 8,322
7-Community Sub-Region 95,463 36,868
Wayne County 2,061,162 768,440

Source: 2000 US Census of Population & Housing

While Woodhaven's resident population was only 12,530 persons in the year 2000, the
nearby trade area for comparison shopping establishments approaches 95,000. While not
all of these residents can be expected to shop in Downtown Woodhaven, the influence of
the major merchants, such as the discount stores and automobile dealers, clearly
penetrates into the neighboring communities. Access to I-75 at West Road exposes many
downriver-area residents to Woodhaven's merchants, as do the major employers like the
Ford Woodhaven Stamping Plant.
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RELATIONSHIP TO ADJOINING PROPERTIES & NEIGHBORHOODS

Downtown Woodhaven is fairly centrally located in respect to the City's residential
neighborhoods. Access to the Downtown, via West Road or Allen Road, is relatively direct
from most of the neighborhoods. Traffic is very heavy at certain times of the day, so that
access to Downtown may be direct but not always convenient. In general, however, the
business district is centrally located and easily accessible to any resident with an
automobile.

Pedestrian access to the Downtown is not always
convenient, except for those few neighborhoods
that directly border the Downtown to the north and
east. Pedestrians trying to reach the Downtown
from neighborhoods on the west side of the City
must contend with the |-75 Expressway and a
substantial industrial district between their homes
and the shopping area. While the Downtown
District extends west of |-75 to include the Civic
Center complex and the commercial area to its
north, the bulk of the City's shopping opportunities
are located east of I-75 along Allen Road.

The Downtown shopping and services are conveniently located for most of the City's major
employers, as well as small businesses on the perimeter of the Downtown District. Such
services as restaurants, banking, and overnight lodging for customers and vendors are in
close proximity to the City’s major industries and equally convenient to its small businesses
as well.

PRELIMINARY IDENTIFICATION OF AREAS IN NEED OF REHABILITATION

While the City's Downtown is in a generally healthy condition, including recent expansion
with the addition of new businesses and shopping centers, there is always room for
improvements that could positively impact the entire district and City. The following are
some preliminary observations and
recommendations regarding areas that would benefit
from rehabilitation.

General Conditions Downtown

Q In general, the Downtown exhibits too much
visual emphasis on parking lots, often with little
landscaping or other enhancements. At the
same time, there is too little emphasis on the
buildings, their architecture, and the businesses
themselves.
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Q In general, the Downtown is relatively unfriendly to pedestrians. The business district is
somewhat spread out, along Allen Road in particular, but there are many individuals
who would accomplish at least a part of their shopping trip on foot if appropriate
connections and facilities were made available.

O The large stockpiled mound of soil south of Meijer is a large, centrally located site within
the Downtown. This site could potentially support a future retail or entertainment use.

Q Throughout the Downtown, as well as
on its perimeter, industrial uses are
mixed with the retail, personal and
business services, and entertainment
uses that are the mainstay of a healthy
downtown. Relocation assistance
should be pursued to open key
properties to downtown development
while properly relocating the industries
to one of the City's industrial parks or
districts.

Industrial Activities

Q The majority of the industrial activities located within the Downtown Development
District have an open storage character (auto salvage, truck/trailer storage, fuel
depot/above-ground tank storage, e
palette storage, contractors' storage).

Most of these areas are devoid of
significant landscaping or screening
amenities. As additional properties

become available for development
and re-development, the City should ¥
concentrate on higher technology, :
office / warehouse, and light
manufacturing uses that prefer a
modern industrial park or corporate
campus setting.
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Retail Sales & Personal Services

Q Several major retailers have
significant outdoor storage
components (Meijer, Kmart). Some
of these uses have seasonal sales
areas or storage in vehicle trailers.
In many cases these activities
should be accommodated within an
appropriate building expansion,
rather than occurring within the
parking lot or unimproved portions
of the site.

Automobile Dealerships

Q' Outdoor product display is the very nature of new and used auto dealers. Most older,
and even some newer dealerships, could upgrade their appearance, image, and off-site
impacts with: additional landscaping; and sensitive retrofit of outdoor lighting.
Advances in illumination technology make it possible to provide appropriate lighting of
their products while reducing glare and spill-over of light onto adjoining properties. This
is particularly critical when the neighbors are residential homes and apartments.

High Visibility “Signature” Sites

Q The four corners of West Road and Allen
Road are, for better or worse, the most
visible and identifiable sites in the
Downtown District. These will always be
the focal point for visitors entering the

Downtown. The DDA should promote the
development / redevelopment of these sites
with “Signature” uses that can become
identified with Woodhaven's Downtown and
vice versa. As redevelopment occurs, the
City should strive to replace fuel pump
islands, auto-oriented activities, and
pedestrian-unfriendly uses with the
Downtown'’s best architectural examples.
Typically, these important corner sites should be occupied by buildings with slightly
more height and mass than those located further away from the center of the district.
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Northwest Quadrant of West & Allen

QO The Northwest Quadrant of the West / Allen
intersection provides a good example of an area
that could benefit from redevelopment and
benefit the rest of the Downtown District as a
result of its improvement. This particular quad is
characterized by older uses that are not well
integrated with the newer development in the
Downtown. For example, newer development to
the north benefited from a continuous service
drive that stops abruptly when it reaches the
older uses nearer the comer.

Q The City and DDA should investigate ways that
they might assist in relocating the palette
business to an industrial site that better meets
its needs, while opening the site for
development / redevelopment with a retail or
entertainment use. This might be accomplished *
in conjunction with redevelopment of the
property with the large soil mound that was
discussed previously (south of Meijer).

STATUTORY COMPLIANCE

The DDA Boundary Map on page 1-1 illustrates the Downtown Development District
Boundaries, in compliance with Section 17(2)(a) of the DDA Act. The map also clearly
illustrates the extent of existing streets and development throughout the district, in accord
with subpart (b). A legal description is included in the Appendix. Page 1-5 establishes that
there are no persons or families residing in the district and none who will be displaced, in
addressing subpart (I) of the DDA Act. While there are no proposals in Chapter 1 for
demolishing existing improvements, pages 1-6 through 1-9 address areas in need of
rehabilitation, in compliance with Section 17(2)(c).
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This chapter is intended to provide an overview analysis of the Downtown District of
Woodhaven. In order to improve the downtown’s competitive advantage and its physical
appearance and function, the District Analysis will evaluate the value of improved and
unimproved property, its relationship to the City's neighborhoods, the competitive quality of
existing development, and constraints to improvement of the downtown.

ANALYSIS OF LAND AND PROPERTY VALUES

An appropriate mix of land uses is critical to the health of the downtown. Retail goods,
businesses and professional services, office space, employment generators, entertainment,
lodging, dining and a resident population are all keys to the success of the downtown. A
balance must be established to ensure that the downtown offers a broad range of goods,
services, interesting experiences and living options.

lllustration 2-1 portrays the current mix of land uses in Downtown Woodhaven.
Comparison shopping accounts for 30% of the developed acreage downtown, while only
3% is devoted to restaurants, 2% to overnight accommodations and 1% to other
miscellaneous retail. At present there are little entertainment uses in the downtown. A
skating rink and video store comprise the entire entertainment venue in the downtown.
There are no permanent residences in the downtown area.

lllustration 2-1 Percent Total Land Area by Land Use

Miscellaneous
Retail
1%, Restaurant/

Food Service

Auto Service
Office \ 3?6 4%
Warehoutlhg | Ledaing
Civic Center  qo 2% / Road
: 5%

Entertainment_12%
0.5% ==

Vehicle Sales
6%

Heavy Manufacturing
Comparison Shopping 13%

30%

Fuel Storagé!Distribulion
20%
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The financial health of downtown business relies upon many factors, including keeping
customers in the district throughout the day and evening. Entertainment uses, dining
establishments, theaters, district employees, and downtown district housing are all
important components in planning for a strong downtown.

lllustration 2-2 provides a graphic picture of the percentage of total assessed value in the
district, by land use category. When taken in combination with the land area occupied by
each use as identified in lllustration 2-3, a picture emerges of uses that have high value in
relation to the land area they occupy.

lllustration 2-2 Percent o f Total Assessed Value by Land Use

Vacant Entertainment

1% \ 1%
. |
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N 1\ fﬁ Lodging

\ f 3%

\ I R Retail
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COMPETITIVE QUALITY OF THE DOWNTOWN

Small, community downtowns must compete with a wide variety of sophisticated retail and
mixed use development. Many of these modern shopping facilities provide amenities,
product variety, entertainment options, and personal services that few downtowns can
match. As a starting point toward improving its competitive advantage, a preliminary
analysis of the downtown’s business mix must be accomplished.

Those areas where downtown Woodhaven already has a strong position include:

Quaaaaoaaaaan

Home center, lumber and hardware
Discount department stores

Junior department stores

Grocery stores

Pharmacies

New Auto dealerships

Auto service, minor repairs and accessories
Fast food restaurants

Family style restaurants

Office supplies and furniture.

Those areas where the preliminary evaluation has identified weaknesses include:

a Men's, women’s and children’s clothing

0 Entertainment uses, such as movie theaters, indoor sports & game uses,
restaurants with live entertainment, festivals and events

a Gathering places, such as an upscale coffee shop or after work meeting places, as
well as outdoor spaces such as a downtown park or “village green’.

O  Offices

O  Downtown residences.

DOWNTOWN EVOLUTION

Downtown Woodhaven began its existence as a collection of individual businesses in a
fairly typical, linear commercial district. If this suburban strip development is to truly evolve
into a viable downtown, it must be ready to accommodate change and capable of
anticipating change. As the downtown Development Authority works to assemble its plan
for Downtown Woodhaven, several important characteristics of downtowns must be evident
in the plan and the DDA's action, including:
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| Be prepared to respond to changes in consumer preferences. This must include
the growing interest in pedestrian-friendly, walkable retail development often based
on the principles of “town centers”.

0  Adapt the older, linear retail to emerging lifestyles, particularly the growing interest
in mixed retail/residential development. Downtown residents constitute a captive
market for retailers, service providers, and restaurants.

a Encourage a sense of community by incorporating public gathering places. This
may be as formal as a city park or as informal as a strategically placed coffee shop.

(0 Strive to bring new amenities to the district, concentrating on balancing the mix of
uses to include recreational opportunities, entertainment, cultural activities, public
services, and dining out.

O  Adopt policies designed to prevent downtown from becoming obsolete by being
responsive to emerging trends.

DISPLACED INDIVIDUALS

At the present time, there are no permanent residences of any kind within the Woodhaven
downtown district. For that reason, no development or redevelopment that might occur
would result in displacing individuals from their homes.

The more important consideration is the need for permanent residents within the
downtown. A shopping area is not truly a downtown without people being present 24
hours a day. A resident population provides not only a captive market for the shops and
services but also the vitality that comes from having people “on the street”. This will
become a major challenge to the DDA as it moves forward with a development plan for
downtown Woodhaven.

STATUTORY COMPLIANCE

Page 2-6 provides an overview of the competitive quality of the DDA with regard to the
retail needs currently being met by the district in comparison with those areas which are
under served. Combined with the analysis of land and property values within the DDA, the
requirements outlined in Section 17(2)(d) and (e) of the DDA Act have been addressed.
More specific timelines with regards to individual improvements will be handled within
Chapter 13 of this plan. As stated in the preceding section, there are no residences within
the boundaries of the DDA therefore no families or individuals will be displaced. Since no
families or individuals will be displaced a relocation plan is not required and there are no
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costs associated with relocation. Section 17(2)(1) through (n) of the DDA Act has been
addressed.
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The retail potential of Downtown Woodhaven is related to many factors. Some of these are
under the City's control, while others are outside influences. The Woodhaven DDA’s
economic potential is determined by:

O trade area population and spending potential

Q location of competing centers and their business mix
Q accessibility of Downtown Woodhaven

Q the prospects for certain types of retail in the district

Q site and location characteristics

POPULATION & SPENDING POTENTIAL

As illustrated in Table 3-1 on the following page, the eight community trade area around
Woodhaven had a 2000 population of 95,463. Table 3-2 on the next page outlines the
numbers of households within the trade area (34,868), their median household and per
capita income in 1990, and a comparison of population growth from 1990 to 2000. The
tables illustrate strong population and household growth in the Market Area, with
Woodhaven growing at a slightly faster rate than the Market Area. Woodhaven has one of
the youngest populations in the Market Area with the second highest median household
income, surpassed only by Grosse lle.
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TABLE 3.1
Woodhaven 11,631 12,530 7.70%
Brownstown Twp. 18,811 22,989 22.2
Flat Rock 7,290 8,488 16.40%
Gibraltar 4,297 4,264 -0.80%
Grosse lle Twp. 9,781 10,894 11.40%
Riverview 13,894 13,272 -4.50%
Rockwood 3,141 3,442 9.60%
Trenton 20,586 19,584 -4.90%
MARKET AREA 89,431 95,463 7%
TABLE 3.2
# MEDIAN PER CAPITA MEDIAN
COMMUNITY HOUSEHOLDS HOUSEHOLD INCOME AGE
(2000) INCOME (1990) (1990) (1990)
Woodhaven 4,708 $47,513 $17,438 31.9
Brownstown Twp. 8,322 $38,186 14,085 29.5
Flat Rock 3,181 $35,000 $13,328 313
Gibraltar 1,728 $41,291 $16,832 33.4
Grosse lle Twp. 3,506 $62,619 $29,006 39
Riverview 5,352 $39,735 $17,860 36.3
Rockwood 1,318 $37,609 $16,619 33.1
Trenton 8,137 $41,129 $17,341 ar.r
MARKET AREA 36,252 $42,885 $17.814 34.0
COMPETING CENTERS

Each of the communities within Woodhaven's market area has a variety of competing retail
concentrations. Some are poised to present serious competition, others have character
features that make them attractive, while another group
presents little in the way of competition and functions
exclusively as a convenience shopping area for a single
community.

Grosse Isle has a small DDA and the early beginnings of
a true downtown shopping character. Its extremely
small size, however, suggests that it will not produce
serious competition for the comprehensive variety of
businesses found in Woodhaven. Rockwood, Gibraltar,
and to a lesser degree Flat Rock fall into a similar

Downtown Grosse Isle

Woodhaven Downtown Development Plan 3-2



- B |

category. Flat Rock does have the advantages of a small, traditional retail core that can
take advantage of proximity to the Huron River, combined with the drawing power of an
expanding linear retail development along Telegraph. Flat Rock’s Huron River Park
provides a unique recreation feature that at least one local business already employs to its
advantage (Michael's On The River). Flat Rock's Telegraph Road corridor is not
concentrated in a manner that constitutes strong competition for Woodhaven. One unique
feature in Flat Rock is the Community Service Organization Center, located in a former
school building on Gilbraltar Road, where local service clubs are headquartered together.
This facility is somewhat removed, however, from both the core downtown and the
Telegraph corridor businesses.

Trenton has the greatest potential within the trade area for a traditional downtown that can
offer extensive opportunities to specialty
retailers. It also enjoys a physical
relationship to the Detroit River that
benefits recreation and entertainment
destination businesses, as well as
significant new residential developments
that are at higher densities. At the same
time, it cannot provide large sites geared S T S
toward the big box retailers and so-called — u cEEEERT

category killers that have been successful  Downtown Trenton

in Woodhaven. These types of uses would

have to locate outside the downtown core along Fort Street. Such a separation of the
major business uses may not be conducive to the ultimate health of the Trenton downtown.

Brownstown has established an extremely large DDA, in terms of its physical boundaries.
This offers the advantage of a large base for tax collections to offset operating revenues
but makes the creation of a recognizable downtown difficult. Brownstown does offer
competition to Woodhaven in terms of available site sizes and a larger resident population.
Much of Brownstown's population, however, is physically closer to Downtown Woodhaven
than to the Brownstown DDA. The Market Area map illustrates the relationship of Central
Brownstown and South Brownstown to Woodhaven, via Allen Road.

Riverview has new shopping developments along Fort Street that can compete directly with
the types of businesses found in Downtown Woodhaven. In particular, the segment from
Sibley to Pennsylvania includes such uses as Super Kmart, Lowes, Meijer, and major auto
dealerships that compete directly with Downtown Woodhaven. As a result, the market area
between Woodhaven and Riverview will likely be divided based on distance to the
competing center.
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ACCESSIBILITY OF DOWNTOWN WOODHAVEN

West and Allen Road have traffic problems
that will require evaluation in the next
chapter. High traffic volumes, however,
should not be considered a “problem” for
the downtown development district. In fact,
each of those automobiles brings one or
more potential customers into the
downtown. The secret to a successful
downtown is encouraging them to leave
their cars and shop at the downtown
businesses. West and Allen Roads nearly
form the crosshairs of a bulls eye through
the trade area communities. West Road ) SHkE e
provides a good connection to Telegraph, hence a way to draw Flat Rock and Brownstown
residents downtown. West also provides a connection to Trenton, as well as Riverview via
Fort. Grosse lle, Gibraltar and Trenton residents wishing to access I-75 must frequently
pass through the downtown along their route. Rockwood and central Brownstown have an
Allen Road or I-75 connection directly to the downtown.

None of the other communities within the trade area can boast such direct connections to
each of the other 7 member towns.

RETAIL PROSPECTS IN DOWNTOWN WOODHAVEN

Downtown Woodhaven is already home to over one million
square feet of retail development. While the total floor area
can be compared with some of the region’s enclosed malls,
the business mix is considerably different and not as well- - Y .
rounded as it could be. The larger junior and discount o e
department stores in Woodhaven, such as Kmart, Meijer R
and Target, function similar to the large department stores L e

at a mall or the anchor stores in a downtown. These larger i‘};ﬁ"i“ i
stores are the primary destination for most shoppers. The
smaller specialty stores and restaurants rely upon these
anchor tenants to draw the customer base to the downtown.
This is the function of Marshall Field's or Sears at the mall
and is the same function played by downtown department
stores, such as Mitzelfeld's in Rochester. Locally, Flat Rock has a Big Kmart, however, it is
outside the boundaries of its historic downtown. As such, it is not likely to serve as a major
anchor drawing customers for the downtown stores.

Woodhaven Downtown Development Plan 3-5




Rounding out the business mix would help position Downtown Woodhaven to compete with
both the regional malls and the neighboring downtowns. The major elements that should
be present to help ensure the vitality of downtown include:

O

department stores

clothing stores

supermarket or specialty food markets
customer service oriented, specialty retailers

personal, medical / dental, and business services

convenience food services for shoppers
finer dining opportunities
entertainment opportunities

public gathering space(s)

£ O B 00 O OO0

seasonal and recreation-oriented events

As described in Chapter 2, Woodhaven's downtown is well represented in a number of
retail and service categories, including: home center, lumber and hardware stores; discount
department stores; junior department stores; grocery stores: pharmacies; new auto
dealerships; auto service, including minor repairs and accessories; fast-food restaurants:
family style restaurants; and office supplies and office furniture. Those areas where
Woodhaven could improve its business mix, allowing it to compete more strongly with
neighboring shopping areas and downtowns, include;

O Men's, women’s and children’s clothing specialty stores
Q Fine dining restaurant

O Entertainment uses: movie theaters, indoor sports & game uses, restaurants
with live entertainment

Q' Additional specialty retailers with customer service orientation, such as: outdoor
clothing and equipment suppliers; books and music shop; and the like

Q Offices for general and professional occupants to increase the numbers of
workers within the district

U Gathering places, such as an upscale coffee shop or after work meeting places
to keep shoppers and workers in the district longer
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Q Outdoor spaces such as a downtown park or “village green” to provide spaces
for events or just informal gathering and people watching during warm weather

O Festivals and events, designed to attract new shoppers to the downtown

O Downtown residences, particularly at higher densities than are prevalent in the
City's single family neighborhoods, in order to provide a resident customer base
right in the downtown

SITE AND LOCATION CHARACTERISTICS

Each of the business types listed above has certain site and location characteristics that
are essential to the success of that type of establishment. Some of these relate to physical
site requirements, some depend upon companion businesses, while others are more a
factor of the trade or market area.

Clothing specialty stores are typically dependent upon a location in proximity to a larger
anchor store. In that regard, they would be most likely to associate with one of the City’s
larger retail developments, such as Woodhaven Village Square. They are also more likely
to be found within the primary grouping of stores, rather than on one of the outlot sites.

Fine dining restaurants are most likely to require either a freestanding site or an outlot in
a larger retail center. These types of restaurants require convenient customer parking near
to the building and often need to be able to offer valet services. In a traditional downtown
setting, they would require a location close to entertainment venues as well as a municipal
parking lot or structure. Woodhaven would most likely attract fine dining restaurants to an
outlot site at Woodhaven Village Square or perhaps at a new outlot created from surplus
space at an existing development such as the Big Kmart.

Entertainment uses have varying site and location characteristics, depending upon the
specific use. The nearest cinema developments to Woodhaven are found at Taylor (Star
Theater on Eureka Road) and Allen Park (Allen Park Theater on Allen Road). A typical
multi-screen cinema would require a site that is close to eating and drinking
establishments, large enough to accommodate the building and parking, or adjoining
another use where shared parking is feasible because of differences in their peak operating
hours. A location within or adjoining a large office complex, for example, can permit shared
parking between the cinema and the office buildings. Entertainment opportunities play a
vital role in the health of a downtown. A site with multi-screen cinema possibilities,
especially one that could be developed in phases, could play an important role in the future
of Downtown Woodhaven.

Other types of entertainment uses, such as indoor recreation or restaurants with
entertainment, may have different locational needs.
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Specialty retailers will typically follow a locational path similar to that ——————————
discussed above for clothing stores. Those with a “gathering place” . =
adjunct, however, may be most interested in a highly visible, signature
site. A books and music store with a café adjunct may prefer a high AN |
visibility corner site within the downtown. Another use in this category |

might be an outdoor equipment and clothing specialist. While West
and Allen is the only existing intersection downtown, Chapter 5 will

present recommendations for creating other intersection locations L
along Allen Road that could provide additional, high visibility “corners”

for certain of these larger-scale specialty shops.

General and professional offices can play important roles, particularly on the perimeter of
the downtown. Large office buildings can provide a captive customer base for local
retailers and food service establishments, as well as for the gathering place uses in the
district. Locations in the heart of the downtown can be counterproductive if they break up
the streetscape and interfere with pedestrian exploration. On the perimeter of the district,
however, they provide a welcome buffer between residential and commercial uses while
concentrating customers close to retail shops and services.

Gathering places can seldom be created by design, except where total control can be
exercised over the placement and relationship of uses. Gathering places result more from
experience than from design. Where shoppers or workers or residents discover a good
time, that is where the gathering place is most likely to evolve.

A downtown park or “village green” needs, more than anything else, a ®
central location that is highly visible. In order to function effectively during
festival and events, it is also important that a downtown park be within a
modest walk of a large parking field.

Festivals and events will likely be most successful when they incorporate
use of public as well as private spaces in the district. Use of the public
walk or a theme tie-in with retail and entertainment uses should be
planned. “Sidewalk days" sales or gallery crawls are good examples, as
are summertime art in the park or weekly music festivals.

Downtown residences need to be truly downtown. This may require a new vision of
where residences ought to be located. Apartments on upper floors of retail developments
were once common in traditional downtowns. They have made a striking comeback both in
traditional downtowns and in some recent “new urban” developments. In any event, the
key factors are close proximity to businesses, entertainment, and services and higher
densities designed to bring a strong customer base into town.
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STATUTORY COMPLIANCE

This chapter of the Woodhaven DDA Plan provides an overview of the retail potential within
the District including an analysis of the trade area and spending potential within the trade
area, which would qualify as additional information under Section 17(2)(p) of the DDA Act.
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There are many physical characteristics of a city's downtown that make it an inviting place
for residents and visitors to shop, work, dine and enjoy recreation or entertainment
opportunities. Some of these physical characteristics are part of the public realm, while the
remainder are features of the private property located in the downtown district. Taken
together, they are often referred to as the “streetscape”’. The word was coined as a way of
relating the positive aspects of the man-made improvements in a way similar to the
combination of plant materials that form what we recognize as the “landscape” of a
community.

The streetscape of a downtown district is typically composed of a combination of elements
that may include: '

Q Signs, both business and municipal

Q Lighting for pedestrians, parking, and streets

O Landscaping of private property and public spaces
a

Pedestrian amenities, including: benches, artwork, trash containers,
and physical spaces, in addition to walkways and cross walks

O Building facades

O Site maintenance

CHARACTERISTICS OF A TRADITIONAL DOWNTOWN

Terms like “downtown” or “uptown” or “town center” conjure a variety of memories based
upon individual experience. Successful, traditional downtowns do have certain common
characteristics, however, and these have been frequently imitated by regional malls,
shopping centers, new towns, and even new urbanism projects. These characteristics
typically include a mix of the following.

QO Pedestrian-oriented, with a lively streetscape
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Q Walkable, with minimal or no spacing between storefronts
to encourage “exploration”

Q Parking on-street, in structures, or in centrally-located lots
that is visually secondary to the stores themselves

O Complete cross section of businesses that provide goods,
services, dining, and entertainment Shopping center with downtown

character
O First floor retail with second floor office or residential units

Q Resident support population, often in or very near the business district, at somewhat
higher density than outlying areas

Q' A unique character - may be an architectural theme, a reputation for
avante garde shops, a gathering place with entertainment or other
complements to retail shops

O Ability to stage events in public spaces, such as art shows, ice
sculpture competitions, dancing in the streets

Q Serves as the community's cultural and governmental center, in
addition to being its retail and service center

Shopping center or
CHARACTERISTICS OF DOWNTOWN WOODHAVEN downtown?

Downtown Woodhaven has experienced considerable new development over the past few
years, particularly in retail groups characterized by large footprint stores specializing in a
single category of merchandise. These so-called “category killer” stores are common in
power centers on the fringes of regional malls. Only recently have they begun to reach into
more traditional shopping areas associated with individual communities.

The long-range health of Downtown Woodhaven will depend upon many factors, such as
redevelopment of marginal properties, improving the business mix, expanding
entertainment options, and the like. One initial step in this process is to identify

Woodhaven's downtown characteristics and analyze them in the same light as successful
downtowns elsewhere.
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Some of Downtown Woodhaven's most identifiable characteristics include:

a

Q

O O 0O O

Heavy representation in the “category killer”, warehouse
store, and discount department store sectors

Only minimally walkable, typically within a given retail
sub-center. There is too much distance between
individual destination stores to park once and walk

Very few entertainment-oriented establishments

Limited specialty shopping (such as the bicycle shop or electronics store)
Few service-oriented, local retailers ”
No local street system serving as the back bone of the - s 1 AL

downtown. Lack of physical connection between key ;
sites.

Long sltretches on Allen Roaq W|tho_ut cross streets or a6k ol physical zonnechion
traffic lights results in excessively high speeds that between key sites
interfere with access to and from local businesses

Wide 5-lane cross section of West and Allen Roads leaves inadequate time for safe
pedestrian crossings

Parking lot lighting, business signs, parking lots, and
building setbacks exhibit characteristics more similar to a
strip center than to a downtown

DDA street lights begin to introduce a visual indicator of a
uniform district

New restaurant development is expanding opportunities for
combining dining and shopping into one trip

New Murray's Auto Parts / Panera Bread development Difficult pedestrian
introduces several characteristics of traditional downtowns environment
at a key intersection
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As competition for retail, dining, and entertainment
dollars has intensified, downtowns have imitated the
successful merchandising strategies of the malls and the
malls have imitated the successful design characteristics
of the downtowns. Downtown Woodhaven will very
likely develop as a hybrid of these two, employing the
best characteristics of traditional development and
modern design and merchandising methods that our 21st
Century population demands.

Traditional
Small Block
Downtown Form

Maple

=1 AR Wi

New dining opportunities downtown

Woodhaven'’s
Super Block
Downtown Form

\\\\\\\\\\\\\\\\\\\\

NN NS

%
:
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ANALYSIS OF INDIVIDUAL ELEMENTS

As the above discussion regarding downtown characteristics noted, Woodhaven is
currently experiencing mixed results in exhibiting the physical features of a true downtown
within the framework of a more suburban culture that demands lively marketing techniques.
The following analysis looks at each individual component of the downtown streetscape.

Signs

In a traditional downtown, most signs are wall-mounted,
directly over the retail space they identify. Because
buildings are at or very near the sidewalk, there is little
room available for free-standing pole signs, making them f}
much less effective than the building wall signs. The :
wall-mounted signs for individual businesses in
Woodhaven typically reflect either simple identification
by dimensional letters or sign board style with borders,
logos, and product information.

o
7 Some of the downtown’s newest businesses prowde aclear
-~ demonstration of the visual impact of simple, straightforward

: “ signage. Compare the effectiveness of the sign at Applebee's or
Radio Shack, for example, to the older sign for Christoff's
Restaurant. The newer, wall-mounted signs can be read from a
block or two away. The older sign, however, requires the viewer
§ to be nearly on the site before it becomes legible, particularly

B from a moving automobile.

Downtown Woodhaven has developed along the lines of a suburban shopping center
model. Most businesses are situated on their own site or within a planned shopping center.
The typical business identification sign is free-standing and identifies a single
establishment. Even the newer centers, like Woodhaven Village Square, list the largest
tenants on their monument signs. These centers also provide wall-mounted signs for all
tenants.

The proliferation of free-standing, pole-type signs can cause competition for visibility
between neighboring businesses. As the shopper's view becomes increasingly cluttered
with more and larger signs, individual business identity becomes blurred. Visibility of the
store itself, with a well designed wall sign that is physically related to the space, is a more
efficient means of identifying each business downtown. For centers with limited exposure
to the street, entrance location and anchor tenant identification are important to the success
of the smaller stores.
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Lighting

Lighting is important for a number of reasons, including: business identification, pedestrian
safety, conveying an inviting appearance, customer security, and the like. The four basic
elements of a downtown’s lighting include pedestrian areas, parking lots, streets, and
building facades.

Pedestrian lighting should: utilize visually attractive fixtures, concentrate on illuminating the
path that walkers will follow, and increase the pedestrians feeling of well-being and
security.

Pedestrian lighting in the public realm received a big shot in the arm with the installation of
the new lights along West and Allen Roads. This character has been extended into some
newer developments, for example, the Home Depot store. Many of the older retail
developments, however, have no specific lighting designed to enhance the pedestrian
spaces on their sites or linking their sites to the public space.

Poorly designed parking lot lighting can produce glare that
interferes with driver visibility, hampers business identification at
night, and frustrates law enforcement. Parking lot lighting varies
dramatically from business to business. In this case, however,
age of the business is not the key factor. Parking lot lighting
should always employ fully shielded fixtures, with a cut-off angle
of less than 90 degrees. These design features eliminate glare
by shielding the light source from direct view and control the
unwanted spread of light onto adjoining properties and roadways.
It is also suggested that parking lot lighting employ metal halide
bulbs for their white light and truer color rendition. These features
can be very helpful to public safety officers by affording them a e
clear view of the property and permitting accurate descriptions of =~ ===

vehicles, clothing, and the like. Inappropriate flood-
lighting of parking
area

The downtown has good examples of older and newer lighting

that includes shielded fixtures (Target and Murray's) as well as newer businesses that have
substituted glare producing, adjustable flood lights for quality shielded fixtures (Bob Evans).
Soft lighting of building facades from soffit fixtures or landscape areas is preferable to high
intensity spot lights mounted on poles.

Street lighting should be designed with a single criterion in mind — safety. In that regard,
elimination of glare is very important as is illumination levels that are specifically designed
for safety. Generally, these levels should be 3 foot candles at intersections and not more
than 1 foot candle on straight sections of the roadway.
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Existing lighting issues in the downtown that will require future attention include:
O Many older parking lot fixtures produce significant glare on and off-site

L Some newer fixtures, such as those at Bob Evans, are adjustable flood lights that are
out of place in the downtown setting

Q Major new developments should incorporate a pedestrian fixture that echoes the theme
established by the DDA

O More attention is required in properly illuminating building facades, particularly in older
sections of the downtown district

Landscaping

Landscaping in the Downtown has two principal ~ g
components: private business properties and Bisi o iaditaims "ol
public spaces and rights-of-way. Many of = e Sl
Downtown Woodhaven's older businesses, such
as the Big Kmart store, have excessive amounts
of off-street parking and very little in the way of
landscaping. Some of the newer developments
have extensive landscaping that includes street
trees, parking lot islands, and foundation
plantings.

Appropriate landscaping of new developments in the
downtown can be implemented through the City's site
plan review and approval process. Many of the older
areas could be retrofitted with landscaping, chiefly within
large, underutilized parking areas. A new planning /
development technique known as “bio-retention rain
gardens” may be applicable. This storm water

management tool results in increases in on-site == o =
landscaping and improved storm water filtration prior to ProFLE
reaching the local receiving waterway. Many of the older parking Bioretention system diagram

areas in the downtown would benefit from landscaped end islands
and tree planting spaces. These would beautify the business property, make them more
attractive to shoppers, and can even reduce summer temperatures in the parking areas.
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Eventually, the DDA will want to develop
proposals for improved landscaping of public
spaces. These activities can result in
improvements in the appearance of the district.
They can also be used to identify the physical
boundaries of the downtown by establishing a
unique visual theme. Major challenges exist
along West and Allen Roads because of the
significant quantities of above-ground electric,
cable, telephone and similar wires that adjoin
or occupy the rights-of-way.

Pedestrian Amenities

The list of amenities designed to make the downtown attractive for pedestrians includes
lighting, street furniture, public spaces, and landscaping, in addition to sidewalks and
pathways. At the present time, public walkways exist along segments of the two principal
arterial streets, while private walks serve the interiors of certain of the shopping
developments. In some cases, adjoining businesses have no physical connection for autos
or pedestrians, for example, between the Murray's site and the Bally's / Target property.

The City's pedestrian lighting program along West and
Allen is a good start. The lighting should be
supplemented with other features designed to encourage
greater pedestrian activity in the district. These might
include benches at key locations where shoppers may
need to rest, landscaping to make pedestrian areas more
attractive and provide shade, additional lighting near cross
walks, and improved safety through better identification of
pedestrian cross walks.

The one major pedestrian amenity lacking in the shopping
district is a public space that can be used as a daily,
informal gathering place or for scheduled events of the
City, the DDA, or the merchants’ association. Gathering
places can be as informal as the corner coffee shop or as

Limited Pedestrian
structured as a downtown pocket park or plaza. Amenities

Building Facades

Retail building facades are a customer’s first impression of a particular downtown business.
While shop owners may change their interior merchandising displays weekly, some will
allow the exterior of their store to become tired and dated over time. Americans are
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accustomed to a vibrant, visual environment as evidenced by their love for movies, sporting
events, video games, theme parks, and the like. Retail store facades typically fall into three
broad categories:

Q Those that employ a high quality, timeless design using long-lasting or
permanent materials

Q Those that employ a modern, trendy design using exterior finishes that are
easily updated in the future

O Those that selected a style associated with a short period in history and
implemented it with permanent materials, such as art deco

Unless an entire business district has
adopted a uniform style, the use of
permanent materials to achieve a character
like art deco is ill advised. The City should
promote timeless design and use of high
quality materials to avoid “dating” its
business district. Existing businesses
should be encouraged to update their
facades similar to those of the Murray’s
development, Applebee's, or the new Quality design & materials
Comerica branch office. Corner

developments should emphasize greater building mass near the street intersection and all
developments should use variations in roof line to add interest. The Murray's and Panera
building is a good, current example as compared to the Big Kmart store with its long, low
profile set back hundreds of feet from the street.

Site Maintenance

Hand-in-hand with maintaining the attractive
character of a business's signs,
landscaping, and building fagade is the
nature of the district, shopping center or
individual store’s site maintenance.
Overflowing trash containers, pot-holed and
weed-choked parking lots, blowing debris,
burned out lights, and the like detract from
the competitive quality of the downtown
district. Given the choice between two
shopping districts with the same basic Positive qualities of landscaping & pedestrian

goods and services, a customer is likely to lights overshadowed by outdoor storage
choose a pleasant, well-maintained

shopping area over a run down district.
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STATUTORY COMPLIANCE

This chapter of the Woodhaven DDA Plan provides an analysis of the streetscape within
the district and specifies the improvements that should be incorporated to improve the
character of the DDA and improve the pedestrian experience. This information would
qualify as additional information under Section 17(2)(p) of the DDA Act.
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This chapter addresses the need to better manage the traffic flow along Allen and West
Roads, into and out of the many commercial driveways as well as at the intersection of the
two roads. The goals of these preliminary recommendations for traffic and access
management are to reduce congestion and improve traffic safety. Working toward these
goals will not only directly benefit the traveling public, it will also indirectly benefit the
businesses depending on Allen and West for their access.

Following the traffic and access management portion of this chapter is a brief discussion on
shared parking. Included are explanations on what shared parking is and how it could be a
useful tool for the DDA.

PRIMARY TRAFFIC PROBLEMS

This plan addresses Allen Road from about % mile south to % mile north of West Road.
and West Road from the Home Depot/Meijer driveway (a few hundred feet west of Allen) to
the signal about " mile east of Allen Road. Traffic problems in the study area generally
involve property access, large conflicting traffic flows at the Allen/West intersection, and
obstacles to safe non-vehicular (pedestrian and bicycle) movement.

A leading property access problem is the prevalence of substandard driveway spacing.
With too many driveways too close together:

Q' Through motorists have to monitor several upcoming driveways at once to avoid
conflicts with turning traffic. This distracts from other driving tasks.
O Vehicles waiting to exit neighboring drives obstruct each other's views of traffic. These

same motorists also have to monitor several nearby driveways at once.

O Competition for the use of the two-way left-turn lane can become intense, prompting
sudden lane changing and side-swipe, rear-end, and head-on crashes.
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QO The likelihood of ever concentrating enough driveway traffic at a single location to
warrant a traffic signal is reduced. Absent a signal, left turns into and out of driveways
will remain unprotected from the increasing volumes of through traffic.

Related to driveway spacing generally is the issue of opposite-side offsets; that is,
driveways on one side of an arterial road offset relatively short distances from driveways on
the opposite side of the road. With substandard opposite-side driveway offsets:

QO Vehicles may attempt to cross the arterial from one driveway to another at an awkward
angle, thus prolonging their exposure to crashes and risking getting stopped part way
across by other traffic.

QO A motorist turning left from a driveway offset a short distance upstream of another
driveway will be more attentive to oncoming through traffic (e.g., from their right) than
traffic turning into or out of the downstream driveway (across the road to their left).

U A vehicle approaching in one direction on the arterial may try to turn left into a driveway
just past another driveway sought by a left-turning vehicle approaching in the opposite
direction. “Interlocking left turns” can make center turn lanes very hazardous.

Substandard same-side and opposite-side driveway spacing is even more problematic near
a major intersection (such as Allen/West):

A Conflicts between driveway and through traffic are more disruptive near an intersection.
Traffic flow is impeded, intersection capacity is reduced, and drivers are distracted from
their main objective of dealing safely with the competing flows of through traffic.

Q Turns into and out of driveways must contend with traffic backups from the intersection.
Turning through a gap in one lane of stopped traffic, with the expectation that no one is
approaching in the next lane of traffic, often results in serious injury crashes.

O Allowing vehicles departing an intersection to turn left into a driveway close to the
intersection often results in those vehicles pulling into a dedicated left-turn lane facing
the wrong direction. This is illegal and risks a head-on crash. Alternatively, vehicles
waiting to turn left into a drive may stop in the through lane, risking a rear-end crash.

In addition to the above problems, the intersection of Allen and West Roads is further
handicapped by the exceptionally large volumes of turning traffic it must handle (a function
of the intersection’s proximity to the I-75 / West Road interchange). Most challenging are
the left-turn volumes, all in the 300-500 vehicle per hour range according to a 1999 traffic
impact study. Accommodating such large left-turn volumes in single turn lanes results in:
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O Excessive “cycle failure,” wherein left-turning motorists must wait through two or more
signal cycles to turn left.

Q Traffic backups in the left-turn lanes, resulting from the above, that interfere with safe
driveway usage at points well-removed from the intersection proper.

Q' Too much of the signal cycle being assigned to handle the large left-turn volumes, and
too little being left over for through movements. Excessive backups and delays for
through traffic, with only a modest benefit to left-turning traffic.

Lastly, travel by non-vehicular means is made more difficult by the absence of direct
sidewalks between neighboring sites, and by the shortage of locations for safely crossing
Allen and West Roads.

ACCESS MANAGEMENT PLAN
Mitigation strategies applicable to downtown Woodhaven include:

' Simulating a local-street system by constructing shared service drives near and parallel
to the rear of abutting properties. Connecting those drives to Allen and West Roads at
nominal “-mile intervals, with perpendicular access drives to be signalized.

Q' Providing other cross-access drives between selected sites to supplement the above.

O As the above rear- and cross-access connections become available, begin closing
some existing access drives and converting others to right-in/right-out operation only.

A Enhancing pedestrian and bicycle travel by providing safety paths and crosswalks at
the proposed new signalized intersections.

The concept plan shown on the attached aerial photo is based on the above strategies,
along with nationally recognized driveway spacing guidelines. Both the Institute of
Transportation Engineers and the Federal Highway Administration have recommended a
minimum same-side driveway spacing of 185 ft on a 40-mph road and 230 ft on a 45-mph
road, both measured near-curb to near-curb. Given the existing driveway locations along
Allen and West Roads, it would appear reasonable to generally strive for the 185-ft value
as the "minimum spacing" and the 230-ft value as the “desirable minimum spacing” for a
full-service driveway (both roads carry a posted speed limit of 45 mph, but 40 mph may be
a more typical and desirable maximum speed in the downtown area). Drives closer than
these values should either be closed or converted to effective right-in/right-out operation.
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