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Executive Summary 
The Southend is a small community in Dearborn, MI, tucked between the Ford Rouge Factory, which has a 

prominent industrial presence along the Rouge River, and the City of Detroit. This area is unique for its 

significant Arab-American community which is reflected in the many Yemeni restaurants, markets, and 

retail stores along the Dix-Vernor Corridor. For the purpose of this study, the City of Dearborn has defined 

the focus area of the project as the nearly one-mile-long Dix-Vernor corridor.  

The Vision Plan and Economic Development Strategy for the Dix-Vernor Corridor was created as a resource 

for the City of Dearborn and the Dix-Vernor Business District Improvement Authority to thoughtfully plan 

and develop the area. The purpose of this document is to develop a strategic plan that can help 

economically strengthen the Southend of Dearborn as well as the surrounding residential Salina 

Neighborhood.   

The process began with a planning and strategy session with staff from the City of Dearborn’s Economic 

and Community Development Department as well as the City Planner. The practicum team made several 

trips throughout the planning process to meet with key community members and anchor institutions to 

gain a better understanding of the focus area This report analyzes the past and current socioeconomic 

profile of the focus area included in the Dix-Vernor Business District Improvement Authority boundary, 

identical to the Tax Increment Financing (TIF) boundary (City of Dearborn, 2015).  

Dearborn’s TIF Plan, implemented by the Dix-Vernor Business District Improvement Authority, aims to 

capture the incremental tax revenues generated within the District, and utilize ancillary funding sources 

such as grant programs, private cooperation, municipal participation, and other funding sources to help 

economically enhance the area.  To accomplish the goals set forth in the scope of work, the team 

developed a detailed physical inventory of commercial buildings on the corridor to assess the current 

conditions of the commercial corridor and identify possible areas for improvement. This inventory includes 

assessment of parcel condition, streetscape, parking, and mobility analysis including pedestrian crosswalk 

conditions.  

In March 2016, the Dix-Vernor Business District Improvement Authority, with the support of the MSU 

Practicum Team, received a matching grant of $15,000 from the Michigan State Housing and Development 

Authority (MSHDA) totaling $30,000. This grant will assist in supporting the implementation of the 

recommendations found for The Southend including garbage cans, flower planters, and benches directly 

benefit the community. It will also help initiate the process of establishing the view of Dix-Vernor Corridor 

and The Southend as an important economic area to be invested in.  The submitted Statewide Partnership 

Grant application can be found in Appendix A.   
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Based on research conducted and a detailed socioeconomic profile of the community, the practicum team 

has created a series of recommendations to economically strengthen the development of The Southend 

community and business district to improve the quality of life.  Marketing and branding initiatives are 

recommended as an opportunity to aid in the sense of community building as well as a method in 

promoting businesses along the corridor. Walkability and bikeability considerations are vital in a vibrant 

business corridor and connection to Southwest Detroit and the rest of Dearborn through a marked bike 

path is one of the recommendations created in order to promote pedestrian activity. Infrastructure 

recommendations could help to promote a pedestrian and biker friendly community with safer sidewalks, 

crosswalks, and complete streets. Recreational space improvements could be a popular addition for the 

large youth population in The Southend and provide another opportunity for positive community 

interactions. Commercial conditions and housing additions that were assessed were provided various cost 

and timespan options for project completions. Recommendations for the corridor include parking 

management and improvements in order to accommodate the area's unique parking fluxes.  The team 

observed the corridor at various times and days of the week and documented the parking capacity and 

recommendations for alleviating current congestion. Low cost and short term projects have the 

opportunity to be immediately address through grant funding. The team in collaboration with the City of 

Dearborn recommended possible placement for seating, planters, and garbage can additions. With such a 

resilient and driven business community, small, incremental changes in the Dix-Vernor Corridor could have 

lasting positive improvements to the economic stability and sense of place within The Southend.  

 Low Cost 
<$1,000 

Medium Cost 
$1,000-$5,000 

High Cost 
>$5,000 

Short Term 
3-12 months 

 Logo creation  

 Parking surveys for 
businesses and patrons  

 Crowdgranting for park 
(not including 
implementation time) 

 Banners 

 Bilingual parking 
signs 

 Welcome Signs 

 Sidewalk connection and safety 
improvements  

 Improve sidewalk/street 
buffers  

 Create and paint bike lanes 

Medium 
Term 

1-4 years 

 Social Media presence 
and management  

 Become Redevelopment 
Ready Certified (Focus on 
BP 5) 

 Enforcement of 
parking 

 Bike route 
connection 

 Park and ride system  

 Creating parking in vacant, city 
owned lots 

 Façade improvements  

Long Term 
4+ years 

 Community input sheets 
(ongoing if necessary) 

 SafeRoutes to 
School program  

 Additional low-income housing 
varieties  
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Introduction  

Practicum Purpose  
Practicum is the capstone course for Michigan State University’s Urban and Regional Planning Program.  

This course facilitates a partnership between MSU and planning organizations across the state to provide 

planning students with an opportunity to create comprehensive reports focusing on solutions to existing 

community or regional issues.  The practicum course introduces real-world planning concepts to studens in 

the form of conducting research, working for a client, and ultimately produce a final living document to be 

used as a resource for the partner organization.   

 

Goal Statement 
Create a Vision Plan and Economic Development Strategy that will include recommendations for 

beautification, façade evaluation and analysis, and redevelopment opportunities. The City of Dearborn 

seeks to attract commercial and residential redevelopment, improve non-motorized access and mobility, 

and identify underutilized land for the Dix-Vernor Corridor. 

 

shortsman
Typewritten Text
Audriana Jordan, Senior Planner, City of Dearborn
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Project Overview 
This project analyzes strategic economic development opportunities in The Southend focusing on the 

commercial corridor as well as the immediate surrounding residential areas. The focus area was chosen by 

the Michigan State University Practicum group and the City of Dearborn’s Economic Development Director 

and the City’s Senior Planner, in order to encompass the Dix-Vernor Tax Increment Financing boundary for 

the Southend of Dearborn. The purpose of choosing this focus area is to gain a better understanding of the 

current conditions and future needs of this neighborhood service corridor. This corridor located in the 

larger City of Dearborn includes a commercial district, Salina Middle School, Salina Elementary School, and 

several residential areas that make up the Salina neighborhood. This plan discusses methods for economic 

development opportunities in the commercial and some residential areas in addition to a comprehensive 

review of current practices, and funding opportunities. 

Focus Area 
The project focuses on the Dix-Vernor Corridor located in Dearborn’s Southend and the surrounding Salina 

Neighborhood. The Dix-Vernor Corridor is the commercial area that is contained within the Salina 

Neighborhood, the two of which make up The Southend of Dearborn.  Directly to the southeast of 

Dearborn and the Dix-Vernor corridor is the City of Detroit. The Southend is a major gateway between the 

City of Dearborn and the City of Detroit. Figure 1 shows a map of Michigan with county boundary lines as 

well as the City of Dearborn boundary.  Figure 2 zooms in on the City of Dearborn boundary reflecting 

Wayne County as well as the surrounding Monroe, Washtenaw, Oakland, and Macomb Counties.   
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Figure 1: Map of Michigan with City of Dearborn Boundary 
Figure 2: Map of Michigan Counties with City of Dearborn Boundary 
(MSU Planning Practicum, 2016) 
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Figure 3 shows the City of Dearborn, Detroit, Dearborn Heights, Allen Park, and Melvindale boundaries.   

 
Figure 3: Map of City of Dearborn and Neighboring Cities 
(MSU Planning Practicum, 2016) 

Figure 4 highlights the location of The Southend within the City of Dearborn. 

 
Figure 4: Map of City of Dearborn and The Southend 
(MSU Planning Practicum, 2016) 
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Figure 5 shows a map of the focus area.  The yellow boundary represents The Southend, the red boundary 

represents the Dix-Vernor commercial corridor, and the area between the yellow and red is the residential 

area known as the Salina Neighborhood.   

 
Figure 5: Map of Residential Study Area and Dix-Vernor Corridor Boundary 
(City of Dearborn, 2016) 

Community Analysis 
Data for this report was collected from the following sources: 

 US Census Reports 

 2009-2013 American Community Survey (ACS) 5-Year Survey  

 US Bureau of Labor Statistics 

 Environmental Systems Research Institute Geographical Information Systems (ESRI GIS) 

 Studies conducted by the City of Dearborn 
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The data has been presented in charts, graphs and tables to observe and analyze trends, current 

conditions, and future projections of The Southend of Dearborn. This analysis can help planners and 

decision makers within the community identify trends and future needs. 

 

History of The Southend  

The largest growth in Dearborn occurred during the rise of the Ford Motor Company. Much of the history 

of Henry Ford is well known. He established Ford Motor Company in 1903 with his first factory located on 

Mack Avenue in Detroit. By 1917 Ford begun the construction of a new factory in Springwell Township 

located along the Rouge River in South Wayne County. In the 20th century, the establishment of the Ford 

Rouge Factory had attracted immigrants from all over the world to Dearborn on freight ships carrying raw 

materials to the Factory (The Henry Ford Museum, 2016).   

Located a few miles south of Detroit at the confluence of the Rouge and Detroit Rivers, the original Rouge 

complex was a mile-and-a-half wide and more than a mile long. The multiplex of 93 buildings totaled 

15,767,708 square feet of floor area crisscrossed by 120 miles of conveyors (The Henry Ford Museum, 

2016). 

There were ore docks, steel furnaces, coke ovens, rolling mills, glass furnaces and plate-glass rollers. 

Buildings included a tire-making plant, stamping plant, engine casting plant, frame and assembly plant, 

transmission plant, radiator plant, tool and die plant, and, at one time, even a paper mill. A massive power 

plant produced enough electricity to light a city the size of nearby Detroit, and a soybean conversion plant 

turned soybeans into plastic auto parts.  

The Rouge had its own railroad with 100 miles of track and 16 locomotives. A scheduled bus network and 

15 miles of paved roads kept everything and everyone on the move  (Good, 2013). 

At its peak in the 1930s, more than 100,000 people worked at the Ford Rouge Factory. To accommodate 

this quantity of people required a multi-station fire department, a modern police force, a fully staffed 

hospital and a maintenance crew 5,000 strong (Howell, 2015). One new car rolled off the line every 49 

seconds. Each day, workers smelted more than 1,500 tons of iron and made 500 tons of glass, and every 

month 3,500 mop heads had to be replaced to keep the complex clean (The Henry Ford Museum, 2016).  
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The Salina Neighborhood grew 

around the Ford Motor Company and 

the Rouge Assembly Plant since 1915. 

New migrants from the American 

South, Eastern Europe, Southern 

Europe, Mexico, and the Middle East 

settled in The Southend. Arabs who 

settled in Dearborn’s Southend were 

mostly Muslim and working class, 

which set their community apart from 

the Arab Christian enclaves which 

were, by mid-century, largely middle 

class and dispersed among the city’s 

eastern suburbs.  

The Rouge Factory has since significantly downsized the amount of workers from over 100,000 people to 

now 6,000 Ford employees. The 600-acre center is still Ford Motor Company’s largest single industrial 

complex in the world (The Henry Ford Museum, 2016).  

The Southend Today 

The Southend business district along Dix Avenue is home to neighborhood restaurants, supermarkets, 

including Berri’s Halal Meats and Mr. Saad’s grocery store, as well as a variety of non-Arab businesses and 

the American Moslem Society Masjid. This business district serves as a symbolic center and heart of the 

city’s Arabic communities, and is known not only for its dense concentration of businesses and people, but 

also for its receptivity to and involvement within the community. To this day, The Rouge Factory is still a 

prominent part of the Salina Neighborhood and encompasses 63% of the area surrounding the 

community.   

This industrial area and the Rouge River effectively isolates The Southend from the City of Dearborn.  The 

Southend borders the City of Detroit on its eastside, as well as the railroads and I-94 highway to the 

Southwest.    

The Dix-Vernor corridor is bustling with businesses and restaurants uniquely characteristic of The 

Southend and has served as a neighborhood service corridor to the residents of The Southend for the past 

century.  One of the primary anchors to the community is The Arab Community Center for Economic and 

Social Services (ACCESS) (Figure 7) which is located within The Southend and has served in the community 

for over 40 years.  ACCESS provides services such as education regarding health, housing, employment and 

more to the surrounding community (ACCESS, n.d.).  

Figure 6: The Ford Rouge Complex (The Henry Ford Museum, 2016) 
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Figure 7: ACCESS Community Center 
(Ignasiak) 

 

There are two schools in the area including Salina Elementary School (Figure 9) and Salina Middle School 

(Figure 10). Initially, these schools were located where the Rouge Plant is today. The Salina School moved 

in 1921 to a new building. In 1926 it was expanded to contain 37 classrooms, a gym, auditorium and 

swimming pool (Dearborn Public Schools, 2013).  Today Salina serves students from preschool through the 

eighth grade and is noteworthy because of the bilingual programs offered (Good, 2013). The Yemeni Zaydi 

Dearborn Mosque was established in 1937 by the emerging Islamic community of Sunni Muslims from 

Lebanon. This mosque was the second built in the United States and has since been expanded to include a 

school, library and community center.  

Figure 8 shows research conducted by The United Way for Southeast Michigan and reflects the number of 

students at the schools as well as how many of those students speak Arabic, are economically 

disadvantaged, and have limited proficiency at Salina Intermediate and Elementary schools for 2006-2007.  

89% of students at Salina Middle School and 90.7% at Salina Elementary School speak Arabic as well as 

95.2% from Salina Intermediate and 90.7% from Salina Elementary are economically disadvantaged.  This 

data helps understand language conditions of The Southend and the population of the community.  
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School Total Student Count # and % Arabic Speaking # and % Limited English 
Proficient 

Salina 
Intermediate 

 
 

 
547 

487 398 

89% 72.8% 

Salina Elementary 
 
 
 

 
462 

419 352 

90.7% 76.2% 

Figure 8: Demographics for Salina Schools 2006-2007 School Year 
(Metzger, 2007) 

 

 
Figure 9: Salina Elementary School          
Figure 10: Salina Intermediate School 
(Ignasiak) 

The City of Dearborn is actively engaged in the Michigan Economic Development Corporation’s 

Redevelopment Ready Communities program.  The program provides municipalities with strategies to 

eliminate barriers of redevelopment and create a more transparent form of government that will 

ultimately support the Dix-Vernor Corridor as well as the entire Southend community. 

Southeast Dearborn has been a gateway neighborhood for many immigrant groups settling in Dearborn 

and it is known as a diverse, welcoming community. 
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Figure 11: Dix-Vernor Corridor 
(Ignasiak) 

 

Tax Increment Financing (TIF) and Dix-Vernor Business District 
Improvement Authority  
The Dix-Vernor Avenue commercial corridor in the Salina community previously served as the gateway to 
Dearborn for many immigrants arriving to work at the Ford Rouge Factory. Today, advanced 
manufacturing and a thriving residential and commercial community share this diverse neighborhood. The 
City Council, having determined that it is necessary for the best interests of the public to redevelop its 
commercial corridors and to promote economic growth, adopted a resolution on February 7, 2011, 
declaring its intention to create and provide for the operation of an Authority.  

The City of Dearborn City Council approved the Dix-Vernor Business District Improvement Authority 
(DVBDIA) Development Plan and Tax Increment Financing (TIF) Plan on December 16, 2015 (City of 
Dearborn, 2015).  This document was prepared by the City’s Economic and Community Development 
Department.  Tax increment financing is a financing mechanism established by the State of Michigan that 
contributes to economic growth and development by dedicating a portion of the tax base resulting from 
economic growth and development to certain public facilities and structures or improvements of the type 
designed and dedicated to public use and thereby facilitates certain projects which create economic 
growth and development.   

Dearborn’s TIF Plan seeks to capture the incremental tax revenues generated within the District, and 
utilize ancillary funding sources such as grant programs, private cooperation, municipal participation, and 
other funding sources to which the DVBDIA may be eligible to improve the conditions and viability of the 
District. (City of Dearborn, 2015).   
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As reflected in the TIF plan, the primary goals of the District are to:  
(City of Dearborn, 2015) 

 Enhancement of public spaces within the District; 

 Delineation of the District through a consistent theme/style along District right-of-way; 

 Provision of a unified building style to be implemented through development and redevelopment 
of properties within the District, and: 

 Economic growth and increased property values.  
 

 
 
Figure 12: DVBDIA TIF Estimated Annual Estimated Expenditure Breakdown 
(City of Dearborn, 2015) 
 
Utilizing the base year of 2015 for the District, the taxable value for the District is estimated to be 
$7,766,617. Property value growth is calculated based on an annual inflationary growth and the potential 
of new investment in the District. Over the thirty-year development period, the estimated incremental tax 
revenues generated within the District is $2,259,924. (City of Dearborn, 2015) Figure 12 reflects the annual 
estimated costs for each project permitted by the DVBDIA. The total estimated cost of improvements for 
the 30 year projection is $3,900,000. Including a 10% contingency, the 30 year projection for expenditures 
in the District totals $4,290,000.   

$10,000 , 7%

$50,000 , 34%

$20,000 , 13%

$29,000 , 19%

$40,000 , 27%

DVBDIA TIF Plan Project-Estimated Annual Expenditures

Planning, Adminstration, and Staffing

District-Wide Maintenance

District Marketing, Promortion, Recruitment, Arts and Cultural Programs

Private Sector Improvements

Public Facility Improvements
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Maps  
The Dix-Vernor Zoning Map in Figure 13 shows the variety of zones in the compact corridor. There is a 

vibrant Community Business district running along Dix Road. These are filled with local businesses and 

restaurants. The majority of parcels in the Business District are filled and fully utilized. Surrounding the 

Business Corridor are the residential areas of the Salina neighborhood. The majority of homes in the 

neighborhood are One-Family Residential. To the southwest corner of the zoning map lies the Ford Rouge 

Plant zoned for Intensive Industrial Use.   



VISION PLAN AND ECONOMIC DEVELOPMENT STRATEGY FOR THE DIX-VERNOR CORRIDOR   

22 

 

Figure 13: Dix-Vernor Zoning Map 
(City of Dearborn, McKenna Associates, 2014) 
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Figure 14: Dix-Vernor District Improvement Authority Existing Land Use 
(Ayoub, 2015) 
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Figure 15 reflects the focus area with a boundary around the Dix-Vernor Corridor as well as the 

surrounding Salina Neighborhood.  The two schools in the focus area, Salina Elementary and Salina 

Intermediary are represented by two yellow stars. The Tax Increment Financing (TIF) boundary created by 

the Dix-Vernor Corridor Authority for the commercial corridor is illustrated by an orange line surrounding 

the corridor.  

 

Figure 15: Focus Area Including TIF Boundary and Schools 
(Practicum Team MSU, 2016) 

The Southend Boundary with TIF and School District 
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Figure 16 represents the Dix-Vernor Corridor as well as the railway to the West and the Ford Rouge 

Factory, which is property owned by the Ford Motor Company.  The City boundary is illustrated as well as 

the neighboring City of Detroit and City of Melvindale. The Rouge River is also shown to the Southwest of 

the corridor. 

 

Figure 16: Ford Motor Company Owned Property  
(Practicum Team MSU, 2016) 

The Southend Boundary with Ford Motor Company Rouge Plant 
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Figure 17 reflects the focus area with the Dix-Vernor Corridor as well as the Salina Neighborhood.  The 

parcels owned by the City of Dearborn are represented with a red outline.   

 

Figure 17: City of Dearborn Owned Parcels 
(Practicum Team MSU, 2016) 

The Southend Boundary with City of Dearborn Owned Parcels 
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Demographics  
Demographic trends reflect the current image of the community as well as trends from the past to help 

predict the progress and challenges for the future.   

Population  
Figures 18-21 show a comparison of total population in The Southend, Dearborn City, Wayne County, and 

the State of Michigan from 1990 to 2015. The population changes in Dearborn City and Michigan have 

similar trends where the populations had increased significantly from 1990 to 2010 and decreased from 

2010 to 2015. The population in Wayne County had decreased from 1990 to 2015, and the population in 

The Southend had increased from 1900 to 2000 while decreasing from 2000 to 2010. 

 

 
Figure 18: The Southend Population 1990-2015 
(U.S. Census Bureau, 2010, 2015) 
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Figure 19: City of Dearborn Population 1990-2015 
(U.S. Census Bureau, 2010, 2015) 

 

Figure 20: Wayne County Population 1990-2015 
(U.S. Census Bureau, 2010, 2015) 
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Figure 21: Michigan Population 1990-2015 
(U.S. Census Bureau, 2010, 2015) 

Age 
Figure 22 displays the median age of the residents in the Southend compared to Dearborn City, Wayne 

County, and the State to Michigan from 2000 to 2015. The Southend shows a 6% increase from 2000 to 

2010, and a 3% increase from 2010 to 2015. Wayne County and the State of Michigan are also seeing an 

increase in Median age, whereas the City of Dearborn is decreasing from 2000 to 2015. 

 

Figure 22: Median Age Comparisons 2000-2015 
(U.S. Census Bureau, 2010, 2015) 
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Housing 
Figure 23 shows that more than 65% of the housing within The Southend are renter occupied and much 

fewer owner-occupied housing units (31%). From the data, owner-occupied housing is the majority of the 

housing inside the City of Dearborn, Wayne County, and for the rest of the State as a whole. In comparison 

to the rest of the City of Dearborn, the Salina Neighborhood has a slightly lower percentage of vacant units 

at 3% vacant compared to 10% for City of Dearborn.  

Year 1990 2000 2010 2015 
Location Total Housing Units 

Dix-Vernor Corridor 605 660 856 843 
City of Dearborn 36,929 38,981 38,249 37,748 
Wayne County 832,710 826,145 826,328 821,693 
State of Michigan 3,847,926 4,234,279 4,531,231 4,600,551 

Location Owner Occupied Housing Units 

Dix-Vernor Corridor 141 274 271 259 
City of Dearborn 26,358 26,996 34,310 22,699 
Wayne County 498,630 511,837 464,603 430,561 
State of Michigan 2,427,472 2,793,124 2,769,474 2,763,244 

Location Renter Occupied Housing Units 

Dix-Vernor Corridor 407 345 522 557 

City of Dearborn 9,084 9,774 9,667 11,174 
Wayne County 281,905 256,603 226,340 251,815 
State of Michigan 991,859 992,537 1,037,147 1,139,315 

Location Total Vacant Housing Units 

Dix-Vernor Corridor 57 68 63 27 
City of Dearborn 1,487 2,211 3,939 3,875 
Wayne County 52,175 57,705 135,585 139,317 
State of Michigan 428,595 448,618 724,610 697,992 

 

 
(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 
 

Income  
From the Median Income and Per-Capita Income data in Figures 24 and 25, there is an increase of median 

household income and per capita income for Dearborn City, Wayne County, Michigan, and the Southend 

from 1990 to 2000. The Southend had a stable and slightly increased median income from 2000 to 2015, 

but decreased by nearly 14% from 2010 to 2015 in per capita income. 

Figure 23: Dix-Vernor Housing Profile 2000, 2010, 2015 
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Figure 24: The Southend Median Household Income 2015 
(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 

 

 
Figure 25: Per Capita Income 2010 & 2015 
(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 
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Figure 26 highlights the income distribution in The Southend with more than 50% of the population having 

income less than $25,000 in 2015. More than 25% of the population has an income less than $15,000. The 

low-income groups are prominent in the focus area. Only 1% of the population has income higher than 

$150,000.  

 
Figure 26: The Southend Households by Income 2015 
(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 
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Employment 
From the Employed Labor Force chart in Figure 27, the employed labor force in Dearborn City, Southend, 

and Wayne County have decreased from 2010 to 2015, the employed civilian population in Michigan has 

increased from 2010 to 2015. Figure 28 shows the employment by industry for 2014.  

 
Figure 27: Employment Comparison 1990-2015 
(U.S. Census Bureau, 2010, 2015) 
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Figure 28: Employed Population 16+ by Industry 2015 
(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 
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Unemployment  
The Unemployed Labor Force data shown below in Figure 29 shows the unemployment rate in the City of 

Dearborn, Wayne County, Michigan, and The Southend have decreased from 2010 to 2015.  

 

(ESRI Demographics, 2010, 2015) (U.S. Census Bureau, 2010, 2015) 
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Figure 29: Unemployment Rate 2010 and 2015 
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Figure 30 reflects data for the percentage of individuals below poverty level.  The percentage of 

population whose income is below poverty level has increased from 2000 to 2015 in Dearborn City, Wayne 

County, Michigan, and the Southend. The percentages of population that are below poverty level in the 

Southend are much higher than those of Dearborn City, Wayne County, and the State of Michigan. 

 

Figure 30: Below Poverty Level Comparisons 2000-2015 
(U.S. Census Bureau, 2010, 2015) 
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Educational Attainment  
From the Educational Attainment Profile of the Population 25+ in the Dix-Vernor Corridor in Figure 31, the 

data shows that more residents were gaining a Bachelor’s Degree from 1990 to 2010. When looking at the 

data, the residents inside the Dix-Vernor Corridor have a lower population who have bachelor’s degrees 

(24%) than the City of Dearborn (37%), Wayne County (28%), and State of Michigan (31%).  The residents 

inside of the Dix-Vernor Corridor have a lower educational attainment level than the rest of the compared 

regions.   

 

Year 1990 2000 2010 2015 
Location High School Graduate 

Dix-Vernor Corridor 203 661 468 299 
City of Dearborn 16,068 15,460 14,953 11,341 
Wayne County 400,583 399,885 365,874 288,093 
State of Michigan 1,887,449 2,010,861 2,066,981 1,689,590 

Location Bachelor's Degree 

Dix-Vernor Corridor 78 101 153 103 
City of Dearborn 7,821 9,791 9,883 10,854 
Wayne County 114,779 141,886 152,250 159,828 

State of Michigan 638,267 878,680 1,017,086 1,117,292 

Location Graduate/Professional Degree 

Dix-Vernor Corridor 24 69 29 19 
City of Dearborn 5,381 6,255 6,572 7,352 
Wayne County 66,043 76,571 95,599 105,382 
State of Michigan 375,780 467,771 629,937 722,351 

Location Total Educational Attainment 

Dix-Vernor Corridor 305 831 650 421 
City of Dearborn 29,270 31,506 31,408 29,547 
Wayne County 581,405 618,342 613,723 553,303 
State of Michigan 2,901,496 3,357,312 3,714,004 3,529,233 

Figure 31: Educational Attainment Comparison 1990-2015 
(U.S. Census Bureau, 2010, 2015) 
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Summary 
The Southend has different socioeconomic characteristics compared to the rest of the City of Dearborn, 

Wayne County, and the State of Michigan in regards to population, housing, income, employment, and 

educational attainment.  Main points of importance are: 

- Fairly stable population from 2010-2015; 

- Median age in the mid 20’s compared to the mid 30’s in the City of Dearborn, Wayne County, and 

the State of Michigan; 

- More than 50% of the housing in The Southend is renter occupied; 

- Low household income. An average of $24,833.  More than 50% of the population having income 

less than $25,000 in 2015; 

- High unemployment rate at 19.9%; 

- High percentage of population below poverty level at 44.8%; 

- Low educational attainment.  Only 13% of the Dix-Vernor Corridor residents that are 25 and 

over have received an Associate’s Degree or higher. 

The demographic analysis of The Southend suggest this community is made of up of fairly young 

residents with low-income and education. These characteristics can be important to consider when 

thinking about the development and future of the area. 

 

District Study and Analysis 

Commercial Condition Survey 
The Team created criteria to assess the condition of the commercial structures along the Dix-Vernor 

Corridor which was separated into blocks (the first block not containing structures) shown in Figure 32.  

The given characteristics that we have measured was the existing state of the business’ windows, doors, 

siding, roof, the state of the paint or brick along the exterior of the business, lighting, the accessibility of 

parking, décor and greenery in front of the businesses, clear signage in front of each business, and the 

amount of setback from the street for each of the businesses. Our team has collected pictures along the 

corridor and sorted them by address as if one were walking from the north side to the south part of the 

district. Each commercial building was rated with conditions such as “Poor”, “Fair”, and “Good” based 

upon the criteria shown in Table 1. Each of the above criteria receives a score between 0 and 2 with a 

perfect score of 18. The unweighted scores between 0 and 5 signify a “Poor” score, the score between 6 

and 12 signify “Fair”, and a score between 13 and 18 signify a “Good” score.  
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Commercial Condition Survey Criteria 

Criteria  Score Description  

Windows 0 Not present or damage to glass and frame, repairs may include window replacement. 

1 Present but look to be in older condition.  Does not appear to need window replacement. 

2 Present, with no to very minor damages.  No glass damage, frames appear new. 

Doors 0 Major damage visible. Damage repair may include a door replacement. 

1 Minor damage.  Does not appear to need door replacement. 

2 Present, with no visible damage. 

Siding 0 Major damage visible.  Siding likely to need replacement and may pose a public health risk. 

1 Some damage visible, maintenance required.  Damage does not appear to be a public health 
risk. 

2 No major damage visible.  Siding materials appear largely intact. 

Roof 0 Severe damage.  Damage to roof likely pose a public health risk. 

1 Minor damage.  Lack of maintenance is evident.  Damage does appear to be a public health risk. 

2 No major damage visible.  Roofing materials appear to be primarily intact. 

Paint/Brick 0 Major chipping visible, likely to require complete repainting. 

1 Minor chipping visible, some maintenance required. 

2 No major chipping visible. 

Lighting 0 No visible light features. 

1 One visible light feature, bulbs appear to work. 

2 Multiple visible light features, bulbs appear to work. 

Parking 0 Parking lot for individual commercial and institutional properties.  Parking is not easily 
assessable to business. 

1 Some parcels use shared parking lots with signage to notify vehicular traffic.  Parking is 
accessible to business. 

2 Parking lots are combined, clearly visible with signage, accessible to business, and in the back 
of the store. 

Décor/Greenery 0 No greenery present, no décor present. 

1 Greenery needs maintenance, some décor present. 

2 Greenery appears to be well-managed, décor present. 

Signage 0 Hard to see signage, sign requires replacement.  
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1 Visible signage, some repair required. 

2 Visible signage, appears to be intact.   

Setback 
 

0 A setback larger than 50 ft. 

1 A setback of 10-50 ft. 

2 Little to no setback 0-10 ft. 

Table 1: Criteria for Commercial Condition Survey 

 

Table 2 shows the conditions of each parcel in the corridor based off of the determined criteria.  The 

corridor has been separated into 12 blocks grouping together parcels in order to assess the area more 

efficiently.  The following sections of this report may reference areas based on their block number. 
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 Commercial Condition Survey Analysis  

Block Business Windows Doors Roof Paint/

Brick 

Lighting Parking Décor/ 

Greenery 

Signage Setback TOTAL 

2 Future Driving 2 2 2 1 1 1 0 2 1 13 

2 Islamic Town Center 2 2 2 1 1 1 0 2 1 12 

2 Islamic Village Market 2 2 2 2 2 1 0 2 2 15 

2 Joe’s Barber Shop 2 2 2 1 1 1 0 2 1 13 

3 Middle East Service Center 2 2 2 2 1 1 0 1 1 12 

3 Cricket Wireless 

Authorized Retailer 

2 2 2 2 1 1 0 2 1 13 

3 Choppers Salon 2 2 2 2 1 1 0 2 1 13 

3 Metro PCS Authorized  

Dealer 

2 2 2 2 1 1 0 2 1 13 

3 For Lease/Rent 0 0 2 2 1 1 0 2 1 10 

3 Hookah Land 2 2 2 2 1 1 0 2 1 13 

3 Savings Plus 2 1 2 2 1 1 0 2 1 12 

3 National Associations of 

Yemeni American 

0 1 2 2 0 1 0 1 1 8 

3 Nassar Family Impuas Inc. 1 2 2 1 0 1 0 1 1 9 

3 Dix Mobil Inc. 1 1 2 2 2 1 0 1 1 11 

3 Naji’z Hair Salon 2 2 2 2 0 1 0 1 1 11 

4 Peace Book Store 1 1 2 2 1 1 0 2 1 11 

4 Vacant 0 1 2 1 1 1 0 0 1 7 

4 Vacant 0 1 2 1 1 1 0 0 1 7 

4 Vacant 0 1 2 1 1 1 0 0 1 7 

4 Al Fahd Super Market 1 1 2 1 2 1 0 2 1 11 

4 Haidara Tax and 

Immigration Services 

2 2 2 1 2 1 0 2 1 13 

 

4 Ronnie Berry’s Halal Meats 2 2 2 2 2 1 0 2 1 14 

5 Al Saad Meat Market 2 2 2 2 1 1 0 2 1 13 

5 Azal Supermarket 2 2 2 2 2 2 0 2 1 15 

5 Sheba Pharmacy 2 2 2 2 1 1 0 2 0 12 

5 Sheba Market 1 1 2 1 0 1 0 2 0 8 

5 Joe’s Barber Shop 2 2 2 2 2 1 0 2 0 13 

5 Aden Restaurant 2 2 2 2 1 1 0 1 0 11 

5 Foot Specialist 2 2 2 2 0 1 0 1 0 10 

5 Vernor Family Dental 2 2 2 2 0 1 0 2 0 11 

5 Family Care Pharmacy 2 2 2 2 1 1 0 2 2 14 
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Table 2: Analysis of Commercial Corridor 

0-5 6-12 13-18 

Poor 
 

Fair Good 

Table 3: Rating Standard for Commercial Corridor 

5 Physical Therapy Group 2 2 2 2 0 1 0 2 2 13 

5 American Moslem Society 

Masjid 

1 2 2 1 2 2 0 2 0 12 

6 Mobil Gas Station 2 2 2 2 2 1 1 2 1 15 

6 South Dearborn Pharmacy 1 2 2 1 1 1 0 2 0 10 

6 Haddad Internal Medicine 2 2 2 2 1 1 0 2 0 12 

6 Dearborn Spine Center 2 2 2 2 0 1 0 1 0 10 

6 Dentist- Dr. Razan Abbass 

D.D.S. 

1 2 2 2 1 1 0 1 0 10 

7 ACCESS 2 2 2 2 2 2 2 2 2 18 

7 Roman Village Cucina 

Italiana 

2 2 2 2 2 1 1 2 2 16 

7 Women’s Medical Center 2 2 2 1 0 1 0 2 0 10 

7 Pediatric Care Center, LLC 2 2 2 1 0 1 0 2 0 10 

7 Rasmia’s Hair Salon 2 2 2 2 0 1 0 2 0 11 

7 Rahim Medical Center 2 2 2 2 1 2 2 2 2 16 

8 Islamic Poultry 2 2 2 2 2 1 0 2 2 15 

8 Arabian Village Market 2 1 2 2 2 1 0 2 0 12 

8 Dearborn Bakery 2 2 2 2 0 1 0 0 0 9 

8 New Arabian Village 

Poultry 2 

2 2 2 2 0 1 0 0 1 10 

9 Advanced Medical Center, 

PLLCP 

2 2 2 2 1 1 0 2 0 12 

9 Yemini Airways 2 2 2 2 1 1 0 1 0 11 

9 Vacant-Sold Medical 

Center Coming Soon 

- - - - - - - - - - 

11 UAW Local 600 2 2 2 2 2 1 0 2 1 14 

11 US Postal Service 2 2 2 2 2 1 0 2 1 14 

10 For Sale (medical) 2 2 2 1 2 2 0 0 2 13 

10 Vacant Building 0 1 1 1 0 1 0 0 1 5 

12 Dearborn Sausage 

Company 

2 2 2 2 2 1 1 2 1 15 

 Salina Elementary School 2 2 2 2 2 2 2 2 2 18 

 Salina Intermediate School 2 2 2 2 2 2 2 2 2 18 
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Figure 32: Commercial Condition Survey Map 
(MSU Planning Practicum, 2016)  
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Block 2 Block 3 

Future Driving School 
10545 Dix Ave.  

 

Islamic Town Center 
10631 Dix Ave.  

 

Islamic Village Market  
10631 Dix Ave.  

 

 

Block 4 

Middle East Service Center 
10514 Dix Ave.  

 

Cricket Wireless Authorized 
Retailer 

10517 Dix Ave.  

 

Choppers Salon 
10513 Dix Ave.  

 

Metro PCS Authorized Dealer 
10509 Dix Ave.  

 

For Lease/ Rent 
10505 Dix Ave.  

 

Hookah Land 
10501 Dix Ave.  
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Peace Book Store 
10305 Dix Ave.  

 
 

Vacant  
10307, 10309, 10311 Dix Ave. 

 

 

Block 5 

Savings Plus  
10425 Dix Ave.  

 

 

National Association of Yemen 
Americans 

10415 Dix Ave. 

 

Nassar Family Impuas Inc. 
10411 Dix Ave. 

 

 

Dix Mobil Inc.  
10403 Dix Ave. 

 

Naji’s Hair Salon 
10317 Dix Ave. 

 
 

Azal Supermarket 
10135 Dix Ave.  
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Al Fahd Super Market 
10155 Dix Ave. 

 

Haidara Tax and Immigration 
Services 

10157 Dix Ave.  

 

Ronnie Berry’s Halal Meats 
101631 Dix Ave.  

 

 

Block 6 
 

Al Saad Meat Market  
10047 Vernor Hwy.  

 

Sheba Pharmacy  
10136 Vernor Hwy.  

 
 

Joe’s Barber Shop 
910013 Vernor Hwy.  

 

Aden Restaurant 
10017 Vernor Hwy. 

 

 

Foot Specialist  
10031 Vernor Hwy.  

 

American Moslem Society 
Masjid Dearborn 
9945 Vernor Hwy. 
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Vernor Family Dental 
10033 Vernor Hwy.  

 
 

Family Care Pharmacy  
10035 Vernor Hwy.  

 
 

Physical Therapy Group 
10045 Vernor Hwy.  

 

 

Block 7 

South Dearborn Pharmacy 
9925 Suite 106 Dix Ave. 

 

Haddad Internal Medicine 
9925 Suite 105 Dix Ave.  

 

Al Nasser, MD., PC. 
9925 Suite 102 Dix Ave.  

 

  Dearborn Spine Center 
9925 Suite 102 Dix Ave. 

 
 
 

Dentist- Dr. Razan Abbass 
9925 Suite 101 Dix Ave. 

 

Sheba Market 
10001 Vernor Hwy.  
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Mobile Gas Station 
10000 Vernor Hwy.  

 
 

 

 

Block 8 

Rahim Medical Center  
10066 Dix Ave.  

 
 

Roman Village Cucina Italiana 
9924 Dix Ave.  

 

Women’s Medical Center 
9724 Dix Ave.  

 

Islamic Poultry 
2461 Akron St.  

 

 
 

 

Pediatric Care Center, LLC 
9720 Dix Ave.  

 

 

Rasmia’s Hair Halon 
9704 Dix Hwy. 
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ACCESS 
2651 Saulino Ct.  

 

 
 

 

Block 9 

Arabian Village Market 
10040 Dix Ave.  

 

Dearborn Bakery 
10016 Dix Ave. 

 

New Arabian Village Poultry 2 
1008 Dix Ave.  

 

 

Block 10 

Yemini Airways  
10148 Vernor Hwy.  

 

 

Medical Center Coming Soon 
10110 Dix Ave. 

 

 

Advanced Medical Center, PLLCP 
10140 Vernor Hwy.  
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Block 11 

Vacant 
10334 Dix Ave.  

 

U.S. Postal Service 
10500 Dix Ave.  

 

UAW Local 600 
10550 Dix Ave.  

 

For Sale (medical) 
10306 Dix Ave.  

 
 

 

Block 12 Schools 

Dearborn Sausage Company 
2540 Wyoming St.  

 

Salina Elementary 
 

 

Salina Intermediate 
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Summary 
Of the 57 structures included in the commercial condition survey, 1 is in “Poor” condition, 31 are in “Fair” 

condition, and 25 are in “Good” condition.  Block 1 does not have built structures located on it and the 9 

parcels of vacant land are owned by the City of Dearborn.  Blocks 2, 3, 4, 5, 6, 7, 8, 9, 11, and 12 are in 

“Good” and “Fair” condition.  Block 10 has parcels in “Good” and one in “Poor” condition.  

 
Figure 33: Summary of Commercial Condition Survey 
(Practicum Team MSU, 2016) 

 

Commercial Retail Profile 
A retail and leakage analysis quantitatively reflects aspects of retail opportunities in a community.  This 

type of analysis measures the balance between supply and demand in the community and the region. 

(ESRI, 2014)  There are many factors that are involved in a retail analysis including credit card 

expenditures, location, demand, and market availability, so this tool should be used as a guide for 

commercial retail potential.  This tool can be utilized to indicate how well the needs of residents in the 

community are being met, if there is an existing demand in the area, and it can identify the strengths and 

weaknesses of an areas retail sector.   

Retail leakage indicates that residents are spending more for products than local businesses capture.  This 

reveals that there is a demand that is not being met and money is being spent outside of the community.  

2%

54%

44%

Summary of Commercial Condition Survey

Poor Fair Good
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Please note: retail leakage in a community does not always mean that an addition of this specific market 

would be successful due to various factors such as regional competition. 

Retail surplus shows that the community is successfully capturing the local market and also attracting non-

residents to the community for the specific retail good or service.  When there is a retail surplus in an area, 

supply is exceeding demand. This does not necessarily mean that the area could not successfully support 

additional businesses of this kind in the area.  

Through ESRI, a geographic information system company, a report was run to capture the retail 

surplus/leakage for the Dix-Vernor Commercial Corridor.  The full Retail MarketPlace Profile report can be 

found in Appendix B of this report.  A range of five miles and one mile was used to represent the supply 

and demand in the community and surrounding area.  It is important to use a radius slightly larger than the 

immediate focus area in order to get an accurate representation of the consumers in the area.  Note: 

ESRI’s Retail MarketPlace study derives data from a computation of various factors, including credit card 

sales.  The Southend focus area is composed of local, specialty retail shops that may account for a slight 

deviation in results.   

 
Figure 34: Leakage/Surplus Factor by Industry Group 5 mile radius 
(ESRI, 2014) 
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5 mile radius Leakage Surplus 

Special Food Services 76.2  

Beer, Wine, and Liquor Stores 57.5  

Auto Parts, Accessories, and Tire Stores 51.5  

Gasoline Stations 51.5  

Shoe Stores 40.2  

Used Merchandise Stores 35.8  

Clothing Stores 29.9  

Lawn and Garden Equipment and Supplies Stores  74 

Other General Merchandise Stores  27 

Jewelry, Luggage, and Leather Goods Stores  22.3 

Department Stores (Excluding Leased Depts.)  3.4 
Figure 35: Leakage/Surplus Factor Chart- 5 mile radius 
(ESRI, 2014) 
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Business Zoning Detailed Classification Block 

Future Driving Commercial Retail Store 2 

Islamic Town Center Commercial Retail Store 2 

Islamic Village Market Commercial Retail Store 2 

Joe’s Barber Shop Commercial Retail Store 2 

Middle East Service 

Center 

Institutional  Retail Store 3 

Cricket Wireless 

Authorized Retailer 

Commercial Retail Store 3 

Choppers Salon Commercial Retail Store 3 

Metro PCS Authorized  

Dealer 

Commercial Retail Store 3 

For Lease/Rent Commercial Retail Store 3 

Hookah Land Commercial Coffee/ Smoke Shop 3 

Savings Plus Commercial Retail Store 3 

National Associations 

of Yemeni American 

Commercial Retail Store 3 

Nassar Family Impuas 

Inc. 

Commercial Retail Store 3 

Dix Mobil Inc. Commercial Retail Store 3 

Naji’z Hair Salon Commercial Retail Store 3 

Peace Book Store Commercial Office Building for Professional and 
General Use 

4 

Vacant Commercial Retail Store 4 

Vacant Commercial Retail Store 4 

Vacant Institutional Office Building for Professional and 
General Use 

4 

Al Fahd Super Market Commercial Retail Store 4 

Haidara Tax and 

Immigration Services 

Commercial Retail Store 4 

Ronnie Berry’s Halal 

Meats 

Commercial Retail Store 4 

Al Saad Meat Market Commercial Retail Store 5 

Azal Supermarket Commercial Retail Store 5 

Sheba Pharmacy Commercial Retail Store (Pharmacy) 5 

Sheba Market Commercial Retail Store 5 

Joe’s Barber Shop Commercial Retail Store 5 

Aden Restaurant Commercial Restaurant without Drive Through 5 

Foot Specialist Commercial Medical or Dental Clinics and Offices 5 

Vernor Family Dental Commercial Medical or Dental Clinics and Offices 5 
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Family Care Pharmacy Commercial Retail Store (Pharmacy) 5 

Physical Therapy 

Group 

Commercial Medical or Dental Clinics and Offices 5 

American 

Moslem Society 

Masjid 

Institutional Religious Institutions  5 

Mobil Gas Station Commercial Automobile Filling and/or Repair 
Stations 

6 

South Dearborn 

Pharmacy 

Commercial Retail Store (Pharmacy) 6 

Haddad Internal 

Medicine 

Commercial Medical or Dental Clinics and Offices 6 

Dearborn Spine 

Center 

Commercial Medical or Dental Clinics and Offices 6 

Dentist- Dr. Razan 

Abbass D.D.S. 

Commercial Medical or Dental Clinics and Offices 6 

ACCESS Institutional Community Uses or Buildings  7 

Roman Village Cucina 

Italiana 

Commercial Restaurant without Drive Through 7 

Women’s Medical 

Center 

Commercial Retail Store 7 

Pediatric Care Center, 

LLC 

Commercial Medical or Dental Clinics and Offices 7 

Rasmia’s Hair Salon Commercial Medical or Dental Clinics and Offices 7 

Rahim Medical Center Commercial Retail Store 7 

Islamic Poultry Commercial Medical or Dental Clinics and Offices 8 

Arabian Village 

Market 

Commercial Retail Store 8 

Dearborn Bakery Commercial Bakery 8 

New Arabian Village 

Poultry 2 

Commercial Retail Store 8 

Advanced Medical 

Center, PLLCP 

Commercial Medical or Dental Clinics and Offices 9 

Yemini Airways Commercial Retail Store 9 

Vacant-Sold Medical 

Center Coming Soon 

Commercial Medical or Dental Clinics and Offices 9 

UAW Local 600 Institutional Private Club, Fraternities, and Lodges 11 

US Postal Service Institutional Municipal Buildings  11 

For Sale (medical) Commercial Retail Store 10 
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Total industries in the corridor: 28 Retail Stores, 3 Retail Store Pharmacies, 1 Coffee/ Smoke Shop, 2 Office 

Buildings for Professional and General Use, 3 Restaurants without Drive Through, 11 Medical or Dental 

Clinics and Offices, and 1 Religious Institution. 

 
Figure 36: Total Industries in Dix-Vernor Corridor 

 

 

 

28

3
1

2

3

11 1

Total Industries in Dix-Vernor Corridor

Retail Stores
Retail Store Pharmacies
Coffee/ Smoke Shop
Office Buildings for Professional and General Use
Restaurants without Drive Through
Medical or Dental Clinics and Offices
Religious Institution

Vacant Building Commercial Carry-out Restaurant without Drive 
Through/ Retail Store 

10 

Dearborn Sausage 

Company 

Institutional Public, Parochial, and Private Schools  12 

Salina Elementary 

School 

Institutional Public, Parochial, and Private Schools  
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Residential Condition Survey 
The City of Dearborn conducted a Housing Survey in 2010/2011 with data from nine of the neighborhoods 

in Dearborn including the Salina neighborhood.  Below are the standards that were used and the results.  

Out of 243 homes, 234 or 96.3% were considered “good condition”, 7 or 2.88% noted “Exterior 

maintenance require”, 2 or 0.82% noted “Major repairs required”, and 0 were considered “poor 

condition”.  The Housing Survey 2010/2011 report can be found in Appendix C.   

1-Good condition 

The general overall appearance is pretty good, only a few repairs 
are needed. 

2-Exterior maintenances required 
 

More extensive work needs to be done to the exterior of the 
building to maintain good condition, such as stairs, extensive 

painting, and sidewalk replacement. 

3-Major repairs required 
More extensive work is needed for the exterior of the building and 

the grounds. Major repairs such as repairing walls, replacing 
materials or many minor repairs needed through the structure. 

4-Poor condition 
The appearance of the building is bad, very extensive work is 
needed for both exterior of the building and grounds to bring 

overall appearance up to acceptable appearance. 

Figure 37: The Southend Housing Survey City of Dearborn 2010-2011 
(City of Dearborn Planning Commission, 2010/2011) 

 

Discussion with community members and a windshield survey lead the team to believe that the housing 

stock within the Salina Neighborhood is at or close to full capacity.  It is understood that there is a high 

demand to be located in this area and that demand is higher than the housing stock available.  

 

 

 

 

 

Salina Community Housing Conditions 

Condition Total Percent 

1-Good condition  234 96.3% 

2- Exterior maintenances required 7 2.88% 

3- Major repairs required 2 0.82% 

4- Poor condition 0 0.0% 

Total 243 100% 
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Mobility 

Intersection Condition Survey 
 

The Team created criteria to assess the condition of the intersections along the Dix-Vernor Corridor. This 

was completed by walking down the corridor and taking pictures of each of the intersections on both sides 

of the street  in order to show how well connected the intersections are for pedestrian travel. Each 

intersection had received a number from 0-2, with 0 being on the lower tier, 1 being on the middle tier, 

and 2 being on the higher tier, based on four different criteria: connection of sidewalks from opposing 

sides of the street; signage for crossing; the markings along the street; and how accessible the 

intersections are for pedestrian travel. Our team has developed criteria to determine whether an 

intersection is considered “Poor”, “Fair”, or “Good” for pedestrians. The designations “Poor”, “Fair”, or 

“Good” were determined by adding the numbers for each of the categories of Connection, Signage, 

Markings, and Accessibility. The criterion for a “Poor” intersection was whether the summation of the 

categories was between 0 and 2. The criterion for a “Fair” intersection was whether the summation of the 

categories was between 3 and 5. Finally, the criterion for a “Good” intersection was whether the 

summation of the categories was between 6 and 8. 

Criteria  Score Description  

Connection 0 Includes no connection from sidewalks on opposing sides of the street. Sidewalk 

does not continue.   

1 A connection from opposing sides of the street is present, but the sidewalk does 

not continue.   

2 Includes connected sidewalks from opposing sides of the street and sidewalk 

continues.  

Signage 0 No visible pedestrian signage for crossing. 

1 Includes no more than one signage for crossing. 

2 Includes more than one pedestrian signage.   

Markings 0 Painted pedestrian crossings are non-existent. 

1 Painted pedestrian crossings exist, although weatherworn and difficult to see. 

2 Pedestrian crossings are clearly marked with little to no challenge to visibility.   



VISION PLAN AND ECONOMIC DEVELOPMENT STRATEGY FOR THE DIX-VERNOR CORRIDOR   

59 

Accessibility 0 Crosswalk signals are nonexistent. ADA accessible wheelchair marking present but 

in poor condition. 

1 Crosswalk signal exists, but no auditory signal for the hearing impaired.  ADA 

accessible wheelchair marking present.   

2 Crosswalk signals are useful for both the visually and hearing impaired in order to 

maximize safety.  ADA accessible wheelchair marking present.   

Table 4: Criteria for Intersection Condition Survey 
(Practicum Team MSU, 2016) 

 

Zone Location Connection Signage Markings Accessibility TOTAL 

7 Corner of Dix and Amazon 2 1 0 0 3 

7 Corner of Dix and Roulo 2 1 0 0 3 

7 Corner of Dix and Saulino 2 1 0 0 3 

7 Crossing Dix Corridor (Corner 
of Dix and Saulino) 

2 2 1 0 5 

6 Corner of Dix and Dale 1 0 0 0 1 

7, 8 Corner of Dix and Akron 2 0 0 0 2 

8, 9 Corner of Dix and Holly 2 0 1 1 4 

4, 5, 
9 

Crossing Dix Corridor (Corner 
of Dix and Vernor) 

2 1 1 1 5 

4,5 Corner of Dix and Canterbury 2 0 1 0 3 

3, 4  Corner of Dix and Salina 2 1 2 1 6 

2, 3 Corner of Dix and Wyoming 2 1 0 0 3 

2, 3 Crossing Dix Corridor (Near 
Wyoming) 

2 0 1 1 4 

2 Corner of Dix and Ferney 2 1 0 0 3 

10, 
11 

Crossing of Vernor and 
Wyoming 

2 1 2 0 5 

9, 10 Crossing of Vernor and Salina 2 1 1 1 4 

9 Crossing Vernor Corridor 
(Corner of Dix and Vernor) 

2 1 2 1 6 

5 Crossing of Vernor and 
Westlawn 

2 0 1 0 3 

6, 7 Crossing of Vernor and Dale 2 1 2 0 5 
Table 5: Analysis of Intersection Conditions 

0-2 3-5 6-8 

Poor 
 

Fair Good 

                       Table 6: Rating Standards for Intersections 
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Figure 38: Dix-Vernor Corridor Crosswalks 
(My Maps Google, 2016) 
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Walkability/Complete Streets 
 

Utilizing the Complete Streets Assessment Guidelines from Smart Growth America, The Team conducted a 

sidewalk and street/shoulder assessment in order to assess walkability and bikeability of the corridor.  

Figure 39 below shows a summary of the survey conducted.  The entire data as well as term definitions for 

“good”, “fair”, and “poor” can be found in Appendix D. 

Sidewalk Assessment  
 

Figure 39: Sidewalk Assessment- Smart Growth America Assessment 
(Smart Growth America, 2015) 
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Street/Shoulder Assessment  

Parking 
A study was conducted to get a snapshot of the parking conditions located in 3 of the Blocks located in the 

Dix-Vernor commercial corridor.  The parking was assessed in Block 3, 4, and part of 5 focusing on the 

commercial area and excluding the American Moslem Society Masjid.  Vacant parking spaces were 

counted as well as photos taken at 30 minute intervals for 3 hours three different days Thursday, 

February 2nd, Saturday, March 5th, and Wednesday, March 30th at different times to get a 

comprehensive view of the parking conditions within the corridor.  The City of Dearborn owns lots 160-

163 which are located within the commercial corridor in Blocks 3, 4, and 5- the focus area within the 

corridor where the survey was conducted.  As seen in the Tables 7 and 8 below, some figures in the 

“Percentage of occupied spots” column are over 100%.  This is possible considering areas that are not 

marked as official parking spaces are utilized as overflow parking on the buffer curbs in the Blocks.   

Zone 1 2 3 4 5 6 7 8 9 10 11

Street and shoulder 

condition Fair Fair Fair Fair Fair Good Good Good Good Good Good

Designated shoulder? No No No No No No No No No No No

Shoulder marked as a 

designated bike lane? No No No No No No No No No No No

Shoulder usable for 

walking and/or 

biking? No No No No No No No No No No No

Shoulder used for 

parking? Yes Yes Yes Yes No No No No No No No

If yes, are parking 

spaces marked? Yes Yes Yes Yes N/A N/A N/A N/A N/A N/A Yes

Pedestrian or bike 

signage provided? Pedestrian Pedestrian Pedestrian Pedestrian Pedestrian Pedestrian 

Pedestrian 

and bike No No Pedestrian No

Mid-block 

crosswalks? No No No No No No Yes, 2 No No No Pedestrian

Condition of mid-

block crosswalks N/A N/A N/A N/A Good N/A Fair N/A N/A N/A Yes, 1

Condition of mid-

block curb ramps N/A N/A N/A N/A Fair N/A Good N/A N/A N/A Good

Figure 40: Street/Shoulder Assessment- Smart Growth America Assessment 
(Smart Growth America, 2015) 
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Parking: Block 3 

Date Time Occupied parking 
spots/Total cars in lot 

Total parking 
spots 

Percentage of 
occupied spots 

3/5/2016 11:00am 9 18 50% 

3/5/2016 11:30am 11 18 61% 

3/5/2016 12:00pm 15 18 83% 

3/5/2016 12:30pm 16 18 89% 

3/5/2016 1:00pm 23 18 128% 

3/5/2016 1:30pm 24 18 133% 

2/11/2016 2:00pm 21 18 117% 

2/11/2016 2:30pm 20 18 111% 

2/11/2016 3:00pm 17 18 94% 

2/11/2016 3:30pm 14 18 78% 

2/11/2016 4:00pm 14 18 78% 

2/11/2016 4:30pm 15 18 83% 

3/30/2016 5:15pm 18 18 100% 

3/30/2016 5:45pm 17 18 94% 

3/30/2016 6:15pm 19 18 105% 
Table 7: Parking Block 3 

 

 
Figure 41: Block 3 Parking 
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Parking: Block 4 

Date Time Occupied parking 
spots/Total cars in lot 

Total parking 
spots 

Percentage of 
occupied spots 

3/5/2016 11:00am 8 20 40% 

3/5/2016 11:30am 12 20 60% 

3/5/2016 12:00pm 17 20 85% 

3/5/2016 12:30pm 16 20 80% 

3/5/2016 1:00pm 21 20 105% 

3/5/2016 1:30pm 22 20 110% 

2/11/2016 2:00pm 22 20 110% 

2/11/2016 2:30pm 20 20 100% 

2/11/2016 3:00pm 21 20 105% 

2/11/2016 3:30pm 19 20 95% 

2/11/2016 4:00pm 18 20 90% 

2/11/2016 4:30pm 20 20 100% 

3/30/2016 5:15pm 21 20 105% 

3/30/2016 5:45pm 19 20 95% 

3/30/2016 6:15pm 15 20 75% 
Table 8: Parking Block 4 

 
Figure 42: Block 4 Parking 
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Date Time Occupied parking 
spots/Total cars in lot 

Total parking spots Percentage of 
occupied spots 

3/5/2016 11:00am 27 54 50% 

3/5/2016 11:30am 23 54 43% 

3/5/2016 12:00pm 27 54 50% 

3/5/2016 12:30pm 38 54 70% 

3/5/2016 1:00pm 38 54 70% 

3/5/2016 1:30pm 40 54 74% 

2/11/2016 2:00pm 37 54 69% 

2/11/2016 2:30pm 32 54 59% 

2/11/2016 3:00pm 34 54 63% 

2/11/2016 3:30pm 35 54 65% 

2/11/2016 4:00pm 37 54 69% 

2/11/2016 4:30pm 41 54 76% 

3/30/2016 5:15pm 42 54 78% 

3/30/2016 5:45pm 42 54 78% 

3/30/2016 6:15pm 37 54 69% 
Table 9: Parking Block 5 portion 

 

               
Figure 43: Block 5 Parking 
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Summary 
Of the 18 intersections studied in the intersection condition survey, 2 were deemed to be in “Good” 

condition, 14 in “Fair” condition, and 2 in “Poor” condition. Factors such as connectivity, safety, and 

accessibility were all acknowledged in this study.   

 
Figure 44: Summary of Intersection Condition Survey 

 

The walkability and complete streets survey from Smart Growth America assisted The Team in assessing 

the conditions of the sidewalk and shoulders/street conditions for walkability and bikeability purposes.  I 

was found that in its current state, the sidewalks and shoulders are not safely accessible for pedestrians 

and bikers along the corridor. 

At various times of the day, there is a surplus of cars parked illegally in the three different blocks that have 

been studied. Block 3 during many times of the day has percentages that are well above 100% occupancy 

because of the cars that are parked illegally on the overlying curb in front of the businesses. Block 4 has a 

surplus of cars during the afternoon as well with a percentage well above what the parking lot has 

designated for spots. Through the research conducted, it was found that the times where the parking 

spaces are most utilized are in the afternoon from about 1:00pm-2:30pm and in the evening from about 

5:15pm-6:15pm. 

 

11%

78%

11%

Summary of Intersection Condition Survey

Poor Fair Good



VISION PLAN AND ECONOMIC DEVELOPMENT STRATEGY FOR THE DIX-VERNOR CORRIDOR   

72 

Strengths, Weaknesses, Opportunities, and Threats (SWOT) 
Analysis  
The Strengths, Weaknesses, Opportunities, and Threats (SWOT) analysis was developed through 

discussions with the client, input from ACCESS, as well as our own analysis. The strengths, weaknesses, 

opportunities, and threats were compiled from these discussions to reflect the major concerns and 

opportunities for the economic development of the corridor. The SWOT analysis will be used as a guiding 

tool for the main concerns and needs of the community.  
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Figure 45: Strengths, Weaknesses, Opportunities, Threats (SWOT) Analysis 

Strengths

-Many active businesses 

-Corridor adequately serves the 
community’s needs

-Vibrant, diverse community 

-Roads have been recently 
resurfaced

-Small geographic boundary

-Tight-knit community 

-Community services are active and 
helpful to immigrant population 

Weaknesses

-Lack of housing availability and 
variety in options

-Not enough parking

-Isolated from Detroit and Dearborn 

-Heavy industrial/ truck traffic

-Low level of walkability 

-Little mixed use development 

Opportunities

-Recreation opportunities and park 
improvements for residents in vacant 
space within neighborhood

-Façades could be updated and 
cohesive for a unified brand

-Need for low income housing

-Vacant space for parking, housing, 
retail 

Threats

-Possibly unwilling to change facades

-Potential lack of incentives to create 
new business/residential space

-Aging infrastructure in residential 
and commercial areas

-Potential environmental 
contamination from industrial uses/ 
truck traffic along the corridor
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Findings and Summary 

Recommendations  
The consideration and implementation of the following practices will aim to support economic 

development within the Dix-Vernor Commercial Corridor through revitalization of existing structures and 

attract more investment within the district.  The Practicum team’s compiled research and data provided 

the structure for the formation of all recommendations.   

MSHDA Placemaking Grant 
 

With the support of the MSU Practicum Team, The Dix-Vernor Business District Improvement Authority 

was selected for a $30,000 from the MSHDA grant in March 2016.  When received, these funds will 

implement various placemaking components in the corridor including: 

 Streetlight banners to hang from existing light poles along the corridor to market the area and 

increase awareness in general, or for specific events with uniting messages to connect the 

community. 

 Concrete planters- adding landscaping components and greenery to the corridor to provide for a 

stronger sense of place and to beautify the area making a place where business owners and 

residents are proud of. 

 Bike racks- there is a lack of transportation options within the corridor and adding bike racks (and 

making various other improvements) will promote biking and walking within the corridor. There is 

currently not space to leave bikes, therefore, bikes are not used as a transportation mechanism 

along the corridor.  This is an addition that will provide long-term benefits and support different 

modes of transportation.   

 Monument signs- this is a significant factor in creating an identity for The Southend and 

promoting a sense of place.  Residents, business owners, and visitors need to feel connected to 

the place that they are in. Marketing and branding can raise awareness about the corridor and all 

of the unique amenities it has to offer.   

 Picnic tables/benches- this will engage the community by providing places for gathering and social 

interaction within the corridor.   
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Figure 46: Streetscape Enhancement Examples 
(DVBDIA, Potential Streetscape Enhancements) 
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Marketing & Branding  
Create a marketing and branding strategy and campaign for the corridor. 

The Southend has much to offer in terms of various retail options that provide unique, specialty goods.  If 

The Southend hopes to be recognized beyond their immediate neighborhood and become known as a 

destination for these goods, it must market itself accordingly.  There a lack of identity of the area and 

branding components could help to unite the community and distinguish The Southend from the 

surrounding communities while also unifying it with the City of Dearborn and City of Detroit neighbors.  

Marketing and Branding recommendations to strengthen economic development as well as community 

pride include: 

 Create a logo for The Southend.  There has been discussion between members of the DVBDIA 

regarding what the brand should be for the area.  Due to its historic significance and cultural 

components, The Team recommends keeping “The Southend”, but adding “The Southend- 

Dearborn” to make it clear as to what is being marketed and less vague for visitors.  We also 

recommend adding the logo to the street light banners as well as creating window clings for 

businesses to locate on their store front to unite the businesses and promote awareness of the 

branding efforts.   

 
Figure 47: The Southend Dearborn, Michigan Logo Examples 

 

 Create a social media presence.  The DVBDIA could create a Facebook page and each month 

highlight a different business along the corridor.  Photos could be posted as well as different 

promotions/ events that are going on within the corridor.  An example post as well as a photo: 

“The Dix-Vernor District has new benches and garbage cans for residents to enjoy!  Come check 

out this great new addition to the corridor and stop by your favorite business today.” 
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 Welcome Signs: Welcome signs serve as a way to promote an area by reflecting your presence to 

visitors and residents alike.  Figure 48 shows an example for Auburn Hills, MI, where a welcome 

sign was utilized to create a sense of place and signify the presence of the community.  The 

entrance viaduct to the corridor, Figure 49, would benefit from a welcome sign.  This would assist 

in creating a sense of pride for business owners and residents, and a sense of awareness for 

visitors to the corridor. Other signs strategically placed around the corridor for maximum 

saturation would also be beneficial. 

 
Figure 48: Auburn Hills Welcome Sign 
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Figure 49: Dix-Vernor Corridor Viaduct 

 

Walkability & Bikeability  
Enhance walkability and bikeability for pedestrians through the area. 

Through the walkability study conducted, it was reflected that there are areas to improve walking and 
biking within the corridor. There are many benefits to improved accessibility, a few being health, the 
environment, finances, and the community.  Accessibly for business patrons to easily walk from store to 
store along the corridor is, in particular, crucial to the economic viability of the area. Recommendations for 
the improvement and promotion of walking and biking in the corridor include: 
 

 Repair and maintain sidewalk conditions for improved safety, accessibility, and aesthetics. 

Through the Complete Streets Assessment conducted, we found the sidewalks to be in good 

condition with some areas for improvement, particularly at the crossing of Dix and Vernor near 

blocks 4, 5, and 9. These are major crosswalks for the business corridor and are frequently used by 

pedestrians. It is imperative that these crosswalks are highly visible to drivers and are well 

maintained. For both safety and aesthetics, a sidewalk improvement initiative can be set up to 

monitor and repair sections of the corridor along the business district. This initiative will ensure 

that the sidewalks are safe and accessible for wheelchairs, strollers, skateboards, and pedestrians. 
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 Provide sidewalk buffers along the corridor to enhance safety and aesthetics. There are several 

instances within the corridor where buffers of grass, trees, and parked cars are successfully used 

as a sidewalk buffer. However along the busy intersection of Dix and Vernor there is no buffer to 

the street between Blocks 5 and 6 shown in Figure 50. This area could be an important place for a 

buffer to increase pedestrian safety. 

 
Figure 50: Block 5 & 6 Buffer Recommendation 

 

 Focus on implementing continuous sidewalks, without breaks or abrupt endings. Continuous 

sidewalks encourage use and make conditions safer for pedestrians and bicyclists. Where it is 

possible, sidewalks should be on both sides of the street so pedestrians do not have to walk in the 

street or cross twice. An area that would benefit from a continuous sidewalk is located in Block 6, 

shown below in Figure 51.      

 
Figure 51: Block 6 Sidewalk Connection 
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 Implement a Safe Routes to School Program which encourages children to walk or bike to and 

from school safely. Federal legislation established a national Safe Routes to School Program in 

2005, this program assesses the condition and safety of walking routes to schools. It provides 

infrastructure improvement recommendations and educational programs that can be 

implemented. Successful programs can reduce traffic congestion and negative environmental 

impacts. Students are able to safely travel to and from school and lead a more healthy and active 

lifestyle. Further information for establishing a Safe Routes to School Program can be found at the 

national website: 

http://guide.saferoutesinfo.org/steps/index.cfm 

 

 Improve crosswalk signage for pedestrians, bicyclists, and motors vehicles. As seen in the 

Complete Streets Assessment, there were several areas lacking in crosswalk signage. There are 

several non-residential driveways along the corridor blocks where signage for pedestrians, 

bicyclists, and drivers would raise awareness about crosswalks near businesses in Blocks 3, 4, and 

5.  

                                    

 Enforce parking regulations along sidewalks that do not allow cars to park on sidewalks or block 

pedestrian’s crossings. In the Parking and Complete Streets Assessment, cars often parked 

partially on the sidewalk and impaired driver and pedestrian vision at crosswalks and intersections 

in Blocks 3, 4, and 5. High traffic and illegal parking made crosswalks and sidewalks unsafe and 

undesirable for pedestrian and bicycle use. Parking on the sidewalk and in crosswalks also cause 

infrastructure damage to curbs and concrete. Enhanced parking enforcement in the business 

corridor will encourage safer sidewalk conditions for all users. 

 

 The addition of biking within a community provides economic, social, health, safety, and 
environmental components that assist in improving the quality of life for the area. In conjunction 
with the work the City of Dearborn is already working on in regards to a bike route, the DVBDIA 
should conduct further research to connect a bike route from Southwest Detroit, The Southend, 

http://guide.saferoutesinfo.org/steps/index.cfm
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and Michigan Avenue in Dearborn.  The route within The Southend could travel from Dix to Miller 
Road to Michigan Avenue. After the designated connecting bike route is created, designate the 
established bike lanes with painted street markings.   
 

 
Figure 52: Potential Southend Bike Route 

 

 

 Further investigate applying for funding from The Michigan Transportation Alternative Program 
(TAP), a competitive grant program that uses federal transportation funds designated for activities 
that enhance the intermodal transportation system and provide safe alternative transportation 
options.  Eligible activities that the DVBDIA should focus on are:  

o Facilities for pedestrians and bicyclist, including traffic calming and other safety 
improvements 

o Safe routes for non-drivers 
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o Vegetation management practices in transportation rights of way 
                Applications for TAP are accepted year-round and can be found at www.michigan.gov/tap  

Vacant Space 
Efficiently utilize city owned parcels within the district to activate public involvement and promote 

economic development. 

 

Recreation  

Rehabilitate existing facilities to create a vibrant and positive community park. 

One component of a thriving, desirable community is the presence of established spaces that can be 

utilized by the public for entertainment, recreation, and relaxation. Notably, the significance of 

recreational spaces is essential to improving the image, safety, health, and happiness of a community. That 

being said, it is vital to have a comprehensive understanding of how vacant parcels can be used to improve 

urban areas. As such, a review of suggested recommendations on how the land can be refurbished and 

improved will serve as a platform for improving the general standards of the community as a whole. 

An area of focus in this study involves the transformation of vacant parcels into community a parks as it is 

evident that recreation space is lacking within the corridor.  Recommendations include: 

 The current city owned parcels, 9989, 9973, 9957, 9939, 9923, and 9940 shown in figure 53 

located between Tuxedo, Whittington, Riverside, and Canterbury should be improved.  

Improvements including removal of current play structure on parcel 9940 poses potential safety 

concerns for users, clear entrance/exits, and walk ways. These improvements will enhance the 

general access of the mentioned areas.  

http://www.michigan.gov/tap
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Figure 53: City Owned Park Parcels 

 

 The addition of raised beds on parcel 9940 to initiate the community gardening project. A 

partnership between the park and ACCESS could stem around the community gardening initiative 

in order to create a space where residents of the community could have garden space and 

cultivate fresh, healthy food.  

 Park should be equipped with a sign and logo to parallel with the branding initiative of the district. 

This will unify the community and strengthen the sense of place making it clear to residents and 

visitors alike that this park is in The Southend. There should be a separate sign for the community 

garden area and the park area and the signs should be placed at the entrance points, on parcels 

9940 and 9957. 
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(Hamilton, VA, 2016) 

 

 Utilize Patronicity’s Crowdgranting platform through the Michigan Economic Development 

Corporation’s (MEDC) Public Spaces Community Places program.  This is a community backed 

initiative that thrives on the support of the community on the success of the project.  If the 

funding goal is met, the MEDC and MSHDA will match the amount raised.  The DVBDIA can submit 

a project for The Southend Park in order to receive funding for a play structure, garden space, 

landscaping components, and picnic spaces.  Figure 54 shows a rendering of a project in Imlay City 

that reached their goal of $9,200.  Applications can be submitted through Patronicity’s website: 

https://www.patronicity.com/puremichigan.  

 
Figure 54: Imlay City Park Rendering (Patronicity, 2016) 

 

https://www.patronicity.com/puremichigan
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Commercial Conditions 

Improve existing conditions of commercial structures along the Dix-Vernor corridor. 

Based off of the determined criteria, the commercial condition survey revealed 31 commercial structures 

are in fair condition.  Recommendations for these structures include: 

 Create a façade standard program with guidelines for business owners to follow and implement.   

 Research façade improvement grant programs to improve the current conditions of the corridor 

and create a more welcoming, aesthetically pleasing corridor.   

 Façade improvements can come in phases dependent on cost, desire, and time.  The main points 

of concern for each of the blocks include improvements to paint/brick, lighting, greenery/décor, 

windows, doors, and signage. A block by block breakdown can be found in Figure 55: 

Block 2 Block 3 Block 4 Block 5 Block 6 Block 7 Block 8 Block 9 Block 10 Block 11 

-Paint/Brick 
-Lighting 
-Greenery 
-Decor 

-Greenery 
-Decor 

-Windows 
-Doors 
-Lighting 
-Paint/Brick 
-Greenery 
-Décor 
-Signage  

-Windows 
-Lighting 
-Greenery 
-Décor 

 

-Lighting 
-Greenery/ 
Décor 
 

 

-Lighting 
-Greenery 
-Décor 

 

-Paint/Brick 
-Lighting 
-Greenery 
-Décor 
 

 

-Lighting 
-Greenery 
-Décor 
-Signage 

-Lighting 
-Greenery 
-Décor 

 

-Paint/Brick 
-Greenery 
-Décor 
-Signage 
 

 

Figure 55: Block by Block Commercial Recommendations 

Improving the conditions of these commercial structures in the corridor will create a strong of sense place 

and pride for businesses owners as well as residents of the area.  An example of a façade with proper 

lighting, bricks/painting, windows, doors, greenery/décor, and signage is reflected in the rendering in 

Figure 56. 

 

Figure 56: Facade Rendering Example (Estacada Development Association, 2016) 
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Housing 

Provide for the ability and incentivize for a variety of housing options to meet the demand of the area. 

The housing condition survey completed by the City of Dearborn and the research conducted by The 

Team, it is evident that there is not a sufficient amount and variety of housing options within The 

Southend.  Preliminary recommendations for housing in The Southend include: 

 Continue engagement in the Redevelopment Ready Communities program administered through 

the Michigan Economic Development Corporation.  Currently the City of Dearborn is actively 

engaged in the program and working towards completing all 6 of the Best Practices in order to be 

certified by the state as Redevelopment Ready.  Best Practice 5, Redevelopment Ready Sites, 

includes tools for areas that the community signifies as priority redevelopment sites.  After the 

City of Dearborn is certified Redevelopment Ready, the MEDC will assist in marketing these 

priority sites along with the communities vision for what project will be desired in the area.  

 
Figure 57: RRC BP 5 (MEDC, 2016) 

 

 The City of Dearborn in partnership with the Dix-Vernor Corridor Improvement Authority should 

work together to establish 3 priority redevelopment sides for The Southend.   

 

 Research different housing options including mixed-use and the “Missing Middle” such as 

duplexes and townhouses that could be built in the area providing low income housing that is 

currently missing.  The City of Dearborn could look into various funding sources and provide 

incentives for developers who are interested in investing in the area.   
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Parking 
Create and manage adequate parking facilities and systems for the corridor. 

Parking in the Dix-Vernor Corridor is an important factor for business owners and residents and this topic 
has garnered attention from our team. Due to a regular surplus of cars parked illegally in non-designated 
spots and other factors, The Team created recommendations that could serve the residents, business 
owners, and visiting patrons in an efficient manner. Recommendations for parking along the Dix-Vernor 
Corridor include the following: 
 

 Create multilingual parking signage along the corridor that could be limited to 2 hours. Long-term 
parking has been an issue along the corridor and in front of businesses, and making sure that 
every resident is able to read the signage and now which areas are available for parking is 
important. 

 
Figure 58: Example of Multilingual Sign 

 

 The DVBDIA should promote a community engagement process facilitated between the DVBDIA 
Board, Dix-Vernor business owners, and the American Moslem Society Masjid to assess different 
perspectives regarding the current parking situation.  Creating surveys for the residents and 
business owners of the corridor to share their opinions and concerns allows the residents’ voices 
to be heard. The residents could feel empowered that they could have a say in what goes into the 
community and how tax dollars are being spent within the corridor if there are choices to 
redevelop within the corridor. Surveys could ask questions such as “How do you feel about 
parking in front of Arabian Village?”, “How would you feel about redeveloped parking lots behind 
Middle East Service Center?”, or “How do you feel about metered parking along the Dix-Vernor 
corridor in order to enforce parking and increase the flow of patrons to businesses?”.  If residents 
respond, they could receive coupons or discounted services along the corridor for their 
participation.  

 

 Create a volunteer parking group called The Southend Parking Team (SPT) consisting of 5 to 6 
members, including impacted business owners to meet once or twice a month to discuss changes 
and collect information on how to go about parking policy. The Parking Authority could help other 
residents on where and where not to park at certain times of the day and make parking along the 
corridor as efficient as possible. When the Parking Authority meets once or twice a month, they 
could generate collective feedback for the DVBDIA or the Dearborn City Council Meetings. 
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 The addition of new parking lots on vacant, city owned parcels. City owned lots in Block 1, parcels 
10641, 10663, 10669, 1840, and 1836, are in close proximity to the businesses in the corridor and 
could be an adequate place for the redevelopment of parking lots for the illegal parking and the 
overcapacity of cars along Block 3, Block 4, and Block 5, and hopefully could be used to combat 
the influx of cars and equalize the supply and demand issues. The rezoning from BC or RA to VP 
could be considered.  Other city owned vacant lots behind Blocks 3 and 4 include parcels 1950 and 
2160. Redeveloping a parking lot on vacant city owned sites could be warranted to support 
businesses and economic development within the corridor.  Overcapacity of Blocks 3, 4, and 5 
during half-hour intervals that were studied on February 11th, March 5th, and March 30th, 2016.  
 

 Further parking studies to understand the needs of community members and business owners 
along the corridor.  
 

 

 
Figure 59: City Owned Vacant Parcels 

 

 In order to reduce parking congestion along the corridor, let residents and business owners know 
that bike racks are being introduced with the grant funding and through the word of mouth, more 
people could be encouraged to bike to where they need to go on the corridor. If the Dix-Vernor 
Corridor could be introduced as a more bike-friendly environment, that could cut down the 
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parking along the corridor significantly. Make sure that the addition of the bike racks coincide with 
the requirements included in Section 4.03 of Article 4.00 of the Zoning Ordinance of the City of 
Dearborn. 

 

 A park and ride system could be adopted along the Dix-Vernor Corridor in order to combat the 
overcapacity of parking during the day. For example, in Block 1, if those lots were to be 
redeveloped for parking, residents could leave their cars in the redeveloped lot and return at the 
end of the day once their business is done within the corridor. A sign posted for the return to 
Block 1 in front of ACCESS and that park and ride system could drive by every hour or so, whether 
it is a bus or a car.  A partnership with the mosque could be beneficial, especially on Friday’s 
where traffic is heightened due to attendance at the mosque.   

 

Bench and Garbage Can Placement 
Recommendations for placement of benches and garbage cans in the district.  

The City of Dearborn has purchased benches and garbage cans to be located in the Dix-Vernor corridor 

(Figure 60).  The Team has recommendations for appropriate locations for these items within the corridor 

that will impact the economic development and overall sense of place in the community shown in Figure 

61.   

 
Figure 60: Benches and Garbage Cans for Dix-Vernor Corridor 
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Figure 61: Benches and Garbage Can Locations (My Maps Google, 2016) 
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Time and Cost Matrix 
 

With the MSHDA matching grant as well as designated TIF monies, many of these recommendations are 

feasible.  A breakdown of priorities with time and cost considerations is reflected in Table 10. 

 Low Cost 
<$1,000 

Medium Cost 
$1,000-$5,000 

High Cost 
>$5,000 

Short Term 
3-12 months 

 Logo creation  

 Parking surveys for 
businesses and 
patrons  

 Crowdgranting for 
park (not including 
implementation 
time) 

 Banners 

 Bilingual parking 
signs 

 Welcome Signs 

 Sidewalk 
connection and 
safety 
improvements  

 Improve 
sidewalk/street 
buffers  

 Create and paint 
bike lanes 

Medium 
Term 

1-4 years 

 Social Media 
presence and 
management  

 Become 
Redevelopment 
Ready Certified 
(Focus on BP 5) 

 Enforcement of 
parking 

 Bike route 
connection 

 Park and ride 
system  

 Creating parking 
in vacant, city 
owned lots 

 Façade 
improvements  

Long Term 
4+ years 

 Community input 
sheets (ongoing if 
necessary) 

 SafeRoutes to 
School program  

 Additional low-
income housing 
varieties  

Table 10: Time/Cost Matrix 
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The research, analysis, and recommendations of this report combine to create a comprehensive vision 

plan and economic development strategy for The Southend of Dearborn.  Through the MSHDA 

Placemaking grant, and recommendations including: working on marketing, branding, pedestrian and biker 

components, recreation, commercial facades, housing components, and parking within the corridor, The 

Dix-Vernor Corridor will greatly improve.  The MSU Practicum Team would like to again acknowledge The 

City of Dearborn as well as the School of Planning, Design, and Construction at Michigan State University 

for their support in the completion of this project.  
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Block 1 
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Block 2 
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Block 3 
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Block 4 
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Block 5 
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Block 6 
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Block 7 
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Block 8 
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Block 9 
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Block 10 
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Block 11 
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Block 12 

 




