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CHAPTER 1:
INTRODUCTION

Imagine Midtown Holly was a community visioning 
effort for the improvement of the Saginaw Street 
Corridor that runs north to south throughout the 
Village of Holly.  This chapter introduces the project, 
focus area, and existing conditions of the corridor.  
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PROJECT BACKGROUND

The Holly Downtown Development Authority  
(DDA) and Village of Holly are interested in 
creating a more cohesive Downtown District 
through improving the transition between Historic 
Downtown Holly and the Saginaw Street Corridor.  
Main Street Oakland County and consultants from 
Urban Development Services and Land Design 
Studio were approached to develop ideas for 
improving the attractiveness of the Saginaw Street 
Corridor and determine the feasibility of a road 
diet along the corridor, while utilizing public input 
to create a vision for the entire Saginaw Street 
Corridor. 

Main Street Oakland County (MSOC) worked with 
the Village of Holly and the Holly DDA as a 2015 
Technical Visit, a benefit of the DDA’s participation 
in the Main Street Oakland County Program.  The 
Holly DDA participates in the MSOC Program at the 
Select Level.  This entitles communities to a wide 
variety of services including Technical Visits in which 
experts in the field of downtown development and 
MSOC staff bring perspectives on how to resolve 
local challenges and implement local projects.  

PURPOSE

This report summarizes the future vision for the 
Saginaw Street Corridor between Grange Hall Road 
and Historic Downtown Holly.  The vision for this 
corridor was created by the community through a 
series of public visioning sessions in August 2015.  
It is intended that the Village of Holly and Holly 
Downtown Development Authority will use the 
concepts in this report to incrementally implement 
and incentivize physical improvements to the 
corridor over time. 

FOCUS AREA LOCATION

HOW TO USE THIS REPORT

This report can be utilized by a wide variety of 
community members within the Village including 
business owners, residents, architects, developers, 
planners and Village officials.  Business owners and 
residents can refer to the ideas for private property 
enhancements when considering making changes 
to their property along the corridor.  Architects and 
developers can use this document as a guide for the 
design of potential future development.  Planners 
and Village officials can use this document to 
inform the implementation process by prioritizing 
potential projects and improvements identified 
in the report.  The contents of this report should 
also be referenced in a future Village Master Plan 
as the community’s future vision for the corridor.  
The report should be used as a foundation for the 
creation of overlay zoning districts that create 
development standards allowing for creative and 
appealing opportunities to enhance the character 
of the Saginaw Street Corridor.  
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GUIDING DOCUMENTS

There are several existing policy documents that 
have influenced the concepts in this report.  The 
long term goals and objectives of these documents 
are compatible with the community’s future vision 
for the Saginaw Street Corridor presented in this 
report.  

Village of Holly Master Plan (2007)
This Plan provides a guide for future development 
within the Village.  The Plan was written following 
a community visioning session that identified 
community assets to enhance and preserve and 
challenges to address.

There are several sections of the Master Plan 
that are relevant to the Saginaw Street Corridor 
and this report.   Specifically, the Future Land 
Use section of the Plan delineates areas where a 
particular development type is most desirable.  The 
Saginaw Street Corridor is delineated as mixed 
use, transitioning from commercial and industrial 
uses.  The vision for this area is to create a vibrant, 
pedestrian friendly area with residences and small 
businesses interlaced.  The Plan also suggests the 
relocation of all industrial uses along the corridor to 
areas where they are better suited.  

The goals, objectives and actions section of the 
Master Plan has a direct relationship to this report 
as this report makes recommendations that align 
with and implement the goals and objectives in 
the Master Plan.   Residential goals, objectives and 
actions that align with the concepts in this report 
include: enhancing and preserving the historic 
housing stock, increasing the variety and density 
of housing types, and improving the pedestrian 
connectivity and walkability of neighborhoods.  
Parks and Recreation goals, objectives, and actions 
included in the concepts in this report are: creating 
a system of non-motorized links between all areas 
of the Village, protecting the ecological value of 

the lakes and wetland areas, increasing the access 
to lakes in the Village, and creating a pedestrian 
friendly environment. Commercial goals, objectives 
and actions aligning with this report are as 
follows: maintaining high standards for site design 
including site beautification, landscaping, vehicular 
access and signage, and providing mechanisms for 
flexibility allowing owners to upgrade and improve 
existing commercial sites.  Lastly, there were specific 
goals, objectives and actions for the Saginaw Street 
Corridor that are compliant with the concepts 
in this report including: enhancing the physical 
appearance of the corridor through streetscape 
improvements and private property enhancements, 
creating a boulevard or implementing a road diet 
along the corridor, phasing out industrial zoning, 
and developing a zoning district that integrates 
commercial and residential uses allowing them to 
occur together.  

Next Steps for Holly (2009)
This document was created as an evaluation of 
the physical environment of Historic Downtown 
Holly and provides strategies for the improvement 
of the environment based on best practices from 
other downtown districts.  Though the report 
focuses specifically on the Historic Downtown Core, 
concepts in the document relating to streetscape 
enhancement, parking considerations, building 
massing and elevations,  pedestrian and vehicle 
circulation, signage, and land use mix can be 
directly applied to the concepts presented in this 
report for the Saginaw Street Corridor. 

Headwaters Trail Initiative (2007 - present)
The goal of the trail initiative is to create a regional 
system of pathways both within and outside the 
Village, linking major recreational lands to the 
residential neighborhoods and Historic Downtown 
Holly.  The trail initiative includes both biking and 
hiking trails as well as the Shiawassee River Water 
Trail for kayaks and canoes.  
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GREEN INFRASTRUCTURE VISION NATURAL FEATURES INVENTORY

Oakland County Green Infrastructure Vision 
(2009) 
The Vision is a concept to protect and link the 
remaining ecologically valuable lands within the 
County.  Green Infrastructure is the interconnected 
network of open spaces, natural areas and 
waterways, which include important wildlife 
habitats, wetlands, riparian corridors and other 
biologically diverse natural areas.  The Green 
Infrastructure Vision provides a mechanism for 
identifying opportunities for conservation while 
working in concert with land development.  The 
main focuses are on conservation values, the 
services provided by natural ecosystems, and 
integrating them into the built environment.  

The Michigan Natural Features Inventory 
The MNFI identified and ranked potential 
conservation areas remaining in Oakland County.  
Potential conservation areas are natural areas 
dominated by native vegetation that have various 
levels of potential for providing critical ecological 
services.  These remaining sites are the foundation 
of Oakland County’s unique natural heritage and 
they represent the last remaining remnants of 
native ecosystems, natural plant communities and 
scenic qualities.  The intent of this information is to 
integrate it into planning for future development, 
balancing natural resource conservation and 
preservation with development. 

Both the Green Infrastructure Vision and Natural 
Features Inventory help visualize the rural character 
surrounding the Saginaw Street Corridor. There 
are a vast number of natural resources from 
greenspace, public park land and wetlands to 
multiple lakes and the Shiawassee River.  All of the 
natural resources create an interesting opportunity 
for development that promotes recreation and 
conservation of the natural environment.  The rural 
context enhances the small town character within 
the Village of Holly and is a unique aspect of the 
physical environment surrounding the Saginaw 
Street Corridor.
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TRAFFIC CONDITIONS

In February 2015, the Village of Holly contracted the 
Traffic Improvement Association of Michigan (TIA) 
to perform a preliminary screening of the Saginaw 
Street Corridor.  This included a review of the 
average daily traffic volume, access point density 
and a five year crash history.  The purpose of the 
screening was to determine the feasibility of a four 
to three lane conversion along the corridor with the 
installation of a two-way center turn lane and two 
five feet wide bike lanes.  Based on the information 
gained from the screening, it was found that a road 
diet consisting of these elements would be feasible 
and the level of service would remain in good 
operation. 

Four 24-hour traffic counts were collected in March 
2015 by TIA.  Two locations were chosen to be 
representative of the corridor, north of Hubble Drive 
and north of Oakland Street.  The two-way 24-hour 
traffic volume north of Hubble Drive was 12,672 
and  north of Oakland Street was 10,736.  Other 
traffic counts were gathered for the surrounding 
streets from SEMCOG data ranging from 2011-
2014.  According to TIA, a two-way traffic volume 
of 15,000-20,000 is the upper limit of four to three 
lane conversions. Since the traffic volumes along 
Saginaw Street are well below the maximum limit, 
traffic can be accommodated in one lane with a 
good level of service. 

Along the Saginaw Street Corridor north of Maple 
Street and south of Grange Hall Road, 70 access 
points (side streets or driveways) exist resulting in a 
driveway density of 78 per mile.  A threshold of 45 
driveways per mile necessitates the installation of a 
two-way center turn lane.

The review of the five year crash history (2011-2014) 
found 43 crashes occurred along the corridor.  Of 
those, about 25% could be mitigated through the 
installation of a center turn lane. 
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CIRCULATION

Vehicular circulation surrounding the Saginaw 
Street Corridor is fairly limited in terms of 
connectivity.  The existing road network does not 
create a lot of east to west cross traffic except on the 
major arterials of Grange Hall Road, Maple Street 
and Oakland Street.  There is also a limited amount 
of north to south connectivity between the small 
neighborhood collector streets.  The only major 
north to south connection is Saginaw Street/S 
Broad Street.  Throughout the road network, there 
are several vehicular railroad crossings and only 
two major intersections at Grange Hall Road and 
Saginaw Street, and Saginaw and Maple Streets.  

To help increase vehicular connectivity/circulation, 
the community may want to consider constructing 
another north-south arterial paralleling the west 
side of the railroad in the long term.  This will  
provide a route for regional traffic off of Saginaw 
Street.  

Non-motorized and pedestrian circulation 
surrounding the Saginaw Street Corridor will 
be greatly improved through the development 
of the proposed trail network of sidewalks and 
bike lanes.  The trail network is meant to increase 
pedestrian and non-motorized connectivity inside 
the Village of Holly as well as create pedestrian 
and non-motorized  access to major recreational 
parks surrounding the Village.  There are only two 
potential pedestrian railroad crossings and three 
major pedestrian road crossings at Grange Hall 
Road and Saginaw Street, Saginaw and Maple Street 
sand Maple and Broad Streets.

The Shiawassee River Water Trail allows for 
another form of non-motorized activity. The water 
trail creates a formalized route for recreational 
connectivity between the Village of Holly, Fenton 
and Linden.  VEHICULAR CROSSING PEDESTRIAN CROSSING 10 MINUTE WALKSHED CANOE/KAYAK LAUNCH WATER TRAIL PROPOSED PEDESTRIAN TRAILS
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EXISTING CONDITIONS

Housing Stock
The housing stock along the Saginaw Street Corridor 
from Oakland Street to Elm Street and in surrounding 
neighborhoods has many good examples of historic 
architecture in which the architectural integrity 
of the home is in-tact.  The site layout for many 
of these homes is fairly consistent with many 
properties having the same set-back, a front porch 
and walkway, and driveway to the side of the house.  
Landscaping of the different properties varies 
widely with some being better maintained than 
others.  Some of the houses along the Saginaw Street 
Corridor have been converted to commercial uses 
and, in these instances, there are inconsistencies with 
the treatment of parking and signage.   Some allow 
parking in the front of the building or to side, and 
others have constructed rear parking lots and have 
kept the front yard in-tact.  Types of signage vary 
widely from monument signs to post signs and are all 
shapes and sizes.  

Suburban Character
The character of the commercial area lining the 
Saginaw Street Corridor is suburban and auto-
oriented in nature.  Many of the commercial 
buildings have a large set-back that is inconsistent 
throughout the entire corridor.  Parking lots are 
usually in the front of buildings and sometimes 
to the side of the building.  Each building has one 
and sometimes two access driveways off Saginaw 
Street.  Landscaping of the properties is minimal and 
signage varies widely throughout the corridor.  

Streetscape
There is a lack of streetscape design along the 
Saginaw Street Corridor.  There are very few street 
trees to provide shade and only grass lines the street/
sidewalks.  There are no pedestrian amenities and 
limited opportunities for pedestrians to cross the 
corridor safely.  Extensive overhead utilities visually 
clutter the corridor. 

HOUSING STOCK SUBURBAN CHARACTER STREETSCAPE
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1. NORTHERN OAK BREWERY 

2. SCHNEIBLE TANK BUILDING - 2.66 ACRES

3. CAR WASH PROPERTY - 0.67 ACRES

4. CAR DEALERSHIP NEW USE, COMING SOON

6. REDEVELOPMENT SITE - 4.72 ACRES

5. DEVELOPMENT SITE - 0.62 ACRES
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REDEVELOPMENT SITES AND
EXISTING OPPORTUNITIES

A number of opportunities for potential 
redevelopment exist along the Saginaw Street 
Corridor.  Many of the properties highlighted as 
development sites offer the opportunity for new 
commercial and/or residential development that 
can add to and enhance the mix of land uses that 
currently exists along the corridor. 

In addition, redevelopment and reinvestment is 
already occurring at several properties along the 
corridor.  The Northern Oak Brewery has added to 
the existing restaurant options along the corridor.  
Both the Brewery and redevelopment of the former 
car dealership activate previously vacant properties. 
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PORTRAIT OF THE VILLAGE OF HOLLY

The following demographic data and tapestry 
segmentation depict the characteristics of the 
population within a 5 minute (at 40 mph) drive 
time radius of the Saginaw Street Corridor.  There 
are 7,876 people within this drive time radius 
and of those, a majority are above the age of 35, 
about 94% are white, and 68% have a household 
income of less than $75,000 per year.  The dominant 
tapestry segments within this drive time radius are 
Rustbelt Traditions and Down the Road.

These demographics were compiled using ESRI 
software, which is based on the U.S. Census Bureau, 
2010 Census.

Population

Household Income

Ethnicity

Age

TOTAL PEOPLE

7,876

$0 - 24,9990 - 9

$25,000 -  49,99910 - 19

$50,000 - 74,99920 - 34

$75,000 - 99,99935 - 54

$100,000 - 149,99955+

$150,000 - 2000,00+

93.5%

48% 29% 12% 7% 4%

1.5%

0.8%

0.5%

2.0%

White Alone

Rustbelt Traditions
+  Household: Married Couples
+  Housing: Single Family
+  High School Diplomas Only
+  Median Age: 38
+  Median Income: $51K
+  Buy American made products, hold  
     home mortgage, read newspapers, 
     watch TV, own 2-3 vehicles

Down the Road
+  Household: Married Couples
+  Housing: Mobile Homes, 
     Single Family
+  High School Diplomas Only
+  Median Age: 34.6
+  Median Income: $38K
+  Prefer frozen meals and fast food, go 
     hunting and fishing, watch satellite TV, 
     buy used cars

Soccer Moms
+  Household: Married Couples
+  Housing: Single Family
+  College Degree
+  Median Age: 36.8
+  Median Income: $89K
+  Go jogging, biking and target shooting, 
     carry high level of debt,  visit theme 
     parks and zoos, shop and bank online, 
     own 2+ vehicles

The Great Outdoors
+  Household: Married Couples
+  Housing: Single Family
+  College Degree
+  Median Age: 46.9
+  Median Income: $54K
+  Belong to AARP and veteran’s clubs, 
     might invest in real estate, own dogs or 
     cats, own 4-wheel drive trucks

Green Acres
+  Household: Married Couples
+  Housing: Single Family
+  College Degree
+  Median Age: 43.5
+  Median Income: $77K
+  Are members of veteran’s clubs and 
     fraternal order, bank and pay bills online, 
     do home improvement projects, watch 
     satellite TV, own truck or SUV

Black Alone

Asian Alone

14.2%

13.6%

18.8%

29.8%

23.7%

22.9%

25%

20.1%

13.8%

14.0%

4.2%

American Indian Alone

Two or More Races

ESRI TAPESTRY - LIFESTYLE SEGMENTATION

Tapestry classifies residential neighborhoods into segments based on demographic and socioeconomic characteristics.  This provides an understanding of 
residents’ lifestyle choices - what they buy and how they spend their free time - giving insight into potential customer base and underserved markets. 
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USED MERCHANDISE 
RESALE BOUTIQUE GROCERY STORE FLORIST GENERAL STORE

LIMITED & FULL 
SERVICE RESTAURANT

OFFICE SUPPLIES, 
STATIONARY & GIFTS

RETAIL MARKET LEAKAGES

A market study conducted using ESRI Retail 
MarketPlace software showed the above retail gaps 
exist within a 5-15 minute drive time radius of the 
Saginaw Street Corridor.  

ESRI Retail MarketPlace software provides a direct 
comparison between retail sales and consumer 
spending by industry and measures the gap 

25%

between supply and demand. Retail gaps can be 
determined using the Leakage/Surplus Factor, 
which measures the volume of supply (retail 
sales) generated by an industry and the demand 
(spending by household) within the same industry.  
Retail gaps exist in an area when the supply of a 
particular industry is not meeting the demand of 
that same industry, therefore consumers have to 
leave the trade area to meet their retail needs.   This 
is referred to as a marketplace leakage.  

The six retail gaps or leakages shown here for the 
Saginaw Street Corridor are not all of the retail 
gaps that exist.  Instead, the retail gaps shown are 
the industries that if introduced could be used to 
enhance the land-use mix of the corridor.  These 
industries also complement those located in 
Historic Downtown Holly. 
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RATIONALE FOR PROJECT

The future vision for the Saginaw Street Corridor  
is a response to the existing conditions along 
the corridor and the public input gathered.  The 
following existing conditions provide the rationale 
for the implementation of the concepts in this 
report. 

Physical Appearance of Saginaw Street 
The major rationale for this project stems from 
the Village of Holly and Downtown Development 
Authority’s desire to improve the physical 
conditions along the Saginaw Street Corridor.  
Currently the corridor struggles from a lack of sense 
of place.  The development is very suburban in 
nature and the streetscape design does not compel 
pedestrians to walk along the corridor or passers-
by to stop and explore the area.  The Saginaw 
Street Corridor is very disjointed from Historic 
Downtown Holly, which has a quaint, friendly, 
small town atmosphere.  There are unique physical 
characteristics of the Saginaw Street corridor that 
can be built upon to enhance the character of the 
corridor, heighten its sense of place and create a 
more cohesive downtown district. 

Vacant and Under-Utilized Properties
A number of properties along the corridor provide 
the opportunity for redevelopment or reinvestment.  
Many properties could be enhanced through 
landscaping and/or site design modifications.   
Many vacant properties are opportunities that can 
allow for reinvestment to occur along the corridor 
through new businesses occupying existing 
buildings or through the redevelopment of these 
properties.  

Economic Opportunity
Improving the conditions along the Saginaw 
Street Corridor will not only enhance the physical 
environment, but it will also positively impact 
the economic climate of the area.  By creating 

an inviting and appealing sense of place along 
the corridor, the Village and DDA will attract 
investment and economic activity to the area.  
Current property owners can be incentivized 
to invest in their residential or commercial 
properties by implementing improvements, thus 
increasing property values along the corridor.  New 
businesses will want to locate along the improved 
corridor, which will enhance the land-use mix and 
increase economic activity by generating more 
opportunities to shop and dine along the corridor. 

Lack of Non-Motorized Transportation
Currently, the Saginaw Street Corridor lacks facilities 
for bicyclists and the sidewalk network is very 
narrow and directly abuts a traffic lane in which cars 
are traveling at relatively fast speeds.  The comfort 
level of walking along the corridor is low because 
there are no pedestrian amenities like street 
trees to provide shade, pedestrian scale lighting, 
landscaping, or seating.  Pedestrian safety is 
hindered by a lack of safe, marked crossings and the 
high number of driveways accessing the corridor.  
Without the implementation of the proposed trail 
initiative, non-motorized connectivity throughout 
the Village and to areas surrounding the Village will 
remain relatively low due to a lack of a complete 
non-motorized and pedestrian transportation 
network.       

Existing Assets
A number of existing assets along the corridor 
should be leveraged and built upon.  The residential 
housing stock has a distinct architectural character 
unique to the Village and corridor.  If enhanced 
and preserved, this residential housing stock will 
add to the unique character of the corridor in the 
future.   The abundance of natural resources such 
as greenspace, park land and surrounding wetlands 
provide a unique opportunity for development that 
complements nature and the rural character of the 

Village.  Providing recreational access to the parks, 
surrounding lakes and Shiawassee River should be 
a priority.   Future reinvestment into the Saginaw 
Street Corridor should also complement the 
investment that is already occurring at the Northern 
Oak Brewery, former car dealership property and 
other areas where the owner has invested into 
the physical appearance and maintenance of their 
property. 

Retail Leakages
Based on the demographic data shown, there is 
a strong customer base surrounding the Saginaw 
Street Corridor.  This customer base may have 
untapped potential as the current retail options 
may be underserving this population’s retail needs.  
A deeper analysis of the types of retail suited to the 
surrounding residents’ lifestyle choices may provide 
insight into the types of specialty retail the Village 
and Downtown Development Authority should 
recruit.  

Furthermore, a retail market study showed an 
existing retail gap of six different industries.  These 
industries have great potential to be successful 
once established due to high demand.    These 
industries may also help to change the character 
of the Saginaw Street Corridor by changing the 
land-use mix from industrial to specialty retail and 
restaurant.  
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CHAPTER 2:
PROJECT PROCESS

The future vision for the Saginaw Street Corridor is 
based on a robust community engagement process 
that involved more than 400 community members 
and included an online survey and a three day 
visioning process used to solicit ideas.  This chapter 
describes the project process and survey results that 
helped generate the concepts for the improvement 
of the Saginaw Street Corridor. 
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COMMUNITY ENGAGEMENT

Imagine Midtown Holly was a visioning process 
for the Saginaw Street Corridor rooted deeply 
in community engagement.  The process began 
with an online survey and culminated with three 
days of public input sessions consisting of on-site 
interviews and two public presentations used to 
share the concepts created during the visioning 
process. 

Outreach to inform community members about 
the project and to encourage participation in the 
visioning process was one of the main components 
of the community engagement effort.  Door 
hangers were created to promote the online survey 
and advertise the three day public visioning event.  
The door hangers were distributed throughout 
the Village to residents in and around the project 
area.  Local business owners in Historic Downtown 
Holly were given posters to hang in their storefront 
windows and a newspaper ad was circulated to 
further advertise the event.  Social media was also 
used to inform and update community members 
during the three days of public visioning sessions. 

 

       

Join us to share your ideas!

I N V I T E S  Y O U  T O

Linking the historic downtown 
center and the modern retail plazas 
uptown, the Midtown corridor 
provides a rare opportunity 
for new development that will 
enhance the character of Holly 
— downtown, uptown and in  
your neighborhood.

Imagine the potential of the 
corridor’s historic homes, lake 
access and greenspace. Imagine 
what an improved Midtown could 
offer. Imagine your ideas included 
in a final design. See the results 
when the Design and Planning 
team reveals the community-
developed vision for Midtown.

H I S TO R I C  D O W N TO W N  H O L LY
2 0 2  S .  S A G I N AW

A U G U S T

D E S I G N  •  P L A N  •  P U B L I C  I N P U T

The Village of Holly Downtown Development Authority is 
planning the future of Midtown and wants your input.

Share your thoughts at any time during 
three days of public input sessions:

surveymonkey.com/r/
ImagineMidtownHolly

S C H E D U L E
DAY 1  •  TUESDAY, AUGUST 4
7:30 AM  Open for Public Input
8:00 PM Close of Day 1 Public Input

DAY 2  •  WEDNESDAY, AUGUST 5
7:30 AM Open for Public Input
6:00 PM Preliminary Findings  
 Presentation
8:00 PM End of Presentation & Close  
 of Day 2 Public Input

DAY 3  •  THURSDAY, AUGUST 6
9:00 AM Open for Public Input
NOON Close of Public Input   
 Design & Planning team  
 finalize plans and sketches,  
 reflecting public input
6:00 PM Final Project Presentation
8:00 PM Adjourn 
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OaklandCAN’T MAKE THE SESSIONS?  
HAVE MORE TO SAY?  

TAKE THE SURVEY. 

For more information contact:
Andy Potter, DDA Executive Director

apotter@hollyvillage.org

D E S I G N  •  P L A N  •  P U B L I C  I N P U T

Public input sessions are open to the 
general public on a walk-in basis. If 
you can’t make it to any of the public 
input sessions during the day, join us 
on August 5th and 6th at 6 PM for the  
project presentations!
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Imagine Midtown Holly

1. Where do you live?

Village of Holly

Holly Township

Other

Other (please specify)

2. Where do you work?

Village of Holly

Holly Township

Other

Other (please specify)

3. How often do you visit Downtown Holly?

More than once per week

Once per week

More than once per month

Once per month or less

4. What do you like to do when you visit Downtown Holly? (check all the apply)

Shop

Dine

Attend Events

Meet frie
nds/family

Other (please specify)

1

5. How do you get to Downtown Holly? (check all that apply)

Walk

Bike

Drive

Other (please specify)

Imagine Midtown Holly

Linking the historic downtown center and modern retail plazas, the Midtown corridor provides a rare opportunity for new

development that will enhance the character of Holly - downtown, uptown and in your neighborhood.  

The Midtown Corridor spans from Oakland Street north to Grange Hall Road.

2

5. How do you get to Downtown Holly? (check all that apply)

Walk

Bike

Drive

Other (please specify)

Imagine Midtown Holly

Linking the historic downtown center and modern retail plazas, the Midtown corridor provides a rare opportunity for new

development that will enhance the character of Holly - downtown, uptown and in your neighborhood.  

The Midtown Corridor spans from Oakland Street north to Grange Hall Road.

2

6. How often do you visit the Midtown Corridor?

More than once per week

Once per week

More than once per month

Once per month or less

7. Where do you go in Midtown? (check all that apply)

Ganshaw Park

Restaurant(s)

Service Businesses

Retail Stores

Public Library

Other (please specify)

8. How do you get to Midtown? (check all that apply)

Walk

Bike

Drive

Other (please specify)

4

5. How do you get to Downtown Holly? (check all that apply)

Walk

Bike

Drive

Other (please specify)

Imagine Midtown Holly

Linking the historic downtown center and modern retail plazas, the Midtown corridor provides a rare opportunity for new

development that will enhance the character of Holly - downtown, uptown and in your neighborhood.  

The Midtown Corridor spans from Oakland Street north to Grange Hall Road.

2

3

6. How often do you visit the Midtown Corridor?

More than once per week

Once per week

More than once per month

Once per month or less

7. Where do you go in Midtown? (check all that apply)

Ganshaw Park

Restaurant(s)

Service Businesses

Retail Stores

Public Library

Other (please specify)

8. How do you get to Midtown? (check all that apply)

Walk

Bike

Drive

Other (please specify)

4

Imagine Midtown Holly

1.

2.

3.

4.

5.

9. List five things you like about the Midtown Corridor

1.

2.

3.

4.

5.

10. List five things you would improve about the Midtown Corridor

Imagine Midtown Holly

This is a typical view walking/driving on Saginaw Street through Midtown.

5

12. If Saginaw Street was going to be reconfigured through a road-diet, how would you like to see it

change? (check all that apply)
Two-lanes of traffic (one in each direction)

Wider sidewalks
Landscaped boulevardDedicated bike lanesShared-lane marking (sharrows)

On-street parking
Landscaped edge along the sidewalk in public right of way

other (please specify)

 

Very comfortable

Somewhat comfortable

Not comfortable

On the sidewalk
On the road in adedicated bike lane -

bikes only

On the road with a
shared lane marking

(sharrow) - bikes and
vehicle traffic

On the road with no
markings or dedicated

bike lane

13. How comfortable are you riding your bike in the following situations?

Imagine Midtown Holly

There are many areas along the MIdtown Corridor, like the building in the picture below, that provide a unique opportunity for

redevelopment.

7

14. What type of new uses would you like to see locate along the Midtown Corridor? Rank your

choices from highest to lowest with 1 being the most preferred and 8 being the least preferred.

Locally owned, small retail shopLarge chain store

Restaurant(s)

Office Space

Service (hair salon, barber shop, medical offices, fitness studio, etc)

Multi-family residential (apartments or condominiums)

Single-family residential homesParks/greenspace

8

Please List Examples

15. Do you think there are any existing buildings that have the potential to be re-used along the

Midtown Corridor?
Yes

No

16. What should the scale of new development be in Midtown?  Rank your preference from most to

least desirable with 1 being the most desirable to 3 being the least desirable.

One Story

Two Stories

Three Stories

Imagine Midtown Holly

17. Do you have any other comments about the Midtown Corridor?

Name

 City/Town

 ZIP/Postal Code
 Email Address

 

18. Contact Information

9

Please List Examples

15. Do you think there are any existing buildings that have the potential to be re-used along the

Midtown Corridor?
Yes

No

16. What should the scale of new development be in Midtown?  Rank your preference from most to

least desirable with 1 being the most desirable to 3 being the least desirable.

One Story

Two Stories

Three Stories

Imagine Midtown Holly

17. Do you have any other comments about the Midtown Corridor?

Name

 City/Town

 ZIP/Postal Code
 Email Address

 

18. Contact Information

9

Imagine Midtown Holly

1.

2.

3.

4.

5.

9. List five things you like about the Midtown Corridor

1.

2.

3.

4.

5.

10. List five things you would improve about the Midtown Corridor

Imagine Midtown Holly

This is a typical view walking/driving on Saginaw Street through Midtown.

5

11. Below is a list of items that could improve the Midtown Corridor streetscape.  Please rank them

from highest to lowest importance, with 1 being the most important and 8 being the least important.
Street trees

Landscaping in public right of way

Pedestrian scale lighting

Public wayfinding signage

Bike lanes/sharrows

Landscaped median boulevard along Saginaw Street

Private property landscaping and building improvements

Private business signage

6

12. If Saginaw Street was going to be reconfigured through a road-diet, how would you like to see it

change? (check all that apply)
Two-lanes of traffic (one in each direction)
Wider sidewalks

Landscaped boulevard

Dedicated bike lanes

Shared-lane marking (sharrows)

On-street parking

Landscaped edge along the sidewalk in public right of wayother (please specify)

 
Very comfortable

Somewhat comfortable
Not comfortable

On the sidewalk

On the road in a
dedicated bike lane -
bikes only

On the road with a
shared lane marking
(sharrow) - bikes and
vehicle traffic

On the road with no
markings or dedicated
bike lane

13. How comfortable are you riding your bike in the following situations?

Imagine Midtown Holly

There are many areas along the MIdtown Corridor, like the building in the picture below, that provide a unique opportunity for

redevelopment.

7

ONLINE SURVEY

An online survey was created as one of the main 
ways to gather public input.  The survey consisted 
of various questions about the challenges 
and assets that exist in the area, and potential 
improvements that could be made to the physical 
appearance of the Saginaw Street Corridor.  
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PUBLIC INPUT SESSIONS

In August 2015, three days of public input sessions 
were held with the purpose of soliciting in-person 
input from community members.  A design team 
was also convened during the three days to create 
images and recommendations to showcase the 
community’s future vision for the improvement of 
the Saginaw Street Corridor.

The visioning process was arranged so that 
community members would first be shown through 
a gallery displaying the existing conditions along 
Saginaw Street and precedent images from other 
communities showing potential improvements.  
Afterwards, community members would be 
interviewed and asked to share their ideas for the 
future of the corridor.  Finally, interviewers passed 
along input received to the design team that was 
busy creating concepts based on concerns and 
ideas compiled from the online survey results and 
incoming on-site interviews. 

Two public presentations were held as part of 
the visioning process.  The first was a preliminary 
findings presentation in which the design team 
shared survey results and their first take at creating 
concepts for the improvement of the corridor.  
The main purpose of this presentation was to 
collect responses and feedback so any problems 
or concerns with the proposed concepts could 
be addressed and amended if needed.  The 
culmination of the three day visioning process 
was the final presentation in which the design 
team presented their final concepts supported 
by graphics and recommendations for the 
improvement of the Saginaw Street Corridor.  

This iterative process was essential for the design 
team to gain insight from the community in order 
to create the concepts for the future vision of the 
corridor. 
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COMMUNITY INPUT RESULTS

Over 400 community members participated in the 
visioning process for the Saginaw Street Corridor.  
Most community members were excited about 
the project and potential future of the corridor.  
The survey and interview results showed that 
most participants recognized the vast number of 
assets along the Saginaw Street Corridor and were 
concerned mostly with the vacant buildings, blight 
and need for beautification.  Most community 
members were in favor of changing the roadway 
design of Saginaw Street through a road diet 
but were mainly concerned with ensuring traffic 
congestion would not increase.  Community 
members were also largely in favor of streetscape 
enhancements along the entire corridor to help 
improve the appearance.  

The following summary of community input results 
does not reflect the results of all the survey and 
interview questions, but rather the results that were 
the most influential in the creation of the future 
vision for the Saginaw Street Corridor. 

How many people participated?

Where were participants from?

How do community members get to/from the 
Saginaw Street Corridor?

What do community members like best about 
the Saginaw Street Corridor?

What improvements would community 
members make to the Saginaw Street Corridor?

What is the most important element for 
improving the appearance of the Saginaw Street 
Corridor Streetscape?

What new uses do community members want to 
see locate along the Saginaw Street Corridor?

What elements would you like to see incorporated into the Saginaw Street Road diet?

387 ONLINE SURVEY RESPONSES

24 ON-SITE INTERVIEWS

20 PRESENTATION ATTENDEES

OF ATTENDEES WERE RESIDENTS OF 
THE VILLAGE OF HOLLY OR HOLLY 

TOWNSHIP

74% 11% 11%44% 43% 44% 65%

94%
 OF PARTICIPANTS DRIVE 

TO THE CORRIDOR
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Scenic View of Lake
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Street trees

Locally owned, 
small retail shop

MOST IMPORTANT

MOST PREFERRED

LEAST IMPORTANT

LEAST PREFERRED

Landscaping in the 
public right-of-way

Large chain store

Pedestrian scale 
lighting

Restaurant

Public wayfinding 
signage

Office space

Bike lanes/sharrows

Service

Landscaped boulevard

Multi-family 
residential

Private property 
enhancements

Single-family 
residential

Private business 
signage

Park/Greenspace
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*only 244 of the total 387 participants responded to this question

SharrowsWider Sidewalks Landscaped Boulevard Dedicated Bike Lanes Landscaped edge 
along the roadway

0

0

1

1

2

2

3

3

4

4

5

5

6

6

7

7



20 Imagine Midtown Holly | Final Report

CHAPTER 3:
FUTURE VISION

This chapter describes the overall future vision for 
the Saginaw Street Corridor.  Each of the concepts 
for the physical improvement of the corridor are 
explained here.  The concepts were developed 
based on existing conditions and community 
members’  comments and suggestions gathered 
throughout the visioning process. 
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DOWNTOWN DISTRICTS

The Holly Downtown Development Authority Area 
has been divided into several districts or subareas 
in the past.  The  Saginaw Street Corridor has been 
referred to as both the Midtown District and more 
recently as the Lakes District.  For the purposes 
of this report, the Midtown District will consist of 
the residential area from Oakland Street to Elm 
Street and the Lakes District will consist of the 
commercial area from Elm Street to Grange Hall 
Road.  The intent behind separating the corridor 
into the Midtown District and Lakes District is to 
delineate the difference in character between the 
two districts.  The Midtown District is developed at 
a smaller scale and with a less intensive use than 
the Lakes District, which has larger parcels and 
heavier commercial uses.  Therefore, the Midtown 
District acts as a nice transition zone and gateway 
to Historic Downtown Holly and the rest of the 
Saginaw Street Corridor.   

The future vision of the Saginaw Street Corridor 
includes physical improvements and enhancements  
to the corridor as a whole and in both the Midtown 
and Lakes Districts.  The difference in character and 
use between the two districts necessitates different 
development standards for the implementation of 
some of the improvements.  

It is recommended that future master plans 
and downtown branding efforts include this 
nomenclature for these two districts.  This 
will help create consistency between policy 
documents, which will provide for a more cohesive 
implementation of the future vision for the Saginaw 
Street Corridor.  
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COMMUNITY & PROJECT GOALS

The existing conditions and input from the public 
visioning process informed the future vision for 
the Saginaw Street Corridor, which is comprised 
of multiple concepts relating to the following four 
goals for the improvement of the corridor.  

IMPROVEMENT 
AREAS

PROJECT CONCEPTS

Traffic Lane Reduction

Boulevard

Bike Lane Installation

Streetscape Enhancements

Overlay Zone

Transition Residential into Commercial

Private Property Improvements

Infill Development

Overlay Zone

Commercial Property Improvements

Investment into Public Property 

Redevelopment Sites

Parking

Access improvements

BEAUTIFICATION & CHARACTER 
ENRICHMENT

Physical improvements to the appearance of 
the Saginaw Street Corridor and properties 
along the corridor will help create an appealing 
environment  that will heighten the character of 
the corridor and instill a sense of place.  

ENHANCED PEDESTRIAN EXPERIENCE

Streetscape enhancements and roadway design 
modifications will help develop the corridor as 
a place that is compelling, safe and rewarding 
to walk.  

LOW INVESTMENT, HIGH RETURN

Implement projects that cost the Village, DDA 
and private property owners little, but have a 
large, positive impact on the appearance of the 
corridor.

INCREASED CONNECTIVITY

Not only increase non-motorized connectivity 
through the installation of an interconnected 
system of trails, sidewalks and bike lanes, but 
create a synergy between the Saginaw Street 
Corridor and Historic Downtown Holly through 
improving the physical conditions along the 
corridor. 

SAGINAW STREET 
ROAD DIET

MIDTOWN 
DISTRICT

LAKES DISTRICT

ENTIRE 
CORRIDOR
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SAGINAW STREET ROAD DIET

The Saginaw Street Corridor road diet will reduce 
the number of lanes on Saginaw Street from four 
to three, creating two travel lanes and a center turn 
lane.  The road diet also includes the installation 
of two five-foot bike lanes on either side of the 
roadway.  These modifications will help create a 
multi-modal transportation network that increases 
non-motorized connectivity and safety, while 
maintaining efficiency for automobile traffic.  An 
interconnected system of sidewalks, trails and bike 
lanes will greatly improve pedestrian connectivity 
throughout the Village.  The public input and 
visioning sessions suggest the main priority from 
the community’s perspective is to maintain a 
good level of service along Saginaw Street so that 
traffic congestion does not increase.  Therefore, 
the goal for the corridor redesign is to create a 
transportation network focused on balancing a 
variety of transportation modes.  

As mentioned in Chapter 1, the Traffic Improvement 
Association conducted a preliminary screening of 
the feasibility of the Saginaw Street road diet and 
found that it could be accomplished without any 
major interruptions to the level of service.  The road 

diet can also be accomplished without any major 
roadway construction.  The modifications occur 
within the existing curb lines, and the majority of 
the redesign consists of restriping the roadway to 
include the new traffic lane arrangement and two 
bike lanes.  

The Saginaw Street road diet will not only improve 
the appearance of the corridor, but there are many 
other benefits cited for the implementation of road 
diets.  These include: 
+  Mitigating potential vehicle conflict points that  
     contribute to rear-end, left-turn and sideswipe  
     crashes, which improves traffic safety
+  Traffic calming and reduced speeds that     
     contribute to a more consistent traffic flow
+  Installing a facility with a higher comfort level  
     for bicyclists to improve the non-motorized       
     transportation network
+  Providing a buffer between the sidewalk and  
     vehicle traffic for increased pedestrian safety and  
     increasing visibility for bicyclist safety
+  Improving the livability of the corridor by   
     providing for non-motorized transportation,  
     reducing speeds and increasing safety    

INTEGRATION OF BOULEVARD & TURN LANE SMALL INTERMITTENT BOULEVARDPEDESTRIAN REFUGE ISLAND

BOULEVARDS

One road diet attribute the Traffic Improvement 
Authority did not investigate was the addition 
of boulevards along the Saginaw Street Corridor.   
However, there is an opportunity to further 
enhance the corridor with the installation of center 
boulevards in select areas where they do not 
inhibit left turns. Boulevards provide space for extra 
landscaping, which can soften the appearance of 
the corridor by minimizing the amount of paved 
surface.  They can also further calm traffic by 
slowing the speed of traffic, mitigate car accidents 
and heighten safety for all users.  Last, boulevards 
can increase pedestrian connectivity by providing 
safe, mid-block crossing opportunities.

There are many different boulevard design options. 
The boulevards could integrate left turn lanes, they 
could be in the form of pedestrian refuge islands 
placed at key crossing locations, or they could be 
small and intermittent allowing the center turn lane 
to be the dominant feature of the roadway.   The 
installation of a center boulevard is completely 
optional, but it can provide benefits to further 
augment the Saginaw Street Corridor road diet. 
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SAGINAW STREET EXISTING CONDITION

ROAD DIET IMPLEMENTATION

Ideal implementation of the Saginaw Street 
Corridor road diet creates two eleven-foot travel 
lanes.  A ten-foot center lane is used for intermittent 
boulevards providing for landscaping and mid-
block crossings for pedestrians.  At areas where 
a boulevard inhibits left turns and is not feasible, 
the ten-foot center lane is used as a left turn lane.  
Two five-foot bike lanes spanning the length of the 
corridor are also installed.  

Installing bike lanes along the Saginaw Street 
Corridor will increase the visibility of bicyclists and 
provide a buffer from traffic for pedestrians walking 
on the sidewalk.  These bike lanes will also be the 

first implementation of the interconnected trail 
system increasing non-motorized connectivity 
throughout the Village and to surrounding areas.  
These bike lanes will allow for connection to the 
larger trail system once it is completed.  

Streetscape enhancements, such as the planting 
of street trees, landscaping in the center boulevard 
and directly adjacent to the roadway, sidewalk 
improvements, and installation of pedestrian 
amenities are also included as part of the Saginaw 
Street Corridor road diet implementation.  These 
streetscape enhancements will help improve the 
aesthetic of the corridor. 

Lastly, the traffic speed along Saginaw Street should 
be lowered to 25 MPH and enforced at 30 MPH.  
This allows the greatest amount of traffic per lane 
per hour while making travel along the corridor 
safer.  Lower speeds reduce the potential for traffic 
fatalities if a car and pedestrian intersect.  This 
speed also accommodates smaller signs as opposed 
to larger signs at faster auto speeds helping to 
improve the visual appearance of the corridor.   
Overall, a slower traffic speed will greatly improve 
the walkability of the Saginaw Street Corridor. 
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CENTER TURN LANE OPTION

There may be areas along the corridor, 
where it is not be feasible to install a center 
boulevard, therefore a center turn lane will 
be installed to accommodate left turns. 

The option to forgo the  installation of 
center boulevards exists.  If that is done, 
this would be the typical cross-section 
along the corridor.

BOULEVARD OPTION

Where feasible, boulevards should be 
installed along Saginaw Street to provide 
additional space for landscaping and to 
improve the appearance of the corridor.  

GANSHAW PARK OPTION

At Ganshaw Park, an opportunity exists to 
create an off-road bicycle facility that runs 
the length of the park.  The cross-section 
of the roadway could also be changed by 
expanding the landscaped area adjacent 
to the roadway across the street from the 
park.  A center turn lane or boulevard 
would also be accommodated.  
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STREETSCAPE ENHANCEMENTS 

Improving the physical appearance of the 
Saginaw Street Corridor is an integral part of the 
implementation of the road diet.  Streetscape 
enhancements will help improve the atmosphere 
and character of the corridor.  This will help 
establish the corridor as a place that is compelling 
and rewarding to walk.  Most streetscape 
enhancements are low-cost investments within the 
public right-of-way that will have a high return in 
terms of improving the walkability of the corridor. 
 
Planting street trees and improving the landscaping 
along the roadway will help soften the appearance 
of the vast amount of pavement along the corridor.  
Street trees will also create a more walkable 
environment by providing shade for pedestrians.   
The curbside landscaped areas should incorporate 
native vegetation and could be simple flower beds 
or could be constructed curbside rain gardens.  
Curbside rain gardens will provide a mechanism for 
stormwater management by acting as a collector 
for runoff, which will help preserve the integrity 
of the surrounding lakes.  Both types of roadside 
landscaping will help decrease the amount of 
impermeable surface along the corridor which will 
also aid in stormwater management. 

Pedestrian amenities like pedestrian scale lighting, 
benches, and trash receptacles that complement 
those present in Historic Downtown Holly should 
be installed along the corridor.  This will help tie the 
Saginaw Street Corridor into Historic Downtown 
Holly by creating visual connectivity between the 
different downtown districts.  

Pedestrian crossings along the corridor must be 
ADA compliant and equipped with enhanced, 
high visibility markings and signage.  Signalized 
intersections should have pedestrian count down 
markers. 

ROADSIDE LANDSCAPING PEDESTRIAN AMENITIES PEDESTRIAN CROSSINGS
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STREETSCAPE ENHANCEMENTS 

Wayfinding signage, gateway entrance monuments 
and public art are additional streetscape 
enhancements that can provide added character to 
an already improved streetscape.  These elements 
are not necessary to improve the Saginaw Street 
Corridor right away, but they can be used to help 
create a sense of place along the corridor and 
further unify the Saginaw Street Corridor and 
Historic Downtown Holly. 

Wayfinding signage should be aesthetically 
appealing, unique to the character of the Holly 
Downtown District, and should serve the purpose 
of directing visitors to key destinations within 
the Downtown and Village.  Wayfinding signage 
throughout the entire Downtown District should 
remain consistent between the Saginaw Street 
Corridor and Historic Downtown Holly.  It can be 
strictly directional signage or can be larger kiosks 
that include maps, business directories or other 
relevant information.  

Gateway monuments can help enhance the 
sense of entry into the Holly Downtown District.  
Gateways should be located at key locations 
throughout the Downtown to help announce 
visitors’ entrance into a district the Village and 
Downtown Development Authority are proud of.  
These monument signs should be appropriately 
scaled to fit in with immediate surroundings.  They 
should also be unique to the character of the Holly 
Downtown District and complementary to any 
wayfinding signage installed.  

There may be opportunities along the Saginaw 
Street Corridor where public art installations would 
be appropriate.  Public art can enhance sense of 
place and allows for creativity.  Art installations 
should be appropriately scaled and located at 
strategic locations throughout the Corridor.  

WAYFINDING SIGNAGE GATEWAY MONUMENTS PUBLIC ART
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MIDTOWN DISTRICT: 
OVERLAY ZONE

An Overlay Zone would help maintain the unique 
residential character of the Midtown District 
through creating regulations for the physical 
development of properties within the district.  
Much of the housing stock in this district is of high 
architectural integrity and there is an opportunity 
to leverage this and other assets to improve 
the appearance and atmosphere of the district.  
Preserving and maintaining these properties will 
help enhance the character of the district and 
provide a more favorable impression to visitors 
and passers-by.  An Overlay Zone for the Midtown 
District should span from Oakland Street to Elm 
Street.  The Overlay Zone would be implemented 
as a zoning district that is superimposed on 
top of the existing zoning district, applying 
additional standards onto the properties within the 
boundaries of the district.  

To protect and enhance the residential character 
and integrity of the district, the Overlay Zone for 
the Midtown District should include development 
standards for these key components: 
+  Setback - a consistent setback adds to the   
     character of the district.  Many of the residential 
     properties have been developed with a 
     consistent setback that should be used as       
     the new standard for properties in the district. 
+  Height & Bulk - the residential properties within  
     the Midtown District have a distinct height          
     and bulk, which should be used as the standard  
     for the district.  This will help ensure that all    
     properties are compatible in size.
+  Site Design - many of the properties have front  
     yards with paved walkways and driveways on the  
     side of the building to accommodate garages or 
     parking behind the building.  This site  
     design is characteristic of residential buildings  
     and should be used as the standard. 

SETBACK

HEIGHT & BULK

SITE DESIGN
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OAKLAND ST
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COMMERCIAL SETBACK RESIDENTIAL SETBACK PROPOSED SETBACK
STANDARD SETBACK 
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MIDTOWN DISTRICT: TRANSITIONING 
RESIDENTIAL INTO COMMERCIAL

Some of the residential properties in the Midtown 
District have been converted from a residential 
use into a commercial use.  Because the Midtown 
District is the transition zone between two districts 
with high amounts of commercial use, this change 
in use does not create any incompatibilities with 
the surrounding context.  Allowing more properties 
to change in use from residential to commercial 
gives the Holly Downtown Development Authority 
and the Village of Holly the opportunity to offer 
more commercial space for potential businesses.  As 
Historic Downtown Holly becomes 100% occupied, 
this new commercial space will be an invaluable 
resource due to its proximity to the Historic 
Downtown Core.  

Many communities similar to Holly have also 
begun utilizing residential properties as venues 
for small-scale commercial uses.  Images from 
these communities provide examples of how the 
residential character of the building and property 
has been preserved while a commercial use 
occupies the property.  

The Overlay Zone for the Midtown District should 
include regulations for properties that are changing 
use to protect the character of the district.  The 
Overlay Zone should allow commercial uses thus 
accommodating a change in use from residential to 
commercial.  The Overlay Zone should also manage 
the type of commercial uses permitted in these 
residential buildings.  Commercial uses appropriate 
for these buildings are small retail boutiques, 
offices, cafes, and service oriented businesses like 
hair salons, etc.  Last, the Overlay Zone should 
include standards for signage and parking that 
ensure the residential character of the building and 
property is maintained after the conversion in use.  

THE ARTIST’S PALLET - HIGHLAND FRAGMENTS - HIGHLAND

SWEET D’S - LINDENSTATE FARM - LINDEN

PRECEDENT IMAGES
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SIGNAGE TO AVOID

Large signs should be avoided because 
they obstruct views of unique architecture 
and present a more suburban character.  

A lack of consistency in types of signs 
should also be avoided because it detracts 
from the character of the district.  

PARKING CONDITIONS TO AVOID

Customer parking in the front of the 
building should be avoided as much as 
possible because it alters the residential 
character of the property.  It can also 
create potentially dangerous conditions 
as customers try to leave the business and 
access Saginaw Street.  
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SIGNAGE STANDARD PARKING STANDARD

SIGNAGE AND PARKING STANDARDS

Signage is a necessary element as it allows 
customers to easily identify a business.  Low-lying 
monument signs, sandwich boards, and post 
signs are the preferred type of signs for residential 
properties that have been converted to commercial 
uses.  These types of signs are easy to read from the 
roadway, can be seen from a fair distance and they 
do not detract from the residential architecture 
of  the building and surrounding properties.  The 

Overlay Zone for the Midtown District should 
include these types of signs as the standard for 
signage within the district.  The Overlay Zone 
should also include development standards for 
the maximum size of signs.  This will help provide 
consistency throughout the district. 

Customer parking should be easily accessible and 
in an appropriate location.  In the Midtown District,  

the standard to be included in the Overlay Zone for 
residential properties converted to commercial uses 
should be to locate parking behind the building.  
Access to the parking should be provided by a 
driveway that provides safe access to Saginaw 
Street.  Locating parking behind the building will 
allow the front yard of the property to remain in-
tact, which will preserve the residential character of 
the property and of the district.  
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FAÇADE REHABILITATION LANDSCAPING COMMERCIAL USE SITE DESIGN

MIDTOWN DISTRICT: 
PRIVATE PROPERTY IMPROVEMENTS

The Downtown Development Authority should 
incentivize property owners to improve their 
properties whether residential or commercial in use.  
Physical improvements can include façade 
rehabilitation for historic homes within the 
district, planting trees and flowers to improve the 
landscaping and to create a sense of entrance, and 
reconfiguring sign placement and site design for 

commercial properties within the district.  Many 
improvements can be done with a low investment 
and will provide a high return.  Not only do physical 
improvements to the properties in the Midtown 
District increase the value of properties within the 
district, they create a more inviting and visually 
appealing atmosphere.  

Proper maintenance of properties can also enhance 
visual appearance.  To ensure buildings and 
properties within the Midtown District are properly 
maintained, the existing Property Maintenance 
Ordinance should be implemented and enforced  
consistently.  This will help to minimize the amount 
of blighted and neglected properties in the district. 
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MIDTOWN DISTRICT: 
INFILL DEVELOPMENT

There are several vacant properties in the Midtown 
District that provide the opportunity for infill 
development.   New development will be managed 
by the Overlay Zone for the Midtown District to 
ensure that building setback, building size and 
site design of the property is compatible with the 
residential character of the district.   The Village 
and DDA can also create façade design guidelines 
for the architecture and style of new development.  
The façade design guidelines would be created as a 
document separate from the Overlay Zone for the 
Midtown District. 

TRADITIONAL STYLE MODERN/CONTEMPORARY STYLE

New development in the Midtown District should 
be residential in nature, but there are many 
different architectural styles that this type of 
building form could take.  Most residential buildings 
can be categorized as either a more traditional style 
or a more modern and contemporary style.  
The community as a whole needs to decide which 
style is appropriate for the area.  

Façade design guidelines can assist in maintaining 
the historic character of the Midtown District 

through creating guidelines for the style of new 
development.  The design guidelines could include 
standards for the façades of existing properties as 
well to ensure the architectural integrity of these 
buildings is protected.  Façade design guidelines 
range in levels of flexibility and can be very 
stringent regulating everything from building form, 
to style and materials.   It will be the community’s 
responsibility to decide the appropriate level of 
flexibility. 
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LAKES DISTRICT: 
OVERLAY ZONE

The Lakes District is characterized by large lot 
commercial development.  Due to the nature of this 
type of use, the site design of the properties varies.  
Currently, many of the properties lack landscaping, 
have varied setbacks and signage, and parking is 
usually to the front or side of the buildings.  This 
creates an environment that is auto-oriented and 
suburban in nature.  

The future vision for the Lakes District is to create a 
more vibrant space through enhancing the sense 
of place throughout the entire district.  The goal 
is to change the context of the district to not only 
make it more enjoyable, but to tie in the character 

of the Midtown District and Historic Downtown 
Holly creating a more cohesive downtown district.  
This can be done through the inclusion of design 
elements that cater to the pedestrian experience 
and improve the appearance of the district.  

An Overlay Zone can be utilized to alter the physical 
development patterns in the Lakes District.
Similar to the Overlay Zone for the Midtown District, 
the Overlay Zone for the Lakes District would be 
applied as a zoning district establishing additional 
development standards for properties in the Lakes 
District.  The Overlay Zone should span from Elm 
Street to Grange Hall Road.  The key development 

standards that should be included in the Overlay 
Zone are: 
+  Setback - The setback for properties should be 20’
     to allow for front yard activation through   
     outdoor dining or patios and landscaping. 
+  Parking - Parking lots should be placed to the  
     back of the building and linked to minimize curb  
     cuts.  Where not possible, parking lots should be  
     properly screened with landscaping.
+  Signage - There should be a maximum size and 
     height limit for signage in the district to create 
     consistency.  The lighting of signs should also be 
     regulated. 

N
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SETBACK

The former car dealership property was 
built with the optimal setback for the Lakes 
District.  The building is setback about 20’ from 
the edge of sidewalk.  This allows enough 
space for an outdoor dining/patio area, and 
landscaping area.   A 20’ setback also does not 
set the building back far enough to necessitate 
large signs.   Since the buildings have a street 
presence, businesses are visible to both 
pedestrians and auto drivers meaning the signs 
can be smaller.

PARKING

Parking lots should be placed behind buildings.  
However, in some instances throughout the 
Lakes District, parking lots have already been 
developed in the front or to the side of a 
building.  In these cases, landscaping should 
be utilized to screen parking lots.  Pedestrian 
amenities like benches and trash cans can be 
incorporated in these areas. This will enhance 
the pedestrian experience and improve the 
appearance of the corridor in this district.

SIGNAGE

The existing signage throughout the Lakes 
District varies widely.  There are signs on 
tall poles, monument signs, and flat signs 
on building façades.  The size and height of 
signs also varies widely.  The Overlay Zone 
should include standards for the maximum 
size and height of signs to create consistency 
throughout the district.  Signs on tall posts 
should be discouraged because they create a 
suburban, auto-oriented atmosphere. 

THOMAS ST

ROSETTE ST

AIRPORT DR

SA
GI

NA
W

 ST

COMMERCIAL SETBACK RESIDENTIAL SETBACK PROPOSED SETBACK
STANDARD SETBACK 

N



36 Imagine Midtown Holly | Final Report

LAKES DISTRICT: COMMERCIAL 
PROPERTY IMPROVEMENTS

 In order to make the Lakes District a vibrant place 
where visitors want to spend time, there needs to 
be a compelling reason to walk throughout the 
entire district.  Making improvements to the visual 
appearance of commercial property and creating 
interesting spaces throughout the district will 
promote walkability and create an inviting and 
enticing atmosphere.  

Development standards that allow for flexibility 
and creative opportunities will be essential to the 
improvement of the Lakes District.  The Overlay 
Zone for the Lakes District should allow for 
placemaking activities like outdoor dining, which 
activates underutilized space while creating a 
welcoming, small town atmosphere that is already 
apparent in Historic Downtown Holly and the 
Midtown District.  Allowing for these types of 
opportunities will enhance the character of the 
district and improve its sense of place. 

The front of the Northern Oak Brewery is an ideal 
location for a patio for outdoor dining.  The Brewery 
is set right across the street from Ganshaw Park 
and has very picturesque views of the park and 
Bevins Lake.  Redesigning this piece of the property 
to accommodate seating and landscaping would 
provide customers with a welcoming atmosphere 
and would enhance what is sure to be a successful 
destination in the district.  
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LAKES DISTRICT: COMMERCIAL 
PROPERTY IMPROVEMENTS

The public input gathered during the visioning 
process suggests that community members 
believe the most important element for improving 
the appearance of the Saginaw Street Corridor is 
enhancing the appearance of properties along 
the corridor.  There are a number of commercial 
property improvements that can be done with a 
low investment from the property owner.  These 
improvements include increasing the landscaping 
both on commercial properties and along the 
roadway edge, lowering signage so that it is 
either on the building façade or in the form of a 
low monument sign or low post-sign, and adding 
pedestrian amenities like seating whenever 
possible.  The Downtown Development Authority 
should create incentives to entice property owners 
to make improvements to their commercial 
properties.  Though low investment, these 
improvements will provide a high return for the 
community through increasing the attractiveness 
of the Lakes District and improving the pedestrian 
experience.  

In order to ensure that commercial property 
improvements gain their full effect, the existing 
Property Maintenance Ordinance should again 
be implemented and enforced through building 
code enforcement.  The Property Maintenance 
Ordinance  regulates the expected level of property 
maintenance within the district.   Implementation 
and enforcement of this ordinance will help 
diminish the amount of neglect and blight, which 
will further enhance the improved aesthetic of the 
district.  

SCHNEIBLE TANK BUILDING BEFORE SCHNEIBLE TANK BUILDING SITE AFTER

HOLLY DONUT BEFORE HOLLY DONUT AFTER

DOLLAR GENERAL BEFORE DOLLAR GENERAL AFTER
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LAKES DISTRICT: COMMERCIAL 
PROPERTY IMPROVEMENTS

Improvements to the façades of buildings provide 
other opportunities that can be exploited in order 
to improve the appearance of the Lakes District.  
Improvements to building façades can include 
changing the paint color, adding signage to the 
building, installing awnings above the windows 
where appropriate, and activating dead space 
through the addition of benches or planters.  

Although the Coleman Building is located in 
Historic Downtown Holly, this example showing 
proposed improvements to the building façade 
is not only useful for the property owners of the 
Coleman Building, but it illustrates how low cost 
improvements like installing awnings, planters and 
benches creates a more appealing and inviting 
atmosphere.  The improvements proposed to 
the Coleman Building can be easily translated to 
buildings in the Lakes District. 

Façade design guidelines could be developed for 
the Lakes District similar to those created for the  
Midtown District.   Again, these design guidelines 
would be developed as a document separate 
from the Overlay Zone for the Lakes District. 
Façade design guidelines could include standards 
for the style, form, materials, and characteristics 
appropriate for building façades in the Lakes 
District.  The community would again have to 
decide the amount of flexibility or stringency 
appropriate for the guidelines.  

COLEMAN BUILDING BEFORE COLEMAN BUILDING AFTER
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LAKES DISTRICT:  INVESTMENT IN 
PUBLIC PROPERTY

The Village of Holly and Holly Downtown 
Development Authority have the opportunity 
to implement improvements to several 
public properties in the Lakes District.  These 
improvements will further enhance the 
improvements being made throughout the entire 
district.  Coupled together the increased investment 
being made by both commercial property owners 
and the Village of Holly and Holly DDA will have a 
significant impact on the character and appearance 
of the Lakes District.  

Ganshaw Park is one potential property in the 
Lakes District in which the Village and DDA could 
make some investments to improve the site design 
of the park and add amenities for park users.  The 

above site plan illustrates the addition of a shared 
pedestrian and bike trail, an enhanced crosswalk, 
a boardwalk providing access to Bevins Lake, and 
a redesigned parking lot at Ganshaw Park.  The 
Saginaw Street road diet will add bike lanes along 
the Saginaw Street roadway.  However, at Ganshaw 
Park, there is an opportunity to create a trail that 
would shift and widen the sidewalk allowing 
pedestrians and bicyclists access to views of the 
lakeshore for a more enjoyable experience.  An 
enhanced crosswalk is suggested at the intersection 
of Rosette and Saginaw Streets, which will provide 
a convenient, safe crossing for pedestrians and 
bicyclists. A boardwalk connected to the trail 
would provide park visitors with access to the 
water.  Shifting the existing parking to the north will  

increase the amount of usable and programmable 
space at the park.  

The site plan also illustrates the interaction of 
Ganshaw Park with surrounding commercial 
property improvements at the Northern Oak 
Brewery, former Schneible Tank site and car wash 
property.  Taken together, improvements made to 
the park and to surrounding properties would vastly 
improve this area of the Lakes District through the 
inclusion of landscaping, pedestrian amenities, and 
outdoor seating.  All of these improvements are an 
example of leveraging the natural resources in this 
area and creating features that allow physical and 
visual access while also designing the site in a way 
that preserves and protects these resources.  

N
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LAKES DISTRICT: 
GANSHAW PARK BOARDWALK

Ganshaw Park is surrounded by a wetland area 
that acts as a wildlife habitat as well as a filtration 
system for water runoff from the roadway and 
surrounding properties.   Bevins Lake provides 
visitors of Ganshaw Park an opportunity to fish and 
interact with water.  Installing a boardwalk in the 
park with access to the proposed pedestrian and 
bicycle trail would provide access to Bevins Lake 
while protecting the sensitive environment of the 
surrounding wetland.  When making improvements 
to Ganshaw Park it is important that the Village and 
Holly Downtown Development Authority consider 
the protection of their valuable natural resources 
so they will be protected and can be enjoyed by 
current and future generations.  A joint partnership 
with the Parks and Recreation Department should 
be considered for construction funding and long 
term maintenance costs.  
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LAKES DISTRICT: INVESTMENT IN 
PUBLIC PROPERTY 

The Holly Township Library is another public 
property that could be invested in through a 
partnership between the Village of Holly, Holly  
Downtown Development Authority and Holly 
Township in order for significant improvements 
to be made.  Potential changes to the Library 
include expanding the existing building to provide 
more space for library patrons and to provide a 
community meeting space.  The land surrounding 
the building could be used for a playground for 
children and as a community garden space.  The 
parking lot could also be expanded to increase 
access.  Last, the property behind the Library could 
be utilized for interpretive nature trails if feasible.  
This would provide a space for outdoor education.

Libraries provide a great service to the communities 
they serve.  The suggested improvements to the 
Holly Township Library would be quite significant 
in cost, but could greatly improve this facility and 
provide amenities that are lacking elsewhere in the 
Lakes District and in the Holly Downtown District as 
a whole.  

N
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YOUR NESTING PLACE, FORMER AUTO REPAIR SHOP - MILFORD, MI FENTON FIRE HALL, FORMER FIRE DEPT. - FENTON, MI

THE LAUNDRY, FORMER INDUSTRIAL USE - FENTON, MI
LAKES DISTRICT: 
REDEVELOPMENT SITES

A number of properties throughout the Lakes 
District were addressed as high priority areas for 
redevelopment.  Many of these properties are 
sites of former industrial or heavy commercial use.  
These sites provide an opportunity for the Village 
and DDA to be able to change the land-use mix of 
this area from industrial to commercial by rezoning 
properties zoned as industrial to commercial.  
Businesses that generate foot-traffic such as 

restaurants and locally-owned, specialty retail 
should be actively recruited to fill empty spaces.   
Increasing pedestrian activity and recruiting 
businesses that build interest in the area will 
increase the liveliness of the district.  

In some instances, it may be possible to utilize 
whole or parts of the existing buildings on these 
properties for new uses, rather than demolish 
them entirely.  Examples from other downtowns 

surrounding Holly provide precedent for the 
adaptive re-use of these types of properties for 
boutique retail and restaurants.  

These buildings have a unique character, which 
if improved and modified can create a one-of-a-
kind space for new businesses that want to locate 
in Holly.  These buildings can also enhance the 
character of the Lakes District once improved.   
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LAKES DISTRICT: 
FORMER SCHNEIBLE TANK SITE

Redevelopment at the Schneible Tank Site was one 
of the highest priorities noted during the public 
visioning sessions.  Currently the property is vacant 
and is a source of blight for the Lakes District.  This 
property is one of the largest and most visible 
properties in the district.  It is located near many of 
the Lakes District’s assets being directly adjacent 
to the Northern Oak Brewery, the district’s newest 
destination business, and across from Ganshaw 
Park.  As a result, improvements to this property 
should capitalize on those being made in the area 
while supplementing them through enhancing the 
attractiveness of the property.  

A new small-scale industrial business intends to 
locate in the building.  Even though this building 
will have another industrial use, the new property 
owners should consider making improvements to 
the building and property frontage on Saginaw 
Street to heighten its appearance while activating 
the street frontage.  All of the improvements 
made should be in accordance with the standards 
included in the Overlay Zone for the Lakes District. 

Proposed physical improvements to this property 
include landscaping the edge of the roadway, 
planting trees, and constructing a pedestrian rest 
area that has seating covered by a pergola that 
provides shade.  Signage for the new business 
should be in the form of a low monument sign that 
adds character to the property.  Finally, the building 
façade should be painted a darker tone of gray so 
that focus shifts from the building to the improved 
property.  

These improvements will soften the visual 
blight currently at this site and complement the 
improvements being made at the Brewery and Park.  
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CAR WASH PROPERTY- EXISTING CONDITION

LAKES DISTRICT: 
CAR WASH PROPERTY

As a car wash, this property is being underutilized.  
The property is not very well maintained, which 
contributes to the blighted appearance of this 
area.  The property is located near the Northern 
Oak Brewery and across the street from Ganshaw 
Park.  Because of its location and views of the Park 
and Bevins Lake, the property has the potential to 
be valuable.  The value of properties in the Lakes 
District are interdependent.  Therefore, it should be 
a priority to make improvements to underutilized 
and neglected properties to not only improve the 
physical appearance of the district but to increase 
the property values within the district.   

A proposed site plan for the redevelopment of 
the car wash property suggests constructing a 
new building with a 20’  setback to be consistent 
with other properties in the Lakes District and the 
development standards written in the Overlay 
Zone.  The setback allows for new landscaping in 
the front of the building and along the edge of the 
roadway.  The new building will provide a venue 
for a specialty retail business.  The site plan also 
suggests a new Village-owned public parking lot 
that can be utilized by customers and all visitors of 
the Lakes District.  Last, the site plan shows on-
street parking on Rosette Street that would provide 
additional parking for potential visitors.  

N
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FORMER CAR DEALERSHIP - EXISTING CONDITION

LAKES DISTRICT: 
FORMER CAR DEALERSHIP

The site of the former car dealership is planned 
to be redeveloped for a new use.  During the 
redevelopment process there are some important 
considerations that should be accounted for by 
the property owner, Village and Holly Downtown 
Development Authority.  The existing building 
should remain, as it can easily be redesigned and 
adaptively re-used for most any new use.  The 
façade of the building should be inspected for 
any potential problems and painted  to improve 
the building’s appeal.  New signage should be 
attached to the building façade as the site has 
limited space for on-the-ground signage.  The space 
to the front of the building should be utilized for 
outdoor seating or a well-designed outdoor display 
area.  Landscaping should be added along the 
roadway edge as well as throughout the site along a 
proposed pedestrian path connecting the building 
entrance to the sidewalk and new parking lot.  The 
new parking lot should include landscaping islands 
and should be configured in a way that maximizes 
efficiency for parking and usage of space.  Access 
to the lot should be from a single curb cut off 
Saginaw Street and through a connection between 
other parking lots located north and south.  There 
is potential for a future building to be built directly 
adjacent to the former car dealership.   The new 
building would create additional available retail 
space within the district.  The building should 
have shared access to the existing parking lot and 
should be developed with a 20’ setback to match 
that of the former car dealership building and to 
be in compliance with the development standards 
written in the Overlay Zone for the Lakes District. 

Redeveloping this site in accordance with the site 
plan and above considerations will greatly improve 
the appearance and functionality of this area and 
add value to this property and district as a whole. 

N
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DEVELOPMENT SITE - EXISTING CONDITION

N

LAKES DISTRICT: 
DEVELOPMENT SITE

A vacant lot and used car lot sit directly adjacent 
to the former car dealership property.  These 
two properties are in close proximity to Historic 
Downtown Holly and are just on the outskirts of  
the Midtown District.  Both properties are vastly 
underutilized and are considered as blight by the 
community.  

During the public visioning sessions, many 
participants expressed the need for a venue for 
fresh foods due to the lack of a local grocery store 
and for more locally-owned, small retail.  As a result, 
the recommendation for these two properties is 
to develop a venue for a public market for local 
farmer’s, maker’s, artisans and small business 
owners that can also be used as a Village-owned, 
public parking lot during the time the market is not 
operating.   

The new public market will be at a highly visible 
and easily accessible location, which will be 
beneficial for establishing a large customer base.  
The venue will provide convenient access to 
fresh food and will provide space for smaller new 
businesses.  The establishment of a local market will 
help alter the land-use mix of this area by providing 
additional space for retail. Allowing the space to 
be used for public parking during the hours the 
market is not operating will provide much needed 
additional parking that can be utilized for the entire 
Holly Downtown District.   

The site should be developed in a way that is 
compliant with the Overlay Zone for the Lakes 
District and that creates an inviting and attractive 
atmosphere. The redevelopment of this site will 
enhance the appearance of these properties and 
will amplify the character of the district by creating 
a sense of place. 
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LAKES DISTRICT: 
PUBLIC MARKET

Public markets have a unique character, which 
should be capitalized on to help establish a sense 
of place for the Lakes District while improving the 
appearance of the properties.  There are many 
different market structures and vendor layout 
options that can be studied as potential options for 
the future public market in Holly. 

Public markets provide benefits that are much more 
far reaching than just improving the aesthetic or 
character of an area.  The many benefits of public 
markets cited by the Project for Public Spaces are: 
+  Renew downtowns and neighborhoods - public 
     markets act as an anchor for social and economic 
     activity which stimulates local businesses, creates 
     spin-off development, enhances the tax base 
     and real estate values, and keeps dollars in the 
     local economy. 
+  Provide economic opportunity -  public markets 
     act as small business incubators allowing new 
     business owners to grow their business.  Market 
     venues allow new businesses to have a “brick 
     and mortar” space without having to pay the 
     high rent associated with a typical storefront.
+  Link urban and rural economies - through 
     establishing a local food system, public markets 
     allow the diverse economies of the rural and 
     urban to collide and mutually support one 
     another through commerce.
+  Promote public health - public markets 
     increase access to fresh, healthy foods, which 
     can decrease rates of obesity and long-term 
     health concerns associated with a poor diet. 
+  Create active public spaces - public markets are 
     vibrant, community gathering spaces that 
     provide activities for all community members.
+  Bring together diverse people - public markets 
     are venues that bring together people of all 
     ages, races, genders, and socioeconomic status.  

MARKET BUILDING EXAMPLE MARKET LAYOUT EXAMPLE
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REDEVELOPMENT SITE

A former industrial building is located on Elm 
Street a few blocks east off of Saginaw Street.  
This property is directly adjacent to the Midtown 
and Lakes Districts, is in close proximity to 
Historic Downtown Holly and is surrounded by 
neighborhood residential development.  

Input from the public visioning sessions 
identified the need for multi-family condominium 
development throughout the Village.  This is a 
form of housing that is severely lacking in the 
Village.  Due to the location and the context of the 
site, this former industrial property provides an 
optimal opportunity for residential condominium 

development.  

Most of the existing building should be demolished 
as it is likely to have low structural integrity.  It also 
is not the correct building form for the type of 
redevelopment suggested at the site.  However, a 
portion of the very back section of the building is 
in good condition and could be retained and used 
as a Youth Center.  The building sits on the banks of 
Simonson Lake and has plenty of space to be used 
as a venue for youth activities and recreation.  

The concept for the development of a Youth Center 
also came out of the public visioning sessions.  
Many community members expressed concern over 

the lack of entertainment for youth within the Holly 
Downtown District.  

The redevelopment of this site will remove 
a source of blight from the Village while also 
providing space for additional housing and youth 
entertainment that is within walking distance of the 
entire Holly Downtown District and surrounding 
neighborhoods.  In order to be accomplished, 
this site would have to be rezoned from industrial 
to moderate density residential and the Village 
of Holly would have to collaborate closely with 
potential developers.
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REDEVELOPMENT SITE

This site plan for the redevelopment of the Elm 
Street industrial property shows the potential this 
property has to be developed as a welcoming and 
appealing place for both residents as well as users 
of the new Youth Center.  The site plan suggests 
the development of 39 condominium units.  The 
site will accommodate guest parking spaces as 
well as ample outdoor space that can be utilized by 
residents.  The middle units are oriented towards 
a central courtyard providing residents with 
access to shared greenspace.  There are several 
other courtyards or shared greenspaces located 
throughout the development for those residents 
not in the middle units.  

The site plan also denotes the location of the 
proposed Youth Center at the southwest corner 
of the development.  The Center is surrounded by 
open lawn area for outdoor activities and games, 
and a paved area for outdoor activities necessitating 
a hard surface.  A beach and boardwalk on the 
banks of Simonson Lake are also constructed to 
provide access to the lake for the Youth Center and 
for the residents of the development.  Off-street 
parking for the Youth Center is accommodated to 
the north of the building.  

The development of this site should be done in 
accordance with the site plan and in a way that 
maximizes greenspace and is conscious of the 
preservation of the natural resources at Simonson 
Lake.  

N
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REDEVELOPMENT SITE

Although there are many different housing 
typologies that could be used for the condominium 
development at the Elm Street industrial 
property, a townhouse style development would 
best maximize the amount of available space.  
Townhouse developments yield higher densities 
than other ranch or two-story style multi-family 
housing typologies.  

TOWNHOME STYLE DEVELOPMENT EXAMPLE TOWNHOME STYLE DEVELOPMENT EXAMPLE

Townhomes are usually two to three stories and the 
units are known for being narrow and long.  The size 
of units typically ranges from 18’- 25’ wide by 44’ - 
65’ long.  Garages can be integrated with the first 
floor of the unit helping to maximize space.  This 
leaves the second and third floor for the kitchen, 
bedrooms and living space.  

Townhomes can be developed in a way that mimics 

or complements the look of existing, traditional 
residential buildings in surrounding neighborhoods.  
This allows this housing typology to seamlessly fit 
into its surrounding context creating synergy within 
the residential neighborhood. 

Overall, this housing typology will be the best 
in terms of usage of space and in providing an 
attractive, affordable, and complementary multi-
family option for the redevelopment of this site. 
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ENTIRE SAGINAW STREET CORRIDOR: 
DOWNTOWN PARKING NETWORK

The Village of Holly and Holly Downtown 
Development Authority have many options 
for regulating and accommodating parking 
throughout the entire Saginaw Street Corridor.  The 
recommended option would be for the Village and 
DDA to develop a network of connected parking 
consisting of strategically located Village-owned, 
public parking lots, individually owned parking 
lots bound by shared parking agreements, and 
on-street parking.  Parking lots should be located 
throughout the Saginaw Street Corridor.  On-street 
parallel or angled parking should be developed on 
side streets connecting to Saginaw Street. 

Developing a network of connected, shared parking 
lots behind businesses throughout the entire 
Saginaw Street Corridor will decrease the number 

of curb cuts for driveways accessing Saginaw Street.   
This will create a development pattern that is less 
suburban and auto-oriented in nature increasing 
the walkability of the Saginaw Street Corridor 
and improving connectivity between businesses 
throughout the entire Holly Downtown District. 

In addition to improving the development pattern 
of the Saginaw Street Corridor, the network of 
connected, shared parking lots will also help relax 
the high parking standards for commercial property 
owners.  Many business owners may be burdened 
by having to compensate for a high amount of 
parking on their property where the space may not 
be available.  The network of connected parking 
lots and on-street parking will help ensure there is 
enough parking capacity along the Saginaw Street 

Corridor without burdening individual property 
owners.  This will allow for greater flexibility 
for individual business owners to be able to 
accommodate more customers without having to 
expand the amount of parking on their properties.  

Furthermore, due to the improved atmosphere 
of the Saginaw Street Corridor, visitors to the 
Downtown District will be able to safely and 
enjoyably walk along the corridor and will have 
greater connectivity to businesses along the 
corridor.  Rather than having to park directly at one 
destination, visitors will park at a shared parking 
lot and be able to conveniently access multiple 
businesses.  

N
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SHARED PARKING LOTS

The network of shared, connected parking 
lots along the Saginaw Street Corridor is to be 
designed to the back of buildings.  This is to be 
consistent with the Overlay Zones for the Midtown 
and Lakes Districts and to create an appealing, 
attractive atmosphere that compels visitors to 
walk throughout the corridor.  Parking lots will be 
hidden or screened to improve the appearance 
of the corridor.  The space in front of buildings 
will be preserved to allow for landscaping and 
for property owners to activate the front of their 
properties, creating a greater sense of entrance to 
their businesses and enhancing the character of the 
entire corridor. 

This network of connected, shared parking will also 
provide for a more efficient use of land throughout 
the Saginaw Street Corridor.  If individual 
property owners develop their own parking lots 
for customers of their business they will only be 
able to accommodate a few cars due to lack of 
space.  Access to individual parking lots through 
multiple driveways is also inefficient and unsafe 
for pedestrians.  If businesses owners collaborate 
and connect their individual parking lots there will 
be more space created for parking and more cars 
could be accommodated.  Access to the connected 
parking lots through only one or two curb cuts with 
access to Saginaw Street will be more efficient for 
traffic flow and safer for pedestrians.    

The implementation of these shared, connected 
parking lots can be done through the creation of 
shared parking agreements between business/
property owners.   Business/property owners will be 
able to share the costs of parking lot development 
and maintenance with adjacent owners rather than 
bare the brunt of the expense themselves.  Not only 
will there be more parking available for customers 
of all businesses, but this will be much more cost 
effective for businesses owners along the corridor.      

INDIVIDUAL PARKING LOTS SHARED PARKING LOT

INTERIM PARKING LOT DEVELOPMENT

N
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PARKING LOT ACCESS

There are a number of parking lots existing in 
Historic Downtown Holly that are all accessible 
within a one minute walk.  The development of 
the proposed connected parking network should 
be done in a way that meets this same standard of 
accessibility.  

Due to the available space for proposed parking 
lots and on-street parking, the majority of the new 
parking lots will be accessible within a one minute 
walk in both the Midtown and Lakes Districts.  On-
street parking on side streets where it is feasible 
like Rosette, Thomas, and North Streets will also be 
accessible within a one minute walk.  

This standard of parking accessibility will create 
greater connectivity between the businesses 
along the Saginaw Street Corridor and between 
the Downtown Districts.  Many of the parking lots 
along the Saginaw Street Corridor can be reached 
within a one to five minute walk from any business 
in this area and within a six to eight minute walk 
from businesses in Historic Downtown Holly.  This 
increased connectivity will enhance the pedestrian 
experience along the corridor and will also benefit 
businesses along the corridor and in the Historic 
Downtown.   The Downtown District as a whole will 
greatly benefit as it will not only be tied together by 
an improved appearance and character, but it will 
also be connected through this network of parking 
lots that allow access to the entire Downtown 
District for auto drivers and pedestrians that will 
park and walk.  
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BICYCLE PARKING

The new bike lanes along the Saginaw Street 
Corridor will necessitate the need for bicycle 
parking throughout the entire corridor.  Bicycle 
parking should be installed so that every business 
along the corridor is within a convenient distance 
of a bicycle rack.  Bicycle parking should also be 
installed at every public parking lot and public 
property like Ganshaw Park and the Township 
Library.  

Bike parking can be accommodated through 
standard bicycle loops and racks.  However, there 
is an opportunity for the Village and Downtown 
Development Authority to install bicycle loops 
or racks that act as bicycle parking and as public 
art.  Decorative bike racks can add character to 
the Saginaw Street Corridor and supplement the 
improvements being made throughout the corridor 
while still remaining functional. 

The main considerations to account for when 
choosing bicycle racks are the number of bikes that 
can be accommodated, ensuring the bike rack is 
securely fastened to the ground, and creating two 
points of contact for the bicycle to be fastened to in 
order for the bicycle to be secure.   

Installing bicycle racks throughout the corridor 
will ensure that bicyclists will also benefit from the 
proposed parking network that seeks to improve 
parking accessibility throughout the entire Saginaw 
Street Corridor. 

STANDARD BICYCLE RACKS DECORATIVE BICYCLE RACKS
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CHAPTER 4:
NEXT STEPS  

The future vision for the Saginaw Street Corridor  
includes many concepts for the improvement of 
the physical appearance and development of the 
corridor.  This chapter describes strategies that can 
be used to implement these concepts in order to 
fulfill this community created vision. 
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PROJECT IMPLEMENTATION

The future vision for the Saginaw Street Corridor 
creates a more connected and holistic Downtown 
District through enhancing the corridor’s visual 
appearance and creating synergies between 
the Lakes District, Midtown District and Historic 
Downtown Holly.  The implementation of this 
future vision should be done according to the 
following eight strategies that aim to maximize the 
opportunities the Saginaw Street Corridor presents 
while fulfilling the community and project goals to 
the greatest extent possible. 

STRATEGY ONE : INCREMENTAL IMPLEMENTATION

STRATEGY TWO : OVERLAY ZONES & 
                      CODE ENFORCEMENT

STRATEGY THREE : DESIGN GUIDELINES & 
                         DESIGN REVIEW PROCESS

STRATEGY FOUR : SAGINAW STREET ROAD DIET

STRATEGY SEVEN: PUBLIC PROPERTY & PARKING

STRATEGY EIGHT: BUSINESS RECRUITMENT

STRATEGY FIVE : LANDSCAPE PUBLIC RIGHT-OF-WAY

STRATEGY SIX: INCENTIVES FOR PROPERTY OWNERS
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STRATEGY ONE: 
INCREMENTAL IMPLEMENTATION

Implementation of the future vision for the Saginaw 
Street Corridor should be based on a strategic 
prioritization of the concepts composing the 
vision.   The Village of Holly (Village Manager, Village 
Council, Planning Commission, Building Official 
and Zoning Board of Appeals) and Holly Downtown 
Development Authority should begin to prioritize 
the concepts contained in this report based on 
factors such as cost, ease of implementation, 
property ownership, available resources, and 
community impact.  The concepts should then 
be implemented based on priority.  A quarterly or 
biannual review of the project progress should be 
conducted to potentially re-prioritize the concepts 
based on economic conditions, additional market 
data, available funding sources such as grants, etc.  

This prioritized implementation creates an 
incremental framework for the execution of the 
entire project.   Utilizing this strategy, the entire 
future vision for the Saginaw Street Corridor will be 
realized overtime.  

STRATEGY TWO: 
OVERLAY ZONES 

Overlay Zones for both the Midtown District and 
Lakes District are essential to the implementation 
of the future vision for the Saginaw Street Corridor. 
Overlay Zones will help shape and manage the 
character of the corridor by establishing zoning 
districts that apply additional development 
standards to the properties along the corridor. 

The Village and DDA should work with the Planning 
Commission to create the Overlay Zones for both 
the Midtown District and Lakes District.  The 
ordinances created should include the boundaries 
for each zoning district as well as development 

standards for setback, height and bulk, site 
design, parking, and signage.  Due to the different 
development patterns in the Midtown District and 
Lakes District the specific development standards 
for each zoning district may vary but should each 
include the elements detailed in this report at a 
minimum. 

The creation of the Overlay Zones for the  Midtown 
and Lakes District should be one of the top 
priorities for the Village and DDA as it will create 
written and enforceable regulations for the future 
development of the Saginaw Street Corridor.  This 
will help to ensure that existing assets along the 
corridor are protected and enhanced.  Furthermore, 
development standards written in the Overlay 
Zones will help guarantee future development is 
done in accordance with the community’s vision for 
the corridor.  

CODE ENFORCEMENT

Code enforcement should be strengthened village 
wide to effectively implement the Overlay Zones for 
the Saginaw Street Corridor.  The Village Manager, 
DDA and Planning Commission should work 
together on the draft of the Overlay Zones for the 
Midtown and Lakes Districts to be presented to and 
adopted by the Village Council.  The regulations 
in the Overlay Zones should be fully understood 
and agreed upon by all bodies responsible for 
implementing them.  Effective code enforcement 
will begin by getting all of these regulating 
bodies on the same page.  Once adopted, the 
new regulations should be strictly and uniformly 
enforced.  

The Property Maintenance Ordinance should also 
be implemented and enforced more effectively 
to ensure that neglect and blight are diminished 
throughout the corridor. 

Each property owner should be well informed 
about the standards and guidelines regulating 
development on their properties.  Development 
along the corridor should not be allowed to 
vary outside of the standards written in the 
Zoning Ordinance, Overlay Zones and Property 
Maintenance Ordinance.  Specific procedures for 
reprimanding offending property owners should 
be developed or revised, and implemented where 
necessary.  Code enforcement procedures that are 
more strict will play a key role in the successful 
implementation of the future vision for the Saginaw 
Street Corridor.

STRATEGY THREE: 
ESTABLISH DESIGN GUIDELINES AND 
DESIGN REVIEW PROCESS

The Village and DDA should create façade design 
guidelines in order to assist in maintaining the 
historic character, architectural integrity, and visual 
appearance of the buildings along the Saginaw 
Street Corridor.  The Village and DDA should also 
establish a design review process to create a 
close working relationship with property owners 
along the Saginaw Street Corridor.  A design 
review process for new development and physical 
improvements to the properties along the Saginaw 
Street Corridor will help to ensure that all design 
guidelines and development standards are being 
met.  In addition, a design review process will give 
property owners the chance to have questions 
answered and to guarantee their proposals are in 
compliance with all development procedures.   

STRATEGY FOUR: 
SAGINAW STREET ROAD DIET

Aside from establishing these policy procedures, 
the Village and DDA should begin making physical 
improvements to the Saginaw Street Corridor.  
These physical improvement should begin with 
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the implementation of the Saginaw Street Corridor 
road diet since a budget for the project already 
exists.  Although it was determined that the road 
diet is feasible and a good level of service will 
be maintained, the first iteration of the road diet 
should be done by just restriping the lanes within 
the roadway using paint.  This will not require any 
major road construction and the result will not be 
permanent.  Repainting the roadway to include two 
traffic lanes, a center turn lane and two five foot 
bike lanes will allow the Village and DDA to assess 
the effects of the road diet and make adjustments 
before permanently installing boulevards and 
making other changes detailed in this report.  

The Saginaw Street Corridor road diet is one of the 
physical improvements that will make the most 
significant impact on the character and appearance 
of the corridor.  In addition, implementation 
of the road diet will likely spur other physical 
improvements to the properties along the Saginaw 
Street Corridor.   Therefore, it should be considered 
by the Village and DDA as one of the highest 
priority projects for implementation. 

STRATEGY FIVE: 
LANDSCAPE PUBLIC RIGHT-OF-WAY

Streetscape enhancements are one of the 
important elements included in the Saginaw Street 
Corridor road diet.  One of the streetscape elements 
the Village and DDA should focus on right away 
is the landscaping of the public right-of-way with 
street trees, flowers and other plants.  Landscaping 
will help to soften the visual appearance of the 
corridor, provide shade for pedestrians and create 
a more appealing atmosphere along the corridor.  
This will enhance the physical changes being 
made in the roadway and the improvements being 
made to private properties along the corridor.  
Landscaping the public right-of-way will be a fairly 
low cost initiative that will have a very high return 

in terms of increasing the attractiveness of the 
Saginaw Street Corridor. 

STRATEGY SIX: 
INCENTIVES FOR PROPERTY OWNERS

The Village and DDA should create incentives 
for property owners along the corridor  to 
encourage physical improvements.  These physical 
improvements will again be relatively low cost for 
the property owners to implement, but will have a 
high return by vastly improving the appearance of 
the corridor.  

Three different incentives the Village and DDA 
should consider are grants, public-private 
partnerships and to lead by example through 
making investment into public property.  

Façade and sign grants can be used to incentivize 
and aid property owners in implementing physical 
improvements to their building façades and 
business signage.  These grants should only be 
given to property owners that are willing to comply 
with the development standards written in the 
Overlay Zones and façade design guidelines for the 
Midtown and Lakes Districts.  There are a number 
of options and considerations to take into account 
when developing façade and sign grant programs 
and the Holly DDA should consult with Main Street 
Oakland County if it chooses to implement such a 
program as an incentive for property owners.  

Another incentive the Village and DDA could 
consider is creating partnerships with property 
owners.  Some of the concepts for the physical 
improvement of private properties are quite 
extensive.  The Village and DDA could incentivize 
these property owners by offering to provide some 
landscaping or developing a portion of new parking 
that can be used by the businesses and as public 
parking.  In return, the property owner would 

implement the other physical improvements to the 
property.  In some instances, the property owner 
is not likely to have the budget to implement the 
suggested physical improvements entirely, so the 
Village and DDA can assist in order to completely 
improve these properties.  In doing this, the Village 
and DDA will be able to aid in the enhancement of 
the appearance of the corridor while also making 
other improvements like the development of new 
parking areas.

Lastly, the Village and DDA can help to improve 
the appearance  and character of the Midtown and 
Lakes Districts if the improvements to the Saginaw 
Street Corridor, public right-of-way, and public 
properties are implemented as described in this 
report.  The improved appearance of the public 
properties along the corridor and to the corridor 
itself may help encourage and incentivize private 
property owners to invest in and improve their 
properties so they can increase the value of their 
own properties.  

STRATEGY SEVEN: 
PUBLIC PROPERTY AND PARKING

The Village and DDA should begin developing a 
strategy for accomplishing the improvements to 
the public properties designated in this report.  The 
Ganshaw Park improvement and Public Market are 
the two projects that should be developed first as 
they will have the most impact for the community.  
Both of these projects are just provided as concepts 
in this report and will require further development 
in order to be fully implemented.  

In addition to implementing the Ganshaw Park 
and Public Market concepts, the Village should 
have a more thorough parking study conducted 
for the Saginaw Street Corridor that would further 
analyze the concepts for connected, shared 
parking lots, Village-owned parking lots, and on-
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street parking shown in this report.  The parking 
study should determine the current and future 
parking needs based on the assumption that 
the number of businesses and visitors along the 
corridor is going to increase.  The parking study 
will determine how much parking needs to be 
developed to accommodate future growth, which 
will allow the Village and DDA to define how 
much on-street parking needs to be developed 
and how much parking capacity needs to be 
included in future Village-owned parking lots.  
Once the parking study is complete, the Village 
and DDA can begin installing on-street parking 
where appropriate and can also begin developing 
the Village-owned parking lots.  The parking the 
Village and DDA develops will help relax the 
parking standards currently imposed on private 
property owners.  As such, the parking study and 
development of additional parking should be a 
priority for the Village and DDA.  The development 
of additional public parking will allow current 
and future businesses to have more flexibility 
to make improvements to their businesses and 
accommodate more customers without being 
burdened by on-site parking requirements.  

STRATEGY EIGHT: 
BUSINESS RECRUITMENT 

The Village and DDA should create a strategy for 
effective business recruitment.    The physical 
improvements made to the Saginaw Street Corridor 
will improve the appearance, walkability and sense 
of place along the corridor.  This will help to create a 
quality business environment that is attractive and 
inviting for new businesses.  Once the character of 
the Saginaw Street Corridor in enhanced, the Village 
and DDA can begin to recruit new businesses that 
will invest in and locate along the corridor.  

Utilizing demographic and market analysis data 
provided in this report, and with further assistance 

from Main Street Oakland County, the Village and 
DDA can identify business sectors or industries 
with a high potential for success.  The Village and 
DDA should also consider an ideal business mix 
for the Saginaw Street Corridor.  An ideal business 
mix should include optimal amounts of specialty 
retail, restaurant and service related businesses.  All 
industrial related businesses should be phased out 
and relocated to other areas within the Village.  This 
can be accomplished through rezoning properties 
zoned as industrial to commercial.  Once the Village 
and DDA have identified the potential business 
type and ideal business mix, prospective tenants 
can be identified and contacted.  Incentives to 
potential businesses can be offered to further entice 
them to locate along the corridor.  These incentives 
can include working with the Oakland County 
Small Business Development Team for business 
plan creation, financing, etc, negotiations with local 
property owners for leasing of a space, assistance 
with development procedures, and financing of 
building or property improvements.  

This strategy for business recruitment will allow 
the Village and DDA to target businesses that are 
likely to be successful and that will complement the 
improvements being made to the character of the 
Saginaw Street Corridor. 

CONCLUSION

These eight strategies provide the next steps 
that the Village of Holly and Holly Downtown 
Development Authority should take to begin 
implementing the concepts included in this report.  
The strategic implementation of these concepts will 
help to ensure the Saginaw Street Corridor becomes 
a vibrant, welcoming and visually appealing place 
that fulfills the community created future vision 
for the Saginaw Street Corridor and enriches the 
Downtown District as a whole. 
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