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Executive Summary 
 

1. Situation: Eight Mile Road is currently challenged by a sense of 
placelessness and a lack of facilities for pedestrians. A unified 
theme and improved streetscaping would set the stage for 
revitalization. 

2. Location & Advantages: Eight Mile is still a core thoroughfare 
in metro Detroit and retains a large number of businesses. The 
Northland and Eastland Centers, as well as the state fairgrounds, 
act as anchors along the corridor. 

3. 8MBA’s role: Local residents and businesses should have a 
significant say in how they would like to see their road 
enhanced, but 8MBA should take a leadership role in 
coordinating these efforts. 

4. Investigation process: The investigation process included a 
windshield survey, interviews, internet research, and case study 
reviews.

5. Coasting the Baseline: 
a. Actively seek out interested communities and 

stakeholders. 
b. Use obelisks to create corner pocket-parks and focal 

points in new developments. 
6. Business Facades & Billboards: 

a. Encourage businesses to find creative solutions to 
security. 

b. Expand and market the current façade improvement 
program.

c. Encourage the creation and adoption of an overlay 
district of enforceable design guidelines. 

7. Streetscape Elements: 
a. Focus on 12 key intersections and medians first, as 

outlined in the study by ArchiveDS. 
b. Use Dequindre Road intersection template as guidance 

in the placement of median gardens. 
c. Install suggested hardscape elements at key 

intersections and at intervals along the corridor. 

8. Toward a Unified Eight Mile:
a. Take leadership role in a task force responsible for 

implementing streetscape improvements. 
b. Expand newsletter to include updates on current and 

future enhancements. 
c. Involve the community in decision-making and 

maintenance of the corridor. 
d. Implement an adopt-a-median program. 

9. Going forward: 8MBA should adopt an incremental approach 
and take the lead in organizing efforts for streetscape 
enhancements. By giving local businesses and residents 
ownership of improvements along corridor on which they live 
and do business, 8MBA will foster a true sense of community 
and a unified theme for Eight Mile Road. 
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1 Introduction 

This report is the final product of three months of work. We 
researched and compiled this document for a professional 
practice graduate course in urban planning at the University of 
Michigan. 

This project was undertaken at the behest of Tami Salisbury, 
executive director of the Eight Mile Boulevard Association.  

Our hope is that Tami and the Eight Mile Boulevard Association 
can use these recommendations to improve and revitalize the 
existing character of the Eight Mile corridor. 

Our report begins with the Vision, Goals and Objectives we 
envision for Eight Mile Road, and background on the corridor 
and our initial field research. The report is then divided into 
four main sections: Coasting the Baseline, Business Façade and 
Billboard Improvements; Streetscape Enhancements; and 
Generating a Unified Eight Mile. Each section is broken down 
into a background, recommendations, and implementation 
strategies. While the sections are meant to complement each 
other, they may also be taken and considered individually. At 
the end, the appendix contains further reading and information 
on the concepts discussed in our report. 

The first three sections directly address requested items in the 
original Request for Proposal. The final section synthesizes 
these ideas and offers suggestions for future possibilities. 

The request for proposal we received from 8MBA 
asked for the following elements to be included in our 
final plan: 

Identify specific enhancements in the 
“Rethinking 8 Mile: A Framework for Unifying 
Elements” study done by ArchiveDS in 2005 to 
improve the aesthetic character of Eight Mile 

Identify prospective locations for Coasting the 
Baseline obelisks 

Create a unifying theme for the 8 Mile 
Corridor
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2 Vision Goals & Objectives 

VISION 

To generate a unified theme along Eight Mile Road that will create 
a safer and more welcoming environment for residents and 
visitors alike. The unified theme will promote community 
involvement, help encourage and retain local businesses, and 
foster a true sense of identity along the 27.5-mile corridor. 

GOALS & OBJECTIVES 

Goal 1: Promote pedestrian activity at key intersections.

Provide lighting standards to improve safety. 
Install and maintain crosswalk elements. 
Direct foot traffic at busy crossings through landscaping and 
pedestrian buffers. 
Apply design elements from the intersection template at key 
intersections along the corridor. 

Goal 2: Foster a sense of community.

Develop an adopt-a-median program that allows businesses to take 
ownership of improvements in their vicinity. 
Design themed light pole banners to create a sense of place along 
the corridor. 
Explore ways to encourage volunteers to maintain landscaping and 
trash pick-up along the corridor. 

Goal 3: Encourage and retain local businesses.

Discourage crime by installing new lighting and encouraging eyes on 
the street. 
Foster business involvement in the community through involvement 
programs and through enforcement and façade standards. 

Goal 4: Promote public art and history.

Work with artist David Barr to install the “Coasting the Baseline” 
obelisks at significant locations along the corridor. 
Involve the community in the selection and design of banners along 
Eight Mile Road that point to metropolitan Detroit’s history. 
Work with M-DOT and bordering municipalities to adopt and use a 
new street sign template that signifies Eight Mile’s history.
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3 Background 
 
3.1 Eight Mile Road 

Eight Mile, or Baseline Road, is a historically 
significant boulevard in metropolitan Detroit. Eight 
Mile Road is located on the physical base line 
established during the original land survey in 1785 
that created the township and range system across 
the State of Michigan and the greater Midwest region. 
In addition to serving as a baseline for townships and 
streets in Michigan, the survey line also forms the 
state border between Illinois and Wisconsin. Before 
the construction of Interstate 696 two miles to the 
north, Eight Mile was the main east-west 
thoroughfare in the Detroit area. During the 1950s 
and 1960s, Eight Mile became symbolic of the rift 
between city and suburb, black and white, rich and 
poor. 

Today, Eight Mile is a dynamic road that spans three 
counties, thirteen municipalities, many 
neighborhoods, and countless uses. It is challenged 
by disinvestment, its auto-centric nature, and a sense 
of placelessness. 

As an auto-centric corridor, the needs of the pedestrian have 
often been overlooked on Eight Mile. Sidewalks and 
crosswalks are missing in key areas, and where they do 
exist, many are in disrepair. Barbed wire fences and cinder 
block buildings act as imposing borders to the corridor, 
further diminishing the experience for anyone who might 
wish to walk. Landscaping is sparse and street furniture 
sparser still. Indeed, much of the corridor is unfriendly to 
pedestrians. 

Moreover, motorists contend with wide lanes and high 
speeds, a sense of placelessness, and distracting billboards 
and façade treatments. Wayfinding signage is lacking to 
point drivers to important landmarks. 

There are some bright spots along the corridor, however: 
some medians along the corridor have been landscaped, and 
there are strong intersections, such as Dequindre, with 
street furniture and clearly indicated crosswalks. Some 
businesses have taken pride in their appearance, and have 
kept up their facades and signage. This document will allow 
Eight Mile Boulevard Association to build upon these 
successes and move towards a truly unified corridor.
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3 Background 
 
3.2 Windshield Survey 

On January 27th, we conducted a windshield survey 
of the entire 27.5-mile stretch of Eight Mile Road that 
falls under 8MBA’s purview. We investigated key 
intersections along the route, noted local character, 
and photographed significant physical features for 
future reference. 

Our key findings from the windshield survey included: 

a need for improved pedestrian facilities along 
much of the corridor, particularly along the 
segment bordering the City of Detroit; 
a need for enforceable billboard and building 
façade guidelines; 
a need for improved landscaping, particularly 
along center medians; 
a need for improved wayfinding signage at key 
intersections and near local interest sites (e.g., 
Northland Mall); 
the potential for unified signage along the corridor 
the potential for increased community 
involvement, centered on giving ownership to local 
residents and businesses. 

All of these issues are addressed in the following 
pages. Source: Ian Freimuth 

Billboards are just one of the many challenges along the corridor.
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3 Background: Windshield Survey 
 

Need for sidewalk improvements: 
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3 Background: Windshield Survey 
 

Opportunities for landscape improvements: 

 

 

 

 

 

Opportunities for façade and furniture improvements: 
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4 Coasting the Baseline 
 
4.1 Introduction 

This section will discuss the Coasting the Baseline 
Obelisk program findings as well as recommendations 
for continuation and expansion of the project along 
Eight Mile Road.  As discussed in our vision, goals and 
objectives Eight Mile Boulevard Association should 
promote public art and history through the expansion 
of the Coasting the Baseline Obelisk program. 

4.2 Background 

The Eight Mile Boulevard Association has teamed up 
with the Michigan Legacy Art Park and artist David 
Barr to create a “Coasting the Baseline” program.  
Eight Mile Road is located on the physical base line 
established during the original land survey in 1785 
that created the township and range system across 
the State of Michigan and the greater Midwest region.  
These surveying efforts have been and will continue 
to be commemorated through the placement of 
“Coasting the Baseline” obelisks.  Two have already 
been placed, one in Northville along Baseline Road, 
and in Farmington off of Eight Mile Road. 

The obelisks are ten feet tall with alternating black 
and white layers.  The engraving of the obelisks 
involves designs from students of local schools that 
explain historic aspects of the Base Line as well as  

Source: Ian Freimuth

Obelisk located in Northville. 
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4 Coasting the Baseline 

historic elements of their communities.  David Barr’s 
hope for the project is that “Coasting the Baseline” 
will allow residents and visitors alike to experience the 
history of the Base Line and local communities. 

4.3 Recommendations 

Find communities interested in supporting 
the effort. 

The artist, David Barr, wants to be effective and 
efficient with his time in overseeing construction. His 
hope is to have community members step forward 
with a strong desire to get the project off the ground. 
David's hope is to focus his time supervising creation 
of artwork and the physical creation of the obelisk. 
Much involvement is necessary at the community 
level, with engagement of important stakeholders and 
strong fundraising efforts, as an obelisk from start to 
finish can cost anywhere from $10,000 to $20,000. 

The Eight Mile Boulevard Association’s major role in 
the process is to help locate members of local 
communities who would be suited to fundraising 
efforts and would be motivated to take on the 
creation of an obelisk. The association would likely 
not be in charge of any fundraising or planning efforts 
for this project.  Instead, Eight Mile Boulevard 
Association would be a facilitator for meetings as well 
as grant writing. 

Locate communities and sites with 
significance for the Base Line. 

The artist discussed several potential sites along the 
Base Line in Michigan. While Mr. Barr expressed his 
desire to place obelisks across the State of Michigan, 
and even across Lake Michigan into Illinois and 
Wisconsin, the scope of this plan involves only the 
corridor controlled by the Eight Mile Boulevard 
Association. Communities that have indicated  
interest but have not yet begun work yet include 
Grosse Point Woods. 

Communities that have begun programs include 
Warren and East Pointe. There is also potential to 
place an obelisk at Parcells Middle School in Grosse 
Pointe Woods, which is located just off of Eight Mile 
and in close proximity to Lake St. Clair. It would 
complement a potential obelisk at the other end of 
the Base Line in South Haven, Michigan. Other 
potential locations along the Eight Mile corridor 
include at Farwell Field and the Armory, at the 
Michigan State Fairgrounds, at Garbutt Park, the 
Hayes Lemmerz site, the WWJ radio site, and 
Northland Center Mall. 
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4 Coasting the Baseline 

Involve stakeholders from both sides of 
Eight Mile Road 

One of the intangible benefits of the “Coasting the 
Baseline” obelisks is the ability to bring together 
stakeholders and community members from both 
sides of Eight Mile Road. Allowing community 
members and students to participate in the design 
process creates a strong interest in the project and 
helps foster investment in local communities. 

One of the intangible benefits of the Coasting the 
Baseline obelisks is the ability to bring together 
stakeholders and community members from 
communities across the boulevard.  Fundraising does 
not need to be confined to one physical municipality.  
Citizens along the entire corridor could contribute to 
each individual obelisk, even if not located in their 
community.  Also, allowing community members and 
students to participate in the design process creates a 
strong interest in the project and helps foster 
investment in local communities.  When David Barr 
includes artwork on the obelisk created by local 
citizens and students there is a sense of 
accomplishment and ownership over the obelisk 
which will help with upkeep and civic pride. 

4.4 Potential Obelisk Locations 

The criteria for site selection should begin with a 
public site.  Parks on Eight Mile are the sites with the 
most potential.  Parks on street corners with frontage 
on Eight Mile are the most desired sites.  The site in 
Northville is a great site, located on a corner with a 
small pocket park having been created.  When no 
public park space is available then large-scale private 
development sites can be improved with the location 
of an obelisk.  Similar to the new Shoppes at Gateway 
Park at Eight Mile and Woodward, private 
developments could have language included in new 
projects to require funding and a site for a Coasting 
the Base Line obelisk. 
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4 Coasting the Baseline 

Michigan State Fairgrounds 

Already a proposed location for Coasting the Baseline, an 
obelisk here would stand as a centerpiece and symbol of 
Eight Mile Road and Detroit’s renaissance. 

Farwell Field

This City of Detroit park is expansive and surrounded by 
residential neighborhoods.  A good site for obelisk location is 
the northeast corner, where a pocket plaza similar to the 
one in Northville can be constructed. 

Source: Andrew Thomson Source: Andrew Thomson

Page
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4 Coasting the Baseline 
 
Garbutt Park 

This City of Ferndale park has open space with street 
frontage on both the southeast and southwest corners of the 
park.  Either of these would be great potential locations for 
an obelisk and pocket park on Eight Mile. 

Hayes Lemmerz 

While this is a private site, and rather close to both 
Woodward and Garbutt Park, it is a large site up for 
redevelopment.  A small obelisk plaza could be located at 
the southeast corner of the site, and the funding could be 
included with language from a potential developer of the 
site.

Source: Andrew Thomson

Source: Andrew Thomson
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4 Coasting the Baseline 

WWJ Radio 

This classing building and the historic nature of one of 
Michigan’s first radio stations makes the southeast corner of 
this site a perfect spot for an obelisk park.  However, the 
site would need a great deal of clean up and a commitment 
from CBS radio to help with the site. 

Northland Center 

The Northland Center is one of the original indoor shopping 
malls in the country, which makes this an historically 
significant site.  On Eight Mile road both east and west of 
the Lodge Freeway there are multiple large vacant sites.  As 
any of these sites came up for redevelopment, a developer 
could be asked to include funding and a corner site for the 
location of an obelisk plaza. 

Source: Andrew Thomson

Source: Andrew Thomson
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4 Coasting the Baseline 

4.4 Implementation 

While the Coasting the Baseline program is a public 
project, it will be difficult to solicit communities to 
become involved.  Instead, communities must have 
the motivation and desire to begin a project and find 
important stakeholders as well as fundraise.  There 
are limited grant funds at present for art and art-
related construction.  However, the State of Michigan 
has several programs through the Michigan Council 
for Arts and Cultural Affairs that award grants for 
public art.  Other sources of funding might be the 
Community Foundation for Southeast Michigan or 
other local foundations.  The majority of funding on 
existing obelisk projects has come through 
fundraising efforts at the community level rather than 
grant funding.  As mentioned earlier Eight Mile 
Boulevard Association can be the most helpful by 
facilitating meetings and helping with any grant 
writing that does occur. They should not, however, 
perform fundraising or other similar efforts that must 
be undertaken at the local level to keep the 
ownership of the project in the hands of those with a 
vested interest in its success. 
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5 Business Facades | Billboards 
 

5.1 Introduction 

This section will address the façades on Eight Mile 
through the façade improvement grant program as 
well as sign guidelines along the corridor.  As 
mentioned in the vision, goals and objectives we hope 
to encourage and retain local businesses and create a 
unified sense of place through the creation and 
installation of quality design along the entire corridor. 

5.2 Background 

The Eight Mile Boulevard Association began a façade 
improvement grant program in 2007 to improve 
quality of design and improve the visual appearance 
of the corridor.  In its first year the Association 
established a pilot area between John R. Road and 
Ryan Road.  The program met with success in the 
pilot area and projects are now welcome along the 
entire corridor.  Businesses and industries are eligible 
to apply for the match funds up to $10,000 for 
numerous façade and site improvement efforts.
When grants are awarded, the services of an architect 
are awarded to ensure quality of design.  items that 
are eligible for the grant include entrances and 
windows, signage, architectural features, masonry or 
tile, decorative fencing, and barrier free access. 

 

5.3 Current Challenges with Facades 

A large percentage of buildings are cinder block 
construction, which can feel imposing and uninviting 
to pedestrians and motorists alike  

Many businesses use large blank wall surfaces for 
painted advertising, which requires a great deal of 
maintenance  

Some facades possess historical detail, but these 
details are lost when covered up by billboards, paint, 
and new façade treatments

5.4 Suggestions for Improvement 

Use brick, or materials that represent brick, for 
building exteriors  

Façade color and materials should be varied to add 
interest, but decoration like cornices and pilasters 
should be of appropriate scale 

 Advertising, wood and metal cladding, and paint 
should be removed to expose existing detailing on 
older buildings whenever possible  
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5 Business Facades | Billboards 
 
5.5 Challenges with Signage 

In many cases, signage dominates business 
appearance creating less focus on facades 

Signage can be visually distracting 

A lack of balance exists from one side of the street 
to the other due to different sign ordinances 
between communities 

5.6 Further Recommendations 

Continue façade improvement grant 
program efforts. 

Façade improvement grant programs are popular in 
urban environments across the country.  They 
incentivize improving business exteriors and creating 
a more inviting environment for customers.
Continuation of the current program is strongly 
advised.

Expand the current program through 
marketing.

Many businesses along the Eight Mile corridor likely 
do not know of the façade improvement grant 
program.  Increased publicity and marketing for this 
outstanding program would be highly advisable.  The  

more business owners aware of the existence of such 
a program, the more competitive the program would 
become, and this would necessitate even higher 
quality of design and product that is built.  Eight Mile 
Boulevard Association should work to educate 
planners and building officials in each community on 
the façade improvement grant program.  Additionally, 
through the yearly award process, more businesses 
will have improved facades and surroundings, which 
will lead to increasing quality of design. 

Create a more extensive façade 
improvement revolving loan program. 

Some businesses along Eight Mile Boulevard might 
require more extensive façade improvements; grants 
of $10,000 might not be a high enough incentive for 
improvement. Eight Mile Boulevard Association could 
create a revolving loan fund with a very low interest 
rate, which would allow it to loan larger amounts of 
money to businesses for improvement.  Distribution 
of $25,000 or $50,000 loans for large improvement 
programs with a low interest rate would allow bigger 
projects to get off the ground.  The minimal interest 
on the loans would also allow for the constant 
expansion of the revolving loan as well as the façade 
grant program.  With the generation of additional 
funds, Eight Mile Boulevard Association could loan 
more money to businesses for improvements. 
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6 Streetscape Improvements 

6.1.B Background 

The Eight Mile streetscape is challenged. The current 
building façade grant program and existing 
landscaping along the corridor is a great start, but 
Eight Mile still lacks a cohesive, unified theme. It is 
our belief that all Eight Mile Road needs is a catalyst 
for change; this catalyst is a unified set of streetscape 
element and guidelines. To this end, we have 
designed an intersection template, to be implemented 
at key intersections along the corridor. We have used 
Dequindre Road as our base, but the elements we 
highlight can be scaled to any of the key intersections 
identified by ArchiveDS.

While first priority should be on retrofitting key 
intersections, the streetscape elements we have 
identified should also be installed at intervals along 
Eight Mile Road. After all, the intersections are an 
important first step, but for a truly unified Eight Mile, 
design elements must be installed to connect these 
intersections.
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6 Streetscape Improvements: Dequindre intersection template 
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6 Streetscape Improvements: Dequindre intersection template 
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*Beds one through eight with corresponding plant descriptions and prices can be found in Appendix E. 
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6 Streetscape Improvements 

6.2 Landscape Elements 

6.2.A Background 

The current landscaping along the 8 Mile Corridor 
lacks visual impact.  While some of the medians do 
contain trees and median gardens, others are bare.  
In some places, even where the landscaping is well-
maintained, the trees and gardens are set against a 
backdrop of unregulated billboard signage that 
competes with the landscaping for attention.  While 
the current median gardens along the 8 Mile Corridor 
are a start, these areas could use more landscaping. 

6.2.B Recommendations 

In order to beautify the 8 Mile Corridor and support 
the vision for a unified theme, we recommend that 
the 8MBA implement the following recommendations: 

Implement landscaping at the focus areas 
identified in “Rethinking 8 Mile: A 
Framework of Unifying Elements.”  

Archive DS has identified 12 focus areas that present 
good opportunities to implement a unified theme.  We 
recommend that the 8MBA focus on these areas 
before addressing other areas along the 8 Mile 
Corridor.  These areas, which function as pedestrian 
focal points, are most likely to benefit from improved  

aesthetics. Improving landscaping in these areas will 
help to improve the quality of life for people who live 
and work nearby. 

Focus on the medians.

In addition to the focus areas, we suggest that the 
8MBA consider landscaping the medians a priority.  
The medians are less likely to change than the edges 
of the 8 Mile Corridor and should be easier to 
landscape.  Through incrementally adding more 
median gardens along the 8 Mile Corridor, the 8MBA 
will create a chain of gardens that will support the 
vision for a unified theme. 

Consider existing landscape conditions. 

While we believe that the 8 Mile Corridor will benefit 
from the incorporation of a variety of new trees, 
shrubs, and perennials that will add more texture and 
variety to the urban landscape, we recommend that 
the 8MBA also continue to use many of the plants 
that are already featured in the median gardens along 
the Corridor.  The repetition of like plants will help to 
promote a unifying theme and tie the Corridor 
together.  Therefore, we recommend that the 8MBA 
promote a judicious balance in combining existing and 
new plant types.  Examples of ornamental plants 
already being used in the median gardens include 
red-twig dogwoods, spireas, and junipers.   



P a g e  | 22 

6 Streetscape Improvements 
 

This is an example of a 
landscaped median that 
exhibits good principles of 
landscape design.  Plants 
with a variety of colors and 
textures are combined in 
order to ensure good visual 
impact.

Source: City of Indianapolis 

This image provides a good 
example of a harmonious balance 
between plant colors and textures.  
The bold color of the flowers 
stands out against the fine-
textured mass planting of 
ornamental grasses. 

Source: City of Toronto

Flowering shrubs and perennials that bloom at different times should be 
combined in order to 
provide median gardens 
that bloom throughout 
the growing season.  
This ornamental spirea 
flowers in late spring 
and summer and could 
be combined with other 
plants that flower in 
spring and fall.

Source: University of Connecticut 

A dramatic, yet visually pleasing, 
dynamic occurs when perennials 
with different colors and textures 
are combined.  In this image a 
white daylily stands out against a 
backdrop of brown-eyed Susans. 

   Source: Nolan Zaroff 
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Existing trees include serviceberries, crabapples, and 
Austrian pines.  The 8MBA should consult with its 
Landscape Board in identifying other existing 
ornamental plants, perennials, and trees that should 
be repeated along the Corridor to promote a unifying 
theme.

Implement median gardens that feature a 
variety of plants that bloom throughout the 
season.

Median gardens along the 8 Mile Corridor should 
feature combinations of plants that bloom throughout 
the growing season.  Many perennials bloom for 
extended periods, and combining a few different 
perennials with different blooming times is an 
effective way to ensure that the median gardens will 
flower from the spring into the fall. 

Combine plants with a variety of textures. 

In addition to featuring a variety of perennials that 
bloom at different times, the median gardens should 
feature plants with different textures.  Combinations 
featuring evergreens, deciduous shrubs, ornamental 
grasses, and perennials will add texture and interest 
to median gardens. 

Use Urban-Tolerant plants. 

Select plants that are tolerant of a wide range of 
conditions and require little maintenance once 
established.  We have provided the 8MBA with a list 
of ornamental trees, shrubs, perennials, and 
ornamental grasses in Appendix E that are tolerant of 
urban conditions.  We recommend that the Eight Mile 
Boulevard Association use this list as a guide for 
selecting landscaping elements for the 8 Mile 
Corridor.

Diversify tree plantings.  

Planting the same species of tree for long stretches 
along the 8 Mile Corridor is not recommended.  
Considering the recent epidemics of the Emerald Ash 
Borer and Dutch Elm Disease, we now know that 
planting too many of one species can have 
catastrophic consequences, both financially and 
aesthetically.  We recommend that the 8MBA break 
up mass plantings of trees and alternate mass 
plantings of different tree species, creating a healthier 
and stronger urban landscape environment. 

Refrain from planting trees under overhead 
power lines. 

In light of the possibility that trees growing under 
power lines may be removed, we recommend that the
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8MBA refrain from planting any more trees directly 
under overhead power lines.  Instead, plant median  
gardens featuring combinations of shrubs, perennials, 
and grasses.  Median gardens featuring a variety of 
plant types and textures can be just as effective as  
tree plantings.  We recommend that the 8MBA restrict 
tree plantings to areas away from overhead power 
lines.

6.2.C Implementation 

In order to implement the recommendations we 
recommend the following approaches: 

Task Force. 

We recommend that the 8MBA work with local 
jurisdictions along the 8 Mile Corridor to implement a 
multi-jurisdictional Task Force.  The Task Force will be 
charged with the duty of implementing concrete 
landscaping recommendations along the 8 Mile 
Corridor, in addition to other streetscape 
enhancements  To create the Task force the 8MBA 
should look to involve individuals from its board to 
participate as Task Force members.  We suggest that 
the 8MBA appoint someone from its Landscape Board 
to serve as a member of the Task force that is already 
familiar with the landscaping conditions and median 
gardens along the 8 Mile Corridor.  To gain additional 
community support, we recommend that the Task  

Force hold community focus groups and conduct 
Visual Preference Surveys to involve local 
stakeholders in implementing a unified vision for 
landscaping throughout the Corridor.  Howard 
County, Maryland took a similar approach to 
implement Streetscape improvements along the 
Route 1 Corridor.  Additional information about  
Howard County’s success with this approach can be 
found in Appendix B. 

MDOT Transportation Enhancement 
Program.

The MDOT TE Program is another possible funding 
source for the 8MBA to implement landscaping along 
the 8 Mile Corridor. Each year MDOT sets aside 10% 
of its surface improvement funds for transportation 
enhancement programs.  Although the 8MBA cannot 
directly apply for Transportation Enhancement 
funding, local jurisdictions may apply.  We 
recommend that the 8MBA work in conjunction with 
the multi-jurisdictional Task Force to apply for MDOT 
TE Program funding. 

Overlay District. 

The City of Detroit is proposing to implement an 
Overlay District to create standards to unify the visual 
appearance of its streetscapes.  We recommend that 
the 8MBA consider implementing an Overlay District  
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along the 8 Mile Corridor.  The multi-jurisdictional 
Task Force should consider making the landscaping 
recommendations a part of the standards for the 
Overlay District. 

Corridor Improvement Authority (CIA). 

A CIA is a possible funding option for the 8MBA to 
implement landscaping along the 8 Mile Corridor.  A 
CIA operates through Tax-Increment Financing (TIFs) 
and bonds and is available to major arterials and 
collector streets in the State of Michigan.

Adopt-a-Median Program. 

The Adopt-a-Median Program would allow local 
businesses and community organizations to take 
ownership of one or more median gardens along the 
Eight Mile Corridor.  Shifting the responsibility from 
the 8MBA to local stakeholders to install and maintain 
the gardens will save the 8MA a lot, in terms of time 
and money.  Further information about the Adopt-a-
Median Program can be found in Appendix B. 

Blossoms of Hope. 

“Blossoms of Hope” is a program that Howard 
County, Maryland has been using to plant Cherry 
Trees along its Route 1 Corridor.  Through Blossoms 
of Hope, individuals or private organizations may 

sponsor cherry trees that will be planted along the 
corridor.  Part of the donation goes toward 
purchasing the trees, while the rest goes for a good 
cause, such as cancer research.  We recommend that 
the 8MBA consider partnering with a local 
organization, such as a hospital, to implement a 
program similar to Blossoms of Hope.  The Kwanzan 
Cherry is an attractive flowering tree that is tolerant 
of a wide range of urban conditions.  We suggest that 
the 8MBA consider using this tree in a program similar 
to Blossoms of Hope. 

Volunteers.

We recommend that the 8MBA recruit local volunteers   
to plant trees and median gardens along the 8 Mile 
Corridor.  The Task Force could identify possible 
associations, such as the Boy Scouts,  and 
communities that would be willing to participate in 
community gardening projects.  Howard County, 
Maryland found success with this approach in 
implementing its own landscaping improvements 
along the Route 1 Corridor.  Through recruiting local 
volunteers to plant gardens, the 8MBA will save on 
labor costs and only need to pay for the plants.  We 
have provided a list of recommended plants with 
respective prices from a local nursery in Appendix E 
that will give the 8MBA guidance on materials costs. 
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Incremental Approach. 

We suggest that the 8MBA should take an 
incremental approach to beautifying the 8 Mile 
Corridor through landscape improvements.  The 8 
Mile Corridor is a very long stretch, and it will be 
difficult to implement all of the landscaping 
recommendations over a short time.  We recommend 
that the Task Force first identify the focus areas and 
medians that will be easiest to landscape.  Focusing 
on a select few at a time will make implementation 
more manageable.  However, the Task Force should
be aware of the overall unifying theme of the Corridor 
while implementing individual landscaping projects.  

6.3 Hardscape Elements 

6.3.A Background 

Pedestrian safety is essential; therefore well designed 
crosswalks are an important consideration in this 
streetscape project. Hardscape elements provide 
material and textural qualities that enhance the visual 
and aesthetic appeal of public spaces.  Examples of 
hardscape elements include masonry knee walls, 
textured sidewalks and crosswalks, decorative light 
fixtures, and street furniture.  Currently, these 
features are lacking along the Eight Mile Road 
corridor.  The consequences resulting from high 

speed limits and automobile oriented development 
are pedestrian spaces that are either absent or 
lacking character.  Providing hardscape features can 
generate an environment that is safe and inviting for 
pedestrians as well as enhance the visual interest for 
motorists.

6.3.B Recommendations 

Identifying the appropriate areas for hardscape 
improvements is important to ensure a unified theme 
along the corridor and provide logical placement of 
street furniture. The following sections consider 
function and aesthetics of specific hardscape features 
and their contributions to the corridor. 

Distinguish crosswalks more clearly with 
different surface textures. 

Typical crosswalks along Eight Mile Road are 
demarcated by two painted lines that run the width of 
the road.  Curb cuts also provide visual cues for 
pedestrians for appropriate locations to cross.  
Problems that arise with the current configuration are 
the eventual wear of paint markings and damage to 
curbing from weather and heavy vehicular traffic.  As 
a result, there is less of an incentive for drivers to 
slow down when passing through intersections.

A solution to this problem would be to build 
crosswalks with different surface textures that would 
resist wear and tear and provide a stronger visual cue
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to motorists where to slow down and indicate safe 
areas for pedestrian to cross.  We recommend the 
use of patterned and dyed stamped concrete within 
crosswalk areas.  The preferable pattern and color 
would be one that is similar to a brick herringbone 
pattern to clearly delineate a different surface from 
surrounding asphalt surfaces.  Diagram XX illustrates 
a typical crosswalk design at an intersection.  The 
stamped concrete is not actually wet cast, but pre-
cast modules made at the factory then delivered and 
installed on site.  The two tone brick colors are  
visually enriching for pedestrians, but also have a 
functional aspect of misnaming vehicle lane 
departure.  Regions of color variance occur within 
each lane with breaks corresponding to lane 
markings, which help control traffic at intersections.

Pedestrian safety is essential; therefore well designed 
crosswalks are an important consideration in this 
streetscape project.  Wausau tile, a company that 
specializes in construction of various streetscape 
elements, makes textures surface and truncated 
modules that are compliant with federal ADA 
standards.  In addition, surfaces are non-slip.
Wausau Tile boasts a reputation of providing 
streetscape configurations that are both safe and 
easy to use for everyone.

Improve street corner and end median 
spaces.

Since street corners are where most pedestrians will 
stop and wait, textured surfaces should be 
implemented for visual interest.  Safety should also 
be considered by providing enough space so that 
pedestrians may step back from high speed traffic.
The stamped concrete at intersections should be 
surrounded by a sixteen inch border of untreated 
concrete to provide a sense of enclosure that would 
keep pedestrians away from the street. 

Knee walls help provide a backdrop for landscaping as 
well as a buffer from traffic for pedestrians.  We 
suggest that these walls be of precast or built up 
masonry construction and go no higher than three 
feet.  Knee walls should be comprised of 24” of 
running course brick with limestone finished caps.
Their geometry would be determined by curb corner 
radii and sidewalks alignments.  Engraving or other 
types of lettering listing counties or street names on 
knee walls can be done by Wausau Tile.  Not only do 
knee walls provide protection for pedestrians and 
visual enhancement, but protect landscaping from 
pedestrian traffic, acting as a decorative barrier. 

To encourage more pedestrian activity along the 
corridor, more appropriately placed street furniture
is necessary.  We selected Wausau Tile as a supplier 
with their experience providing products to other area 
communities.  The items we have chosen compliment 
other fixtures in our streetscape design and have a  



P a g e  | 28 

6 Streetscape Improvements 

record of high durability.  They are aesthetically 
pleasing and convenient for pedestrians along the 
corridor.  We recommend the use of black finishes to 
compliment street lamps and existing furniture.
Wausau Tile provides plaques and engraving services 
when donations are involved in the purchase of street 
furniture.

Benches and garbage receptacles would be at 
appropriate areas of higher pedestrian volumes.  
Appropriate areas include major intersections such as 
Dequindre, Woodward, the Lodge Freeway, the 
Southfield Freeway, as well as at bus stops nearby 
these intersections. 

Existing lighting is provided by forty foot highway 
light standards.  While they are helpful to automobile 
traffic, they lack aesthetics and supply an inadequate 
amount of light for pedestrians.  We suggest smaller 
street lamps for intersections in our focus area.
These lamps would illuminate pedestrian spaces, 
making them safer at night, and visually pleasing.  Art 
Deco style lanterns supplied by Herwig Lighting are 
appropriate gesture towards Detroit’s architectural 
past of Albert Kahn buildings.  These lanterns are to 
be mounted on posts no shorter than 10 feet, but no 
taller than 14 feet.  The new streetlamps would be a 
signature piece in Eight Mile Road’s identity of a 
unified corridor. 

Source: Wausau Tile, Inc.    Source: Wausau Tile, Inc. 

Source: Herwig Lighting, Inc.   Source: Larry Thomson 
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6.3.C Implementation 

Donations 

Some of the street furniture can be financed through 
donations.  Since much of Eight Mile Road is 
commercial oriented, businesses may be willing to 
contribute to improvements that they would benefit 
off of with increased customer volume.  Donations 
may contribute to the placement of one additional 
waste receptacle or bench up to the construction of 
small plazas at intersections.  It is possible for 
manufacturers to install nameplates and plaques on 
street furniture, recognizing businesses, owners, and 
residents for their contributions.  For larger donations, 
names can be engraved on knee walls or pavers.  
Many businesses recognize the importance of 
maintaining and improving this corridor, and it is likely 
that some may want to contribute for the cause.
Therefore, donations are an effective way of financing 
the streetscape project.

Detroit Overlay District 

Since the goal of this project is to create a unified 
theme, hardscaping should be incorporated into the 
communities’ master plan for an overlay district.  All 
parts of the corridor should adopt guidelines for what 
street lamps, textures and materials will be used.   

Eight Mile must have a single identity, which can be 
clearly expressed by physical elements.

Corridor Improvement Authority (CIA) 

The CIA can provide several avenues for funding 
streetscape projects.  Tax Increment Financing (TIF) 
and various bonds are a major source of financing for 
physical improvements since hardscape features 
represent the majority of up-front costs. 

Incremental Approach 

The installation of new sidewalks, crosswalks, light 
fixtures, and benches is an expensive undertaking, 
therefore it would be difficult to make these 
improvements over the entire 27.5 mile stretch.  After 
installation of hardscape features in selected focus 
areas are complete, communities can select future 
intersections or road stretches to improve when 
financial resources become available. 

6.4 Wayfinding and Signage 

6.4.A Background 

Eight Mile Boulevard has a past that involves very 
negative perceptions both in Southeast Michigan and 
across the country.  The road has been seen as a 
dividing line between communities and has suffered 
disinvestment and abandonment because of this.
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One of the biggest goals of this proposal is to create a 
plan that will unify the Eight Mile corridor and remove 
the perceived wall that separates city and suburbs.  
One of the simplest solutions to creating a sense of 
place somewhere like Eight Mile is to create a unified 
streetscape environment to soften the street and 
everything that surrounds it, while inviting 
pedestrians and motorists to explore the corridor and 
feel comfortable on Eight Mile. 

6.4.B Recommendations 

Street Banners 

In addition to the hardscape elements mentioned 
previously (street lights, benches and garbage cans) 
this plan will also recommend placing banners on 
street lights along the corridor.  With the placement 
of new street lights, there will be a perfect 
opportunity to beautify the street and sidewalks as 
well as create a sense of place with place identifying 
banners.  Street banners can be bought with simple, 
generic designs on them to be used year-round or 
seasonally.  However, for the Eight Mile corridor a 
more innovative and creative approach should be 
used. 

The recommendation for street banners involve 
alternating themed banners from light to light.  With 
the installation of new lights along the corridor, two

banners should be purchased.  While there is no set 
design, an Eight Mile Boulevard Task Force can decide 
on a design for these banners. 

One scenario for the banners involves an Eight Mile 
banner and a banner based on individual 
municipalities.  For example, one banner would have 
the Eight Mile logo on it, the following banner saying 
City of Ferndale, and followed by another Eight Mile 
logo.  These banners could run alternating the entire 
length of the corridor eventually.  A second scenario 
would have the local municipality banners alternating 
with banners of historic figures from around Detroit.  
Yet a third scenario could include artwork on banners 
alternating with municipality banners.  The most 
important element of these banners is that Eight Mile 
Boulevard Association coordinates the entire program.  
The municipality banners should be identical and 
could include an Eight Mile element as well as helping 
visitors and residents be aware of what community 
they are in. 

Wayfinding Signs 

The Eight Mile corridor has no significant wayfinding 
signage.  In addition to the many destinations on 
Eight Mile, there are even more off of Eight Mile.  
Wayfinding signage would be placed the length of the 
corridor to direct motorists to destinations away from 
Eight Mile.  These destinations might include  
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Source: City of Detroit                    Source: City of St. Louis 

           Source: City of Toronto 
Source: City of Sapperton Source: City of Toronto 

shopping centers, hospitals and central business 
districts of the surrounding municipalities. 

These wayfinding signs must be organized by the 
Eight Mile Boulevard Association to create a unified 
element with the signs. The signs should have one 
design for the entire corridor and the Eight Mile 
Boulevard Task Force would be the group to decide 
what destinations would be placed on these signs.  
While they would not be placed at every intersection, 
they should be located before key intersections where 
motorists would need to turn to reach a desired 
destination.  The task force would need to be 
discerning in its destination selection, as the 
maximum number of destinations per sign is 
suggested at four.  If there are more than four on a 
single sign it becomes difficult for motorists to read 
the entire sign as they pass by. 

Street Signs 

Creating an Eight Mile street sign template would also 
help to unify the corridor.  There are several options 
to accomplish this.  A street sign can have the 
traditional design with different color schemes or a 
logo.  Eight Mile Boulevard Association could also 
create an entirely new physical design with a unique 
shape and texture to give the corridor its own unique 
character.  One other option the Eight Mile Boulevard 
Association could consider is adding an additional sign  
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to existing street signs.  This method might be the 
most affordable, but may also appear to be the most  
fragmented.  The best recommendation is to create a 
new Eight Mile sign template and install it the length 
of the corridor. 

6.4.C Implementation 

Corridor Improvement Authority (CIA) 

The CIA can provide several avenues for funding 
streetscape projects.  Tax Increment Financing (TIF) 
and various bonds are a major source of financing for 
physical improvements since hardscape features and 
signage represent the majority of up-front costs. 

MDOT Transportation Enhancement 
Program.

The MDOT TE Program is another possible funding 
source for the 8MBA to implement hardscaping along 
the 8 Mile Corridor. Each year MDOT sets aside 10% 
of its surface improvement funds for transportation 
enhancement programs.  Although the 8MBA cannot 
directly apply for Transportation Enhancement 
funding, local jurisdictions may apply.  We 
recommend that the 8MBA work in conjunction with 
the multi-jurisdictional Task Force to apply for MDOT 
TE Program funding. 
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7.1 Create a Task Force 

In Howard County, Maryland, the County Council 
created a task force made up of local stakeholders to 
come up with a vision for the future of the Corridor.  
Seven years later, the task force has successfully 
implemented several streetscape improvements 
including tree plantings, new sidewalks, gateway 
signs, and bus shelters, which have greatly improved 
the appearance and functionality of the corridor. 

We propose that 8MBA take a leadership role in 
bringing stakeholders together to establish an Eight 
Mile Road task force, with the responsibility of seeing 
that streetscape improvements and other community-
building programs are initiated and maintained. 
Please see Appendix C for more information. 

 The task force should focus on the following: 

7.1.A Maintain an Online Newsletter 

Communication is key to success. Keeping all 
stakeholders informed of progress and of new 
initiatives will help to ensure that people remain 
engaged in the project. We propose that Eight Mile 
Boulevard Association expand its current newsletter, 
to include updates on ongoing projects and 
information on future plans. The format of such a

newsletter would be up to 8MBA: an e-newsletter 
online is a prime option, both because it is a low-cost 
option and because it would be relatively easy to 
update and maintain. However, this may exclude 
members of the community who do not have access 
to the internet. Still, more communication is better 
than none, and an Eight Mile Road newsletter would 
be a great way to encourage participation, rouse 
people’s interests, and foster a sense of community 
along the corridor. 

7.1.B Organize Clean-ups and Neighborhood Events 

One of the greatest ways to foster a sense of 
community is to give people ownership over it. 
Organizing clean-ups and other neighborhood events 
would bring residents together and give them a stake 
in the appearance of the Eight Mile corridor. 

The proposed task force or 8MBA could take a 
leadership position in organizing such initiatives. A 
semi-annual neighborhood clean-up effort could be 
combined with an entertaining event like a block 
party or winter festival.  

7.1.C Encourage Public Participation in Planning Efforts 

Residents can take pride in improvement efforts they 
have been actively involved in deciding. For this  
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reason, we propose active public participation in 
streetscape planning efforts along the corridor. While
the design elements and strategies we outline in this 
plan are specific and concrete, final decisions on plan 
implementation should be a collaborative process 
between 8MBA, local governments, and area 
residents.

7.2 Adopt-a-Median/“Gardens of Eight Mile” 

Many of the medians along Eight Mile Road have 
ample space for gardens and other plantings. 
Establishing a “Gardens of Eight Mile” program would 
foster community involvement and lighten 8MBA’s 
burden to maintain median plantings. Adopt-a-median 
programs have proven to be very successful in other 
major metropolitan areas (see Appendix C). 

In its most basic form, local businesses and 
community groups would submit an application which 
would include a proposal for the design and 
maintenance of a particular median along Eight Mile. 
Upon approval, the applicant would then be 
responsible for weekly maintenance of the adopted 
median.

We envision this program bringing local business 
owners and residents in the neighborhoods along 
Eight Mile Road together to plant and maintain 
gardens along the medians of the corridor. Aside from

reducing 8MBA’s landscaping workload, the greater 
benefit of a “Gardens of Eight Mile” program is that it 
would create a sense of place and foster community 
involvement along the corridor. 

7.3 Conclusion 

In conclusion, we realize that improvements along 
Eight Mile will be an incremental process. Eight Mile 
Boulevard Association is challenged by both a 
shortage of time and the funds necessary to 
spearhead any massive improvement projects. 
However, just like the transformative powers of a 
great river is borne in the smallest of streams, so too 
could Eight Mile Road be revitalized with the smallest 
of steps.

Beginning with small improvements at key 
intersections and slowly expanding out along the 
corridor, and  

Ultimately, it will take a strong commitment from the 
Eight Mile Boulevard Association, as well as from local 
businesses and residents, to take the lead in creating 
a unified Eight Mile. 
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Adopt-a-median: program that allows local businesses and 
community organizations to “adopt” a specific stretch of a 
median to install and maintain landscaping. 

Corridor Improvement Act of 2005: allows cities, 
villages, and townships to create districts, similar to 
Downtown Development Authorities, for older commercial 
corridors along major traffic thoroughfares. 

Hardscape: hardscape, or "hardscaping" consists of the 
inanimate elements of landscaping, especially any masonry 
work or woodwork. For instance, stone walls, concrete or 
brick patios, tile paths, wooden decks and wooden arbors 
would all be considered part of the hardscape. But by 
extension, anything used in landscaping that is not part of 
the softscape can be considered a hardscape element. 

Knee-wall: a knee wall is typically a short wall, usually 
under three feet in height, serving as a decorative border for 
landscaping and protection against automobile traffic. 

Landscape: in our study, landscape refers specifically to 
plantings and gardens. 

Overlay district: design and zoning standards which are 
intended to “overlay” existing zoning standards in a focused 
area. Requires adoption by communities to be successful. 

Stamped concrete: concrete that has been stamped with 
a pattern. 

Streetscape: the visual appearance of a roadway formed 
by the location of physical features such as buildings, 
pedestrian, cycling and vehicular facilities and landscaping. 

Tax-increment financing: a public financing tool used to 
assist economic development projects by capturing the 
projected property tax revenue stream to be created by the 
development and investing those funds in improvements 
associated with the project. 

Transportation Enhancement Grant: grant offered by 
the Michigan Department of Transportation for corridor 
improvements, including landscaping, hardscape elements, 
and billboard and signage improvements. 

Truncated dome: truncated dome mats are durable mats 
placed at crosswalks to give a tactile warning surface for 
visually impaired pedestrians. 
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MEMORANDUM 

To: Tami Salisbury 
From: Nolan Zaroff  
Date: March 6, 2008 
Re: Wisconsin Avenue Revitalization Case Study 

Introduction

This memorandum examines a streetscape improvement 
project that was undertaken by Milwaukee, Wisconsin. 
Wisconsin Avenue was underutilized for years, unfriendly to 
pedestrians, and seen as unsightly by most residents. The 
thoroughfare is the main entrance to the city’s downtown, yet 
it has suffered from a severe lack of cohesion and place. In the 
past five years, however, Milwaukee has transformed 
Wisconsin Avenue into a vibrant and walkable corridor. 
Although Wisconsin Avenue is not a perfect comparison to 
Eight Mile Road – the former being decidedly urban while the 
latter is more suburban – it does hold insight and offer 
direction for future improvements along Eight Mile. This memo 
first will give some background on Milwaukee and Wisconsin 
Avenue. Second, it will explore what strategies the city of 
Milwaukee implemented to improve the streetscape. Finally, it 
will look at how the Wisconsin Avenue case can be applied to 
Eight Mile Road. 

Background

Milwaukee is Wisconsin’s largest city with a metropolitan 
population of over 1.7 million. Like Detroit, the region has  

struggled with disinvestment, the loss of manufacturing jobs, 
and grinding poverty. Wisconsin Avenue is the city’s main east-
west thoroughfare, running the entire breadth of the city, 
about 10 miles, from the lakefront in the east, to the suburb of 
Elm Grove in the west. Once a vital corridor bustling with 
activity, the construction of Interstates 94 and 894 
appropriated much of the avenue’s traffic. At its widest, 
Wisconsin Avenue is six lanes with a median strip. Much like 
Eight Mile, it encompasses myriad land uses and socioeconomic 
classes. 

In 1999, the city conducted an in-field investigation and 
analysis of the downtown pedestrian realm and found there 
were many streets that needed improvement.  Sections 
identified as “needs improvement” were ones with numerous 
driveway crossings, blank building walls, open parking lots, 
narrow or heaving sidewalks, lack of a pedestrian buffer, few 
trees, and poor quality or lack of street furniture.i Remedies for 
these issues were incorporated into the city’s Downtown Plan 
which, among other things, directly addresses the need for 
pedestrian and streetscape improvements in and around the 
city center. 

Elements of Revitalization

With this new pedestrian focus, the city embarked upon a 
massive streetscape improvement project for its downtown 
streets. Two avenues—Kilbourn and Wisconsin—were first on 
the city’s list.ii Realizing its potential to be “Milwaukee’s Main 
Street,” Wisconsin Avenue underwent massive improvements  
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to enhance character, foster business investment, and create a 
safe environment for shoppers and visitors. In order to  
accomplish these goals the city identified a number of key 
objectives:

make Wisconsin Avenue more pedestrian-friendly 
through streetscape improvements, 
create a streetwall of high-quality facades, 
restore existing facades to traditional historic character, 
enhance street character through building and 
streetlight scale, 
strive for buildings to be fully occupied, and 
program a new market mix of merchandise, services 
and facilities.iii

In their 1999 Downtown Plan, the Department of City 
Development specified a street hierarchy that identified what 
the priority for each street in the downtown was to have. 
Wisconsin Avenue was designated type “A,” which meant it 
should accommodate the highest volumes of pedestrian 
activity. As such, attention has been given to the installation of 
pedestrian amenities such as benches, banners, lighting, and 
signage. The city has also striven to make the streetscape 
comfortable and safe for pedestrians by planting trees, and 
adding on-street parking to act as a physical barrier between 
pedestrians and moving traffic. 

To further enhance the pedestrian realm, the Plan recommends 
truncating the six-lane road to four lanes, widening the 
sidewalks and installing street parking. It also suggests 

rerouting public buses to the streets directly north and south of 
Wisconsin Avenue. This will relieve vehicle capacity along the  
thoroughfare and allow for the reduction of lanes and street 
parking. 

The revitalization plan also recommends that businesses 
receive incentives to improve their facades, and make sure 
their entrances face Wisconsin Avenue and are visible and 
accessible.iv The city has laid out design guidelines regarding 
facades and signage to which businesses must conform.v

Financial incentives would also be used to attract new 
businesses and to diversify the types of merchandise, shops, 
and services currently available along the thoroughfare. 

Applying Lessons to Eight Mile 

There are a number of characteristics of Wisconsin Avenue that 
do not match Eight Mile. For one, it is a decidedly urban road. 
Second, the sections the city has focused on are in close 
proximity to the downtown, which has experienced a true 
renaissance in the last decade. Eight Mile, on the other hand, is 
a blend of urban and suburban, far from the city’s center, and 
in an area that has seen little development recently. Still, both 
projects have the same essential goals, and much from the 
Wisconsin Avenue case can be applied to Eight Mile Road. 
The first lesson to be learned from Wisconsin Avenue is that 
pedestrians are key. The vision of Eight Mile as a vibrant 
corridor in metro Detroit is only possible if its businesses are 
vibrant as well. This requires that people spend time and 
money along Eight Mile and not just pass through in their 
automobiles. However, people will only spend time in an area 
in which they feel safe and comfortable. We must sidewalk 
elements (lighting, wayfinding signs, furniture, etc.) as well as  
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improve the physical condition of the sidewalks in order to 
make Eight Mile feel welcoming to shoppers and visitors. 
The second lesson to be learned is that identity is key. The 
1999 Downtown Plan recognized that Wisconsin Avenue had 
the potential to become Milwaukee’s “Main Street” and it 
offered guidance on how to accomplish this. Similarly, we must 
promote a new identity for Eight Mile Road: no longer should it 
be seen as the “backyard” of the 13 municipalities that border 
it; instead, it should be seen as a front door. Using 
streetscaping and signage to brand Eight Mile could go a long 
way towards securing its success. 

The third lesson to be learned is that enforcement is key. While 
this will be a great challenge on Eight Mile, a large part of 
Wisconsin Avenue’s success has been the stringent and 
cohesive design guidelines the Downtown Plan implemented. 
Façades, windows and doorways, decorations and signs are all 
addressed in the Plan. A return to façade treatments 
reminiscent of the city’s architectural history is also prescribed. 
Naturally, Eight Mile’s façade and signage guidelines need not 
be as strict as those for Wisconsin Avenue, but the guidelines 
that are laid down must be enforced. 

While it has been a long and grueling process, the Wisconsin 
Avenue streetscape is now over 50% complete. The city is 
already reaping the benefits of more visitors and more business 
along the completed sections.vi

i Milwaukee Department of City Development. “Milwaukee Downtown Plan.” 
1999, p. 136. 
ii “Catalytic projects form foundation of pedestrian-friendly downtown plan.” 
The Milwaukee Journal-Sentinel. 2 May 1999. 
<http://www2.jsonline.com/news/may99/0502projects.asp> 
iii Milwaukee Department of City Development. “Catalytic Projects: Wisconsin 
Avenue Revitalization.” 1999, p. 9. 
vi “Catalytic projects form foundation of pedestrian-friendly downtown plan.” 
The Milwaukee Journal-Sentinel. 2 May 1999. 
<http://www2.jsonline.com/news/may99/0502projects.asp> 
v Milwaukee Department of City Development. “Catalytic Projects: Wisconsin 
Avenue Revitalization.” 1999, p. 10. 
vi Nicols, Beth. “Downtown Milwaukee: Is it time to update the plan?” Small 
Business Times, 16 March 2007. <http://www.biztimes.com/blogs/milwaukee- 
biz-blog/authors/beth-nicols> 
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Memorandum 

To: Tami Salisbury and the 8MBA 
From: Tara AuBuchon 
Date: March 1, 2008 
Re:  Route 1 Corridor streetscape revitalization case study 

The purposes of this memo are to give an overview of the efforts 
of Howard County, Maryland to revitalize its segment of the Route 1 
Corridor and elicit good planning practices that may be useful for the 8 
Mile streetscape enhancement project.  Howard County had come to a 
point where it recognized the need for extensive visual and pedestrian 
improvements along its Route 1 Corridor.  The County Council 
subsequently developed a Master Plan, which called for a study of the 
Corridor and an implementation plan.  The Council also created a Task 
Force made up of local stakeholders to come up with a vision for the 
future of the Corridor.  Through its strong network of political, public, 
and private support, Howard County has successfully implemented 
several streetscape improvements including tree plantings, new 
sidewalks, gateway signs, and bus shelters, which have greatly improved 
the appearance and functionality of the corridor.  These improvements 
were the results of seven years of incremental progress and collaboration 
between the public and private sectors. 

Background

US Route 1 is a national highway that runs from Fort Kent, Maine to 
Key West, Florida.   The Route 1 Corridor is a segment of the highway 
located between Baltimore, Maryland and Washington D. C.  The 11-
mile long stretch of the Route 1 Corridor located in Howard County  

stretches from 1-95 on the west and the MARC commuter railway on the 
east. 

Problem

Prior to the Corridor Revitalization project, Route 1 exhibited many 
signs of aging and neglect.  Adult businesses, pawn shops, rundown 
motels, and liquor stores lined the streets, and the owners of these 
establishments did little, if anything at all, to rectify the visual impact 
their establishments had on the Corridor.  Additionally, they lacked any 
incentives to try and improve their situation.  Those who traveled the 
Corridor, either by foot or by car, strained for the sight of an inviting 
storefront or the feeling of an identifiable street character.  This negative 
view, enhanced by neglected buildings and vacant lots, precluded people 
from either stopping or settling in the area, perpetuating the self-
determined cycle of disrepair.  The lack of adequate sidewalks and street 
trees further contributed to the pedestrian’s woes, and even where 
sidewalks were plentiful people had to deal with stretches of visually 
unappealing industrial warehouses and auto-centric businesses.  Route 1 
in Howard County, Maryland was undeniably a hodgepodge of unrelated 
structures, evident of the County’s lack of a cohesive long-term vision 
for the area.  Up until 2000, all development along the Corridor had 
occurred piecemeal and without consideration to adjacent properties.
This physical lack of cohesiveness evinced certain perceptions that the 
Corridor was unsafe and a bad place to live or work.   

Resolution

Beginning in 1999 a local grassroots organization of businessmen, 
working with their County Councilman, began the revitalization process.   



P a g e  | 40 

8 Appendix B: Case Studies 

Subsequently, and with the support of County Executive Jim Robey, the 
County created a General Plan in 2000, which highlighted the Route 1 
Corridor as the “Primary Funding Area.”1  A “Primary Funding Area” is 
one that meets the criteria of the Maryland Smart Growth Initiative and 
where State and Local Governments target their efforts for economic 
development.2  In 2001 the County approved a resolution designating 
Route 1 a State “Designated Neighborhood,” in hopes of securing 
additional funding.3   

As part of the Howard County General Plan, the Council created a Task 
Force made up of a variety of stakeholders from the different 
municipalities along Route 1.  In addition, the Task Force held 2 
community-wide workshops, each drawing over 100 neighborhood 
residents, to determine the visual and land use preferences of County 
residents.  During the workshops the Task Force and local residents 
highlighted areas with the potential to change and developed land use 
plans for the corridor.  Finally, the county sent out a survey to local 
businesses to assess their opinions regarding future development. 

Visual Preference Survey

The results of the Visual Preference survey revealed that citizens were 
most concerned with the buffering of unattractive lots, the lack of street 
trees, and the lack of pedestrian improvements at busy intersections.
Images that contained street trees ranked high, and images that added 
buildings to the roadway edge ranked even higher. 

                                                     
1 Route 1 Corridor Revitalization Study, p. 2 
2 Ibid. 
3 Ibid. 

Design Approaches

After consulting with the Task Force, the County Council settled on 
several design approaches concerning streetscape elements.  First, it 
recommended using street trees that are tolerant of urban conditions, 
provide shade, and grow fast.  In addition, the Council urged 
combination plantings of native plants, deciduous shrubs, evergreens, 
and ornamental grasses at highway cloverleaf interchanges to provide 
more attractive gateways.  The Council also noted buffering as an 
important issue and changed its code to require new developments to 
provide plantings to screen parking lots, storage yards, and loading areas.  
Concerning sidewalks, the Council noted that it might need to acquire 
land or easements in some areas prior to implementation.  The Council 
recognized that lots with large setbacks provide good opportunities for 
landscaped pedestrian walks, and developing a vegetative border 
between the sidewalk and the road saves costs on curb and gutter 
construction.  Other issues the Council noted as integral to streetscape 
design included the selection of appropriate street furniture, gateway 
signs, and lighting.  The Council noted that the State Highway 
Administration has a limited number of lighting fixtures approved for use 
along the Corridor. 

Progress

Since its inception in 2000, the Route 1 Corridor Improvement Program 
has begun to transform the image of the roadway.  Successful streetscape 
enhancements include the addition of needed signals at intersections, tree 
plantings, new bus shelters, sidewalks, crosswalks, and community 
gateway signs.  One good example is the Blossoms of Hope Program 
started by a local tourism business in conjunction with the County 
government.  Blossoms of Hope allows an individual to sponsor a cherry  
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tree to be planted on public land, and donated funds go to help fund 
cancer research at a nearby medical facility.  Another good example is 
the Interchange Planting Program, which recruited several volunteers, 
including Boy Scouts, to plant trees at a cloverleaf highway interchange.  
This act directly addressed the Council’s goal to beautify important 
Route 1 Gateways.  

Relevance

Howard County’s approach to revitalizing the Route 1 Corridor offers 
several innovative planning strategies that could be useful to the 8MBA.  
In an APA publication regarding the Route 1 Corridor Revitalization 
Program the following lessons are offered:

*Be sure you have political support 

 *Make everyone a part of the process 

 *Revitalizing the corridor is a long incremental process 

 *Don’t wait until planning is complete to start implementation 

 *You can’t figure it all out at the beginning 

 *Never doubt that you can make a difference4

Part of the reason Howard County has been so successful is due to its 
ability to recruit and retain a variety of stakeholders from both the public 
and private sectors.  In addition the County made continual, incremental 
progress and documented its achievements in an annual newsletter  

                                                     
4 Hilsenrath and Blaumanis, p. 16-17. 

available to the public online.  Finally, the County has sought a variety of 
funding types and sources in an effort to finance its streetscape 
enhancements.   

The 8MBA may find the revitalization process more challenging than 
Howard County, because it must work with three different counties as 
opposed to only one.  In addition, 8 Mile Road has long been a division 
between black and white, rich and poor.  However, reaching out to the 
public and workshops aimed at creating consensus among different 
persons may be the best way to gain a unified vision for the corridor.  In 
addition, the 8MBA might consider looking toward gaining special 
designations for the corridor that may open up additional funding 
opportunities.  

I hope this information has been useful to you and if you would like any 
additional information concerning the Howard County case study please 
do not hesitate to contact me. 
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Case Study: Nicollet Avenue in Minneapolis

 Nicollet Avenue in Minneapolis is one of the main 
thoroughfares within the City of Minneapolis.  The street runs 
through the middle of the city and at one point had a fairly 
negative image.  A task force was created by the city to 
revitalize the street and work to come up with solutions for 
creating a healthy street linking downtown to many of the 
neighborhoods.

 “Nicollet Avenue is many different things 
to many different people. In downtown 
Minneapolis, Nicollet Mall is home to the 
corporate headquarters of many major 
companies in the upper Midwest. Nicollet Mall 
is a place to meet to do business during the 
work day and a place to gather socially after 
hours.  Nicollet Avenue is a transportation 
corridor and vital bus route that links the 
downtown with southwest Minneapolis. Nicollet 
Avenue is a place where people live and it 
serves as a focal point for the neighborhoods 
that it traverses. It supports local trips by bus, 
car, foot, or bike. Businesses along the avenue 
provide for the daily needs of southwest 
Minneapolis residents.  In short, by offering

something for everyone, Nicollet Avenue 
serves as Minneapolis’ main street by 
connecting business, entertainment, shopping, 
housing, and services.” 

 There is a great deal of excitement with development 
and positive activity happening along the corridor.  However, 
there are several problematic aspects to the Nicollet Avenue 
corridor.  Several of the neighborhoods have blighted areas 
as well as unsafe areas for pedestrians to be.  One of the 
biggest challenges is the closure of Nicollet for a block or 
two where K-Mart exists, which leads to a much lower traffic 
count and has continued to make life a slightly bigger 
challenge for businesses and residents alike.  This situation 
of less traffic does result in fewer eyes on the street which 
has contributed to further blighting of neighborhoods and a 
generally perceived unsafe environment for pedestrian 
traffic, which is a signal of a healthy corridor and healthy 
neighborhoods.  The deterioration of housing stock and 
neighborhoods has contributed to an overall lack of identity 
for the Nicollet Avenue corridor and the lack of a strong 
gateway into the city from the southwest suburbs.  The 
report states clearly, “…there is a lack of identity along the 
avenue.”
 The task force created by the City of Minneapolis was 
given the duties of making recommendations on 
redevelopment opportunities, areas for improved 
streetscapes and transportation and roadway improvements.
The study area runs the length of the corridor through the 
City of Minneapolis from the Mississippi River to the south 
city limits. 
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 While this is not an identical corridor to the Eight Mile 
Boulevard corridor in Southeast Michigan, it is a corridor with 
several of the same problems that need to be addressed.
The task force created was asked to look at several of the 
same issues facing the Eight Mile Boulevard Association.
These areas include creating an identity for the corridor as 
well as the neighborhoods within the corridor through 
streetscaping improvements as well as investment in 
commercial nodes and other neighborhood centers.  Other 
issues include improving mass transportation efficiency and 
usefulness and improving the efficiency of the surface 
network to make the neighborhoods destinations within the 
city.
 One of the most daunting tasks facing Eight Mile is 
the fact that it is a major thoroughfare in the Detroit area, 
however, it is not the main thoroughfare.  In Minneapolis, 
Nicollet Avenue runs parallel to Interstate 35W within a few 
blocks.  In Detroit, Interstate 696 runs parallel to Eight Mile 
several blocks away and acts as the major artery for regional 
traffic.  Both Nicollet and Eight Mile are working to discover 
their identity.  The traffic is not as high in volume as it once 
was.  With the construction of the interstate system several 
decades ago there was a major reduction in the importance 
of surface network arterial streets.  This led to the decline in 
commercial nodes in these corridors and created blighted 
neighborhoods with no eyes on the streets and unsafe 
environments.  Because of this, corridors such as Nicollet 
and Eight Mile are searching for a new identity and working 
to find their places and identities as a major corridor in their 
respective cities. 

The task force on Nicollet Avenue came up with four 
strategies for creating an identity for the corridor and 
reenergizing neighborhoods.  Strategy one looks to invest in 
well-defined commercial nodes and corridors to encourage 
increased compatibility of adjacent uses.  Strategy two will 
seek to redevelop under-utilized commercial areas 
to encourage increased compatibility of adjacent uses.  
Strategy three will encourage quality urban design and 
pedestrian-friendly environments.  Strategy four plans to 
manage traffic flow and reduce traffic speed. 
 Much like the Nicollet Avenue corridor, Eight Mile 
Boulevard and the Eight on Eight group looking to create a 
unifying streetscape plan for the corridor, will look at similar 
strategies for reinventing and reinvigorating the corridor and 
the neighborhoods within and along the boulevard.  The 
Eight on Eight streetscape group is looking to create a 
unifying yet unique streetscape plan.  The plan will require, 
much like the Nicollet Avenue plan, unique attributes to show 
each neighborhood.  However, on Eight Mile it is likely that 
the delineation will be between municipalities. 
 The Nicollet task force also examined the character of 
the roadway as a physical construction.  Much of the plan 
discussed the desire of businesses and residents alike to 
increase traffic, but not increase the roadway.  There is no 
desire to widen the road, but instead to increase the traffic 
traveling on the road while maintaining present speeds or 
lowering speeds and maintaining street parking to facilitate 
access to shopping and other commercial uses.  
Considerations for Eight Mile include unearthing an identity 
as a major traffic corridor or a pedestrian friendly corridor 
with shopping and other commercial uses.  If the corridor will
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be seeking to become a more pedestrian friendly 
environment then serious investigation will occur with
removing lanes of travel to add street parking and lowering 
speed limits.  This will all take place if I-696 is to be the 
major traffic artery which will allow Eight Mile to become a
shopping destination and allow for a friendlier commercial 
and neighborhood environment. 
 The task force report also seeks to address the issues 
of the physical aspect of the roadway.  The report addresses 
the need to keep the roadway paved and in good repair to 
maintain traffic and make the roadway a desirable road to 
travel when trying to shop or consume other goods.  This is 
a similar problem faced on Eight Mile which involves local 
municipalities as well as the State of Michigan.  The road 
should be resurfaced and this in conjunction with slowing 
speeds to create a pedestrian corridor as well as allowing on 
street parking along with other hardscape elements such as 
new curb, sidewalk and landscaping.  All of these items 
would allow for a transformation of the corridor into a 
desirable destination compared to what the corridor is now. 
 This case study has not been completed yet.  
However, the plan was created for Nicollet Avenue to restore 
it to a vibrant and busy link between downtown and the 
neighborhoods that it runs through.  This plan has many 
similar elements to the Unifying Plan for Eight Mile and uses 
many of the solutions that Eight on Eight has been 
considering to help create a sense of place and belonging 
along Eight Mile Boulevard.  The items mentioned above are 
some of the key changes that will have to happen.  The four 
strategies included in the Nicollet Avenue plan are strikingly 
similar to the hopes and strategies for Eight Mile.

Encouraging good urban design elements can be seen with 
improved site plan review procedures as well as the façade 
improvement grant program provided by the Eight Mile 
Boulevard Association. 
 A city like Minneapolis, while not identical to Detroit, is 
another Midwest city which has struggled through its 
manufacturing past and has had similar issues to Detroit and 
Southeast Michigan.  These plans and proposed changes for 
corridors are similar in their creativity and their necessity.
These plans are essential to revitalizing these commercial 
corridors and restoring vibrant neighborhoods and helping to 
create a strong community in which people want to live and 
shop.

Nicollet Avenue: The Revitalization of Minneapolis’ Main 
Street, 2000. 
http://www.ci.minneapolis.mn.us/cped/nicollet/Nicollet_Aven
ue_Report.pdf
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MEMORANDUM 

To:  Tami Salisbury 
From: Ian Freimuth 
Date: March 6, 2008 
Re:  Saginaw TCSP Project 

For decades, Eight Mile Road has been an important thoroughfare for 
providing high speed access from one part of the metro area to the 
other.  Lined with several thousand businesses, it also has economic 
importance, not only for the communities it passes through, but the 
region as a whole. 

An excellent resource for providing insight into improvements on 
corridors like Eight Mile Road is the Saginaw Transportation, 
Community, and System Preservation Project (Saginaw TCSP Project).  
This memorandum explains the problems facing Eight Mile Road as a 
high speed corridor with aging buildings and a sense of placelessness, as 
well as the approach to developing the twenty-eight mile stretch into a 
world-class boulevard.  By exploring the Saginaw TCSP Project, this 
memo will explain the implications of using a similar program for 
intended improvements on Eight Mile Road. 

Current State of Eight Mile 

Problems 

Since Eight Mile Road runs along community boundaries, and is 
maintained by the state, there have been very few attempts to create a 
unified appearance that would make Eight Mile an attractive route.  The  

 

decisions for street fixtures such as signs, benches, and lighting, or 
building appearance such as façade details, placement of parking, and 
setbacks are left up to community regulation through zoning codes or to 
private business owners.  It is apparent that these regulations are not 
unified across communities as the character of the built environment 
differs between each municipality. In many cases, the need for 
improvement is visible. 

Eight Mile Road also faces a condition that many city officials and 
planners refer to as “Anyplace, USA.”  It is located in a mostly suburban 
area where the primary model for the architecture is the automobile.  
As a result, decorative facades, multistory construction, and small 
setbacks are sacrificed for blank walls, low one-story structures, and 
distant setbacks to accommodate parking.  Traditional downtowns 
maintain character distinctions that make them memorable and 
aesthetically pleasing, but it is difficult to achieve this when an eight-
lane divided highway serves as the “Main Street.” 

Approach to Transforming Eight Mile. 

Organizations such as the Eight Mile Boulevard Association realize the 
importance of creating streets that have an identity, and understand 
that improvements must also consider the pedestrian as a user.  
Founded in 1993, the organization has awarded grants to refurbish 
exteriors of Eight Mile businesses as well as provide beautification 
throughout the corridor.vii  The challenge is to develop a concrete, 
unified plan that will transform Eight Mile Road into a world class 
boulevard that is positive for all of its users. 
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The Saginaw TCSP Project 

Why Saginaw TCSP 

Eight Mile Road and the Tittabawassee and Bay corridors are unique in 
that they span several communities and are located on the urban fringe.  
While suburban development is more recent in the Saginaw area, both 
regions are struggling to revive aging building stock, improve 
streetscape appearance, and attract new businesses along their primary 
commercial corridors.   

 

Studying this transformation is also important, beginning with planning 
strategies and ending with the construction of the envisioned buildings 
and streetscape features.  Bay and Tittabawassee Roads serve as a 
model of what is possible to create a successful corridor. 

The Project Explained 

Saginaw Township Supervisor, Ronald Lee summarizes the character of 
his community’s corridors by stating that “literally speaking, Saginaw 
Township lacks the illustrative image of a downtown that one would 
find in a city or a village.  However, it can be claimed that the Township 
has a central business district, or CBD.”viii  Improving streetscape 
appearance has become important for many communities hoping to 
retain current residents as well as attract new ones.  A vibrant, well 
maintained corridor can be seen as a community’s measure of success 
as well as its identity even if its Main Street isn’t the traditional 
downtown. 

 

To plan for a sustainable future for the Tittabawassee and Bay corridors, 
both communities secured a $48,000 TCSP grant to finance a five day 
long charrette. ix  Organized by leaders from the Saginaw Metropolitan 
Area Transportation Study (SMATS), and the Metropolitan Planning 
Organization (MPO), the charrette included involvement from the 
general public and local business leaders.  Other groups and 
organizations included:x 

• Saginaw and Kochville Townships, which have jurisdictions over 
land use south and north of Tittabawassee Road, respectively; 

• The Saginaw County Road Commission, which has jurisdiction 
over Tittabawassee Road; 

• The Michigan Department of Transportation; 
• Fashion Square Mall; 
• The Saginaw Township Business Association; 
• The County Commission on Aging; 
• Saginaw Valley State University, located adjacent to the study 

area; 
• Local watershed protection groups;  
• The engineering firm contracted to perform corridor studies on 

Bay and Tittabawassee Roads. 
 

Above information from “Retrofitting Anytown, USA” document, FHA 

Design ideas were to be focused on retrofitting the existing built 
environment as opposed to demolishing existing structures or 
reconfiguring intersections. 
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Ideas for improvements included: 

• Orient new development toward the street; 
• Treat streets as public amenities; 
• Develop a mix of uses; 
• Create a network of streets and blocks. 

 

While the images and ideas the participants developed are somewhat 
general, organizers realized that the plan would not move forward 
without concrete steps for implementing their vision.  Therefore, they 
developed “Three Recommended Next Steps” listed below.xi 

1. Planning Activities 
• Continue the planning process through public forum 

and establish committees 
• Finalize a community vision 
• Develop Partnerships between jurisdictions 

2. Transportation Improvements 
• Extend sidewalk network, revise roadway design 

guidelines, and create access management plan 
• Implement a corridor overlay zone 

3. Design Practice Guidelines and Practices 
• Changes to zoning, subdivision, and site regulations 
• Design review considerations regarding architecture 
• Public sector participation for maintaining public spaces 

  

Saginaw and Kochville Townships Today 

Working together, both townships have improved the visual appearance 
of Tittabawassee and Bay Roads.  While both thoroughfares cross  

 

through the two municipalities, the types of decorative street fixtures 
and new façade styles are similar.  In late 2007, existing light poles were 
replaced with decorative streetlamps that are scaled for a more 
pedestrian type of district.xii  These streetlamps contrast with 
surrounding roadway fixtures, giving a sense of place. Knee walls 
constructed of brick and wrought iron also enhance intersections and 
provide a safety buffer for pedestrians.  

To encourage more pedestrian activity, colored and textured stamped 
concrete crosswalks have been placed to denote crossings more clearly.  
Motorists notice these differences in surface, and the communities 
hope that it will encourage drivers to slow down at intersections.  The 
colors along with brick texture also add visual enhancement, especially 
when they are repeated at intersections throughout both corridors. 

Façade enhancements are also present on both corridors.  Several strip 
malls have adopted paint schemes or used higher quality materials that 
match community design templates.  For example, red brick, buff or 
beige burnished block, and green roof cladding and flashing intended to 
mimic the patina of aged copper are used on numerous buildings.  Some 
structures, such as Friday’s Restaurant, incorporate small town features, 
such as a clock tower, on the corner facing a busy intersection.  The 
precedent for façade styles was set by several big box stores and strip 
malls constructed in the late 1990s, and the TCSP Project built ideas off 
of that. 

Building placement and use was also a major factor in improved 
appearance and variety.  While mixed use development is not yet 
present, new structures have been erected with shorter setbacks from  
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the roadway on land originally occupied by parking.  With buildings 
more visible from the street, what was once an indistinguishable 
landscape has become much more concrete.  This also improves access 
from the pedestrian level, shortening distances from sidewalks to 
entrances.  Auto Repair shops have oriented garage entrances toward 
the rear of the building to lessen the impact of large open paved 
surfaces at the front where pedestrians may pass by. 

Learning from the Saginaw TCSP Project 

Both the Eight Mile Boulevard Association and the Saginaw TCSP Project 
Team developed a series of designs for specific locations along their 
areas of focus.  Design ideas for the intersection of Bay and 
Tittabawassee Roads are very similar to a proposal drawn up for 
Dequindre and Eight Mile Road intersection.  However, Saginaw’s plan 
became a reality, and its success in attracting new businesses and 
improving visual appearance are a testament to the effect design 
guidelines, overlay districts, and public participation can have on 
improving streetscapes. 

Important Similarities 

Overlay District:  Like important corridors in the Saginaw area, Eight 
Mile Road passes through several communities and thus requires 
uniform regulation to be placed atop existing regulations.  An overlay 
district would make it possible to layer design guidelines atop zoning 
codes.   

Design Guidelines:  Design guidelines would provide a framework for 
guiding new construction as well as any renovations that may reflect an  

 

overall theme for the corridor or set a quality standard in building 
appearance.  It is also possible for guidelines to regulate setbacks, floor-
to-area ratio, or shared parking, assuming cooperation between zoning 
restrictions in each municipality. 

Public Participation:  The Saginaw TCSP Project suggests that businesses 
along the corridor should sponsor public parks or the upkeep of 
streetscaping.  The extent to which additional landscape and 
streetscape fixtures are installed may be contingent on financial 
participation from area businesses.   

Design Review Considerations:  A committee should be established for 
Eight Mile Road that would ensure future proposals meet the criteria 
stated in the design guidelines.   

Conclusion 

The similarities between each of the corridors allow for a source of 
reference as to what steps are necessary to create a unified streetscape 
program.  Additionally, the results of new construction, renovations, 
and street fixture installment illustrate what is possible for Eight Mile 
Road through the implementation of a similar program. 
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References 

1 Saginaw Township Website: DDA’s, 
http://www.saginawtownship.org/oldsite/Manager/MANAGER.htm 
1 Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway 
Administration.  May 2001.  p.1,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
1 Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway 
Administration.  May 2001.  p.2,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
1 Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway 
Administration.  May 2001.  p.3,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
1 Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway 
Administration.  May 2001.  p.3,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 

Adopt-a-Median Program 

The city of Indianapolis, Indiana, has successfully implemented an 
“adopt-a-median” program. Of the roughly 660 median strips located 
within the city, over half of them have been adopted by local businesses, 
churches, organizations, and neighborhood associations. By 
implementing such a program, the onus is taken off of the city to 
maintain these spaces, and adopters tend to take great pride in their strip, 
maintaining medians that are more aesthetically pleasing than what the 
city could provide. 

Indianapolis’s adopt-a-median program is relatively simple. In order to 
apply, an adopter must first: 

submit the partnership agreement; 
include photographs of each median the adopter wishes to adopt; 
submit a landscape plan if adopter wishes to beautify the median. 

Once an application is approved, the adopter is then responsible for: 

securing all permits for planting and working in the city right-of-
way; 
cutting the grass on a regular basis; 
keeping shrubs pruned, and flower beds mulched, weeded, and 
watered; 
inspecting medians on a weekly basis to remove debris and litter; 
replacing any damaged or destroyed plantings; 
providing a contact person responsible for coordinating all work; 
abiding by current safety guidelines. 

In recognition of the commitment made by an adopter, the city pays for 
an installs a sign with the name of the group or individual, to be placed in 
the adopted median.  
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*The following is an example agreement for the Adopt-a-Median program in Indianapolis, IN. 

 

ADOPT-A-MEDIAN PARTNERSHIP AGREEMENT 

This Agreement, between Keep Indianapolis Beautiful (“KIB”), the City of Indianapolis Department 
of Public Works (“City”), and  

__________________________________________________________________
(Name of individual, company, or organization responsible for median(s) to be adopted or “Adopter”) is to provide a means of 
beautifying and maintaining the following median(s):

Street Name: ________________________________________________________ 
Approximate 100 block (include N, S, E, W):________________________________ 

Between the intersection of which two streets:_______________________________ 
___________________________________________________________________
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Nearest recognizable landmark (usually a business): _________________________ 

(Example:  38th Street, 100 block east, between Meridian and Pennsylvania, Summit Towers) 

All labor and materials associated with the beautification and maintenance of the median(s) are the sole responsibility of 
the Adopter.

Adopter responsibilities before signing and returning this Agreement:

A. Include an electronic or hard copy picture of each median Adopter wishes to adopt with a landmark included in the 
picture. A drawing is optional but helpful.  PHOTOS ARE NOT REQUIRED FOR RENEWALS.

B. If Adopter wishes to beautify the median in addition to keeping it mown and free of litter, Adopter shall submit a 
landscape plan. This plan will be reviewed by the Parks Department.  Adopter’s plan must be approved before Adopter 
begins improvements.  Some proposed improvements may require a permit. 

*For assistance with permits or landscape plans contact:  Julie Holtsclaw, Indianapolis Parks Department, 317- 
327-7049, Email:  jholtscl@indygov.org.

Adopter responsibilities after both Adopter and KIB have signed this Agreement:

1. Secure all permits related to planting and working in the city right-of-way. 
2. Cut the grass on a regular basis, keeping the grass in the median(s) at or under a height of five (5) inches.
3. Keep shrubs pruned and neatly trimmed.  Make sure plant/flower beds are regularly mulched, weeded, and watered. 
4. Inspect the adopted median(s) on a weekly basis (including the winter) and remove weeds, debris, broken glass, and litter 

from the median(s). This includes both the grassy and concrete areas of the adopted median. 
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5. Repair, remove, or replace, at Adopter’s expense, any damaged or destroyed median plantings. In addition, repair, at 
Adopter’s expense, damage done to the grassy median surface by adding soil to and replanting grass in the damaged 
area(s) to return median to its pre-damaged condition. 

6. Adopter shall note that all items, including signage and flora, may be subject to City ordinances and regulations, 
including but not limited to, Section 701. Upon planting, all flora is subject to the control of the Parks Department and, 
after a period of one (1) year, becomes the property of City. Removal of flora in violation of any applicable laws, 
ordinances, and/or regulations may subject Adopter to the penalties provided thereunder. 

7. Provide one contact person, over the age of 18, who shall be responsible for coordinating all contacts and work. 
8. Abide by all safety guidelines. 

No more than one double-sided sign stating that the median has been “adopted” will be placed on any median.  Only signs 
provided by City are permitted on medians. No commercial, promotional, or political signs or religious symbols of any kind 
are allowed on medians. No non-organic decorations such as flags, garden decorations, or art/sculpture are allowed 
on medians.

City will provide and place, at no cost to Adopter, a text only sign.  Signs requiring anything other than text, a company logo
for example, will incur a $100.00 fee due at the time of signing of Agreement. City may waive this fee for any not for profit 
organization with 501-C-3 status supplying a tax exempt  ID#.  Adopter shall not place its own sign on the median. 

Checks should be made payable to: Department of Public Works, Operations

Termination / Term of Agreement

The median(s) shall remain the property of City.  If, in the judgment of KIB or City, it is found that Adopter is not meeting the
terms and conditions of this Agreement, KIB’s Adopt-a-Median Program Manager may terminate this Agreement and 
remove all signage.

City reserves the right to change or cancel the location of  Adopter’s median(s) for any reason.  Adopter has the right to 
terminate this Agreement with 30 days notice in writing to the KIB Adopt-a-Median Program Manager.

This Agreement shall be in effect when signed by both KIB and Adopter.  Agreements signed prior to October 1st shall 
remain in effect until December 31 of the year signed, unless terminated earlier in accordance with the terms of this 
Agreement.  Agreements signed after October 1st shall remain in effect until December 31 of the following year, unless 
terminated earlier in accordance with the terms of this Agreement. Renewal Agreements requesting signatures for re-
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adoption will be mailed in the fall of the year that the Agreement expires.  Re-adoption is not guaranteed. Any renewal 
Agreement not received by KIB by January 31, 2007 will be terminated, and the adopted signage will be removed 
from those medians.  

Adopter shall not perform any work in the median(s) that it adopted under this Agreement upon expiration or termination of 
this Agreement. Any work performed in those medians after expiration or termination of this Agreement is unauthorized and 
is done at Adopter’s own risk. 

*Please note: City will continue mowing Adopter’s median until Adopter’s sign is posted. Once the sign is posted, Adopter 
shall begin its responsibilities.

Adopter agrees that its volunteers and/or agents are not acting as agents or employees of Keep Indianapolis Beautiful or 
the City of Indianapolis, and also agrees to release Keep Indianapolis Beautiful and the City of Indianapolis from any 
liability arising hereunder. 

Please fill in the bolded areas below and mail or fax this agreement and picture to: 

Keep Indianapolis Beautiful, Attention: Adopt-A-Median 
445 North Pennsylvania Street, Suite 910 
Indianapolis, IN 46204 
FAX - (317) 264-7565 
tstevens@kibi.org

Organization Adopting Median: ________________________________________

Adopt-A-Median sign to read as:  ______________________________________
___________________________________________________________________
 (due to size constraints, please keep it short, text will be in all caps for legibility) 

Adopter Contact (Printed):  ___________________________________________

Adopter Contact (Signature):  _________________________________________
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Address and Zip Code:   __________________________________________ 
     __________________________________________ 

Phone Number:  _________________ Fax Number: ___________________

Email Address:  __________________________________Date:  ___________ 

ADOPT-A-MEDIAN SAFETY GUIDELINES 

1) Workers should work only during daylight hours. 
2) Work should be scheduled during light traffic times 
3) Workers should wear reflective or light colored clothing for increased visibility (orange safety vests are highly recommended).
4) One person should be designated as crew leader and shall instruct all workers on proper safety procedures. 
5) Children under 15 years old shall be closely supervised by an adequate number of adults. 
6) Access to a first aid kit must be readily available.  
7) All workers and equipment shall be in or on the median. No lanes of traffic are to be blocked or diverted. Avoid standing or walking in 

curb lanes. 
8) All Workers should be alert and use common sense at all times, including but not limited to: 

  Avoid the use of headsets, 

  Avoid overexertion and have plenty of water available on hot days 

  Sunscreen is recommended for sunny days 

  Make sure you have the proper tools you need 

  Face on-coming traffic as much as possible 

  Do not back tools, arms, legs, or yourself into traffic 

 Caution, many trucks have large mirrors that might hang over the median 
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MEMORANDUM 

To: Ms. Tami Salisbury 
From: Nolan Zaroff 
Date: March 20, 2008 
Re: Michigan Department of Transportation Grants 

Introduction 

Implementing a streetscape improvement project is not a cheap 
proposition. For a nonprofit corporation with limited resources, it 
is even more challenging. Luckily, the Michigan Department of 
Transportation (MDOT) offers grants for transportation 
enhancements, including streetscaping. This memo will give an 
overview of MDOT’s Transportation Enhancement (TE) Program 
and what elements it can fund. The memo will then define what 
criteria the state uses to dispense TE grants. Finally, it will explain 
how the Eight Mile Boulevard Association (8MBA) can go about 
applying for such a grant. 

Program Overview 

The TE program was established with the passage of the 
Intermodal Surface Transportation Efficiency Act (ISTEA) in 1991. 
The Act set aside $20-$25 million annually for state surface 
transportation projects. MDOT sets aside 10 percent of these 
funds for the TE grant program. The program is administered by 
the Office of Transportation Economic Development and 
Enhancement.

TE program grant funds can be used for many surface 
transportation improvements, but for Eight Mile Road, the 
following elements are relevant: 

provision of facilities for pedestrians and bicycles; 
landscaping and other scenic beautification (including sidewalk 
furniture); 
inventory, control and removal of outdoor advertising. 

Combined, these three elements encompass almost all of 8MBA’s 
desired improvements for Eight Mile Road. 

Application Requirements 

Unless the rules change in the future, 8MBA itself cannot apply for 
the TE program: currently, nonprofits such as 8MBA are allowed 
only to sponsor an application. However, if 8MBA were to 
coordinate with a local government or transit agency, the 
application process could proceed. 

The applicant must first establish how the proposed project fits 
within one or more of the TE program’s project eligibility 
categories. Within each of these eligibility categories – the 
relevant category being “transportation aesthetics” – are 
evaluation criteria that also must be met. For streetscape 
improvements, applications are rated based on project location 
and visibility, daily traffic, innovation and creativity of design, and 
how improvements will positively influence other aspects of the 
local environment. 

In addition, the following technical requirements must be met for 
MDOT to consider an application: 

the proposed project must relate to surface transportation; 
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the applicant must have matching funds of at least 20% of the 
project cost; 
the project must be developed and designed by a professional 
or firm; 
non-motorized and pedestrian improvements must comply 
with AASHTO guidelines. 

The application may be completed and submitted for 
consideration at any time through the official webpage 
(www.michigan.gov/tea). The review process takes about three 
months. 

Potential for Eight Mile 

Grant funds could be used to pay for most of the physical 
streetscape improvement elements, including lighting, benches 
and other sidewalk furniture, and “hardscape” improvements such 
as stamped concrete, crosswalks and knee-walls. They could be 
used to pay for plantings along median strips and other 
landscaping. Finally, they could be utilized to help enforce 
standards on billboards and other commercial signs along the 
corridor. 

In recent years, many communities across the state have utilized 
TE program grant funds for streetscape improvements. In 2007, 
the Grand Rapids suburb of Kentwood received $98,000 for 
landscaping along one of its main thoroughfares. Also in 2007, the 
Village of Homer received nearly $400,000 in grant funds to add 
decorative lighting, stamped concrete and improved pedestrian 
crossings along its Main Street. 

Clearly, applying for this type of funding would be a challenge for 
8MBA. It would require close coordination with a local government  

or transit agency. It would also require 8MBA to already have 
amassed funds for a portion (20 percent) of the project cost. 
However, all avenues for funding should be considered, and 
MDOT’s Transportation Enhancement Program is a great source of 
funds.

Resources Consulted: 

1. http://michigan.gov/mdot/ 

2. Michigan Department of Transportation. “Michigan 
Transportation Enhancement Program: Program Overview 
and Instructions.” April 2007. 
<http://michigan.gov/documents/instructions_17182_7.pd

f> 

3. Michigan Department of Transportation. “Transportation 
Enhancement Program Awards 14 Projects.” July 20, 2007. 
<http://michigan.gov/documents/mdot/MDOT_Announce

ment_206274_7.pdf> 

4. Michigan Department of Transportation. “Transportation 
Enhancement Program Overview.” 
<http://michigan.gov/documents/mdot/MDOT_TEA_Overvi
ew_175763_7.pdf> 
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MEMORANDUM 

To: Ms. Tami Salisbury 
From: Ian Freimuth 
Date:  March 20, 2008 
Re: Michigan Corridor Improvement Authority 

Introduction 

Maintaining and improving Michigan’s major commercial corridors is 
essential for future economic success.  In 2005, the stage legislature 
established Act 280, which allows municipalities to create a Corridor 
Improvement Authority (CIA).  Once established, the Authority can draft 
plans to promote economic development as well as physical 
improvements along the corridor.  This program was successfully 
implemented to improve Michigan Avenue through three communities 
in the Lansing area.  Other communities throughout Michigan are also 
considering similar programs and have carefully constructed proposals 
to ensure success.  This memo will address the steps necessary to 
implement a CIA program for Eight Mile Road and the powers this law 
would grant to the new authority. 

Need for a Corridor Improvement Authority 

Much of the development in the communities surrounding Eight Mile 
Road occurred in the 1950’s on through the seventies.  Since then, the 
corridor has been challenged by disinvestment, resulting in a rise of 
commercial property vacancies.  Visible deterioration of buildings, 
sidewalks and other street fixtures is also a major issue.  If a CIA were to 
exist for  

 

Eight Mile, it would be able to assess the current economic issues facing 
the Eight Mile Corridor and develop a master plan within boundaries 
established by the board.  A CIA program is a major step to improving 
the corridor’s economic future. 

Corridor Qualifications 

For a CIA to exist, the corridor must be: 

• A major arterial road or collector 
• Have more than half of the ground floor square footage in 

adjacent buildings as commercial space 
• Zoned somewhere along for high density residential or mixed 

use.   
 

The Eight Mile Corridor meets the criteria as a major arterial road 
according to the The Federal Highway Administration Manual.  The 
majority of development along the corridor is commercial property, 
although zoning of high density residential and mixed use may vary by 
community. 

The CIA’s Powers 

Below is a highlighted list of significant powers entitled to the CIA: 

• Study and analyze economic changes and metropolitan growth 
• Propose construction, rehabilitation, or preservation of 

buildings 
• Develop long range plans to promote economic development 
• Build, own, lease, or operate any building including multi-family 

housing 
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• Finance the construction of new utilities, sidewalks, or 
streetscape fixtures 

• Reimburse a private or public person for costs associated with 
site improvements 

•  
Sources of Funding 

Funding for the CIA does not require new taxes or millages.  Funding can 
come from a variety of sources: 

• Donations from private entities within the jurisdiction of the CIA 
• Revenues from property or buildings owned by the authority 
• Tax Increment Financing (TIF) proceeds 
• Tax Increment Bonds 
• General Obligation Bonds 
• Revenue Bonds 
•  

The CIA’s impact on Streetscaping 

The act requires that the municipalities involved draft or modify a 
master plan that “provides for non-motorized interconnections.”5  
Streetscaping and sidewalks are also an essential component to be 
provided by the CIA. 

The CIA Across Multiple Communities 

 

                                                     
5 Waterford Township Corridor Improvement Authority Summary 

 

In certain circumstances, corridor improvements must occur across 
several communities.  Since Eight Mile Road crosses through thirteen 
municipalities, the proposal for a CIA will need to be approved by all 
communities involved.  (See Precedents Section below) 

Precedents 

Lansing, East Lansing, and Lansing Township joined forces to redevelop 
the Michigan Avenue corridor.  Their goal was to beautify and revitalize 
the corridor to attract and maintain businesses.  Michigan Avenue was 
to also to become a gateway to the major attractions in the area such as 
Michigan State University and the State Capitol Building.  To do this, a 
multi-jurisdictional authority was necessary to study, plan, and 
implement a master plan for economic and aesthetic improvements 
along the corridor.  New growth was then “captured” by property taxes 
along the corridor which could be used to finance streetscape 
improvements. 

Conclusion 

The ability of a community to create a Corridor Improvement Authority 
is an important tool for sparking economic activity along corridors in 
need of investment and beautification.  The Lansing area’s success with 
the Michigan Ave Corridor proves that a cross-jurisdictional authority is 
possible.  Implementation of a Corridor Improvement Authority is highly 
recommended for the future success of communities surrounding Eight 
Mile Road. 
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Works Consulted 

City of Lansing, Michigan Avenue Redevelopment.   

http://cityoflansingmi.com/Lansing/edc/Michigan_Avenue_CID.pdf 

FHWA Functional Guidelines: Classifications, 
http://www.fhwa.dot.gov/planning/fcsec2_1.htm

Independence Township Corridor Improvement Authority.  
http://www.twp.independence.mi.us/Government/CIA.htm

Michigan Legislature. Act 280, 2005.  Corridor Improvement Authority  

http://www.legislature.mi.gov/(S(o2skdcvdvljmnv45b3bhlknf))/mileg.asp
x?page=getObject&objectName=mcl-125-
2881&highlight=corridor%20AND%20improvement%20AND%20act 

Waterford Township Corridor Improvement Authority:  

http://www.twp.waterford.mi.us/cpd/pdf/Corridor_Improvement_Authority
_Act_Summary.pdf 
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Memorandum 

To: Tami Salisbury and the 8MBA 
From: Tara AuBuchon 
Date: March 7, 2008 
Re: interview with landscaper Tony Konja 

This memo summarizes the findings of an interview I conducted with 
landscaper Tony Konja concerning landscaping trends and 
recommendations along the 8 Mile Corridor.  I will begin by giving you 
a little background information about Tony followed by a description of 
the interview and questions asked.  Finally, I will offer recommendations 
based upon the answers given during the interview process. 

Background

Tony Konja heads Artistic Outdoor Services, Inc., a full-service 
landscaping business located in Oakland County, Michigan.  He has been 
in the landscaping business for 18 years, loves his job, and knows the 
importance of using his skills to give back to the community.  Tony has 
donated his services to many churches and organizations over the years 
and in 2005 was voted Member of the Year by the Michigan Green 
Industry Association for his contributions.   

It was in 2000 that the City of Southfield approached Tony about 
becoming involved with the Eight Mile Boulevard Association (8MBA).  
Since then he has been a member of the Landscape Committee and 
assumes the responsibility for maintaining the median gardens along the 
8 Mile Corridor.  Tony and his crews maintain the gardens monthly 
during the growing season.  They typically perform an initial spring  

cleanup followed by monthly weeding, plant replacement, fertilizer 
applications, and pruning. 

Interview

Prior to our meeting, Tony suggested that we take a drive down 8 Mile 
Road in order to view some of the median gardens he cares for during the 
year.  We spent the first part of the interview touring these gardens, so I 
could gain an understanding of the styles and types of plants already 
present in the landscape.   Tony showed me several gardens composed of 
a variety of evergreens, deciduous shrubs, and perennials.  He noted that 
combinations featuring low growing junipers combined with red-twigged 
deciduous shrubs and perennials are visually pleasing to the eye and 
require very little maintenance.  He indicated that repeating this type of 
plant combination along the rest of the median would be desirable, 
because it would help unify the corridor visually. 

In addition to the gardens I asked Tony what types of trees he would 
suggest to fill in the median gaps.  He noted that many of the existing 
trees are flowering crabapples, pears, and Austrian Pines and suggested 
sticking with these species, as they are hardy and tolerant of urban 
conditions.  Tony’s crews recently planted some crabapples and 
serviceberries along the median, and he noted that these trees, when they 
grow bigger would mesh well with the established trees nearby.   

When I asked Tony if there were any plants that we should stay away 
from, he warned me not to use yews.  Although yews are a very popular 
landscape plant in residential yards, they are not good options in 
streetscape environments due to their sensitivity.  He recommended 
junipers and possibly holly as alternatives to these plants.  In addition to  
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the yews, Tony warned me against using ornamental grasses that exceed 
30 inches in height at the intersections as they may impede traffic views.   

I asked Tony if there are any rules, regulations, or standards regarding 
landscaping along the corridor.  He told me that he did not know of any, 
but that different organizations are responsible for the intersections and 
medians.  To his knowledge the County Road commissions regulate the 
medians islands while the Michigan Department of Transportation is 
responsible for intersections. 

When I mentioned that our group was having a bit of difficulty tracking 
down prices for landscape elements, Tony offered me the contact 
information of his supplier Bill from Christiansen’s Nursery in 
Plymouth.  Tony said that after we have settled on a group of plants we 
could call Bill for a list of materials costs. 

Finally, I asked Tony what he would like to see along the corridor and if 
he had a specific vision.  He replied that he would really like to see more 
perennials as they offer a lot of color and are easy to maintain.  He also 
noted that perennials are fairly inexpensive and one-gallon pots can be 
bought for about five dollars apiece.  Tony also suggested using 
groundcovers, such as pachysandra and ajuga, in the planting beds as an 
alternative to mulch.   

Recommendations

Although I have a horticultural background and landscape design 
experience, prior to this interview I was unsure how to proceed with 
selecting plants for the corridor.  Based upon the answers Tony gave me, 
I now feel more confident about picking landscape elements for our 
streetscape revitalization plan.  I intend to choose plants that are

consistent with the existing style and plant material present along the 
corridor.  Specifically, I would like to incorporate many of the trees that 
Tony suggested, including flowering pears, serviceberries, crabapples, 
and Austrian pines.  I will also research any additional plants not 
specifically named by Tony that I believe may enhance the visual 
character of 8 Mile to ensure that they are tolerant of urban conditions.  I 
will stay away from plants such as yews that would not thrive in a 
streetscape environment.  In regards to perennials, I intend to select a 
variety of hardy species that bloom at different times for seasonal 
variety, and incorporate these combinations at key intersections for curb 
appeal.  To compliment the perennials and trees, I will select ornamental 
grasses and both deciduous and low-growing deciduous shrubs that are 
also hardy and tolerant of urban conditions.  I will be careful in my plant 
placement not to choose plants that may obstruct traffic views.  Finally, I 
intend to contact Bill at Christiansen’s Nursery after I have compiled a 
list of suggested plants for a list of prices.   

With this information I hope to create a practical and visually pleasing 
landscape plan that will be easy for the 8MBA to implement.  
Additionally, I believe we should research different funding possibilities 
for the landscaping materials.  I think that if the 8MBA can secure 
funding for the plants, it may be able to recruit local volunteers to do the 
labor.  In a case study I researched, the county recruited local boy scouts 
to plant trees.  Maybe the 8MBA could do something similar or create a 
volunteer program of local residents who enjoy gardening and would like 
to enhance the visual character of the corridor. 

I hope this information has been useful to you and if you would like to 
discuss these findings further please let me know.   
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MEMORANDUM 

TO: Professor Shatkin 
FROM: Andrew Thomson 
DATE: March 31, 2008 
SUBJECT: Interview with David Barr, Sculptor 

After finally arranging a face-to-face interview with Coasting the 
Baseline obelisk sculptor David Barr, we met on Wednesday, 
March 26 at his home just off of Baseline Road.  Our meeting 
lasted a couple of hours and we managed to cover many topics 
from the original township and range survey, the story of the 
baseline, and David’s visions for the future of the program. 

We began with the story of the original survey of the Midwest 
region.  The surveying of the nation was necessary for the creation 
of land boundaries and to allow for the mapping of the new 
territories of the United States.  In Michigan, the Baseline runs 
from the shores of Lake St. Claire across the state to South Haven 
and across Lake Michigan and all the way to the Pacific Ocean.  In 
a world where funding and the work involved did not matter, Barr 
would love nothing more than to see Coasting the Baseline 
obelisks run from Detroit all the way across the country.  However, 
this is not a realistic goal in the foreseeable future. 

When asked about the resources necessary for construction and 
placement of the Coasting the Baseline obelisks, David stated that 
a great deal of work is necessary even to get a project started.
While he had a very large role in the projects in both Northville 
and Farmington, he does not plan on having that level of 
involvement in each and every new project.  His hope for the  

future is that when a new community or group is looking to install 
an obelisk that there will be a member of that community or group 
with the willingness to take charge and also have connections to 
the big names in each community.  The hope is that this person 
would be able to coordinate all efforts to allow the obelisk to be 
constructed, and David would then be heavily involved directly 
with the artwork and construction of the physical obelisk. 

There is no formula yet for site selection.  There are many 
indications of potential sites and communities that have expressed 
interest in starting the efforts to place an obelisk.  Some of these 
communities include Warren, Novi and East Pointe.  There are also 
other potential sites on each side of Michigan, one on Lake St. 
Claire and one in South Haven on Lake Michigan.  This would be 
a larger scale project than the scope included for the Eight Mile 
Boulevard Association, but would be a very interesting concept to 
share the history of the Baseline with the public.  There are also 
communities that have expressed interest but have not been able to 
get a project off of the ground such as Grosse Pointe Woods. 

Following the interview and discussion of the history of the 
Baseline and the dreams of artist David Barr, the next step would 
be to create some criteria for site location.  The easiest options for 
site locations are to locate obelisks on public lands along Eight 
Mile.  Even if few sites of public significance are located on Eight 
Mile, there are other historically significant sites near Eight Mile, 
and David feels that obelisks can be located off of Eight Mile, but 
with some sort of construction being physically located on Eight 
Mile to indicate the location of the obelisk.  One idea from David 
Barr is to place the very first layer of an obelisk in a small plaza 
along Eight Mile to direct visitors to the physical location of the 
obelisk.
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In the end, the task placed on the group is to create criteria for site 
location on Eight Mile Road and what sites would be appropriate 
and how a local community could go about getting a project 
started.  Public lands such as parks and other vacant sites will be 
the primary sites for new obelisk construction.  Secondary sites 
could be located on large private sites with open space on Eight 
Mile.  New developments would include direction similar to that 
included in the Shoppes at Gateway Park plan at Eight Mile and 
Woodward.  The developer here was asked to provide funding and 
a site for obelisk location, and this plan could be replicated along 
the corridor with other private redevelopments that are of a large 
enough scale. 
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Plant Bed 4 
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Plant Bed 8 
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Plant Bed 7 
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Table of prices and quantities for intersection template plants

Code Abbreviation Latin Name Common Name Price Quantity Total Price 
              

209860-30-030 JP J. CH. PFITZER COMPACTA SPREADING JUNIPER #3 $16.00 18 $288.00

210400-30-030 JN J. PROCUMBENS NANA SPREADING JUNIPER #3 $16.00 74 $1,184.00
431650-30-030 SM SPIRAEA B. MAGIC CARPET BUMALD SPIREA #3 $15.00 28 $420.00
432400-30-030 SG SPIRAEA J. GOLDMOUND JAPANESE SPIREA #3 GM $15.00 30 $450.00
623700-30-020 EP ECHINACEA PURPUREA CONEFLOWER #2 $8.50 9 $76.50
732000-30-020 HS HEM. STELLA D'ORO DAYLILY (GOLD) #2 $8.50 70 $595.00
632700-30-010 HP HEUCHERA PALACE PURPLE CORALBELLS #1 $4.95 56 $277.20
714200-30-020 MM MISCANTHUS MORNING LIGHT MAIDEN GRASS #2 $10.00 24 $240.00
657600-30-010 RG RUDBECKIA F. GOLDSTURM BLACK EYED SUSAN #1 $4.95 9 $44.55
661400-30-020 SA SEDUM PUR. AUTUMN JOY STONECROP #2 $4.95 36 $178.20
429200-30-010 RW ROSE WHITE FLW CARPET NOASCHNEE (WHITE) POT $14.00 28 $392.00

Total Plant Materials $4,145.45
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Table of additional urban-tolerant landscape plants 

TREES
Code Latin Name Common Name Price 
        
008900-80-250 CELTIS OCCIDENTALIS HACKBERRY 2.5" $235.00
005600-80-200 ACER RUBRUM RED SUNSET RED MAPLE 2" $110.00
004500-80-250 ACER X FR. AUTUMN BLAZE HYBRID RED MAPLE 2.5" $150.00
106600-80-200 AESCULUS X CARNEA BRIOTII RED HORSECHESTNUT 2" $180.00
107600-70-120 AMELANCHIER AUTUMN BRILL. SERVICEBERRY  10' BB $150.00
107800-80-200 AMELANCHIER CUMULUS SERVICEBERRY 2" $175.00
108810-80-200 CARPINUS B. FONTAINE COLUMNAR HORNBEAM 2" $180.00
008900-80-250 CELTIS OCCIDENTALIS HACKBERRY 2.5" $235.00
013620-80-200 GINKGO BILOBA MALE MAIDENHAIR TREE 2" $235.00
013630-80-200 GINKGO BILOBA AUTUMN GOLD MAIDENHAIR TREE 2" $235.00
014800-80-200 GLEDITSIA TI SKYLINE HONEYLOCUST 2" $159.00

015300-80-250 GYMNOCLADUS DIOICUS KENTUCKY COFFEETREE 2.5" $228.00
120800-80-175 MALUS CORALBURST PINK FLW CRAB 1.5" BB $130.00
120800-80-175 MALUS CORALBURST PINK FLW CRAB 2" BB $140.00
124600-80-200 MALUS PRAIRIFIRE RED FLW CRAB 2" $90.00
125000-80-200 MALUS PROFUSION PINK FLW CRAB 2" $90.00
125100-80-200 MALUS PURPLE PRINCE PINK FLW CRAB 2" $90.00
125800-80-200 MALUS RED JEWEL WHITE FLW CRAB 2" $90.00
126600-80-200 MALUS SARGENTII WHITE FLW CRAB 2" $110.00
128400-80-200 MALUS SUGAR TYME WHITE FLW CRAB 2" $90.00
129600-80-200 MALUS ZUMI CALOCARPA WHITE FLW CRAB 2" $90.00
016400-80-250 NYSSA SYLVATICA BLACK GUM 2" $230.00
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016400-80-250 NYSSA SYLVATICA BLACK GUM 2.5" $305.00
225205-70-072 P. NIGRA ARNOLD SENTINEL AUSTRIAN PINE  5' BB $180.00
225205-70-072 P. NIGRA ARNOLD SENTINEL AUSTRIAN PINE  6' BB $240.00
131400-80-175 PRUNUS SERRULATA KWANZAN FLOWERING CHERRY 1.75" $80.00
131400-80-200 PRUNUS SERRULATA KWANZAN FLOWERING CHERRY 2" $110.00
133200-80-200 PYRUS C. BRADFORD CALLERY PEAR 2" $105.00
133800-80-200 PYRUS C. CLEVELAND CALLERY PEAR 2" $105.00
135000-80-200 SYRINGA R. IVORY SILK JAP. TREE LILAC 2" $185.00
134800-80-250 SYRINGA RETICULATA JAP. TREE LILAC  2.5" $215.00
019700-80-200 TILIA CORDATA CORINTHIAN LITTLELEAF LINDEN 2" $160.00
019800-80-300 TILIA CORDATA GLENLEVEN LITTLELEAF LINDEN 3" $260.00
020000-80-200 TILIA CORDATA GREENSPIRE LITTLELEAF LINDEN 2" $160.00
020900-80-250 ZELKOVA GREEN VASE ZELKOVA  2.5" $165.00

SHRUBS       
        
Code Latin Name Common Name Price 
        
401800-30-050 BERBERIS ATROPURPUREA RED BARBERRY #5 $18.00
401400-30-030 BERBERIS BONANZA GOLD GOLD BARBERRY #3 $19.00
402000-30-030 BERBERIS CRIMSON PYGMY DWARF BARBERRY #3 $18.00
402100-30-030 BERBERIS ROSE GLOW RED BARBERRY #3 $15.00

402150-30-030 BERBERIS ROYAL BURGUNDY RED BARBERRY #3 $18.00
404300-30-030 CLETHRA A. HUMMINGBIRD SUMMERSWEET #3 $17.00
404375-30-030 CLETHRA A. PINK SPIRE PINK SUMMERSWEET #3 $17.00
404400-30-030 CLETHRA A. ROSEA PINK SUMMERSWEET #3 $17.00
404430-30-030 CLETHRA A. RUBY SPICE PINK SUMMERSWEET #3 $17.00
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404600-30-030 CORNUS ALBA ELEGANTISSIMA REDTWIG DOGWOOD #3 $17.00
404600-30-050 CORNUS ALBA ELEGANTISSIMA REDTWIG DOGWOOD #5 $19.00
405400-30-050 CORNUS BAILEYI REDTWIG DOGWOOD #5 $17.00
408810-30-030 DEUTZIA CHARDONNAY PEARLS SLENDER DEUTZIA #3 $18.00
408850-30-030 DEUTZIA GRACILIS NIKKO SLENDER DEUTZIA #3 $18.00
410400-20-018 EUONYMUS ALATUS COMPACTUS BURNING BUSH 18"      EAC $17.00
412200-30-050 FOTHERGILLA GARDENII DWARF FOTHERGILLA #5 $29.00

418650-30-030 ITEA VIR. HENRYS GARNET VIRGINIA SWEETSPIRE #3 $17.00
205200-30-030 J. HO. BLUE CHIP SPREADING JUNIPER #3 $16.00
209860-30-030 J. CH. PFITZER COMPACTA SPREADING JUNIPER #3 $16.00

211400-30-030 J. CH. SARGENT GREEN SPREADING JUNIPER #3 $16.00

210400-30-030 J. PROCUMBENS NANA SPREADING JUNIPER #3 $16.00
206200-30-030 J. SA. BROADMOOR SPREADING JUNIPER #3 $16.00
423050-30-050 PHYSOCARPUS DIABOLO NINEBARK #5 $23.00
423090-30-030 PHYSOCARPUS SUMMER WINE NINEBARK #5 $23.00
429200-30-010 ROSE WHITE FLW CARPET NOASCHNEE (WHITE) POT $14.00
431650-30-030 SPIRAEA B. MAGIC CARPET BUMALD SPIREA #3 $15.00
432400-30-030 SPIRAEA J. GOLDMOUND JAPANESE SPIREA #3 GM $15.00
432400-30-050 SPIRAEA J. GOLDMOUND JAPANESE SPIREA #5 GM $18.00
435000-30-030 SYRINGA MEYERI PALIBIN DW KOREAN LILAC #3 $19.00
435150-30-030 SYRINGA PATULA MISS KIM MANCHURIAN LILAC #3 $19.00
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PERENNIALS 
AND GRASSES       
        
Code Latin Name Common Name Price 
        

600300-30-010 ACHILLEA YARROW #1 $4.95
602700-30-010 AJUGA BRONZE BEAUTY BUGLEWEED #1 $4.95
602900-30-010 AJUGA CATLINS GIANT BUGLEWEED #1 $4.95
603400-30-010 AJUGA REPTANS VARIETIES BUGLEWEED #1 $4.95
603400-30-010 AJUGA REPTANS VARIETIES BUGLEWEED #1 $4.95
607000-30-010 ARMERIA MARITIMA SEA PINKS #1 $4.95
608950-30-010 ASTER LAEVIS SMOOTH ASTER #1 $5.00
608900-30-010 ASTER, FALL BLOOM FALL BLOOM #1 $4.95
608900-30-020 ASTER, FALL BLOOM FALL BLOOM #2 $8.50
705600-30-010 CALAMAGROSTIS AR. FORSTER FEATHER REED GRASS #1 $6.00
705800-30-010 CALAMAGROSTIS AR. OVERDAM FEATHER REED GRASS #1 $6.00
705800-30-030 CALAMAGROSTIS AR. OVERDAM FEATHER REED GRASS #3 $15.00
705500-30-030 CALAMAGROSTIS AVALANCHE FEATHER REED GRASS #3 $15.00
706000-30-010 CAREX BUCHANANII LEATHER LEAF SEDGE #1 $10.00
707950-30-010 CAREX SPECIES SEDGE #1 $7.00
708000-30-030 CHASMANTHIUM LATIFOLIUM NORTHERN SEA OATS #3 $15.00
618300-30-010 COREOPSIS V. MOONBEAM TICKSEED #1 $4.95
620300-30-010 DENDRANTHEMA X MORIFOLIUM FALL MUMS #1 $4.50
620500-30-010 DIANTHUS PINKS #1 $4.95
623700-30-010 ECHINACEA PURPUREA CONEFLOWER #1 $4.95
623700-30-020 ECHINACEA PURPUREA CONEFLOWER #2 $8.50
709400-30-010 FESTUCA OVINA GLAUCA BLUE FESCUE #1 $6.00
628070-30-010 GERANIUM C. SUBCAULESCENS CRANESBILL #1 $6.00
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628800-30-010 GERANIUM MACULATUM CRANESBILL #1 $6.00
629650-30-010 GERANIUM ROZANNE CRANESBILL #1 $8.00
629770-30-010 GERANIUM S. NEW HAMPSHIRE CRANESBILL #1 $6.00
629720-30-010 GERANIUM SANG. ALBUM CRANESBILL #1 $6.00
629750-30-010 GERANIUM SANG. MAX FREI CRANESBILL #1 $6.00
727000-30-030 HEM. HAPPY RETURNS DAYLILY (YELLOW) #3 $12.00
727800-30-010 HEM. LITTLE BUSINESS DAYLILY #1 $4.95
730000-30-010 HEM. PARDON ME DAYLILY #1 $4.95
730000-30-020 HEM. PARDON ME DAYLILY #2 $8.50
731750-30-010 HEM. RUBY STELLA DAYLILY #1 $7.00
732000-30-010 HEM. STELLA D'ORO DAYLILY (GOLD) #1 $4.95
732000-30-020 HEM. STELLA D'ORO DAYLILY (GOLD) #2 $8.50
727000-30-030 HEM. HAPPY RETURNS DAYLILY (YELLOW) #3 $12.00
727800-30-010 HEM. LITTLE BUSINESS DAYLILY #1 $4.95
730000-30-010 HEM. PARDON ME DAYLILY #1 $4.95
730000-30-020 HEM. PARDON ME DAYLILY #2 $8.50
731750-30-010 HEM. RUBY STELLA DAYLILY #1 $7.00
732000-30-010 HEM. STELLA D'ORO DAYLILY (GOLD) #1 $4.95
732000-30-020 HEM. STELLA D'ORO DAYLILY (GOLD) #2 $8.50
732000-30-030 HEM. STELLA D'ORO DAYLILY (GOLD) #3 $12.00
721200-30-010 HEMEROCALLIS DAYLILY #1 $4.95
721200-30-020 HEMEROCALLIS DAYLILY #2 $8.50
632700-30-010 HEUCHERA PALACE PURPLE CORALBELLS #1 $4.95
635300-30-010 IRIS SIB. CAESARS BROTHER SIBERIAN IRIS #1 $4.95
635300-30-020 IRIS SIB. CAESARS BROTHER SIBERIAN IRIS #2 $8.50
635400-30-010 IRIS SIBIRICA SIBERIAN IRIS #1 $4.95
637550-30-004 LAMIUM ORCHID FROST SPOTTED DEAD NETTLE 4CN $4.50
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638600-30-010 LEUCANTHEMUM, SHORT SHORT #1 $4.95
638610-30-010 LEUCANTHEMUM, TALL TALL #1 $4.95
638610-30-020 LEUCANTHEMUM, TALL TALL #2 $8.25
639900-30-010 LIATRIS SPICATA SPIKE GAYFEATHER #1 $4.95
712400-30-010 MISCANTHUS ADAGIO MAIDEN GRASS #1 $6.00
714200-30-020 MISCANTHUS MORNING LIGHT MAIDEN GRASS #2 $10.00
714750-30-020 MISCANTHUS PUENKTCHEN LITTLE DOT #2 $8.00

715200-30-020 MISCANTHUS SILBERFEDER SILVER FEATHER GRASS #2 $10.00
715400-30-010 MISCANTHUS STRICTUS PORCUPINE GRASS #1 $6.00
715400-30-050 MISCANTHUS STRICTUS PORCUPINE GRASS #5 $25.00
715600-30-050 MISCANTHUS VARIEGATA MAIDEN GRASS #5 $25.00
646900-30-010 NEPETA CATMINT #1 $4.95
646900-30-020 NEPETA CATMINT #2 $8.50
716950-30-030 PANICUM A. DEWEY BLUE SWITCH GRASS #3 $18.00
717000-30-010 PANICUM VIRGATUM SWITCH GRASS #1 $7.00
719000-30-010 PENNISETUM A. HAMELN DW FOUNTAIN GRASS #1 $6.00
719000-30-020 PENNISETUM A. HAMELN DW FOUNTAIN GRASS #2 $10.00
719000-30-030 PENNISETUM A. HAMELN DW FOUNTAIN GRASS #3 $15.00
657600-30-010 RUDBECKIA F. GOLDSTURM BLACK EYED SUSAN #1 $4.95
660100-30-010 SEDUM ALBUM CULTIVARS STONECROP #1 $4.95
660380-30-010 SEDUM CAUTICOLA CVS. STONECROP #1 $4.95
661050-30-010 SEDUM K. WEIHENSTEPHANER STONECROP #1 $4.95
660800-30-010 SEDUM KAMSCHATICUM STONECROP #1 $4.95
661400-30-010 SEDUM PUR. AUTUMN JOY STONECROP #1 $8.50
661400-30-020 SEDUM PUR. AUTUMN JOY STONECROP #2 $4.95
661550-30-010 SEDUM RUPESTRE ANGELINA STONECROP #1 $4.95
661670-30-010 SEDUM SPEC. BLACK JACK STONECROP #1 $4.95
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661700-30-010 SEDUM SPEC. BRILLIANT STONECROP #1 $4.95
662600-30-010 SEDUM SPURIUM RED CARPET STONECROP #1 $4.95
661100-30-010 SEDUM X MATRONA STONECROP #1 $4.95
663000-30-010 SEDUM X VERA JAMESON STONECROP #1 $4.95

*Plant inventory and prices were obtained from Christensen’s Nursery in Plymouth, Michigan. 

Table of Hardscape Elements 

Hardscape Element Description Model Number Unit Price 
Waste Bin 26" dia x 33", 31 gal. MF 3200 each $673.00
Waste Bin 26" dia x 41", 41 gal. MF 3201 each $694.00
Waste Bin 26"dia x 33", 31 gal. MF 3202 each $886.00
Stamped Concrete herringbone pattern   sq. foot $4.75
Precast Truncated Dome     sq. foot $6.00
Kneewall precast masonry w/ limestone cap   linear ft. $90.00
Kneewall  Text     per title $200.00-$250.00 
Bench 74" x 28" x 39" MF 2201 each $750.00
Bench 60" x 27" x 37" MF 2216 each $710.00
Bench 60" x 28" x 39" MF 2207 each $758.00
Deco Pedestrian Lamp     each $5,000.00
Basic Pedestrian Lamp     each $1,500.00
Basic Street Lamp     each $3,500.00

*Benches, waste bins, stamped concrete, truncated domes, kneewalls and kneewall text are quoted from Wausau Tile, Inc.  The 
Deco pedestrian lamp is a price estimate and the basic lamps are price bids from a City of Alpena streetscape project. 
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Barr, David.  Artist/Sculptor, Michigan Legacy Art Park.  Personal Interview. 26 March, 2008. 

Christensen’s Plant Center. 2008.  15 March. 2008. Plymouth, MI 
http://www.christensensplantcenter.com/

Dunham, Lynn. Wausau Tile, Inc. Email conversation and bid. 9 April. 2008. 

Effective Landscaping: Woody Ornamentals. Michigan Nursery and Landscape Association. Horticultural Printers. Dallas, Texas.  

Hilsenrath and Blaumanis, “Transforming a Corridor, A Case Study of Howard County Maryland’s U. S. Route 1 Corridor.” American Planning
Association. Conference Paper 24. October 2007. 27 February. 2008. 
http://www.rff.org/rff/Events/loader.cfm?url=/commonspot/security/getfile.cfm&PageID=3027

 Konja, Tony. Artistic Outdoor Services, Inc. Personal Interview. 7 March. 2008. 

“Novi Street Trees.” The City of Novi. 27 March. 2008.  15 March. 2008. http://www.cityofnovi.org/services/ParksAndRec/Forestry/NoviStreetTrees.pdf

Prinzing, Debra. “100 Best-Ever Drought-Tolerant Perennials.”  Better Homes and Gardens Special Interest Publications: Perennials. Spring 2008.  P. 34. 

Route 1 Corridor Revitalization Newsletter, Volume 4 July 2005. 27 February. 2008. 
http://www.co.ho.md.us/DPZ/DPZDocs/US1-Newsletter-Summer05.pdf

Route 1 Corridor Revitalization Newsletter, Volume 5 October 2006. 27 February. 2008. 
http://www.co.ho.md.us/DPZ/DPZDocs/US1news2006website.pdf

“Route 1 Corridor Revitalization Study.” Howard County Department of Planning and Zoning. 2001.  27 February. 2008. 
http://www.co.ho.md.us/DPZ/DPZDocs/prelim_report.pdf

Sundin, Greg.  Director of Planning and Development, City of Alpena.  23 March 2008. 

Ten Eyck, Bill.  Christensen’s Plant Center. Email conversation and bid.  31 March. 2008. 

“Urban Trees and Shrubs: A guide to the selection of trees and shrubs in urban areas.” USDA Forest Service.  11 April. 2008. 15 March. 2008. 
http://www.na.fs.fed.us/Spfo/Pubs/uf/uts/index.htm
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Wausautile. Wausau Tile, Inc.  2008.  2 April 2008. 
http://www.wausautile.com/

“Wayne County Acceptable Street Trees & Trees to Avoid.” Charter Township of Plymouth Community. 7 December. 2007.  15 March. 2008.   
http://www.plymouthtwp.org/Community/TreeCountyAcceptableAvoid.htm

“Wow! Gardens in full bloom!” City of Toronto.  2008.  7 April 2008. 
< http://www.toronto.ca/cleanandbeautiful/wowgardens.htm>

“University of Connecticut Plant Database.” University of Connecticut. 2001.  7 April 2008. 
< http://www.hort.uconn.edu/Plants/>

U.S. Highways: From US 1 to US 830  
http://www.us-highways.com/
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i Milwaukee Department of City Development. “Milwaukee Downtown Plan.” 1999, p. 136. 
ii “Catalytic projects form foundation of pedestrian-friendly downtown plan.” The Milwaukee Journal-Sentinel. 2 May 1999. 
<http://www2.jsonline.com/news/may99/0502projects.asp> 
iii Milwaukee Department of City Development. “Catalytic Projects: Wisconsin Avenue Revitalization.” 1999, p. 9. 
iv “Catalytic projects form foundation of pedestrian-friendly downtown plan.” The Milwaukee Journal-Sentinel. 2 May 1999. 
<http://www2.jsonline.com/news/may99/0502projects.asp> 
v Milwaukee Department of City Development. “Catalytic Projects: Wisconsin Avenue Revitalization.” 1999, p. 10. 
vi Nicols, Beth. “Downtown Milwaukee: Is it time to update the plan?” Small Business Times, 16 March 2007. <http://www.biztimes.com/blogs/milwaukee- 
biz-blog/authors/beth-nicols> 
vii Eight Mile Boulevard Association Website, http://www.eightmile.org/accomplishments.html 
viii Saginaw Township Website: DDA’s, http://www.saginawtownship.org/oldsite/Manager/MANAGER.htm 
ix Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway Administration.  May 2001.  p.1,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
x Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway Administration.  May 2001.  p.2,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
xi Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway Administration.  May 2001.  p.3, 
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pdf 
xii Saginaw Michigan: Retrofitting Anyplace, USA.  Federal Highway Administration.  May 2001.  p.3,    
   http://www.fhwa.dot.gov/tcsp/sgnwmics.pd 
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