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Executive Summary 

 
One Grand Rapids neighborhood commercial corridor visualized over a 24-hour period of 

time. Two very distinct and unique consumer experiences. This description best 

characterizes the traditional urban neighborhood that is found along the Michigan Street 

corridor. 

 

The Michigan Street corridor is rapidly becoming a place of reinvestment and 

opportunity.  It is a bustling traditional neighborhood business district with a diverse mix of 

commercial, institutional, light industrial and residential uses.  While the daylight hours play 

host to numerous professional, medical, office, and educational services; evenings and 

weekends are equally vibrant with steady customer traffic in restaurants, taverns, and 

complementary retail offerings.  These activities define the district as it is both utilized 

today, and, in the way that it may be promoted in future use.  The myriad of participant 

characteristics are not exclusive to this particular neighborhood.  Yet the size and scope of 

new investment projects in this ever expanding development area have been and continue 

to be larger in scale and with greater community impact.   

 

As this development interest continues, the Michigan Street corridor has prioritized forward 

thinking efforts in order to maintain the commercial identity and vision, and preserve the 

residential neighborhoods that envelop this area.  Establishing a Corridor Improvement 

District (CID) has the potential to provide sustainable revenue support for public 

improvements and marketing and promotional objectives to help achieve these goals.  

 

The following is a proposal and request to the City of Grand Rapids from the Michigan 

Street CID Steering Committee for the designation of a Corridor Improvement District (CID) 

for the area of Grand Rapids, MI known as “the Michigan Street Corridor”.  

 

The Michigan Street corridor is located immediately east of the designated Downtown 

Development Area of Grand Rapids’ central business and government area while abutting 

the Grand Rapids SmartZone™.  The linear nature of the proposed district is adjacent to the 

Belknap Lookout, Fulton Heights, Heritage Hill, Midtown, and North East Citizens Action 

neighborhoods as it terminates at a point along Plymouth Ave NE. 

 

Beginning in October 2011, many stakeholders in this neighborhood of Grand Rapids have 

extensively worked through a number of meetings, planning sessions, and design charrettes 

to produce a definitive “Michigan Street Corridor Plan” for this area. This vision includes 

building strong neighborhoods including housing, quality public spaces and bicycle 

connectors, thriving business districts that include robust locally owned businesses as well 

as national investments, a comprehensive transportation plan that accommodates many 

uses, and a positive image that creates a sense of community pride. The Michigan Street 

CID Steering Committee has determined that one of the best ways to begin to realize a 
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portion of this this vision, specifically in the designated commercial areas, is to create a 

Michigan Street Corridor Improvement District (CID).  

 

Stakeholder consensus maintains that a safe and thriving neighborhood center could be 

made reality in part through the creation of a development district which would be 

structured to provide economic resources to improve and maintain public infrastructure, 

correct and prevent deterioration, and promote neighborhood aligned economic growth. 

The designation of a CID along Michigan Street would mandate the formation of a local 

Authority Board that will represent the priorities and needs of the district. Additionally, this 

Authority Board will be charged with writing a concrete Tax Increment Financing plan to 

designate a revenue source for projects identified within the district. The additional 

property taxes potentially generated from property improvements made directly within the 

district would be reinvested back into the designated development area.  In addition, 

further supplemental financial resources necessary to realize improvements outlined in the 

redevelopment plan would be leveraged when possible.  

 

Public-private partnerships of this type have been proven to revitalize distressed 

commercial areas throughout the country including within other neighborhoods located 

throughout our city. The Michigan Street CID Steering Committee is encouraged by the 

wonderful potential that a partnership with the City in the creation of a development 

district and subsequent Authority Board will have for the future of the Michigan Street 

corridor of NE Grand Rapids. 

 

What is a Corridor Improvement District (CID)?  

 

A CID is a predetermined area designated by the city to revitalize traditionally designated 

and historically functioning commercial and mixed-use business corridors that are located 

outside of the central downtown core. One of the main ways in which a CID helps fund 

qualifying public infrastructure improvements, marketing initiatives, and economic growth 

projects is through the use of Tax Increment Financing (TIF). Corridor Improvement Districts 

(CIDs) are established and operated in Michigan under Public Act 280 of 2005 and in Grand 

Rapids under City Policy 900-49. 

 

The State of Michigan PA280 is “An Act to provide for the establishment of a Corridor 

Improvement Authority; to prescribe the powers and duties of the Authority; to correct and 

prevent deterioration in business districts; to encourage historic preservation (and building 

reuse); to authorize the acquisition and disposal of interests in real and personal property; 

to authorize the creation and implementation of development plans and development 

areas in the districts; to promote the economic growth of the districts; to create a board; to 

prescribe the powers and duties of the board; to authorize the levy and collection of taxes; 

to authorize the issuance of bonds and other evidences of indebtedness; to authorize the 

use of Tax Increment Financing; to prescribe powers and duties of certain state officials; to 

provide for rule promulgation; and to provide for enforcement of the Act.”  
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Tax Increment Financing (TIF) 

 

One of the primary ways CIDs are financed is through Tax Increment Financing (TIF). 

Although other funds may be and traditionally are often leveraged, TIF has the potential for 

serving as a sustainable financing tool used to generate the base funds required in order to 

provide adequate capital for improvements within the district. As owners in the district 

make improvements to their property, the taxable value of those properties generally 

increase; therefore, their property taxes generally go up. This increase or “increment” in 

property taxes is “captured” by the specially designated CID district and reinvested in 

various eligible improvements within the district. Tax Increment Financing promotes 

economic growth, encourages further investment, and corrects and prevents deterioration 

in these long established yet transitioning commercial corridors. 

 

A “Win-Win” for Everyone 

 

Property taxes in the City of Grand Rapids account for only about 20% of General Fund 

Revenue, while income taxes account for approximately 34%. This is critical to note, as a 

future Michigan Street CID would work to create a culture of investment in the area, 

generating not only tax increment for improvements to the district, but also levying the 

potential to create jobs from new business, institutional, education, industrial or 

professional  ventures which generate income tax revenue for the City. In addition, the goal 

is that this culture of investment would spill into the surrounding area including residential 

blocks and commerce centers, inspiring surrounding property improvements, attracting 

new residents, drawing new businesses, and creating jobs, which could generate yet even 

more tax revenue for the four taxing jurisdictions served by the area.  

 

Benefits of a CID to the Michigan Street and Grand Rapids 

   

There are a number of real and perceived benefits that could be achieved as a result of 

establishing a CID special development district.  Among those: 

 

• Utilizes TIF to complete improvement projects according to the approved TIF plan while 

leveraging other dollars such as earned income and private, state, federal and philanthropic 

monies for additional district improvements 

• Generates a clear plan to improve the district, implemented by an empowered 

neighborhood stakeholder-government partner framework – a proven national method for 

success 

• Creates access to additional programs and incentives to businesses such as special 

approval of full-service restaurant liquor licenses located within city development districts 

• Establishes a cohesive district brand which fosters business investment from existing 

entrepreneurs and attracts complementary new business growth 
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• Encourages job creation with the establishment of new or expanded businesses, which 

produces more job opportunities for neighborhood residents and generates additional 

annual income tax revenue 

• Encourages surrounding property improvements, potentially increasing values of 

neighboring properties thus generating more annual property tax revenue 

• Promotes greater interest in mixed-use development, broadening business location and 

residential housing options and increasing the collectable tax base  

• Brings more people into the district to shop for goods and services, thus generating more 

repeat customers for neighborhood businesses and increasing sales tax revenue 

• Stimulates new commercial development in a neighborhood where additional private 

sector investment opportunity exists 

• Improves the climate of community and economic development for residents and 

businesses alike 

• Contributes to a healthy neighborhood through adaptive building land use standards and 

more “eyes on the street” which has the potential to decrease crime or the perception of 

crime, and increase public safety 

• Creates an ever improving commercial core and public space that is appealing to 

neighborhood residents which encourages “pride in place” and visitor attraction 

• Retains and empowers residents who can access jobs, goods and services in a walkable or 

transit oriented neighborhood 

• Creates an outreach and coordination mechanism at the neighborhood level for additional 

City, State and Federal government financed projects 

• Creates a public-private partnership with the City of Grand Rapids that enhances 

community neighborhood input to improve the district 

• Forms collaboration with City of Grand Rapids departments to expedite the process for 

enforcing building code violations and incenting property upgrades 
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Overview of Area 

 

The following map identifies the parcels included in the proposed Michigan Street Corridor 

Improvement District. The proposed special development area encompasses all contiguous 

real properties along the major commercial corridor from Prospect Avenue NE to Plymouth 

Avenue NE with additional connectivity to commercial properties located near the 

intersections of College Avenue NE and Fuller Avenue NE respectively. 

  

 
 

The district includes 242 real parcels with a combined ground floor area of 84,836.5 square 

feet. 

   

The percentage of real property by classification located within the proposed area as 

registered by the City Assessor is 67.18% Commercial, 21.51% Industrial, 6.62% Residential, 

and 4.69% Institutional. 

 

 

City Commission Goals and Requirements 

 

This proposal is in alignment with the goals set out by City Commission in the policy to 

establish Corridor Improvement Authorities, City Commission Policy 900-49 of November, 

2007 (as Amended 2009).  Additionally, this proposal will address all of the state and local 

policy requirements for designation of such a district including: proving that the Michigan 

Street is a district in transition, provide evidence of alignment with existing and future City 

and neighborhood revitalization plans, establish stakeholder commitment to participate in 

actively marketing the district, and identification of additional resources that may be 

accessed to revitalize the area and the plans that accompany those resources in order to 

sustain the district. 
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Michigan Street is a neighborhood that has suffered in recent past due to stagnation in 

investment, a challenging real estate market, and, general economic market conditions.  

The area has recently begun to experience limited spot reinvestment that is promising.  

However serious challenges remain and disinvestment still characterizes many parts of the 

corridor.  A strong representative group of stakeholders has been working for many months 

on establishing visionary plans to improve the neighborhood. As part of their work toward 

neighborhood improvement, they have brought forth in this document, a proposal that 

ensures alignment with the requirements of the legislation, as well as City policy and plans, 

and neighborhood revitalization strategies. Detailed in this proposal are past, current and 

future community assets, additional resources, and partnerships to help ensure the 

operating success of a future Michigan Street CID.  

 

The Michigan Street CID Steering Committee recommends that the future Michigan Street 

Corridor Improvement Authority Board utilize all possible legislated funding mechanisms 

and leverage all positive partnerships for sustainability of revitalization in the Michigan 

Street target area.  By working in partnership with the City of Grand Rapids, the formally 

appointed Authority Board will organize work plans which are effective and impactful and 

will report annually on neighborhood progress to the Economic Development Project Team 

of City Commission and the community at large.  

 

Bonding 

 

The Michigan Street CID Steering Committee recommends that the proposed Michigan 

Street Corridor Improvement Authority does not issue revenue bonds structured on future 

TIF proceeds without prior City Commission consent and approval.  

 

Brownfields, Tax Credits and other Property Development Incentives 

 

The Michigan Street CID Steering Committee is aware of the considerable amount of 

coordination necessary when a property is eligible for development incentives, such as the 

Community Revitalization Program and other Tax Increment Financing for eligible activities 

related to brownfield properties, or other emerging development incentives as approved by 

the State of Michigan.  It is proposed that the future Michigan Street Corridor Improvement 

Authority work directly with property developers seeking incentives (such as those 

previously mentioned programs and others yet unnamed), in cooperation with the City of 

Grand Rapids Economic Development Department, and, explore all reasonable options to 

facilitate and expedite property redevelopment along the Michigan Street corridor.  
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The Michigan Street CID Steering Committee and Other Participants 
 

The Michigan Street CID Steering Committee is made up of ten neighborhood business, 

institution, and resident stakeholders from along the corridor. An additional thirty-eight 

interested community members from many sectors have been actively involved in the 

visioning, planning, and consensus building process.  
   

Planning Participants (Steering Team Member emphasized by asterisk*) 

                 

Name Business District Business 

 

Prop Owner 

 

Resident 

Matthew Jamrog* Rylee's Ace Hardware MSCA x x   

Becky  Afendoulis Trierweiler* Afendoulis Cleaners MSCA x x   

Eric  Lanning* Hedrick Associates MSCA x x   

Max Benedict* Third Coast Development MSCA  x x   

Eric  Trierweiler* Prime Development MSCA x x   

Monica Clark* 616 Development MSCA   x   

Robert Grimes* Flat Landers MSCA x     

Bob Petko* Resident Resident     x 

Jesse Tackett* El Barrio MSCA x     

Tim VanDort Resident MSCA   x x 

Larry Zeiser* Logan's Alley MSCA x x   

Brian Uridge Spectrum Health MSCA x x   

Dick  Temple Michigan State University MSCA x x   

Dave  Levitt Third Coast Development MSCA x x   

Margie Zichterman Grand Butchers MSCA x     

Kelly Otto Midtown Neighborhood Assoc MSCA     x 

Mark  Rambo GVSU MSCA x x   

Duane DeRoo Resident Resident     x 

Rick Sturim American Legion Post 459 MSCA x x   

Theresa  Robinson American Legion Post 459 MSCA x x   

Helen Moon Residential Property Owner MSCA   x   

Paul Moon Residential Property Owner MSCA   x   

Andy Curtis Curtis Cleaners MSCA x x   

Jerry  Kooiman Michigan State University MSCA x x   

Debasi T. Mogos Selam Store MSCA x x   

James Rybaski Alpine Estates MSCA   x   

Don Staal The Lord's Chapel MSCA x x x 

Greg Scharphorn Sun Rental MSCA x x   

Mark Brieve Michigan State University MSCA X X  

Georgia Bennett Mr. Pizza MSCA X X  

Lois Scharphorn Sun Rental MSCA x x   

Dustin Will Resident of Fulton Heights Resident  x  

Ted Terhune American Legion Post 459 MSCA x x  

Gregg Palazzolo Flat Landers MSCA x   

George Robinson American Legion Post 459 MSCA x x  

Dave Decker Decker & Sons MSCA x x  

Jessica Dawson-Will Growco MSCA x x x 

Matt Sivits Omelette Shoppe MSCA x x  

Bob Quay Bob’s Bar MSCA x x  

Cynthia Afendoulis Cynthia Kay and Co At Large    

Stathi Afendoulis  Afendoulis Cleaners MSCA x x   

Brad  Rosely Third Coast Development MSCA x x  

Additional planning participants include Comm. Ruth Kelly, Kara Wood, Jay Steffen, Kaleena 

Kowalkowski, Jessa Timmer and Mark C. Lewis.  
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The Michigan Street CID Steering Committee has engaged the professional support services of 

Neighborhood Ventures to assist in the draft of this proposal, navigating legislative approval, 

and adoption of a formal Development and Tax Increment Financing plans at a later date.   

 

Launched in March 2006, Neighborhood Ventures is a non-profit community and economic 

development organization whose mission is “to interject vitality into the heart of each 

neighborhood by revitalizing its business district”.  Direct assistance includes technical support 

for neighborhood business recruitment and retention services, and, urban commercial corridor 

organizing activities including placemaking, district branding and implementation of 

development tools. 

 

Neighborhood Ventures was instrumental in establishment of the four existing Corridor 

Improvement Districts in Grand Rapids including Madison Square, Uptown, the North Quarter 

and the Westside.  The agency additionally coordinated the efforts in establishing the first 

Business Improvement District (BID) in Grand Rapids with studies for two additional special 

assessment areas, and currently provides Uptown annual Corridor Management support 

services. 

 

FY2015 Neighborhood Ventures Board of Directors: 

 

1. Board Chair:  Patrick Lonergan – Fifth Third Bank 

2.  Board Vice-Chair:  Sarah Rainero – Michigan Economic Development Corporation 

3. Treasurer:  Brad Foxen – Fifth Third Bank 

4. Secretary:  Patrick Burds – Mercantile Bank of Michigan 

5.  Director:  Robert Gilewski – Chemical Bank 

6. Director:  Tim Marcus – CopperRock Construction 

7. Director:  Megan Sall – The Right Place, Inc. 

8. Director:  Laura Wolters – Macatawa Bank 

 

Neighborhood Ventures Staff: 

 

Economic Development Specialist: Kaleena Kowalkowski  

Economic Development Specialist: Jessa Timmer 

President & CEO: Mark C. Lewis 
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History of Michigan Street and the NE Side of Grand Rapids 

 

Many factors have influenced the historic development of the neighborhood directly north 

and east of the city center.  Located “up the hill” from the Grand River, turn of the 20th 

century settlers used their wealth from the lumber trade, furniture manufacturing, and 

mercantile to build ornate and elaborate homes high above the seasonal flood plain.  Many 

of the unique characteristics of this housing stock became jeopardized in the 1950’s – 

1960’s as “urban renewal” prioritized replacing historic structures with modern design while 

at the same time encroaching eastward from downtown with the advent of auto oriented 

design.  The first designated historic residential district in the United States prevented 

additional decline of some of that building stock. 

 

Major transportation projects such as the construction of I-196 and US-131 further 

advanced the urban design of the neighborhood while concentrating efforts foremost on 

supporting single occupant automotive traffic.  In the years and decades that followed, new 

development projects maintained similar focus on businesses supported by transportation 

of transient users versus a neighborhood center of commerce in a walkable environment. 

 

Property bequeathed to what would become Butterworth Hospital in 1887 laid the 

foundation for medical and institutional investment yet to come.  For over 125-years this 

facility and others that would follow such as the Van Andel Institute, Grand Valley State 

University, and Michigan State University College of Human Medicine have developed this 

“Medical Mile” into a world class leader for health. 

 

As development moved east further away from the central business district, so too did the 

property use and surrounding housing stock.  Industrial facilities took hold along the 

corridor with large international manufacturing facilities taking advantage of proximity to 

Interstate travel with a significant presence at the intersections of Fuller and at Plymouth.  

Auto-oriented businesses such as service stations and fast food restaurants with drive-thru 

facilities furthered the model.  Housing stock that circled the corridor tended to be more 

modest in nature than those structures that were built 30-50 years prior with many 

residents being of Eastern European or Dutch heritage some of whom worked at the 

aforementioned factories.  

 

Expansion and development along the corridor is reminiscent of what might be expected in 

mid-century design and development with direct proximity to a major freeway 

transportation thoroughfare running parallel to the district.  By the turn of the 21st century, 

many of the older large homes have been repurposed into multiunit dwellings serving a 

high number of college students and others while a healthy mix of rental and owner 

occupied homes exist throughout the surrounding neighborhoods.  
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Demographic Summary  

 

The near Michigan Street area is comprised of five residential neighborhoods: Belknap 

Lookout, Fulton Heights, Heritage Hill, Midtown, and North East Citizens Action.  Proximity 

of I-196 further characterizes the impact of this proposed development area by defining 

neighborhood boundaries.  The combined census data, taken from the Community 

Research Institute at the Johnson Center for the three neighborhoods of Fulton Heights, 

Heritage Hill and Midtown which most directly encompass the proposed development area 

is as follows: 

 

 

Age of Population for the three near Michigan Street Neighborhoods 

 

 2010 Percent 

Total Population 8,446  

Under 18 1,490 17.6% 

18+ 6,956 82.4% 
 

Source: http://www.cridata.org/Neighb_GR.aspx 

U.S. Census Bureau, Census 2010 Summary File 1 (SF 1) and Census 2000 Summary File 1 (SF 1) 

 

 

 

Population by Race for the three near Michigan Street Neighborhoods 

 

 Percent 

Total Population  

White 77.7% 

Black/African American 9.7% 

Hispanic/Latino 7.5% 

Asian/Pacific Islander 1.7% 

American Indian/Alaska Native 0.4% 

Other Races 0.3% 

Two or More Races 2.7% 
 

Source: http://www.cridata.org/Neighb_GR.aspx 

U.S. Census Bureau, Census 2010 Summary File 1 (SF 1) and Census 2000 Summary File 1 (SF 1) 
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Educational Attainment along Michigan Street as compared to State of MI Averages 

 
 Source: http://www.cridata.org 

 ESRI 2012 & 2010 Estimates 

 

 

The target area is represented by a diverse range of ethnicities and ages with many 

residents at or near college age or recent post higher education graduate.  The percentage 

of persons holding a Bachelor degree or higher exceed the State of Michigan average which 

may be indicative of the proximity of this neighborhood to institutions of higher education 

and the significant medical facilities located in the same district. 
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Recent Michigan Street Initiatives and Existing Plans:  

 

A number of opportunities to garner input regarding future neighborhood design have 

taken place.  Over the past two years, many Michigan Street volunteer stakeholders have 

actively worked on a variety of neighborhood planning initiatives most notably the Michigan 

Street Corridor Plan.   

 

One requirement under City Commission Policy Number 900-49 is for the area to have a 

neighborhood visioning plan in place at the time the application is made in requesting a CID 

designation, which in turn demonstrate the need for encouraging investment in a 

geographic area.  This section of the Michigan Street CID proposal takes a look back at 

previous initiatives and plans of residents, property owners, business owners, nonprofit 

organizations, and other stakeholders. 

 

 

Michigan Street Corridor Plan (MSCP) 

 

In October of 2011 The Michigan Street Corridor Plan project began to engage urban anchor 

institutions of higher education and academic medical centers, in a collaborative 

partnership with local government, community stakeholders, landowners, neighborhood 

residents, and business owners to develop a comprehensive, integrated model to advance 

housing, economic and community development, transportation, and environmental 

outcomes thus ensuring a sustainable future for Grand Rapids and the West Michigan 

region. 

 

Elements of this planning process included transportation, affordable housing, non-

motorized transportation (i.e. – bike paths), and neighborhood economic development 

including a feasibility study for the potential creation of a Corridor Improvement District 

and/or Business Improvement District. 

 

Final preparations on this “Area Specific Plan” were concurrently underway at the time that 

this proposal was drafted. 
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http://beta.grcity.us/design-and-development-services/Planning-

Department/michiganstreetcorridor/Pages/default.aspx 

 

 

Michigan Street CID Steering Committee (Appendix F) 

 

The Michigan Street CID Steering Committee was formed in early 2014 as a direct result of 

the MSCP July 2013 feasibility study for the creation of a Corridor Improvement District 

and/or Business Improvement District.  This team which is led by business owners and 

community stakeholders began meeting in May 2014 and has since met on a monthly basis.  

The team has been charged with engaging and educating community stakeholders at 

respective business and neighborhood association meetings, as well as working with 

government entities to gain support for this project. 

 

A list of active participants in the monthly Steering Team meetings and the notes from each 

of those sessions are included in Appendix F. 

 

 

Grand Rapids Master Plan 

 

A Corridor Improvement District in the Michigan Street will help to achieve the vision set 

forth in the City of Grand Rapids 2002 Master Plan. The Master Plan operates under the 9 

guiding principles of partnership, leadership, choice, economic health, balance, quality, 
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access and sustainability. Using these principles, the plan emphasizes the need for vital 

business districts stating that “vital business districts are critical components of a livable city 

and a strong economy. Great neighborhoods and vital business districts go hand in hand; 

one cannot succeed without the success of the other.”  

 

Specifically outlined in the Master Plan, the city seeks to achieve the following objectives:  

 

Objective VBD 2 is to “encourage reinvestment in traditional business area corridors to 

create compact retail mixed-use centers (cores) linked by residential mixed-use 

development (connectors).”  

 

Objective VBD 5 is to “improve the visual appeal and walkability of all business districts.” 

This includes streetscape improvements, providing appropriate transit facilities, 

encouragement of façade upgrades, ensuring clean and safe streets and enhancing 

walkability of districts.  

 

The proposal for a CID in the Michigan Street is consistent with the Master Plan as it strives 

to provide a mechanism that improves and maintains public infrastructure. Key goals of a 

CID are to encourage private investment, attract vital businesses and provide a high quality 

of place for residents and visitors alike.   

 

 

Neighborhood Investment Plan 

 

The current five year plan, from July 1, 2011 to June 30, 2016, states that it strives to 

“improve the condition of existing housing, increase the supply of affordable housing, 

increase opportunities for housing stability, increase public safety, build neighborhood 

leadership and civic engagement, enhance neighborhood infrastructure, and increase 

economic opportunities.” 

 

These ideals are directly in line with creating a CID for the Michigan Street as they improve 

the commercial district and public spaces.  This, in turn, will create a more livable 

community which will entice home ownership, mixed income housing opportunities along 

the corridor, and enhance neighborhood and business involvement. 
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Grand Rapids Sustainability Plan 2011 – 2015 

 

In 2011, the city of Grand Rapids issued a Sustainability Plan that calls for an ideal 

community setting in which the economic, environmental, and social systems throughout 

the City benefit the quality of life for future generations. The creation of a Michigan Street 

CID would uphold this vision by using funds to engage goals such as “ECO 1.1: A Strong 

Economy, specifically targets 2 (Increase the number of new businesses locating in the City 

of Grand Rapids by June 30, 2015), 3 (80% of jobs created or retained with incentives will be 

permanent, full time employment with benefits by June 30, 2015), and 6 ($150 million in 

private funds will be invested in the restoration of vacant, blighted, or contaminated land by 

June 30, 2013)”. 

 

The CID also will help with “ECO 6.2: Increase the vitality of neighborhood business districts, 

specifically targets 1 (Increase the diversity of business types in neighborhood business 

districts by June 30, 2015) and 2 (Increase neighborhood vehicle and bike parking options by 

June 30, 2015)”. 
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Request for establishing a Michigan Street Corridor Improvement Authority 
 

With the passage of the State of Michigan Act 280 of 2005 and City of Grand Rapids Policy 

900-49 of 2007; Corridor Improvement Districts are a legislatively authorized tool to be 

used to strengthen and revitalize urban commercial corridors in transition which have 

experienced disinvestment. The Michigan Street CID Steering Committee requests the 

designation of a Corridor Improvement District and the establishment of an oversight 

Corridor Improvement Authority Board to correct and prevent further deterioration and 

proactively encourage new commercial property and small business development along the 

commercial corridor.  

 

Corridor Improvement District Description: 

 

The following map outlines the proposed boundaries for a Michigan Street Corridor 

Improvement District and the existing land use. These boundaries meet the legal the 

requirements of the Act including road classification, contiguous nature, current land use 

and zoning. The proposed improvement project ideas and tasks outlined in this written 

request would only occur within the defined boundaries of the proposed development area.  

 

For this narrative the general proposed boundaries encompass Michigan Street NE from 

Prospect Avenue NE to the west to Plymouth Avenue NE to the east, including the 

commercial properties north and south of the corridor at the intersections of College 

Avenue NE and Fuller Avenue NE respectively and other adjacent contiguous properties.    

 

The total ground floor square footage of properties within the development area is 

984,836.5 square feet.  Of this total, the commercial area represents 67.18% or 661,574.8 

square feet. 

 

 

 



Proposed CID Parcel Map
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Zoning Description of the CID 

 

The majority of the proposed special development district lies within historically developed 

urban areas zoned as Traditional Neighborhood within the City of Grand Rapids Zoning 

Ordinance.  Adjacent neighborhoods to the north and west of the district transform into 

Mid-Century Neighborhood classification and “newer” auto-oriented design. 

 

1. TN-TBA (Traditional Neighborhood - Traditional Business Area) The TN-TBA Zone District 

is designed to reinforce a pedestrian and transit-friendly environment in a compact area 

characterized by a mix of uses. Small lot sizes, transparent storefront windows, observable 

building entrances, structures that abut the sidewalk and on-street or hidden off street 

parking all contribute towards the establishment of a pedestrian-orientated Zone District. A 

mix of small scale retail, service, entertainment, civic, and upper-level residential uses are 

encouraged to enhance the vitality of the areas. High quality architectural design and 

materials are important components to all structures to reinforce existing neighborhood 

character. New development on primary and secondary street frontages shall be 

compatible in use and scale with surrounding, existing uses and structures. The 

recommendations for Traditional Business Area in a Pre-World War II Neighborhood 

Context, Chapter 10, Section 10.4 of the Master Plan apply to these areas.  

 

2.  SD-NOS (Special District – Neighborhood Office Service) The purpose of the SD-NOS Zone 

District is to allow for small-scale office and services uses that serve the immediate 

neighborhood and which, by their nature, have minimal impact upon surrounding land uses 

and public infrastructure.  This District may be used on major streets to serve as a transition 

zone from a more intense Commercial Zone District to a Residential Zone District.  

Development shall be residential in character and shall complement the features of nearby 

structures.  The SD-NOS District shall not be applied as a precursor for commercial 

development or used to systematically eliminate residential properties. 

 

3. SD-PRD (Special District - Planned Redevelopment District) The Planned Redevelopment 

District may be appropriate when it may be necessary or desirable to deviate from the 

standards in another Zone District to ensure that desirable and compatible development 

occurs.  These flexible development standards are necessary to address special conditions 

with regard to setbacks, yards, building height and special traffic, policing, or landscaping 

issues. 

 

The SD-PRD encourages mixed land uses that may occur in the same building (e.g., retail on 

ground floor, office space above) or in different buildings sited on the same lot (e.g. free-

standing child day care center located on the same parcel as an office building).  Active uses 

such as retail, restaurants, cultural and public spaces are encouraged on the ground floor.  

In certain circumstances, less intensely developed areas characterized by single uses rather 

than a mix of uses may be developed using the SD-PRD classification. 
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Please see City of Grand Rapids Zoning Ordinance Section 5.7.06 for additional information 

regarding Purpose and Intent, Eligibility Requirements, Allowable Use, and Other 

Requirements of the SD-PRD Zone District. 

 

4. TN-LDR (Traditional Neighborhood - Low Density Residential) The TN-LDR District is 

intended to protect established development patterns, consisting predominantly of 

medium-low density residential development in the form of detached single-family houses 

and two-family dwellings sited on individual lots. Pockets of medium-to high-density 

residential development are generally found along transit routes, near business districts and 

along major streets. The redevelopment of sites shall remain consistent with the pattern of 

development; the rezoning of LDR areas to a Mixed Density Residential (MDR) designation 

may be appropriate in those circumstances. The conversion of single-family homes to multi-

family use or a parking lot is not permitted, except as allowed in Sections 5.2.08.A, 5.2.08B, 

and 5.2.08C.  

 

Please see Appendix I for the Michigan Street Corridor Zoning Maps 

 

Land Use Description 

 

Michigan Street is comprised of many different land uses. In the current state it is truly a 

mixed-use district along corridor. Some of the buildings along the corridor represent turn of 

the 20th century houses.  Multistory office and medical use facilities are prevalent 

throughout.  Auto-oriented commercial construction in the form of retail, service 

businesses, and food services are very abundant.  A small percentage of light to medium 

industrial facilities remain in active use.  Parcel sizes tend to be larger in size by average in 

this district versus comparable Traditional Business Areas found throughout Grand Rapids 

neighborhoods. 

 

Road Classification 

 

Michigan Street (Act 51 Designation – City Major): 

• Functional Classification – Urban Principle Arterial (aka Major City Street) 

• Traffic Count*: 21,569 (2012) west of College, 16,731 (2012) east of Fuller 

 

College Avenue – from I-196 south to Michigan (Act 51 Designation – City Major): 

• Functional Classification: Urban Principal Arterial (aka Major City Street) 

• Traffic Count*: 14,722 (2012) south of Michigan 

 

Fuller Avenue – from I-196 to Michigan (Act 51 Designation – City Major): 

• Functional Classification: Urban Principal Arterial (aka Major City Street) 

• Traffic Count*:  24,369 (2012) north of Michigan, 20,817 (2012) south of Michigan  

 
*Grand Valley Metro Council 
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Justification 

 
According to the City Commission Policy 900-49, Michigan Street fits the description of a 

commercial corridor in transition or decline, indicated by its need for increased commercial 

activity, need for increased financial capacity of commercial property owners to restore, 

upgrade and expand their commercial buildings, and need for public and private 

infrastructure repair and upgrades. Due to a number of conditional factors this area has 

seen a period of stagnant investment, although recently there has been sporadic 

reinvestment. There is also a burgeoning stakeholder group that meets on a regular basis as 

well as coordinated efforts of institutions and the City of Grand Rapids to architect a 

redevelopment plan for the area.   

 

Area in Transition 

 

According to the City of Grand Rapids’ Master Plan, neighborhoods in transition are defined 

by the following: 

• High/Low owner occupancy 

• Low to moderate/improving construction quality and maintenance 

• Some poorly managed rentals 

• Stable to slightly decreasing/increasing property values 

• Losing/gaining ground as a “first choice” neighborhood/shopping district 

 

The mirroring characteristic can be applied to commercial corridors. Some key benchmarks 

seen from physical studies of the Michigan Street include: 

• Moderate commercial occupancy rates (approximately 70-80%) 

• A range of low to moderate commercial construction quality and maintenance 

• Some quality new construction and building rehabilitation projects 

• Inadequate maintenance of public spaces 

• Lack of transparency/visibility into certain storefronts 

• Stable to slightly decreasing commercial property values 

• A number of very large vacant and/or underutilized commercial properties 

 

Further, the Michigan Street fits these characteristics of a neighborhood in transition due to 

these key findings: 

• Public infrastructure adjacent to Michigan Street is moderately to significantly 

deteriorated and in dire need of enhancement and maintenance 

• Recent public infrastructure improvements such as road resurfacing are an 

enhancement to the area, however this is only a fraction of the overall district and other 

underserved areas will still need further investment  

• There has been some recent new development however; many commercially zoned lots 

remain vacant, therefore providing opportunity for further development 

•  An estimated 30% of parcels in the Michigan Street are currently vacant and/or 

underutilized buildings/parcels 
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• There is a history of, and continues to be, a high micro-business turnover rate in 

commercial properties that are available for occupancy 

• There are promising examples of improvements to the district, as showcased by new 

investment: newer construction of Walgreens, 545 Michigan Street NE, 833 Michigan 

Street NE, and Rylee’s Ace Hardware, and other interior and exterior renovations 

• Some of the (usable) commercial spaces are in disrepair or in a condition that are not 

conducive to serving new business ideas 

• Some commercial properties continue to be significantly deteriorated and are in need of 

total building upgrades (structural, façade and interior)  

 

As seen from the available data and research, the Michigan Street is at a tipping point of 

transitioning into a vibrant commercial district or losing momentum.  Much ground work 

has begun to capture a community vision for things to come.  A CID is the next necessary 

step to implementing this vision, shared by the community and the City, as outlined in the 

Michigan Street Corridor Plan, and the additional community redevelopment initiatives 

described above.  

 

Demonstration for Need for Financial Assistance 

 

Michigan Street is an example of a very distinct and traditional neighborhood business 

district in need of financial resources and tools for commercial property and business 

owners to restore and upgrade their commercial buildings and expand their businesses. As 

was previously outlined above, some 30% of parcels continue to be vacant lots, vacant 

buildings or underutilized properties along this corridor. Historically, there has been a 

strong trend of disinvestment in most surrounding urban neighborhoods of Grand Rapids.  

A short drive or walk through this neighborhood confirms the need for redevelopment 

assistance.  This mirrors a national trend of disinvestment in urban commercial corridors of 

our cities.   

 

However, neighborhoods that display a distinct character, utilize inviting landscaping, 

promote walkable commercial districts, and a variety of retail, service, and public 

establishments can remain competitive in today’s market. Public and private institutions 

have been seen to partner in this effort to provide a district with high value.  In addition, 

public investment many times often leads to increased investment by the private sector. 

Improvements in commercial districts have been shown to have a positive effect on home 

values in the immediate vicinity which could potentially add to the taxable base of the City 

and other taxing authorities.  Commercial district improvements might include tree 

planting, median and streetscape plantings, wayfinding signage, street lighting, and 

improved public spaces which provide secondary and tertiary benefit to our community. 

These types of public space enhancements and more are specifically identified in the 

Project List from the Michigan Street CID community visioning sessions.  (Appendix E) 
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Need for Increased Commercial Activity 

 

As previously demonstrated, there has been movement toward positive investment along 

Michigan Street; however this has primarily been done by utilizing the limited financial 

resources and volunteer hours of stakeholders from the business association, institutions 

and others.  Community stakeholders recognize that now is the time to spur the 

commercial/business aspect of growth by coordinating efforts where there is common 

overlap and work together toward a common goal of realizing a vibrant commercial 

corridor.  

 

A CID is a tool that will create a public-private partnership to specifically attract business 

investment for corridor improvement.  The community has identified that business 

recruitment, public infrastructure upgrades, and private infrastructure development are 

critical to creating a community and business friendly climate and attracting further 

investment that is still held within neighborhood design standards. As the business corridor 

becomes stronger and more of an asset to the surrounding community; further commercial 

and residential investment will occur.  

 

Grand Rapids Market Area Profile 

 

The Grand Rapids Market Area Profiles 2.0 (2014) clearly outlines the need for 

enhanced/additional businesses and services to the Michigan Street.  There are unusual 

“leakages” and “surpluses” in many retail subcategories, which upon close examination 

show an increased opportunity for specific business types.  The examples below are a 

combination of both profiles (please see Appendix B for detailed reports). 

 

In the Michigan Street, there are leakages in the categories of: 

• Building Materials 

• Health and Personal Care 

• Food and Beverage 

• General Merchandise 

• Clothing and Apparel 

• Electronics 

• Gasoline Stations 

• Furniture Stores 

• Auto Dealers (Although the study highlighted the economic potential of this category, current land use 

and zoning requirements in the traditional business districts will limit expanded focus on this activity.) 

 

 

This data suggests that the Michigan Street residents need to physically leave the 

neighborhood where they live to purchase many necessary goods and services such as 

clothing and food. Additionally, this does not account for the immense spending power 

available from those coming into the neighborhood for work, medical, education or 

pleasure.  The leakage numbers of residents in Appendix F combined with the opportunities 
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for redevelopment in the area represent the need for more commercial activity along 

Michigan Street.  Michigan Street residents and the customer base from those traveling 

into the area will readily support increased commercial activity if it were made available. 

 

Public Infrastructure in Need of Repair/Upgrades 

 

Data was collected regarding the existing physical characteristics within the district by 

professional consultants engaged to complete the Michigan Street Corridor Plan (MSCP).  A 

Steering Committee and other engaged parties participated in community forums and took 

walking/shuttle tours of the area noting details of public and private infrastructure.  The 

groups focused on many features such as current streetscape elements of sidewalks, 

streets, traffic flow and demand on infrastructure, green space, parking, lighting, and public 

safety. As discovered from this process challenges that still face the area are: pedestrian 

access, lack of street trees, too many hard surfaces adjacent the corridor, the limited 

number of safe and well-marked crosswalks, speeding traffic, limited public parking options, 

visible graffiti and trash, utilitarian style street lighting, and unsightly utility poles.  

 

Private Infrastructure in Need of Repair/Upgrades 

 

The group additionally noted that there is a significant demand for private investment along 

the commercial corridor to either upgrade or repair existing commercial properties or to 

create infill projects using vacant lots. Many key properties would benefit from façade 

improvements as characterized in the 600 block of Michigan Street NE. Numerous vacant 

storefronts and buildings lie empty along Michigan Street and are in need of serious 

renovation before they are fit to be sold or leased.  There is certainly potential for new 

business ideas of all types to locate along Michigan Street or the cross street intersections 

of Fuller and College.  Prior to those new ventures occurring key properties must be first 

retrofitted to house these businesses which will in turn positively impact the neighborhood.  

 

Public Involvement 

 

There is significant commitment dedicated to improving the Michigan Street corridor at this 

period of time which is demonstrated by the history of planning in the area, recent working 

partnerships, and the active Michigan Street CID Steering Committee.  

 

The area has a strong record of volunteer and grassroots community organizing support 

from various area non-profits, member halls, neighborhood associations, and the business 

association. The Michigan Street CID Steering Committee is comprised of ten volunteer 

stakeholders from many sectors: small business representatives, property developers, 

property owners, residents, non-profit and higher education.  Members are representative 

of the two hundred twenty-six parcels identified to be included in the development district. 

 

Letters of Support from community stakeholders, business and property owners, and area 

residents are attached (Appendix G).  
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In addition to the letters of support, public involvement for moving this project forward 

began with the public planning efforts of the Michigan Street Corridor Plan.  Five 

“Community Forums” were held between October 2011 and June 2013.  An additional 

Subarea Design Charrette was held in May 2013 for the Michigan/Diamond intersection.  

The basis for seeking the Corridor Improvement District designation was established with 

completion of the project feasibility study on the tool in July 2013. 

 

Since that time, a number of stakeholders representing a vast cross-section of the 

community have actively participated since May 2014 in the process to designate a 

Michigan Street CID. These stakeholders actively helped formulate this proposal through 

participation in a variety of regularly scheduled public planning meetings which included 

designating a target area for commercial redevelopment concentration, drafting a list of 

potential public tasks and projects that the special development district might focus efforts 

on, and, considering the methodology that the newly Appointed Authority Board might 

utilize to coordinate working together toward a unified vision for Michigan Street.  Through 

this public interaction, the commitment to improve the Michigan Street corridor with 

respect to neighborhood accountability and targeted development is clear.  

 

Stakeholders at every level in this process to date have clearly articulated the need for a 

neighborhood safe for pedestrian traffic, and a thriving business district which will focus on 

strong businesses that provide valuable goods and services, quality infrastructure, and a 

positive image twenty-four hours a day. These priorities can be made reality in part through 

the creation of a CID. The designation of a CID along Michigan Street would mandate the 

creation of a local Authority Board that is in tune with the needs of the entire 

neighborhood, not simply considering one priority area or one stakeholder demand above 

others.  This Authority Board will solidify a concrete redevelopment and action plan for the 

district.  The Tax Increment Financing that is potentially generated from within the district 

would be used to make public improvements in the district and leverage additional financial 

resources in order to realize the improvements outlined in the redevelopment plan.  Public-

private partnerships of this type have been proven to revitalize distressed commercial areas 

throughout the country and we are encouraged by the potential that a partnership with the 

City of Grand Rapids and a neighborhood-based Authority Board will have for the future 

along Michigan Street. 

 

Benefits of Revitalizing the Target Area 

 

There are numerous social and economic concerns which result from a neighborhood 

business district that is distressed and underutilized.  Conversely, there are many economic 

and social benefits received from a revitalized district.  Utilizing the plans of neighborhood 

stakeholders, the future of Michigan Street will boast improved roads, sidewalks, and 

crosswalks, with added trees, flowers, trash and recycling containers, and street furniture. 

Improvements to the public realm result in greater community interaction and financial 

health of area businesses. Improved public space has also been proven to spur investment 

on the part of private property owners and business owners. This might result in local 
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wealth creation as well as entrepreneurship and job opportunities for residents. Public 

pride in the neighborhood often results in festivals, special events, and public space 

programming, which helps create increased quality of place and quality of life in the area. 

 

The resulting enhanced public and private infrastructure in a vibrant district provide 

improved public perception of the area and increased “pride in place” by neighborhood 

stakeholders. Developments such as public space landscaping, augmented street lighting, 

and improved buildings with good levels of transparency (through restoring large first floor 

display windows and upper story windows) increase public safety and decrease crime. 

Neighborhood greenery has been proven to lessen violence in high crime areas.  

 

Building transparency allows for “eyes on the street” and in the business, whereby people 

in the first floor businesses and residents and/or business people on upper floors of 

commercial buildings can see out onto the street and view and report a crime if they see it 

happen.  Vagrancy and petty crime is discouraged when (alleged) offenders know that they 

are being actively watched.  The opposite is also true.  Passers-by on the sidewalk can easily 

look into first floor businesses and view and report a crime if they see it unfolding in 

progress.  

 

A CID along Michigan Street will be used to attract additional investment from financial 

resources not currently available or difficult to access, such as from the state, federal and 

philanthropic fronts.  By utilizing a long-term work plan with targeted projects overseen by 

an appointed entity charged with improving the district; leveraging additional dollars for 

investment will become more straightforward.  Through the framework mandated by this 

designation with an appointed Authority Board; success is all but expected as public-private 

partnerships of this type have proven fruitful, in both large and small commercial districts. 

 

Another important benefit of a CID along Michigan Street is the expedited local permitting 

and inspection process the area would enjoy in partnership with the City of Grand Rapids.  

In each of the areas of the city in transformation where there is a focus on redevelopment; 

stakeholders are interested in swift processes that get buildings back to code and in usable 

condition with as little “red tape” as possible.  

 

Overall, correcting and preventing further deterioration, encouraging preservation of 

historic building stock, and supporting economic improvement creates a safer, more 

attractive, more walkable, more environmentally sound, more fiscally healthy Michigan 

Street corridor to the benefit of all of Grand Rapids. 
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Summary of Proposed Projects in a Corridor Improvement District 
 

Information was gathered through a variety of initiatives (previous MSCP committee 

meetings, open community visioning sessions, completed walking tours, etc.) regarding 

what projects the Michigan Street CID would undertake. These projects have been broken 

into major categories that reflect the proven four-point community organizing National 

Main Street model: Promotions, Design, Economic Restructuring, and Organization. The 

Main Street model is an effective, volunteer driven approach to downtown, neighborhood 

business district, and/or historic commercial corridor revitalization.  For a comprehensive 

list of suggested activities, please see Appendix E: Community Visioning & Consensus 

Building Session Results/Project List.  

 

Promotions 

 

Promotions will establish the commercial corridor as the social core of the near residential 

neighborhoods and strengthen the corridors’ image. Some have suggested that the corridor 

offers a distinct daytime and evening or weekend consumer experience.  Some, albeit 

limited marketing is currently happening along the corridor yet it is primarily related to 

sales promotions of individual businesses versus a coordinated cooperative marketing 

approach.  Discussion has already taken place in coordinating all the many separate efforts 

of individual businesses and promoting the vibrant Michigan Street corridor as a whole.   

 

However, Michigan Street currently lacks the funding and stability necessary for sustainable 

events and marketing.  Proactively marketing a district is essential to draw in a strong 

customer base, help businesses thrive and create a unique gathering place for residents and 

visitors.  It has been stressed by neighborhood stakeholders many times over that a 

comprehensive strategy should be developed and implemented to assist in creating a 

thriving Michigan Street identity to serve both residents and the many visitors that are in 

the district on a daily basis. 

 

Design 

 

Design enhances the character of the corridor through physical change. Public and 

alternative transport is critical to community stakeholders. Stakeholders have identified 

exploring how to incorporate new, innovative, and substitute forms of transport, such as 

bike lanes and parking improvements as important projects. Furthermore the physical 

aesthetics along Michigan Street as related to pedestrians and others were reported as 

being important to stakeholders. There is a current measured lack of greenery, trees, and 

public spaces in many areas along the commercial corridor. Walkability in the district is a 

challenge at times due to the auto-oriented infrastructure.  Stakeholders would like to see 

an inviting district that is a destination place for newcomers and a welcome resource to 

those already living in the neighborhood. 
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Economic Restructuring 

 

Economic Restructuring affirms the main business district corridors as the commercial core 

of the surrounding community. Code enforcement, filling vacant buildings, façade 

improvement, and property infill development on vacant parcels are essential to a healthy 

district.  Strong businesses and a healthy business mix are also critical.  Stakeholders would 

like to see business recruitment programs and possibly a revolving micro-loan fund in place 

to assist with this effort. They believe that offering business incentives is one key element 

to attracting new business and development to the district.  The other important factor 

being promotion of the amazing economic opportunity that can be found if new 

investments make Michigan Street a priority for their new business or development 

projects. 

 

Organization 

 

Organization ensures the health of the overall collaborative program and establishes it as 

leader of the commercial corridor revitalization through fundraising and volunteer 

development. Organizational activities can be carried out by the Corridor Improvement 

Authority.   

 

It is suggested by the Michigan Street CID Steering Committee that the Authority Board will 

function in the four-point organizing approach of the Main Street model and form 

committees for promotions, design, and economic restructuring. 
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Corridor Marketing and Additional Financial Resources 
 

Michigan Street commits to actively marketing the district as mandated by City Commission 

Policy 900-49. It is suggested by the Michigan Street CID Steering Committee that the 

future Authority Board develop a comprehensive marketing plan, under the promotions 

activities, following the National Main Street model or similar organizing model for 

commercial corridor revitalization.  A Michigan Street logo will be created and adopted by 

the area and actively utilized in a branding campaign. 

 

The Michigan Street Corridor Improvement Authority will seek to leverage the CID funds to 

obtain funding from all applicable funding streams, including but not limited to: 

• Private investment (in the form of contributions from neighborhood community     

associations and participating business associations) also including private corporations 

• Agencies providing technical assistance, including Neighborhood Ventures 

• Community institutions, including higher education, foundations, and other nonprofits  

• Michigan Business Development Program, Michigan Community Revitalization Program, 

Michigan Economic Development Corporation 
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Sustainability and Implementation 
 

To comply with the City’s policy for the creation of a Corridor Improvement Authority, 

sustainable funding mechanisms are required. The Michigan Street CID Steering Committee 

understands this requirement and will immediately develop a proposal for the formation of 

a Development and Tax Increment Financing Plan as one of the first orders of business of 

the new working board.  Additionally, City Commission Policy 900-49 requires that 

improvements made within the public realm using TIF funds must be maintained.  Per the 

ordinance, a Business Improvement District (BID) special assessment district, which will 

provide the necessary funding for maintenance of public improvements in the development 

area, will be thoughtfully considered within five years of establishment of the CID. The 

following time line is proposed for creating the financing plans: 

 

• Winter of 2015:  Work commences on a draft Business Improvement District (BID) special 

assessment district proposal while gauging public interest on implementation timeline. 

 

• Spring of 2015:  Public Hearings and establishment of the Corridor Improvement District 

boundaries and approval of a Corridor Improvement Authority by City Commission 

resolution. 

 

• Late Spring 2015:  City Commission appointments to the new nine member Corridor 

Improvement Authority Board. 

 

• Summer 2015:  The Michigan Street Corridor Improvement Authority drafts a 

Development and Tax Increment Financing Plan for the special development district area.  

Committees for implementation of the plan (Organization, Design, Promotions, Economic 

Development) are formed and begin work on “easy win” projects. 

 

• Fall/Early Winter 2015:  Public Hearings and approval of a Michigan Street Development 

and Tax Increment Financing Plan.   

 

• July 2016:  Begin collecting Tax Increment Financing (TIF) revenue (if available) to be used 

making for improvements listed in the plan.  Prioritize low cost high visible impact projects 

that benefit all areas similarly.  

 

• June 2020 (prior to FY 2021): A mandatory five-year review of the Tax Increment Financing 

and Development Plan by the City of Grand Rapids is conducted.  Presentations are made to 

all taxing jurisdictions, informing them of successes to date and justifying continuance of tax 

increment financing for the next five-year time frame. 
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The Michigan Street CID Steering Committee anticipates that Tax Increment Financing 

revenue as projected in the early years will be limited naturally by the way the funding 

mechanism works.  It is the intention of this plan to access supplemental funding resources 

in the form of grants, awards, donations, and initiative sponsorships whenever possible to 

offer sufficient capital and increase the level of neighborhood impact.  

 

We anticipate sufficient annual revenue from the Business Improvement District once 

operational to “take things to the next level” and handle district maintenance such as 

sweeping, weeding, planting, watering, decorating as well as administrative support of 

continued neighborhood revitalization efforts.  

 

Annual budgets that utilize TIF funds will be developed by the Corridor Improvement 

Authority and submitted to City Commission for review and approval each year. 

 

The Authority will provide the City with an annual report assessing the District’s progress in 

achieving planned objectives; examining the projects undertaken in the current year, and 

those planned for the next fiscal year; and outlining a draft budget for initial review.  

 

The City of Grand Rapids reserves the right to review the progress of the Authority in five-

year increments. Should the City determine that the Authority has failed to satisfy the goals 

outlined in the City Commission Policy 900-49; the Authority may be dissolved by formal 

resolution.  Conversely; if the Corridor Improvement Authority completes in entirety the 

purposes for which it is organized, it shall be dissolved by ordinance of the City. 
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Conclusion 
 

We, the Michigan Street CID Steering Committee, believe that we have provided adequate 

evidence establishing the need for and the benefit of creation of a Michigan Street Corridor 

Improvement District and Authority Board in the City of Grand Rapids. We trust that the 

City Commission will use this document to make an informed decision about the future 

economic growth opportunities that exist along this ever expanding commercial corridor.  

 

Thank you for your time and for your sincere consideration of this request. 

 

The Michigan Street Corridor Improvement District (CID) Steering Committee 
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MICHIGAN STREET CORRIDOR PLAN 

STEERING COMMITTEE DRAFT 2-20-2014 
 
 

This draft is to be reviewed for content only.  The plan will be formatted by the city graphic illustrator 
once all content has been finalized.  The plan will be formatted to match other city documents (e.g. City 
of Grand Rapids Master Plan, Green Grand Rapids, etc.) 
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CHAPTER 1: INTRODUCTION 
With nearly $1 billion of investment over the past decade, the Michigan Street Corridor has become known as the “Medical 
Mile”. More than 50,000 researchers, faculty, staff, and students work or learn in this vibrant district.  More than 1.25 million 
employees, patients, visitors, and shoppers travel into the area annually.  Evidence of substantial economic activity is apparent. 
Seemingly continuous construction of new development projects, blocks near the institutions filled with people, and the 
presence of new retail businesses suggest a vital regional center in West Michigan.   
 
The Michigan Street Corridor offers great promise and opportunity to create an economically vibrant, affordable, green, and 
livable center if proper land use planning and implementation are applied.  However, the physical capacity of Michigan Street to 
meet increasing traffic demand poses a significant challenge due to rising traffic congestion and delay; which increases energy 
consumption and greenhouse gas emissions, lessens air quality, and affects public health.  Significant burdens on existing 
public infrastructure could occur if future development trends are not readily understood.  Automobile traffic, if not directed to 
major streets, will filter into abutting traditional neighborhoods and impair the quality of life for residents.  Land speculation on 
potential development sites threatens to hinder redevelopment opportunities and deter new neighborhood commercial 
development. 
 

FIGURE 1-1. STUDY AREA MAP 
This map illustrates the boundary of the Michigan Street Corridor area and the primary 

focus area related to this plan 

 
Source: LSL Planning 

 
When looking to the future, a number of community questions arose: 
 
• How should traffic congestion be addressed today, especially at the intersection of Michigan and College? Projected 

traffic increases due to continued development will worsen intersection operations. 
• How can continued growth of anchor institutions, including Spectrum Health and Grand Valley State University continue 

side-by-side with the preservation of the near-neighborhoods in the Corridor? 
• What is the right mix of housing and jobs to balance traffic commuting patterns? 
• What can be done to encourage more employees and students to live closer to where they work or go to school so they 

can walk, bike, or use transit to reduce auto trips? 
• What types of housing are needed? 
• What is the role of the City, transportation agencies, and others? 
• How can commercial and retail uses along Michigan Street be supported to meet the needs of neighborhoods and 

anchor institutions? 
 
These issues provided a framework for the City to create a set of principles that would guide the Michigan Street Corridor Plan 
process from inception to completion.  These principles were considered for each set of unique challenges, and ultimately 
guided the creation of each recommendation within the plan. 
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This plan outlines policies and strategies that will help the Michigan Street Corridor area reach its economic and social  
potential through initiating desired land use changes and sequenced improvements to the transportation system.  Creating an 
Innovation District, as called for in the Brookings report on Michigan Street – a place where employment, learning, living, and 
shopping create a dynamic environment, is important for the future of Grand Rapids.  We must create a place where people may 
choose to walk, bike, and/or use transit as an alternative to the car; a place where people of all ages, abilities and income levels 
have the opportunity to find affordable housing that meets their needs; a beautiful place with attractive buildings, enticing 
streetscapes, and public art; a place that contributes to a healthier City. 
 
Those principles, in combination with an inclusive engagement strategy, have allowed the City to develop the extensive 
combination of recommendations detailed in this plan.  These recommendations provide a framework for the Michigan Street 
Corridor to develop as one of the most desirable places within the United States, attracting and retaining the highest quality 
work force and college graduates.  All of this was made possible by the investment of time and funding by a wide range of 
partners, from HUD to the institutions and the Steering Committee. 
 
The Steering Committee of stakeholders spent months exploring alternative strategies to make sure this plan not only has 
ambitious long-term objectives, but is also grounded in an implementable reality.  Few cities are fortunate to have the “just get it 
done” public-private-institutional partnership heritage that exists in Grand Rapids.  This collaborative spirit holds the key to this 
plan’s ultimate success. 
 

1.1 Planning Context 
A master plan establishes objectives and policies to manage change and guide decisions about future land use and 
development within a community.  It also provides the foundation for setting capital improvement priorities, revising zoning 
regulations and developing other implementation tools. 
 
Grand Rapids has a series of plans and zoning regulations to help guide development and infrastructure investment.  In 
particular, the City of Grand Rapids Master Plan (2002) and Green Grand Rapids (2012) outline general policies for land use, 
development, multi-modal transportation, and green infrastructure. Future studies, such as a new Downtown Plan (to 
commence in 2014) and River Corridor Plan (also in 2014) may assist in formulating additional recommendations for this 
important regional center.  
 
Various transportation agencies have regional-scale plans that include recommendations for the area.  The regional 
transportation organization, the Grand Valley Metro Council, has improvements along the Michigan Street Corridor included in 
its Long Range Transportation Plan.  GVMC has also designated the Michigan Street Corridor as a Corridor of regional 
significance, making it eligible for special funding.  Several of the recommendations in the Regional Transit Master Plan 
prepared by The Rapid deal with the Michigan Street Corridor area, in particular the Silver Line (Division Avenue) Bus Rapid 
Transit (BRT) route which will run for a short segment on Michigan Street, and the upcoming study of a streetcar system to serve 
the North Monroe district.   
 
Past plans for wayfinding and streetscape design on Michigan Street contribute to a vision for the Corridor.   Several of the 
Corridor’s near neighborhoods have also prepared future focused area-specific plans.  The Monroe North, Belknap, and 
Midtown (Brikyaat) plans have been incorporated into the future land use map of this Corridor Plan. Policies and 
recommendations from those existing plans were examined and refined to craft more precise objectives specific to the 
challenges and opportunities for the Michigan Street Corridor. 
 

1.2 Guiding Principles 
The Steering Committee forged a set of guiding principles to assist in decision-making.  These guiding principles began with a 
foundation in the City of Grand Rapids Master Plan (2002) and Green Grand Rapids (2012).  The Steering Committee also 
considered the broad sustainability principles of HUD, the City’s Complete Streets policy, and goals from various ongoing plans.  
Throughout the two-year process, community input was used to refine the initial project goals into the final set of guiding 
principles below.  These guiding principles were used to evaluate the plan’s alternatives and priorities. 
 

Promote organized economic investment and job growth. 
We understand that our City’s ability to attract and retain business, jobs and households is the economic engine that 
drives investment in new development and the improvement and reuse of older areas of the City.  Our City’s economic 
health also determines our fiscal capacity to provide public investments and quality public services.  We support the 
continued growth of anchor institutions, industry, and supporting businesses. It is essential to encourage new public 
and private sector investments so this Corridor remains an important regional employment hub. We believe that new 
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public infrastructure should be synchronized with private investment to ensure that sufficient infrastructure is provided 
to accommodate expansion and growth. 
 

Accommodate a broad range of uses. 
We believe that the success of the Corridor does not hinge on one development sector. A broader choice of housing 
options, compact commercial and mixed-use developments, and institutional and industrial uses that are more 
integrated into the fabric of the Corridor will create a diversified economy and a built environment that encourages 
walking, biking and transit use. 
 

Improve existing housing stock and enhance the integrity of each neighborhood’s unique 
character.  
We recognize the importance of maintaining a balance between economic growth and preserving the distinct 
neighborhoods that abut Michigan Street.  We are committed to protecting and improving the valued characteristics of 
these neighborhoods while encouraging change that will make the best use of vacant and under-utilized land and 
buildings.  
 

Provide a broad range of high quality housing choices and price points to meet the diverse needs 
of existing and new residents. 
We need housing choices that appeal to different lifestyles, ages, and income levels, so that a person of any age or 
ability can find housing within the Michigan Street Corridor. Continued growth of the institutions, along with increased 
demand for “downtown living” as a result of demographic shifts, has increased the need for more dense housing.  We 
should strive to capture as many new residents as possible within the Corridor – viewing them as potential new transit 
riders, shoppers, workers, and business people.   
 

Create a transportation system that is accessible, interconnected and multimodal. 
We recognize the importance of a systems-wide approach to transportation that comprehensively understands the 
interrelationship between intersections, modes, and land uses.  We will strive to insure that no one particular mode 
diminishes the potential of another so that all people can safely and efficiently travel to and through the Corridor.  We 
seek to create new opportunities for connectivity between the “hill” and the “valley” to improve physical health, 
employment access, and economic growth. 
 

Safely and efficiently move goods and people of all ages and abilities through the Corridor, with a 
particular focus on pedestrian safety.  
We are committed to creating a pedestrian-friendly community.  We believe that enhanced pedestrian crossing facilities 
should be used where feasible to create a user-centered environment.  We support and encourage an enhanced transit 
system along Michigan Street that will provide quality service to anchor institutions and neighborhoods.  An efficient 
and well-maintained road network that minimizes negative traffic impacts for residents, businesses, industry and 
visitors is important. 
 

Improve the identity of the Corridor as a “place”.  
We believe that effective placemaking will lead to greater economic investment and a stronger, safer community.  
Quality in the design and maintenance of private development and the public realm makes a difference to the quality of 
our lives.  We support design approaches that honor context, compatibility, authenticity and human scale. 
 

Provide a healthy environment that promotes active living and increases clean air.  
Our City’s physical health is as important as its economic health.  We believe our City’s competitiveness and long-term 
viability will depend on the quality of life investments that we make in our “green infrastructure”; including 
streetscapes, public spaces, and environmental assets.  Improving our built environment with better connections, 
shade and light, and places for respite will encourage physical activity and help to reduce obesity.  
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Use sustainable practices that will preserve and enhance natural systems and green 
infrastructure, as outlined in Green Grand Rapids.  
We care about the environment, the availability of resources for future generations and the integrity of natural systems.  
We will use our natural assets, work to conserve and restore natural systems, and protect and enhance green space to 
contribute to the health of our community and its people. 
 

Establish partnerships that will seek to plan, fund, design, construct, maintain and operate 
efficient systems. 
We make decisions and accomplish our plans in an open, inclusive and collaborative manner.  We empower people to 
contribute their ideas, work toward consensus and take responsibility for achieving a shared vision of the future.  We 
work in partnership with neighborhoods, businesses, developers, schools, non-profits and anchor institutions to 
leverage our resources and expertise with the goal of creating positive change in our community. 

 

1.3 Process 
An inclusive and transparent Michigan Street Corridor Plan was developed using a comprehensive community input strategy.  
Throughout the process, the City engaged anchor institutions (e.g. “EDs and MEDs”) in a collaborative partnership with 
community stakeholders, landowners, neighborhood residents, and business owners.  This process resulted in a comprehensive 
Corridor plan that includes the identification of locations for new mixed-use development, a comprehensive multi-modal 
transportation strategy, and affordable housing recommendations to increase the number of employees, students, and faculty 
living in or around the Michigan Street Corridor area. 
 
The Steering Committee provided consistent guidance by holding monthly meetings and work sessions over the course of two 
years.  A variety of transportation organizations were also engaged, including the Michigan Department of Transportation 
(MDOT), the Grand Valley Metro Council (GVMC), the City of Grand Rapid’s Parking Agency, The City of Grand Rapids Downtown 
Development Authority, and staff from institutions involved in transportation and parking.  Neighborhood associations, business 
organizations, and non-profits such as Disability Advocates of Kent County and the Greater Grand Rapids Bicycle Coalition also 
served as steering committee members and participated in meetings and presentations throughout the process. 
 
The diversity of the committee brought different perspectives.  Anchor institutions were careful to protect current investments 
and future plans.  Businesses shared their desire to remain and thrive.  Residents expressed interest in finding ways to gain 
from development trends rather than suffer negative impacts.  Various advocates sought a better environment for walking, 
biking, and transit for those with disabilities.  All of those involved agreed that future transportation improvements need to give 
greater priority to pedestrians, and that the cumulative changes to the Corridor have the opportunity to improve the area’s 
economic status and quality of life for current and future generations. At the outset of the planning process, the Steering 
Committee crafted an initial set of guiding principles that were refined with community input through the planning process 
(listed in section 1.1). 
 
A series of community forums and unique public involvement techniques, based on Human-Centered Design (HCD), were 
utilized to facilitate community engagement at each major step in the process.  The direction of the planning process was 
determined by the input received and shared learning from special reports and studies as the project progressed.  The City 
developed a consistent structure of communication by distributing newsletters and maintaining a project web site that was 
updated as new materials were developed.  Steering Committee presentations were posted on the web after each meeting.  As 
a result of these efforts, the Michigan Street Corridor Plan is understood throughout the community and actions to implement 
its recommendations are widely supported.  A description of major milestone activities is listed below. 
 

Community Forum #1 – Issues Identification – October 12, 2011 
The purpose of this workshop was to actively engage the community in the identification of the important issues related 
to the Corridor and to begin to develop a framework for future planning tasks. The forum included a presentation of 
best practices followed by break out groups to begin to identify issues, opportunities, ideas and priorities. 
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Quality of Life Game 
Modeled on the longstanding children’s game “Life,” the Quality of Life game had participants move their game pieces 
through the Corridor/game board, identifying and selecting quality-of-life items they would like to see in each section 
(such as bus stops, grocery stores, parks, housing, etc.). The game also tried to capture user experience along the 
Corridor with a series of questions and the creation of “alter egos” that placed a player in another person’s shoes.  The 
games were placed in public locations throughout the Corridor, including coffee shops, libraries, and other public 
gathering spaces. Twenty-six board games were returned and 130 individuals participated in total. 
 

 
 

Community Forum #2 – Guiding Principles – June 11, 2012 
After the City and Steering Committee developed the guiding principles that would drive the process, the second 
community forum was held to engage residents and stakeholders on the principles.  Metrics were developed to assist in 
determining successful outcomes.  The forum included a presentation of the process for determining the guiding 
principles and allowed the community to rank the principles that were most important to them. 
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Community Forum #3 – Alternative Development Scenarios – June 18, 2012 
Based on the analysis conducted by the City and the project team, a series of alternative land use scenarios were 
developed to illustrate how a variety of solutions could address the current conditions in the Corridor area.  The land 
use scenarios were presented to the community to allow participants to identify elements of each option that were 
most desirable to fit their needs.  This forum allowed the City to develop a hybrid of the scenarios that included the 
most highly ranked elements from each. 

Community Forum #4 – Refined Alternatives – October 29, 2012 
Over 200 participants reacted to concepts during five breakout sessions: Intersections & Interchanges; Neighborhood 
Connections; Designs for Michigan Street: College – Fuller; Lyon Separated Bikeway; and Tools for Implementation. 
Feedback was given on worksheets that asked participants to evaluate the concepts to date based on the guiding 
principles/performance measures.  The concepts developed during the alternatives phase can be found in Chapter 2 of 
this plan. 

Subarea Design Charrette – May 11, 2013 
Over 40 participants joined the project team and a private developer to offer input on a planned redevelopment project 
at the Michigan/Diamond intersection.  Identified as a demonstration project for the plan, the City facilitated a day-long 
charrette that allowed residents and stakeholders to design the site based on the developer’s pro forma.  An interactive 
approach was used that allowed participants to build physical scaled site models with blocks while professionals 
translated their ideas into a 3-dimensional digital format.  Each team then presented their ideas to the group and the 
developer.  Each model was ranked by participants and the developer based on how well they achieved the guiding 
principles of the plan. 
 

 

Community Forum #5 – Plans and Projects – June 17, 2013 
As the last chance for input before the draft plan was prepared, this forum presented refined plan concepts, preliminary 
action steps, and concluded with four breakout sessions, which included exercises to gain feedback on draft concepts: 
Housing & Land Use, the Michigan/Diamond Demonstration Project, Motorized Improvements, and Transit + Non-
Motorized Improvements. 
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1.4 Process 
The plan is organized into three chapters to insure compatibility with the City Master Plan (2002) and Green Grand Rapids Plan 
(2012).  These chapters are: Vibrant Places, Transportation, and Quality of Life. Nevertheless, the Michigan Street Corridor Plan 
recommendations support all of the Master Plan themes.  Just as the objectives and policies in the Master Plan and Green 
Grand Rapids reinforced one another, so do the variety of recommendations contained in this plan. 
 
Determination of recommendations was conducted comprehensively and each recommendation was analyzed by considering 
multiple factors and impacts.  As such, many of the recommendations can be found in multiple locations within this plan.  
Additionally, some recommendations include a more detailed technical report that can be found in the appendix.  Each chapter 
includes a demonstration project that illustrates how the guiding principles and recommendations can be applied to a real life 
project.  Enthusiasm for the demonstration projects resulted in each undergoing a more refined design toward implementation 
before the plan was even finished. 

1.4.1 Plan Elements 

Vibrant Places 
This chapter begins by providing a detailed analysis of the current residential and commercial conditions within the 
Corridor and also projects how they will change in the future.  The Target Market Analysis offers a variety of programs 
and policies to address affordable housing, homeownership, and displacement as the Corridor continues to develop. 
 
The second part of this chapter presents the steps that led to the future land use plan that was developed over a series 
of workshops with the Steering Committee, stakeholder groups, and the community.  This plan provides a more detailed 
guide for land use and replaces the more general land use map in the City’s overall Master Plan.  The City developed a 
variety of alternatives based on input from these groups, concluding with the selection of a final future land use plan.  
The future land use plan incorporates a variety of housing densities, mixed-use designations for specific types of 
commercial markets, nodes of activity around existing and future transit infrastructure, and the expansion of anchor 
institutions. 
 
The Michigan/Diamond Redevelopment special study was identified as a demonstration project that will bring the 
recommendations of this chapter to life.  The City worked collaboratively with a developer, architect, and the project 
team to ensure that the guiding principles forged by the Steering Committee and the community were considered 
during the design of this development.  This work resulted in an implementable project based on market realities that 
was in alignment with the community’s vision. 
  

Transportation 
The transportation plan developed for the Corridor consists of four distinct elements: motorized transportation, non-
motorized transportation, transit, and transportation demand management.  The recommendations within each 
category were the result of extensive analysis and community input.  Several alternatives for interchanges and 
intersections were developed to illustrate possible treatments and reconfigurations of transportation operations within 
the Corridor.  These alternatives were vetted by the Steering Committee, stakeholder groups, and the community in 
order to determine which improvements should be studied further.  The alternatives rated highest by the community 
were analyzed in more detail, resulting in a package of feasible improvements endorsed by stakeholders and residents 
of the Corridor. 
 
The non-motorized element of the transportation plan was forged by on-site analysis of the existing pedestrian 
conditions in the Corridor and use of best practices to create a set of recommendations that includes better crosswalk 
conditions, landscaping, and wayfinding.  The City worked closely with bicycle advocacy groups to determine the best 
options for providing bicycle facilities within the Corridor.  It was determined that Lyon Street was the most viable East-
West route, with several other streets providing connections to Michigan Street and adjacent neighborhoods. 
 
The City engaged The Rapid to determine future transit enhancements that are currently planned or could be 
developed to provide better service within the Corridor.  A variety of connections and enhancements were 
recommended, ranging from providing more express service on Michigan Street to a potential commuter rail line.  The 
route for the Rapid’s second Bus Rapid Transit (BRT) line is currently under study.  This new line has the potential to 
connect to Michigan Street and provide enhanced service to the Corridor.  
 
The City worked with experts to develop Transportation Demand Management (TDM) strategies for the Corridor.  
Transportation management, parking management, transit solutions, and live near work programs were identified as 
the core TDM strategies that address the issues uncovered by the City’s analysis of the Corridor.  As a result of 
examining TDM options, Downtown Grand Rapids, Inc. (DGRI) created a TDM coordinator position, hiring an individual 
who will develop and facilitate these programs on a full-time basis. 
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The Lyon Bikeway was identified as a demonstration project that will bring the non-motorized recommendations of the 
transportation plan to life.  After Lyon Street was selected as the most viable location for bicycle facilities, concepts 
were developed for each segment of the street.  Through analysis of best practices and input from the community, a 
two-way separated bikeway became the most desired facility for Lyon Street.  Other treatments, such as shared bike-
auto lanes and buffered bike lanes, were determined to best accompany the separated bikeway in challenging 
segments in order to create a comprehensive system connecting bicyclists from the river to the East Beltline. 
 

Quality of Life 
This chapter identifies opportunities for improving the quality of life for residents of the Corridor area.  The Health 
Impact Assessment (HIA) outlines how each element of the Michigan Street Corridor Plan (e.g. transportation, land use, 
housing, infrastructure, etc.) impact the health and welfare of residents and visitors in the Corridor.  The HIA was aimed 
to assist in the development of policies and plans that contribute to the prevention of disease and injury, and the 
improvement of overall public health.  It was determined that improved non-motorized transportation, improved transit, 
access to fresh foods, and reduced vehicle emissions were strategies that could be targeted by the City to improve 
overall public health within the area. 
 
To address some of the issues identified in the Health Impact Assessment, to the steering committee wanted to ensure 
that green infrastructure was prioritized in the Corridor.  The Green Infrastructure Plan identifies opportunities to 
enhance existing open space, create/enhance non-motorized connections, enhance streetscaping and wayfinding as 
recommended in previous planning efforts, and identify long-term projects that will enhance quality of life within the 
Corridor. 
 
The Hastings Linear Park was identified as a demonstration project that will incorporate several elements of the Green 
Infrastructure Plan.  The Neighbors of Belknap Lookout Association partnered with the City and consultants to complete 
a comprehensive neighborhood plan for the Belknap Lookout neighborhood.  A key recommendation of this plan was to 
develop a linear park that would border Hastings Street and I-196.  The linear park will provide an improved buffer 
between the neighborhood and the expressway, while creating a public space that will better connect the Belknap 
Lookout neighborhood and the Michigan Street Corridor.  As a result of this recommendation, the Dyer-Ives Foundation 
has provided funding to construct the first piece of this linear park to be constructed in 2014. 
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1.4.2 Technical Reports 
All of the recommendations found in this plan were generated through a combination of technical analysis and an abundance of 
community input.  The technical analyses were conducted by a variety of experts in specific elements applicable to the Michigan 
Street Corridor.  Elements of each technical report can be found throughout the plan, as many resulted directly into final 
recommendations for the Corridor.  Each technical report created for this plan is summarized below to provide an understanding 
of the foundation of the plan’s analysis and recommendations.  Additionally, the full version of each technical report can be 
found in the Appendix. 

Phase 1 Summary Report 
This study summarizes the existing conditions, data collected, project goals, issues, and opportunities 
identified in the beginning of the planning process.  The methodology for collection of data and the initial 
observations of transportation and land use conditions are explained, as well as initial public involvement 
techniques used to engage the public from the start of the process.   

 

 

Phase 2 Traffic Analysis Results 
This study was conducted to determine the feasibility of transportation improvements within the Michigan 
Street Corridor.  The analysis was performed by using advanced traffic modeling that allowed engineers 
to determine the actual traffic impacts each improvement would have in the near, mid, and long-term.  
The analysis was compared to a baseline traffic model that illustrated the condition if no improvements 
were made.  The output from this analysis allowed the City, stakeholders, Steering Committee, and 
community to make informed selections of transportation improvements. 

 

Phase 3 Traffic Analysis Results 
The purpose of this study was to further analyze improved access to the Michigan Street Corridor by 
enhancing access to and from I-196 at both the Ottawa Avenue and College Avenue interchanges, with a 
focus on avoiding additional right-of-way requirements.  This study analyzed 37 key intersections and 
transportation improvements that were identified by the Steering Committee after they reviewed the 
analysis of the entire Corridor in the Phase 2 Traffic Analysis Results.  The analysis of this report 
identified potential phasing of improvements, how they would impact current and future traffic 
conditions, and estimated costs of each improvement. 

 

Transportation Demand Management – Recommendations and Implementation 
Transportation Demand Management (TDM) is a collection of strategies intended to reduce the number 
and length of automobile trips (especially single-occupant vehicles) in the AM and PM peak hours.  
Through analysis of the Corridor and stakeholder engagement, the City was able to determine a menu of 
TDM strategies that address the unique transportation problems in the Corridor.  These strategies include 
transportation management, parking management, transit solutions, and live-near-work programs.  These 
strategies, in combination with the Transportation Plan, provide the City with a framework of actions to 
address transportation issues in the Corridor. 

 

Target Market Analysis 
This study was conducted in order to determine the market potential for newly-introduced housing units 
(both new construction and adaptive re-use) that could be leased or sold in the Corridor over the next five 
years.  This analysis was based on projected housing demand.  A series of interviews were conducted by 
the project team with various stakeholder groups knowledgeable about affordable housing to understand 
their perspective, their assessments of current affordable housing demand, and their understanding of 
the barriers to mixed-income developments within Grand Rapids.  The market potential of the Michigan 
Street Corridor is approximately 5,870 new housing units over the next five years, representing less than 
33% of the total annual market potential for the City of Grand Rapids.  A set of policies and programs 
were developed by the project team to provide a catalog of solutions that can maximize the capture of 

Steering Committee Draft 
2-20-14

12



the potential housing market and the impact of investment in new housing, including alternative homeownership 
strategies.  These programs and policies have proved to be effective in similar communities throughout the United 
States, and several can apply to both affordable and market-rate housing. 

CID + BID Feasibility Study 
Corridor Improvement Districts (CID) and Business Improvement Districts (BID) are both effective tools for 
strategically capturing tax dollars that can be used to fund improvements within a specified district.  The 
City and project team assessed the feasibility of each tool for the Corridor.  It was determined that both 
tools have the potential for providing sustainable revenue support for public improvements and 
marketing of the Corridor.  It was also determined that the Corridor meets the minimum legislative 
requirements set forth for establishing and implementing both a CID and a BID. 
 
 

 

1.5 Plan Review and Adoption 
In “insert date”, 2014, the Michigan Street Corridor Plan draft was released for public review and comment.  On “insert date”, 
2014 the Grand Rapid Planning Commission held a public hearing on the draft document.  The revised Corridor Plan was 
presented to the Planning Commission and, as authorized by Public Act 285 of 1931 and Chapter 62 of the City code, adopted 
by the Grand Rapids Planning Commission on “insert date”, 2014 as an amendment to the 2002 Master Plan for the City of 
Grand Rapids.  The plan amendment was then officially adopted by the City Commission on “insert date”, 2014. 
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CHAPTER 2: VIBRANT PLACES 

2.1 Introduction 
The type and arrangement of land uses greatly influences development and activity in an area.  Perhaps the most tangible 
impact is how traffic flow is affected, but the influence major development can have on the future financial stability of 
surrounding areas make land use policies critical to maintaining vibrant places where people will want to live, work, and visit. 
 
Development in the Michigan Street Corridor area has occurred over decades. Some of the development is quite mature.  But in 
the last decade an estimated $1 billion has been invested in new development, particularly by the institutions in what is 
commonly referred to as the "Medical Mile." This investment has created jobs, spin-off development, and energized the City.   
 
One of the City’s roles is to ensure individual developments can be accommodated efficiently by infrastructure and services.  
Another is to ensure development is contributing to both the short and long-term economic health of the City.  A development 
framework is a combination of the types and density of development, its design, the code, transportation, and other 
infrastructure to support it.   
 
This chapter discusses land use, or the types of development, such as offices, stores, or homes, that should occur along the 
Corridor.  Land Use density, and the general design or form of the development are all discussed as components of 
placemaking, a concept that suggests that local policies and capital investments can either be made to create a place or detract 
from it.  The chapter begins with an overview of the future land use plan for the Corridor area.  That is followed by some specific 
analysis and recommendations for the anchor institutions, commercial and industrial districts, and the neighborhoods.  
Together, these recommendations should result in the types of places envisioned along the Michigan Street Corridor. 

2.2 Vision 
City government must help to foster a strong economy to ensure that Grand Rapids’ businesses, institutions, and residents 
prosper, and to ensure that revenues for City services are available.  The citizens of Grand Rapids recognize the importance of 
continuing business and institutional investment, but seek to balance economic growth with priorities for neighborhoods, the 
environment, and the quality of development.  This approach is commonly referred to as working toward a “sustainable City”. 
 
• The 6 major institutions within the Michigan Street Corridor accommodate over 20,000 students and over 20,000 

employees 
• Only 3% of the 20,000 employees live within the Michigan Street Corridor. 
• Only 6% of the 20,000 students live within the Michigan Street Corridor. 
• These 6 institutions have also contributed over $1,000,000,000 in investments within the Michigan Street Corridor 
 

2.3 Future Land Use Scenarios 
A variety of factors contributed to the area’s recent growth.  Those same factors will help shape the future development pattern 
as well.  Among the key factors are the following: 
 

• Market needs 
• Development costs and the ability to secure financing 
• Employment and housing trends 
• Age, income, and other characteristics of residents in the “market area” 
• Level of demand and programs for health care and higher education 
• Accessibility offered by the transportation system 
• Capacity and quality of City infrastructure and services 
• Regulations on land uses and density 

 
Some of the development factors are “external”, meaning they are based on what happens in Michigan, the Great Lakes 
Region, or even internationally.  But many can be impacted by decisions made by local investors and community leaders.  One 
of the overriding purposes of this Plan is to set a framework for continued investment in the future.  This will be accomplished 
by ensuring land use decisions are coordinated through a partnership between the public and private sectors. 
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To evaluate future land use, different potential patterns were considered.  These scenarios varied by type, arrangement, and 
density of land use.  The alternatives were compared for their consistency with the following performance metrics: 
 

• Increase in the number of jobs and square footage of new development 
• Vacancy and foreclosure ratios 
• Planning/zoning or form-based code regulations to allow a variety of uses, provided the form fits the plan and external 

impacts are addressed 
• Increases in housing value, number of new housing units, and improved “Jobs-Housing-Employment” ratios 
• An increase in employees living in the Corridor area 
• Increase in walking and transit ridership  
• Amount of commercial reinvestment and new investment 
• An increase in development/density in the vicinity of existing or potential transit stops/stations 
• Housing and transportation costs 

 
The land use scenarios were refined through public comment, various visioning exercises, and transportation modeling of the 
impacts that could be expected with each alternative.  Not surprisingly, no one plan was completely accepted as the final vision 
for the Corridor. In general, preservation of neighborhood character, transit-oriented development, and pocket plazas had the 
broadest appeal. 
 

2.4 Future Land Use Plan 
FIGURE 2-1. FUTURE LAND USE PLAN 

 
Source: LSL Planning  
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The Land Use Plan illustrates the general development patterns envisioned for the 
Michigan Street Corridor using the following land use designations.  The categories 
illustrated are described below. 

Low Density Residential  
This is the largest single land use within the study area. While no new low density 
residential is proposed in the plan, the existing low density residential located 
primarily in the Belknap Lookout and Michigan Oaks neighborhoods provide much of 
the customer base for businesses on the Corridor, as well as the underlying character 
of the study area. 

Medium- Low Density Residential 
This residential type is located primarily in the Fulton Heights, Midtown and Heritage 
Hill neighborhoods. They are characterized by tree-lined streets and well kept homes 
within walking distance of the Corridor.  It is vitally important that the integrity of the 
neighborhoods be preserved. No additional residential of this type is proposed. 

Mixed Use Neighborhood Service  
This district will provide the most dramatic change to the physical appearance to 
Michigan Street. It is located mostly along the Michigan Street frontage between 
College and Fuller. The intent of this district is to supply goods and services to the 
adjacent neighborhoods and create a compact neighborhood business district that 
has a lively, pedestrian oriented streetscape environment. Key components of this 
district include: 
• Location of buildings at or close to the right-of way line 
• Multiple story buildings oriented to the street with retail uses on the ground 

level and office and residential uses on upper floors 
• Placement of off street parking to the rear of the development with limited 

mid-block curb cuts 
• Spaces for sidewalk cafes and public gathering spaces 
• Development of an attractive streetscape with improved landscaping, 

lighting seating and civic spaces 
 
In the area of the Fuller/ Michigan intersection north to the freeway a commercial 
node is proposed. The uses in this node will serve a broader segment of the 
population that includes the daily commuter population. The emphasis will still be on 
the creation of a walkable environment, however, auto-oriented uses such as gas 
stations would be allowed. Parking may be located to the sides of buildings and there 
will be a greater flexibility regarding building setbacks.  

Commercial/Office  
No new commercial/office is proposed for the Corridor. However, there are a few 
existing commercial/office uses within the Michigan Street Corridor area that will be 
maintained as commercial/office in this future land use plan.  These office uses 
include a Bank of America branch and two small medical offices  that serve the 
surrounding neighborhoods within the Corridor.  The parcels are zoned Mid-Century 
Neighborhood Commercial, and are recommended to maintain this zoning 
designation as part of the future land use plan. 

Institutional and Institutional Mixed Use  
Much of this land use is concentrated at the west end of the Corridor in an existing 
life science/educational core between Division and Lafayette Avenues. 
 
The Corridor Plan has identified three areas for expansion: 
• The parcels fronting Michigan Street east of Lafayette Avenue to College 

Avenue. 
• The GVSU-owned property on Lafayette Avenue north of I-196 in the Belknap 

Lookout Neighborhood.  For this site, the design of buildings adjacent to 
residential uses on the north should be residential, such as Maisonette 
apartments. 

• The triangular collection of properties north of Michigan Street between 
College Avenue, I-196 and the railroad tracks. 

 
Steering Committee Draft 
2-20-14

16



For these three areas and for properties within the established life 
science/educational core area that may be redeveloped, the intent is to promote 
development that is more mixed use, walkable and better integrated with the 
adjacent neighborhoods. The Grand Rapids Master Plan has identified a number of 
goals to achieve this intent: 
• Encourage the use of alternate modes of transportation to reduce traffic and 

parking demands 
• Promote the development of complementary office, housing, retail, and 

support services to create a mixed use environment 
• Locate smaller scale structures and lower density uses on neighborhood and 

business district edges for better integration of the institutions into the 
community 

• Develop a more pedestrian scaled environment by orienting buildings to the 
street and placing parking areas on the interior of the site 

• Design public/civic spaces on the street and within the development to 
encourage a more vibrant streetscape environment 

Light Manufacturing/Research and Development 
The purpose of this district is two-fold: 
• To provide expansion opportunities for light manufacturing similar in type 

and scale to the development that occurs in the Oak Industrial Park 
• To attract new research and development business related the life science 

and high tech industries 
 
Since this district is across the street from the Fulton Heights neighborhood, it is 
vitally important that proper screening, landscaping, building scale, site layout and 
streetscape design be incorporated into any new development plans. 

Mixed Use, R & D 
This land use is often categorized and comprised of residential uses, particularly in 
the form of live/work units.  This plan identifies this use differently to accommodate a 
broader range of buildings and functions.  This land use occurs in two segments of 
the Corridor.  
• The largest segment is in the northern portion of Downtown and Monroe 

North area south of Leonard between the Grand River and Division Avenue.  
The Monroe North Area Specific Plan has proposed this area to:  

 
“Transition from industrial to higher density mixed use development. A mix of 
housing, shopping, jobs and recreation opportunities is anticipated at densities that 
capitalize on the riverfront location and serve as an extension of, and complement to, 
the Downtown Area.” 
• The second area is along Michigan Street east of Fuller Avenue. Unlike 

Monroe North, this area is intended to be integrated with new light 
manufacturing opportunities. In addition, this district encourages housing 
and commercial services which will support the adjacent light manufacturing 
and surrounding neighborhoods.  One possible design would be a 3-story 
building with craftsman workshops or art studios on the first floor with 
residential above.  The residences could be the owner of the first floor space 
(e.g. “live-work” or “residential studios”). 

Public Utility 
There are two small areas on the Corridor that contain electrical sub stations and are 
designated as public utilities. 
 

Steering Committee Draft 
2-20-14

17



2.5 Target Market Analysis 
Great neighborhoods are the foundation of a great City; they are the physical and social expressions of community.  Grand 
Rapids’ citizens are concerned about the physical quality of their neighborhoods – the housing stock, convenience to shopping 
and services, streets, open spaces, and overall appearance.  Because it is the people who live in the City’s neighborhoods who 
ultimately determine the sustainability of investments in brick and mortar, Grand Rapids’ citizens are also concerned about the 
quality of public education, jobs and job training, strong neighborhood organizations, access to parks and open space, and 
collaborative decision-making.  A diversity of housing types at different price points to meet the needs of people of all ages and 
incomes is important. 
 
Strong neighborhoods are more than just housing.  The quality of the “edges”, whether residential or business uses, can 
influence the perception of the neighborhood’s quality.  So an attractive, thriving businesses Corridor can benefit the 
neighborhoods, particularly if the uses meet the day-to-day needs of the residents.  This plan outlines a number of ways to 
accommodate the business and institutional growth that also preserves and improves the nearby neighborhoods.  The various 
neighborhoods in the study area have prepared plans specific to their area.  Those plans outline a number of recommendations 
that are integrated within this plan. 

2.5.1 Housing Policies and Programs 
As part of this plan, a study was prepared to analyze the market potential for housing —created both through adaptive re-use of 
existing non-residential buildings as well as through new construction—that could be leased or sold in the Michigan Street 
Corridor over the next five years.  Although the ownership housing market is showing signs of renewed activity throughout most 
of the United States, the Grand Rapids market remains constrained by weak housing prices; large numbers of foreclosed and/or 
abandoned houses; and challenging development financing and mortgage underwriting, taking a significant percentage of 
potential homebuyers out of the market. However, contrary to typical performance during economic recessions with high 
unemployment levels, rental occupancies and values continue to rise.  The housing market study sought to answer the following 
questions regarding the potential growth of housing within the Michigan Street Corridor in order to provide a framework for how 
the City addresses land use decisions, development patterns, and transportation planning: 
 

• Where are potential renters and buyers of new and existing housing units in the Michigan Street Corridor Study Area 
likely to move from (the draw areas)? 
- The draw areas for potential new residents are primarily based within the immediate region of Grand Rapids 

(45.1% from the City proper and 23.3% from Kent County).  The regional draw (from Ottawa and Allegan Counties) 
only accounts for 3.9% of potential new residents.  The national draw (from the US as a whole) actually accounts 
for 27.7% of potential new residents, illustrating a critical migration pattern as investment and jobs in the City 
continue to grow. 

 
• How many households have the potential to move within and to the Study Area each year (depth and breadth of the 

market)? 
- The potential for new households within the Michigan Street Corridor is 5,870 units annually.  While this number 

only accounts for under 1/3 of the 17,750 potential new households within the City, it is a key consideration for 
planning development patterns within the Corridor.  Land uses, housing typologies, density, and transportation are 
all elements expected to be affected by such an increase in potential new households. 

 
• What is their range of affordability, and what are their housing preferences are in aggregate (income qualifications; 

rental or ownership, multi-family or single-family)? 
- The potential housing market provides a range of choices based on affordability; with 12% representing incomes 

less than 30% AMI, 13% representing incomes between 30-50% AMI, 16% representing incomes between 50-80% 
AMI, 24% representing incomes between 80-120% AMI, and 35% representing incomes above 120% AMI.  Based 
on the mix of affordable housing and market-rate housing, slightly less than 50% of new units should be rental lofts 
and apartments, while slightly over 50% of new units should be for-sale housing units (including 21% for-sale 
lofts/apartments, 18% for-sale townhouse/rowhouse/live-work, and 11% single-family detached houses).    

 
• Who are the households that represent the potential market for new and existing units in the Study Area each year (the 

target markets)? 
- The target markets have shifted more toward rental units in recent years, with emerging household types 

responsible for such a shift from traditional markets.  The anticipated household types that will potentially occupy 
units in the Michigan Street Corridor are: 
- Younger Singles + Childless Couples (62%); these households include (among others) hospital and university 

affiliates, office workers, junior executives, artists, and retail/service employees. 
- Empty Nesters + Retirees (40%); these households would most likely migrate from within the City of Grand 

Rapids 
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- Urban Families (13%) 
 

• How quickly they will rent or purchase the new units (absorption forecasts)? 
- In comparison with national trends, new residential development along the Corridor could capture up to 10% of 

the potential annual market within the next 2-3 years, and up to 12% of the potential annual market over the 
next 3-5 years.  Based on these projections, the Michigan Street Corridor could support between 479 and 567 
new affordable and market-rate housing units annually for the next 5 years. 

2.5.2 Code Changes 
As discussed in this Chapter, a variety of land use changes are planned for the future.  Achieving the type of development 
desired may require changes to the zoning ordinance.   
 
Commercial land along the Michigan Street Corridor is zoned either as one of the Mixed Use Commercial Districts or one of their 
Special Districts (Open Space and Industrial Transportation) as described below:   

Special Districts 
Special districts use conventional zoning that is appropriate for those particular special districts.  For example, the 
Open Space Special District is intended for public or private parks, playgrounds, athletic fields, wetlands, floodplains 
and natural areas, so a form-based approach is not needed.   

 

Mixed Use Commercial Districts 
The Mixed Use Districts are drafted in way similar to a form-based code.  This means they are focusing more on the 
built environment and desired character than conventional separation of uses and minimum setback requirements.  
The regulations are more prescriptive (in an attempt to help create the types of places desired) than reactive (that 
would seek to prevent nuisances rather than seek for a certain quality).   

 
There are a variety of different mixed use commercial districts, which are organized into sub-zones.  This approach, 
while cumbersome for some users, may prove helpful for this project.  Because of the number of districts and sub-
zones within each, there may already be a zoning district or zone that could apply to areas along Michigan Street.  For 
example, a number of the current zones are designed to encourage use of and support efficient transit systems.  On the 
other hand, because of its complexity, this approach may not be best at accomplishing redevelopment.  Consideration 
of simplified regulations (consolidating districts that contain similar or the same regulations), “reformatting” of the 
current standards, or inclusion of graphics may help illustrate what each district is seeking to achieve.  Additional 
analysis of these zones is needed to determine which, if any, embody the visions for Michigan Street.   

 

Multi-Family Residential Districts 
Residential zoning of the type envisioned for Michigan Street is allowed in four residential zones (TN-LDR, TN-MDR, 
MCN-MDR and MON-MDR).  Key observations about the residential zoning districts indicate that they could be used or 
modified to regulate residential areas along Michigan Street: 

 
• Each of the 4 categories have unique features based on the neighborhood classification 
• Lot coverage and setbacks seem standard and are represented in a typical zoning table 
• This section (similar to the commercial section) is very “form-based” already, with requirements for building height, 

materials, façade variation, orientation, entrances, transparency, and transitional features 
• There is a section dedicated to attached dwellings (including single-family and two-family) with additional 

requirements for building facades, roof lines, garage doors, private yards, and open space. 
• Reformatting of the current standards into a more suitable set of categories, utilizing graphics to illustrate the 

desired form.  
 
Other regulations in the City’s zoning ordinance support the transportation concepts in this plan.  For example, the parking 
regulations allow reductions for development within 300 feet of a transit station.  It also provides regulations that promote 
mobility and circulation, such as maximum block lengths, street connections, and pedestrian facilities.   
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2.6 New Building & Housing Types 
Some of the uses described in the previous section will require new building and housing types to be introduced within the 
Corridor.  The Target Market Analysis identified a number of building and housing types of which there is a demand for in the 
Corridor, but several are not currently available.  These new building and housing types are described and illustrated below. 

FIGURE 2-2. MICHIGAN STREET CORRIDOR TRANSECT 
This graphic illustrates the typical housing densities that are located throughout the Michigan Street 

Corridor, from the downtown core east to the East Beltline.  
 

 
Source: DPZ, LSL Planning  

FIGURE 2-3. HOUSING TYPOLOGY TRANSECT 
This graphic illustrates the typical housing typologies found in Downtown Grand Rapids and the Michigan 

Street Corridor area as well as proposed housing typologies that would provide a variety of housing options  

 
Source: Michigan State Housing and Development Authority  
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Loft Building 

  
 
 
Either adaptive re-use of older warehouse or manufacturing buildings or a new-construction building type inspired by those 
buildings. The new-construction version usually has double-loaded corridors. Unit interiors typically have high ceilings, are fully 
finished and partitioned into individual rooms. Units may also contain architectural elements reminiscent of “hard lofts,” such as 
exposed ceiling beams and ductwork, concrete floors and industrial finishes, particularly if the building is an adaptive re-use of 
an existing industrial structure.  An example of a desired loft building is the proposed Michigan/Diamond development that was 
initiated as part of this Plan. 

Liner Building 

  
 
 
An apartment building with apartments and/or lofts lining two to four sides of a multi-story parking structure. Units are typically 
served from a single-loaded corridor that often includes access to parking. Ground floors typically include a traditional 
apartment lobby and can also include maisonette apartments, retail or some combination of the two.  These could be frontage 
buildings along Michigan Street to help retain a vibrant street frontage with parking structures in the rear.  
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Duplex/Fourplex  

 
A duplex/fourplex is a 2 or 4-unit house with a garage – either attached or detached.  Often, these units are created by 
subdividing larger, single-family homes to accommodate multiple tenants.  Each unit typically has its own entry or shares an 
entry with one other unit.  Duplexes and fourplexes are ideally placed in a corner location, allowing units to have frontage on 
either the main or side street.  Duplexes and fourplexes could be used as infill units in medium-low density residential 
neighborhoods – at major intersections, at the edges of the neighborhoods, and adjacent to non-residential uses. 

Maisonette 

  

Maisonettes are three- or four-story buildings with elevations that resemble a row of townhouses.  The interior, however, 
combines single-level and two-level apartments.  Each unit has its own street entrance and attached garage, accessed from the 
rear of the building.  One potential location for maisonettes in the Corridor for maisonettes would be along Trowbridge Street at 
the edges of the proposed Grand Valley State University institutional buildings.  The maisonettes would act as a buffer between 
the GVSU development and the residential neighborhood to the north.  
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Mixed-Use R+D/Residential Studios 

  

Mixed-Use R+D uses (e.g. residential studios) are units or buildings that accommodate non-residential uses in addition to, or 
combined with, living quarters.  The typical unit is a building, either attached or detached, with a principal dwelling unit that 
includes flexible space that can be used as office, retail, or studio space, or as an accessory dwelling unit.  This type of building 
could be located in Mixed-Use Neighborhood Service areas and Mixed-Use R+D areas.  
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2.7 Anchor Institutions and Employment Centers 
The City of Grand Rapids has maintained a consistent level of engagement with representatives of the institutions to determine 
policies that could be crafted to leverage their investment toward revitalization on the Michigan Street Corridor.  The industrial 
district located at the eastern portion of the Corridor provides additional employment opportunities near the adjacent 
neighborhoods.  Below is a brief overview of the key institutions and employment centers within the Corridor at the time the plan 
was prepared: 
 
Grand Valley State University 
• 3,000 students enrolled (at Cook-DeVos Center) 
• 254 employees (at Cook DeVos Center) 
• $57 million in Corridor investment 
 
Grand Rapids Community College 
• 18,000 students enrolled 
• 700 employees 
• $50 million in Corridor investment ($15 million purchase/renovation of DeVos Campus and $35 million capital 

campaign) 
 
Michigan State University College of Human Medicine 
• 360 students 
• 125 employees 
• $107 million in Corridor investment ($90 million in Secchia Center and $17 million in property investment within the 

study area) 
 
Spectrum Health 
• 16,000 employees 
• 964 hospital beds 
• 56,000 visitors annually 
• $627 million in Corridor investment (multiple projects) 
 
St. Mary’s Health 
• 2,500 employees 
• 344 hospital beds 
• 93,000 visitors annually 
• $60 million in Corridor investment (Hauenstein Center and additional campus investments) 
 

FIGURE 2-4. ST. MARY’s HEALTH EMPLOYEE RESIDENCE 
These maps illustrate the regional and local dispersion of St. Mary’s Health employees.  Each dot 

represents the location of one employee’s residence.  The map on the left shows dispersion of employees in 
the Grand Rapids region.  The map on the right shows dispersion of employees within the MSCP study area.  

Source: U3 Ventures  

Van Andel Institute 
• 284 employees 
• 45 students/researchers 
• $170 million in Corridor investment (Van Andel Institute Phase II) 
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There are 20,000 people employed by these institutions, but only 3% live within the Michigan Street Corridor area, most of 
whom tend to be younger workers that are just beginning their careers.  These institutions are also adding over 1,000 new jobs 
each year.  Student living and migration trends vary between each educational institution.  Below is a summary of the number of  
students by  institution that live in the Corridor: 
• Grand Rapids Community College = 5% 
• Michigan State University College of Human Medicine = 66% 
• Van Andel Institute = 2% 
• Grand Valley State University = 2,000 daily riders from Pew Campus to Cook-DeVos Center 

 
FIGURE 2-5. GRAND RAPIDS COMMUNITY COLLEGE STUDENT RESIDENCE 

These maps illustrate the regional and local dispersion of GRCC students.  Each dot represents the location 
of one student’s residence.  The map on the left shows dispersion of students in the Grand Rapids region.  

The map on the right shows dispersion of students within the MSCP study area  Green dots refer to full-time 
students, and pink dots refer to part-time students. 

Source: U3 Ventures 

 
Thus, educational institutions contribute a relatively low percentage of residents from their student base, with the exception of 
Michigan State University.  This reveals potential for Grand Rapids Community College and Grand Valley State University to 
reach the same levels of residency that Michigan State University holds. 
 
Results from the employee mapping exercise provided guidance for the future land use plan.  A key consideration is that the 
concentration of anchor institutions within such a small area provides a tremendous opportunity to meet many plan objectives if 
more employees could be enticed to live in the study area.  This would open up opportunities to convert employee and student 
auto trips to walking, bicycling, and transit.  This relatively affluent group could also increase the values and stability of the 
housing stock.  Apart from easy access to employment, the young and educated are looking to live near vibrant places.  Both 
young and old also seek a diverse and high-quality housing stock with higher densities than the rest of Grand Rapids. 

Actions 
• Continued Engagement of Institutions.  Working with the anchor institutions in the Michigan Street Corridor area is essential 

to maintaining their level of investment and development. 
• Establish Partnerships.  Partnering with anchor institutions can lead to programs and policies that will allow the City to 

make capital improvements to maintain a quality development environment in the Corridor. 

2.8 Neighborhood Business Districts 
One way to support the mixed land uses, redevelopment, and attractive right-of-way design is to utilize a variety of financing 
tools. Among those is the use of Tax Increment Financing (TIF) and special assessment of real properties within the 
development district. A CID helps fund qualifying public infrastructure improvements, marketing initiatives, and economic 
growth projects.  BID funds can be used for such things as maintenance, public safety/hospitality, business development, 
marketing, landscaping, capital improvements, and paid staff. 
 
The City and the project team conducted a feasibility study to determine if a CID and/or a BID could be developed in the 
Corridor. Both tools would utilize special tax captures or property assessment in a legally defined development district and 
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predetermined formula to potentially provide sustainable revenue support for public improvements and marketing along the 
Corridor. 
 
A CID generates most of its revenue through a TIF.  A TIF district essentially captures the increase of property taxes within its 
boundary from commercial and other redevelopment.  This tax capture is able to then fund public capital improvement projects 
to improve the public environment of the district.  Two potential CID boundaries were created and each was assessed based on 
assumptions of both 0.5% growth and 2.0% growth.  Scenario 1, in which the CID boundary would include only properties 
fronting Michigan Street, would generate over $100,000 annually assuming 0.5% growth and over $500,000 annually 
assuming 2.0% by year 30.  Scenario 2, in which the CID boundary would include additional secondary street frontage, would 
generate over $130,000 annually assuming 0.5% growth and over $700,000 annually assuming 2.0% growth in year 30. 
 

FIGURE 2-6. PROSPECTIVE MICHIGAN STREET CID + BID 
These maps illustrate boundaries within the Michigan Street Corridor area that meet the criteria to develop 

both a Corridor Improvement District (CID) and a Business Improvement District (BID) 

 
Source: Neighborhood Ventures 

 
A BID generates its revenue through a special assessment created by property owners within the district.  Members of the BID 
develop an annual special assessment for all participating property owners in a predetermined formula.  The primary element 
that differentiates a BID from a CID is that a BID is not restricted by the change in property values within the district, allowing 
greater flexibility and control by the property owners. 
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2.9 Transit Oriented Development 
Transit-oriented development (TOD) encourages the use of public transportation systems through directing certain types of 
development to transit Corridors or nodes and compact site design.  It involves pedestrian-friendly development that includes 
mixed-use land forms and increased accessibility for pedestrians, bicyclists, and transit users.  TOD is an attempt to provide 
compact, walkable communities with a heightened sense of place.  TODs typically involve uses that best support transit, transit-
friendly site/building design, a mixture of uses clustered around a transit stop or transit Corridor, and a walkable environment. 
 

FIGURE 2-7. TOD ZONES 
This graphic illustrates the density of development that should be located within each key “walking” 

distance from a transit station or stop.  The highest density uses should be located within 1/8 mile of 
transit stations/stops to take advantage of the economic development benefits associated with rapid 

transit , while lower density residential uses should be located within 1/2 mile of transit stations/stops to 
provide convenient access for residents 

 

 
Source: LSL Planning 

 
TOD development can improve the local economy along Michigan Street and increase transit ridership by making the 
environment, especially around transit stops, attractive to pedestrians and bicyclists.  This typically involves inviting building 
design, careful interface between public and private land, and thoughtful placement of vehicular parking lots.  It often results in 
more pleasing aesthetic environments and reduced auto-dependency, which then can lead to a host of secondary benefits: 
• Safer pedestrian and bicycle environments 
• Improved accessibility for those less able 
• Increased walk-by traffic for local businesses  
• More convenient access to businesses for local residents  
• Less congestion and associated fuel emissions 
• Creation of a “sense of place” for the community 
 
The future land use plan incorporates “best practice” TOD principles for a Corridor that is served by bus with an eye toward 
more premium types of transit service in the future.  This plan focuses on incorporating the following key principles in the future 
development of the Michigan Street Corridor: 
 
• High commercial intensity is located within the Corridor area that will expand maximum building heights, encourage 

high floor-to-area ratios, or minimize lot coverage limitations to provide greater development potential. 
• Uses are intensified over time, such as increased building heights or allowing surface parking lots to be gradually 

replaced by buildings and parking structures. 
• Transit-supportive uses and density are concentrated at nodes.  This includes commercial and mixed uses that provide 

activity throughout the day and into the evening, such as retail, restaurants, personal and business services, high-
density residential (including senior housing), universities, civic centers, and upper-story office and residential. 

• Parking is limited in core TOD areas.  Regulations like maximum parking standards, parking space reductions, shared 
parking, payment-in-lieu of parking programs, floor-to-area ratios (or requiring them where they do not exist) can be 
applied for this purpose. 

• Incentives are provided to reduce parking, or encourage structured lots over surface lots. 
• Amenities are included for bicyclists, pedestrians and transit riders, including wider sidewalks, bike storage facilities, 

bus shelters, lighting and landscaping in the standards for site plan review. 
• Parking is placed in the rear yard (or side only if necessary) to provide safer pedestrian access to store fronts. 
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2.10 Demonstration Project – Diamond Street Area Plan 
The Michigan Street Demonstration project provides an example of how mixed-use development could occur along the Corridor 
in a manner aligned with the developed project guiding principles. The Michigan/Diamond intersection was also identified as a 
key transit node along the Corridor, making it a prime location for the creation of a demonstration project. 
 
The demonstration project gives a glimpse of the future redevelopment of the northeast corner of Michigan and Diamond, but 
also establishes some tangible strategies that will be encouraged on other Michigan Street Developments. It also has served as 
an example of how the public can be a valuable and more direct participant in the future design of a space. 
 
The key components of the process included: 
• Clarifying the project’s influences such as the Corridor’s guiding principles, the developer’s objectives/aspirations, and 

the site’s significance in the redevelopment of the Michigan Street Corridor 
• Facilitation of an interactive engagement with the community primarily through a community Charrette session with a 

focus on “Hands On” input to the design and the exploration of multiple scenarios 
• Refinement of the plans as influenced by the community into a solution that is financially viable and succeeds in 

achieving the Corridor vision 
• Translating the Corridor’s guiding principles into a tangible guide for future development along the Corridor 

In the Development Process 
While the end product is important, even more so is the process and strategies to achieve the desired vision.  In fact, it is 
expected that the ultimate development at Michigan and Diamond will not exactly match the solution illustrated in this plan. 
However, its fundamental components can endure and be a part of this and other developments along the Corridor. 
 
The demonstration project was prepared as the transportation strategies were being developed with the goal to strengthen the 
neighborhoods along the Corridor. The guiding principles developed by the community, and endorsed by the Steering 
Committee, were used as a platform for the developer. 

Sense of Place 
The Corridor currently lacks a real sense of place. Development along the Corridor has not evolved consistently and some areas 
are more urban in nature and some more suburban.  A more consistent development pattern will help contribute to a cohesive 
identity for the Corridor. This project helps create strong edges for the Corridor, appropriate scale for buildings, and activates the 
area.  It explores new models for integration of residential and retail uses that contribute to a sense of place. 
 
A key ingredient in this plan is the introduction of residences and other retail/restaurant uses. This brings a 24-hour-a-day 
presence, generating Corridor activity by accommodating a variety of uses. That will be important to establishing a true sense of 
place. This positively effects safety, and will contribute to continued attraction for businesses and residences. 
 
The residents in this development as well as surrounding neighborhoods will appreciate the planned retail uses, especially the 
potential grocery store. This is a welcomed use in any vibrant neighborhood to enhance walkability and viability. 

Demonstration Project Objectives 
• Create a viable development that embraces the Guiding Principles of the Michigan Street Corridor Plan 
• Establish better street front relationship - employ more urban streetscape principles 
• Provide sufficient support on-site (parking, service, amenities) to avoid negative impacts to adjacent properties 
• Solve the Wendy’s drive-through challenge in a more urban (pedestrian-friendly) manner 
• Create momentum so that adjacent sites along the Michigan Street Corridor can realize development improvements 
• Provide a range of uses onsite including 

- Retail space on the ground level 
- Grocer on the corner of Michigan and Diamond 
- Flexible design to accommodate multiple use types (office/medical office, residential, retail) 
- Residential space on upper floor(s) 
- Parking (to adequately support the various uses on the site, to explore district-wide parking options in 

collaboration with the City) 
• Create on-street parking 

Specific Developer Objectives 
In preparation for the charrette the developer analyzed preliminary cost models including specific, targeted uses such as 
apartments and a grocer. These areas and support requirements would need to be maintained in order for the project’s 
financial feasibility models to work. 
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The Charrette 
The intent of the design charrette was to engage neighbors and other stakeholders in an interactive, hands-on, fun, and creative 
session. The participants were primarily local residents, business owners, and others interested in the Plan. The expectation 
was that the session would produce actual concepts and be the primary influence for meeting both community and developer 
objectives. 
 
The format included a brief “stage-setting” by the project team followed by a 4-hour creative work session. The participants were 
divided into four groups, equipped with scaled, color-coded blocks representing the preferred uses of the developer. 
 
Each of the four groups (consisting of 6 to 8 participants) had an architectural animator to translate their physical blocks into a 
computer animation. The project team members were available for group’s questions and to provide input/reaction to the 
group’s efforts. The groups were instructed to not only develop their concepts, but to be able to state the basis for their 
concepts and respective design attributes. The session continued with a presentation by each group with reactions by all.  Focus 
was more on conceptual ideas and rationale than exact solutions. In total, the 4 groups created 6 concepts (2 groups 
completed 2 concepts) and over 40 people, including facilitators, participated. 
 
The Charrette concluded with each participant “grading” each concept to allow the overall group to understand which they felt 
best aligned with the guiding principles. These principles were the criteria for the grading sheets. 
 
The developer and project team were supplied with an ample amount of relevant and useful ideas from the Charrette. Elements 
from nearly every Charrette concept were considered or utilized. The preferred alternative includes the following key elements: 
 
• Positioning the grocer on the corner of Michigan and Diamond for visibility and to provide the site’s “anchor” 
• Stepping back of the street facades to establish a mid-rise scale for pedestrians, while maintaining proper densities 
• Consolidating on-site parking as much as possible to the northeast of the site (the deepest portion of site and near 

electrical sub-station), however providing surface parking convenient for grocer’s patrons 
• Creating pedestrian-friendly connections to link people to streets, parking, uses, etc. 
• Develop a more “urban” response for the Wendy’s drive-thru 
• Incorporate outdoor spaces into the upper levels with both balconies and roof terraces 
• Provide street-side parking on Michigan St. to create a “buffer” for pedestrians from vehicular traffic and more 

convenient parking for retail customers 
• Look at sustainable features such as rain water collection, consolidated energy reuse / recycle systems, energy 

efficient architecture, and optimal solar orientation 
• Create a well-defined street edge but also provide movement north/south for vehicles and pedestrians. 
• Consolidate ingress/egress along Michigan Street 
• Utilize exterior materials familiar to the area (brick, stone, glass, metal) and incorporate important urban elements 

(transparency at the street, sidewalk cafés) yet create a fresh aesthetic that establishes the development’s sense of 
place 

• Make all of the residential units accessible (elevator, grade level or ramps) 
• Screening the parking structure with vegetated screen 
 
Key architectural principles established during the demonstration project process can be applied to other sites along the 
Corridor: 
• At street edges, utilize urban strategies for retail uses such as high percentage of transparency, pedestrian scaled 

elements, outdoor spaces, lighting, signage and parallel parking 
• Maintain two to four story edges. Step back when density dictates more area 
• Encourage use of elevated outdoor spaces such as roof tops and balconies 
• Incorporate sustainable strategies including consolidation of energy use and removable energy 
• Designs should be scalable and flexible to respond to future influences/market shifts 
• Materials/detailing should be familiar palette, yet provide distinction to help establish the Corridors sense of place. 

Variation in design is important in a vibrant and diversified urban setting 

The Developer’s Economic Picture  
This project, which is the result of the most collaborative effort in the developer’s company history, will transform the 
neighborhood. After working with the landowners and stakeholders in the area, the team has developed a plan that will add 
significant economic value to the area. The plan includes approximately 120,000 square feet of new development along with 
parking, transit stops, and green spaces to support this development and to create a place where neighbors can live, work, and 
play. 
 
The development contains 40,000 square feet of retail.  The plan includes rebuilding spaces for two of the current tenants 
(Wendy’s and the Party Cooler).  In addition, the retail spaces include restaurants and shops to support the area.  The key piece 
of the development is an urban grocery store.  The developer is currently working with potential grocers to occupy the space, 
which will add a much needed service in the area and cure a federally recognized “food desert.” 
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As proposed, the project includes 80,000 square feet of market-rate rental residences.  Mostly one and two bedroom, these 
residences will be designed to support the needs of the local market and the anticipated growth in demand in the 
neighborhood.   Based upon the current analysis and design, the project is anticipated to cost $33,250,000.  This cost total 
includes land acquisition, demolition, construction, interest, and soft costs.  At the current market rents for retail and 
residential, the project will not provide appropriate returns to entice equity investors and provide adequate comfort to lenders to 
support development without public support.   Despite the challenging economics, the project can work if the developer employs 
currently available development support incentives available from the City, State and Federal governments. The project can 
provide returns that are adequate to entice lenders and equity investors.   Through judicious use of incentives and financing, the 
project can be a financial success as well as a significant benefit to the community. 
 

FIGURE 2-8. MICHIGAN/DIAMOND OVERALL SITE 
This image illustrates the overall proposed development at the intersection of Michigan and Diamond (looking North) 

 
Source: Integrated Architecture 

 
FIGURE 2-9. MICHIGAN/DIAMOND GROCERY PERSPECTIVE 

This image illustrates the proposed development as viewed from the intersection of Michigan and Diamond (looking East) 

 
Source: Integrated Architecture 
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2.11 Objectives and Policies 
The following objectives and policies summarize what needs to be done to achieve the plan recommendations presented on the 
preceding pages so that the Michigan Street Corridor can become a “vibrant place”. 

Guiding Principle: Promote organized economic investment and job growth 

Guiding Principle:  Accommodate a broad range of uses. 

Guiding Principle:  Improve the identity of the Corridor as a “place”. 

Objective: Introduce New Land Uses. 

1. Establish Mixed-Use Neighborhood Service uses along Michigan Street to create a compact neighborhood 
business district that supplies day-to-day goods and services to neighborhood residents 

2. Establish Institutional Mixed-Use uses that allow institutional expansion while supporting additional residential 
units and commercial opportunities 

3. Establish Light Manufacturing/R+D district to allow existing, smaller-scale businesses to expand and to attract 
new R+D businesses related to the life science and technology industries 

Objective: Modify Zoning to Accommodate New Land Uses. 

Guiding Principle: Improve existing housing stock and enhance the integrity of each 
neighborhood’s unique character. 

Guiding Principle:  Provide a broad range of high quality housing choices and price points 
to meet the diverse needs of existing and new residents. 

Objective: Support Affordable Housing Development. 

1. Explore creating inclusionary zoning policies to require a certain percentage of affordable units 

2. Allow accessory apartments to provide affordable units 

3. Provide density bonuses to developers who provide a percentage of affordable units 

4. Provide gap funding on adaptive reuse and new construction to aid in the financial feasibility of affordable or 
mixed-income properties 

5. Consider sales tax exemption on building materials that are used for qualifying affordable or mixed-income 
development 

Objective: Support Affordable Housing Development. 

1. Enact a lease-purchase program for those initially unable to qualify for a home loan whereby they can apply 
rent to the purchase price 
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2. Expand individual development account programs like the Inner City Christian Foundation uses to help low-
income persons receive matching funds towards savings to use towards purchase a home 

3. Promote shared-equity/shared-appreciation homeownership programs whereby a nonprofit or government 
agency helps reduce the purchase price of homes and when the buyer eventually sells, the appreciation of the 
home is shared with the contributing agency to maintain long-term affordability 

4. Promote MSHDA's Down Payment Assistance Program that provides no-interest loans 

5. Establish Employer-Assisted Housing programs to encourage employers to provide forgivable loans for down 
payments, property improvements, or closing costs for homes in the study area 

6. Establish a Community Land Trust to acquire and hold land to reduce the costs to just the home itself 

7. Promote Limited-Equity Cooperatives to provide resident-controlled multi-family housing and ensure long-term 
affordability 

8. Promote MSHDA's Property Improvement Program for home improvement loans 

9. Establish a foreclosure mitigation program to negotiate with lenders on behalf of homeowners 

10. Initiate a blighted property registration and tracking system to motivate owners of blighted properties to 
improve or sell their properties 

11. Create a lower-income tax abatement program 

12. Establish a Vacant Lot Development Program funded by tax-increment financing on commercial development 
for construction of affordable houses on vacant lots 

Guiding Principle:  Establish partnerships that will seek to plan, fund, design, construct, 
maintain, and operate efficient systems. 

Objective: Foster Public—Private Partnerships for Redevelopment 

1. Develop program to protect and maintain integrity of existing historic and non-historic neighborhoods in 
balance with the need for "modern" housing 

2. Develop "linkage fees" which charge developers to allocate affordable housing programs 

3. Develop programs with institutions that encourage alternate commute (e.g. work hours, locker rooms, etc.) 

4. Develop promotional campaign to market housing in the corridor area 

5. Develop charrette program for future developments (multi-lot developments, large-scale developments) that 
establishes parameters and engages users 

Steering Committee Draft 
2-20-14

32



CHAPTER 3: TRANSPORTATION 
The growth along the Michigan Street Corridor offers many benefits to the city and region.  One of the impacts of this growth is 
the strain placed on the transportation system as a result of the increased traffic demand.  Increased traffic at the 
Michigan/College intersection, especially in the morning and evening rush hours, is one example of how development can 
impact an area.  Initially, the city studied a variety of typical design options to increase capacity by adding lanes at this 
intersection.  It soon became apparent that improvements to this intersection alone would only be a band-aid.  As additional 
development continues, a number of other street improvements would be required.  A reactive piecemeal process with a series 
of street capacity improvements could be in conflict with many of the city’s goals for a vibrant, walkable place that will endure.  
To ensure that this type of process does not occur, the city expanded the intersection evaluation into a more comprehensive 
process to take a long-term look at the land uses, design, and multi-modal transportation for the Michigan Street Corridor. 
 
The typical response to address this type of traffic impact on transportation is to widen the streets and intersections to 
accommodate the traffic.  This approach will not work in the Michigan Street Corridor for several reasons: 
 

1. The existing right-of-way (ROW) is limited (e.g. existing homes and businesses are located in close proximity to the 
ROW) 

2. Funding for road widening projects is limited and obtaining of funds highly competitive 
3. Most importantly, widening the roads would not fit the desired character of the Michigan Street Corridor 

 
Most of the travel in the Corridor area today is by automobile, often by a single-occupant car during the rush hours.  Widening to 
reduce the congestion that mostly occurs for a very short duration of the day is not practical, nor cost effective.  This plan 
pursues a multi-modal solution.  Multi-modal transportation involves a series of improvements to shift some of the travel from 
automobile to walking, bicycling, or transit.  In addition, the mixture of land uses proposed will entice people to walk between 
uses, even if they drive into the area and park (a “park and walk” philosophy). 
 
A consensus was reached among the stakeholders, residents, advisory groups, City officials, City planners and engineers, and 
staff from the various transportation agencies.  The goal is a strong transportation system that provides safe conditions and 
reasonably smooth flow for automobiles, but also emphasizes travel for transit users, pedestrians, and bicyclists.  
Recommendations in the plan promote a “complete streets” approach for a multi-modal transportation system that meets the 
needs of all types of travelers of all ages and abilities.  Using this complete streets approach (see Figure 3-1), the Steering 
Committee paid particular attention to improvements for pedestrians. 
 

FIGURE 3-1. COMPLETE STREETS 
This graphic illustrates how “Complete Streets” can apply to a typical street by providing space that 

accommodates vehicles, bicyclists, pedestrians, and development. 

 
Source: LSL Planning 

 
This chapter begins with a review of the current issues facing the Michigan Street Corridor area.  The transportation alternatives 
that were considered are described, followed by the motorized, non-motorized, transit, and transportation demand management 
(TDM) plans.  The final section of this chapter highlights the Lyon Separated Bikeway as a demonstration project. 
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FIGURE 3-2. CONTEXT MAP 
This graphic illustrates the key existing traffic conditions, including traffic volumes, parking 

conditions, and high crash locations 

 
Source: LSL Planning 

 
• Over 20,000 vehicles travel through the Medical Mile daily (Figure 3-2 shows daily values of each segment). 
• Five intersections that have the most vehicle crashes are within the area that these 20,000 vehicles travel throughout. 
• This same area fails to meet its daily parking demand by approximately 600 spaces. 
• Over “insert stat from The Rapid” people use transit along Michigan Street on a typical day. 

3.1 Complete Streets Approach 
Historically, transportation decisions were made in the interest of motorized safety, and while such efforts have resulted in 
improved safety on Michigan roads, they have also resulted in degraded environments for pedestrians, bicyclists and transit 
riders.  For years, road right-of-ways have served their function of moving vehicular traffic; however they are a tremendous 
public asset that can be used for much more.  They represent important connections within a community, provide routes for 
travel and commerce, and project the first impression that will shape the community’s image.  Traditionally, transportation 
planning focused on moving cars and trucks efficiently.  Different streets were categorized with others, and all planned to have 
consistent right-of-way widths and function.  In that era, land use was primarily considered in relationship to the amount or type 
of traffic it created, and not necessarily the quality of development or the places it created. 
 
Since the 1970’s, transportation planning philosophies are have shifted to one that focuses on safety for everyone who might 
use streets, such as bicyclists, pedestrians, transit riders.  This focus also includes safety for people of all ages and abilities, 
such as children, the elderly and the disabled.  All users need safe and varied routes to accommodate their individual travel 
needs.  The City of Grand Rapids has put into place a Complete Streets policy that will implement these strategies when 
feasible, giving priority to pedestrians, bicyclists, and transit riders throughout the city. 
 
The ability to adequately accommodate the desired growth within the Michigan Street Corridor and its associated vehicular 
travel demands has become an increasing concern for the city, neighbors, and the institutions.  Corridor stakeholders wanted to 
set a high-bar for strategic and sustainable travel management, which is shown in Figure 3-3 below: 
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FIGURE 3-3 MODE SHARE TARGETS 
This table illustrates the existing and proposed usage of each mode of transportation within the 

Michigan Street Corridor area 

MODE SHARE TARGETS 
     Estimated Current Targets (10% mode shift) 
   Auto  95% 70-90%2,3 

Transit (bus + shuttle) 1-2%1 5-10%3 

Bike  0.2%2 2%2 

Pedestrian  3-5%3 10%3 
Source: LSL Planning  

Complete streets provide a more efficient way to move people.  Figure 3-4 shows the area of street needed to accommodate the 
same number of people in various modes.  Clearly, single-occupant vehicle driving provides the greatest demand for wide 
streets. 

FIGURE 3-4. ROADWAY SPACE CONSUMPTION 
This graphic illustrates the amount of street space 60 travelers occupy when utilizing different 

modes of transportation 

 
Source: Smart Growth America 

 
The concept of meeting the needs of all users requires a careful analysis of the types of people who will likely use transportation 
facilities.  Figure 3-5 explains the typical characteristics of different types of travelers.  For example, a “convinced and 
committed” bicyclist with experience and confidence will be more comfortable using a bike lane than a “no way, no how!” user.  
In some cases, it is important to separate these users, as an aggressive biker can also pose serious threats to others if a crash 
does occur.  Similarly, those riding transit who have never used the system, may need additional information before they feel 
“confident but cautious.”  A variety of transportation facilities will be needed so that all of these users can travel safely.   
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FIGURE 3-5. GENERALIZED TRAVELER TYPES 
This table describes typical travelers by their level of comfort/experience using transit 

GENERALIZED TRAVELER TYPES 
  Typology Description 
  
Convinced and committed Regular transit, telecommuting, or non-motorized travel users; early adopters either by commitment, 

choice, or condition (economic limitations to travel choice) 

Confident, but cautious 
Travelers who may have used non-private auto travel modes in the past or occasionally, but do not use 
them routinely; perhaps because they have other choices and/or they feel alternate modes do not 
conveniently and reliably meet their needs 

Curious, but skeptical 
Travelers who have not tried alternative travel modes, but would consider trying them if they had 
sufficient information about how to use them and confidence that the option would meet their needs 
and be reliable.  Lack of information, and skepticism about reliability is a major barrier to current use 

No way, no how! Travelers who may or may not have tried alternative commutes, but are nonetheless not interested in 
using them even occasionally 

Source: Smart Growth America  

 
Where Are We Today? 
2035 Projected Development 
1. 15,000 daytime employees arriving and then leaving over 2 peak hours (7,500 per hour) 
2. 1,600 to 10,000 new residential units being contemplated for the study area and downtown 
 
Current Transportation System Capacity 
• Travel lane capacity = 1,000 cars/hour   (x) 4 lanes   = 4,000 cars/hour 
• Bus   = 40 passengers/bus   (x) 29 buses   = 1,160 bus seats/hour 
• Bus Rapid Transit  = 40 passengers/bus  (x) 9 buses   = 360 bus seats/hour 
• Bikes   = 1,000 bikes/bike lane/hour (x) 2 lanes (x) 2 directions  = 2,000 bikes/hour 
• Pedestrian capacity is influenced by sidewalk width, condition, buffers and crossing ease 
 
Where Could We Be? 
Historically, transportation system performance was evaluated primarily based on motor vehicle traffic speed and delay.  Level-
Of-Service (LOS) ratings (typically with A=best and F=worst), are widely used to evaluate problems and potential solutions. 
Because they use letter grading similar to school grades, they are easy to understand and have been the standard measure of 
transportation impacts for decades.  However, this approach favors street expansion over other types of transportation 
improvements, which has contributed to automobile dependency. 
 
Multi-Modal Level-of-Service Indicators (see Figure 3-6) are rating systems that consider factors used to evaluate all 
effectiveness of all travel modes. Instead of using one LOS for vehicular travel, a multi-modal LOS would consider the intended 
function of the street and measure its ability to serve that function.  For example, arterial streets are more likely to prioritize 
auto travel over downtown streets that will favor the pedestrian and transit modes (see Figure 3-7). Therefore, on downtown 
streets, the Target LOS for pedestrians should be at a Grade A, B or C, and the Target LOS for automobiles at a C, D or E, 
depending on the strength of priorities that are established. 
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FIGURE 3-6. MULTI-MODAL LEVEL OF SERVICE 
This illustration shows the current conditions of Michigan Street and typical improvements that can 

create a multi-modal Corridor. 

 
Source: LSL Planning  

 
Figure 3-7 illustrates how different improvements to alternatives modes of transportation (pedestrian, bicycle, and transit) can 
directly increase their LOS while directly reducing LOS for vehicles.  The Michigan Department of Transportation (MDOT) requires 
that vehicle operations maintain LOS of “D” or better, so an appropriate balance needs to be developed between all modes of 
transportation by mitigating the negative impacts on vehicle LOS that any improvements to pedestrian, bicycle, and transit 
facilities may have. 
 

How Do We Get There? 
Achieving better “grades” for alternative travel modes (walking, biking and transit) requires a concerted effort to improve the 
environment for those users, especially where they are the priority user.  The following list includes a variety of capital 
improvements that can be made as well as less costly programming and planning efforts to help improve the multi-modal level 
of service provided: 
• Higher level of transit (more frequent, more capacity, stations instead of stops, etc.) 
• Premium bicycle facilities and connections 
• New pedestrian connections/crossings 
• Target specific number of employees to live within Corridor 
• Variable (higher) parking prices and/or permitting 
• Shuttles to parking/North Monroe/other housing 
• Bikeshare program 
• Ensure all residents are within 1 mile of a trail, ½ mile of a bike lane and ¼ mile of a signed bike route 
• Educate all road users to promote safe and respectful behavior 
• Support legislation and enforcement practices that target dangerous conduct 
• Bike to work challenge (twice per month) 
 
The possible paths to pursue transportation demand management are virtually limitless, however not all may have the same 
level of effectiveness for the Michigan Street Corridor at this current point in its evolution, while others – such as enhanced 
pedestrian and bicycle accommodations – are well underway already. 
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3.2 Non-Motorized Travel (Pedestrians & Bicyclists) 
Pedestrians are the most vulnerable traveler on Michigan Street, and their needs are quite basic: comfortable, safe and 
interesting places to walk, and destinations within walking distance. A highly walkable Corridor includes a range of ingredients – 
places to walk to (destinations), comfortable places to walk, and ease of crossing Michigan Street.  There are some blocks that 
are fairly walkable, but need some enhancement.  Most of the blocks, however, need a transformative change to be an inviting 
and safe place to walk. 
 

FIGURE 3-7. PEDESTRIAN IMPROVEMENTS 
This graphic illustrates how the features listed above could be applied to an existing segment 

within the Michigan Street Corridor. 

 
 

1. A land use pattern that is compatible with walking; trips are short, and can be made on foot 
2. Continuous sidewalks of appropriate width 
3. Safe crossings 
4. Buffering from traffic 
5. Interesting and inviting streetscape and buildings which address the street with doors and windows 
6. Comfortable places to sit and wait (especially for transit Corridors) 
7. Streetscape of trees and lighting that provide shade, security and help define the pedestrian realm 

 
In order to understand current pedestrian conditions within the Corridor and craft recommendations for pedestrian-oriented 
design many committee members and city staff participated in a series of walking tours.  In addition, the City conducted a 
walkability audit to determine a general pedestrian level of service (LOS) for each segment of Michigan Street.  Figure 3-8 lists 
the factors considered when determining pedestrian LOS: 
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FIGURE 3-8. PEDESTRIAN LEVEL OF SERVICE (LOS) AUDIT METHODOLOGY 
This table illustrates the methodology that was used when analyzing the existing pedestrian level 

of service (LOS) within the Michigan Street Corridor area. 

 
Source: LSL Planning & Smart Mobility  

 
The criteria in the Figure 3-8 were applied to segments of Michigan Street, beginning in downtown at Monroe and extending to 
Plymouth.  The pedestrian LOS audit (see Figure 3-9) revealed a variety of conditions, with LOS ranging from “A” in downtown 
Grand Rapids to “E” at several locations within the central segment of the Michigan Street Corridor.   

 
FIGURE 3-9. PEDESTRIAN LEVEL OF SERVICE (LOS) AUDIT RESULTS 

This map illustrates the results of the on-site pedestrian level of service (LOS) audit and images of 
existing pedestrian conditions within each segment 

 
Source: LSL Planning 

 

Actions 
A number of changes will improve the pedestrian Level of Service (LOS) within the Michigan Street Corridor area. 
 
• Curb Ramps.  Improve accessibility at intersections, particularly in the medical district where pedestrians needing these 

amenities will be more frequent. Many of the curb ramps currently are diagonally aligned, which sends the pedestrian into 
the center of the intersection rather than in the direction of the crosswalk.  
 
At intersections where few large trucks are expected to be making right turns, curb radii should be as small as possible, no 
wider than 10 to 15 feet.  If large trucks do occasionally make right turns, they may need to cross the centerline.  The safety 
tradeoffs between better accessibility and safer crosswalks should be weighed against the risk of trucks crossing the 
centerline on occasion.  At intersections where a larger turning radius is appropriate due to frequent right turns by large 
trucks, the edges of the curb ramp should be aligned in the direction of the crosswalk.  Providing an edge that directs the 
pedestrian in correct alignment with the crosswalk is of great benefit for a safe and efficient crossing. 

 

A B C D E F

Character Image

Description

LOS "A" is characteristic of 
conditions in the downtown core, 
where the sidewalk is wide and 
shaded, and pedestrians are safely 
buffered from vehicle traffic.

LOS "B" is characteristic of the 
area just east of the downtown 
core, where the sidewalk is wide 
and partially shaded, and 
pedestrians are safely buffered 
from vehicle traffic.

LOS "C" is characteristic of the area 
near most of the major institutions, 
where the sidewalk is narrow but 
in good condition, although not 
consistently shaded.  Pedestrians 
are only buffered from vehicle 
traffic by a small curblawn.

LOS "D" is characteristic of a large 
portion of the Michigan Street 
Corridor, where sidewalks are 
narrow and only in fair condition, 
and not consistently shaded.  
Pedestrians are buffered from 
vehicle traffic by a small hardscape 
area.

LOS "E" is characteristic of a large 
portion of the Michigan Street 
Corridor, where sidewalks are 
narrow and in poor condition, and 
not shaded.  Pedestrians are not 
buffered from vehicle traffic.

LOS "F" is characteristic of an area 
where sidewalks do not exist.

Sidewalk Width 10 ft. 5-10 ft. 5 ft. 5 ft. 5 ft. None

Buffer 5 ft. landscape with street trees 5 ft. landscape 2-3 ft. landscape 2-3 ft. hardscape Curb/gutter None

Tree Canopy Mature trees in excellent condition 
providing full shade

Mature trees in fair condition 
providing full shade

Medium trees in fair condition 
providing some shade

Saplings in excellent condition 
providing no shade

Saplings in poor condition providing 
no shade

None

Pedestrian Crossing Wide crossing with audible 
countdown signal every 400 ft.

Wide crossing with countdown 
signal every 400 ft.

Wide crossing with standard signal, 
one per segment

Narrow crossing with standard 
signal, one per crossing segment

Narrow crossing with no signal, one 
per segment

None

PEDESTRIAN LEVEL OF SERVICE (LOS) AUDIT METHODOLOGY
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• Crosswalk markings.  Michigan Street is quite wide, particularly in the medical district where there is substantial pedestrian 
activity. Pedestrian crossings could be highlighted through bold markings and colorized treatments. This type of treatment 
sends automobiles the message that they are crossing a pedestrian path and should use caution.  
 
The crosswalks can be emphasized with color and texture changes. This would function in part to alert motorists to expect 
pedestrians to be present, and the texture would help provide tactile clues to keep crossing pedestrians in the crosswalk, to 
compensate for the diagonal entry points. There are numerous options to achieve this, but it is recommended that a 
stamped or imprinted concrete be used, rather than paving blocks which could become uneven. 

 
• Streetscape Buffer.  While sidewalks in some areas are quite wide, there is limited or no landscaping and streetscape 

elements to soften the environment and visually buffer pedestrians from cars. There is no on-street parking on most of the 
Corridor, and when combined with high volumes, this can combine to make pedestrians exposed. 

 
• Visual Interest and Landmarks.  Walking up the steep portion of Michigan Street can be daunting and not always pleasant. 

While the high volumes are a factor, also critical is the steep upgrade, combined with a street with very little visual interest 
and distraction at eye level. While there are very large and attractive buildings that serve as monumental landmarks, they 
have nothing to offer in the way of comfort to a pedestrian at the appropriate scale.  Places to rest would be particularly 
appropriate given both the steep hill and the fact that many visitors to the Corridor are in need of medical services and not 
at their peak fitness.  
 
Because the Corridor serves many visitors who are unfamiliar with the area, and sometimes dealing with the stress of a 
medical condition, it is sometimes challenging for visitors to find their way, and for medical staff to provide landmarks as 
they give their patients walking directions to other nearby facilities. If there were features such as sculptures, fountains or 
storefront businesses, these would serve as a helpful amenity for both wayfinding and providing interest and distraction.  
 
The development pattern along the core of the medical service area has turned “inward,” so services such as coffee shops 
and banks are located inside the buildings, and not facing the street.  While some of these services are offered to the 
public, there is little indication to a passerby that they exist.  For Michigan Street to be a truly pedestrian oriented area, the 
land development and building patterns need to contribute positively to the pedestrian experience.  Most important is to 
provide a friendly face to the street (with windows and doors that allow the pedestrian to see what is inside), provide 
landmarks and metering of walking distance, and to provide services to pedestrians in need of rest of refreshment. 

 
• Audible Pedestrian Signals.  The need for audible pedestrian signals (APS) on Michigan Street requires further 

consideration. In general, priority for installing APS are as follows: 
 

- Potential demand or request for accessible pedestrian signals 
- Traffic volumes during times when pedestrians might be present; including  

 Periods of low traffic volumes (when audible cues to traffic aren’t available) OR  
 High turn-on-red volumes 

- The complexity of traffic signal phasing, which makes it more challenging to assess a safe crossing phase 
- The complexity of intersection geometry, which could make it challenging to get properly aligned with the crosswalk  

 
Along Michigan Street, several intersections were considered for their suitability for APS. The following observations were 
made: 

- Ionia/Ottawa Interchange: This intersection has inadequate pedestrian crossing time, and relatively lower demand 
for medical use, so it is not a high priority for APS. 

- Barclay/Michigan: This intersection has the most optimal design for accessible crossings, and its location in the 
center of the medical district indicates demand. The high buildings in this area make it more difficult to hear the 
audible cues for crossing safely. This is a high priority for APS installation.  

- Michigan/Coit: This location, similar to Barclay, has relatively higher demand for accessible crossings, and 
reasonable pedestrian design.  

- Lafayette/Michigan: The southbound right turn lane leads to high right-turn-on-red volumes, which can make 
crossing challenging. In the short term, a “no turn on red during pedestrian phase” or similar sign could be 
installed. An audible signal should be installed if a northbound right turn lane is added in the future. 

- Michigan/College: This intersection is at the edge of the medical district, and will be widened in the short/medium 
term with a westbound right turn lane, and southbound right turn lane. These should be mitigated with “no turn on 
red during pedestrian phase” or similar sign. It is a poor environment for pedestrians at best, and an APS 
installation would have only a marginal improvement. 
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3.3 Bicycle Travel 
Grand Rapids has a strong and increasing number of bicyclists.  One of the Plan’s goals is to make bicycling  a more attractive 
travel choice.  In particular, concepts were pursued that would encourage more people to bicycle to work, school, and for 
recreation. 
 
Similar to pedestrian travel, conditions are not suitable for bicyclists along Michigan Street.  Traffic volumes and speeds 
combined with the tight conditions discourage bicycling for all but the most experienced bicyclists.  In addition, the Michigan 
Street hill can be intimidating to even those skilled cyclists. 
 
The general approach to the bicycle-related recommendations in the plan includes: 
• Complement the city’s overall bikeway plan 
• A system that can attract the highest volume of users (i.e. most casual bicyclists will be more comfortable on streets with 

lower volume, low speed traffic) 
• A system that helps link neighborhoods and destinations 
• A network of bikeways that separates the bicyclists from pedestrians and improves the compatibility of bicyclists with 

motorists (where practical) 
 

Actions 
A number of improvements to the network of bicycle facilities are recommended for the Michigan Street Corridor area as part of 
this plan.  These improvements range from newly constructed bicycle facilities to designation of new routes, and coincide with 
the City’s overall vision for a bicycle network as proposed in Green Grand Rapids.  
 
• Lyon Separated Bikeway.  Design Michigan’s first separated bikeway along Lyon Street (described in the Demonstration 

Project at the end of this chapter) 
• Connections.  Provide bikeway “connections” between Lyon and Michigan Street 
• Conversion Mayfield to Plymouth.  Explore a conversion of Michigan Street from five lanes to three lanes east of Mayfield to 

Plymouth where traffic volumes do not require five lanes 
• Bicycle Parking.  Include bicycle parking with new development 

3.4 Transit 
To accommodate the upward trend in traffic and proposed land use changes within the Corridor, it is critical for the City, the 
Rapid, and anchor institutions to continue to collaborate on ways to improve transit service and amenities to meet the goal to 
increase use of transit.  Several plans are already in place for new service (see Figure 3-11), and are highlighted below along 
with recommendations for future improvements. 
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FIGURE 3-11. TRANSIT PLAN 
This map illustrates proposed improvements to transit within the Michigan Street Corridor area 

 
Source: LSL Planning 

 

Actions 
A number of improvements and enhancements to the existing transit system are recommended for the Michigan Street Corridor 
area as part of this plan.  These recommendations focus on enhancing the existing systems to provide high-quality, reliable 
service to the Michigan Street Corridor area and also focus on developing connections to existing and planned transit routes 
that serve the Grand Rapids region. 
 
• Silver Line Bus Rapid Transit (BRT).  This system is currently under construction along Division Avenue, and will connect the 

three cities of Grand Rapids, Kentwood, and Wyoming.  Michigan Street and Bostwick is the northern-most intersection that 
will accommodate a Silver Line station.  The position of the Corridor at the terminus of this system makes it a prime 
destination for regional transit users and provides precedence for expanding and enhancing transit from this point of 
access. 

• Express Bus.  The current system of bus routes serving the Michigan Street Corridor contains gaps between Fuller and 
Plymouth as well as to East Beltline.  In order to provide better access to anchor institutions that may encourage alterative 
transportation patterns, the City should work with The Rapid to explore creation of an “Express” line along Michigan Street 
that extends from Division to East Beltline.  This line could be an extension of the planned Laker Line that will connect the 
Grand Valley State University campus in Allendale with the GVSU downtown campus and other downtown locations, and 
could be developed in conjunction with a park-and-ride station at its terminus near East Beltline, further serving commuting 
employees of key anchor institutions with the Corridor. 

• Enhanced Bus.  A recommendation that would integrate with both the Silver Line Bus Rapid Transit and Express Bus will be 
an enhanced system designed to serve a core zone along Michigan Street between Division and Diamond.  This system 
could be similar in nature to the Silver Line Bus Rapid Transit (e.g. amenities, level-boarding, etc.).  This could include 
stations instead of stops, pre-pay kiosks, and “real time” information.  Committee members also discussed the benefit of 
“branded” vehicles with amenities that create an ambiance to attract riders who might not choose to ride a traditional bus.  
The Bus Rapid Transit system typically has dedicated lanes to allow transit to move more freely.  The tight right-of-way 
makes it impractical to have dedicated transit lanes along most of Michigan Street.  However, there may be potential for 
dedicated transit lanes in some segments, such as east of Fuller, or at certain intersections.  One option could be a 
reversible “transit only” lane that goes in the same direction as peak hour traffic, while the transit vehicle going in the other 
direction shares lanes with other vehicles.  Providing transit vehicles priority at signalized intersections is another option. 

• Monroe Streetcar.  Plans for a streetcar on Monroe Avenue from Downtown Grand Rapids to the Monroe North 
neighborhood are currently being prepared under direction of The Rapid.  This streetcar line could serve as a connection 
between several neighborhoods and destinations in the downtown area.  Other systems that are in construction (Silver Line 
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BRT) and proposed (express and enhanced bus) could be connected with the Monroe Streetcar via the designation and 
development of a transit node at the Michigan/Monroe intersection.  The streetcar system could provide additional access 
to the Michigan Street Corridor for adjacent neighborhoods. 

• Commuter Rail.  The Commuter Rail line is a long-term system alternative that will allow the current rail line serving the 
Michigan Street Corridor to be utilized for both passenger and freight transportation.  The planned transit hub at the 
Michigan/Diamond intersection will provide a direct connection for commuting transit riders to the Corridor.  The Commuter 
Rail line would terminate at its intersection with Plainfield Avenue in the Monroe North neighborhood, providing further 
connections to the overall transit system by linking to the planned express bus line. 

3.5 Autos 
This section describes the modeling that was used to compare the results of different transportation improvement alternatives. 
 
Part of the process to test the benefits of different alternatives utilized computer modeling.  Typical network and intersection 
modeling estimate the number of vehicles traveling along streets and through intersections today and in the future.  Those 
models do not always comprehend the implications of different land use patterns and approaches that encourage more trips by 
walking, bicycle, or transit.  So a new model, the EPA’s MXD (mixed-use) model was used for Michigan Street (described in more 
detail below).  2008-2010 traffic counts were obtained from the City of Grand Rapids. Additional 2012 traffic counts were 
collected at select locations on Michigan Street to develop a growth factor to adjust and project traffic volumes from 2008 to 
2012 and then to develop projections for the 2035 design year. The 2035 forecast traffic volumes were then used as inputs to 
the MXD (Mixed Use Development) model. The results of the MXD model were then used as inputs for the Synchro analysis. 
Figure 3-12 illustrates this methodology used for the traffic development and analysis. 
 

FIGURE 3-12. MODELING METHODOLOGY 
This graphic illustrates the methodology used to model existing and future traffic operations within 

the Michigan Street Corridor area 

 
Source: Smart Mobility, Inc. 

 
A 2008 Synchro model was obtained from the City of Grand Rapids and was used as a base to develop the 2035 design year 
Do-Nothing (DN) Synchro model during the AM and PM peak periods. The “Do-Nothing” condition takes the existing network 
(plus any committed projects) and adds projected 2035 traffic to it, thus creating a condition if “nothing is done”– no 
improvements beyond those already committed to be built. The Do-Nothing shows the impact of 2035 traffic on the network if 
nothing is changed.  The 2035 DN Synchro model was then used as a base to develop the 2035 Build Alternatives.  
 
The modeling begins with the regional travel demand model developed and maintained by the Grand Valley Metropolitan 
Council.  The refined subarea model was then developed by the project team, which included three stages: 

1. Adding model detail 
2. Moving from a daily 2009 model to 2011 morning and afternoon peak hour models 
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3. Making model enhancements to account for the effects of mixed use development – especially through estimating the 
number of non-motorized trips in dense mixed-use areas 

 
The subarea model was then used to provide a base for the Synchro modeling, with additional model detail included: 

• Transportation Analysis Zones (TAZs) 
• Network detail (streets, one-way coding, turn restrictions at Ottawa off-ramp) 
• Trip generation enhancements (medical employment, community college employment) 

 
Two iterations of the model were performed to convert the person trips back to auto trips for traffic evaluation: 

1. Post-processing with the MXD spreadsheet 
2. Moving similar algorithms to MXD into the model 

 
The MXD spreadsheet model was recently developed for the USEPA Office of Smart Growth. It estimates internal capture trips, 
walk trips and transit trips through a spreadsheet tool. This approach was employed to more realistically reflect the desired 
influence of converting the Michigan Street Corridor into a more pedestrian and transit-friendly Corridor. The internal capture 
rates calculated by the MXD spreadsheet for 2011 typically are in the 10-15% range, which is significantly higher than for 
suburban areas.  The highest calculated rates are in the areas with the best jobs-housing balance.  After accounting for non-
motorized trips, the remaining person trips are converted to vehicle trips and assigned to the network. 

Actions 
After assessing the various alternatives, analyzing them through extensive modeling, and garnering community input on each 
alternative, the city was able to determine a set of improvements that would combine to form a comprehensive motorized 
transportation plan for the Michigan Street Corridor. 
 

• Ottawa/Ionia Interchange.  The addition of dual SB left-turn lanes at Ottawa Avenue and Michigan Street intersection 
would provide additional capacity to accommodate the increased traffic turning left onto EB Michigan Street.  Some 
operational improvements are anticipated at College Avenue and Michigan Street, however not sufficient enough to 
alleviate the need for further improvements at Ottawa Avenue and Michigan Street intersection.  However, the dual 
SBLs at Ottawa Avenue and Michigan Street intersection will only improve level of service for a few years, allowing the 
City and MDOT to develop and implement a longer term solution for this intersection and the I-196/Ottawa/Ionia 
interchange area.  Because a longer-term solution is need for the interchange, it was determined that any possible 
reconfiguration would need to be studied further before a recommendation could be made.  As such, the city will move 
forward, partnering with MDOT, GVMC, and other stakeholder groups, to analyze the interchange and develop an 
Access Justification Report (AJR) that will produce a final recommendation for improvements. 
 

• Hastings Reconfiguration, etc.  The intent of this recommendation was to reduce congestion at the College Avenue and 
Michigan Street intersection by providing an alternate route to the College Avenue and I-196 interchange via Hastings 
Street. A new segment of Hastings Street would tie directly to College Avenue with a new signalized intersection that 
would allow two-way traffic.  The signal would stop SB College traffic during the ramp terminal phase, to allow the dual 
right Hastings traffic to pre-load the SB movement. No EBL turns would be allowed from Hastings. It was assumed that 
this alternative route will reduce the eastbound left turning traffic at College Avenue and Michigan Street intersection, 
thus providing a less congested I-196 access route. 

 
• Michigan/College Intersection, etc.  The City developed several alternatives that would modify the College Avenue and 

Michigan Street intersection by adding capacity, providing additional green time, and modifying the signal phasing. 
Several improvement options were analyzed and dropped due to excessive ROW requirements, lack of benefit, or lack 
of community support, such as a roundabout or a continuous flow intersection.  As such, three (3) options were carried 
forward and further analyzed:  
- Disappearing Left with Split Phase:  This option will convert one EB through lane to a second EB left turn lane 

during peak hour periods and restrict the WB left. This alternative will include the addition of a WB right turn lane 
and a second SB right turn lane. ROW will be required from the NE and NW quadrants. 

- Dual Protected Lefts:  This option will add a second EBL turn with protected phasing.  This alternative will include 
the addition of a WB right turn lane and a second SB right turn bay. ROW will be required from the NW and NE 
quadrants and the SW quadrant. 

- Thru-Turn:  This option will prohibit all left-turns onto College Avenue, instead directing traffic through the 
intersection to new Thru-Turn intersections.  These intersections would allow vehicles to stack in the left-turn lane 
approximately 1/3 mile from the Michigan/College intersection.  A newly installed traffic signal would allow vehicles 
to perform a “U-turn” that would direct them toward the Michigan/College intersection right-turn lanes.  This option 
would require ROW acquisition on the N side of Michigan for the eastern Thru-Turn and on the S side of Michigan 
for the western Thru-Turn. 
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• Michigan Street Intermittent Median (Diamond to Fuller), etc.  This alternative would require the removal of on-
street parking within this segment, and would allow for the installation of an intermittent median at specific locations.  
Access management techniques, such as consolidating driveways to eliminate curb-cuts, could be implemented to 
improve the feasibility of the median and provide safer conditions for bicyclists and pedestrians.  The potential exists 
for new on-street parking to be provided if a developer chooses to dedicate space within their property. 

• Michigan Street Conversion from 5 to 3 Lanes (Mayfield to Plymouth), etc. This alternative involves 
implementing a reduction of vehicle travel lanes from 5 to 3 on Michigan Street between Mayfield and Plymouth to 
provide dedicated bike lanes. The intent of this alternative was to determine if a vehicle lane could be removed in favor 
of dedicated bike lanes.  The road would be restriped to three lanes, with bike lanes as well. 

 
FIGURE 3-13. MOTORIZED TRANSPORTATION PLAN PHASING 

This graphic illustrates the three (3) phases of motorized transportation improvements within the 
Michigan Street Corridor area 

 

Steering Committee Draft 
2-20-14

45



Phase 1 

Michigan/Ottawa Intersection 
Phase 1 proposes expansion of I-196 EB off-ramps 
at the Michigan/Ottawa intersection from one lane 
to three lanes with direct access onto EB Michigan 
Street by providing dual SB left-turn lanes.  With 
the dual SB left-turn lanes, two receiving lanes are 
needed on the EB Michigan Street leg between 
Ottawa and Ionia Avenue. 

It was observed through Synchro analysis that the 
direct access to EB Michigan Street from the I-196 
EB off-ramp resulted in an approximate 20% traffic 
diversion from the Michigan/College intersection 
and alleviated some of the congestion at that 
intersection. 

In addition to the improvements made at the 
Michigan/Ottawa intersection, it was determined 
that a more detailed study of the interchange 
would be required before any reconfigurations 
could be made.  The City of Grand Rapids and 
MDOT will coordinate with stakeholders and 
agencies to complete and Access Justification 
Report (AJR) for the interchange area. 

Michigan/College Intersection 
A peak-hour only dual EB left-turn lane with no WB 
left-turn lane (due to geometric alignment issues) 
was analyzed as part of the short-term analysis.  
This alternative assumed that WB right-turn and SB 
right-turn bays would be required. 

Even though it helped in lower ROW acquisitions 
and achieving LOS D, it was observed that it would 
immediately create confusion for drivers, especially 
for EB left-turn lane turning traffic because dual 
left-turns will be activated during peak hours only.  
Driver behavior typically adjusts over time, as 
people become familiar with the condition. 

A long term alternative proposes converting the 
peak hour only EB left-turn lane back into a single 
EB left-turn lane (allowing the WB left-turn 
movement again) and constructing a SB right-turn 
bay and WB right-turn bay.  The proposed changes 
(along with improvements to the Hastings/College 
intersection) will result in all turning movements 
operating at LOS D or better through 2035.  
However, this alternative will require greater ROW 
acquisition and construction costs. 
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Phase 2 

Michigan/Hastings Intersection 
This alternative will convert Hastings Street west of 
College Avenue from one-way to two-way.  As a 
result, it will provide direct access to College 
Avenue and I-196 for the neighborhood residents, 
as well as an alternate “back door” to the I-196 
WB ramp at College.  This alternative also helps to 
alleviate congestion at the Michigan/College 
intersection by reducing EB left-turns.  The traffic 
impacts associated with the Grand Valley State 
University land acquisition north of I-196 needs to 
be evaluated to determine if the Hastings 
realignment needs to shift farther north and if 
other improvements are needs. 

This alternative will require costly ROW acquisition 
and higher constructability costs.  Even with these 
factors, this is a prudent alternative to consider, 
because the longer-term improvements will be 
needed to addres the SB right-turn and WB right-
turn failing movements at the Michigan/College 
intersection. 

Road Diet (East of Mayfield) 
Lower traffic volumes east of Mayfield to the East 
Beltline and an environment more rural in nature 
provide the opportunity to reduce the number of 
lanes from 5 to 3.  This will provide more space in 
the ROW for bike lanes, narrow medians, and more 
pronounced mid-block pedestrian crossings. 

Phase 3 

Ottawa/Ionia Interchange 
Long-term reconfiguration of the Ottawa/Ionia 
interchange will focus on creating easier 
movements for vehicles to enter and exit the 
expressway.  The Michigan Street Corridor and the 
Monroe North District are expected to continually 
grow though institutional investment, new 
business, and new housing.  This reconfiguration 
should focus on creating better connections from 
the expressway to the neighborhoods, which could 
include evaluation of one-way streets.  This 
reconfiguration will also reduce congestion 
throughout the entire network, especially at the 
Michigan/College intersection.   
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3.6 Transportation Demand Management 
Traditionally, transportation planning has focused on accommodating transportation supply by widening roads and ensuring that 
vehicular travel was the fastest and most convenient way for people to travel.  In recent years, cities are beginning to look at 
“demand management” as a way to reach the same goal by focusing on reducing the need for vehicular travel.  Travel Demand 
Management (TDM) includes strategies or techniques that reduce vehicular travel by providing travelers with other 
transportation options (See Figure 3-14).  To optimize TDM on the Michigan Street Corridor, a more coordinated and holistic 
approach is required beyond the separate and isolated practices currently employed in individual instances. 
 

FIGURE 3-14. TDM IMPLEMENTATION MATRIX 
This table illustrates the typical implementation process, funding, and phasing of each TDM policy 

TDM IMPLEMENTATION MATRIX 
     

TDM Strategy Responsible 
Stakeholder 

Estimated Cost 
Potential 
Funding 
Source 

Timeline 

     Transportation Management         

Designate a TDM coordinator 
Stakeholder committee 
Host institution (GVSU 
recommended) 

$75,000 - $90,000 + $15,000 for 
marketing and supplies 

CMAQ funding 
Beneficiary 
institutions 
Reallocation of 
existing staff 

1-6 
months 

Establish a Transportation 
Management Association 

Stakeholder committee 
Legislative body $100,000 - $500,000 

CMAQ funding 
Designated fee 
structure 
Parking cost 
savings 

1-3 years 

Parking Management         

Establish baseline parking information 
Planning department 
Parking facility owners 

2000 hours in-house staff time or 
$70,000 if external consultant 

Foundation 
grant 
Facility owners 

Immediat
e 

Reform permits and pricing Parking facility owners Staff time Restructured 
rates 

1-6 
months 

Explore the creation of a Parking 
Management District 

Stakeholder committee 
Lead entity (Parking 
Authority recommended) 

$200,000 - $400,000 

City or 
foundation 
funding 
Facility owners 

1-3 years 

Transit Solutions         
Address concerns to ensure the 
participation of Spectrum Health The Rapid Staff time N/A 

Immediat
e 

Consolidate shuttles into a branded 
"choice-rider" service 

The Rapid 
Grand Rapids Parking 
Authority 
Major Institutions 

$2.5 - $4.6 billion (capital) 
$760,000 (operating) 

Redirected 
shuttle costs 
CMAQ funding 
Cost savings on 
parking 

1-2 years 
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Implement an eco-pass The Rapid 
Major Institutions 

$1.5 million 

Existing pass 
agreements 
Student 
transportation 
fees 
Employee transit 
benefits 

1 year 

Live Near Work Strategies         
Explore employer "supply side" 
opportunities and strategies 

City of Grand Rapids 
Economic Development 

Staff time N/A 6 months 

Expand and encourage employee 
housing support 

Stakeholder committee 
City of Grand Rapids 

$500 - $5,000 per participating 
employee 

Individual 
employers 

6 months 
- 1 year 

Pursue initial pilot projects 

Economic Development 
office 
Selected development 
partners 

Variable 

Foundation 
investment 
Institution 
investment 
Financing 
mechanisms 

1-3 years 

Source: Smart Growth America 
 

Actions 
Strategies are recommended for pursuit at this time in order of their level of anticipated effectiveness.  All four strategies can be 
pursued independently or in tandem together. It is recommended that if energy and resources permit, all four be advanced 
concurrently by separate, but partner champions. 
 

• Designate a TDM Coordinator.  Transportation demand management is still a relatively new concept for Michigan Street 
stakeholders. While a full Transportation Management Association is ultimately recommended for the Corridor, the 
initial designation of a TDM coordinator will allow further education and outreach without the capital outlay required for 
a TMA. 
 

• Establish a Transportation Management Association.  The Michigan Street Corridor is ripe for a TMA, and we anticipate 
that this will be required for the long term success and sustainability of the Corridor. Designating a TDM coordinator is a 
good first step to lay the groundwork and build support for the establishment of a TMA at a later date. 

 
• Live Near Work Program.  There are multiple benefits to living near work. It can not only strengthen and revitalize urban 

neighborhoods, but also improve worker satisfaction and productivity, improve relations between major institutions and 
the community, provide a competitive advantage to employers who provide such benefits, and reduce transportation 
related costs (especially the high cost of building and maintaining parking). 

 
In years past, many live near work programs have emphasized the demand side of the equation to  provide 
enticements to lure workers back to city centers. Today however, with the ever increasing attraction of urban living, 
more emphasis is needed on the supply side – how to increase the quantity of urban housing units and residential 
opportunities. Indeed, several properties and providers in downtown Grand Rapids have reported high demand for their 
residential units and sizable wait lists for downtown housing units. 
 
Employers can participate on both sides of the housing equation. Live near work benefits are extremely cost effective 
and competitive benefits that reduce transportation impacts and increase their attraction to the workforce, and 
especially the younger worker cohort so essential to organizational innovation and growth. Housing assistance 
programs can also preserve housing affordability for entry level workers or lower wage earners essential to many 
institutions. 
 

• Change Traffic Impact Studies to Transportation Impact Evaluations.   Typically the city requires that a developer 
prepare a traffic impact study for projects over a certain threshold.  Those studies evaluate the traffic impacts 
associated with a rezoning or development proposal, and outline improvements that are necessary to keep the traffic 
operating at a Level of Service C or D.  In some cases the developer contributes funding toward those improvements.  
This plan proposes a change in that approach. 
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Consistent with the plan’s focus on all modes of transportation, the traffic impact study should be repackaged as a 
transportation impact study.  The distinction is that this new type of study will require an analysis of not just traffic, but 
also walking, bicycling and transit potential.  Such as study should still assess the current vehicle level of service but 
also describe the current situation for all types of travel.  Then the study should outline improvements that would 
improve or greatly improve travel for all users.  In some cases, the city might accept a slightly lower vehicle level of 
service than would normally be accepted (a D or possibly an E for some movements) if substantial upgrades were being 
made that could potentially decrease the auto use that would be otherwise expected. 
 
Such improvements could include wider sidewalks, sidewalk amenities, better pedestrian crossings or signals, 
pedestrian refuge islands, and bicycle parking.  Employers could demonstrate a reduction of their traffic impact through 
“trip planning”  that includes programs such as priority parking for carpools, provision of transit passes and/or bonuses 
to those that carpool or do not drive to work (much less costly to the employer than building on-site parking).  
Employers could also commit to variable shift times and other methods to reduce their impact during the street 
systems peak periods.  The area TDM Coordinator would coordinate with the city’s traffic engineer on these 
commitments, which should be linked to the development approval. 

3.7 Parking 
At present, parking along the Michigan Street Corridor is largely a private resource. There is no publically managed off-street 
parking in the Michigan Street Corridor. On-street parking is not allowed in the downtown and “Hill” area of Michigan Street, nor 
on the majority of cross streets in the immediate vicinity. While on-street parking is permitted in segments further to the east, 
this parking is generally unmetered given the availability of free off-street lots. The Grand Rapids Parking Commission has 
recently piloted a residential permit parking program to attempt to mitigate “spill over” parking effects occurring in the 
residential area north of I-196 near the major institutions. This is the first residential parking permit program in the city. 
 
While an abundance of parking exists along the Corridor – primarily in structured ramps – there is little to no coordinated 
parking management. Each institution provides parking relative to their own estimated parking needs and sets pricing according 
to their own internal policies and practices. While allowed by zoning, the institutions do not generally participate in shared 
parking arrangements.  While some institutions contract for DASH or independent shuttle bus service from lots outside the heart 
of the Corridor, this too is generally done in isolation (see transit section that follows). 
 
There is much common ground however.  Leaders from the institutions agreed that building parking is expensive and a cost 
most would like to avoid to the maximum extent feasible (while remaining accessible, operational and competitive).  Those 
leaders acknowledge that land is valuable and demand for its active use (vs. vehicle storage) will continue to grow in the future. 
Increasing traffic associated with continued growth in vehicular trips (in turn associated with parking provision and 
management) is a significant concern.  Finally, all have a vested interest in and demonstrated commitment to the long term 
success and sustainability of the Michigan Street Corridor – not only with regard to traffic and parking, but also a desire to 
create a great place that is an attractive, accessible destination. 
 

Actions 
Several strategies are recommended to improve parking conditions within the Michigan Street Corridor area.  These strategies 
are focused on the development of new policies that will manage parking demand and supply more efficiently. 
 
• Parking Requirements.  The city could provide incentives, such as reduced parking requirements, for developments that put 

in place programs to reduce parking demand.  These may include offering employees transit passes, charging for parking, 
or giving stipends for those that carpool, walk, or bike to work. 
 

• Priority Parking.  The most convenient spaces could be reserved for carpool vehicles and vehicles that use electric, natural 
gas, or hybrid power. 
 

• Reform pricing and permits.  Appropriately pricing parking and strategically managing employee and visitor permits is a 
good first step to determining the true unmet need for parking after market-based management is applied. 
 

• Explore creation of a Parking Management District.  The high concentration of employment and service/visitor/student 
activity in the Medical Mile, and the presence of several major stakeholders makes collaboration among the major players 
important.  This includes the employers, institutions, and the city. 
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3.8 Demonstration Project – Lyon Separated Bikeway 
The Steering Committee focused on identifying improvements for pedestrians and automobiles on Michigan Street, but due to 
limited right-of-way (ROW) available, the consensus was that it was not appropriate for bike lanes.  While bikes remain legal to 
use on Michigan Street, engagement with the community revealed that only expert bicyclists would be comfortable utilizing it as 
a route.  Due to the concerns with ROW and safety on Michigan Street, the city took a network approach to improve biking within 
the entire Corridor area.  After several alternatives were studied by the City, the Steering Committee determined that a 
separated bikeway on Lyon Street was the best option for the Corridor. 
 
The Lyon Separated Bikeway could be built between Division Avenue and Diamond Avenue, located along the south side of Lyon 
Street.  The bikeway would be buffered from parking and travel lanes by designated striping and could be identified by green 
paint throughout the entire segment and/or where the bikeway crosses intersections.  The bikeway will allow for two-way bicycle 
traffic and will occupy 8’ of the ROW, allowing for two 7’ on-street parking lanes and one 11’ travel lane. 
 
Due to ROW restrictions and steep slopes in other segments of Lyon Street, the Separated Bikeway will extend to the Grand 
River at its west terminus and Plymouth Avenue at its east terminus.  These segments consist of both one- and two-way 
automobile traffic, dedicated bike lanes, and sharrows, depending on the condition and ROW available.  Several north-south 
streets have been identified as potential connections to Michigan Street.  These streets could accommodate similar treatments 
as many of the east-west segments, but are also dependent on the condition and ROW available. 
 

FIGURE 3-15. LYON SEPARATED BIKEWAY PLAN 
This graphic illustrates the Lyon Separated Bikeway plan and 4 different design treatments 

 
Source: LSL Planning 
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FIGURE 3-16. LYON SEPARATED BIKEWAY VISUALIZATIONS 
These images illustrate different design treatments applied to Lyon Street 

     
Source: LSL Planning 

3.9 Objectives and Policies 
The following objectives and policies summarize what needs to be done to achieve the plan recommendations presented on the 
preceding pages so that the Michigan Street Corridor can effectively balance transportation modes. 

Guiding Principle:  Create a transportation system that is accessible, interconnected and 
multimodal. 

Objective: Create a safe, motorized transportation system. 

1. Ottawa/Ionia Reconfiguration 
a. Expand I-196 off-ramps from 1 to 3 lanes 
b. Modify intersection signal to allow access to EB Michigan Street via dual SB left-turns 
c. Prepare Access Justification Report (AJR) to determine reconfiguration options 
d. Reconstruct Ottawa/Ionia interchange 

2. Hastings Reconfiguration 
a. Acquire right-of-way along Hastings 
b. Reconfigure Hastings/College intersection 
c. Convert Hastings from one-way to two-way 

3. Michigan/College Intersection Reconfiguration 
a. Modify intersection signal to allow "peak-hour only" dual EB left-turns 
b. Acquire right-of-way at NW and NE quadrants for right-turn bays 
c. Construct right-turn bays at NW and NE quadrants 
d. Acquire additional right-of-way for permanent EB dual left-turns 
e. Convert "peak-hour only" dual EB left-turn to permanent dual EB left-turns 
f. Acquire right-of-way at Union north of Michigan Street 
g. Construct Thru-Turn at Michigan/Union and convert all EB left-turns at Michigan/College to through-lanes to access 

Thru-Turn 

4. Michigan Street Intermittent Median (Diamond to Fuller) 
a. Remove on-street parking 
b. Install median at specific locations 
c. Utilize access management techniques to consolidate 
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5. Michigan Street Reduction from 5 to 3 Lanes (Mayfield to East Beltline) 
a. Restripe street segment to accommodate 3 lanes of vehicular traffic 
b. Install bike lane striping 

Guiding Principle:  Safely and efficiently move goods and people of all ages and abilities 
through the Corridor, with a particular focus on pedestrian safety. 

Objective: Promote Non-Motorized Transportation. 

1. Improve Bicycle and Pedestrian Infrastructure Throughout the Corridor 
a. Install Lyon Bikeway infrastructure, wayfinding, and amenities on Lyon Street and designated north-south 

connections 
b. Explore the creation of a shared-use path along the existing railroad 

2. Curb Ramps 
a. Realign existing ramps so that they are perpendicular with each crossing 
b. Reconstruct curb radii to be no greater than 10-15 feet 

3. Crosswalk Markings 
a. Restripe crosswalks to use enhanced color and texture 
b. Reconstruct key crosswalks with special paving treatment/materials 

4. Streetscape Buffer 
a. Install curb planters with street trees and understory plantings 
b. Install low-impact design (LID) treatments (infiltration planters) intermittently 

5. Visual Interest/Landmarks 
a. Install pedestrian amenities and seating areas to provide "breaks" in sidewalk 
b. Install public art that could provide landmarks and enhance wayfinding 

6. Audible Pedestrian Signals 
a. Install audible pedestrian signals at identified intersections along Michigan Street (Ottawa, Ionia, Barclay, Coit, 

Lafayette, and College) 
b. Identify intersections that could accommodate future audible pedestrian signals 

 

Objective: Manage Transportation Demand. 

1. Transportation Management 
a. Hire TDM Coordinator to facilitate TDM programs and policy 
b. Identify and establish TDM programs and policy for Michigan Street 

2. Parking Management 
a. Establish baseline parking information 
b. Reform permits and pricing 
c. Explore creation of a Parking Management District 

3. Transit Solutions 
a. Establish partnerships with institutions 
b. Consolidate shuttles into a branded "choice-rider" service 
c. Implement an "eco-pass" 

4. Live Near Work Strategies 
a. Explore employer "supply side" opportunities and strategies 
b. Expand and encourage employee housing support 
c. Pursue initial pilot projects 
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5. Transportation Impact Study Regulations 
a. Revise regulations to streamline transportation improvement efforts 
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