
Chapter Nine

STADIUM BOULEVARD COMMERCIAL CORRIDOR

I Introduction

The Stadium Boulevard Commercial Corridor is an integral part of Ann Arbor’s West Side.  It provides 
convenient goods and services for surrounding neighborhoods, as well as for a regional market.  This 
business district has evolved over many years and is considered an older shopping district when 
compared to many of the newer centers that are being developed in other parts of the City, as well as 
in surrounding townships such as Scio and Pittsfield.  New commercial development directly affects 
the well being of the commercial corridor and measures must be taken to ensure that decline and 
deterioration do not occur.

The commercial corridor begins at Pauline Boulevard on the south, where it is anchored by several 
office centers, to Dexter Avenue on the north, anchored by the Catherine McAuley Clinic.  Other 
commercial uses continue for a short distance to the east and to the west along Dexter Avenue, and 
on Jackson Road west of Stadium Boulevard to Weber’s Inn.  Development began in this commercial 
shopping district in the 1930s and continues today, and is characterized by free-standing commercial 
businesses or strip malls such as Westgate and Maple Village Shopping Centers.  Some office and light 
industrial uses are found in the area as well.  Generally, the corridor has developed as an automobile-
oriented business district. 

While development in the commercial corridor has resulted in unimaginative architecture, insufficient 
green space and difficult to negotiate circulation patterns, this shopping district is economically 
viable and few vacancies are present.  However, pressures from other, newer commercial areas will 
continue to besiege it and steps must be taken now to assure its continued viability.  The purpose of 
this plan component is to detail the problems along the corridor and suggest remedies to alleviate or 
reduce them.

II History

The development of the Stadium Boulevard Commercial Corridor has evolved over the past several 
decades in response to the increasing population in nearby neighborhoods as they were platted 
and developed.  In 1936, Stadium Boulevard was not even shown on the City zoning map.  However, 
the 1937 Polk Directory indicates that a filling station was located at the northwest corner of Liberty 
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and Stadium, and the addresses of several residences along Stadium Boulevard are identified.  The 
Washtenaw County Fairground, located at the present Veterans Memorial Park, is the only use 
identified on the 1937 zoning map on Stadium Boulevard.

By 1949, the zoning map depicted Stadium Boulevard as having been constructed.  An area at the 
southeast corner of Jackson and Stadium (bounded by Jackson, Winewood, Maple and Collingwood) 
was zoned C-1, Local Business, and B-1, Transitional Residence.  Aerial photographs from 1947 
confirmed that Stadium Boulevard had been constructed and that development was occurring in 
this area.  The rest of Stadium, from just south of Winewood to Franklin, was zoned AA, Single-Family 
Residence District.  The land fronting Stadium Boulevard predominantly was vacant and there were 
large expanses of open space on both the east and west sides of Stadium that had not yet been 
subdivided or developed for residential use.  This land had not yet been annexed into the City.  

According to the Polk Directory, 13 businesses and a handful of residences had located along 
Stadium between Pauline and Jackson by 1947.  Most of these businesses were either industrial (tool 
and die, stamping plant, tile manufacturing) or construction related (plumbing, heating, electrical 
and building contractors).  In addition, automobile and motorcycle sales occurred here.  A softball 
diamond was located just north of the Liberty/Stadium intersection, on the west side of the street, 
and the filling station still occupied the Liberty/Stadium corner. 

In 1957, the Polk Directory identified 35 businesses along Stadium between Pauline and Jackson.  
While the burgeoning commercial corridor continued to attract and retain light industrial and 
building trade businesses, five new restaurants located here.  New retail uses moved in as well, 
including two grocery stores and a pharmacy.  The County Fairgrounds were located at Veterans 
Memorial Park until the 1950s, when they were moved to the Saline area.

The 1960 zoning map reveals that much of the land along Stadium Boulevard between Pauline 
and Jackson that had been in Ann Arbor Township had now been annexed to the City.  The 
primary zoning district along Stadium was the D, Commercial, classification.  The 1957 zoning 
ordinance reveals that the D zoning classification permitted an extensive range of commercial and 
light industrial activity, including “manufacture, fabrication, assembly or treatment of materials 
or products incidental to the conduct of retail or wholesale business on the premises.”  When 
compared to other zoning districts in place at that time, this was the City’s most intense commercial 
classification.  While ordinances prior to this time are not available, it can be assumed that intense 
commercial uses have always been allowed on Stadium Boulevard.

Through the late 1950s, the Stadium Boulevard Business Corridor developed in a manner common to 
other growing cities.  Industry, construction trades and auto related businesses located on what then 
was the outskirts of the City.  More and more land between the Central Business District and the first 
ring roads, like Stadium Boulevard, were subdivided and developed for residential uses.  The business 
corridor thus was enveloped by development, and no longer considered to be outside of the City.  
Meanwhile, neighborhood commercial businesses which would serve the new residents were 
springing up, and the existing, higher intensity commercial development pattern was not always 
compatible with the new residential or lower intensity commercial uses.  However, the business 
development that already had occurred was well established and changing the character of the area 
would not be easy, or necessarily desired.

In January 1963, the City repealed the zoning code that had been in effect since 1923, and adopted 
a new ordinance.  The primary zoning classification identified in the 1963 zoning map for Stadium 
Boulevard south of Jackson was C3, Fringe Commercial District.  The intent of this district has 
remained unchanged and reads much the same in the City’s current zoning ordinance.  Generally, 
the C3 district is designed to create a shopping area where the customer comes to the business in a 
car, and makes separate stops for each errand.  There is little pedestrian activity or interrelatedness 
between activities.  Good automobile access is essential for this district.  The uses permitted, because 
of their lack of intense pedestrian activity and their required contact with the auto access, would be 
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incompatible in the Central Business District.  Examples of uses allowed in this district include retail 
sales that may be connected with service, repair or manufacturing; retail sales related to building 
contractors where a workshop may be required; drive-ins related to automobile service, banks, 
carwashes, restaurants; wholesaling and warehousing; veterinary hospitals and kennels; and outdoor 
recreation.  Of course, general retailing also was permitted.  The permitted uses and standards for 
development that were adopted in the early 1960s, and continue today, resulted in the current 
development pattern.

The remainder of the land along Stadium was zoned either M1, Limited Industrial District, or C2B, 
Business Service District.  The C2B zoning district was created as a buffer zone between commercial 
and residential land uses.  The principal uses permitted in these districts in 1963 were much the same 
as they are today.  Large tracts of land along Stadium Boulevard still remained in Ann Arbor or Scio 
Township in the early 1960s.

The 1963 Polk Directory identifies 55 businesses along the corridor, including two which were 
under construction.  The business mix clearly was beginning to change as more restaurants moved 
in, as well as office uses, such as travel and insurance agencies, and a department store.  The 
change in business mix was in direct response to the population surge created by the platting and 
development of many subdivisions immediately east of Stadium.  Between 1952 and 1960, the area 
between Liberty Street and Franklin Street was fully developed.  In addition, the southeast side 
of Stadium Boulevard was subdivided between 1953 and 1962.  In less than a decade, there were 
hundreds of new households clamoring to purchase goods and services in close proximity to their 
homes, which resulted in more neighborhood commercial goods and services being provided along 
West Stadium Boulevard.

Both Westgate and Maple Village Shopping Centers were constructed in the 1960s, further solidifying 
the area as a major shopping district.  This area became Ann Arbor’s primary shopping district, 
along with the central business district.   By 1970, there were 71 businesses located on West Stadium 
Boulevard between Pauline and Jackson.  There were several new offices, three new car dealerships, a 
post office, several restaurants and another grocery store.  

By the late 1980s, Ann Arbor was experiencing a tremendous building boom.  Both the residential 
and commercial sectors were experiencing unprecedented growth.  West Stadium’s role as a major 
shopping district began to slip as new commercial development was constructed on the City’s south 
side, spurred by the continued success of Briarwood Mall, and the ancillary commercial development 
in the south area.  While Westgate and Maple Village had been an important Citywide shopping 
district, Briarwood Mall began to surpass the commercial corridor’s popularity.  The construction of 
hundreds of units of multiple-family dwelling units on the south side also contribute to increased 
competition with West Stadium businesses, as these new residents flocked to south side businesses.  
As the northeast area of the City grew through the 1980s, several commercial shopping centers were 
constructed in that part of town as well.  As newer shopping centers developed in other areas of the 
City in response to increasing population, it no longer was necessary for residents of these areas to 
shop on Stadium Boulevard.  

Although the Stadium Boulevard commercial corridor remains a viable business district, increased 
competition from other areas within and outside of the City has impacted this older shopping area.  
The Maple Village Shopping Center is underutilized.  Many buildings along the corridor have small or 
no front and side yard setbacks, resulting in limited front open space and inadequate greenery and 
trees.  Often parking does not meet ordinance standards, causing congested parking lots.  Many sites 
have more than one curb cut, creating unsafe circulation conditions.  Since the corridor developed 
over many years, there is a lack of consistency in building design, bulk and placement, resulting in 
inconsistent massing of buildings.  The five-lane road contributes to high traffic speeds, making 
unfamiliar businesses hard to spot and discouraging impulse shopping which occurs in slower traffic 
areas like a downtown.
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III. Issues

Before solutions can be offered, it is important first to identify problems.  Problem identification was 
one of the initial steps in the planning process and was accomplished in several ways:  Interviews 
with stakeholders and representatives of various City services areas, through exercises conducted 
at the first public forum and by the Commercial Corridor Subcommittee.  The following statements 
represent a summary of those problems.

A. Image

A decades-long development pattern based on permissive zoning classifications and regulations has 
resulted in a business district that has no recognizable “sense of place:”  one does not know when he/
she has “arrived.”  Geographically, the area is large, and businesses and services are not concentrated 
as they would be in a traditional downtown, making it challenging to achieve cohesiveness.  In 
addition, the scale of the corridor is different from one end to the other, with the north end 
comprised of larger shopping centers like Westgate and Maple Village and the south end containing 
more freestanding businesses.  Vehicular scale street lighting, large signs, automobile-oriented 
circulation patterns, limited pedestrian amenities, and lack of trees and greenery contribute to the 
appearance of a disjointed commercial corridor, rather than a comprehensive shopping district.

Where the intensity of use and the level of activity are high, and where there are many varied land 
uses within one zoning category, the traveler is bombarded with an excessive amount of information 
to process.  Confusion can result from the inability to find that which is needed to complete one’s 
task or fulfill the reason for being there.  High accident rates can be one symptom of this type of 
corridor; a perception of it being “ugly” is another.  All this is true along the commercial corridor.

As a result of zoning patterns that historically have permitted intense commercial development 
(primarily C3 and C2B), the corridor does not have a narrow retail focus such as neighborhood 
service or downtown business and entertainment, but instead serves a broader area by providing a 
wide variety of commercial businesses and services.  This lack of role or niche may contribute to the 
disconnected commercial image.

B. Economic Viability 

In many ways considered an older shopping district, the commercial corridor is substantially 
impacted by new commercial development.  This commercial corridor previously was a primary 
shopping area for the entire City, second only to Briarwood or downtown.  Today, however, it 
faces competition not only from commercial development within the City constructed to serve 
the increasing population, but also from commercial development along Jackson Road west of 
the City limits in Scio Township and Pittsfield Township.  Prior to this burst of commercial activity 
in Scio Township, its residents were forced to shop in Ann Arbor and often choose the convenient 
commercial corridor.  Now with more choices in Scio Township and beyond, the commercial corridor 
may be faced with a decreased market.  While currently there is a low vacancy rate in the commercial 
corridor, many businesses could be lured from the corridor by lower taxes and availability of easy to 
develop vacant land in surrounding townships.

C. Traffic and Access

Stadium Boulevard originally was constructed as a cross-town artery and it continues to carry a 
significant amount of through traffic.  It has also always been an intensely active commercial area.  
Hence, there is competition between shoppers and travelers.  The higher speed traffic conflicts with 
the need for many driveways for access to individual sites and stores patronized by shoppers.  The 
cross streets and curb cuts, in combination with the through traffic, create challenging circulation 
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problems.

The commercial corridor is not friendly to pedestrians or bicyclists.  While many of the original 
zoning districts along Stadium Boulevard were specifically created with the automobile in mind, the 
ability to access businesses in the corridor by any mode of transportation other than the automobile 
is hindered by high speeds and lack of safe sidewalks or paths, adequate signalization and obvious 
crossing points.  Generally, the space that is allocated for pedestrians or bicyclists is the space 
remaining between an expanded street and front yard parking or a building, not space that has been 
specifically designed with the needs of these populations in mind.

Key intersections in the commercial corridor are woefully inadequate.  For example, development 
along South Maple between Liberty and Stadium will be difficult unless the Stadium/Maple 
intersection is improved or other accommodations are made to reduce the circulation problems that 
would result from the increased development.  The Jackson/Maple intersection is one of the busiest 
in the City and currently is over capacity.

D. Redevelopment

Because the commercial corridor largely is developed, with few vacant parcels remaining along the 
Stadium Boulevard frontage, existing conditions such as setbacks, building size, limited open space 
and inadequate landscaping and design, location and layout of parking are challenges which must 
be overcome when redeveloping.  Retro-fitting obsolete buildings, or buildings which do not meet 
current City codes, can be expensive and, when vacant, easy-to-develop sites are readily available 
elsewhere, it often is not cost-effective to rehabilitate an existing structure.  

Existing buildings often do not meet current City codes in terms of setback, parking or lot coverage, 
and the Zoning Board of Appeals often is perceived as a major bureaucratic hurdle which must be 
overcome prior to beginning a project.  Also, depending upon the history of uses, environmental 
contamination might have to be mitigated.  Redevelopment is further complicated when it becomes 
necessary to assemble several smaller parcels to achieve a parcel large enough for development.

IV. Streetscape Improvement Plan

The Stadium Boulevard Commercial Corridor is an integral part of the West Area, providing 
convenient goods and services for residents.  The previous section identified specific actions 
that, when implemented, can improve the business climate and further the corridor as an 
important local and regional commercial destination.  These actions primarily deal with programs, 
management techniques or policies that will facilitate economic vitality, rather than bricks and 
mortar improvements.  The Streetscape Improvement Plan is intended to conceptualize the physical 
changes recommended to create a cohesive, aesthetically pleasing shopping environment that will 
invite increased activity.

Description of the Commercial Corridor  

The Stadium Commercial Corridor is bounded by Pauline Boulevard on the south and Dexter Avenue  
on the north and includes Jackson Road west to Wagner Road and Jackson Road east to Burwood, 
Liberty from Burwood to Maple; and Jackson from Burwood to I-94 shows the commercial corridor 
boundaries.  The corridor consists of several types of building groupings and land uses, although 
commercial uses predominate, making up 77 percent of the land area. Office encompasses about 10 
percent of the land area and light industrial covers 2 percent. Vacant or residential uses comprise the 
remaining 11 percent.

Beginning at the east end of the corridor at Stadium and Pauline Boulevards, strip centers and free-
standing structures alternate with parking lots northward to Jackson Road. Two major shopping 
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centers, Westgate and Maple Village, are located at the Jackson/Stadium intersection.  Both of these 
centers have “L” shaped main complexes with free-standing independent businesses located in the 
parking areas.  Westgate was refurbished in the late 1980s and now has a coordinated, consistent 
appearance.  Maple Village’s appearance remains virtually unchanged since its construction in the 
1970s.

A prominent feature on the north end of the corridor is Veterans Memorial Park, located on the east 
side of Maple Road between Jackson and Dexter Avenue.  It provides an open expanse of lawn, 
along with many trees, open space and attractive, long-range vistas to the north.  The Maple/Dexter 
intersection, which serves as the northern boundary of the commercial corridor, is a “four-corners” 
commercial group consisting of architecturally undistinguished commercial and retail structures.  
Several parcels east of Maple Road on the north side of Dexter Avenue are still in Scio Township and 
are not subject to the City’s building and zoning codes. A medical complex, located in the City in 
the northwest corner of this intersection, has a contemporary, residentially-scaled appearance that 
blends well with the adjacent neighborhood to the west.

The architectural quality of the buildings in this corridor ranges from good to poor, with few 
unbroken expanses of either, and the character varies extensively.  There are no historic buildings 
that merit consideration, and the vast majority are typical 1950s, ‘60s and ‘70s strip commercial 
buildings that have gone through numerous renovations and/or sign changes over the years as 
competition for the motorist’s eye has intensified.  Most of the buildings are constructed of concrete 
block or brick, with aluminum and glass, and little thought appears to have been paid to attracting 
attention through means other than signage.  Signs of varying sizes and types, including business 
identification and entrance/exit signs used to mark the numerous curb cuts, contribute to visual 
confusion.  Wide variation in building setbacks and parking lot locations also provide the motorist, 
unfamiliar with the area, with false clues and misdirection.  Unbroken expanses of surface parking 
mar the streetscape, above-ground utilities and overhead lights compete with businesses for the 
consumer’s attention, and there has been little coordination of the design, location and planning of 
various public and private improvements.

Most of the businesses in the corridor are doing well and vacancies are few, but it is a fragile success 
which could be reversed at any time.  There is tremendous regional competition for the consumer’s 
dollar and construction is booming in adjacent Scio Township.  To remain a prosperous shopping 
district, the commercial corridor must improve both regional and local accessibility, provide a 
balanced mix of desired goods and services, create an attractive, inviting physical environment in 
which to shop, and provide adequate infrastructure so that the business community can continue to 
grow and compete in the regional marketplace.

Description of Commercial Corridor Planning Districts

The commercial corridor as a whole becomes almost too big, too long and too busy for its 
problems to be effectively addressed.  When examined closely, however, certain areas clearly can 
be distinguished from others and lend themselves well to focused planning efforts.  The advantage 
to isolating certain segments of the corridor into manageable planning areas is that improvements 
to these areas will become more visible and their impact more pronounced, logical subareas can 
be created by using design techniques, the function of the corridor can be better defined, and the 
subareas can serve as focal points which provide a cohesiveness for the corridor.

Pauline/Stadium Neighborhood Shopping District - There is a ready market for goods 
and services in the single-family neighborhoods on the east side of Stadium Boulevard and in the 
many multiple-family apartment complexes on the west side of Stadium Boulevard.  The area which 
best meets the needs of a local or neighborhood population is located at the south end of the 
commercial corridor.  The Pauline/Stadium Neighborhood Shopping District is bounded by Alhambra 
on the south, and the Arbordale/Federal intersection on the north, and includes all office uses in the 
southwest corner of Pauline and Stadium Boulevards.  Stadium Boulevard, from Pauline to Arbordale, 
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is considered a neighborhood commercial district.

The purpose of a neighborhood, or local, business district is to serve the needs of the surrounding 
residential neighborhood, providing goods that are needed on a day-to-day basis.  The bank, 
hardware store, dry cleaners, and party store are examples of neighborhood business uses found in 
this subarea.  The free-standing buildings located on smaller lots typical of the area are oriented more 
to the neighborhoods than are the larger scale uses, such as automobile dealerships or shopping 
centers to the north.  Although people who are passing through the area frequent these businesses, 
they cater primarily to people living in the surrounding neighborhoods.

It is important to enhance the existing locational relationship between the commercial and 
residential uses and to make it easier for nearby residents to shop in this area.  To remain a viable, 
local convenience center for adjacent residents, businesses along the corridor must be easily 
accessible to the nearby residents, whether they travel by foot, bicycle or car; the area must be 
attractive and inviting; and businesses must offer goods and services desired by the consumer.  
Improvements undertaken in the neighborhood shopping district should be of a pedestrian scale, 
closely spaced and substantial.  

The following physical improvements are recommended for this subarea.

1. Undertake improvements at the subarea entrances (Pauline/Stadium and Arbordale/Federal), 
including signage identifying entry into the shopping area, landscaping and installation of 
pedestrian-scale light fixtures.  Also, provide benches or shelters at all, or major, AATA bus stops in the 
subarea, coordinating with streetscape improvements when possible.

2. Create a visual link between the subarea entryways at Pauline/Stadium and Arbordale/Stadium 
to connect the shopping area.  Install complementary design fixtures that integrate the shopping 
district, including pedestrian-scale lighting, street trees and realignment of sidewalks to provide 
better access to businesses and improved safety for pedestrians and cyclists.  The purpose of these 
improvements should enhance the relationship between the local shopping area and the adjacent 
residents who are served.  Trees and lighting should be closely spaced to provide a strong visual 
impact.

3. Extend streetscape improvements onto Pauline Boulevard and Arbordale several hundred feet 
southeast of Stadium Boulevard and onto Pauline Boulevard west of Stadium Boulevard to cue 
the arrival at the edge of the commercial corridor.  These improvements to visually connect the 
residential area with the commercial district should not be as extensive as those found along the 
corridor, but should be similar in design.

4. Create a clearly defined path system from the multiple-family uses on the west side of Stadium 
Boulevard in the Pauline/Maple area to connect with the commercial corridor.  Provide well lit paths 
in populated areas and install pedestrian-scale light fixtures to provide a visual connection and clear 
association with the corridor.  The paths should be eight to ten feet wide to allow pedestrians and 
cyclists to share.

5. Install brick pavers or other easily identifiable improvements at the crosswalks at the Federal/
Stadium intersection and across Stadium at Pauline Boulevard to emphasize these intersections as 
preferred crossing points for pedestrians and cyclists.  This treatment will alert drivers that they are 
approaching a pedestrian area and will attract pedestrians to cross at a safe location.

6. Where possible, relocate sidewalks away from Stadium Boulevard and closer to the businesses 
to move pedestrians away from Stadium Boulevard.  This will create a safer shopping environment 
and will encourage browsing and impulse purchases.  Pedestrian lighting, benches and planters 
should be installed adjacent to the paths to further invite pedestrian activity.  It will not be possible 
in all cases to relocate sidewalks closer to businesses because many structures are located too close 
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to Stadium and could not accommodate a new sidewalk without hardship.  In these instances the 
sidewalk width should be widened as much as possible to expand the pedestrian space.

7. Explore the one-way system at Arbordale and Stadium Boulevard to determine its continued 
necessity in light of the relocation of McDonalds restaurant and its replacement with a jewelry store, 
a less intense commercial use.

8. Install pedestrian signals at all intersections in this subarea and bury overhead wires.

9. Install trees and pedestrian-scale lighting on Pauline from Stadium to Maple.  These improvements 
should be spaced farther apart than those on Stadium Boulevard.

Liberty/Stadium General Commercial District - Continuing north on Stadium Boulevard, 
the commercial corridor takes on a different character than the neighborhood district just discussed, 
and it serves a much wider customer base.  Located along the principal spine of Stadium Boulevard, 
beginning at the Arbordale/Stadium intersection and extending to Jackson Road on the north, the 
Liberty/Stadium General Commercial District includes the commercial uses located on Liberty Street 
west of Stadium Boulevard as well as commercial uses between Liberty and Winewood Streets on the 
east side of South Maple Road. Uses on the west side of South Maple Road south of Winewood Street 
are recommended for office/research/light industrial use and are not included in the commercial 
corridor.  

This commercial district serves local neighborhood residents as well as a wider, regional population.  
There are many auto-related uses in this district, including two auto dealerships and numerous 
automobile repair, fast lubrication, transmission, and tire facilities.  Whether this concentration is by 
luck or by design, an auto-related niche exists in this portion of the commercial corridor that could 
be built upon.  Restaurants are another significant use along this part of the corridor, especially fast 
food restaurants.  There also are several sit-down restaurants.  General retail and service businesses 
balance the commercial mix.

All businesses in this district consist of free-standing buildings which provide on-site parking, 
with the exception of one small strip center with three store fronts located on Stadium Boulevard 
between Abbott, Jackson and the Boulevard Plaza shopping center. Those businesses that have 
developed in recent years generally provide adequate landscaping and parking, while the older 
businesses are often deficient in this regard.  Many buildings in this subarea have minimum setbacks 
from Stadium Boulevard and curb cuts, at least one for each business, are located precariously close 
to one another.  While the vacancy rate along the boulevard generally is low, the underutilized 
Boulevard Plaza Shopping Center contributes to an increased and inaccurate perception of blight, 
disuse and high vacancy.

In addition, an office district has developed behind the businesses which front on the east side of 
Stadium Boulevard along Collingwood and continues over to Jackson Road.  The office district does 
not include the corner parcels, which remain commercial.  Office buildings located in this district 
serve as an excellent buffer between the commercial uses on Stadium Boulevard and the residential 
uses to the east of the offices.  While a transition between the uses may be desirable, it is important 
to ensure that pedestrian access is created between the neighborhood and the commercial area.

Given the large number of constraints this district—its linear nature, the varied and intense 
commercial uses, the proximity of so many structures to Stadium Boulevard, and the cluttered and 
inconsistent physical development patterns—the creation of a comprehensive, cohesive shopping 
district is especially challenging.  As a result, physical improvements should be grouped to create 
an impact, rather than placed evenly along the corridor where they would be lost among the 
competing images.

The following physical improvements should be undertaken to enhance this subarea.
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1. Where possible, relocate and widen sidewalks away from Stadium Boulevard and closer to the 
businesses to move pedestrians and cyclists away from Stadium Boulevard.  Install pedestrian-scale 
lighting adjacent to sidewalks along Stadium Boulevard, although spaced further apart than in the 
pedestrian-oriented Pauline/Stadium Neighborhood District.

2. Install brick pavers or other easily identifiable improvement at crosswalks at the Liberty/Stadium 
intersection to emphasize this intersection as a preferred crossing for pedestrians and cyclists.

3. If a traffic signal is installed at Winewood Street, install brick pavers or other easily identifiable 
improvement at the crosswalk to emphasize the intersection as a preferred crossing point for 
pedestrians and cyclists.

4. Install groupings of trees and landscaping at strategically located sites.  These can be incorporated 
with business identification signs and other streetscape improvements, including bus stops.

5. Correct the Maple/Stadium intersection to accommodate increased commercial uses on South 
Maple Road, to improve access to Westgate, and to improve overall safety.  Possible solutions include 
alignment of Maple Road with Shelby; closing Maple Road to through traffic, or creating a cul-de-sac; 
removing the Maple Road entrance to Westgate and realigning the Stadium/Maple intersection.

6. Create a stronger relationship between businesses on the east side of Stadium Boulevard and the 
residential neighborhoods to the east.  

7. Where possible, during site plan review, create pedestrian and bicycle access from the rear of 
businesses fronting Stadium Boulevard, as well as Abbott and Shelby.  

8. Install pedestrian activated traffic control devices at all intersections in this subarea and remove 
overhead wires.

9. Clearly delineate on the pavement in front of the U.S. Post Office where traffic should stop to allow 
access to and from the U.S. Post Office.

The Shopping Center District - Westgate and Maple Village shopping centers are the central 
focus of the Shopping Center District.  These centers draw from a wide area, serving both regional 
and local customers.  Westgate seems particularly oriented to users who, once parked, can easily 
visit several businesses.  The library, pharmacy, pet store and clothing establishments at Westgate 
are reminiscent of businesses found in traditional downtowns.  While the scale and massing of the 
“L” shaped structures are significant, most businesses are visible from any vantage point and visitors 
will normally park only one time.  The shopping centers are surrounded by ample and convenient 
parking and, although the parking lots can be crowded, and traffic conditions at Jackson and Maple 
Roads congested, the goods and services offered and the ability to conduct one stop shopping 
outweigh these negative factors. 

Maple Village has not been as successful as Westgate and faces additional challenges.  Specifically, its 
location is isolated from other commercial uses by Veterans Memorial Park to the east, and by a lack 
of access onto Jackson Road.  Since access onto Jackson Road would create safety and circulation 
problems, other means to better integrate the shopping center with other commercial uses are 
necessary.

Included in this subarea are the free-standing businesses located within the Maple Village shopping 
center, as well as those businesses located on Jackson Road between Maple Road and the I-94 
overpass.  The businesses along Jackson Road at this location mark the entry into the commercial 
corridor from Scio Township, or from the expressway, and are connected visibly, if not physically, with 
the shopping centers.
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In addition, this district includes those existing and future commercial uses south of the Westgate 
Shopping Center on the east side of Maple Road south to Winewood Street, and on the west side 
of Maple Road south to the Ameritech site.  The area south of Ameritech to Liberty Street and 
west to I-94 is recommended for research and office uses and is not recommended for commercial 
development.  The businesses along South Maple Road tend toward service rather than retail, and 
development has occurred in a rather disjointed fashion.  Because of the triangular shape formed 
by Liberty Street, Stadium Boulevard and South Maple Road, parcels are odd shaped, businesses are 
located close to the street, lawn extensions are often absent and building design is utilitarian.

The shopping center district culminates at the Dexter/North Maple intersection.  This small “four 
corners” commercial intersection is a mix of uses, from the lush, treed open space of Veterans 
Memorial Park in the southeast corner, and the Maple Medical Complex, which anchors the 
northwest corner of the intersection, to the northeast and southwest corners, which contain 
undistinguished retail and service structures.  Generally, the total impact of the intersection is 
ambiguous and lacks an inviting character.

The Jackson/Maple intersection is the nucleus of not only the shopping center district, but also 
the entire commercial corridor.  This also is the most congested intersection along the commercial 
corridor, being a central point of entry into the City.  The I-94 interchange feeds vehicles easterly 
through this intersection to downtown, and Scio Township residents who enter the City often use 
this route.  Of course, Westgate Shopping Center also is a major destination for travelers.  However, 
once one moves away from this intersection, a clear decrease in traffic intensity occurs.  Also, since 
the shopping centers and other commercial uses in this subarea are not immediately adjacent to 
residential uses, like the neighborhood commercial districts to the south, this market has a larger 
draw than a local business center, although it certainly is used by many residents who live nearby.

The following improvements are recommended:

1. Integrate the vacant parcel, located on the north side of Jackson Road between the Shell gas 
station and the Standard Federal Bank, into the streetscape.  This site is strategically located for 
installation of a “welcome to Ann Arbor” sign, or “welcome to the West Stadium Business District” 
sign, as well as for landscaping treatments.  Since the site is privately owned, it may be possible to 
landscape the site on a temporary basis until development occurs.  

2. Design and install a sculpture, fountain, monument or other landmark at the northeast corner of 
Jackson and Maple Roads at Veterans Memorial Park.

3. Install a general locational sign at the Jackson/Maple intersection indicating direction to the 
Stadium Boulevard Commercial Corridor, the central business district, Veterans Memorial Park and 
other key areas.

4. Continue the theme of pedestrian lighting and landscape improvements established in the 
Liberty/Stadium commercial strip, but space the improvements farther apart in bolder or larger scale 
clusters, since the area is not as oriented to the pedestrian.  The improvements should be installed 
on Stadium Boulevard from Jackson to Dexter Avenue; on Jackson from Maple Road to the I-94 
overpass; and on Jackson from Maple Road to the east edge of Veterans Memorial Park and the edge 
of the commercial uses on the south side of Jackson Road; and on Dexter Avenue from Maple Road 
to Knight’s Restaurant on both sides of the street.  

5. Encourage the installation of interior landscaping islands in the Maple Village Shopping Center.

6. Install pedestrian signals at all intersections in the subarea and bury overhead wires.

7. Consider acquisition of the parcel at the southeast corner of Jackson and Maples Roads (muffler 
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shop) by the business association to improve the general appearance of this key intersection.  
Explore use of this site as a visitors center.

8. Install landscaping and City identification signage in the median on Jackson Road just east of 
Wagner Road.

9. Create a pedestrian connection between Westgate and Maple Village by using crosswalks, 
pedestrian scale lighting, landscape plantings.

10. Encourage pedestrian crossing at the traffic signal between Dexter and Jackson on North Maple.  
Users of Veterans Memorial Park should be channeled to this light.

11. Continue streetscape improvements along Jackson Road under the I-94 overpass to encourage 
pedestrian access from the neighborhoods west of the freeway. 

Description of Commercial Corridor Revitalization/Development Sites

Although the commercial corridor generally is healthy from an economic standpoint, there are 
several existing developments in need of attention that are either underutilized, faltering or simply in 
need of extensive rehabilitation to improve their image and viability.  The following text outlines the 
problems and potentials associated with each site.

Northeast Corner of Maple and Dexter - While the mixed commercial uses in the northeast 
corner of the Maple/Dexter intersection provide commercial and retail services, the sites are over-
built and lack amenities. Specifically, parking is limited and, when present, is located within the front 
setback and not buffered from the street; parking lots are generally not paved; general landscaping 
and planting material is lacking; lawn extensions generally are gravel and, where grass is found, it is 
overgrown and ill-kept; and there is no relationship or interface between businesses.  

Any improvement to this cluster of businesses should include paving parking areas, creating a lawn 
extension on Dexter Avenue, improving facades, improving the circulation system, removing car 
storage and parking from the required front yard and adding landscaping to soften the impact of 
the cinder block buildings.  Businesses should be encouraged to cooperate on access and parking to 
create a more uniform district.

Commercial uses remain appropriate at this corner, and should be developed at C3 standards.  
Knight’s Restaurant anchors this small commercial area on the east.  It is recommended that 
the commercial district not be permitted to grow any farther to the east due to the residential 
development.

Westland Furniture - Located on the west side of South Maple Road at Winewood Street south of 
Kroger, this 7.2-acre site contains the former Westland Furniture store. The building was constructed 
in an incremental fashion, one section at a time, creating an extremely large, but obsolete, structure. 

Commercial uses are considered appropriate for this site.  However, demolition of the existing 
building, replacing it with a new structure which meets City zoning, parking and landscape 
requirements, is preferred.  Circulation and access improvements should be considered, such as 
extending Winewood into the sites on the west side of South Maple to create secondary access for 
the office, research or light industrial uses projected south of this site.

Ramada Inn  - Jackson Road at I-94 developed many years ago as an important    
hotel corridor, in response to its proximity to the highway interchange.  However, State Street near 
Briarwood experienced tremendous growth in hotel construction during the 1980s and now is the 
center for hotel activity in the City.  The hotel district on Jackson Road has suffered because of this 
competition.  Weber’s Inn, Holiday Inn and the Michigan Inn were the original hotels.
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Located on the north side of Jackson Road, at the I-94 interchange, the abandoned Ramada Inn 
is situated on a 4.4-acre parcel.  The vacated hotel sits amidst other commercial uses, including 
a muffler shop and a small shopping center which houses a laundromat and other businesses.  
Although the site is considered appropriate for continued hotel use, general commercial use would 
be an alternative recommendation.  If more intense commercial uses locate at this site, it may be 
necessary to conduct improvements that address traffic and circulation issues.

In addition, the reuse of the Ramada Inn structure as housing also should be considered since the site 
is convenient to shopping and located on a bus line.

V. Commercial Corridor Goals, Objectives & Actions

Goal A - To maintain, promote and enhance the commercial corridor, for both business owners 
and consumers, as the commercial center for western Ann Arbor and a major shopping 
destination for the greater Ann Arbor area. 

Objective1: To promote economic development that will be viewed in a positive manner by 
business owners/operators, potential investors and residents.

Action Statements:
a) Develop a professional-quality community profile letter which gives information about the 
commercial corridor and the surrounding community.  This could be used to introduce potential 
developers to the area and should list advantages of corridor locations.
b) Institute a City land acquisition program where small, disjointed or odd-shaped parcels 
are assembled to create larger parcels that are more desirable for private investment and 
development.
c) Analyze the creation of a Shopping Center District (by Act 120, Public Acts of Michigan, 1961, 
as amended; MCLA 125.981; MSA 5.3433(1)) in the Stadium Boulevard Commercial Corridor.  The 
purpose of this district would be to levy assessments on property that can be used to cover the 
costs of improvement and maintenance programs.  Such a program would benefit the business 
owners and operators along the commercial corridor.

Objective 2:  To encourage greater involvement in the improvement of the commercial corridor 
by persuading local agencies and associations to participate.  

Action Statements:

a) Assist the West Stadium Area Business Association with expanding its focus and realm of 
responsibility.
b) Work with the Washtenaw Development Council to develop a business development 
and retention program.  The effort should focus on aggressive, sophisticated and on-going 
recruitment and retention.
c) Encourage the Ann Arbor Area Chamber of Commerce to work more closely with commercial 
corridor businesses.
d) Hire a coordinator to oversee commercial corridor redevelopment activities.

Objective 3:  To adequately serve local neighborhood markets with desired goods and services.

Action Statements:

a) Conduct a business mix/compatibility study which inventories existing businesses to 
determine commercial voids and determines appropriate, complementary businesses for the 
commercial corridor.
b) Create small, retail nodes that are easily accessible and share a common drive and parking to 
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promote one stop shopping.

Objective 4:  To attract regional consumers to the commercial corridor for specialty or 
destination goods and services.

Action Statements
a) Coordinate regional planning activities with surrounding townships and Washtenaw County 
to prevent saturation of commercial uses in the regional market.
b) Actively market the Stadium Boulevard Commercial Corridor as a cohesive business center. 
c) Create a regional niche for automobile related goods and services, and explore other logical 
niches that could be created or enhanced.

Objective 5:  To provide tools and financial incentives that will encourage investment into both 
existing businesses and vacant property/sites. 

Action Statements
a) Establish a revolving loan fund to provide low interest incentives to encourage businesses to 
accomplish improvements.   
b) Investigate the potential to utilize grant funds to improve safety and aesthetics along the 
commercial corridor.
c) Create a business incubator to foster the development of new, start-up businesses.

Goal B: To rehabilitate existing structures and to redevelop obsolete sites in a manner which best 
contributes to the improved economic condition of the commercial corridor.

Objective 1:  To encourage private investment in the conservation, reuse and improvement of 
existing buildings, as well as new commercial development.

Action Statements:
a) Review and analyze the Zoning Ordinance to determine if there are barriers that discourage 
redevelopment of existing buildings.
b) Use infrastructure improvements as an incentive to attract investment in existing buildings 
and redevelopment sites.  Develop a promotional brochure exhibiting the size, location and age 
of existing utilities, identifying proposed improvements, and detailing the money to be saved by 
developing where infrastructure is in place.

Objective 2:  To reduce vacancies and redevelop sites containing obsolete buildings or 
facilities which present an appearance of economic decline.

Action Statements:
a) Actively target and pursue investors/developers for vacant sites.
b) Advertise the availability of sites to prospective developers and investors.
c) Determine the necessary steps to mitigate environmental contamination of sites prior to 
investment inquiries.

Objective 3:   To encourage infill development on vacant and underutilized land.

Action Statement:
a) Conduct an inventory of available sites and their amenities to be made available to any 
potential investors.

Goal C - To improve the commercial corridor’s accessibility to the region and to facilitate 
unencumbered travel into and around the corridor, the neighborhood and the region.
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Objective 1: To provide convenient accessibility for both consumers and travelers along the 
corridor.

Action Statements:
a) Eliminate curb cuts where possible and encourage driveway sharing/consolidation to reduce 
the number of turning opportunities, thereby increasing safety and reducing driver confusion 
and traffic congestion.
b) Clearly define drive openings by reducing excessive width and by delineating the openings 
with signs, landscaping, walls or curbing.
c) Require low walls between parking lots and public right-of-way rather than five to ten feet of 
buffer plantings.  Plant trees between the wall and the sidewalk to protect trees from parked cars 
and to facilitate snow removal.
d) Reconfigure driveways to require one lane entrances and two lane exits.
e) When Stadium Boulevard is repaved, take the opportunity to reroute sidewalks, bring affected 
signs into conformance, remove or consolidate driveways, and plant street trees.

Objective 2:  To provide a street system in the Stadium/Maple/Jackson area that is able to 
accommodate additional office, commercial and industrial growth.

Action Statement:
a) Conduct a traffic impact study of the Maple/Stadium and Maple/Jackson intersections and 
undertake corresponding improvements to ensure that new development along Maple Road 
south of Stadium Boulevard can be safely accommodated, and to increase safety and access to 
existing businesses.

Objective 3:  To encourage the development and maintenance of alternative transportation 
modes such as pedestrian, bicycle and public transit, to relieve congestion and pollution.

Action Statements:
a) Explore the use of a tram, coordinated by the AATA, to shuttle customers from one end of the 
commercial corridor to the other.
b) Work with AATA to ensure that the commercial corridor is adequately served with access 
within the corridor, as well as from outside the area.
c) Install pedestrian activated lights at crosswalks to ensure safety and encourage pedestrian 
activity.
d) Encourage the installation of bike parking facilities where deficient.
e) Install benches at all AATA bus stops.  Publicize AATA’s bench program.  AATA will provide a 
bench when requested if the adjacent property owner assumes responsibility for snow and trash 
removal.
f ) Maintain non-motorized transportation facilities including the removal of snow and leaves.

Objective 4: To facilitate safe and efficient pedestrian and bicycle access from neighborhoods 
to the commercial corridor and within and around the corridor.

Action Statements:
a) Create an “official”  walkway system from the apartments in the Pauline/Maple/ Stadium area 
to the commercial district.  
b) Provide pedestrian and bicycle access from single-family neighborhoods to commercial areas 
via a non-motorized system that connects these areas to the commercial corridor businesses.
c) Undertake intersection improvements at Arbordale/Federal/Stadium and Pauline/Stadium to 
encourage safe pedestrian and bicycle use.  Improvements could include the installation of brick 
pavers, or other identifying features to identify these intersections as appropriate for pedestrian 
crossing, or the installation of pedestrian signals.
d) Relocate and redesign existing sidewalks to move them away from the high speed traffic 
along Stadium Boulevard and closer to the businesses.  Increase the sidewalk width from five 
feet to eight to ten feet and buffer the sidewalk from the street by providing a consistent lawn 
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extension, or separation of some other kind, between the sidewalk and the street.

Objective 5:  To protect residential neighborhoods from automobile and truck through-traffic.

Action Statement:
a) Prohibit vehicular access from commercial establishments onto residential streets by 
prohibiting access into neighborhoods from businesses.

Objective 6:  To improve the ability of the circulation system to address competing traffic 
interests.

Action Statements:
a) Capitalize on existing traffic volume and make traffic flow an asset to the district by capturing 
through-traffic to impulse shop.  
b) Explore the use of marginal access drives to reduce conflicts between through-traffic and local 
traffic.
c) Through site plan review, encourage the use of rear or side access drives to connect parking 
lots and minimize the need to re-enter Stadium Boulevard for each retail destination.  Also, 
install sidewalks between businesses to encourage one-stop shopping.
d) Consider the establishment of an informational/directional signage program which identifies 
blocks or groups of related businesses.  These signs would be located close to the ground and 
be at a right angle to the street.  These signs would not replace business signs, but would be 
directed at drivers to allow rapid recognition of business locations and to increase safety. 
e) Construct off-street “pull-offs” for buses to reduce traffic congestion.

Goal D - To achieve a commercial corridor that is a physically attractive, cohesive shopping 
district, with a unified visual impact that conveys a sense of place and provides a positive 
impression.

Objective 1:  To create a business environment that is uniquely identifiable.

Action Statements:
a) Conduct a design charette involving business operators, residents, elected officials, local 
design professionals and others to identify issues and develop alternative solutions to create a 
vision for the specific design of aesthetic improvements along the commercial corridor.  
b) Initiate a banner program to visually cue the existence of the corridor.
c) Organize a series of seasonal promotional campaigns including the use of a district 
promotions “logo,” the use of coordinated signage and the institution of special hours during 
special promotions.
d) Recognize exemplary performance of business operators by initiating an awards program.  
Awards could be given for physical improvements, promotional ideas, community service.
e) Emphasize the relationship of the commercial corridor with the University of Michigan 
Stadium by using maize and blue signage, incorporating a visual image of the football stadium 
on street signs/banners, or through other means.

Objective 2:  To maintain a distinct business mix and range of activities that attract both local 
and regional customers.

Action Statements:
a) Conduct a market area analysis to identify the corridor’s primary market segments and 
develop a strategy for maximizing the area’s commercial potential.  The market analysis should 
identify current and potential customers for commercial corridor businesses.
b) Establish programs to encourage and support small, local business development, such as 
training seminars, business enhancement sessions or other business support services to assist 
business operators in the corridor with bookkeeping, taxes, employee training, window display, 
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advertising layout, and facade and signage design.
c) Create a joint promotional program to coordinate retail advertising and promotions among 
Stadium Boulevard businesses.
d) Create a slogan/theme for the Stadium Boulevard Commercial Corridor. Encourage customer 
participation by offering a prize package that includes goods or services from corridor businesses 
as an incentive to enter ideas.
e) Promote the corridor’s convenient location and variety of businesses.
f ) Through the West Stadium Area Business Association, organize family-oriented festivals, fairs or 
other activities.

Objective 3:  To improve the physical appearance of the commercial corridor.

Action Statements:
a) Undertake streetscape improvements at strategic intersections to provide visual continuity 
and to make the corridor easily identifiable.  The improvements should include landscaping, 
non-motorized and street lighting, street furniture and signage.  When able, such improvements 
should correspond with AATA bus stops.  Benches/bus shelters should be incorporated into the 
design.  See the commercial corridor Streetscape Improvement Plan for details.
b) Develop a program for storefront improvements which includes design guidelines to create an 
image of continuity along the corridor.
c) Develop a comprehensive sign overlay district which requires the installation of compatible, 
harmonious and appropriate signage.
d) Improve the appearance of parking lots by installing landscaping, constructing buffer walls 
and reducing the width of driveways that exceed maximum City Code requirements.  When 
required parking would not be reduced, remove parking from required front yards.
e) Where possible, plant double rows or larger groups of trees.
f ) Provide compatible Edison street light fixtures along the corridor.  Remove older fixtures and 
replace with identical fixtures along the commercial corridor.
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