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CONCEPT MASTER PLAN KEY RECOMMENDATIONS

1. Connections - Create clear, attractive and well-functioning connections between OCC,
Providence Northland and throughout the District. The connections should be multi-modal,
accommodating vehicles, pedestrians, and non-motorized travel.

2. District Character - Enhance the overall character of the District as a vibrant mixed use place
with entertainment, destination retail, office space and support services, focused on the area
surrounding J.L. Hudson Drive and Northland Center. Buildings should be located close to the
street and on-street parking should be provided to create a walkable, pedestrian oriented
environment.

3. Infrastructure and Aesthetics - Continue to support and implement streetscape, landscaping,
lighting, parking, infrastructure and aesthetic improvements to ensure the District is an
attractive, welcoming, distinctive and comfortable place.

4. Development and Redevelopment - Facilitate development, redevelopment and reinvestment
in the District’s properties consistent with this Plan, including potential expansions of the
campuses of Providence Hospital and Oakland Community College.

5. Economic Health and Vitality - Support and enhance the District’'s economic health and vitality
through a targeted strategy of business and economic development programs and incentives
for recruitment, retention, development and redevelopment.

A. Concept Master Plan Framework

The Concept Master Plan focuses on the general areas and uses in the District with the
greatest potential for change. Significant portions of the District are likely to remain
unchanged during the foreseeable future, particularly the residential neighborhoods.

The chart at right shows the average
lifespan of different types of structures
before the structure is replaced or requires
extensive renovation or retrofitting. The 150
chart indicates that single family homes
are the most “permanent” kind of
structure. When a single family home or
neighborhood is built, it is likely that the
neighborhood will remain for upwards of
150 years (barring any societal or major
economic shifts). On the other hand,
single-purpose retail buildings have a
lifespan of 15-20 years, and other

200

Years

} - ) o Retail Warehouse Nonres.
nonresidential and office buildings have an Office Education Homes

average lifespan of 40-60 years.
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Portions of the Cornerstone District are approaching the age where redevelopment, major
renovations, or retrofitting of old buildings for new purposes will be necessary. Indeed, the
former Ramada Inn site is an example of this. The Concept Master Plan focuses on these
areas that are likely to change, while recognizing that the residential and more recently
developed office and commercial portions of the District (mostly located north of 9 Mile) are
unlikely to change over the coming 10 to 20 years.

B. Concept Master Plan Activity Areas

The Concept Master Plan identifies a series of focus areas where the key recommendations
should be implemented. We refer to these areas as “Activity Areas” because it is in these
places that the public and private sector will work to redevelop, renew, and refit buildings
and sites. These activity areas contain a combination of obsolete buildings that require
retrofitting or redevelopment to be economically viable; vibrant uses such as Providence
Hospital, Oakland Community College, or the Northland shopping center that will expand; and
underutilized sites such as large parking lots that are nearly always empty.

Properly managing this redevelopment and change will be an important task for the
Cornerstone Development Authority and the City of Southfield. The Concept Master Plan is
intended to serve as the guide for how the District redevelops, and is the basis for the
recommendations of this Strategic Action Plan. The Activity Areas are described as follows:

PROVIDENCE MEDICAL CAMPUS: Providence Hospital has a history of supporting and
investing in the Cornerstone District. Hospital representatives have expressed the desire to
expand health care related facilities within the District, including participation in a new, tri-
party health, wellness and fithess center, the possible expansion and development of
additional medical office and hospital support uses, and to transform its campus into a
walkable complex.

In response, the Concept Master Plan proposes expanded hospital-related uses both to the
north and the south of the existing Providence complex. To the south, the northern portions
of Northland’s parking lot could be redeveloped for office, hospital-related and medical
support uses. To the north, office parcels could be more closely linked to Providence and
functionally become part of the overall medical campus. Also, while the Medical Campus
boundaries shown on the Concept Master Plan include some uses and parcels not owned by
Providence, or related specifically to the Hospital, medical campus uses are the focus of this
area.

The physical image of Providence Hospital should be made more prominent. The Plan
recommends aesthetic enhancements at the related image intersections and from major
roads to better identify this important anchor as part of the District.

OAKLAND COMMUNITY COLLEGE CAMPUS: As discussed previously, Oakland Community
College’s (OCC) enrollment is growing. Its student population is a significant potential market
for retail and service businesses. OCC’s nursing program and other health care related
career programs benefit from the college’s proximity to Providence Hospital. Similar to
Providence, OCC and the district would benefit from greater public visibility and recognition of
the college’s presence.

The Plan proposes removal of the deteriorated Ramada Inn. Not only is the Ramada building
blighted in appearance, it also blocks the view of OCC from Nine Mile Road. Redevelopment
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of both the hotel and associate parking lot site for new education buildings, mixed uses, or
other uses that compliment the OCC campus should be pursued. The Ramada sites are both
potential locations for the future health, wellness and fitness center.

This master planned area is envisioned as a mixed use “College Town”. Beyond the services
and ancillary support uses that could be developed on the Ramada sites, the Plan
recommends the OCC campus be better connected to the other district anchors to take
advantage of the Millennium Centre’s cultural and entertainment offerings, Providence
Hospital’s employment and training opportunities, and Northland Center’s regional
commercial resources. The primary connection should be in the form of a new road that
permits vehicle traffic, but is primarily designed as an attractive, enticing place for
pedestrians. Sidewalks along the connector should be wide, with ample space and
improvements for sitting, relaxing, and interacting with others. The space should be well
landscaped, yet visibly a safe place to be.

MILLENNIUM CENTRE: The Millennium Centre should continue to be enhanced and
promoted to become the District’s cultural and entertainment hub. As a stage performance
venue, Millennium can attract people from outside the immediate area, particularly during
evening hours, who would create an increased market for restaurants, specialty shopping
and other entertainment venues such as might develop on the Northland site.

The Plaza Hotel parcel is included as part of the Plan’s cultural and entertainment hub. The
Plaza’s ballroom is one of the largest in the Detroit Metro region, thus would support larger,
complimentary business and entertainment events.

NORTHLAND COMMERCIAL CENTER: As a regional shopping center, Northland is a major
draw, bringing people into the Cornerstone District. Because of it’s history and prominence
as the first regional shopping mall in Michigan, Northland is also the primary image feature in
the District. The Plan recommends that Northland’s legacy and dominant commercial
functions remain, but that opportunities for modernization should be considered, as
economic. Redevelopment of land that is currently in remote unneeded portions of the
parking lot could support additional retail space, mixed use or medical campus type uses. A
new street into the Northland site, connecting J.L. Hudson Drive and Greenfield, is envisioned
to create new frontage for commercial and office uses and to improve overall circulation.
Further the trend among the mall’s tenants to install their own individual doors to the mall’s
exterior could be enhanced with a redesign of the site, transforming the retail space to a
newer more outward-facing model as is being done on many mall properties throughout
southeast Michigan and the nation.

8 MILE ROAD DEVELOPMENT AREA: The land along 8 Mile Road (M-102) and Northland
Drive is a significant image area for the Cornerstone District. Improvements should be
designed and implemented to create a welcoming, high quality image along 8 Mile.
Particular efforts should be made to enhance the District gateways at Southfield Road,
Greenfield Road, and Northland Drive and Eight Mile. Also the four corners of Northland
Drive at the Lodge Freeway should be enhanced with stronger district identify features,
landscaping and aesthetic improvements.

The 8 Mile Development Area contains the Kalabat and Stouffer redevelopment sites.
Although new developments have been approved for both these sites, given the downturn in
the real estate market, continued attention is needed to be sure those sites redevelop as
planned. Overall, the parcels in this development area are ripe for redevelopment and
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reinvestment, possibly as medical office or medical products space. The CDA should further
study the 8 Mile area, including coordination with the 8 Mile Boulevard Association and
stakeholders, and prepare a targeted redevelopment plan.

GATEWAYS, IMAGE INTERSECTIONS, and INFRASTRUCTURE: The Plan identifies several
locations recommended for more intensive improvements to signify entrance into the District
or to identify sub-areas for the major anchors. These gateway and image intersections may
incorporate signage, lush landscaping, color, public art and similar elements to distinguish
the intersection or entrance, within the overall theme of the Cornerstone. Further the roads,
sidewalks, streetlights, landscaping, utilities and other essential infrastructure in the District
are aging. In order for the District to remain economically viable, and to become an even
more desirable place, infrastructure updates must be continually made.

Cornerstone Development Authority
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VII. Strategic Action Plan

The Strategic Plan is an outline of the CDA’s priorities for the next five years. This plan provides
the framework for action and identifies specific goals, objectives and projects on which the
Cornerstone Development Authority and its stakeholders should focus to facilitate economic
development success in the short and long term.

As described in the preceding section, during the strategic planning process, the CDA Board
identified several key goals that it believes need to be addressed in order for the District to
achieve measurable success. While the concepts behind the goals are not new, the
recommended projects reflect a new approach to serve contemporary needs and desires in the
marketplace. The projects reflect a variety of approaches, including infrastructure and aesthetic
improvements, programs and support for individuals, marketing, project facilitation, and
economic development endeavors. Accomplishing the CDA'’s plan will require commitment to
the process and a considerable amount of collaboration. All of the stakeholders, both public and
private, inside and outside the District, should be considered partners in this effort.

A. Action Program

The following tables present the recommendations of the Strategic Plan. There is one table
for each of the five key recommendations. Each table lists the objectives and projects to
achieve the associated recommendation, along with the entities primarily responsible for
implementing the activity, the general timeframe, and suggested funding sources for project.
A key for interpreting the timeframe, responsibility and fund source codes is presented
below.

Key to the Tables

(@) Timeframe
1=Years 1and 2
2=Years3-5
3 = 0n-going
4 = As opportunities arise

(b) Responsibility
CDA = Cornerstone Development Authority
City = City of Southfield
Priv. = Private Sector
Public = Other Public Sources

(c) Potential Funding Sources
TIF = Tax Increment Revenue
M = 2 Mill Revenue
G = Grants
CF = City Fund
D = Donations
R = Facility Revenues
PF = Private Funds

Southfield, MI
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Table 7:

Strategic Plan

Connections

Objectives

Strategies/Projects

Potential
Funding
Sources®

Timeframe2 Responsibility?

Meet with, obtain support and commitments 1 CDA TIF
from abutting and benefited landowners
Develop a new - =
pedestrian/bike/ Prepare detailed design plan and obtain City 1 CDA, City, Priv. TIF
vehicular connector approvals
between OCC, the
Millennium Centre, | o . 1 ER U=
and J.L. Hudson ain rights-of-way or easements
Drive.
Obligate financing and construct the 1 CDA TIF
connector
Complete missing sidewalk along 1 CDA TIF
Providence Drive & North Park Drive
Create a walkable :
district with sidewalks Install sid Kk al J.L. Hud Dri 2 CDA, Priv. TIF, PF
along all public nstall sidewalk along J.L. Hudson Drive
streets. —
Add sidewalk where missing on other street 4 CDA, Priv, City TIF, PF, CF
segments
Expand the OCC - 2 CDA TIF
Millennium Centre Develop overall design as part of Urban
connector to Design Plan
Providence, Northland
andother 4 CDA, Priv. TIF, PF, G
destinations via ) )
linkages of public Partner with developers to implement
activity spaces, green | segments of the connector in conjunction
spaces, and with site development
walkways.

Cornerstone Development Authority
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Table 8: District Character

Objectives

A. Enhance the
District’s
physical layout

Strategjies/Projects

Prepare an overall Urban Design Plan (as a District
“site plan”) to guide building placement, public
improvements, redevelopment site designs,
landscaping and design guidelines.

Responsibility?

CDA

Potential

Funding
Sourcese

Work with the City to review existing zoning
regulations, and prepare design guidelines and
zoning regulations to implement the Urban Design
Plan.

CDA, City

TIF, CF

Regularly meet and foster partnerships with District
anchors and developers to encourage site
developments consistent with the CDA’s Plan.

CDA, Priv.

TIF

Work with the City to involve the CDA in plan review
for sites in the District.

CDA, City

M, TIF

Support new uses with attractive streetscape,
lighting, landscaping and amenity improvements.

CDA

TIF, PF

Work with the Plaza Inn to explore complimentary
uses, events, and shared space opportunities with
Millennium.

CDA, Priv.

M, PF

Create a central public open space as an outdoor
gathering and civic activity area in the vicinity of
Millennium Centre, Providence Drive and J. L. Hudson
Dr.

CDA

TIF

B. Establish
Millennium
Centre as a
premier and
self-sufficient
entertainment
venue

Complete the renovation of Millennium Centre

CDA, Priv.

Prepare a marketing and business plan to ensure the
Millennium Centre will be self-sufficient

CDA

Consider expanding marketing efforts outside the
community to expand opportunities and offerings at
Millennium Centre.

CDA

Identify long term funding sources, such as creating
an endowment funded by the Southfield community
to help support the Millennium

CDA, Priv.

M, PF

Continue to program community activities such as
the farmer’s market at the Millennium Centre

CDA

Coordinate Millennium Centre programming with
Northland events and activities

CDA, Priv.

Southfield, M1
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Table 9: Infrastructure and Aesthetics

Strategic Plan

Potential

Objectives Strategies/Projects Timeframe? Responsibilityd Funding

Work with City to develop a regular
infrastructure repair and maintenance
program

CDA, City

Sources®

TIF, M

Ensure the Identify any public infrastructure deficiencies CDA, City, Public, TIF, M, PF
District’s (roads, sidewalks, lighting, utilities) and Priv.
infrastructure is collaborate with responsible entities to keep it
well maintained attractive, safe and well functioning
Ensure that the CDA’s streetscape, CDA, City, Priv. TIF, M, P
landscaping, gateways and image areas are
well maintained year-around
Plan and install enhanced landscaping, CDA, Priv. TIF, PF
gateway features and improvements at all
gateway entrances
Enhance the Improve the.appearance of thg 8 . . CDA, Public TIF, G
e DTG M_|Ie/Greenf|eId gateway area in conjunction
gateways and ywth the MDOT M-102 study and
image |mp|_'ovements - . .
miEsEsiens Design and construct distinctive features (like CDA, Priv. TIF, G, PF,
special lighting, banners, seasonal plantings, D
public art) to increase the visual prominence
of and convey the identity of the respective
anchor(s) at image intersections
Design and construct updated 8 Mile Road CDA, Public TIF, G
streetscape improvements
Continue -
streetscape Evaluate existing streetscape and selectively CDA, Public TIF, G
improvements to enhance it to create a unified image
provide a more CDA TIF. G
Add landscape plantings to boulevard islands.
Continue offering the CDA’s District CDA M
Improvement (landscape/site beautification)
Encourage quality | grants
site landscaping Use of District Improvement grants to CDA M, TIF
encourage sites to comply with CDA’s design
plan and guidelines.
Work with property owners to develop shared CDA, Priv. TIF, PF
parking facilities to permit higher utilization of
the land
Work with the City to implement on-street CDA, Public TIF, CF
BIETGE & e parking consistent with the CDA’s Walkability
user friendly Study. i i i
parking system Encourage parking areas to pe deS|gne'd to CDA, City TIF, M, PF
accommodate the construction of parking
decks in the future.
CDA, Priv. TIF, R, PF

If warranted, assist in financing and
constructing attractive parking structures

Cornerstone Development Authority
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Table 9: Infrastructure and Aesthetics (cont.)

Potential
Objectives Strategies/Projects Timeframea ResponsibilityP Funding

Sources®
Make walking more comfortable and safe by 3 CDA, Priv. TIF, PF
means such as softening the appearance of
metal parking lot fences with canopy trees.

Work with Southfield Police to identify and 1 CDA, City TIF, M, D,
F. Safety and Security | implement unobtrusive safety systems such as CF, PF, G
“blue light” phones found on campuses
3 CDA, City M, CF
Publicize positive district safety statistics
2 CDA, Priv., Public M, PF

Work with Northland, SMART and stakeholders to
resolve issues with the existing bus transfer
station, including if appropriate, pursuing funding
and facilitating improvements at the current, or
another location.

G. Transit = -
Partner to explore more extensive transit service 2 CDA, Priv., Public M, TIF, PF,

within, and to and from the CDA R
Investigate and if viable, partner to support, 2 CDA, Priv., Public G, PF, CF,
public transportation linkages such as trolley TIF

service, between the Civic Center and CDA.

Southfield, M1
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Table 10: Development and Redevelopment

Objectives

Strategies/Projects

Responsibility?

Potential

Funding
Sources¢

Work with Providence, Northland and other CDA, City, Priv. TIF, G, PF
stakeholders to facilitate the medical campus
expansion
A.  Support Participate in the planning and design process for CDA, City, Priv. TIF, G, PF
’ EronidEmce the Providence expansion, including site changes
Hospital necessitated at Northland mall
investments in | Support the expansion with public improvements CDA, Priv. TIF, G, PF, CF
the District consistent with the CDA’s Plan
Create a new street between Providence Drive and CDA, City, Priv. TIF, G, PF
Greenfield Road as part of the medical campus
expansion.
Facilitate OCC campus expansion consistent with CDA, Priv. TIF, M, PF
B. Support the CDA’s Plan
Oakland :
Community Improve OCC visibility and public recognition in the CDA, Priv. TIF, PF, M
College District
investments in - "cqjiaporate with OCC, the landowner(s) and the City CDA, City, Priv. TIF, M, P
the District to resolve design, parking and development issues
relating to expansion.
C. Accomplish the | Prepare a site development plan for reuse or CDA, Priv. TIF
reuse or redevelopment of the Ramada sites.
redevelopment | cyeate incentives to encourage redevelopment, CDA, City TIF, M, CF
?f the ga mada | consistent with the CDA’s Plan
nn an - - - - -
el Partner to acquire the site(s), or work with the City CDA, City, OCC TIF, M, PF
parking site as and OCC to explore other means to leverage site
a mixed use contel CDA, City, Pri TIF, M, PF
“town and . o Y, [P o Wik
gown” area Find development partner(s)
Work with Northland to encourage fagade CDA, City, Priv. TIF, M, PF
improvements and site updates.
D. Support Facilitate parking solutions to allow greater CDA, City, Priv. TIF, PF, R
: No?tiland development density (combination of on-street,
. 4 tsi parking structures, upgrading surface lots and
Lﬂ\éesigﬁgts in landscaping, and vehicle and pedestrian circulation
improvements)
Include Northland properties in business CDA TIF, M
recruitment efforts, particularly for out-lot
development.
Prepare special area plan, including market CDA, Public TIF
assessment, for 8 Mile Road development area.
E. Enhance the :
economic Develop alternative plan for Kalabat site based on CDA, Priv. TIF
viability of the 8 | current market conditions.
Mile Area CDA TIE M
Meet with Kalabat to consider alternate plans. '
Facilitate redevelopment efforts in all parts of the CDA TIF, M
F. Other Sites District as opportunities arise, consistent with the
Plan.

Cornerstone Development Authority
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Table 11: Economic Health and Vitality

Objectives

A. Utilize economic
development tools
to promote the
District’'s economy

Strategies/Projects

Update the CDA’s TIF and Development Plan

Timeframe? Responsibility?

1 CDA

Potential
Funding
Sources®

TIF

Create a business development strategy for
the CDA including development,
redevelopment, retention and attraction.

2 CDA

TIF

Conduct business recruitment to attract
desired restaurants, destination retail, and
mixed-uses.

1 CDA

TIF

Create incentives for purchase, redevelopment
of, or reinvestment in targeted under utilized,
blighted or obsolete buildings

2 CDA

TIF

Continue offering grant and incentive
programs targeted at District stakeholders.

3 CDA

Evaluate the effectiveness of the TRIP

incentive program and consider modifications,
such as offering small forgivable loans to new
businesses that stay (“Come to Cornerstone”)

1 CDA

Collaborate with the Chamber, OCC and
stakeholders regarding a student discount
card program

2 CDA, Priv.

B. Enhance the human
capital of the
District

Create business incubator partnerships with
major District stakeholders

2 CDA, Priv

TIF, M

Work with OCC to develop business
operations/customer service training
programs

1 CDA, Priv

C. Improve the public’'s
perception of the
District and
reinforce that it is a
good place to do
business

Develop unique image and branding for the 8
Mile Road subarea

2 CDA, Public

TIF

Participate in mutually beneficial organizations
and promotional events, such as the
Convention and Visitors Bureau, 8 Mile
Boulevard Association, ULI Detroit Chapter,
Southfield Area Chamber of Commerce,
Oakland County Business Roundtable and
others.

S CDA, City

TIF, M

Regularly update the CDA'’s website with
events and successes; post the Strategic Plan

3 CDA

TIF, M

D. Effectively
coordinate and
administer the Plan

Adopt the Strategic Plan as the official guide
for enhancement of the District.

1 CDA

Present Strategic Plan to City staff, Planning
Commission and City Council to obtain input
and support.

1 CDA, City

Encourage the City to incorporate the Strategic
Plan recommendations into the City Master
Plan update.

1 CDA, City

Continue PR and marketing program and work
with media to broadcast successes

3 CDA, Priv

Annually track progress toward the goals of
this Plan using the Measurements of Success.

3 CDA

Southfield, M1
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B. Measurements of Success

In order to measure the CDA’s progress toward realizing the goals of this Plan, we
recommend that the CDA collect the following benchmarks annually. This information can
be publicized in conjunction with the CDA’s Annual Report, and used in promotional efforts.

Total taxable value of property in the Cornerstone District
Number of new jobs created;

Dollar amount of new private investment;

Public improvements and their costs;

Economic development tools utilized;

List of business openings;

Total number of businesses in the Cornerstone District;
Total number of housing units;

Occupied retail space (sq. ft.);

Vacant retail space (sq. ft.);

Occupied office space (sq. ft.);

Vacant office space (sq. ft.);

Occupied residential space (sq. ft.);

Vacant residential space (sq. ft.) and

Number and type of events sponsored, and number of attendees.

Southfield, MI
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VIII. Conclusions

As with any strategic plan, it is important that the CDA regularly measure its progress and revisit
this document. Unanticipated opportunities will arise and conditions will change, and the CDA
should respond. Therefore the Strategic Plan is intended to be flexible to facilitate economic
success, and to achieve the CDA’s vision.

By comprehensively updating its strategic plan, the CDA has taken an important proactive step
to refocus its energies and resources. There is still much to be accomplished in the future, and
many exciting opportunities on the horizon. The growth of the health care sector, need for
education and reeducation in the changing economy, and evolution of the retail sector make the
CDA well positioned for success. The next steps have been defined, and now the work can been.

Southfield, MI
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Appendix A: Cornerstone Board Retreat Strategic Plan Priorities

Following are the results of the CDA Board’s Strategic Planning session. The priorities voted on are
classified into groups of similar focus, and the vote totals listed.

Topic Board Objectives Votes
Create Connections Develop Connections between 11
OCC/Providence/Northland and
Millennium Centre at the heart of
it.
1
Pedestrian Infrastructure
=  Complete sidewalks
= Make Connections
Create public space near OCC, 1
Millennium, Plaza Hotel
Central hub @ 4
Providence/Northland & J.L.
Hudson Drive
Pedestrian connections between 0
properties
Bike-able 3
Subtotal: 20
Business and Economic Targeted Business Recruitment 5
Development Programs and Program
Incentives
Business/Service Hospitality 3
Program
Incentivise Business Recruitment 0
Targeted Economic Development 5
Strategy to address:
= Development
= Redevelopment
= Retention
= Attraction
Create business incubator 2
partnerships
Subtotal: 15




Topic Board Objectives Votes
Streetscape and Aesthetic District Gateway Improvements 0
Improvements

Streetscape 5

= Lighting, landscaping
= J.L. Hudson, North Park,
Provident Drive Boulevard
Islands

Improve appearance of 8 Mile fly- 1

over bridge

Reach out to property owners 0

Beautification 1

Street lighting /amenities

Unifying themes: Landscape,

Colors, Signage

Create green spaces 0

Enhance pedestrian crossings 0

Create on-street parking 0

(promote shared parking)

Common parking - maybe decks 1

On street parking

Subtotal: 8

Specific Uses and Sites Plaza Hotel as upscale business 0

hotel

IBM green space-use for Park or 0

Development

Accommodate and Facilitate 1

Providence Campus Expansion

Make Millennium theater self- 2

sufficient

Subtotal: 3




Topic Board Objectives Votes
District Design Character Plan for next generation of office 1
space
Interior roads - integrate mixed-
use
Space for entertainment 3
J.L. Hudson Drive as Main Street 4
Create destinations to attract 1
people
Make it year round 1
Put two logs in fire - focus on J.L. 5
Hudson Drive and Northland
Reason to stay 0
Subtotal: 15
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