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I. Regional Growth Patterns 1 

The River Rouge Drainage Basin, C & 0 R.R. 
Industrial Corridor and future 1-96 and 1-275 Free
ways are major regional features. The leading edge 
of urban growth is now passing through Livonia. By 
1970, the physical pattern will be firmly established. 
The next 24 months are crucial. 

II. Existing Land Use 5 

Greatest quantitative deficiencies are in parks and 
recreation, office, professional, community cores, 
multiples, and specialized facilities such as hospitals 
and medical centers. The greatest qualitative de
ficiencies are in disorganized land use patterns along 
Eight Mile Road and the Schoolcraft Industrial 
Corridor, Plymouth Road strip commercial, and 
neighborhood layout. 

III. Tax Base ............................ .. 9 

Land use planning is influenced by tax base consid
erations. Property taxes are declining in relative 
importance. Short-term tax revenue considerations 
must be tempered with long-term "mix" and quality 
of land use. 

IV. Residential Land Use .............. . 15 

Neighborhood layout needs new approaches. Cluster 
subdivisions, multiples fitted into neighborhoods, and 
improved multiple site layout, call for concentrated 
attention. 

V. Industry ........ : ....................... . 27 

The C & O-Schoolcraft corridor is rivaled only 
by the Mound Road corridor for industrial growth 
prospects. Precious sites need protection from 
encroachment. Much current lotting wastes land. 
E-R-O is a new opportunity. Mass transit will be 
needed to relieve trip-to-work volumes. 

VI. Commercial Land Use 31 

Major shopping centers are dominant. Special firms 
find opportunities in strip commercial. Commercial 
development should enhance build-up of community 
cores offering a balanced mix of merchandising, 
services, entertainment, housing. 



VII. Transportation ..................... 37 

Regional policies on freeways, port facilities, and 
mass transit call for well-defined positions by Livonia. 
Some policies are local, such as treatment of half-mile 
roads, parking, and backing to mile roads. 

VIII. Open Space, Recreation......... 47 

Consolidation of land from individual lots into neigh
borhood open spaces is economical and attractive. 
Flood plains provide open space as well as natural 
drainage. Livonia needs flood plain zoning, cluster 
subdivisions, and public acquisition of open space. 

IX. Community Facilities............... 65 

Some functions are best located in neighborhoods 
and subcommunity service areas. Other functions 
require centralization. Early site acquisition is needed. 
Skillful clustering of schools, parks, or libraries with 
local shopping, institutions, and multiple housing can 
enhance community cores. 

X. Urban Renewal 71 

Until 1970, we propose code enforcement, a pilot 
project, and programming of ol'erall need for urban 
renewal; .starting in 197 J, tackle the entire backlog 
of substandard areas. 

XI. General Development Plan Map 
And Existing Land Use Map ......... 77 

The General Development Plan Map is a general 
statement of long-term objectives for land use, 
transportation, and public facilities, subject to refine
ment by continued studies of specific subjects, and 
suhject to modification as specific developments 
materialize. Comparison of the Existing Land Use 
Map and General Development Plan Map reveals 
areas having greatest possibilities for modifying land 
use patterns. 
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This document is the final port of a work program started in the Spring of 1964 financed by 
a Federal Planning Assistance Gront and a City contribution of stoff services. 

Need for Basic Data 

Livonia has been without adequate basic information for its city planning. Until now, 
for example, the re has not even been an Existing Land Use Map showing what is on the 
ground today. Preparing such a map has been a major work item in this planning program, 
and should be of great benefit in future day-ta-day I as well as long-range, planning. 
Other major phases of this program included aerial photography, topographic maps, and 
related bose mapping needed for physical planning. 

Need for Defining Objectives 

livonia's city planning operations have never been odequately staffed . Indeed, during 
the early months of the current planning program, the City Planning Deportment was 
without a .director or other professional staff. Before and since that hiatus, your Planning 
Deportment has by necessity been primarily occupied with day-to-doy development prob
lems. With the City growing before our eyes, the great need is to guide and control this 
development that is building your future community, while defining long-range objectives 
of what the fu'ture community should be. 

The tremendous rates of growth now being experienced by Livonia establish a critical need 
to produce and implement plans that will effectively guide your development. By its 
nature, city planning is a process that can be neglected without immediately apparent harm . 
Only much later does inadequacy of earlie r planning usually become obvious. The need 
for a we ll-staffed and funded planning program can therefore be all too easi ly ignored. 
This document undertakes to establish the broad outlines of basic policies for your future 
development. These policies generate much detailed planning to follow this program. 

COMMUNITY & REGIONAL PLANNING· URBAN RENEWAL· AREA DEVELOPMENT 
DIVISION Of JOHNSON" ANDERSON, INC, 
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Livonia City Planning COOlJlission 
Mr. Charles W. Walker J Chairman 

Honorable Harvey W. Moelke, Mayor 

Honorable Members of the City Council 

Gentlemen: 

HARVEY W. MOELICE 

DON HULL 
PI..ANNING DIRECTOR 

JOHN J. NAGY 
ASST . PLAN. DIRECTOR 

take pleasure in transmitting this document "Proposed Development 
Policies for 1965-1970 Growthll for your consideration and endorsement. The 
City Planning Department has worked with the Development Planning Company, 
our consultants, in preparing this document. There are proposals outlined 
that will not meet with uniform acceptance . Planning, by its very nature, 
is controversial. A planning program that satisfies all and stimulates none 
ca nnot accomplish the necessary results that direct a community to its high
est potential. 

Our function, as a Planning Department, is to outline areas for 
cons ideration and enumerate problems. It is not our function to censor our 
consultant a nd dictate policy to him. Our obligation is to ascertain whether 
or not the material submitted by the consultant is of professional calibre. 
A detailed review indicates that the material submitted by our consultant is 
of the highest professional standard and will stand the scrutiny of the Plan
ning profession. 

This document is not a "final" plan for Livonia I s long range develop
ment, for there is much continuing work to be done in refining the general 
obj e ctives outlined in this report. It is recommended that the Planning Com
mi s sion adopt this document under the Municipal Planning Commission Act as a 
policy document which will guide additional and more detailed planning studies. 
These studies should commence immediately so as to supplement our existing 
planning tools. Formal action by the Mayor and Council is not necessary, never
theless , we invite their critical review of this document with the hope that 
active communication can produce a uniform approach toward the future develop
ment of our City, Livonia . 

We invite the review and suggestions of citizens groups as well as 
individuals. The recent Livonia Cormnunity Goals Conference offers the medium 
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I. Regional Growth Patterns 
The River Rouge Drainage Basin, C & 0 
R.R. Industrial Corridor andfuture 1-96 and 
1-275 Freeways are major regional features. 
The leading edge of urban growth is now 
passing through Livonia. By 1970, the phys
ical pattern will be firmly established. The 
next 24 months are crucial. 

Livonia is in the northwestern edge of Metropolitan Detroit's 
urbanized area. The northwestern thrust of urban growth is now 
passing through Livonia, Farmington Township, and South
field. By 1975 , the leading edge of urban growth will have passed 
through Livonia's western limits. 

The main orientation in this area has been eastward. M-I02 
(Eight Mile Road) , Schoolcraft, M-14 (Plymouth Road), and the 
C & 0 Railroad have crossed through Livonia, connecting with 
Detroit. North-south transportation corridors through Livonia 
have been secondary to east-west corridors. However, with 
construction of the [-275 Freeway northward to 1-96 Freeway, 
and southward to the downriver area, north-south transportation 
and growth influences will increase. 

The Livonia municipal area straddles patterns of growth and 
transportation which are metropolitan in scale. Not a freestanding 
community , but an extension of the Detroit urbanized area, 
Livonia's physical identity as a community will not be obtained 
by spacia l separation from urbanized areas to the east and south , 
but through distinctiveness of development within the city limits . 

This community's history of growth differs from that of Farming
ton , Birmingham, Pontiac, Mount Clemens , Ann Arbor, North
vi lle , or Plymouth : "freestanding communities" with urbanized 
cores established long before the region's great suburban growth. 
These communities grew through concentric rings extending their 
early sett lement. While they are becoming absorbed into the 
larger urbanized area, they sti ll retain the character of relatively 

compact communities having a central focal point of density and 
business activity; with intensity of land use and population taper
ing off at their edges. 

Livonia is now in the greatest period of growth. From the time 
of the 1960 United States Census to July 1 st, 1964, Livonia's 
population increased 29.5% from 66 ,702 to 86,400. At that rate , 
the City will have a population of over 120,000 people by the 
end of this decade. It took over 60 years for Livonia to reach its 
present population; in the next 10 or 15 years , this population 
will double. 

By 1970, the physical pattern will be firmly established. Few 
decisions to be made after 1970 will significantly shape the char
acter of community development; after 1970, remaining growth 
will be a "mopping-up operation." Land already platted, scattered 
vacant lots and parcels , will remain for building. Such residual 
development, although adding up to substantial volumes of build
ing activity and population growth , will be little influenced by 
newly initiated public policy since the basic patterns of subdivi
sion layout, land use, zoning, and transportation will have been 
substantially fixed . The next 24 months, therefore, are crucial in 
establishing plans and controls which will determine what future 
Livonia will be. 



The leading edge of urban growth is passing through Livonia. 
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WHY IS LIVONIA GROWING SO FAST? 

I. Geographic location. Redford Township and other closer-in 
areas of Wayne County are built-up. Livonia is exceeded 
only by Warren in numerical growth. Both have been expe
riencing major residential and industrial growth spreading 
out from Detroit and built-up suburbs. 

2. Livonia's geographic ripeness for rapid development coin
cides with a generally improving and currently prosperous 
economy. 

3. The type of single family housing characterizing Livonia's 
development is the type that has greatest current appeal in 
the single family market. (The Wall Street Journal, January 
14th, 1965 , reports: "Average Price of Homes Soars to 
Record $18,300 .. . more and more , home buyers are turning 
thumbs down on houses unless they offer such features as 
family rooms, fireplaces, built-in ranges and ovens, carpeting, 
walk-in closets , and finished basements." ) 

BASIC PATTERN 

Oak Park increased only 768 people since 1960, while from 1950 
to 1960 growth from 5,267 to 36,63 2 made it one of the most 
rapidly growing communities in Metropolitan Detroit. I n the 
early fifties, Oak Park's basic pattern of development was es tab
li shed in regard to densities , land use, parks ites , school s , thor
oughfares , and little done after that had much influence on the 
character, layout , and livability of Oak Park. Redford Township , 
Livoni a's neighbor to the east , is another example of rapid growth 
abruptly leve ling off. 

Not theory , but experience shows th at now is Livo nia's critical 
period. The City must concentrate on things th at can and should 
be done immedi ate ly, before opportunities are irrevocabl y lost. 

Population growth .li·om now to 1980 will equal all growth to date. 



PRIORITY 

Highest priority should be given to acquiring land for long-range 
needs. Failure to do so means that later acquisition will be very 
costly, if not impossible. 

Sheer volume of residential dwellings without companion pro
vision for schools , parks , roads , public transportation, industry, 
and commerce is unbalanced growth that will reduce the com
munity's quality as a place in which to live, work , and bring up 
a family. 

Your City government's agenda has been heavily weighted with 
current development problems , such as review, processing, and 
approval of subdivision plats , rezoning requests , storm sewer 
programs to serve existing and currently developing areas, route 
locations of freeways and highways, not to mention the more 
" housekeeping" aspects of governing and serving a burgeoning 
community. A heroic effort is needed to answer development 
policy questions . Answers resulting from default of action are 
likely to be unsound. 

If you a re a homeowner, the Inng-term value and livability of 
your property and neighborhnnd will be largely influenced by 
community development measures initiated within the next two 
or three years. 

If your children attend Livonia schools, accessibility to school 
facilitie s by your children , and sufficiency of pl aygrounds and 
land for expansion will be largely determined in the next few 
years . 

If you and your family value the natura l terrain that still exists , 
continued availability of uncrovvded outdoor facilities will be 
decided before 1970. 

If you are a merchant, the long-term competitive position of 
your store may be largely influenced by decisions made in the 
next few years . 
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II. Existing Land Use 
Greatest quantitative deficiencies are in 
parks and recreation, office, professional, 
community cores, multiples, and specialized 
facilities such as hospitals and medical 
centers. The greatest qualitative deficiencies 
are in disorganized land use patterns along 
Eight Mile Road and the Schoolcraft In
dustrial Corridor, Plymouth Road strip 
commercial, and neighborhood layout. 

Up to now, Livonia has never had an Existing Land Use Map. 
Such a map is fundamental to all planning activities. Accurate 
and current land use information is a necessity in making wise, 
well-informed decisions on any matters relating to the physical 
and economic development of a community. It is important to 
competent and efficient administration of zoning and subdivision 
control , site planning, and public works engineering. 

A major objective of this Urban Planning Program has been to 
satisfy this need by preparing an Existing Land Use Map and an 
analysis of how land is presently used in Livonia. 

LAND USE CLASSIFICATION CODE 

Those seeking land use information are frequently confronted 
with a crazy quilt of data or no data at all. I n cities for which 
information is available, some land uses have been classified by 
one code and some by another. Some data are years old and out
dated, some are new. Some land uses have been inaccurately clas
sified or reported. Often, the land use categories are too general 
to permit detailed study of a small area. With these shortcomings 
that often prevail, it is difficult to relate information on popula
tion densities, location of employment, and traffic generation to 
land use data and , at best , only superficial comparisons can be 
made among land use data for different areas using different 
codes. 

The obvious starting point in securing land use information is 
adoption of an adequate land use classification code-a set of 
categories and a coding system that may be used at the level of 
detail that will provide the needed information. If the selected 
classification code is agreed to and used by many planning agen
cies, reliable data can easily be compared for various cities and 
regions. 

With these objectives in mind, the Land Use Classification Code 
we have used is based on the system developed by the Land Clas
sification Advisory Committee of the Detroit Metropolitan Area. 
Modifications in the system have been limited to those that are 
considered of peculiar applicability to Livonia. The Committee 
adhered to generally accepted principles in developing their 
classification code: 

I . It must be broad enough to permit classification of every 
land use; 

2. The categories must be clearly defined and mutually ex
clusive; 

3. The categories must be susceptible to analysis or break
down ; and 

4. The code must be easy to use and the information resulting 
from its use must be easy to process. 

5 
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DESCRIPTION OF CODE 

The code is patterned after the Standard I ndustrial Classification 
(SI C) Code published by the United States Bureau of the Budget. 

The land use coding scheme starts with I digit categories, each 
of which can be broken down to 2, 3, and 4 digit categories , or 
even further if desired. At the I digit level, there are 9 categories 
(0-9; Manufacturing is assigned numbers 2 and 3 as it has so 
many subcategories); at the 2 digit level, there are potentially 
100 subcategories (00-99) ; at the 3 digit level , 1,000 categories, 
(000-999) ; and at the 4 digit level 10,000 subcategories, (0000-
9999). I n the coding scheme, the number used for a basic cate
gory is also used as the first number of each of its subcategories. 
That is , all subcategories of Category I , at whatever level , have 
code numbers starting with I ; all subcategories of Category 2 
have code numbers starting with 2; and so on. The basic cate
gories and code numbers are: 

Basic Categories 

0- Residential 
I - Extractive and Industrial Nonmanufacturing 
2 - Manufacturing 
3 - Manufacturing 
4 - Transportation , Communications & Utilities 
5 - Commercial 
6- Personal , Business , & Professional Services 
7 - Public and Quasi-Public Services 
8 - Recreation 
9- Unused Space 

Number of 
Subcategories 

9 
8 

} 35 

17 
29 
18 
26 
24 

9 

175 

I n order to 'provide a practical and usable code applicable to 
Livonia, the degree of detailing has generally not exceeded the 2 
digit level in the recommended code. In some cases where ad
ditional detail is considered important , the 3rd and 4th digits have 
been used. Livonia's code results in 175 Subcategories dis
tributed among the 9 Basic Categories as shown above. 

The enclosed Existing Land Use Map and the following tabula
tions present land uses summarized under 9 general 1 digit 
categories. Tabulations by the 175 subcategories, and 200 feet 
equal 1 inch Existing Land Use Maps for each mile section of the 
City were prepared and are available at the City Planning De
partment. Procedures have been established with the City 
Assessor and Building I nspector Departments to keep this in
ventory up-to-date. 

STATUS Of ALL LAN!>*" 
fOO'J,.t------------------
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,.,ND VAC. .... "'T 
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56.6% 
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Code 
Number 

01 
02 
03 
05 
07 
10 
14-19 
20-39 
4 

5 
6 
70-734 
733 
742-749 
751-759 
761 
764 
767 
77 
80-81 
83-84 
85 
861-912 
871-872 
9 

CITY OF LIVONIA EXISTING LAND USE , MAY / 1965 
SUMMARY TABULATION 

Single family dwelling 
Two family dwelling 

Use Parcels 

To ta I ope 
t------.--------l (Minus Agriculture, VacantI 

Acres % Streets Roads Hi 

Three and four family dwelling 
Nine or more family dwelling 
Hotel , motel or tourist home 
Agriculture 

23,331 
94 

7 
28 

6 / 346.7 
36.4 
2.4 

20.8 
4.2 

1/432.2 
374.4 
704.2 
62.6 

27.7 
0.2 
O. 1 
O. 1 
O. 1 
6.2 
1.6 
3. 1 
0.3 

56.6 "RES'l1>ENTIAL 

Extractive and industrial nonmanufacturing 
Manufacturi ng 
Transportation , communications and l.,Jtilities 
(except streets I roads I highways) 
Commercial 
Personal I business and professional services 
Other government 
Local government 
Publ ic schools 
Private school s 
Publ ic museums and libraries 
Churches 
Cemeteries 
Hospitals and convalescent homes 
Outdoor publ ic land recreation 
Outdoor private land recreation (for profit) 
Indoor private recreation 
Flood plain land & private nonprofit recreation 
Sub'n parks , community centers & swimming clubs 
Vacant land 

Total 

4 
55 
48 
94 
27 

446 
288 

5 
21 
52 

7 
2 

56 
7 
7 

27 
5 

12 
8 
5 

426.2 
78.8 
9.8 

133.6 
925.8 
70.0 
3.3 

408.5 
424.4 
71.0 

676.9 
419.3 
40.8 
66.1 
27.0 

6 910.2 

1.8 
0.3 
O. 1 
0.6 
4.0 
0.3 
0.1 
1.8 
1.8 
0.3 
2.9 
1.8 
0.2 
0.3 
O. 1 

30.1 

100% 

3.8 
0.7 
O. 1 
1.2 
8.2 
0.6 
O. 1 
3.6 

14.6 IN'DUSTP.y' 
COM~eRc.'AL 

3.7 .9 PVBLlC-, 
0.6 S EMI-PU8 UC. 
6.0 
3.7 
0.4 
0.6 
0.2 

100% 100% 
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III. Tax Base 
Land use planning is influenced by tax base 
considerations. Property taxes are declining 
in relative importance. Short-term tax rev
enue considerations must be tempered with 
long-term "mix" and quality of land use. 

Over 57 % of the City's total revenues come from nonproperty 
tax sources. While the property tax remains the largest single tax 
source, excessive preoccupation with property valuation as a 
bas is for land use planning is not only out of balance with the 
rea l revenue picture, but risks warped community development. 
Once es tabli shed , land use patterns will be with us and our chil
dre n for many years. The revenue picture very likely wi ll sig
nifica ntly change before depreciation of real estate presently 
being built. For example , the growing use of municipal, county, 
or state income taxes could materially change the revenue pic
ture. Once we know what land use patterns are sound and 
economical irregardless of present tax revenue sources, we can 
adapt them to foreseeab le revenue requirements . 

If the C ity of Livonia were now to purchase all remaining acreage 
for open s pace and recreational use , as opposed to residential 
development , the City and the individual taxpaye r wou ld be 
money ahe ad. This is because the average home does not pay its 
way in tax revenues for services and improvements received. 
This emphasizes the need for a balanced composition ofland use. 

I nsofar as schoo ls are concerned, commercial and industrial 
properties are "gravy" because no school children come from 
these uses . These properties do , however, make heavy demands 
on the city for services and improvements. I n the long run, the 
most important function of industry and commerce is not 
property taxes, but jobs and purchasing power. 

RESIDENTIAL PROPERTY TAX 

Under current conditions, what value and type of residential is 
needed to carry an average share of the total residential property 
tax burden? 

The residential portion of Livonia's $328,659,000 State Equal
ized Valuation is currently about 49 % or $161,042,910. Dividing 
by the current count of about 21 ,300 dwellings, gives an average 
Equalized Valuation per dwelling of about $7,560, or $15,120 full 
valuation. Adjusting this figure to reflect exemptions and deduc
tions from assessed valuation , the conservative bias of the val
uation process , and related factors , we estimate that a house built 
in the next few years would have to command a sales price of 
about $ 18,000 in order to carry an average share of the residential 
property tax burden. (Multiple units, typically valued less th an 
this figure , make lesser dema nd on municipal facilities and ser
vices .) However, it would be erroneous to conclude th at any 
house priced $ 18,000 or over is desirable. 

There is no pat formu la. If properly located in an overall patte rn 
of community development it is possible that a $ 15 ,000 hou se on 
a 60 foot lot could be desirable from a cost revenue viewpoint. 
On the other hand, a $50,000 house on a 10 acre lot, if not situ
ated in a logical overall pattern, can be a burden to the com
munity and other taxpayers. A more difficult but more pertinent 
question is what type of neighborhood gives the optimum balance 
between long-term real estate stability, livability , and relation of 
revenue to cost? Chapter IV discusses this complex quest ion. 

9 
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LAND VALUE TAXATION 

The City of Southfield has made progress in adjusting the rela
tionship between assessed valuation of land (vacant as well as 
improved) and improvements, with the result of increasing land 
valuations and decreasing improvement valuations as relative 
portions of the total property tax, thereby tending to: 

I. encourage timely sale and/or development of land through 
increasing the tax expense of holding land for speculation. 

2. discourage " hedge-hopping" of development, scattered into 
as yet premature areas. 

3. reduce the tax penalty of improvements, modernization, 
expansion, and personal property. 

4. encourage private development of deteriorated improve
ments on valuable land. 

This policy should be explored for a pplication In Livonia. 

FINANCIAL CAPACITY FOR 
CAPITAL IMPROVEMENTS 

Chapter 8, Section 1, of the City Charter establishes the maxi
mum annual tax levy at 1/2 of 1 % of the Assessed Value, or 5 
mills. Taxation in excess of this annual levy generally requires 
special millage voted by the electorate. 

Municipal borrowing power as provided by Chapter 7, Section 8 
of the City Charter refers to the limitations established by State 
law, which for General Obligation Bonds, pledging the full faith 
and credit of the City, is 10% of the City's State Equalized Valu
ation. Such bonds require a 60% vote. 

The City'S total revenues are currently derived 43 % from real 
and personal property taxes and 57 % from nonproperty tax 
sources. 

Of real and personal property taxes, 49% comes from residen-

Realistic land value assessment encourages improvement . 

tial, 36% from industrial , 10% from commercial, and 5% from 
other. 

Of the City's total revenues (property as well as nonproperty 
tax sources), 21% comes from property taxes on residential, 
with the balance coming from property taxes on nonresidential 
and nonproperty tax sources. 

The City'S State Equalized Valuation of $328,659,000 works 
out at $3,866 per capita, when divided by the 1964 estimated 
popUlation. On a per capital basis, Livonia's valuation base has 
declined in the past few years. 

Since the City has a Bonded Debt Limit of about $32,865,900 
(10% of its State Equalized Valuation), and its current Bonded 
Debt applied against its General Obligation Bonded Debt 
Capacity is about $795,000, it has a large bonded debt margin 
of over $32,000,000. 



The currently local government tax rates on Equalized Valua
tions are approximately as follows: 

City 
County 
Schoo l 

Total 

8.67 
6.82 

27.95 

43.44 

The City portion therefore comprises only about 1/5 of the prop
erty owner's bill. 

The Livonia School District, roughly covering the City of 
Livonia and a portion of northern Nankin Township, derives 
approximate ly 66% of its total revenues from local property 
taxes , and 34% from nonproperty tax sources, the latter primarily 
comprising State Aid. 32 % of the School District's total revenues 
come from property taxes on residential. 

Livonia has no parking meter or parking revenue program. Of 12 
cities in the state between 50,000 and 100,000 population , only 
2 other cities, Roseville and St. Clair Shores , have no parking 
meters. Other bonded debt comprises Motor Vehicle Highway 
Fund and Water Revenue Bonds, financed by special revenues. 

GENERAL CONCLUSIONS 

I. Although the overall tax rate is above average, the City's 
portion of the total local tax is relatively low, and the school 
district's portion is relatively high. 

2. The City's unused Bonded Debt Capacity is large. However, 
ability to obtain voters' passage of bonded debt will be in
fluenced by the currently prevailing total local tax rates , of 
which the school district's portion looms large. 

3. Because of the very low limitation on annual tax levy, ex
penditures for capital improvements primarily depend on 
successful borrowing proposals. The 5 mill charter limita
tion on annual tax levy should be raised to allow more "pay 
as you go" capital improvements. 

4. Particularly for a suburb, the nonresidential portion of the 
total property tax base is relatively high. Ho.wever, because 
of rapid population growth and residential construction in 
this area, with commensurately increasing demands for 
services, continued industria l and commercial growth is 
needed to maintain this presently favorable property tax 
base composition. 

5. Land value assessment policy deserves study. 

6. Notwithstanding the continued dominance of property tax 
revenues for some time, land use policies should not be 
pre-occupied with the property tax, and should recognize 
the prospects of nonproperty tax revenues increasing in 
relative importance over the long term. 

elTt( COUHTV 

CAPITAL IMPROVEMENT PROGRAMMING 

A capital improvement is a physical facility or improvement 
having a relatively long life. It is analogous to plant investment 
by industry. With the occasional exception of fire-fighting or 
mass transit equipment , most cities ' definition limits capital 
improvements to permanent structures or real estate fixed to a 
specific ground location: roads, bridges, water plant , street trees , 
libraries , schools , etc. If financed by a bond issue, the capital 
improvement should have a useful life at least equal to the bond 's 
amortization period. 

11 
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The General Development Plan is a broad statement of physical 
goals to be carried out by private developers and public agen
cies. Private development is largely controlled and guided by 
zoning and subdivision control. Public development, also guided 
by the Plan, is mainly carried out by capital improvement 
ex penditures. 

If expenditures for capital improvement are to help in progres
sively carrying-out the Plan, they should be coordinated with 
the Plan's objectives. The Capital I mprovement Program is 
the link between the Plan and annual expenditures for capital 
improvements. 

PLANNING COMMISSION JOB 

The City Planning Commission is directed by law to ascertain 
and program the capital improvement needs of Livonia. The 
City Planning Commission' s responsibilities are set forth in 
the Municipal Planning Commission Act, Act 285, P.A. 1931 
as amended. Certain portions of Section 9 of that act (M.S.A. 
5.2999) are quoted: 

Whenever the commission shall have adopted the master 
plan .. . no street , square, park, or other public way, ground or 
open s pace, or public building or structure , shall be constructed 
or authorized in the municipality or in such planned section 
and district until the location, character, and extent thereof 
shall have been submitted to and approved by the commission. 
Counci I . .. shall have the power to overrule such disapproval 
by a recorded vote of not less than 2/3 of its entire member
ship. If the public way , ground, space , building, structure, 
or utility be one the authorization or financing of which does 
not under the law or charter provisions governing same, fall 
within the province of the municipal council, then the submis
sion to the planning commission shall be by the board , commis
s ion , or body having such jurisdiction, and a planning com
mission's disapproval may be overruled by said board , commis
sion, or body by a vote of not less than 2/3 of its membership. 

. . . The commission shall .. . prepare coordinated and com
prehensive programs of public structures and improvements. 
The commission shall annually prepare such a program for the 
ensuing s ix years. which program shall show those public 

structures and improvements, in the general order of their 
priority, which in the commission's judgment will be needed 
or desirable and can be undertaken within the six year period. 
Each agency or department of such municipality concerned 
with such improvements shall upon request furnish the com
mission with lists, plans, and estimates of time and cost of 
public structures and improvements within the purview of such 
department. 

Chapter 4, Section 20 of the City Charter assigns, by reference, 
such powers and duties to the City Planning Commission. 

WHAT PROGRAM DOES 

From the time a bridge or street is a gleam in the city fathers' 
eyes to the day of construction can be a long affair. The Capital 
Improvement Program is a well-considered, periodically re
viewed, and up-dated schedule of projects, classified in regard to 
timing and method of financing to make best sense to the city 's 
needs and resources. The Capital Improvement Program looks 
ahead six years. The Capital Budget is the annual allocation of 
City Council for capital improvements for the ensuing fiscal 
year. Coupled with the Operating or Current Expense Budget , 
these two components comprise the total City Budget. Because 
of Livonia's low tax levy fixed by Charter, and its dependence 
on 60% voter approval of general obligation bond issues for 
most capital improvements, the need for a Capital Improvement 
Program is enhanced. 

Communities with a well-considered Capital Improvement Pro
gram have been in a strong position to participate in various 
matching fund programs such as the Accelerated Public Works 
Program. These communities had already figured out what they 
wanted, where they wanted it, estimated cost , and had perhaps 
obtained preliminary engineering, so that they were prepared to 
quickly qualify for assistance. 

The Capital I mprovement Program does not allocate money 
or approve projects for execution; it is a recommendation by 
the Planning Commission to City Council. Determination of 
when (and if) a project will be built, and how it shall be financed 
is a legislative function of Council. ' 



The Program can coordinate the several agencies having some 
type of jurisdiction over capital improvement in the city. In ad
dition to projects of city departments, the Program's purpose can 
be better served if it incorporates contemplated projects of the 
School Board, County Road Commission, Highway Department, 
etc. 

There may be resistance by some agencies to becoming involved 
in a locality's Capital Improvement Program, seeing it as a sur
render of jurisdiction. Fundamental value of the Program is to 
produce information. As a minimum, gathering information on 
individual plans of separate agencies has value; there is further 
value in achieving coordination of individual projects in terms of 
timing, location, and service areas. Ideally, coordination also is 
achieved on how projects tie-in with tax base capacity and co
ordinated taxing and bonded debt policy. The latter can be par
ticularly important in regard to the School Board and City. 

A Program can help in upgradmg municipal bond ratings, re
sulting in saved financing costs. A Capital Improvement Program 
can help in backing up a precise plat of proposed future streets , 
parks , playgrounds, or other public grounds as authorized in 
the Mapped Improvements Act (Act 222, P.A. 1943). 

Perhaps the 1964 and 1965 park bond failures at the polls could 
have been averted had the whole proposition been developed 
over a longer period of time as part of a six year capital im
provement program. 

When an improvement or project is for the first time placed in 
the Program, estimated cost and design features are probably 
backed up by preliminary sketch designs. When the project 
moves up to within a year or two of annual budget proposal, 
design and cost estimates should be well prepared. 

The Community Facilities Administration makes interest free 
advances to cities for engineering capital improvements. The 
advance is repayable when (and if) the improvement is built. 
This is an opportunity to strengthen the Program and shorten 
the lead time necessary to get improvements under construction. 

PROCEDURES FOR PREPARING CAPITAL 
IMPROVEMENT PROGRAM 

1. Annually, in August, every City · Department (and prefer
ably other agencies) responsible for capital improvements 
submit to the Mayor their estimates for capital improve
ments in the ensuing six years. Projects recommended for 
the forthcoming annual budget need greater refinement than 
estimates for later years. 

2. The Mayor's aide assembles and reviews recommenda
tions, questions of financing, need , and resulting operating 
and maintenance costs. The Mayor refers the draft program 
to the Planning Commission with an endorsing report of 
his recommendations. 

3. The Planning Commission analyzes the draft program in 
reference to objectives of the Plan. By September 10, the 
Planning Commission reports back its Capital Improvements 
Program to the Mayor. 

4. The Program provides a background for the Mayor's pro
posed annual Capital Budget. The Mayor would submit 
the Program to the City Council along with the proposed 
budget , so that the City Council can evaluate the annual 
budget in the context of future needs and resources . 

Although the Capital I mprovement Program is technically the 
Planning Commission's job, it cannot be effectively prepared 
without the active participation of other departments and the 
Mayor. Centering the information collection process in the 
Mayor's office may facilitate better response than currently pre
vails from departments and agencies. Response from City De
partments, let alone other agencies, is the current bottleneck in 
proceeding with preparation of a Capital Improvement Program. 

Without a sound and responsible picture of long-term needs 
and resources, lack of public support should not be surprising. 
(Groups like Junior Chamber of Commerce, League of Women 
Voters, Civic Clubs, and Service Clubs can be of decisive im
pOI"tance in getting across the need.) 
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NEIGHBORHOOD DESIGN PRINCIPLES 

f. Col/ector and focal streets provide reasonably direct access while 
discouraging through traffic, and offering variety. 

2 . Local streets reach arterials via col/ectal's. 
3. Back residential to arterials. 
4. Preserve and develop drainage patterns as open space spines lead

ing to recreation sites. 
5. Combine school and recreation sites. Locate near or on collector. 
6 . Fit apartments, shopping, offices, churches into neighborhood as 

a community core. 



IV. Residential Land Use 
Neighborhood layout needs new approaches. 
Cluster subdivisions, multiples jitted into 
neighborhoods, and improved multiple site 
layout, call for concentrated attention. 

We offer no ideal neighborhood plan, for each part of the City 
offers a different combination of factors. Moreover, neighbor
hood variety is desired. However, certain design principles are 
recommended as policy in subdivision and neighborhood 
development: 

A neighborhood layout should reflect and enhance focal points 
of visual and social importance , such as the school , community 
house, or shopping center. There should be an artful combina
tion of varied densities , streets , and facilities that results in a 
townscape having a cohesive structure. 

All elementary and most junior and senior high school students 
should reside within walking distance of schools and local parks . 

Local shopping centers should be conveniently located for fre
quently purchased goods and services . 

Combine school and recreation sites , accessible from a collector 
street. 

I mportant natural drainage courses and flood plains should be 
preserved and where possible incorporated into park and recrea
tion sites. 

Multiple housing should be fitted into neighborhoods rather than 
treated as walled-in projects. 

Generally , homes should not face on heavily traveled roads . 

I nstitutional and social facilities , such as churches and club 
houses should be locally available. 

Local streets should reach arterials via collectors. 

Collectors should not encourage through traffic. 

Encourage clustering of houses and consolidation of saved open 
space into neighborhood parks and recreation. 

I mprovements that would eventually be needed , such as water, 
sanitary and storm sewers , paving, curb and gutter, sidewalks, 
and street trees should be initially installed by the developers . 

All neighborhoods having substantial acreage yet to be de
veloped, if deficient in the quantity , distribution, and utility of 
park land , should be zoned a density of dwelling units per acre 
that would result in meeting such deficiency , through clustering 
of units and consolidation of saved open space into civic as
sociation and/or public park and recreation facilities . While 
the cluster approach should not be made mandatory , it would 
usually be elected by the developer for reasons of inherent econ
omies in improvement costs. 

To illustrate, let's assume a hypothetical 500 acres without public 
park and recreation facilities . After deduction for streets , etc. , 
let's assume that 400 net acres would be available for lot devel
opment. If zoned for 10,000 square feet per family , the area 
would accommodate 1,742 families. Let's further assume that 
20 acres in neighborhood parks and recreation land is determined 
as needed for such population, which works out at 500 square 
feet per family for 1,742 families. By furnishing lots of 9,500 
square feet , and 20 acres in park land, the developer would satisfy 
the zoning density requirement and the park land deficiency, 
while saving in improvement costs. 
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Such degree of clustering is minimal. Optimum ranges of cluster
ing would result in lots of about 6,000 to 7,200 square feet , and 
consolidated open space of about 3,000 to 5,000 square feet 
per lot. 
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THE TRADITIONAL RECTILINEAR OR "GRID" PATTERN 

The outgrowth of the grid pattern established by the original land sur
vey. The simple breakdown of survey sections into rectangular blocks 
and lots established the typical city street plan. Though simple to sur
vey it ignored topography and resulted in drabness and monotony and 
in the automobile age provided no protection against the invasion of 
traffic into residential areas. Originally conceived for small blocks 
and lots, with wider lot zoning the proportionate cost of street and util
ity improvements becomes excessive. 

• • • • • 

THE "CLUSTER" PATTERN 

A modern adapt ion of an old and tested concept, the cluster combines 
economy and practicality with beauty and variety. Zoned density is 
maintained, but the permitted number of lots are clustered in a more 
efficient and economic grouping substantially reducing improvement 
cost. Lots are designed to meet home buyer's general preference for 
moderate size, while the combined residual open space sets the cluster 
in its own park. The shared open space offers unique opportunity for 
community recreation facilities, such as swimming pool, children's 
play area, ball field, "pitch and putt" course, etc. The houses group 
in varied patterns around colO/iul and attractive courts, which pro
vide both utilitarian service and a charming focus for the housing 
groups. Housing types may be mixed - offering apartment, attached 
si~gle family row or "patio" houses, and single family detached houses 
to meet needs of all age and family types. The opportunity for compre
hensive project design produces an attractive, efficient, and economic 
urban cluster set in its own protective open space - much like the old 
European village - with all its charm, but with contemporary prac
ticality. But as with any pattern, the cluster pattern depends on skill 
and integrity of design and can be exploited as another "gimmick." 

• -• • Ii • • • • • • • • • • • • • • f ' • 1 • • • • • • Ii • • « • • 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 1 r • ,. 1 • • 

J, 

THE CURVILINEAR OR "CONTOUR" PATTERN 

A break from the' monotony of the grid, and recognizing the influence 
of (he natural topography, this pattern is typical of most recent sub
division platting. Though esthetically more satisfying than the grid, 
it has become stereotyped-the monotony of repetitious curves re
placing the monotony of straight lines. There is some reduction in 
total street, but the approach remains uneconomic as far as provision 
of utility services on large lot basis. Also leaves unresolved the problem 
of preserving some open space. Street pattern often becomes too 
complicated. 
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The "planned unit" approach to zoning encourages skillful consolidation 
of various uses in community cores. 



MULTIPLES 

Multiple dwellings are being built at a record rate in the Midwest 
United States. A large part of the current apartment surge is in 
response to favorable financing. Other factors are population 
changes and increased land costs. While the nation's population 
will increase about 22% by 1975, the greatest increases will be 
in the 15-24 and the 65 and over age groups . The 25-44 age 
group, the prime market for single family homes, will remain 
almost stationary. Coupled with these population changes, the 
price of land continues to rise, making single family housing 
more expensive. The cost of land to put a house on has tripled 
since 1950. In Metropolitan Detroit , about 80% of existing 
apartments are 30 years old or more, and vacancy rates in rental 
units remain low. 

Multiple housing has an important role in diversifying an area's 
housing inventory. Mile upon mile of housing predominantly of 
the same type, size, and price range contributes to real estate 
instability and physical monotony. Such high concentration of 
the same type of housing weakens marketability and value of 
individual house ; in the normal turnover of real estate, practically 
all houses for sale at a given time are more or less competing 
for the same buyer. 

As the typical family passes through various phases of the family 
cycle, its housing needs change. If variety of housing is available 
to match these needs , more families will find it possible to re
main in the community . Reducing family in-and-out-migration 
contributes to stability of the community and school system. 

Much suburban resistance to multiple housing stems from a sad 
history of maximum site exploitation. These characteristics are 
not inherent in multiple housing. Rather than facilitating maxi
mum density , suburban multiple housing is capable of being used 
to consolidate dwelling units into a few buildings, thereby al
lowing greater areas of outdoor space to be reserved for recrea
tion, parking, and aesthetic setting. 

Referring to multiples, the Urban Land Institute points out, 

Since raw land is a low-percentage component of the total
housing cost, great reductions in total-package costs cannot 
come from squeezing the land. We have seen that intensification 
of land use produces relatively small cost savings at the sacri
fice of very great losses in livability space. 

Quality mUltiple development: 

1. Need not devalue or depreciate adjoining single family if 
carefully designed. 

2. Can produce a favorable tax revenue/cost ratio. 

The following table, based on generally prevailing characteris
tics, shows that even though the per dwelling unit valuation in 
multiples is generally lower than that in single family , the value 
per acre and the value per pupil are generally higher. 

It should be remembered that a substantial portion of the City's 
tax revenues are derived from nonproperty sources: about 57 % . 
Important nonproperty tax revenues are the State Sales Tax 
Diversion and the Intangible Property Tax , both of which are 
distributed on the basis of population. In 1963 , tax revenues from 
these two sources totaled over $565,000. The estimate for 1964 
is about $581,000. The higher population per acre yielded by 
mUltiples would therefore directly contribute to a higher tax 
revenue from such nonproperty tax sources . Revenue from the 
Michigan Highway Fund , which for 1964 is estimated at 
$525 ,855 , is also to a considerable extent based on the City's 
share of the State population. 

It is estimated that about $15.00 per capita per year, currently 
being received from Sales Tax Diversion, Intangible Property 
Tax, and Michigan Highway Fund is directly related to popu
lation. (This figure excludes that portion of Highway Fund 
revenues not affected by population.) Multiple development 
would therefore yield an excess of about $300 per acre in these 
revenues over single family 60 feet by 120 feet development , and 
an excess of about $375 per acre over single family 80 feet by 
120 feet development. 
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COMPARISON OF VALUATION AND POPULATION YIELD PER NET ACRE 

Net Lot 
Area Per Dwellings Value 
Dwelling Per Acre Per Unit 

Multiples 3,000 14.5 $12 ,000 
Single family 

60 ft . by 120ft. 7,200 6.0 15,000 
Single family 

80ft. by 120ft. 9,600 4.5 20,000 

*At 0.3 per unit for multiples and 1 per unit for single fa mily. 

A n extre me case illustrates this point: if 1,000 acres of presently 
R1 land were rezoned and developed to R3 multiple, the excess 
in these nonproperty tax revenues would be $300,000. 

The full va luation excess per acre of mUltiple over R 1 is about 
$84,000 which at a State Equalized Value of about $42 ,000 
would yield an excess of about $42. 00 per mill of tax rate for 
the C ity, County and School District , or roughly $ 1,830 per acre, 
and $ 1,83 0,000 for 1,000 acres ,of 43 mills tax rate . 

Dis regarding less direct effects on tax revenues, the above non
prope rty and property taxes would tota l an excess of $2,130,000 
for 1,000 ac res of mUltiple compared with R I . Of this $2,130,000 
about $674 ,000 would be C ity taxes fo r operation and debt 
service . 

A ltho ugh the trend is not ye t apparent in Livonia, there appears 
to be a lo ng-te rm tre nd in the loca l property tax declining per
ce ntagewise to the to ta l reve nues of most cities . If population 
s ho uld re place property tax revenues as the principa l bas is of 
tax reve nues , the fin anci a l attractiveness of mUltiples from a tax 
vi ew point wo uld be further enhanced. Since Livonia is growing 
much fas te r than th e s tate as a whole, its propo rtionate share of 
Sales Tax Di versio n, Intangible Pro perty T ax, and Michigan 
S tate Hi ghway F und will likel y increase after the 1970 Ce nsus . 

Average Popu- School Dollar 
Value Family lation Children Valuation 

Per Acre Size Per Acre Per A cre* Per Pupil 

$174,000 3.0 43 4.4 $40,000 

90,000 3.9 23 6.0 15,000 

90,000 4.0 18 4.5 20,000 

Fewer feet of sewer and water lines per unit , less street , curb 
and gutter, less area to serve with police and fire protection , 
and simi lar factors lead to a lower per family community cost to 
service multip les . Multiples offer significant ly higher va luations 
and tax return per acre than less dense res identia l uses. 

If cost/benefit ratio were the co ntrolling fac tor, it would res ult 
in deci sions to zone the whole C ity commercia l or industrial. 
Rathe r , these facts are presented to demonstrate tha t a ll fac tors 
considered , qu ality multiples can be financi a ll y a ttractive from 
the municipa l viewpoint. 

ZONING MULTIPLE 

Mun icipa lities often look with a j aundiced eye o n the qu ality 
of multiples , while impos ing zoning po licies whi c h make attain
ment of quality almost imposs ibl e. 

The o ld zoning attitude considers res identia l " more des ira ble" 
or " hi gher" than the co mmercial o r industria l. The idea of " high
er" and " lower" use is based la rgely upon the notion tha t the 
" hi ghe r" use would have leas t like lihood of creating a nuisance. 
Anothe r aspect of thi s attitude is the pyramiding of uses; the 
le as t number of uses is permitted in the "highest" di s trict , while 
the " lowest" di strict becomes the catcha ll for virtu a lly eve ry 
conceivable type of use. 



COMPARISON OF MULTIPLE ZONING DENSITY REQUIREMENTS 
Square Feet Lot Area Per Dwelling Unit 

1 bedroom unit 
2 bedroom unit 
3 bedroom unit 
4 bedroom unit 

Bloomfield 
Township 

4,500 
6,000 
7,500 
9,000 

City of 
Troy 

1,800 
2,700 
3,600 
4,500 

* Most restrictive multiple district in municipality. 

City of 
Birmingham 

R5* 

1,500 
2,000 
2,500 

City of 
Livoniat 

3,000 
3,000 
4,500 
6,000 

City of 
Mount 

Clemens 

2,000 
2,900 
3,400 

City of 
Ann Arbor 

R3* 

2,000 
2,900 
3,400 

t Existing Ordinance requires 3,000 square feet per unit. Above figures are in proposed ordinance. 

The traditional corollary of the "higher" to "lower" hierarchy 
is the assumption that "higher" uses need to be protected or 
"buffered" from those lower down the pyramid. It was assumed 
that all adjoining classes of uses have "zone border compatibil
ity" and that the intervention of a zoning district immediately 
lower on the scale serves to protect a "higher" use from one 
still lower down. Such protection may at times be valid. How
ever, to determine compatibility of neighboring uses, property 
values, traffic conflict , mixture of pedestrian and vehicular 
traffic , noise , light , odors, building height , and other factors 
must be weighed. Evaluation in a particular instance might re
veal that a multi-family development or an office building is 
just as compatible to single family uses as other single family 
houses. 

There is no way to be absolute on these points, since so many 
factors are involved. What can be said is that various uses 
are not inherently incompatible as neighbors to single family 
residential. 

Over the years the idea of "good" and " bad" has been injected 
into the scheme and substituted for "high" and "low" - words 
that in themselves possess no ethical value, but relate to popu
lation density or intensity of land use. All classes of land use 

have a definite place in the metropolitan area. None are inherent
ly either "good" or "bad." 

There seems to be a belief that where there is a use that may have 
an adverse effect on neighboring areas, the way to solve the 
problem is to maximize the number of people upon whom this 
supposed ill-effect is imposed, by inserting multiple family zon
ing between the two uses. It is difficult to justify this belief. The 
tendency to use multi-family zoning as an insulating or buffering 
strip between single family areas and other use districts is a 
technique which is much overworked, and apparently is based 
on the theory that those who choose to live in an apartment do 
not deserve the same quality of environment as those who choose 
to live in single family areas. It is precisely this approach which 
has largely undermined the quality of multiple development , and 
has led to criticism of its quality. 

Persons choosing to live in a multi-family environment, be their 
choice based on economic, social, physical , age, or other reasons , 
should have their range of choice extended to include suburban as 
well as central locations. Multi-family living is an accepted and 
increasingly popular mode of living appealing to wide segments 
of the population. and deserves more consideration than merel y 
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a type of development allowed by sufferance on the least de
sirable sites. 

Multi-family rezoning will cause objections from some residents 
of adjo ining neighborhoods. Often such concern is based on 
valid considerations ; just as often it is based on unfounded be
liefs. Necessarily, zoning takes into consideration the effect on 
neighboring areas. Adjacent property owners' acceptance or re
jection is not in itself the only criterion for zoning change. Rights 
of the owners of the property proposed for rezoning deserve con
sideration, and overriding both of these are the rights and wel
fare of the total community as determined by legally responsible 
representative bodies. Zoning by popular opinion poll is 
capricIOus . 

The table compares mUltiple lot area requirements of Livonia 
and some other cities . Livonia's density standards are more 
restrictive than most cities, but are reasonable in context with 
the community's character and regional location. 

The proposed Zoni ng Ordinance provides for "Open Space 
Planned Residential Developments" in R4 and R5 single fami ly 
zones in which the conso lidation of open space is encouraged. 
Such approach is also beneficial in multiple developments, 
research and office campuses , and similar developments, and 
should be expanded as a "Planned Unit Development" (P.U .D.) 
approach for such uses in the proposed Ordinance. 

While a zoning ordinance must necessarily establish fixed stand
ards on area, height, bulk, and placement , many elements which 
decide the quality multiple projects are by their nature not ca
pable of being reduced to a set of rigid ru les, and largely depend 
on the skill of the site designer. It is for that reason that the 
"Planned U nit Development" approach wi ll play an important 
role in determining the quality of future mUltiple development. 



CONCLUSIONS AND RECOMMENDATIONS 

1. PREVAILING QUALITY 

Multiple housing has a contribution to make in Livonia's 
development. The Planning Commission is deeply con
cerned about the quality of much multiple housing currently 
being built in Metropolitan Detroit. The prevailing quality, 
particularly in regard to the site planning of multiple housing, 
is generally disappointing arid suggests concern for long-term 
stability and condition. 

2. ZONING MAP CHANGES 

The Zoning Ordinance Map is the City's principal regulation 
of development, reflecting careful and thorough planning 
of the community, and is therefore a document that is only 
subject to change on the basis of either: 

a. a demonstrated error in the facts used in establishing 
the zoning districts , or a demonstrated error in judgment; 

b. significantly changing or changed conditions which 
render obsolete the mapping of a particular zoning 
district. 

In either case, the burden is upon the petitioner to establish 
why the zoning should be changed. A mere request to rezone 
property is not in itself sufficient. Neither is the claim that 
rezoning would result in a higher economic return, either in 
income to the petitioner or in tax revenue to the City. A de
tailed and factual presentation of the basis for rezoning the 
property is the responsibility and the burden of the petitioner. 

3. MULTIPLE USE OF R3 MULTIPLE SITES 

The fact that a particular site is zoned multiple does not 
imply automatic or routine site approval for mUltiples. 
Among other things, single family and two-family dwellings 
are permitted in mUltiple districts. Disapproval of multiples 
therefore leaves alternatives. 

4. VARIANCES BY BOARD OF ZONING APPEALS 

Rarely can the Board of Zoning Appeals properly allow 
an increase in the density of a mUltiple site as a hardship 
var-iance. A variance should be based on singular diffi
cuhies unique to a particular property. A variation from 
zoning regulations to increase the financial return on a 
property is not a legitimate basis for a variance as long as the 
property can reasonably be used as zoned. 

5. JURISDICTION OF BUREAU OF INSPECTION 

Under the Zoning Ordinance, the Bureau of Inspection has 
the administrative authority and responsibility to enforce 
the Ordinance. Site plan approval by the Planning Commis
sion or other departments therefore does not waive or assure 
approval by the Bureau of Inspection. 

6. FLOOR AREA 

We recommend that the minimum floor area of a multiple 
unit be 450 square feet plus 225 square feet for each bed
room over the first , as compared with 150 square feet pres
ently proposed for each bedroom over the first. 

7. LOCATION AND TYPE 

The quality of multiple development will be directly related 
to the locations involved. If multiple is limited to adverse 
locations, it cannot be fairly expected that the resulting 
quality will be very high . 

High-rise apartments have a future in Livonia, if designed 
to fit into their surroundings. 

MUltiples should contribute to a coherent structure of the 
community. MUltiples should reinforce the build-up and im
portance of a community and subcommunity centers. Cer
tain types of low-density mUltiples can also contribute to 
the variety and strength of more outlying zones. 

23 



24 

8. SITE APPROVAL APPLICATION 

The City Planning Commission needs sufficient information 
to evaluate net densities, designation of streets to be dedi
cated, setbacks, height of buildings, relationship between 
buildings in the project itself, and the relationship to ad
joining properties, adequacy of offstreet parking, adequacy 
of traffic and pedestrian circulation, outdoor recreation, and 
landscape treatment. 

The form indicates the information required by the Planning 
Commission for site approval. The application should be 
accompanied by preliminary architectural drawings of the 
site plan, typical floor plan, and typical elevations. Detail 
beyond the purpose of the review is not desired at this stage. 
If the site is in excess of I acre, the site plan shall be pre
pared by a registered landscape architect and/or registered 
professional engineer or architect. Architectural plans shall 
be prepared by a registered architect. 

The site plan shall clearly indicate the boundaries of the 
ownership involved in the application, as well as lotting 
and location of existing buildings on contiguous properly 
within at least 100 feet of the ownership boundary. The sile 
plan shall clearly identify the number of units proposed in 
each building, number of stories, type of unit, such as row 
house or terrace apartment, general pattern of pedestrian 
circulation and entrance to units, existing drainage courses 
and easements, identification of proposed fencing and green 
belts, general depiction of plant material masses, 
dimensioned setbacks to the nearest foot, the date and scale 
of the drawing, north arrow, and inset map showing the 
general location of the property, the person or firm by whom 
prepared, and such other information as is reasonably re
quired for an intelligent review of the proposal on the basis 
of the purpose of the review by the Planning Commission. 

In evaluating the acceptability of site plan submittals, the 
City Planning Commission intends to use the following 
guidelines, in addition to specific requirements of the Zoning 
Ordinance: 

a. Multiple developments of more than 20 acres or 200 

dwelling units at anyone location are generally con
sidered to be out of character with the pattern of com
munity development in Livonia, since such develop
ment would offer an excessive impact on neighborhoods 
that are basically laid out for single family densities. 

b. A major part of the offstreet parking should be separate 
offstreet parking lots and not directly off the roadway 
in parking bays. Site plans which result in multiple 
buildings surrounded by a sea of asphalt and cars are 
contrary to objectives of the Planning Commission. A 
conscious effort should be made to avoid dominance of 
offstreet parking in the appearance of the project. 

Where parking will uniformly be prohibited in streets, 
the pavement width of the right-of-way can be reduced 
in width accordingly to accommodate two moving lanes, 
as specified by the engineering department. 

c. Special attention will be given to the visual rela
tionship of multiple building masses to adjoining single 
family lots. 

d. All multiple buildings should have direct access to 
public rights-of-way. This does not necessarily mean 
that the entire facade of the mUltiple building need 
face a street, but entrances to dwelling units and mul
tiple buildings should be directly accessible from a 
public street. Dedicated rights-of-way should not be 
included in the computation of site density. 

e. Any multiple site of more than 5 acres or 50 dwelling 
units should have at least 2 street entrances of which 
the major entrance should be directly from a major 
thoroughfare. 

f. A lesser density than the maximum allowed by the 
Ordinance may be necessary and required in order to 
result in an otherwise satisfactory site plan. 

g. Any multiple proposal involving dwelling units in ex
cess of 2 bedrooms will be subject to particular atten
tion in regard to the question of provision of open 
recreation areas and play areas . 
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v. Industry · 

The C & 0 -Schoolcraft corridor is rivaled 
only by the Mound Road corridor for indus
trial growth prospects. Precious sites need 
protection from encroachment. Much current 
lotting wastes land. E-R-O is a new op
portunity. Mass transit will be needed to 
relieve trip-to-work volumes. 

Livonia is fortunate in having a unique industrial corridor. 
The C & O-Schoolcraft industrial corridor, bounded by School
craft Road on the north, hav ing the C & 0 Railroad as its central 
spine, and Plymouth Road on the south , crosses the entire east
west breadth of Livonia. It is part of a larger industrial corridor 
terminating at Plymouth and beginning in the heart of Detroit 
and Highland Park. This corridor is rivaled only by the Mound 
Road industrial corridor which a lso starts in the heart of De
troit , and extends northward through Macomb County to Utica. 

Such industrial corridors are not ubiquitous ; the unique com
bination of necessary factors is found only in certain places. 
These involve a combination of major highways paralleling a 
major railroad, and large acreage tracts readily available for 
industrial development. 

Ribbon roadside commercial development , pockets of residen
tial dwellings , and wasteful industrial lotting (typically involv
ing relatively narrow, deep parcels) are hindrances to full utili
zation of such precious industrial corridor s ites ; they reduce the 
attractiveness of the major industrial sites (a factor nowadays 
in site selection by industry) , they create traffic conflict, they 
stifle expansion opportunities, and make difficult or impossible 
the assembly of separate parcels into sufficiently large sites for 
major industry. 

Construction of the 1-275 and 1-96 Freeways will give a further 
surge to industrial development in the C & 0 corridor. Future 
mass transit within the 1-96 right-of-way would strengthen the 

corridor's desirability for industry and relieve trip-to-work 
traffic volumes . (See V I I T}"(II1Spor/([lion.) 

EDUCATION - RESEARCH - OFFICE 
DISTRICT 

The I -96 Freeway will create a corridor of land along the western 
edge of Livonia that will have continuous freeway access to 
the well-established E-R-O areas along Northwestern High
way (1-696) in the City of Southfield, Ann Arbor' s education
research complex, Detroit Metropolitan Airport, Willow Run 
Airport , Downtown Detroit , Wayne State University, G.M. 
Tech Center, etc. Already established aiong this corridor are 
Schoolcraft Community College and Northville State Hospital. 
The freeway will bring this land into easy access with major 
industry along the Schoolcraft - C & 0 industrial corridor. 

As presently routed, the freeway will create parcels of land on 
its west side which as residential land would be somewhat iso
lated from the rest of Livonia. Most of the land on the western 
side of the Freeway is in acreage parcels. For these reasons , we 
propose an E - R - 0 (Education- Research-Office) District 
along this corridor. The range of uses would include: technical 
and research centers, pilot industrial operations, pharmaceutical 
laboratories , educational institutions, churches, office buildings, 
and institutions. 
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Market demand for these uses largely depends on basic economic 
developments of the Detroit Metropolitan Area. The burgeon
ing research and development industry of the Ann Arbor area 
is encouraging to the prospects for such land use in Livonia. 
A similar trend has been strongly established in the City of 
Southfield along Northwestern Highway. The G.M. Tech Center 
and similar facilities in the City of Warren, which will also be
come more accessible by the expansion of 1-696, further fits 
in this pattern. This corridor could offer an ideal location for a 
Burroughs Corporation research and administrative center. 
Livonia's 1-96 corridor is a logical continuation and encourage
ment of a trend in this direction that is already well-started. 

With basic factors otherwise present for development of 
research-oriented industries in Metropolitan Boston, construc
tion of Route 128 freeway and farsighted planning . by public 
agencies and private developers played an important part in 
expansion of this burgeoning industry in Boston' s economy. 

EIGHT MILE ROAD DISTRICT 

Other than the C & 0 Corridor and the E - R - 0 District along 
Hagerty Road, the only major industrial area proposed in the 
Plan is the Eight Mile Road area generally between Farmington 
Road and Middlebelt Road. Upgrading and extending this area 
can: 

1. Bring in new industrial uses, typically involving fabrica
tion of metal parts , metal working machine industries, and 
small warehousing and distribution operations . 

2. Provide opportunities for expansion of industrial firms 
presently located in the area. 

3. Improve the appearance of this area which is generally 
poor at the present time, and stabilize the land use boun
dary with abutting residential districts, thereby upgrading 
the residential areas. 

Highway 128 around Boston has attracted much research and industrial 
development. 

4. Separate local residential streets from the industrial traffic , 
thereby increasing the safety and attractiveness of the 
residential area and providing more efficient accessibility 
to the industrial area. 

The industrial land use planning in this area ties in with off-rail 
industrial land needs projected by the Detroit Area Regional 
Planning Commission. 

Poorly laid out parcels, heavy encroachment by residential and 
other uses , and poor truck access , contribute to stifling indus
trial development in this area. The City Planning Department has 
prepared plans for adjusting the zoning in this area to more 
logically reflect existing patterns of ownership and land use, 
offering a stabilized land use boundary between the industrial 
and abutting residential areas , closing some local residential 
streets that cross the industrial area, thereby separatirig traffic , 
and establishing a zoning policy that will implement the ex
panded industrial development of this area on a staged basis . 



INDUSTRIAL OUTLOOK 

A general appraisal of current economic studies paints a much 
more optimistic picture for Michigan's economy than that which 
prevailed a few years ago. General conclusions are: 

I . The period in which the Detroit area and Michigan lived 
on a " feast or famine " basis appears not likely to return 
short of a major recession. While Michigan's economy con
tinues to be highly concentrated in durables, and particularly 
automobiles , more vulnerable to national economic fluc
tuations than many other industries , it nevertheless is bene
fiting from increased diversification. 

2. The Detroit area and Michigan rest on a peace-time econ
omy; only 2% of the State's output was defense-related in 
1962. Michigan is largely immune from fluctuations in 
defense work. 

3. The auto industry appears to have largely concluded its 
decentralization programs. Michigan's percentage of na
tional auto output actually increased in the last year or two. 

N arrow, deep lotting impedes site assembly for major industry. Valuable 
industrial land is wasted. 

4. The Detroit area and Michigan are competitive with com
parable industrial areas in terms of labor costs and taxes. 

5. Statewide and Detroit area population growth has become 
much more based on relatively steady rates of natural in
crease and much less based on wide ly fluctuating rates of 
in-migration. 

6. The Detroit area and Michigan remain a relatively high 
family Income area: a rich market attractive to business. 

7. Social and political climate in Michigan compares favor
ably with any industrial section of the nation. 

8. There is emerging a new and attractive national image of 
the Detroit area and Michigan. 

Between 1950 and 1960, the number of industrial plants in 
Livonia increased from 22 to 52. Emplc.oyment in industrial 
plants increased from 579 to 9,409. Livonia's industrial em
ployment is currently estimated at about 13 ,450. The General 
Development Plan provides industrial land to accommodate 
between 30,000-35,000 jobs in industry. Livonia's Industrial 
Development Commission has been effectively working towards 
this objective. 

Sampling of employment in some industrial establishments of 
Livonia indicates that the great majority of employees reside 
outside the City, with the largest single representation from 
Detroit. Not more than about 20% of the industrial employment 
in Livonia resides within the City. The impact of growing 
employment upon future transportation facilities will there
fore be important. 
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Offices, theatres, hospitals, churches, and multiples are magnetized by today' ~ 
shopping center. But parking lots and prevailing development operations relegate 
these activities to isolated fringes. Tomorrow's center should be a multi-purpose 
community core . This will call for more sophisticated zoning and development. 



VI. Commercial Land Use 

Major shopping centers are dominant. Spe
cial firms find opportunities in strip commer
cia l. Commercial development should en
hance build-up of community cores offering 
a balanced mix of merchandising, services, 
entertainment, housing. 

RETAIL TRADE, 1958-1963 

The following table shows dramatic changes in retail trade 
volumes of Livonia establishments from 1958 to 1963. During 
that period, Livonia's population increased by about 62%, 
while total retail sales increased by 140%. Retail trade volumes 
therefore grew over twice as fast as population. However, the 
number of establishments , increasing by 72% , was more or less 
in line with population growth. Retail volumes for the average 
store increased substantially during this period, reflecting a 
general improvement in economic conditions, and a trend toward 
larger stores and fewer smaller stores. 

With over 4,000 employees, retail establishments are a major 
part of Livonia's economic base. (These figures do not include 
employment or sales volumes of the recently opened Livonia 
Mall Shopping Center.) 

The largest increases since 1958 were in general merchandise 
stores (including department stores) which increased 3,086 % in 
sales volumes from $1 ,020,000 to $32 ,502,000. In 1963 , this 
group of stores comprised over 35 % of the City's total retail 
sales volumes, and reflects the opening of Wonderland and 
Shoppers Fair since 1958. Apparel and accessory stores, in
creasing 1,068% also reflect shopping center development. 

Sales volumes of food stores increased 67%, almost the same 
percentage increase as the population, reflecting the localized 
nature of this type of purchase, closely correlated to population 
growth of local trade areas. 

The only store group which showed a decrease was the "lumber, 
building materials, hardware, farm equipment dealers" group 
which dropped 56% in sales, reflecting the transformation of 
this former agriculture area to suburban development. 

Total retail sales per capita increased from $943 in 1958 to 
$1,400 in 1963 , a gain of 48 %, in part reflecting increased in
comes prevailing in the area, and in part reflecting better availa
bility of retail outlets to service the population. 

The $113,407,000 retail sales of all Livonia establishments in 
1963 is about equal to the 1963 total retail sales of Northland 
Shopping Center; $117,500,000. 

Northland in 1963 had a building area of about 1,382,000 square 
feet, working out at an overall average of $85 retail sales per 
square foot building area. We estimate Wonderland 's 1963 sales 
volumes at about $75 per square foot , or roughly $49 ,000 ,000 
for its 650,000 square feet. 

Wonderland accounted for about 43 % of Livonia's total 1963 
retail sales. 

We estimate Livonia Mall's 1966 sales volumes will be roughly 
$56,000,000 which would raise the City-wide total to about 
$169,000,000, or about $1,880 per capita for Livonia's current 
population. 
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LIVONIA 
U.S. CENSUS OF RETAIL TRADE, 1958 AND 1963 

1963 

Establishments, total 479 279 
With payroll 363 1'99 

SaLes, totaL $113,407,000 $47, I 67,(')00 
Establishments with payroll $110,653 ,000 $45,J.95,OOO 

Payroll, entire year $ 12,333,000 $ 4,462,000 
Paid employees 4,041 1,449 

Kind of Business No. Sales No. Sales 

Lumber, building materiaZs, 25 $ 4,343,0f)(J 34 $ 9,786,000 
hardware, farm equipment dealers 

GeneraL merchandise stores 12 32 ,502,000 6 1,020,0(!JO 
Food stores 80 27,249,000 51 16,337,000 
Automotive dealers 15 8,698,(JOO 7 4,743,000 
Gas@line service st<ati@ns 7(i) 7,238,OO@ 48 4,5(')4,O(JO 
Apparel, accessory stores 28 9,151,000 12 783,000 
Furniture! home furnishings , 43 6,fJ65,000 19 3,436,000 

equipment stores 
Eating, dr:inking places 81 7,220,000 43 2,469,000 
Drugstones, proprietary stares 19 4,578,OO@ H 2,6J4,OOO 
Other retail stores '54 3,600,0(!JO 

}48 Nonstore retailers 52 2,763,000 
1,475,000 

Bopulation 81,000 50,,000 

Sales per capita $1 ,400 $943 

% Increase 
195&-63 

72% 
&2% 

140% 
145% 
176% 
179% 

No. SaLes 

-26% -56% 

100 3086 
57 67 

114 83 
46 61 

133 1068 
126 76 

88 192 
73 75 

} 120 33] 

62% 

48% 



The 1963 Effective Buying Income (EBI) per capita in Livonia 
has been estimated by Survey of Buying Power at $2,408. EBI 
is defined as the personal income available for purchase of goods 
and services after deduction for taxes. A rule of thumb is that 
about 2/3 of EBI is spent on retail trade. The current retail 
purchasing power of Livonia's residents, therefore, is about 
$1,600 per capita, compared to $1,880 per capita sales volume 
of Livonia's stores (including Livonia Mall). Although Livonia 
Mall's trade area effectively extends eastward and northward 
of Livonia, Westland, of about the same floor area, will effec
tively pull in trade from southern Livonia. Our general con
clusion is that current retail floor area is closely correlated with 
trade area purchasing power, and that additions to commercial 
land use should be carefully keyed to population growth. 

COMMERCIAL PATTERNS 

Major centers are the dominant commercial pattern in Livonia. 
The Livonia Mall Shopping Center at Seven Mile and Middle
belt occupies a 60-acre site and has 700 ,000 square feet build
ing area. There are offstreet parking facilities for 4,500 cars. 
In addition to the principal tenants of Crowley-Milner, S.S. 
Kresge, and Sears & Roebuck, there are 57 other commercial 
units . 

Wonderland Shopping Center at Plymouth and Middlebelt oc
cupies a 50-acre site and has 650 ,000 square feet building area. 
There is parking for 5,000 cars. In addition to the principal 
tenants comprising Montgomery Ward , Federals, S. S. Kresge, 
and F. W. Woolworth , there are 53 other units. 

Westland Shopping Center located south of Livonia in Nankin 
Township at Wayne and Warren Roads has a site area of 65 
acres and 650,000 square feet building area. There will be park
ing for 4 ,500 cars. In addition to J . L. Hudson, there will be about 
49 other commercial units. Westland's trade area includes 
Livonia. 

Sheldon Shopping Center at Farmington and Plymouth is a 
community shopping center on a I 3-acre site with 90,000 square 
feet building area. There is parking for 1,200 cars, and 19 com
mercial units. 

The contemporary shopping center is usually a concentration 
of retailers cut off from the surroundings by a sea of cars. With
out detracting from the efficiency of the contemporary shopping 
center in selling goods to the auto-carried shopper, suburbia is 
ready for something better. Suburban downtowns are needed 
that, while catering to the automobile, will fit into the com
munity fabric. More variety of activities, including office build
ings, theatres, medical centers, apartments , taverns , art galleries, 
and concert halls , would make the difference between a mono
lithic retailing center that's as dead as Wall Street after 9 p.m., 
and a true community core. Supplemental uses are rapidly being 
added to the fringes of Northland: office towers , hospital , apart
ments, etc. However, there is no effective pedestrian or aesthetic 
connection between the shopping center and the surrounding 
pattern that is emerging. 

Strip Commercial refers to the pattern of commercial estab
lishments strung out along a highway frontage. The parcels 
usually are not more than 150 or 200 feet in depth , and not more 
than 100 or 150 feet in frontage. Each such establishment typi
cally has its own parking lot entrance, backs up to abutting resi
dential, receives merchandise and services from the rear or side, 
and relies almost entirely upon customers arriving by automobile. 
Generally, there is little business relation between one such 
commercial establishment and its nearby neighbors , either in 
terms of transfer of merchandise or services, or the typical 
shopper's trip; rarely would a shopper park at one such es
tablishment and conduct business by foot at several nearby 
establishments. 

The types of establishments that have located at any particular 
location along such strips were largely determined by spontane
ous decision and survival of the individual operator, without any 
overall design or intention as to the composition of services 
and merchandise offered. 

The strip commercial pattern made better sense in the era of 
the streetcar that stopped at frequent corners for residents to 
embark or disembark in a high-density residential area; the 
streetcar stop was a logical terminus to conduct business at the 
corner stores . There was a sufficient resident popUlation within a 
radius of 1,000 feet or so of every such corner to generate a sub
stantial amount of pedestrian, walk-in type of trade. 
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For most retailing ope rations , the strip commercial pattern IS 

obsolete. Detrimental factors are: 

I. The pattern generates unsafe traffic conditions by excessive 
number of intersections of individual parking lots with 
thoroughfares . J-walking between stores is encouraged. 

2. The pattern generates problems with abutting residential 
prope rty to the rear because there usually is inadequate 
setback and screening. 

3. Rarely is thi s pattern of development attractive in terms of 
building facades, protrusion of signs , etc. 

4. Opportunities for expansion are limited. 

5. Removal of onstreet parking usually meets opposition. 

N everthel ess , some strip commercial districts will be continued: 
commercial operations that generally avoid locations in shopping 
centers for reasons of preference , necessity , or both. These " non
nucleated" types of commercial operations can fall into three 
general categories of locational preference: 

] . URBAN ARTERIAL TYPES 

These include furniture , appliance and fuel dealers , bars , and 
automobile repair establishments. Such firms typicall y are 
not involved in comparison or multi-purpose shopping trips. 
While these types are oriented to resident trade areas , ex
tensive land area needs for parking or storage , or limited 
rent-paying ability has generally kept them out of centers. 

Highways also provide access to large inex pensive sites that 
attract lumber yards, building supply establishments , and 
many repair services. These differ from the urban arterial 
types in that ample site is more important than resident 
trade area. 

2. HIGHWAY ORIENTED TYPES 

Businesses such as gas station s, restaurants, and motel s 
located to meet the demand of the trave ler along the high
way. These differ from the urban arterial types because they 
are less dependent on the resident trade area and more 
dependent on transient trade. 

3. LOCALIZED BUSINESS TYPES 

Certain types of businesses are usually found grouped to
gether rather than dispersed throughout the city. A good 
illustration is "automobile row," comprised of new and/or 
used car sales, parts dealers, and repair facilities. Wood
ward A venue in Ferndale has thi s type of concentration of 
automobile dealers. For many years , Livernois, south of 
Eight Mile Road in Detroit , was characterized by many 
used car lots . 

Strip commercial also has other functions: 

1. It provides a method for using land already platted to front 
on thoroughfares where unsuitable for residential dwellings. 
(See Section V R esidential for subdivision platting of 
thoroughfare frontage.) 

2. It provides locations for the entrepreneur who cannot afford 
or qualify for a lease in a shopping center. (Look in the next 
2 or 3 years for government "F.H.A."-type mortgage in
surance for shopping centers of nonchain small businesses.) 

While strip commercial has a role to play, there is a hazard that 
it becomes a catchall , unrestricted, commercial di strict. This 
hazard should be minimized by zoning di strict regulations speci
fically tailored to the strip commercial di strict needs and ex
cluding uses which better function in shopping centers. 

Some strip commercial-oriented uses, such as lumber yards 
and building supply establishments , can logically be located in 
industrial districts, such as the Eight Mile Road Dist rict. Care 
must be taken in introducing any new strip commercial areas 
since they have a strong tendency to generate pressures for 
spreading and weakening nearby noncommercial zoning. 

Existing strip commercial areas can be made compatible with 
preserving highway traffic capacity and adjoining residential 
areas through implementation of a set of measures: 



1. Strict regulation on signs, including prohibition of any sign 
placed or projected beyond the property line, and the pro
hibition of signs other than those announcing the premises 
upon which located. 

2. Completion of mile road widening, curb and gutter projects 
which will materially improve the appearance of frontages 
and eliminate the present practice found in some areas of 
parking on the shoulder. 

3. Consolidation of individual parking lots into a single lot 
serving several establishments, with accompanymg con
solidation of exits and entrances. 

4. Removal of nonconforming uses such as older dwellings 
and certain types of industrial and commercial activities 
not permitted by present zoning. Some of this removal 
will take place through the normal process of real estate 
development. Other cases will necessitate the utilization of 
condemnation powers given to the City for removal of non
conforming uses under State zoning enabling legislation. 

5. Urban Renewal , including conservation and rehabilita
tion types of projects , as well as clearance and redevelop
ment. The latter activity might prove to be necessary along 
portions of Eight Mile Road frontage east of Farmington 
Road and portions of Plymouth Road frontage. 

6. Adapting design principles of shopping centers 10 the de
sign policy of strip commercial districts: 

a. Limited automobile access points. 
b. Consolidated parking. 
c. Architectural harmony and subdued signs. 
d. Adequate setbacks of buildings. 
e. Coordinated site planning of layout, grades, landscape 

treatment, truck service. 

Strip commercial districts thereby will become "elongated 
shopping centers," adaptable to individual parcel owner
ships, interspersed with other districts of substantial size, 
so as to break away from the miles-long strip pattern. 

PROJECTED PATTERN 

Retailing experts point to dramatic trends. By 1970, about 
40 giant retail organizations will contr01 50 to 60% of the 
nation's total retail volume in practically all major merchandise 
classifications. 

More efficient inventory control and electronic data PL~S~ 
reduces the relative proportion of total floor area needed for 
storage, and may eventually incorporate the point of sale so 
that purchasing will be "push-button." 

People are busier. They want to get things done fast. Shopper's 
convenience will increasingly compete· with lower prices as a 
factor in deciding where to buy. There is a trend back to the 
phone and catalog order house, if for no other reason than the 
convenience and saving of time. 

The projected pattern of commercial development in Livonia 
includes major centers such as Wonderland and Livonia Mall, 
local centers tailored to the scale of the two-or-three neigh
borhood trade area, and restricted strip commercial districts. 

While there should be a community focal point centering near 
the Civic Center, it will not comprise a dominant concentration 
of commercial and office activities to the exclusion of other parts 
of the city. 

Major and local centers would become community cores by 
offering the mix of goods, services, and activities of the tra
ditional downtown, with the orderliness and efficiency of shop· 
ping centers. 
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VII. Transportation 

Regional policies on freeways, port facilities, 
and mass transit call for well-defined posi
tions by Livonia. Some policies are local, 
such as treatment of half-mile roads, parking, 
and backing to mile roads. 

Transporation is a dynamic system; it moves people and goods 
between origins and destinations, shifting and growing over a 
large geographic area. Part and parcel of the Detroit Metropoli
tan Area, Livonia's highways and roads to a considerable extent 
carry traffic generated by land uses beyond its own boundaries. 
Not a self-contained community, Livonia is even less so in the 
case of transportation than in other aspects. 

The Detroit Metropolitan Area Regional Planning Commis
sion , working with the Michigan State Highway Department , 
Supervisor's I nter-County Committee, and other metropolitan 
agencies, is expected to shortly undertake a 3-year, $3,600,000 
comprehensive transportation and land use program, which will 
produce a coordinated plan for a balanced transportation sys
tem - including mass transit , highways , rail , water, and air facil
ities - to serve the needs of the 1990 Metropolitan Region. 

MASS TRANSIT 

Even more than other City planning questions, this question will 
have to be answered on a metropolitan scale. The transporta
tion and land use program currently getting underway for the 
Detroit Metropolitan Area will likely spell out recommendations 
for metropolitan mass transit. If such recommendations do not 
rely exclusively on busses, it seems likely that mass transit as 
it affects Livonia will involve location within the 1-96 right-of
way. 

Chicago's Congress Street Expressway and rapid transit line 
is a pioneering example of combined planning. It is , for the most 

part , an eight-lane expressway with a two-track rapid transit 
line, and space for a third track down the median. Rapid transit 
requires only about 1/5 the width of the right-of-way; yet it has 
a peak hour capacity of 30,000 seated passengers in each direc
tion per hour (60,000 in the peak hour if the third track is in
stalled). The expressway , occupying 4/5's of the right-of-way, 
begins to jam up when more than 6,000 cars (9,000 occupants) 
travel along it per hour in either direction. The expressway costs 
about $188,500,000. The rapid transit line costs an additional 
$36,000 ,000. Pedestrian ramps from overpasses inter-connect 
local bus feeder lines with mass transit stations. 

The logic for at least allowing the possibility of incorporating 
future mass transit into the 1-96 right-of-way is strong. Unfor
tunately, this possibility has not been allowed for in recent and 
current freeway design. The Michigan State Highway Depart
ment's position is that it cannot increase the right-of-way and 
construction costs of freeways for a contingency that may not 
materialize and in any event, has up to now been beyond the 
scope of highway financing. Current freeway design of 1-96 and 
other routes only allows for the mass tra nsit possibilities of 
busses , or monorail along service roads. The main deficiency of 
the former is that busses mixed with freeway traffic is subject to 
peak hour limitations of the automobile. The main deficiency of 
the latter is adverse effect on adjoining land uses. Rapid transit 
will never replace the convenience and speed of automobiles 
for most types of travel , but for a large portion of trip-to-work 
volumes, trips to the central city, travel by students, elderly , 
and those incapable or not desiring to drive , rapid transit should 
be part of a balanced transportation system. 
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Criticism of fixed rail rapid transit (such as rails in freeway me
dians), heavily rely on the argument that patterns of population 
densities in Metropolitan Detroit would render such a system un
competitive with the individual automobile in terms of speed, 
convenience, and cost. Critics also point to the continued de
cline of D.S.R. passenger volumes as evidence of inability to 
compete with the automobile. This is largely a "chicken or the 
egg" situation. The relatively low population densities and dis
persed land use patterns of the Detroit Metropolitan Area are 
primarily a result of preponderant dependence upon automobile 
travel and the public's catering to such travel at the expense 
of mass transit facilities. D.S.R. busses intermixed with surface 
and freeway automobile traffic offer no speed advantages over 
ordinary automobile travel. 

The established population and land use pattern has undoubtedly 
already gone so far in the direction of the automobile-oriented 
transportation that true mass transit would incur heavy operating 
losses for a number of years. However, we suggest that such 
systems could redirect growth and development trends in popu
lation and land use patterns that would in time make such public 
systems economically feasible. 

The longer public rapid transit construction is delayed, the more 
difficult and costly will be the eventual construction and opera
tion of the system. All evidence indicates , however, that popu
lation growth and trip-to-work patterns will eventually neces
sitate such a system unless the public is willing to pay an in
creasingly enormous cost, both through taxes and private ex
penditures , for the direct and indirect expenses of automobile 
travel. 

The Detroit Metropolitan Area is far behind many other metro
politan areas in coping with the urban transportation and transit 
problem. Toronto, Montreal, San Francisco, and Philadelphia 
are far in the lead. Atlanta, Boston, Washington, D.C., Chicago, 
New York, Pittsburgh , and other cities are well ahead of the 
Detroit Metropolitan Area. Even Los Angeles, considered the 
leading domain of the automobile freeway, has plans for a 63-mile 
mass transit system, similar to that of San Francisco. 
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PUBLIC PORT DEVELOPMENT 

Water transportation of bulk and general cargo provided at De
troit and Rouge Rivers is heavily concentrated at company
owned docks of motor, steel, and chemical concerns, and two 
private terminal companies. Increases in general cargo tonnage, 
brought about by the opening of the St. Lawrence Seaway, and 
anticipated future cargo volumes emphasize the need for analysis 
and projection of facilities needed in the future. 

A few years ago, Wayne County voters were asked to pass upon 
a bond issue for construction of public port facilities to meet 
anticipated demand. More than a majority of the voters ap
proved the proposition , but the proposition fell by a few per
centage points short of the 60% needed. 

The ships' recently publicized difficulties in discharging and 
loading cargoes at Detroit, and diversion to Toledo and other 
ports, has refocused attention on the apparent need for public 
port facilities. The Metropolitan Transportation and Land Use 
Program will likely reaffirm the conclusions arrived at several 
years ago that such public facilities will be needed. Livonia's 
continued industrial development and its general prosperity as 
part of metropolitan Detroit's economy are strongly tied to this 
issue. As with the question of mass transit , port facilities is a 
question of metropolitan scale. Livonia' s interest and position 
on this question should be made felt in the decision-making. 

LIVONIA'S VOICE 

The "Study Design for a Comprehensive Transportation and 
Land Use Program for the Detroit Region" developed by the 
Detroit Metropolitan Area Regional Planning Commission in 
cooperation with the State Highway Department , City of De
troit , Supervisor's I nter-County Committee , and other agencies 
says in regard to organization for the study, "The first step in 
initiating the planning process is the establishment of a policy 
structure that will insure sound coordination among the various 
agencies involved. An effective framework for decision-making 
and a supporting staff structure are both essential in order to 
reach agreement on the overall plan ." 
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"The proposed policy structure has as its base a governmental 
assembly and a citizen's assembly." 

The governmental assembly will include , among others , repre
sentatives of all cities and villages in the metropolitan area. 
The citizen 's assembly will include representatives of such 
groups as business, labor, industry , League of Women Voters, 
universities, etc. There will be a policy committee representing 
the two assemblies which will be the key policy body of the 
project. 

As a participant in this program, it is important that Livonia 
carefully study and evaluate the questions of transportation 
planning so that it can effectively make contributions to policy 
development , which will lay a basis for a subsequent construc
tion program that will have great effect on Livonia. 

\. 
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HIGHWAYS, ROADS, AND STREETS 

I. The mile road grid will remain the dominant highway pat
tern in the area. 

2. Generally speaking, all such mile roads will, over the next 
ten or fifteen years, be at least four-lane highways, and in 
some cases, five lane highways with the center lane for left
hand turns. All such roads will have curb and gutter, most 
will have sidewalks. 

3. The gridiron pattern should not be mechanically adopted 
in route location of so-called half-mile or quarter-section 
roads. Such gridiron pattern encourages thoroughfare traffic 
penetrating through residential neighborhoods. Rather, the 
half-mile roads should be incorporated into neighborhood 
collector streets that will collect and distribute neigh
borhood traffic while discouraging through traffic. Such 
neighborhood collector streets can strengthen the neighbor
hood structure and enhance neighborhood and community 
cores, and parks. 

4. Land use zoning and platting policies should discourage 
unlimited access onto mile roads and major thoroughfares, 
and should rather encourage consolidated development of 
shopping centers, business districts, office centers, and 
other major land use districts with limited points of thorough
fare access. Further development of ribbon commercial 
along highway frontage should generally be discouraged. 

5. Residential platting of subdivisions should, except where 
unique conditions are not appropriate, discourage the 
fronting of residences on highways and thoroughfares. Resi
dential subdivisions should generally be platted to back to 
such roads, with no access allowed; and with special pro
visions in the depth of rear yards , location of garages, and 
location of telephone poles, garbage cans, and other features 
so as 0 produce an attractive appearance from the highway. 

6. All outdoor advertising signs should be prohibited except 
those announcing business and industrial premises upon 
which the sign is located. In other words, general billboard 
advertising signs should not be allowed. 

7. Parking on all highways and thoroughfares should be pro
hibited, thereby improving safety, capacity, and appearance 
of highways and thoroughfares, and encouraging develop
ment of consolidated industrial and commercial districts 
with group parking facilities for their individual establish
ments. Where parking is now allowed on highways and 
thoroughfares, it should be phased out. 

8. The 1-96 Freeway should be designed to allow for the possi
bility of future mass transit. Nearby sites should be reserved 
for commuter parking. 

9. The 1-96 and 1-275 Freeways should be designed as urban 
freeways with service road, cross section, and vertical align
ment features that will reflect, enhance, and compliment 
projected urbanized uses along their routes. 

COLLECTOR STREETS 

As is typical in most parts of the Detroit Metropolitan Area, the 
mile road grid establishes the basic pattern of neighborhoods, 
and mile roads serve as major thoroughfares. The half-mile road 
is inherited from the strict gridiron approach to land planning 
in earlier years and the boundaries of 160 acre farms. These 
half-mile roads can usefully serve as neighborhood collector 
streets provided they do not \0 effect become thoroughfares. 

The primary function of a neighborhood collector street is to 
gather and distribute traffic between local residential streets and 
the major thoroughfare system. Ideally , local neighborhood 
streets should not intersect directly with major thoroughfares, 
but should reach major thoroughfares via neighborhood collector 
streets. In other words, the street and thoroughfare system should 
be viewed as a tributary system in which the neighborhood traffic 
access to the major highways and thoroughfares is concentrated 
and consolidated through neighborhood collector streets. Since 
the function of neighborhood collector streets is to collect and 
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distribute local traffic and not in themselves to act as major 
thoroughfares, neighborhood collector streets should not at
tract thoroughfare-type traffic , and should not act as thoroughfare 
short-cuts . 

Alignment consistent with safe traffic flow , fire and police access , 
should therefore be utilized wherever possible to di scourage 
through traffic on neighborhood collector streets. 

Wherever possible , a neighborhood collector street should not 
cross an entire mile section as a straight line. A neighborhood 
collector street could for example connect a southern and west
e rn or northern and eastern mile road , rather than a southern and 
northern or eastern and western mile road. Taking this approach , 
a mile square neighborhood may have two or three neighborhood 
collector streets within it , none of which would directly connect 
opposite mile roads. 

LOCAL STREETS 

In multiple and cluster subdivision areas , we recommend that 
the roadway be designed exclusively for two lanes of moving 
traffic (22 feet to 24 feet back-to-back), with intermittent par
allel pa rking bays allowed. Not more than 25 % of the roadway 
length shou ld have such bays, and such parking shou ld not be 
computed towards satisfying offstreet parking requirements of 
the Zoning Ordinance. 

H a(f:mile roads can be modffted into neighborhood collector streets. 
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ADVANTAGES OF BACKING RESIDENTIAL 
TO MILE ROADS: 

1. Eliminates vehicular access from driveways. 
2. Keeps children from highway. 
3. Is more adaptable to greenbelt protection of residential. 
4. Removes pressures for nonresidential strip zoning. 
S. Contributes to stability of residential property values. 
6. Enables front line water and sewer to serve 2 tiers of lots . 
7. Reduces or eliminates onstreet parking. 
8. Facilitates snowplowing. 

Supposed Disadvantages: 

I. Trash thrown over back fence. 
2. Garbage cans outside fence . 
3. Loss of backyard privacy. 
4. Poor maintenance of strip between pavement edge and fence. 
S. Overhead utilities only serve I tier of lots. 
6. Noise and glare of headlights. (This is no greater than upon 

fronting residential. Contemporary housing as often as not 
places bedrooms toward front of house. Most residential 
lots have a greater rear yard setback than front yard setback. 
Garage and rear line planting offers screening of highway.) 

Most disadvantages are not inherent and can be resolved by 
proper land planning, maintenance, and policing. 

Recommendations and Guidelines: 

I. We recommend general policy of backing. Exceptions should 
be considered in special situations, particularly where one 
side already has developed frontage or the road is not 
planned for more than 2 moving lanes. 

2. Guidelines 

a. No parking allowed in road right-of-way . 
b. Developer install approved screen wall (masonry or 

wood). 
c. No access allowed from lot to road. No openings. 

d. No placing or disposal of refuse be yonu fcncc. Pick up 
refuse from front of lot. 

e. Minimum rear yard setback of 10 feet to garage and SO 
feet to house. 

f. Developer install approved greenbelt along inside of 
fence . 

g. County and/or city landscape and maintain strip be
tween pavement and fence . 

h. No posting of signs allowed. 
I. Underground electric and phone utilities preferable 

but not mandatory. 

Residential hacking to arterials can be attractive. Variation in right-oj-way line Jar 
planting masses can add interest. 
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GAS STATIONS 

Gas stations now account for more retail volume than do the 
nation's department stores. In recent years, competitive efforts 
of oil companies have resulted in construction of many large 
service stations and abandonment of older and smaller ones. 

There is a shift in the predominant method of operation from the 
operator-owned station to construction by an oil company for 
company operation, or lease to an operator. While this method 
of ownership provides positive direction in location and design 
of a station and makes possible employment of more sophisti
cated market analysis, it also gives rise to allegations that oil 
companies are building stations as advertising devices , to incur 
tax losses or to injure competition. 

LOCATION 

Even though a commercial activity, gas stations cannot be prop
erly located in all types of commercial areas, or haphazardly 
within any particular area. A successful commercial pattern 
requires a far greater -selectivity of use than has been practiced 
in the past. 

Ratios , such as one station for every 1,000 persons or 300 fam
ilies, are frequently offered as reasonable measures of the num
ber of stations needed. The City of Madison Heights , for 
example, limits the number of licenses for gas stations to 1 for 
each 1,000 persons residing within the city as determined from 
the most recent school census. Other communities attempt to 
use the general power to license, or other regulations designed 
for different persons as a means of controlling the number of 
stations. 

A few ordinances attempt to control distribution of stations by 
providing that only one corner at any intersection may be oc
cupied by a station. The most popular technique, however, is 
to prohibit construction of a station within a specified distance 
of an existing station. There is considerable difference of opinion 
as to what this distance should be. Coral Gables , Florida re-
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qUIres 750 feet mllllmum, while Dearborn, Michigan requIres 
one mile. 

Many potential station locations are " manufactured" in the 
process of platting outlots of subdivisions. Careful control of 
such platting can reduce future pressures for service station 
zOlllng. 

TRAFFIC PROBLEMS 

Traffic problems are among the most important encountered 
in dealing with gas stations. The typical station draws business 
from two major sources: drivers who live or work nearby, and 
those who live beyond the locality but who pass it. Gas stations 
and other facilities along traffic arteries can create excessive 
points of marginal access. The street becomes a closely-spaced 
succession of intersecting driveways for stations , drive-in res
taurants, banks , motels, and parking lots , as well as cross-streets 
and alleys. 

Studies of average traffic capacItIes at intersections made by 
the Highway Research Board Committee on Highway Capacity 
show that "above the normal level of turning movement , 0.5 % 
must be subtracted from the traffic-carrying capacity of the street 
for each I % of the traffic turning right , and I % must be deducted 
for each I % turning left." Obviously any station doing enough 
business to remain in operation will have some effect on traffic 
capacity. 

Concentration of s ta tions , and similar " drive-in" actIvItIes , 
has seriously impaired the ability of many streets to perform their 
primary function of carrying traffic , and public investment in 
these roads has eroded. Many cities have gone through the ex
pensive process of replacing or providing alternate routes for 
such st reets, only to see their value destroyed by adverse de
velopments along the frontage. 

C lusters of stations at intersections compound the problem of 
mainta ining traffic capacity. At a standard intersection of 2 
streets where a ll tllrning movements are permitted, traffic mov-

ing In varIOUS directions crosses or merges into other traffic 
movements at 16 different points. Location of I station at this 
intersection with 2 entrances on the more important street, and 
I on the secondary street , increases the number of points at 
which traffic crosses or merges to 35, to say nothing of increased 
pedestrian conflict. The addition of a second station across the 
street raises the incidence of conflict to 59 points, demonstrably 
increasing congestion and reducing capacity at the intersection. 

While it is true that a station provides greater visibility at an 
intersection than almost any other type of building, this proposi
tion has an important correlary: The station also creates more 
traffic movements , particularly turning movements , which cross 
opposing traffic and sidewalks, than almost any other type of 
activity. Moreover, signs and merchandise displays of service 
stations largely nullify the visibility clearance offered by setback 
of the building. 

Studies made at gas stations in Michigan and Ohio cities show 
that about 38% of vehicles entering stations crossed the flow 
of oncoming traffic to do so. The basic dilemma lies in making 
stations as easily accessible as possible, while holding traffic 
hazards and congestion to the lowest possible level. This re
quires exercise of control over location of stations and regulation 
of access. 

Some areas next to future freeway interchanges will be logical 
locations for gas stations, motels , restaurants, and other travel 
servicing activities. However, areas around these points of access 
can easily take on a carnival atmosphere of advertising devices 
clamoring for the motorists' attention. The end result can be
come traffic confusion at the interchanges a nd blighting eye
sores in the community. The City will be urged to permit loca
tion of highway-oriented uses in areas solely because of their 
proximity to interchanges without regard to the total land use 
pattern or to desirable relationships to other activities located 
in the vicinity. 



APPEARANCE AND OPERATIONAL 
STANDARDS 

The aesthetics of stations have long been a bone of contention 
to many who object to building facades of brightly colored panels 
in garish combinations, tawdry mobil advertising displays, 
wrecked or partially dismantled automobiles, and pyramids of 
oil cans which rival those of Egypt. While site and architectural 
plans of proposed gas stations usually convey an impression of 
neatness and orderliness (and many stations are even built in 
good taste), after a few months' operation most usually succumb 
to the appearance of "activated billboards." 

Stations should not be allowed to locate signs, merchandise, or 
displays within the public right-of-way. Along the same line of 
reasoning that cities are empowered to license restaurants, 
drinking places, and other public accommodations, stations 
should be ' subject to annual licensing, based on criteria of main
tenance and operation in regard to sanitary facilities , general 
maintenance and upkeep of the premises, signs, lighting, parking, 
and other provisions of duly established codes and ordinances. 
There is a feedback process in stations generating among them
selves deterioration in appearance and uncontrolled use of signs 
and gimmicks , fostering additional efforts in this direction by 
competing stations. On the other hand, if all stations in an area 
are subject to stringent sign and maintenance controls , such 
uniform regulation removes much of the motivation for out
doing the competing station nearby. 

AUTOMATIC CAR WASHES 

Automatic car washes and various other drive-in establishments 
offer problems similar to those of gas stations. I n addition to 
having operational characteristics that are akin to industrial 
operations , car washes often create problems of traffic con
gestion, offstreet parking, interference of pedestrian ways, and 
noise. Keeping waiting vehicles off public rights-of-way seems 
to be a major problem. Vehicles waiting in the street should be 
prohibited. 

The new Zoning Ordinance allows auto wash establishments as a 
waiver use in commercial districts provided , among other things, 
that offstreet parking for waiting vehicles be not less than for 
20 vehicles. We recommend that this be increased to a minimum 
of 20 vehicles, plus two additional vehicle spaces for each 20 
feet of conveyor line within the building. 

The new Ordinance also provides that the entire lot except the 
part occupied by a building be hard-surfaced. We recommend 
that this not apply to areas used for landscaping. Skillful use of 
plant materials can help in screening auto wash establishments 
from abutting residential areas and can make them more at
tractive to the eye. 
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The compact grouping, shown in pa1·tial section above, will need no streets. Cars will be left at the outskirts on dug-in parking decks. 
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VIII. Open Space, 
Recreation 

Consolidation of land from individual lots 
into neighborhood open spaces is economical 
and attractive. Flood plains provide open 
space as well as natural drainage. Livonia 
needs flood plain zoning, cluster subdivisions, 
and public acquisition of open space. 

Open space is a two-edged sword. Sheer increase in lot size 
does not necessarily increase livability and comfort for the 
family . Beyond some point , increase in lot size is an unduly ex
pensive and inefficient way to obtain amenities of suburban liv
ing. Through the trend of increase in lot size over the past 40 
years , and particularly since World War II, the rate of land de
velopment has outstripped the rate of population growth; while 
our metropolitan population grows every year, the number of 
acres being absorbed and converted to urban and suburban uses 
grows at an even faster pace. 

Increased reliance on the automobile has been both a cause and 
effect of this dispersion pattern; if the lot area per family for 
every family in the metropolitan area were to double tomorrow, 
total acreage of the metropolitan area would double accordingly, 
with travel distances greatly stretched out. Greater distances 
between home and work, home and shopping, and places of 
industry and commerce generate even greater increases in the 
amount of land needed for highways. More land is needed for 
offstreet parking and indirect land requirements of automotive 
travel. People wishing to escape traffic congestion move even 
further out, thereby contributing to the cycle. The alternative 
suburban pattern takes the form of apartments, cluster sub
divisions and new towns , and preserved open space. 

The recent State Supreme Court decision on Padover v. Farming
ton Township greatly strengthens the status of community plan
ning against assaults by zoning suits , but arouses concern for 

the foundation of community planning against future assaults . 

The plaintiff developers appealed the reasonableness of the 
Township zoning 20,000 square foot lots in order to regulate 
neighborhood population density. 

The Township 's case for maintaining 20,000 square foot lot 
zoning rested primarily on the argument of observing a maximum 
elementary school size of about 650 pupils , keyed to the popu
lation capacity of the neighborhood , avoiding the necessity of 
children from this neighborhood crossing major thoroughfares 
to go to schools in other neighborhoods , or building a second 
school in this neighborhood. 

To what extent enters a silent desire for high value houses and 
preserving a prevailing socio-economic level ? If half the neigh
borhood were to become a park, would the Township allow 
10,000 foot lots , thereby resulting in the same school population ? 
The desirability of observing a maximum elementary school 
size , and the planning principle of keying neighborhood size to 
the neighborhood elementary school are well established but 
compose too narrow a base upon which to construct a pattern 
of community development. The Metropolitan Area is going to 
grow by a certain number of people within a certain number of 
years, and this population growth will take place regardless of 
the prevailing lot zoning. If many communities were to undertake 
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Tarabusi Creek in Section 10, a major pw·ksite opportunity. 

Mediocre design of open space. 

Gravel pits in Section 6. (Also see back cover.) This area offers op
portunities for a combination of conservation, recreation, and E-R-O 
development. 

Quality of spatial treatment is as important as quantity. Compare this 
use of space at Cranbrook Institute with Schoolcraft Community Col
lege on bottom of page 68. 

Dumping near Tarabusi Creek. 

Homes overlooking valley of Bell Creek. (Also see front cover.) 

Existing nucleus of Government Center at Farmington Road and Five 
Mile R oad 
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the large-lot zoning pattern , the spread of the Metropolita n Area 
would materially increase, with commensurate increases in 
costs of transportation, loss of open space availab le to the 
community-at-Iarge, and increased housing costs brought about 
by direct and indirect expenses of large-lot subdivision develop
ment. 

Although the suburban large-lot pattern still prevails, a growing 
disenchantment reflects protes t against high costs and inconven
iences of lengthy trips , costs of home and lot maintenance , the 
ph ysical appearance of " bleak suburbia," the boredom of sub
urban sprawl and the dearth of nearby major parks , cultural ac
tivities , entertainment, excitement and stimulation , historically 
part of the urbap scene. 

As with a ll land uses , open land and recreational facilities should 
be a part of a balanced conception and strategy of community 
growth and development. 

In addition to providing needed recreational facilities for both 
act ive and passive athletic and outdoor pleas ure ac tivities , open 
space and recreation land can contribute to a coherent patte rn 
of community development. Conservation of natural features 
such as branches of the Rouge River can provide economical 
methods for storm drainage and flood impoundment , corridors 
for pleasure drives and parkways, bicycle and pedes trian paths, 
and can furnish amenities of suburban and rural landscape much 
more effectively and economically than can be achieved on the 
individual lot. 

Consolidated open space fits in with the cluster subdivi sion ap
proach to residential development ; by placing houses on smaller 
lots than typically prevailing in the outer edges of suburbia, 
la nd saved from individual lots is consolidated into open spaces 
offering beauty , utility, and econom y that cannot possibly be 
obtained by the individual homeowner. Moreover, economies 
in the extension of water, sewer, sidewalks, and residential 
roads preserve a greater portion of the resident 's housing budget 
than can be devoted to improving the qu ality of the dwelling 
itse lf. 



The recently proposed park acquisition program would satisfy 
the major land requirements for athletic and active recreation 
uses. 

The next stages include: 

1. Staged development of parkland acquired under the above 
program, based on site analysis and design prepared by 
professional park planners. 

2. Continued acquisition through purchase and dedication of 
flood plain and river valley areas for conservation of natural 
beauty and satisfaction of flood plain impoundment needs. 

3. Private development of open space facilities tied-in with 
development of cluster subdivisions and apartment develop
ments. 

4. Acquisition of key pieces of land to connect larger recrea
tion and river valley sites, permitting inter-connections for 
parkways , bicycle paths, and pedes trial trails. 

5. In some built-up neighborhoods, acquisition of local park 
sites through urban renewal. 

RIVER V ALLEYS 

Four major basins , numerous creeks and rivers drain the De
troit Metropolitan Area. Many of these natural channels are 
veI~y short in length and cover small drainage areas , but each one 
serves an important function in the total drainage operation. 
The ability of each stream to carry water is influenced by man
made improvements , expansions, and impediments. The drain
age pattern has been changed extensively by (I) installing 
closed storm collection systems, (2) closing of natural water 
courses due to urbanization, (3) cleaning, straightening, widen
ing, (4) relocating of natural waterways. 

PRIMARY FACTORS 

Precipitation and land characteristics are the two primary factors 
that govern the amount, distribution, and rate of surface water 
runoff. 

Precipitation for the lower Michigan region is rather well dis
tributed throughout the year with an average annual rainfall of 
about 32 inches. Precipitation during the winter months usually 
falls as snow, sleet, or freezing rain. Spring storms tend to cover 
rather extensive land areas with long-duration, low-intensity 
rainfall. 

In this area, the average minimum monthly amount of about 2.08 
inches is usually recorded in January, and the average maximum 
of 3.34 inches is recorded in May. The extreme maximum 
monthly precipitation was recorded in May, 1943 at 8.05 inches. 
During the winter months of January and February, precipita
tion usually occurs in the form of snow. This snow may accumu
late on the ground and become a flood hazard through rapid 
melting and accompanying rainfall if the snow remains well into 
the spring season. Records of the United States Weather Bureau 
for the Detroit area indicate that a rainfall of 2 inches in one 
hour can be expected on the average of once in 10 years. A longer 
duration rainfall of 3.48 inches in 24 hours can also be expected 
on the average of once in 10 years. 

The need for most storm drainage improvements is produced by 
urbanization. The once adequate natural stream which received 
runoff from woods and rural lands now cannot handle the ever
increasing quantities that rush to the outlet from the new sub
urban and urban areas. A hypothetical rural area characterized 
with 50% forest and 50% farm has a peak discharge of 50,000 
gallons per minute per square mile for a 10 year frequency 
storm. When such land is suburbanized with 40% woods, 40% 
lawn and garden, and 2U % roof and pavement, the discharge 
increases to 360,000 gallons per minute. 

The need for storm drainage is not as directly related to popu
lation increase as it is to changing land use. The spread of land 
development will increase the demand on storm sewers and outlet 
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channels. From 1948 to 1958, developed lands increased at a 
rate approximately double that of population increase. Immense 
change of a drainage basin will cause boundless problems if 
planning and action on storm drainage facilities do not precede 
or coincide with suburban and urban development. 

Large lot development is viewed by some as a method to avoid 
expensive storm drainage facilities. However, low-density sub
urban areas typically have a high ratio of auto ownership, generat
ing the need for vast paved offstreet parking areas, streets and 
highways. Runoff from such paved expanses is practically 100% . 
The typical ranch house , 2 or 3 car garage, paved driveway, 
backyard patios , and other suburban features contribute to run
off. Paved parking lots of the large one-story industrial plants , 
and shopping centers together with their roof areas, further con
tribute to runoff. To a considerable extent , the automobile nul
lifies the low runoff that might otherwise prevail in suburban 
areas. 

Once man has located himself and his structures in a flood plain 
and has made himself vulnerable to the river, the problems be
come rea l and acute. No longer can the objective, far-sighted 
approach to the problem be made. Now the question at hand is , 
can a feasible method be found to keep the river out of the flood 
plain where man has located? Livonia still is in a position to 
keep man and his structures out of the flood plains , a much less 
expensive undertaking. Since the problem does not appear im
mediately acute , there is not the public clamor for action associ
ated with present flooding. Because Livonia is still in a position 
to alleviate future flooding conditions, this is the time to ex
peditiously undertake the necessary measures. 

LIVONIA'S PATTERN 

Livonia is located in the Rouge River Basin, a land area of about 
455 square miles covering most of northwestern Wayne County, 
and a major portion of south central Oakland County. In 1950, 
this drainage basin had 129 square miles or 28.4% in suburban 
and urban development. By 1960, this increased to 210 square 
miles and 46.4% . By 1970 this will increase to 3 I 6 square miles 
and 60.7% . Of the four major drainage basins in the Detroit 
Metropolitan Area (Clinton , Rouge, Huron , Raisin) , the Rouge 

will by far be the most heavily urbanized by 1970. Practically 
the entire City area drains into four major drainage tributaries 
of the Rouge River: Tarabusi Drain, Bell Creek Drain, Middle 
Rouge River, and the Upper Branch of the Rouge River. 

Flooding hazards in Livonia are not of the catastrophic scale 
associated with the flooding of the Ohio River, Mississippi, or 
other major flooding areas, but three feet of water in the base
ment of a homeowner can seem as catastrophic to him as a 10 
foot flood crest moving down Main Street. 

Livonia is presently conducting an expensive storm drainage 
enclosure program. Millions of dollars are being spent on tiling 
of storm drainage facilities. Long-range storm drainage needs 
can ultimately be satisfied by continuation of such a program, 
although there may be question as to the ability of receiving 
streams to accommodate such storm discharge. However, effec
tive flood plain regulation and development offer opportunities 
to (I) save considerable money in enclosing storm drainage , 
(2) provide temporary impoundment that would relieve the load 
on accepting streams, (3) offer opportunities for recreational 
and other open land use of flood plain areas , and (4) provide 
physical and real estate amenities to the community through 
natural and controlled development of flood plain lands and dis
charge channels. 

Although most of Livonia lies outside flood plains , all of Li
vonia's land of course lies in one or another watershed or drain
age basin. General patterns of land use throughout the water
sheds should be coordinated with flood plain and stream dis
charge capacity . Basic to such coordination is flood plain infor
mation that among other things includes accurate topographic 
mapping of the areas involved. (That is the reason that the 701 
Planning Program includes, as a major part of its work , prepara
tion of two foot interval contour topographic maps of Livonia ; 
existing U .S.G .S. topographic coverage is limited to five foot 
intervals east of Farmington Road, and ten foot intervals west 
of Farmington Road.) 

Flood plain encroachment not only takes the form of building 
activity, but frequently takes the form of dumping earth and 
rubble. Our rivers flow faster with greater volume as they are 
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deprived of more and more acres of natural flood plain impound
ment. 

Rivers and streams need their flood plains as natural impound
ments relatively infrequently and for short periods. It is logical 
therefore that these flood plain areas be utilized the rest of the 
time for other purposes compatible with the need for passage of 
water downstream. Within flood plain areas, compatible land 
uses could include: recreational uses such as parks, play
grounds, athletic fields, golf courses, nature paths and bridle 
trails; gardening; offstreet parking; and open space as an amenity 
of subruban living. Land adjacent to the flood plain area may have 
unique development potential. If the valley is treated as a pleas-

ant scenic factor, homesites , on or near its brim loo~ing out over 
the stream may have high residential value. Instead of a deterrent 
to wholesome community growth, with a depressing effect on 
neighboring areas, the well-planned use of flood plains can con
tribute a great deal to the community pattern of living. 

Each community with flood plains has an obligation on the one 
hand to residents and property owners within the flood plain 
area itself, and to the entire citizenry for establishing and en
couraging safe use of the land subject to flooding. It likewise 
has an obligation to communities upstream and downstream to 
avoid aggravating their flooding problems. 
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POLICY: RUNOFF AND LAND USE 

The relationship of storm runoff to the overall development 
plan for Livonia is a closed circuit. On the one hand, future land 
uses of watersheds will affect the runoff onto the flood plains and 
accepting streams. On the other hand, projection of flood plain 
and stream capacities will influence decisions on land use and 
densities . A feedback process operates in coordination of water
shed land use and flood plain treatment. 

The City should regulate development so that storm runoff from 
each of the four major drainage areas in the City (Tarabusi, Bell 
Creek, Middle Rouge, and Upper Branch of the Rouge River) 
shall not exceed the flood plain impoundment and discharge 
capacity of these respective drainage areas and their accepting 
streams. This objective should be achieved through controlling 
the ground coverage in the respective areas by buildings, parking, 
and appurtenances primarily through zoning, subdivision con
trol , and park development. 

This is not a case of tying development of a city and millions 
of dollars' worth of land and improvements to a public works 
deficiency (storm drainage facilities) that could be cured at a 
relatively minor cost. Long-range projections by the Detroit 
Metropolitan Area Regional Planning Commission, and other 
public agencies having a responsibility in drainage require
ments, project continued use of the Rouge River and its tribu
taries for carrying the collected storm drainage runoff from this 
area. The cost for substituting man-made enclosures to carry a 
major portion of this discharge to the Detroit River would be 
enormous. Moreover, Livonia's land use pattern, resulting from 
consideration of runoff, ties in with projected open space re
quirements and attainment of moderate densities which fit in 
with the metropolitan pattern of urbanization. This policy also 
will help to maintain a favorable ratio of population and resi
dential land use to its nonresidential tax base, and is compatible 
with subdivision development trends already taking place in 
Livonia. 

In order to implement this policy, the following steps should be 
taken: 

1. The Engineering Department should calcu late the flood 
plain impoundment and storm discharge capacities of the 
streams serving the respective drainage basins , taking into 
account the effect of discharge on communities upstream 
and downstream. 

2. The maximum ground coverage of the respective drainage 
basins should then be calcu lated to correlate with the maxi
mum flood plain impoundment and discharge capacities. 

3. These maximum coverages should then be translated into 
desired lot coverage regulations for implementation through 
zoning and subdivision control, taking into account the 
runoff characteristics of already built-up land. 

4. Where achievement of the resulting land use patterns would 
conflict with other important objectives , or present undue 
difficulty in effectuation, measures should be undertaken 
to compensate for the excessive runoff. Such other measures 
might include the runoff factor to be taken into account in 
location and landscape treatment of parks and other open 
spaces, the re-use of lands redeveloped through urban re
newal, the use of multi-story parking structures in place of 
offstreet parking lots , etc. 

SUBDIVISION LAYOUT AND 
IMPROVEMENTS 

The Plat Act of the State of Michigan, Section 19a (M.S .A. 
26.449) (1) states in part: "if the governing body determines that 
the lands proposed for platting lie either wholly or in part within 
the flood plain of a river, stream, creek, or lake, then it shall re
ject all or that part of the proposed plat lying within the flood 
plain area." 



Several plats now being processed by the City involve construc
tion or preservation of open drainage easements. The City is 
requiring such channels to more closely resemble a natural phys
ical feature of the landscape rather than a man-made ditch or 
channel. This is accomplished through requirements on sloping 
of channel banks, ground cover, and adequate easement width 
that cannot be encroached upon by structures. Greater attention 
is being given to the relationship of grades between the abutting 
subdivision and the cha1lI1el to avoid hazardous, unattractive 
changes in topography. However, design of such drainage ease
ments can be improved. Introduction of a controlled degree of 
irregularity in the width and horizontal alignment of such chan
nels can cure the monotony of a straight line channel and ease
ment. 

The City has recently been requiring, where conditions warrant, 
installation of underdrains in open drainage channels to carry dry 
weather flow, with the open channel carrying storm runoff. Such 
underdrains facilitate maintenance through easier mowing, and 
reduce insect infestation and rodents. Another approach is in
stallation of an open paved channel bottom to carry dry weather 
flow. 

Places in Livonia where the natural condition of receiving creeks 
and streams has been most successfully preserved usually cor
respond with subdivisions that slowly developed over a number 
of years. The typical current pattern is rapid development of com
plete subdivisions having several hundred homes with pressures 
for maximum yield of subdivided land into lots. The City will 
have to take more positive measures to achieve the attractive 
results that have in the past more informally accrued. 

Enclosure of storm drainage tends to generate demand for ad
ditional enclosures, since such enclosures allow a denser land 
development, tending to generate additional intense land use in 
adjoining areas by weakening the zoning basis for lower den
sities and by increasing the need for shopping centers and other 
land uses that have high runoff rates. 

The cluster subdivision is an effective technique for facilitating 
preservation of open storm drainage, reducing runoff, and mak
ing available the amenities of contiguous open land to many 

families. Since the percentage of total land covered by buildings, 
streets , and appurtenances is smaller in a cluster subdivision 
approach than in a conventional subdivision, where enclosed 
storm drainage is needed to serve the built-up area, the lineal 
feet and size of sewers are reduced. 

FLOOD PLAIN ZONING 

Flood plain zoning is the principal meth~d of achieving pro
tection. Livonia presently has no flood plain zoning. Utica, Farm
ington, and Mount Clemens are the only cities in Metropolitan 
Detroit known to have flood plain zoning. 

Two aspects of flood plain zoning are: 

1. To prohibit the location of buildings , such as residences , 
the destruction of which would, in themselves, constitute 
a hazard. 

2. To control development in the flood plain which, in itself, 
may not necessarily be vulnerable to damage or destruction 
but which through reduction in water flow or impoundment 
capacity of the flood plain would increase hazards to other 
property. (Any fill which measurably decreases the flood 
plain is adverse and sets a precedent for fills in other areas. 
Even though anyone particular fill may not be of great conse
quence, cumulative effects of several fills can be significant.) 

Mapping of flood plain zoning districts will be based on flood 
limits of so many cubic feet per second (CFS) evaluated as ac
ceptable risks . Such flood limits will be calculated and mapped 
by the Engineering Department in cooperation with the Army 
Corps of Engineers. 

In regard to privately owned valley land below the accepted flood 
risk elevation for buildings, reasonable use will be attained by 
allowing such land to be calculated toward satisfying lot re
quirements for buildings above the accepted flood risk line. Off
street parking will also be allowed on this land if usable for such 
purpose. The Flood Plain Zoning District wi ll be supplemental 
to regulations of zone districts otherwise mapped for the valley 
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areas . (Since the flood plain s cross man y la nd use s ituations, 
including comme rcia l, indu s tri a l, a nd res identia l, such an a p
proach a void s th e necess it y of adopting several flood pla in dis
tri c ts with differe nt la nd use provi s ion s in each.) 

T he F lood Pla in Zoning Regul a tions arc fore seen as ta king the 
fo ll owing ge ne ra l form , as pa rt of a Zoning Ordina nce Schedule 
of regula ti ons . 

SCHEDULE OF REGULATIONS 

D IST RI CT AND 
INTENT 

Flood Plain District 

A II land ly ing within the 
Flood Plain District is 
subject to the regula
tions of this district in 
addition to the regula
tions oth erwise estab
lished fo r a dis trict des
ignated by th e Zoning 
Map . The Flood Plains 
comprising this dis trict 
are des ignated by report, 
"F lood Plain / nfo rma
tion Report " da ted 
____ __ , a copy 

of which shall be main
tained on file f or public 
inspection by the Build
ing / nspector. Flood lines 
cited in this O ridn ance 
are de lineated by that 
report. 

PE RMITTED 
PR INC IPAL USES 

No t\l'ithstandinR any other provisions of 
this Ordinance , no buildinR or structure 
shall be erected, converted , or structurally 
altered , and no land and/or structure shall 
be used in a Flood Plain District except f or 
one or more of the fo llowing uses : 
1. G ardening, horticulture, open recrea
tional uses , such as parks~ playgrounds, 
playfields, athletic fie lds, golf courses, 
bridle trails and nature paths. 
2 . /n the area above th e CFS 
line, uses permitted by th e zoning district 
otherwise established for th e lot, subject 
to the regulations of such district; provided, 
however, that th e elevation of the lo west 
floor designed or intended f or human use 
or habitation, including basements, shall 
be at least 3 f eet above the elevation of the 
nearest point of the CFS line, 
which is des ignated in Figure of 
th e previously cited document . 
3. /n the area below the CFS line, 
land may be used to supply open space or 
lot area requirements of a lot partially 
located beyond; provided, however, that 
fl O building or structure shall be located 
below th e CFS line. 

PERMITTE D 
ACCESSORY USES 

1. In the area ahol'e th e 
_ __ C FS line, ac
cessory uses shall he 
reRuIated hy the pro
visions of th e district 
within which such lot is 
oth erwise located. 
2. / n th e area below th e 
_ __ CFS lin e, offstreet 
parking is permitted as 
a use accessory to a 
principal use beyond the 
_ __ CFS line on the 
same lot. H owever, no 
building, structure,fence, 
or equipment other than 
boundary monuments are 
permitted belo w th e 
___ CFS line as an 
accessory use. 

USES REQ U IRING BOARD OF 
ZONIN G A PP EA LS S PEC IA L 

EXCEPTI O N PE RMIT 

1. III th e area helow th e ___ CFS lill e , 
dumpinR or hackjillinR with any material 
in any manner is prohihited unless, throuRh 
compensatinR exca l'ation and shapin!: of 
th e flood plain , th e flo w and impoundment 
capacity of th e flood plain will be main
tained or imprOl'ed. 
2 . In the area abo l'e th e _ __ CFS line, 
dumpinR or backfi lling with any material 
in any manner is prohibited unless no sig
nificantly measurable reduction ill flo lI" or 
impoundment capacity of th e flood plain 
\I 'o ltld th ereby be caused. 
3 . In th e area below the ___ CFS line, 
the construction or location of bridges , out
door play equipment , bleachers, and similar 
outdoor equipment and appurtenances is 
prohibited unless such elements would not 
cause any significant obstruction to the 
fllolI', or reduction in the impoundment 
capacity of, the floo d plain . 

Approval of a Special Exception Permit 
fo r any of th e above s fwll be subject to an 
engineering findin g by the City Engineer 
that th e above requirements are satisfi ed. 



PUBLIC ACQUISITION AND 
DEVELOPMENT 

Public acquisition and development will be needed to realize 
the positive contribution the valleys can make to the com
munity. Such public action can be economically justified by 
direct benefits to nearby privately-owned property and conse
quent taxable values , as well as indirect values that would ra
diate throughout the community. 

For many years, the Wayne County Road Commission has been 
carrying out acquisition and park development of River Rouge 
flood plains. The system includes about 4,000 acres, 2,594 of 
which are developed as park land. Facilities range from 3-acre 
parksites , and the 58-acre Lola Valley Park to the 2,100-acre 
Middle Rouge Parkway. Action by the City will be needed to 
continue such pattern upstream along tributary branches. Ex
cept for the fronting of houses to the park, Lola Valley Park in 
Redford Township is a good example of local park use of a 
flood plain. We recommend as a general design policy that 
residential lots back to such parks. 

~250'~4iI.1!=---250'~ 
l(w:----~OOI ---~~ 

In terms of direct savings in construction, it would often pay 
for the City to buy land along water courses. Let's take a hypo
thetical example: 

1. Take a drain collecting runoff from 1/2 mile on each side 
and 1 square mile upstream. By acquiring land 250 feet along 
each side, the drain need not be covered but treated as an 
open natural water course. 

2. 1 acre of land along an open ditch at $2,000/acre equals 
4.6 cents per square foot. Five hundred square feet equals 
$23.00/Iineal foot of ditch. 

3. Covering such ditch , draining 1/2 mile on each side and 
1 square mile upstream, would cost $50.00 to $75 .00/lineal 
foot. 

4. Therefore, the cost of acquiring abutting 250 feet on each 
side is substantially less than cost of covering drain. M ore
over, open recreation land , and flood plain impoundment 
opportunities accrue to the City . 

Such an approach will not be suited to all situations. Acquisition 
of less than 250 feet depth on each side of the drain will generally 
not afford sufficient area and setback from subdivisions. 

tt"t<---'V-----?280'-~-1r-·---...}t~ 
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The Neighborhood Area Planning Act, Act 208, P.A. 1949 
CM.S.A. 5.321), provides a legal basis for neighborhood better
ment, including, among other things, the establishment of a 
betterment plan for a neighborhood, platting and replatting, 
installation of improvements, elimination of nonconforming 
uses, acquiring parks, playgrounds, or other recreational facilities 
or areas. Under this Act, the City has the power of condemnation. 

After acquisition of real estate for purposes of carrying out the 
Neighborhood Betterment Plan, property is transferred to the 
jurisdiction of the appropriate public agency with the remainder 
of the land sold or exchanged to individuals, companies, or cor
porations, whose use of such property shall be in accordance 
with limitations and conditions provided in the Plan. 

The cost of carrying out the development plan can be financed 
by a special assessment district of the neighborhood. 

Upon advice of the Planning Commission that plans for the 
betterment of the neighborhood are in preparation, the legislative 
body may establish a date and for a period of time not to exceed 
6 months thereafter, temporarily withhold building permits. 

RESERVING LAND 

Another pertinent act is the Mapped Improvements Act, Act 
222, P.A. 1943 CM.S.A. 5.3007), which provides that the legis
lative body may establish precised plats showing the exact loca
tion of future streets , public places, parks, playgrounds, and 
public grounds after which a building permit would not be issued 
for a building or structure located on such land. 

Such a precise plat would have to be accompanied by a time 
estimate of the period within which the land acquisition for public 
use would be accomplished. 

This is a good method for reserving land designated for eventual 
acquisition, and to pre-establish the major feature s of a plat such 
as collector streets or neighborhood parks. 



IX. Community Facilities 

Some functions are best located in neighbor
hoods and subcommunity service areas. 
Other functions require centralization. Early 
site acquisition is needed. Skillful clustering 
of schools, parks, or libraries with local shop
ping, institutions, and multiple housing can 
enhance community cores. 

The General Development Plan Map gathers together the 
separate inventories and plans of several agencies in charge of 
community facilities. Seeing such juxtaposition of systems, the 
several agencies with coordination and guidance by the City 
Planning Commission can shape their separate programs to 
achieve economies in land acquisition, development , and opera
tion. Coordinated location , site planning, and architectural de
sign can contribute to a pattern of community cores and coherent 
structure. 

This document has generally taken the plans of separate agencies 
at face value, including them in the Plan without modification. 
Recognizing that the Plan is not rigid or final , but is intended as 
the best currently available statement of long-term goals, the 
Plan should be used as a base upon which to build. Where oppor
tunities for integrated design or joint use of facilities for example 
are made apparent by the Plan, detailed studies should follow. 

SCHOOLS AND PARKS 

The following table compiles the existing and proposed school 
and park sites of the Livonia portions of Clarenceville and 
Livonia School Districts, and the Livonia Department of Parks 
and Recreation. The school and City parksites total 2,372 acres, 
over 10% the gross overall area of the City of Livonia. 

This tabulation excludes (1) land reserved primarily for flood 

plain and natural conservation purposes with limited or no ac
tive use , (2) private or civic association recreational facilities, 
such as private golf courses , subdivision swimming clubs , and (3) 
395 acres in the Middle Rouge Parkway owned by the Wayne 
County Road Commission and intended as a regional recreation 
facility. 

GOVERNMENT CENTER 

The quadrant at the southeast corner of Five Mile Road and 
Farmington Road has become known as the Civic Center. Since 
the term "civic center," however, implies a composition of all 
of most public functions , it might be more accurate to depart 
from that term and call this area Livonia's "Governmental 
Center. " 

The existing governmental center is a logical location for ad
ministrative, legislative, executive, and judicial operations of 
the City. Functions such as library, museum, fire station, audi
torium, and other activities bearing little functional relationship 
with the aforementioned group should not automatically be 
located here merely because they are city operations. Objective 
examination of these activities may well indicate location 
elsewhere. 

There have been a number of site plan studies made of the exist
ing center. However, there has never been a functional rela-
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INVENTORY OF NEIGHBORHOOD AND COMMUNITY FACILITIES PLANNING 

Sec. # 

1 
2 
3 
4 
5 
6 
7 
8 
9 

10 
11 
12 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 
35 
36 

TOTAL 

Notes: 

Pu b Ii c Parksites Pu b Ii c 
Elementary 

Existing Proposed Total Existing Proposed 

13.7, 5.0 15.0 33.7 8.6 
0 20.0, 5 . 0 25.0 10.4 4 .0 
0 100.0 100.0 15.1 
0 140.0 140.0 *15.0 13.0 

133.6, 9.3 0 142.9 *10 . 0 
0 201.0 201.0 13.0 
0 38.0 38.0 13.0 
0 80.0 80.0 *10.0 

10.0 37.0 47.0 9.2 
0 171 .0 171.0 3.0 

7.0, 4.5 47. 0 58.5 9.4 
4.2 15.0 19.2 10 . 8 

0 6.7 6 . 7 16.1 
0 20.0 20.0 3.7 
0 0 0 0 15.0 
0 5.0 5.0 1* 8.6, 9.4 
0 45.0 45 . 0 10.0 13 .0 
0 26.5 26.5 * 6.5 15 .0 

5.7 21.5 27.2 *10.0 
0 25.0 25.0 * 9.5 

40.0 10.0 50.0 10.0 
0.5, 4 . 1, 8.0 1 2.0 14.6 12.3, 7 .5 

10.0 11.0 21.0 10 . 0 
5.5, 7.0 15 .0 27.5 10.7,11.2 
3.2,12.02 0 15.2 2.6 

0 0 0 0 
0 0 0 0 
0 0 0 0 
0 0 0 0 
0 0 0 0 

+ 0 45.0 45.0 13 . 1 
+5.7 10 . 0 15.7 10 .2, 8.6 
+ 0 40 . 0 40 . 0 4.8 

11.8 0 11.8 4.8, 4.5 
9.3 0 9.3 9.2, 9.3 

10.0, 0.5 7 . 0 17.5 10.0, 9.9 

320.6 1158 . 7 1479 . 3 324. 0 86.0 

1 {In Civic Center} 
2 {Leased} 
* Owned school sites without school plant 4/ 65 . 

School Sit e s 
Secondary 

Existing Proposed 

13.4 6.0 
17.4 3.0 

*25.0 

*37.8 
80.0 

*16.4 
42 . 0 

30.0 
#23.5 

*24.5 

16.2 
40.0 

*46.8 

18.3 
34.4 
24.4 

490 . 1 9.0 

# Special Education site without plant 4/ 65. . ' . 
+ Not including 595 acres Middle Rouge Parkway. Tabulations also exclude private and CIVIC 

association sites , and flood pla ins not intended for active use. 

Schools in Sec tions 1 and 2 are in Clarenceville District. 

Total 

61.7 
59.8 

115.1 
168.0 
177.9 
214 . 0 
51.0 

127.8 
136.2 
190.4 
109.9 
30.0 
22.8 
53.7 
38.5 
23.0 
92.5 
48.0 
37.2 
34.5 
76.2 
74.4 
31.0 
49.4 
17.8 

0 
0 
0 
0 
0 

58.1 
81.3 
44.8 
39.4 
62.2 
61.8 

2388.4 



tionship analysis of projected floor area and land area require
ments, basic to sound si te and architectural plans. 

Following is a li st of the 1965 and projected 1985 personnel 
complements of the various City departme,nts. T hese are rough 
estimates made by the Civil Service Department. T hey indicate 
a general magni tude of growth among the various departments. 
Some of these departments are now inadequately housed , even 
with their present complements, so that even if personnel were 
not to increase there is an existing need for additional floor 
and land area. Also shown is a graphic tab le of functional inter
re lation between departments. The tables are intended as a 

1965 AND PROJECTED / 985 
PERSONNEL OF CITY DEPARTMENTS 

Personnd 
No. Deportment 

1965 1985 

1 Mo yor 4 7 
2 Council 9 If 
3 Clerk & Accounting 12 20 
4 City A /lomey 7 10 
5 Treasurer 6 10 
6 Assessor 3 8 
7 Municipal Court 6 14 
8 Cil'il Sen'ice 4 6 
9 Cil'ilian Deji' nse 2 3 

10 City Plonning & Urbon Renewal 6 13 
If 1 ndustrial Del'elopl11ent 2 4 
12 Budget 4 10 
13 Parks & Recreation 5 If 

14 Youth El11ploYl11el1l Sen'ice 3 5 
15 Library 20 57 
16 Engineering 22 30 
17 DPW Operations 139 180 
18 Bureau of Inspection 21 35 
19 Woter & Sewer 13 25 
20 Police 91 165 
21 Fire 68 138 

Total 447 762 

start towards func tional analysis and projection of space require
me nts . 

The branch library, elementary school, and local park serve 
people at the neighborhood level. While fire and police stations, 
post offices and other public uses have little functional relation
ship with the first mentioned uses, they can sometimes help to 
round out a physical site that will give it importance as a foca l 
point. Often, such a complex of community faci lities can be 
designed to complement a local shopping center, apartment de
velopment, office buildings, or churches so as to result in an even 
more coherent pattern of community activity and importance . 

FUNCTIONAL INTERRELATION OF CITY DEPARTMENTS 

t--
11 

t--

" t--

" I--

" t--

1 , 5 5 1 • , 11 1 1 14 15 II 1 7 1 & 

I · 

I·· 

- routine D 
-

moderate 
-

substantial -

- strong 

I 2 J 4 5 , 1 • , 11 II 12 11 14 15 II 11 Il U U 21 21 

Numbers refer to departments 
as enumerated on preceding table 
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HOSPITAL NEEDS 

According to the Hill-Burton State Plan For Hospitals, Michi
gan needs 4.26 general hospital beds per thousand population (ex
cluding facilities needed for long-term care, mental hospitals, 
TB hospitals, public health centers, diagnostic and treatment 
centers, and rehabilitation facilities). 

Livonia's St. Mary Hospital has 208 beds, which works out at 
about 2.4 beds per thousand population for its existing popula
tion. This hospital was initially planned for eventual expansion 
to 4S0 beds. If Livonia's future population will range between 
IS0,000 and 180,000 people , its future general hospital bed 
needs would be roughly between 640 and 760 beds. Since Livonia 
is part of the Detroit Metropolitan Area, its needed hospitals 
are not necessarily to be located within the city limits. By the 
same token, residents in northwest Detroit, Southfield, and Farm
ington will not all be served by Mt. Carmel, Sinai, Providence , 
Grace , or Botsford Hospitals. We recommend that a Citizen 
Committee be appointed to review the area's future hospital and 
medical facility requirements and formulate recommendations 
for meeting projected deficiencies in such facilities. Such recom
mendations would benefit by advice of the Greater Detroit Area 
Hospital Council. 

LIBRARIES 

The Library Commission has developed the following principles 
and standards: 

I. PRINCIPLES 

Every individual should have free library service available 
in his local community. 

Library sites should be centrally located in the area to be 
served. 

Sufficient land should be acquired to provide for adequate 
setting of building, sufficient offstreet parking and expan
sion. 

In general, a branch library should be located near the focal 
point of several residential neighborhoods, preferably near 
or adjoining a shopping center. Many shoppers are potential 
users of the library. When adjacent to a center, it should 
be properly buffered. 

Libraries should be easily accessible on or near a thorough
fare. 

Sites should be acquired as early as possible while costs for 
such sites are relatively low and still undeveloped. 

2. STANDARDS 

Branch libraries should be located within I to 1-1/2 miles 
of every home. 

Where possible, branch libraries should be located approxi
mately 1 to 1-1/2 miles within the city limits. 

Branch libraries should contain approximately 4,SOO square 
feet of floor area, with provision for approximately 3,000 
square feet of additional floor area for expansion. 

The branch library site should contain at least 30,000 square 
feet of area, or three times the ultimate floor area. 

A branch library should serve a population of IS ,OOO to 
2S,000. 

Planned library locations are shown in the Plan Map. 
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x. Urban Renewal 
Until 1970, we propose code enforcement, 
a pilot project, and programming of overall 
need for urban renewal; starting in 1971, 
tackle the entire backlog of substandard 
areas. 

If we define " middle-aged housing" as being 25 years old or 
older, there are 2,123 middle-aged housing units in Livonia. 
built in 1939 or earlier. Most of these units are sound. However. 
the United States Census in 1960 classified 832 dwelling units 
in various stages of substandard condition. Undoubtedly almost 
all of these are in the category of "middle-aged housing. " Of 
the 832 substandard units, 77 were structurally in sound con
dition but lacked certain plumbing facilities ; 630 were in de
teriorating condition , and 125 were in the extreme category of 
dilapidated. If we subtract out the 77 in sound structural con
dition, there remain 755 substandard units which currently com
prise about 3.5 % of Livonia's 21,300 dwelling units. 

In addition to substandard residential conditions , there are areas 
of nonresidential blight, notably concentrated on Plymouth Road 
and Eight Mile Road. Other areas not yet blighted, but which 
show symptoms of future trouble , include residential frontage 
on heavily traveled mile roads and residential siding to the rear 
of commercial districts. 

There are 27 pockets of blight dispersed in 26 of the City's 36 
mile sections. None of these areas are "slums." Almost all of 
them could be upgraded to be attractive at moderate cost. 

Some substandard units are located along section line roads , 
reflecting the area's early pattern of settlement. Many of these 
units will, through the normal course of real estate development, 
become cleared as part of larger industrial, shopping center, or 
subdivision development. This is particularly true of old houses 
that are still part of acreage ownerships. However, in cases where 
the ownerships have been split up over the years , acquiring and 

clearing such properties will not likely take place through normal 
private operations. 

Most of the blighted areas in this predominantly postwar com
munity comprise older housing built long before Livonia was in
corporated as a City. This early housing was typically built on 
scattered lots in gridiron subdivisions. Since the houses were 
individually built on a lot-by-lot basis over a period of years, 
public improvements such as street paving and sewer were not 
initially installed. While public water and sanitary sewer are now 
installed, there generally remains a need for storm sewers, paved 
streets, curb and gutter, sidewalks , street trees, and other fa
cilities. The modest valuations of these houses suggest limita
tions on what can be accomplished through specially assessed 
improvements. 

In more recent years, numerous houses were built on remaining 
vacant lots in some of these areas. In these areas, older houses 
are now in the minority. Marketability of the older houses has 
decreased in the face of market competition from newer, 
modestly-priced housing. 

The general formula for upgrading these areas includes selection 
of those deteriorated houses not suitable for conservation and 
rehabilitation, based on thorough building inspections and cost 
estimates , clearance of such houses, code enforcement and re
habilitation for other houses that are economically feasible for 
such treatment, sale of some cleared lots for new housing, sale 
of other cleared lots to abutting homeowners in order to increase 
the size of their lots, enclosing storm drainage, street paving, and 
other neighborhood improvements. The exact "mix" of treatment 
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will vary from area to area. In most areas, the percentage of 
houses needing clearance is small: up to 5%. 

LOCAL INITIATIVE 

Federally assisted urban renewal would facilitate a complete 
job in-improving these areas. Substantial improvement could be 
made in these areas on a local basis without federal participation , 
primarily through intensive code enforcement , guidance fur
nished by the City on voluntary rehabilitation and neighbor
hood improvement projects, special assessment projects III 

installation of sidewalks , street trees , curb and gutter, street 
paving, and storm sewer, and other neighborhood site improve
ments. However, such accomplishments would require the full 
time direction of an experienced and competent person , having 
this as a primary assignment. Otherwise , the job would become 
lost in the welter of more immediate tasks. 

Whether or not the City elects to proceed with federal assistance , 
we recommend the establishment of such a staff position for 
neighborhood improvement. Such a program would involve ex
tensive participation by the Inspection Bureau , City Planning 
Department , Department of Public Works , Recreation Depart
ment, and other City departments, with the overall coordina
tion furnished by the neighborhood improvement official. Should 
the City subsequently proceed with federal urban renewal much 
of the budget for this function could be financed by urban re
newal project activities with federal assistance. Should the City 
decide to defer such federal assistance, such an official would 
nevertheless be needed to make serious progress in upgrading 
these areas. 

Such an official could be placed in the City Planning Department 
provided he has a clear-cut job description that would prevent 
erosion of his primary assignment. 

ENUMERATION DISTRICTS HAVING 10 OR MORE 
SUBSTANDARD UNITS OR 8 OR MORE 

DILAPIDATED UNITS, ACCORDING 

Enumeration 
District 

1 
2 
4N 
5N 
6 
7N 
7P 
8 
ION 
II 
12 
15 
20 
21 
22* 
23 
25 
28 
31 
32 
33 
37 
40P 
49N 
49P 
51 
53 A & B 

Subtotal 
Substandard in 
Balance of city 

Total 

TO 1960 CENSUS 

Deteriorating 

124 
29 
16 
15 
25 
10 
14 
11 

1 
21 
28 
19 
32 
17 
11 
25 
13 
18 
12 
9 
2 
9 
9 

22 
18 
19 
39 

568 89.1 % 

62 10.9% 

630 100.0% 

Dilapidated 

4 
16 
3 
8 
8 
o 
6 
4 
8 
3 
7 
5 
4 
1 
o 
5 
1 

1 
I 
2 
o 
2 
3 
o 
3 

15 

III 88 .8% 

14 1l.2 % 

125 100.0% 

Total 
Substandard 

128 
45 
19 
23 
33 
10 
20 
15 

9 
24 
35 
24 
36 
18 
/I 
30 
14 
19 
13 
10 
4 
9 

/I 
25 
18 
22 
54 

679 89.9% 

76 10.1 % 

755 100.0% 

* Field inspection indicates Census in error in Enumeration District 
No. 22; there are no substandard units. 
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FEDERALLY ASSISTED URBAN RENEWAL 

There are different kinds of urban renewal programs: 

Clearance 
Rehabilitation 
Conservation 
Code Enforcement 
Others 

and combinations thereof. 

The principal eligibility factors for a "clearance" type of federal
ly assisted urban renewal project are: 

I. More than 50% of the buildings must be "structurally sub
standard to a degree requiring clearance," or 

2. More than 20% of the buildings must be structurally sub
standard to a degree requiring clearance, and additional 
clearance in an amount bringing the total to more than 50% 
of the buildings must be warranted to effectively "remove 
blighting influences" such as inadequate street layout, in
compatible uses, overcrowding, obsolete buildings , other 
identified hazards to health, safety, and well-being. Such 
latter factors could, ' for example, include mislocation of 
residences in an industrial district. 

Buildings classified as "structurally substandard to a degree 
requiring clearance" must contain defects in structural elements 
and/or a combination of deficiencies in essential utilities, fa
cilities , light , ventilation, fire protection, layout, etc. , of suffi
cient total significance to justify clearance. 

("Substandard to a degree requiring clearance" roughly corre
sponds with the "dilapidated" definition in the U oited States 
Census of Housing.) 

It is doubtful that any of the 27 areas could be established as 
having 20% or more of the buildings " structurally substandard 
to a degree requiring clearance." In some blighted areas it would 
nevertheless be possible to draw a boundary around a few build-

ings to meet the required eligibility of a clearance section of a 
larger rehabilitation type of project. 

The Housing Act of 1964 makes changes in the Program of 
particular applicability to Livonia's problem areas. 

CODE ENFORCEMENT PROGRAMS IN 
URBAN RENEWAL AREAS 

The Urban Renewal Program now authorizes a new type of 
urban renewal project consisting entirely or substantially of 
intensive code enforcement. This type of project is limited to 
areas that are basically sound, but which principally because of 
noncompliance with housing and related codes have begun to 
show signs of deterioration or blight. 

This amendment also permits the cost of code enforcement 
activities , such as preparation of violation notices , making of 
compliance inspections, and other actions part of regular munici
pal code enforcement to be included as part of the eligible cost 
of projects involving clearance or conservation. 

DIRECT FEDERAL LOANS FOR REHABILI
TATION IN URBAN RENEWAL AREAS 

The Urban Renewal Program now authorizes low interest loans 
to owners or tenants of homes or business property in urban 
renewal areas to finance rehabilitation required to make the 
property conform to code, or to carry out objectives of the urban 
renewal plan. Such a loan may only be made if the borrower is 
unable to secure the necessary funds from other sources, at 
reasonable terms and conditions. The interest rate may not ex
ceed 3% and the maturity may not exceed 20 years or 3/4 of 
the remaining economic life of the structure after rehabilitation, 
whichever is less. A loan cannot exceed $10,000 for residential, 
or $50,000 in the case of business property. As an additional 
aid for the borrower, a loan on his house may refinance any exist
ing indebtedness against the property in addition to financing 
its repair, if necessary to keep the total monthly payments on the 
indebtedness within the borrower's paying ability. 



A CLOSER LOOK AT SOME AREAS 

In Section 1, the main problem area is bounded by Inkster, Eight 
Mile, and Angling Roads. Generally, houses are neatly kept. 
However, there are 153 deteriorating and 20 dilapidated houses 
in the area. Blocks are generally 600 feet in length. Some streets 
could be closed without unduly inconveniencing traffic, thereby 
saving costs of paving and maintenance. 

Access to the river valley is blocked off by private ownership 
along the west side of Angling Road. Better access to the river 
valley would upgrade the neighborhood. While the absence of 
enclosed storm drainage is not detrimental on some streets, 
ditches become quite deep and unsightly on others. Sidewalks 
are generally installed in front of the houses that have been built 
in recent years, but are largely absent from frontages of earlier 
houses. Some dead-end streets should have cul-de-sac turn
abouts. Street tree planting is needed on some streets. 

In this area, lots are typically platted 40 feet by 136 feet. Where
ever such lots are cleared, disposition priority should be given to 
the two adjoining owners to result in 20 feet to each for 60 foot 
lots. 

Section 25 is in the industrial corridor. There are two pockets of 
residential east and west of the Fisher Body plant having 18 
deteriorating and 1 dilapidated houses. The westerly pocket has 
mostly modest homes, neatly maintained. A few houses should 
be cleared. The main problem on Hartell Street is that houses 
on the west side face the Fisher Body industrial property on the 
east side. 

The housing on the east side of the Fisher Body plant is in some
what worse condition, parti!;ularly those houses directly facing 
the Fisher Body plant property. In comparing this area with the 
area on the west side of the Fisher Body plant, the main reason 
that it is less attractive is that it has been more densely developed. 
The relationship of residential to Plymouth Road commercial 
frontage is not good, and could be considerably improved upon 
by construction of screening walls and landscape belts. 

In the southeast corner of Section 36 there are 12 deteriorating 
and 1 dilapidated houses. Generally speaking, however, houses 
are neatly maintained. They are on large lots, helping make the 
area more attractive than it otherwise would be. Relationship 
with Joy Road commercial frontage is not good. Sidewalks and 
storm enclosed drainage are needed. In this area there are large 
lots ranging from about 0.4 to 1 acre and over. The larger lots 
on the west side of Inkster Road are typical garden-type lots 
that were platted 30 or 40 years ago having a width of 50 or 60 
feet and a depth of about 700 feet or a ratio of depth to width of 
about 14 to 1, resulting in most of the land beyond the first 120 
feet along the road being unused. On Cardwell Street the situa
tion is similar, although not quite as bad since the ratio of depth 
to width is about 6 to 1. When lots have lopsided proportion of 
depth to width it almost always means wasted land. 

Perhaps the owners of the deep lots would be interested in con
verting the rear of their lots into a neighborhood park, with guid
ance and encouragement from the City. Such pooled land need 
not necessarily become City-owned, but could remain a sub
division improvement. 

The presently proposed park acquisition program includes some 
park acquisition in Section 36. A parksite is being proposed on 
Floral A venue in the section south of the Cleveland Elementary 
School. Noncash grant-in-aid credit to the City could be re
ceived constituting part of its share of an urban renewal net 
project cost in these neighborhoods. 
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GENERAL CONCLUSIONS ON THESE 
THREE AREAS 

1. None of these areas are suitable for large.scale clearance 
either in terms of eligibility or need. 

2. Most of the areas would qualify as a rehabilitation type of 
urban renewal project, with limited clearance. 

3. There are opportunities in most of the areas for making up 
a major part if not all of the City's share of an urban renewal 
project's cost through local public improvements , such as 
street paving, curb and gutter, storm sewer, sidewalks, 
street trees, street signs, correction in layout of streets , 
provision of cul-de-sacs , neighborhood parks , etc. Some 
of these improvements could be special assessed, and still 
provide credit to the City. 

4. Modest income families of large size are not being ade
quately accommodated by either privately-built single fam
ily homes , or mUltiple housing. Existing areas of moderate
density, modest-priced homes should continue to offer hous
ing opportunities for such families. 

5. To the extent that clearance takes place, it should facilitate 
preservation of a density no higher than now generally pre
vails. While some of the lots should be sold as homesites, 
urban renewal treatment in these areas should enhance the 
character of these areas that keeps them from becoming 
slums: moderate density. Through land disposition of ac
quired and cleared lots, adjoining property owners would be 
encouraged to acquire lots to expand their own ownerships. 
Private garden plots, now evident in these areas , should be 
encouraged and expanded. Some lots could be acquired by 
the City for tot lots and neighborhood recreation. Access 
could be improved to existing public recreation areas. More 
generous separation and buffer could be provided between 
residential and commercial areas . Such land disposition 
program would result in lower disposition proceeds and 
commensurately higher net project cost and local share of 
cost than a project attempting to yield the maximum number 
of building sites. But the latter would not meet the people 's 
needs . 

6. While a few of the dilapidated houses in these areas could 
be cleared through code enforcement, most of them would 
require acquisition because they are not severely dilapidated 
as a public hazard and nuisance. Code enforcement would 
result in a minimal amount of correction in structural, plumb
ing and heating defects that would satisfy code requirements , 
but would still leave a basically unsound unit. It is primarily 
because of the limited ability to clear substandard units 
through code enforcement that we have a need for urban 
renewal. Acquisition through urban renewal would in many 
cases provide an opportunity for owners of dilapidated units 
to realize a reasonable liquidation of their invested equities. 

TIMING 

When evaluated in the context of other needs generated by rapid 
development, the need for urban renewal until 1970 should be 
met by: 

1. Staffing a neighborhood improvement official. 

2. Coordinating of code enforcement program by the above 
official. 

3. Proceeding with planning and carrying out an urban renewal 
project in one of the blighted are as , as a pilot for more 
projects after 1970. 

4. The City should conduct a Community Renewal Program 
(CRP) focusing study on the various problem areas including 
Plymouth Road and Eight Mile Road frontage, and residen
tial mile road frontage as well as residential neighborhoods 
needing attention. 

CRP would produce physical, financial , and administrative 
plans and tools for upgrading these areas , and would coor
dinate the timing and location of urban renewal projects 
with school, park, sewer, and similar improvements offer
ing credit opportunities for the City's share of financing 
projects. (The cost of such CRP can be financed with a 2/3 
federal grant, and the local 1/3 share can comprise staff ser
vices , such as under the 701 Program.) 



XI. General Development 
Plan Map And Existin-g 
Land Use Map 

The General Development Plan Map is a 
general statement of long-term objectives 
for land use, transportation, and public 
facilities, subject to refinement by continued 
studies of specific subjects, and subject to 
modification as specific developments ma
terialize. Comparison of the Existing Land 
Use Map and General Development Plan 
Map reveals areas having greatest possibil
ities for modifying land use patterns. 
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City of Livonia, Michigan 

CITY PLANNING COMMISSION 
RESOLUTION ADOPTING THE 1965 

GENERAL DEVELOPMENT PLAN MAP 

_____________ , 1965 

WHEREAS, Section 6, Act 285 P.A. of 1931 (Municipal Plan
ning Commission Act) , as amended, states that "It shall be the 
function and duty of the (City Planning) Commission to make 
and adopt a master plan for the physical development of the 
municipality" ; and 

WHEREAS, the City Charter, Chapter 2 established a City 
Planning Commission with the powers and duties set forth in 
said Municipal Planning Commission Act; and 

WHEREAS, the General Development Plan Map hereby being 
adopted is a " functional subdivision" of the City's " master 
plan" as referred to in Section 8, Act 285, P.A. 1931 (Municipal 
Planning Commission Act) as amended; 

WHEREAS, in recognition of the fact that the advice of the Plan
ning Commission on specific problems will be sought year after 
year, over a considerable time period, concerning zoning, plat
ting, highways and community facilities , and other matters re
ferred; it is essential to the consistency of the Planning Com
mission's considerations and recommendations that there be 
in existence a basic policy document; and 

WHEREAS, the several departments of City government, in
cluding the Mayor and the City Council need to know the general 
basic policies that the Planning Commission intends to use as 
guidance in its deliberations and recommendations; and 

WHEREAS, urban land development patterns are shaped by 
significant land features rather than city limit boundaries, it is 
necessary to develop a Plan which recognizes Livonia in rela
tion to its environs. However, for the purposes of this Plan, 

adoption is concerned only with the area encompassed within 
the Livonia City limits; and 

WHEREAS, the purpose of the Plan Map is to guide private and 
public action regarding the City of Livonia's development ; and 

WHEREAS, the Plan Map establishes general patterns , general 
quantities, and general locations of land use , community fa
cilities, highways and thoroughfares, without attempting or in
tending to identify detailed use of specific land parcels , and shall 
be used as such a general policy guide for the Planning Commis
sion's deliberations and recommendations ; and 

WHEREAS proposals of the Plan Map are supported by the 
document entitled "Proposed Development Policies for 1965-
1970 Growth"; and 

WHEREAS, City Planning is a continuous process and improve
ments may be incorporated into the 1965 version of the Plan; 
recognizing that changing one part is likely to change other parts; 
therefore be it: 

RESOL YEO by the City Planning Commission of the City of 
Livonia that the 1965 General Development Plan Map as it 
pertains to the area within the Livonia City Limits , is herewith 
adopted. 
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