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ABSTRACT
LOCAL COMMUNITY PLANNING AS A DEVELOPMZNT
FACTOR IN METROPOLITAN REGIONS

It was the purpose of this thesis to arrive at conclu-~
sions concerning the manner in which local community plan-
ning serves the needs of present day metropolitan regions.,
This was done by examining, in some detail, the regional
development patterns evolving from the proposals contained
in plans completed by local community planning agencies 1in
Wayne County, Michigan,

The method used to evaluate these patterns was one of
comparison, They were compared, graphically end statistic-
ally, to the existing situation and to studies, plans, and
projJections completed by agencles and organizations con-
cerned with a much larger geographic area than ths loceal
community.

Based on these comparisons, and & subsequent analysis,
specific conclusions are presented concerning the degree of
effectiveness to be expected from local planning, as now
practiced, in administering to the needs, and fulfilling
the requirements, of msetropolitan reglons, These conclu-
slons lead to suggestions concerning certain basic policy
reforms that, perhaps, professional planners should be

seriously concerned with and ectively supporting,
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CHAPIER 1
IN'TRODUCTION

Urbanism, a world-wide phenomenon of the past
century, has occurred with particular intensity in the
western world, Before 1850, no society could be
described as predominantly urban, By 1890, however,
the majority of Great Britain's population lived with-

in urban areas and over 40% of the people within the

rapidly developing United States had settled in cities,t

Today, most of the world's industrialized nations are

characterized by continuing and expanding urbanization.
#he most prominent manifestation of urbanism

in the United States is the vast, sprawling, ill-de-

fined "metropollis*® or "metropolitan region,* 1In

1960, for example, ninety-six million people - 53%

of the nation's population - were concentrated in 213

urbanized areas that together occupied only.?% of the

1Davis, Kingsley, ®"The Urbanization of the
Human Population®, Citles, Bditors of Scientific
American Magazine, (1965), p. 8.
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nationts land.2 These 'regions'3 represent something new
in man's evolution and present unique, difficult, and
challenging problems for the urban planner, The standards
and criteria traditionally used to understand tne American
city are difficult to apply to, or simply do not work for,
metropolitan regions, The nature of a city was fairly
clear, It occupied a limited and relatively small space,
It brought people together from many different backgrounds,
made communication between them convenient, and offered
them an opportunity to indulge in many kinds of activities,
1t had easily recognizable boundaries, and & government
that could resolve the people's problems, provide services,

and administer everyday affairs.u

2The 213 areas clted are Standard Metropolitan
Statlistical Areas as established by the Burezau of the
Budget. The deflnition of an SMSA involves two considera-
tions: first, a city or cities of specified (50,000) pop-
ulation to constitute the central city and identify the
central county; second, economic and social relationships
with vontiguous counties which are metropolitan in char-
acter so that the periphery of the specific metropolitan
area may be determined, Criteria of metropolitan char-
acter relates primarily to the attributes of the county
as a place of work or as a home for a concentration of
non-agricultural workers, (Bureau of the Census, United
States Census of Population 1960, United States Summary,
Final Report PC(1l)-1B, p. ix,)

3Various criteria are used to define metropolitan
regions, such as the Bureau of the Census definition of an
area containing a nuclear city of at least 50,000 population.
As generally referred to in this thesis, a metropolitan re-
gion is a major center city and its highly urbanized environs,

4Wurster, Catherine Bauer, "The Form and Structure
of the Future Urban Complex", Cities and Space, (Wingo,
Lowdon, Jr., Ed,), The John Hopkins Press, Baltimore, (1964),
p. 73.
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While the metropolitan region resembles the city
in some respects, it has many important and fundamental
differences, It covers a much greater area than the
city. 4t has no clear-cut boundaries and can scarcely
be referred to as a unit, in the way a city is called a
unit, Most significant of all, it has no government,

The spreading and sprawling growth form ¢f the typical
American metropolis has engulfed or affected a multipli-
city of local governmental units, making central or uni-
fied control over growth, the provision of serwices, and
general administretion an immensely difficult, if not
impossible, task. Soclal conflicts, personified by ris-
ing crime rates, recial tensions, and disease ridden
slums, are becoming intimately identified with vast urban
conglomerations. And the environmental problems of traf-
fic congestion, water pollution, smog, noise, inconven-
ience, and formless monotony have become well-known by-
products of the metropolitan region,
Modern metropolitan trends have destroyed the tradi-
tional concept of urban structure and there is no
new image to take 1ts place. Blind forces push in
various directions while urban environments are being
shaped by decisions which are neither based on any
real understanding of cause and effect nor geared to
consistent purposes,
The rapid urbanization of the comparatively re-

cent past resulting in the emergence and growth of the

metropolitan region has focused national attention and

51biq.
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concern on the problems associated with the metropolis,
Emergency treatment of symptoms on & scale commensurate
with past efforts does not seem to be enough. The scale
of the present metropolitan region, and the continued
rate of growth of urbanism calls for greater and more
enlightened effort on a region-wide basis,., I1f these
problems cross many local governmental boundaries, then
it seems logical and desirable that planning activities,
including the implementation of planning proposals, also
cross those boundaries. . As urbanization continues to
alter the environment within metropolitan regions, new
planning problems are created that, by their very nature,
extend over entire urban areas.6
A fallure to move and create & decent environment
must certainly be read as a failure of our capital-
istic society, . . . A critical question in all
this is how to reconcile the creative strengths of
the American free enterprise system with the need
for the kind of widespread and farsighted regional
planning that only government can supply. Is such
a reconciliation impossible? If it 1is, the battle
is lost. Today, a kind of righteous passion about
their environment has seized a number of Americans,
It has to seize all7of us, for the disease of ugli-
ness 1s widespread,.
The urgent and growing need for regional planning
has prompted a number of Federel legislative provisions

which have been aimed at achieving more orderly and

6Honey, Keith M,, "Local Planning", Michigan
Soclety of Planning Officials, Proceedings of the Twen-
tieth &nnual Conference, (Lansing, Mich,, 196L4), p. 22,

7aEditorial®, Fortune, Sept., (1964), p. 108
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efficient planning programs for metropolitan regions,
The funds provided by Section 701 of the Housing Act
of 1954, as amended, have been instrumental in encour-
aging the formation of metropolitan, regional, and
local planning commissions, In order to qualify for
Federal assistance under the Area Redevelopment Act,
local communities must prepare an economic development
plan which is coordinated with regional needs.8 Under
recent amendments to the Federal Aild Highway Act, a
comprehensive transportation planning program must be
initiated within urban areas of over 50,000 people be-
fore federal aid highway monies will be released to
local communities,

While numerous metropolitan and regional planning
commissions have been formed to cope with the problems of
urbanization, their efforts have been hampered by the
fragmented local government making up the metropolitan
region.9 Where regional planning agencles do exist,
they find themselves in an unusually frustrating posi-

tion, They have no government or leglislature to which

8y. S., Congress, An Act to Establish an Zffec-
tive program to Alleviate Conditions of Substantial and
Persistent Unemployment and Underemployment in Certain
Economically Distressed Areas, Public Law &7-27, 87th
Congress, S, 1, May 1, 1961, p. 5.

9Subcommittee on Intergovernmental Relations,
U. S. Senate, Metropolitan Planning, Washington, D.C.,
U. S. Government Printing Office (1963), p. 6.
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they, and they alone, can look for support and imple-

10 Moreover, they are

mentation of planning proposals,
formed, in most cases, under state enabling legislation
which gives them 1little power to influence growth, 1In
most cases, they have no mendzte to even review and
comment upon the planning proposals of local govern-
ments,1l

Michigan enabling legislation for regional and
local planning activities 1s typical of the division of
duties and responsibilities of these planning functions,
While both of these laws require the planning process to
be adivsory in nature, local planning commissions can re-
commend or administer certaln proposals to implement

12 9he local "planning area" 1is

local plamning proposals,
usually closely related to political boundaries of the
community. A plan for the physical development of the
community 1is generally the prime focus of the local plan-
ning program and, in communities under 50,000 population,
financial assistance for this plan is often sought for

the Federal Government under the Federal Planninz &issist-

10committes of Government Operations, U, S, Sen-
ate, National Survey of Metropolitan Planning, Washington,
D. C., U, S. Government Printing Office (1963}, p. 6.

1l1p14, p. 7.

12The Michigan Municipal Plannirg Commission Act
(Act 285 of the Public icts of 1931 as amended), for ex-
emple, allows such commissions to propose and/or admin-
ister z oning regulations, subdivision controls, and
capital improvement programs,
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ance Program,13 The objectives of this plan are the ob-
Jectives of the local community, There is no requirement
for review or evaluation of the local plan by any plan-
ning agency covering a wide geographic area (such as a
regional planning commission) and any such consideration
that comes about is initieted on an informal basis by the
local community or its consultent, '

The regional planmning function in Michigan exists
at the pleasure of two or more locsl units of govern-~
ment.lu The dutles and responsibilities of the regional
plamning commission are to: (1) undertake studies 2and
research, (2) prepare and adopt a plan for the physical
development of the region, and (3) provide advisory ser-
vices to participating local governments.15 Local gov-
ernments, on the other hand, may or may not adopt the
plans of the regional commission,

Clearly then, under the law, regionzl planning
exists at the pleasure of local legislative units, and
the main thrust of the planning effort is meant to come
from the local communities., In 1931, when the Planning

Commission Act was passed, villages, éities, and town-

13Such asslstance is zuthorized under Section
701 of the Housing Act of 1954, as ameaded. Under this
Act, the Federzl Government pays two-thirds of the cost
of a local planning program,

1L’Sectj.on 2 of Act 281 of the Public Acts of
1945, as amended, (Regional Planning Commission Act)
states that a regional commission m2y be formed by re-
solution of two or more local units of government,

155ct 281, Public Acts of 1945, es amended.
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ships were perhaps meaningful and distinct units of gov-
ernment, In many cases, they could solve thelir problems
separately and the legislation was somewhat in tune with
the times, Passage of the Regional Act in 1945 wes in-
dicative that there was recognition of the growth of
metropolitan regions and regional problems, However,
there was little indication in this 4ct that the State
Legislature was ready to alter the power of local govern-
mental units in the field of planning.

Planmning today is still conducted largely at the
local level and the state legislature continues to pre-
serve the independence and decision maklng powers of
local legislative units. Regional planning has been re-
legated to an advisory role operating at the pleasure of
local government,

Are the results of local planning on a region-wide
scale actually known? Perhaps there 1s enough in formal
coordination and communication between local communities
to bring into being local plans which meld into a re-
gional pattern that eventually resolves regional conflicts,
it may be that regional planning, as now practiced, does
furnish sufficlent informal and persuasive guidance to
local planning so that solutions to regional problems are
indeed accomplished,

The major objective of thls thesis is to discover,
in one region, what local plenning, as now practiced, is

Producing on a regional scale and whether it can be counted
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upon to address itself to reglonal needs and produce
solutions to regional problems,

'he method of investigation is uncomplicated and
is based on three assumptions: one, that the study area
is typical of *metropolitan regions® with steadlly grow-
ing problems which will continue to grow unless present
development policies, trends, and habits are altered in
some manner; second, that sudies and projections accom-
plished by qualified organizations concerning the Region
as a whole tend to be more realistic and accurate than
the sum total of a number of separate local community
studies and projections; and, third, that the more local
planmning is influenced by & regional planning commission,
and other organizations studying the entire Region, the
more local planning Will realistically meet regional
needs,

All the availlable local plans for a certain
geographic area, under the Jjurisdiction of a regional
planning commission, will be assembled into a regional
composite - a descriptive, statistical, and graphic
composite of future local plans, The basic idea is to
reproduce proposed results of local planning and com-
bine them in a form that can be compared to regional
studies and plans and evaluated on a regional scale,
This means that at a certain point in time all the pro-
posed future plans of local communities will be presented

so that they can be viewed simultaneously in concern -
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a composite of local plans, 71hils composite will then be
compared to all available studies, plans, and projec-
tions completed by the Regional Planning Commission,
state agencies, and any other organizations who have
formulated regional plans or projections will be utilized
for this comparison, In addition, present regional con-
ditions will be delineated, verbally and graphically,
with particular attention to identifying existing and
emerging trends, Comparisons will also be made be-
tween these apparent trends and the patterns and situa-
tions revealed in the composite of future local plans,

By undertaking such an analysis, it is hoped
that conclusions can be reached concerning the effect of
local planning proposals on the future regional develop-
ment pattern and whether or not local planning proposals,
viewed in the composite, are realistically related to the
physical, economic, and social development expectations
of the region as a whole,

Chapter II will describe the region selected for
study, the existing land use in the study area, and will
ettempt to identify existing and emerging trends,

Chapter III will describe the composite of
future local plans and 1dentify trends and patterns as
they are revealed in the composite,

Chapter IV will investigate whether the composite
fecllows, or is similar to, the pattern of presently emerg-

ing trends and whether it agrees with, or 1is supported
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by, projections, plans, and studies of regional, state,
or county agenclies,

From these comparisons, Chapter IV will also
strive to draw certain conclusions relative to: (1)
the degree that local planning dellberately addresses
itself to regional problems; (2) the degree that local
planning aligns itself with simply a continuation of
present regional development trends; and (3) the degree
that the sum total of local planning coincides with
projections and plans made by agencliles concerned with
the whole region rather than the parts, Chapter IV will
2lso present recommendations, based on the above con-
clusions, concerning methods of producing more effective

regional planning,



CHAPT:tR II
THE REGION AND THZ STUDY ARZ=A

In choosing the area for study, three criterla
were used: first, it must be a part of a "metropolitan
region" as described and discussed in Chapter I; sec-
ond, a high percentage of communities must be engaged
in local planning; and, third, it must be within thse
planning area of a regional Plamning Commission,

Applying these criteria, Wayne County was cho-
Ben as the general study area, All but two of the minor
civil divisions in this county have planning commissions,
forty-four in all, and twenty-four of these have com-
pleted Future Land Use Plans. 1t is a part of the De-
troit Metropolitan Region, and the Detroit Metropolitan
Area Regional Planning Commission includes this county
as part of its planning area,

The following description concerns the three
county (Wayne, Washtenaw, Macomb) area making up the
Greater Detroit Metropolitan RBegion - the nation's

fifth most populous metropolitan area.1

lGreater Detroit Board of Commerce Staff, Zxe-
cutives Handbook. Much of the information concerning
the Detroit Region was taken from this publication.

- 12 =
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First settled by the French in 1701, the area
grew slowly and in 1030 the City of Detroit had only
2,222 citizens, From there on, however, growth was
rapid with the most intense development occurring dur-
ing the first thirty years of the twentieth century
when more than one and one-quarter million persons estab-
lished residence, ‘1he incréase in population continued
to mount steadily and by 1965 there were 4,041,000 in-
hebitants, A gain of 279,000 (6.9%) has occurred since
the 1960 census,

During the 1800's, the area established itself
as a metal working center and received tremendous im-
petus in this direction with the advent of the automo-
bile industry. By 1904 Detroilt was making one-fifth of
the nation's automotive products, 5ince then, it has
increased 1ts proportion of this business and today
egbout 27% of the vehicles of this largest industry in
the nation are made in the Detroit area,

Other items in which the area ranks high in pro-
duction are machine tools and accessories, gray iron
foundry items, metal stampings, hardware, industrial
inorganic chemicals, drugs and varnishes, wire works,
commercial films, offlice machinery, and rubber tires,
The region has the highest percentage of workers en-
gaged in manufacturing of any &rea in the United States,
In 1965, the Detroit area's 6,617 manufacturing estab-

lishments employed an average of 561,400 persons. Pro-
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duction workers earned $151.40 weekly for a 44,7 hour

work week at §$3.39 per hour.2

Although the area is one of the manufacturing
centers of the nation, only 37% of its entire labor
force i1s involved in manufacturing industries. Latest
data reveals that 51% of the labor force is now in-
volved in the non-manufacturing industries such as
wholesale trade, retail trade, finance, service, con-
struction, etc,

In the last five years, over four billion dol-
lars in new construction has been invested in this
area, About 30,000 new homes were constructed per
year up to 1966, The total dwelling units in 1965
numbered nearly 1,156,200, of which 77% were ovwner-
occupled and over &0% were single detached houses.3

Total retail sales for the area approximated
$6,407,944,000 in 1965, or $5,543 per family, second
in the top five retaill markets in the nation. Metro-
politan Detroit accounts for 54% of Michigan's total
1ncome.4

Agriculture, once 2 dominant economic force
in the area, 1s steadily declining under the pressure
of urbanization even though much of the area i1s prime

farm land, In 1965, only 6,300 persons out of a total
labor force of 1,502,000 were engaged in agriculture.5

2 3 by 5
Ibid, Ibid, Ibid, Ibid,
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Transportation facilities are extensive through-
out the area, Nine railroads (Baltimore & Ohio; Canadian
Pacific; C & D; Detroit, Toledo & Ironton; Detroit &
Toledo Shore Line; Grand Trunk Western; New York Central;
Norfolk & Western; and Pennsylvania) transported over
twenty-seven million tons of freight in 1965.6 Fifty
domestic and forelgn overseas steamship lines operating
out of the Port of Detroit handled over thirty-three
million tons of cargo in 1965.7 Over 200 motor carriers
serve the area, Eighteen domestic and international air-
lines operating out of Detroit Metropolitan wayne County
Airport transported 3,982,981 passengsrs, with over 350
scheduled flights daily.8 The freeway network within
the area 1is probably surpassed only by that of Los
Angeles,

The population and its rate of growth, the ex-
tensive geographic area (three counties), manufacturing
activity as well as the wide variety of employment
choices, the high rate of residential construction
activity, the low level of agricultural employment, and
extensive transportation facilities all point out this
area as a "metro region® of intense, concentrated inter-
related human activity sprawled over a large portion of

southern Michigan,
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The Detroit Metropolitan Area Regional Planning
Commission has Jjurisdiction over the three-county SMSA9
which makes up much of the Detroit Metropolitan region,
Inasmuch 2s the studies, plans, and projections of thils
Commission will be used extensively in this thesis, it
seems to be appropriate to examine, briefly, its organ-
ization, objectives, and acccmplishments,

The Commission was formally created June 26,
1947, under the Michigan Regional Planning Act, The
initial commission consisted of forty-six members:
twenty-three publlic officlals and twenty-three persons
representing civic, economic, and social fields.lo

In its formative stages, the Commission empha-
slzed the development of a comprehensive regional plan
and promoted local plamning within the region.ll The
major emphasis of the planning program and the years

scheduled for accomplishment are as follows:

IThe Detroit SMSA (Standard Metropolitan Statis-
tical Area) 1s defined by the U. S, Census as Wayne,
Macomb, and Oakland Counties, The Regional Planning
Commission also serves Washtenaw County and, in the past,
has developed plans for Monroe County,

l-OStudent Team Report on Detroit Metropolitan

Area Regional Planning Commission, Urban Planning Department,
Michigan State University, February, 1966.

llReglon referred to is original "planning area*
of the Regional Commission: Wayne, Washtenaw, Oakland,
Monroe, St. Clair counties,
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Physical, Social, and Economic
Studies as a Background to thse
Development of a Land Use Plan . . 1948 to 1950

Development of the Regilonal
Land Use Plan « o 1950 to 1955

Detalling of the Lend Use Plan , , 1955 to 1959
Regional Plans for Facilities .« « 1955 to 1965

The Commission was active and effective in stim-
ulating loczal communities to create planning commlssions,
and by 1961 ninety-five of the one hundred and seventy-
seven local governmental units in the Region had plan-
ning commissions, Sixteen of these communitlies hired
full-time planning staffs.12

Another important program of the Commission weas
the Development Area Concept started in 1949 wherein it
sought ¢o divide the Region into twenty-six homogeneous
planning areas and organize forums in each area where
public officials could discuss common problems, By so
doing, it was hoped to bring the reglonal planning
concept down to the local level and implement the Re-
gionel Plan, Eventually sixteen councils were formed
but the continuity of the program could not be main-
talned., Today only two of the sixteen councils are

st111 active,ld

12vi11er, James F., Detroit Metropolitan Area
Reglional Plenning Commission, (unpublished Master's Thesis,
Department of Urban Planning, Wayne State University)
P. 39.

13

Student Team Report, Loc cit,
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At the present time, the Commission is concen-
trating its work in two general areas: one, the contin-
uilng plenning assistance program; and, two, studies and
research in special areas such as thé Flood Plain Recon-
naisance Study, the Airport Environs Study, a Kegional

Recreational Lands Plan,14 eand the Transportation and

Land Use Study Program.15

In general, it can probably be said that the
research and informational activities of the Commission
have been most successful, but it is questionable as to
whether it has been an effective force in reconciling
the difficulties of the many Jjurisdictions within its
boundaries.l6 As pointed out in Chapter I, as a Regional
Commission it lacks the legal authorization to implement
plans or teke any significant action beyond appealing to

various governmental units to meet and resolve their

mutual problems,

Wiyaq,

1opetroit Metropolitan Area Regional Planning
Commission, Study Design for a Comprehensive Transporta-
tion and Land Use Program for the Detroit Region, Octo-
ber, 1964, This program, designed to produce a coordi-
nated plan to gulde future land use and the development
of a balanced transportation system, is undertaken
Jointly by the Regional Commission, the State Highway De-
paertment, the City of Detroit, the Supervisors Inter-
County Committee, the Metropolitan Fund, Inc,, and is
financed 60% by the Federal Department of Housing & Urban
Development, Bureau of Public Roads, Michigan State High-
way Department,

léstudent Team Report, Loc cit,
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Other difficulties constantly facing the Com-
mission have been the unstableness of participating
members and a constantly declining budget, Local govern-
mental units Join and leave at will, The efforts of the
Commission in urging local communities to form their own
planning agencies have worked against its own best in-
terests to some extent, As these planning agencies are
formed, the local legislative bodies withdraw their sup-
port from the Regional Commission and extend it to the
local agency,.

At the present time, four counties support the

Commission with the following budget:17

Oakland ., . . $16,667.00
Macomb « « o 10,000,00
Washtenaw , ., , 4,000.00
‘/Jayne e o

. _50,000,00
$80,667.00

There 18 evidence that Wayne County is consider-
ing withdrawing its support from tne Commission in order

to form its own planning agency,

The General Study Area

Wayne County is the most highly urbanized county
Within the Jjurisdiction of the Detroit Metropolitan Area

Regional Planning Commission.18 It contains some

171bi4d.

l8U. S. Bureau of Census, Census of U. S,, 1960,
Michigan, Number of Inhabitants. Wayne County is listed
a8 97.5% urbanized, Nacomb 87 .4%, Oakland 88,2%, and
Washtenaw 70.5%.
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2,266,297 peop1619 and within its boundzries 1s concen-
trated much of the dynezmic industrial base of the City
of Detroit, The county has the highest incidence of
local plamning activity within the state. All but two
minor civil divisions have local planning commissions,
More than 50% of these commissions have completed Future
Lend Use Plans for thelr areas and six commissions have
full-time professional planning staffs, Chart No., 1 con-
tains further details related to the status of the local
planning effort in Wayne County,.

To further understand the study area, existing
land use must be carefully examined and analyzed for
there are few other ways which can afford an overall
view of the manner and direction in which the area is
developing physically, The dynamics of the study area
will be of primary interest as portrayed by trends, pat-
terns of development, projections, and plans, 4s a fur-
ther reason for looking at existing land use closely,
one of the comparisons to be made in a later chapter
will be between the future land use Composite of Loczal
Plans and existing land use trends.

Land use in wayne County is described graphic-
ally end statistically., Chart No. 2 contains data ob-

tained from planning documents prepared by the local

19y. s. Bureau of Census, Census of U. S., 1960,
Michigan, MNumber of Inhabitants.
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planning agencies of the communities listed thereon,
Collectively, these communities form the specific study
area, Chart No., 3 contains data from 2 Land Use Survey
made in 1958 by the Detroit Metropolitan Area Regional
Planning Commission.

The generalized existing land use map (Map No, 1)
was prepered for use in this thesis by combining the same
two sources of information that were used in compliling
the statistical data; the Detroit Metropolitan Area Re-
gional Plenning Commission 1958 Lsnd Syrvey and Map and
the planning documents from communities listed on Chzart
No, 2, In effect, the planning documents were used to
up-date the 1958 Detroit Metropolitan Area Regional Plan-
ning Commission Land Use Ma2p, thus providing a fairly re-
cent existing land use map of Wayne County. The planning
documents used were completed at varying times in the
years 1963, 64, and 65 so that the date of this map, as
far as the study area 1s concerned, has to be noted as
1963-65. It is felt that the fact that this range exists
will not be bothersome as this study i1s interested in

broad trends rather than specific points and locations.

Residential Land Use Patterns

The highest concentration of resicentiel use 1is,
of course, in the City of Detroit and in the immediate
out-county area adjacent to the city. The residentisal

pattern decrezses in intensity toward the west into the
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further reaches of the out-county area, 4s can be noted
on Map No, 1, residentlal use extends furthest to the
west in the northeastern part of Wayne County, directly
west of the City of Detroit, with the Plymouth Road
industrial corridor acting a&s a spine through the center,
Scattered residential uses appear with more frequency in
the unurbanized northwest section than in the south and
southwestern parts, indiceting an existing and continu-
ing trend of more rapid urbarnizstion in the northern
part of the county,

The other apparently steadlly developling section
is downriver from the City of Detroit which appears to
be externding southward at a faster rate than it 1s to
the westward,

Trends in exlsting residential laend use:

1, Continuing preponderance of single
family detached dwellings over
multiple dwellings,

2, A tendency to scatteration exlsts and
is observable from the map, but, on a
county-wide basis, the tendency to
settle in the vicinity of industrial
employment centers is still quite clear,

3. The northwestern section of the county

is developing most rapidly.

Commercial Land Use Pztterns

Existing commercial use 1s characterized primar-
ily by a "strip® pattern that begins in the City of De-
trolt and extends along the main highways into the newly

urbanizing portions of the county. The most notable
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emerging trend is the establishment of shopplng centers
(see Map No.l for locations) in the more rapidly devel-
oping areas, The establishment of these centers proba-
bly signals the gradual attrition of much of the "strip”
sreas. However, this attrition is not discernible as
yet on a county-wide basis,

Trends in existing commercial land use:

1., Emergence of retail commercial shopping
centers outside the City of Detroit,

2, Tendency of shopping centers to congre-
gate near established industrial corri-
dors.

3. Continuation of "strip commercial” areas
in older urbanized sections,

Industrial Land Use Patterns

Industrial land use in the out-county area 1is
most plainly marked by two strong corridors; one pro-
ceeding directly west from Detroit to the City of Ply-
mouth and the other going downriver from Detroit toward
the western shore of Lake zZrie. These corridors, while
linking up with the industrial areas of Detroit, do not
necessarily seem to be a continuation of them, but ex-
hibit the characteristic common to all industrial areas
in this region - a location along a railway,

Two other areas could posslibly be indicated as
emerging industrial corridors.Both extend in awest-by-
south direction from Detroit along the New York Central

and the Norfolk and wWestern Railways,
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In the downriver section, there appears to be a

tendency for industry to flare out of the corridor to-

ward the west, but in no instance does 1t forsake a

railway line location,

Trends

1.

in existing industrial land use:

Concentration of industry in the Plymouth
Road corridor and the downriver Detroit-
Toledo corridor.

Emerging corridors extending west and
south of Detrolt along the New York Cen-
tral and the Norfolk and western Rail-
ways,

Continuation of the tendency to choose
railside locations,

The two major airports have not, as yet,
demonstrated strong industry producing
capabilities in their immediate environs,

Transportation Patterns (Map. No.2)

The existing highway transportation system pattern

in the out-county area is primarily the traditional grid

design with roads and highways following the section

lines, and regional thoroughfares and interstate free-

ways crossing these section line roads at various angles,

The majority of the roads are hard-surfaced al-

though some of the outlying townships still have a con-

slderable amount of non-hard-surface roads, The county

is served by nine railroads, all converging on the City

of Detroit,

Practically all commercial airline passenger

service has now been established at the Metropolitan
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Airport in Romulus Township, close to the geographic center
of the county and nearer to downtown Detroit than the
former Willow Run location,

Trends in existing transportation land use:

1, Continued construction of high-speed
limited access highways,

2. No significant change from the tradition-
al grid pattern on a county-wide basis is
discernible,

3. An emerging freeway system designed to
route regional traffic around Detroit and
also provide quick access to downtown De-
troit,

4, Concentration of airline service at one

location in center of county and closer
to downtown Detroit.

Recreational Land Use Patterns

The Huron-Clinton Metropolitan Authority has ac-
quired sbout 4,000 acres along the lower Huron River and
is developing it as a regional recreational area, The
Wayne County Koad Commission is developing two areas
along the Rouge River as regional recreational areas -
the Middle kKouge Parkway (2,800 acres) and the Lower
Rouge Parkway (1,000 acres).20

These facllities are adequate principally for
picnic and games areas, not for swimming and boating.

Urban development occupies almost the entire waterfront

20petroit Metropolltan Regional Planning Commis-
sioné Regional Recreational Lands Plan, Interim Report,
p. 26,
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in Wayne County. The natural resources for recreational
purposes are limited and maximum use will have to be
made of them where they exist,
Trends in exlsting recreational land use:
1, BRecreational and open space areas are
being acquired along the principal
rivers by both the state (the Eegional

Park Authority) and the county for re-
gilonal recreation purposes,

Summary

In summary, the Wayne County study area is part
of an active "metropolitan region" with a high proportion
of local communities engaged in planning. It 1is also
within the "planning area" of the Detroit lietropolitan
Area Regional Planning Commission which has had limited
success in establishing regional planning concepts and
practices. The influence of this commission is reported
to have declined in recent years,

Development in the study area extends outward
from the City of Detroit and appears to be proceeding
most rapidly in the northwestern part of the county
along the Plymouth Road industrial corridor, Strip com-
mercial development is prevalent along all the major
arteries as they approach Detroit. Industrial corridors
continue to develop along the major railroad lines,

The majority of land in the western and south-
western townships i1s still in agricultural use or is

vacant,
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Regional recreational facilities are scarce; one
of zbout 3,800 acres is in use along the Bouge kiver in
the center of the county, and the other of 4,000 acres
has been established in the southern part of the county
along the Huron River,

Practically all commercial alrline passenger ser-
vice in the Region has been established at Metropolitan
Alrport in Homulus Township., The highway system is a
combination of roads and highways following the section
lines in the traditional grid pattern; regional highways
converging on downtown Detroit in a radial pattern and
the freewsy system providing routes both around end into
Detroit,

lhese emerging land use trends will be compared
to the composite patterns of future land use plans
which have been prepared and adopted by local units of
government within Wayne County. A description of these

local plans is undertaken in Chapter III,



CHAPTER III
PROPOSED LAND USS - STUDY ARZA

As a necessary prerequisite to a comparative
analysis of land use within the study area,l this chap-
ter will examine the Composite of local future land use
studies in some detail and 1identify regional trends,
patterns, and projections, Goals and objectives will
be examined witn particular attention to their refer-
ence to regional considerations,

1The graphic Composite of future Local Plans, Map
No., 4, and the Statistical Summary, Chart No. 4, have
both been prepared for use in this thesis from informa-
tion and maps contailned in local planning documents,
These have been completed by private planning consul-
tants working for local communities, or by full-time
local planning staffs, Of the twenty-four communities
examined in detail, only three had full-time staffs -

Livonia, Highland Park, and Hamtramick,

lmHtudy Area® includes that portion of Wayne
County where planning documents are being researched,
These communities are listed in Chart No, 4, the Sta-
tistical Composite of Local Plans, "Study area™ is
synonymous with "Composite" or "Composite of local
plans®,

- 27 -
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Future Development Plans of local communities
were used a2s the basis for the Composite, Where these
plans had not been made, or were unobtainable, the zon-
ing ordinance was utilized to form an indication of local
policies related to future land use. In the downriver
section from Detroit, in particuiar, it was necessary to
use zoning ordinances for the two'communities of Trenton
and Gibraltar in order to form a discernible pattern of
land developument, It should be emphasized that zoning
ordinances were used only where it was considered neces-
sary because of the lack of future land use plans, The
effect of zoning ordinances on land development per se

is not a concern of this thesis,

Goals ard Objectives

The way the community perceives its role in dis-
charging its responsibilities to its citizenry and in
fitting 1tself into the larger pattern of interrelation-
ships that exist throughout the region should be ex-
pressed in the beginning of the local planning effort.
In local plaaning documents, this is handled in several
ways., Often it is completely ignored. Sometimes there
is a distinct section titled Goals, or Objectives, or
Recommendations in which future hopes, plans, and aims are
outlined in a general way, Other times the subject is
broadly discussed in the introduction and the goals must

be deduced from the general narrative, 1In still others,
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the only goals mentioned are the specific ones concern-
ing each individual land use; that is, at the beginning
of the transportation section it would be mentioned that
a goal was Y“improvement of the circulation pattern in
the CBD." The only documents that mention regional
goals, or regional considerations as a goal, are those
that contain a separate and distinct section concerned
solely with goals or objectives.

At this stage i1t should be pointed out that, if
the goals and objectlves of a local community contain
nothing about regional consideretions, it is difficult
to see how such planning could contribute, in any effec-
tive way, to the solution of regional problems. It
would appear from an examination of local planning docu-
ments that meny local communities are unconcerned about
their regional position, let alone their regional re-
sponsibilities, 1Is it then still possible that local
planning, influenced by region-wide pressures and com-
munication flows, 1s making significant progress in
bringing about regional planning objectives? Thus, local
goals and obJectives should be investigated as to any
possible affect on attalning regional objectives or to
determine if there is a consensus in the manner of hand-
ling gozls by local communities which could, conceivably,

have an influence on regional patterns,
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Goals and objectives, as expressed in the local
planning documents under study, have been categorized
as follows:

N - No goals or objJectives are expressed,
As far as can be ascertained, the
planning documents contain no stated
or implied goals,

S - Specific goals for each land use are
stated, such as industrial goals,
goals for the CBD, etc., Often these
are contained in the general narrative
and are not emphasized as goals or
obJjectives,

L - Local goals, of a general nature, are
defined but no regional considerations
are pointed out,

LR - Goals are principaily local but re-
gional considerations are mentioned,
usually to the effect that "it must
be recognized and taken into consid-
eration in planning that regional
activity has a strong influence on
local community development,"

R - Goals are directed toward both local
and regional objectives. The goal of
fitting the community into a regional
pattern is emphasized to the same de-
gree as local objectives,

In the plans investigated, four communities were
in the N category, seven in the S, seven in the L, four
in the LR, and none in R. Obviously, goals and objec-
tives are highly local in character, if expressed at
all, If regional factors are mentioned, it is some-
thing in the nature of an after-thought. The implica-
tions of this willl be discussed in the following

chapter,
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The one thing about which all the plans agree
in their discussion of goals and objectives 1is that a
so-called "sound and balanced" community must contain
all the major land uses., This emphasizes, of course,
that the local community is extremely conscious of the
need to attract commercisl and industrial activities to

expand its local tax base,

Description of Proposed Land Use

Over 43% of the total study area is proposed for
residential use in 1980, Total commercial use 18 slight-
ly over 2% and it is projected that over 10% of the land
area will be needed for genersl industrial uses, There
was not sufficient statistical data on streets and high-
ways to compute any kind of accurate percentages on a
total survey area basis, nor would this be meaningful.
Population is expected to increase by 104% by 1980 to
1,010,218,

Description of Proposed Residential Land Use

Dwellings become by far the largest users of
land by 1980, replacing much of the present agricultural
and vacant land,

Considering both the graphic Composite and the
statistical and computed data in Chart No, 4, the fol-
lowing trends and patterns in residential development

seem to be evident in 1960:
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1, Development is most intensive in the
northwestern part of the county along
the Plymouth hozd industrial corridor,

2. hkesidential development is invariably
accompanied by, or associated with, in-
dustrial development,

3. Multiple dwelling development 1s appear-
ing in sufficient amounts to be consider-
ered significant in all but the south-
western part of the county. This type of
housing, with few exceptions, 1s located
immediately adjacent to industrial areas
and occurs more frequently in communities
close to the City of Detroit,

L4, A surge of development is zpparently ex-
pected to occur in the south-central part
of the county - a section with a relatively
low degree of urbanization in 1963 to 1965 -
poscsibly as a result of a major airport in
that area and I-275 Freeway,

5. In the downriver area, it seems safe to
indicate a trend toward rapid full devel-
opment of residential land use because of
the concentration of industry in that
section. This growth 1s apparently ex-
pected to flare westward into the south-
central part of the out-county - possibly
as a result of the I-75 Freeway.

LDescription of Proposed Commerciesl Land Use

The percentage of land in commercial uses has in-
creased to 2.1% (from 1,3%) of the total land in the
study area,

The most noticeable characteristic on the Compo-
site 1s the appearance of considerable amounts of "strip"
commercial land use, Thls use becomes less frequent to-
ward the western part of t he county - the areas of most

recent urbanization,
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The highest concentration of commerclal uses occurs
in the northern part of the county in the general vicinity
of the Plymouth Road industrial corridor, In the community
of Livonia it 1is proposed that much of the strip develop-
ment be gathered into self-sustaining groups of commercial
uses - hence the dashed lines on Map No, 4 (Composite).

In the downriver area, commercial uses generally
form a strip pattern along the major highways, In Wood-
haven, a community Jjust entering a rapid development phase,
commercial uses appear to be somewhat concentrated al-
though a section of strip commerclal extends east along
West Hoad into the nelghboring community of Trenton,

In the Township of Huron, relatively unurbanized
in 1965, commercial development in 1980 is highly concen-
trated in a2 few locations, only one of which appears im-
mediately ed jscent to the industrial area,

Romulus and VanBuren Townsnips show a number of
small areas in commercial use. Romulus shows one length
of strip development which wes also in existence in 1965,

Canton Township shows no strip development and
several scattered commercial sections,

Horthville and Plymouth Townships show little
commercial development outside of the incorporated cities
of Plymouth and Northville.

Nankin Township contains a large amount of strip

commercial development, also in existence in 1965,
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General trends in coumercial land use in wayne
County in 1980 are as follows:
1. 4 gradual increase of the total acreage
of land devoted to this use, regardless
of present trend toward concentration.

2. Continuation of strip commercizl areas 1in
long-established urbanized areas.

3. A lack of strip development in the more
recently urbanized sections of the county.

L., All new commercial areas are proposed as

"centers" wherein the facilities are con-
certrated in a relatively small area,

Description of Proposed Industrial Land Use

The patterns and corridors of industrial develop-
ment, existing and prcposed, are the most clearly evicent
of all the land uses, Chart No. 4 indicates that over
10% of the land in the study area will be in irdustrizl
uses by 1980, an increase of 190% from 1965,

The Plymoutn =zoad corrideor is almost fully devel-
oped as far west as the City of Plymouth and 2lso shows
substantial growth both to the west and the north of that
city. 1In fact, the City of Plymouth appears to have be-
come the hub for industrial development in western weyne
County as another corridor 1is shown extending southeast
along the C & O zailway well into Nankin Township., 1In
this situation, it seems safe to surmise that Plymouth
will become th=s leading industrial center in wWayne County

outside the City of Detroit,
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The two corridors which are mentioned as *emerging!
in the existing l2nd use description have become well
established by 1980 and extend to the western county
boundary 2lonz the liew York Central and the lorfolk and
western sallways, bBboth of these corridors are also shown
as branching southward in the western part of the county
along the north aad south C & O railway. 4Yhese southward
branches are, in effect, a continuation of the new corri-
dor extending southeast from Plymouth along the C & O
nailway,

any deliberstely planned relationship that may ex-
i1st between proposed industrial corridors end the existing
end planned freeway system is highly conjectural, The
fz2ct that a corricdor znd a stretch of freeway coincide,
such as proposed I-696 and the Plymouth road corridor or
proposed I-275 and the corridor in huron and nomulus Town-
ships, appears to be more of a heppenstance than a result
of planning. ‘''he Plymouth corridor was established long
before the freeway system, and the Huron-komulus corricdor
wes primarily influenced by the railroad and the lietro-
politan airport, aritten material in the planning docu-
ments indicates that I-275 strengthened the bellief that
a corridor would develop in this location but that it was
not the inspiration for the original proposal, It must
be repeated that it appears thst local nlanning agencies
expect railroads, not freewsys, 1o ¢etermine the lccation

of industrisl corridors in 1960,
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The downriver corridor continues to expand, The

town of Woodhaven in particular is expected to develop

its industrial section intensively with over 25% of the

total city area devoted to this use,

The extreme northeastern psrt of the county is

proposed for primarily residential and commercial devel-

opment - no industrial activity is anticipated,

General industrial trends:

1.

2.

Establishment of industry in well defined
corridors,

Industrial corridors are located along
railroads, without exception. Corridors
invariably tend to elongate 2long rail
lines, There 1is no visible tendency to
increase in breadth at right-angles to
the lines,

The City of Plymouth is the hub for in-
dustrial corridors extending in all four
directions in outer Wayne County.

The percentaze of land devoted to indus-
trial activities i1s shown as having in-
creased by 190% between 1960 and 1980.

The construction of the interstate free-
way system appears to have had little
visible effect on the location or dir-
ection of growth of industrial corridors,
(It may have had an affect on the rapid-
ity of growth,)

Metropolitan Airport in Romulus is ap-
parently expected to help stimulate
industrial growth in outer Wayne County
and was influerntial in the designation
of large amounts of land.. along the C &
O heilway for industrial purposes,
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Regionzl Recreation

Only those recreational areas that communities
point out as serving an area larger than the local com-
munity have been considered in the analysis of proposed
regional recreation fecilitles, School parks and nelgh-
borhood parks in the plans under study were all suggested
with only local objectives in mind and are designed for
use only by local patrons. The communities that include
recreational areas intended for use by other than mem-
bers of the local community are designated on Chart No,
L, Proposed Land Use, by an acreage figure in column 6,

The Regional Recteational areas in the communi-
ties of Wayne, Nankin, Dearborn Heights, Plymouth Town-
ship, Livonia, VanBuren Township, ard Korthville Town-
ship are 211 part of continuous areas known as the Middle
and Lower Rouge River kecreation Areas administered by
the Wayne County Road Commission,

In addition, Livonle has designated land along
streams for recreational purposes, as can be noted on
the Composite, These areas are probably extensive
enough to be consldered an adjunct to the Reglional
Recreational System,

In Huron Townshlip there is almost 4,000 acres
along the lower Huron River which i1s a2 regional recrea-
tion area, Tnis is administered by the Huron-Clinton

Metropolitan Authority, a regional agency.
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In western Plymouth Township, there is 2 rela-
tively smeall area designated for regional recreation use
which is part of the large Territorlal Hill area located
mostly in Washtenaw county.

Provision for regional park proposals are gen-
erally made by local communities only where such areas
are part of a plan made by some regional type agency.
Other than the recreational areas in the Regional Recrea-
tional Plan prepared by the Detroit Metropolitan Area
Regional Planning Commission, the amount of land speci-
fied for this purpose by local communities 1is negligible

on a study area-wide basis,

Streets and Highways

Acreage flgures are not meaningful for this use,
so the descriptlon will be concerned with the proposed
deéign which i1s delineated on Map No, 5, Proposed High-
ways,

In view of the fact that the main concern of this
paper is the broad regional patterns, the various cate-
gories of streets and highways are gathered together into
three main divisions, for purposes of this thesis, in Map
No, 5, Proposed Highweys: Limited Access Freeways, Re-
gional Highways, and Secondary Roeads,

Regional highways are tnose that extend, more or
less directly, across a major part of the county, furnish

access to broad areas of the county, and are inter-county

connectors,
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Secondary roads provide access between neighbor-
hoods within communities and provide connections between
regional highways,

It is quite evident that the traditional grid
pattern still predominates in 1980, as might be ex-
pected. Regional and secondary roads generally follow
the section lines, Where they do not, the reason is
either in the terrain or that the most direct route into
the downtown Detroit area does not follow section lines,
This pattern exists in both the newly urbanized townships
in the western part of the county and the areas closer to
the City of Detroit where urbanization has been going on
for many, meny years, In fact, the most noticeable
characteristic, next to the grid psttern, may well be
the homogenity of the Composite, The pattern varies
little from the city limits of Detrolt to the westernmost
communities in the county.

The regional highways that diverge from section
lines for reasons other than terrain all converge on the
center of Detroit like the spokes of a wheel, Designed
many years ago to funnel auto traffic in and out of De-
troit, they apparently are meant to perform this functian
in 1980 - where they have not been physically replaced by
a freeway,

The freeway pattern which shows itself in Wayne
County channels traffic both into and around Detroit,

The freeways make little deliberate attempt to follow
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section lines or existing roads unless traffic flows,
rights of way, terrain, etc, are especially favorable
toward those locations, <The freeway pattern provides
the one change in regional road design pattern from the
traditional grid concept and the radial highways into
downtown Detroit, The comparison between the freeway
network system in 1965 and the one proposed for 1980
will be discussed in Chapter IV,



CHAPT=R IV
COMPARISONS, ANALYSIS, AND CONCLUSIONS

At this point it might be helpful to review, very
briefly, what has been done sofar in order that the pur-
pose of this chaptercan be put in proper sequence and
perspective,

The general study area has been selected and de-
scribed, Wkithin this general area, a specific study area
consisting of minor civil divisions involved in local
planning has been delineated., A graphic and statistical
Composite of the future local plans of these communities
has been prepared and described.

The objective of Chapter IV, then, is to: first,
compare the Composite with the existing land use trends
in the general study area, Wayne County; secondly, com-
pare the Composite with studies, plans, and projections
made for the Detroit Metropolitan Region by the Detroit
Metropolitan Area Regional Planning Commission; third,
compare the Composite with studies and projections made
for the Detroit Region by State of Fkichigan agencles and
departments; fourth, compare the Composite with studies,

plans, ard projections accomplished by county or other

- 4] -
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regional-type agencies., The final phese of this chapter
will be to summarize ard analyze these comparisons,

The basic purpose of these compsrisons is to ar-
rive at some determination of the degree of compatibility
hetween the composite of local planning proposals and the
plans or projections of regional or state agencles, Such
a comparison 1s critical to any evaluation of the capabi-
lities of local planning programs, taken in concert, to
attaindsirable and realistic planning objectives for

the region as a whole,

I. COMPARISON OF TH=Z CCOrPOSITZ TO XISTING CONWDILIONS

Comparison of Residentilal Land Use

When Map lNo, 4, Composite of Future Plans, is
visually compared to the Existing Lend Use Mep, lio. 1,
the significant increase by 1980 in land devoted to re-
sidential use is immediately apparent. ‘whe percentage
increase is from 21% in 1958 (actual) to 25% in 1965
(actual) to 43% in 1980 (proposed),

In most respects, residential development in the
Composite appears to follow the same growtnh directions
that show up in the Existing Land Use, 1t extends fur-
thest to the west in the northwestern part of the county
in the vicinity of the Plymouth BHoad industrial corridor,

It is extensive south of Detroit along the dovnriver in-
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dustrial corridor, 1In the center of the study area, re-
sidential development is shown in the Composite as extend-
ing almost to the western county boundaries,

£xisting Land Use shows sparse residential devel-
opment in Huron and Romulus townships in ths south cen-
tral part of the county and there is little indication
that these areas are in the path of a growth wave, Metro-
politan 4Lirport could be expected to influence development
here, however, 1n any case, the Composite reveals con-
siderable residential development in both these town-
ships: 10% of the total township area for Huron which
represents a 104% increase over 1965; and 45% for Romulus,
representing a 526% increase,

6n a study area basis, residential and industrial
land uses are interrelated in both the existing situation
and in the Composite, One use does not occur without the
other sxcept in the extreme northeastern part of the
county in the vicinity of the upper-income areas of Gross
Pointe,

There 1s over nine times as much land in the Com-
posite for multiple dwelling use as in the Existing Land
Use situation - an increase from 274 acres in 1965 to
2,500 in 1980, It should be pointed out, also, that the
1380 acreage 1is undoubtedly a conservative figure as a
number of communities were not specific about the amount
of land to be devoted to multiple housing. Some only
mention that there will be a demand for this type of
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housing but decline to state predicted amounts, These
communities can be noted in Chart No, 4, Proposed Land
Use Acreages, Multiple housing locations are largely in
the immediate vicinity of large industrial employment

centers in both the existing and future situations,

Comparison of Commercial Land Use

Strip commercial development along major high-
ways 1s significantly less in the Composite, but is by no
means eliminated, Continuous stretches running from half
a mile to several miles in length on the Existing Land
Use Meap are broken up and fragmented in the Composite,

In those communities adjzcent to the City of Detroit,
where commercial development has long been estzblished,
the commercial areas in the Composite coincide, location-
wise, with commercial areas existing in 1965, including
shopping centers., Primary locations are eglong the ra-
dial regional highway system leading to downtown Detroit,

In those communities further from Detroit, in
which urbanization is comparatively recent, little strip
development appears in either the Existing Situation Map
or in the Composite, The Composite shows considerable
commercial developmernt in these areas but all of a con-
centrated nature, in contrast to being strung out along
a highwey. The further urbanizatlion proceeds outward

from Detroit, the greater the tendency appears to be in
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the Composite to discard locations along regional highways
and choose places near geographic centers of population,
This tendency is not apparent in Existing Land Use,

The Composite and the Existing Situation are simi-
lar in regard to the fact that the Interstate Freeway Sys-
tem does not appear to have appreciably affected the loca-
tion of commerclal areas, It does not seem reasonable to
state that the freeway system has had no effect on commer-
cial development, but this effect is difficult to discern
in the Composite, This will be mentioned zgain later in
this chapter,

Percentagewise, total land devoted to commercial
uses increased from 1,3% in the Existing Situation to
2.1% in the Composite with the greatest increases occur-
ring in Riverview, Wayne, Nankin Township, Belleville,
Northville, and Northville Township, Chart No, 4 gives

further details,

Comparison of Industrial Land Use

All corridors and trends in industrial develop-
ment which were visible and recognizable in 1965 have be-
come greatly expanded in the Composite, The Plymouth
Road corridor 1s shown as completely developed and ex-
tending beyond the City of Plymouth - the two corridors
emerging from Detroit in the central part of the county

in 1965 extend clear across the county in 1980, and the
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downriver corridor has developed substantially, The
trend toward locations elong railroads is continued with
parhaps even greater emphasis in the Composite than in
the Existing Situation,

The most apparent departure from the pattern ex-
isting in 1965 is ths development of an industrial corri-
dor along the C & O Rallway running north and south
through the western part of the county. Three somewhat
scattered industrial areas existed along this line in
1965, but it seems highly problematical as to whether
such uses indic=te an emerging corridor of extensive
dimensions,

Industrial areas have become established and have
increased to sizable proportions in and near the City of
Northville, This was not readily apparent in 1965,

Industrial areas along the east-west New York
Central Lallway in the extreme western pert of the study
area represent a substantial increase over exlsting de-
velopment in this section,

On a study area wide basis, there is marked simi-
larity between the Existing Situation and the Composite
regarding general arrangement, All communities have
sizahle industrial areas, and, while confined to corri-
dors, industrial development is scattered throughout the
study area,

In both the Composite and the Existing Situation,

there seems to be little correlation between the location
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of industrial corridors and the Interstate Freeway Sys-
tem except in the western part of the county along the
proposed north-south I-~275 route, This will be discus-
sed later in the chapter, Railroads appear to be the
prime factor in industrial location in both existing
and future situations,

The communities with the greatest percentage 1in-
creases in industrial acreage between 1965 and 1980 are
as follows, taken from Chart No, 4: Northville Township,
2600%; Southgate, 1800%; Allen Park, 1000%; Belleville,
677%; Livonia, 456%; Romulus Township, 435%; and Van
Buren Township, 437%.

Comparison of Street and Highway System

With the exception of the Interstate Freeway Sys-
tem, the Composite does not represent any significant
change from the existing pattern, ‘lhe grid pattern pre-
. dominates, and the regional highways radlating outward
from the center of the City of Detroit are still func-
tioning in 1980, Upgrading of the existing secondary
roads to regional type highways occurs es urbanization
proceeds outward from Detroit into the study area, but
the design of the system remains unchanged,

The freeway network in the Composite is an exten-
sion of that in the Existing Situation and channels traf-

fic both around Detroit and into the downtown section.
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Comparison of the Kepional Kecreational System

A4 reglonal recreztional area in western Plymouth
Townshlp (part of the larger ‘lerritorial Hill area in
washtenaw County) eppears in the Composite, and Livonia
has designated land along streams for recreational pur-
poses which will probably have regional uses. Other than
these, the Composite i1s similar to the Existing Situation,
except that some existing recreation areas are being en-
larged. In both cases, with the above exceptions, re-
gional recreational land in the study erea 1s entirely
contained in the Middle and Lower Rouze Parkways in
Livonia and the Lower Huron Recreational Area in Huron
Township. The total acreage increased from 4,545 in

the Existing Usage to about 6,500 in the Composite,

Summary of Comparison of Composite to the Existing Situation

The Composite indiates that 43% of the total land
in the study area will be devoted to residentizl use by
1980, compared to 25% in 1965,

In most respects, future residential development
follows the existing residential development trends with-
in the county. In the southwestern part of the study
area, however, aevelopment in the Composite surpasses
what seems to be indicated by existing conditions,

Kesidential &nd industrial land uses are inter-

mixed and inter-related on a study area bsasis,
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The Composite predicts a drastic increase in
multiple housing by 1980 largely located near industrial
employment centers,

Land devoted to commercial uses increased from
1.3% in 1965 to 2.1% in the Composite. Strip commercial
is by no means eliminated in the Composite but is re-
duced in size., Primary locations tor commercial arsas
are aiong redial highways leading to downtown Detroilt,
but there is a growing tendeacy to locate near geographic
centers of population regardless of highway locetion,
The effect of the freeway system on commercial locations
1s not re=sdily discernible on a study area basis, There
is no tendency to concentrate commercial uses in &any
particuler section of the study area,

All industrial corridors that exist in 1965 ap-
pear in expanded form in the Composite, The emphasis on
railroed location 1s perhaps even more pronounced in the
Composite than in the csxisting Situation. An industrial
corridor that 1s not presently existing shows up along
the B & O Reilroad in the western part of the county, in
the Composite,

Industrial development, while generally confined
to corridors, 1s scattered throughout most lccal units
of government in both the Composite and the Zxisting
Situation, All communities are proposing sizable in-

dustrial areas,
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Except for proposed Interstate 275 1in the west-
ern part of the county, there seems little correlation
between industrial corridors and the freeway system in
both the Composite and the Existing Situation, The
only significant change in the street and highway sys-
tem retween the Composite and the Existing Situation is
the addition of the freeway system,

ngegional recreational land in both cases 1s
largely contained in the Middle and Lower Kouge Park-
ways and the Lower Huron Parkwey, Locel communities
do not generally suggest land for regiornal recreational
use unless 1t has been acquired for this use by some
regional organization,

It appears that, in general, the Composite of
Future Land Use Plans is strongly influenced by, if
not actuslly based on, an extenslon of existing devel-
opment trends 1n the county. Differences are concerned
more wWith the magnitude of expected growth than with
the direction and form of development. ALre the in-
creases 1n land use proposals revealed by the Composite
reasonable and reallistic? Further analysis of regional
grcwth expectations is undoubtedly cealled for to serve

as a framework for this kind of Judgment,
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II. CONPARISON OF LAND USX 1IN THE COMPOLITZE WITH STUDIES
COMPLETED BY 1HZE DETROIT i=TROPOLITAIl! R=GIONAL PLANNING
COMMISSION

In 1957 the Regional Commission completed a Land
Use Plan for the Detroit Metropolitan R=gion for the year
1970 (Map No., 6). This plan was prepared as & continua-
tion of present trends rather than an expression of a
preconcelved concept of land development such as a cor-
ridor arrangcement or a satelite town plan, The target
date is ten years earlier than that of the Composite, but
this 1s not regarded as a serious fault for use 1n this
thesis, as the paramount objJect 1s a compsrison of the
trends and patterns in a regional plan prepared by a re-
gilonel agency and the Composite, The 1957 plan vias not
formally adopted by any communities or planning agenclies

in the Kegion as a guide for development,

Residential Land Use

Residentiazal development shown on the Regional
Plan compares 1n general outline with that shown on the
Composite, However, the Composite indicates that urban-
ization has progressed further into the southern portions
of the county than shown on the kKegional Plan, This, of
course, may be caused in part by the difference in com-

pletion dates and different target dstes,
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Unfortunately, the regional plan does not show
proposed multiple housing areas so no comparisons can be
made concerning this important development, However, a
building permit study by the commission gives some 1indi-
cations concerning this situation waich will be discus-

sed later in the chapter.

Commercial Land Use

In the 1957 Plan, commercial areas zare shown es
having been consolidated into shopping centers by 1970.
The extensive strip commercisl areas shown in the 2xist-
ing Land Use Map do not appear, This 1s in contrast to
the Composite which, as mentioned in Chapter III, shows
a considereble porticn of strip commercial acreage re-
maining in 1980,

In Wwayne County, the 1957 Plan proposes four new
shopping center locations: two in Livonia; one in Can-
ton Township; and one in Taylor Township (ocutside the
study area), The Composite agrees specifically in only
one case - a central Livonia location., The other loca-
tion in Livonla 1s sbout one mile south of a commercial
area 1indicated in the Composite, and in Canton Township
the Composite location 1s about three miles west of the
place indicated in the 1957 Plan,

In generel, the 1957 Plan shows a much greater

concentr=ation of commercial activity than the Composite,
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While the areas shown in ths Plan are undoubtedly intend-
ed to be major shopping centers, with many minor centers
rem2ining by 1970, the Composite does not suggest such a
concentration of activities. In the presently unurban-
ized sections of the study area, the Composite suggests
many more new commercial locations than the 1957 Plan.

In fairness to the 1957 Plan, one of the prime objec-
tives in constructing the Plan was to delineate so-called
planning districts to be formed around commercial centers,
This objective ro doubt influenced the t rend to indicate
highly concentrated commercial activities, Thus, the
opinion formed concerning the degree of concentrzstion
intended to be snown by the Regional Commission should

be tempered, but, nevertheless, on the basis of this
plan, a high degree of commercial concentration 1is in-
dicated - much higher than in the Composite,

The tendency in the 1957 Plan to propose loca-
tions for new shopping centers near geographic centers
of population rather than only on radial highways lead-
ing to downtown Detroit follows the trend in the Compo-
site,

1he Interstate Freewzy System is not shown in
the 1957 Plan, Therefore, no statements can be made
concerning the effect of this system upon commercial,

industrial, or residential land use proposals,
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Industrial Land Use

Industricl areas in the Composite and in the 1957
Plan are similar in general location and county-wide pat-
tern, Locatlons ere conflined to corridéors along railroad
lines with few exceptions in both cases, With one possi-
ble exception in the western part of the county, the cor-
ridors ere continuations of existing corridors which have
their beginrnings in the City of Detroit, ‘The exception
is the north-south orridor in the Composite along the
B & O Raillroad sterting in lLorthville and going south into
Nankin Township. This does not show in the '57 Plan,

The primary difference in the two plans is in the
extent of development, and the Composite, with a target
date of 1960, is not always more extensive than the '57
Plan sith a target date of 1970, The Plymouth Road cor-
ridor shows about the same degree of development in both
cases = practically a solid industrial development strip
from Detroit to Plymouth, 'The Composite shows this cor-
ridor extending well past Plymouth to the western part
of Plymouth Township, but the '57 Plan shows only a slight
extension beyond Plymouth, The corridor extending west
from Detroit along the N Y C Rallroad is shown in the Com-
posite with greater development in the extreme western
part of the county. The 1957 Plan shows scmewhat more
dense development through the center of the county in

this corridor than the Composite, Industrial areas in
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both komulus and Huron Townships show far greater devel-
opment in the Composite than in the Regional Plan, Some
of this can be accounted for by the fact that the consul-
tant for Romulus Township designated all land in the in-
tense nolse zones sround Metropolitan Airport for indus-
trial use, Excluding this, however, the Composite still
shows a substantial increase over the '57 Plan,

The downriver corridor in both cases is qulte
similar, If there is a difference, the '57 Plan shows a
somewhat more dense development, particulerly in the

southern portion around the town of Gikraltar,

Streets and Highways

The 1957 Plan does not present = Street and High-
way Plan nor does it indicate proposed interstate freeway
route locations, ‘'he street and highway layout 1s exactly
the same as in the 1958 Existing Land Use Plan completed
by the Regional Commission, Therefore, the same remarks
apply as presented 1in the first part of this chapter
when the Composite was compared to Existing Land Use =

namely, the Composite represents no significant change,

Recreation

The 1957 Plan shows considerably more land in

regional recreational use than the Composite., 'The liddle
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and Lower iouge Parkway areas and the Lower Huron Be-
creational Areas are shown the same as in the Composite,
but an zdditional parkway-like strip is shown running
from the Lower Huron Psrkway across Huron and ‘Laylor
Townships toward the City of Wyandotte., Arother area
extends northward from the Lower Huron and intersects
both the Middle and Lower Rouge Parkways 1in liankin Town-
ship, Additional parkway-like areas are shown in Ply-
mouth and Northville ‘l'ownships that do not appear in the
Composite,

In 1961, the Huron-Clinton letropolitan Author-
ity, the five-county park agency serving Metropolitan
Detroit, retained the kegional Commission to develcp a
plan of action for the next twenty-year period,

Map No, 8 1s the proposed plan for regional re-
creational land use in the greater Detroit Region.l
Only two relatively small areas are proposed for wayne
County in addition to that already existing: one in
Plymouth Township which is a small part of the Terri-
torial Hill area (1,000 - 4,000 acres) which lies
mainly in Washtenaw County (#5 on hMap No, 8); the other
in the extreme southeastern part of the county along the
lower Huron River, Pointe louille (500 - 1,000 acres, #4

on Map nNno, 8)., The composite does not cover the Pointe

lpetroit Metropolitan Regional Planning Commis-
sion, gegional Recreation2l Lands Plan Interim Report,
March, 1966,
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Moullle area but does designate the Territorial Hill
area in Plymouth Township for recreational use, as well
as the other regional recreational areas proposed in
the Regional Ekecreational Plan,

The 1957 Plan is bzsically a continuation of
present trends which also, apparently, strongly influ-
ence the development trends in the Composite, Thus, the
two are fundamentally similar, However, there are dif-
ferences which should be noted. 71he 1957 Plan shows a
higher degree of concentration of commercilal uses and
also proposes more land for regional recreational uses,
The Composite indicates that development, especially in-
dustrial, will extend further to the west and south in
the study area than does the '57 Plan,

Continued differences in growth directions and
scals, though sometimes minor, indicate the need for
more analysis, A study of present residential platting
activity in the study area may shed further light on
the comparative zaccuracy and realism of future develop-

ment proposals,

III. COMPARISON OF TH.: COMPOSILE 10 PLATTING AND CON-
STRUCTION ACTIVITILS

Residential Platting Activity

In 1964 the Detroit Rezional Planning Commission

undertook, for the first time, an annual tabulation and
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brief analysis of subdivision activity in the Detroit
Region,2 with the objective in mind that this would
provide a good index of the amount and direction of

land development, The result of this study is set forth
in Chart No, 5 which shows land development activity in
the study arez according to the number of ecres platted
in the period of 1960 to 1964, 71he first on the list

is the most active (using acres platted as criteria) in
residential development and so on down to the least active,
For purposes of analysis, this listing has been further
divided, as shown, into larger dlvisions of activity and
the number of communities in certain geographic parts of

the study area are shown in the following summary chart:

Top 25% 25% to 50% Lower 50%
Northwest Section 3 L 7

Southwest Section 0 2 3
Southeast Section 0 2 6

Although the most active communities, such as
Livonlia and the Township of Nenkin, are in the Plymouth
Road section, the most pertinent conclusion that, seem-
ingly, can be drawn from this study 1s that the whole
study area 1is somewhat homogeneous in the matter of re-
sidential development activity. All areas have some
share in subdivision ectivity. while it might be sur-

mised that the extreme western and southern communities

2Det-roit Metropolitan Begional Plamning Commis-

sion, Residential Land Development in the Detroit Region
1960 - 1965,
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would all be at the lower scale in activity, sctually,
two are in the 25-50% range. 4lso, surprisingly, six
communlities towgrd the bottom of ths list in platting
activity are in the downriver section,

while the high rate of activity in Livonia end
in Nenkin Township uncdoubtedly indicates that the north-
ern section of the county is the most rapildly develop-
ing residential area, all remalning sections of the
county show parts with fairly high degrees of activity,
The downriver section shows more areas of inactivity
than any other, 1In general, it must be concluded that
this study agrees with the Composite of Llocal plans
wherein a relatively high degree of residential build-
ing activity is indicated for all major sections of the

county.

Besldential Construction Activity

A study of residential housing permits should
contribute to the supply of information which can te
drawn upon in making Judgments concerning future growth
directions, This study should be particularly helpful
in the case of multiple dwellings for two maln reasons:
first, this trend in housing has developed so rapidly
that there is a dearth of information concerning it;
second, the 1957 Plan of the Regional Commission con-

tains no proposals for multiple dwelllngs which can be

compared to Composite proposals for this use,
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This report,3 data from which 1s presented in
Chart No. 6, contains a summary of residential activity
in the Detroit Eegion, The data represents the number
of new dwelling units provided during 1965 based on
bullding permits issued in the various communities of
Macomb, Oakland, Washtenaw, and Wayne counties,

According to the report, the multiple housing
trend started in 1962 continued during 1965, and the
number of permits issued for multi-family units agzain
accounted for 2 sizable portion of the year's residential
construction activity. On a county basis, multi-family
units accounted for 47% of Wayne's authorized units,

The data further indicates that where apartment
developments were once associated with the more bullt-
up areas of the region, they are now being constructed
1n the open and partially developed areas as well,

In Chart No, 6, communities in Wayne County have
been arranged in order of rank according to residential
activity based on this building permit study., A perusal
of this chart reveals that there is often no direct cor-
relation between single-family residential activity and
multi-family construction, Several communities relative-
ly inactive in single-family construction show a high de-
gree of multi-family ectivity, such as Riverview and Mel-

vindale; the reverse 1s also true in the cases of Gerden

3Detroit Metropolitan Regional Planning Commis-
sion, Residentisl Construction in the Detroit kegion 1969,
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City and Taylor Townships,

In general, the Chart shows that multi-family
construction 1is proceeding most rapidly in the vicinity
of the Plymouth Road corridor and the downriver section,
but significant amounts are showling up in communities
with considerable amounts of open space, sucih as Ply-
mouth, Romulus, Taylor, and Hankin Townships,

This report supports the Composite in indicat-
ing a high rate of increase in multiple dwelling land
use for the study area as a whole. There are, however,
individual community differences which further contribute
to the tendency of the Composite to present a scattered
pattern of high density development, In some cases, this
would seem to indlicate a desire on the part of a local
.community to attract its future "share” of the multiple
housing market. In other instances, there is no appar-
ent rationale behind the multiple housing proposals for
specific communities, based upon building permit activity.

For example, in comparing acres proposed for
multiple housing construction in the Composite to the
rank of communities in Chert No, 6, it is found that
Wyandotte 1s second in acres proposed and eighteenth in
rank; Dearborn Heights 1s third and sixth; and Woodhaven
fourth in acres proposed and lower than twenty-fifth in
rank in sctual permits 1ssued.' On the other hand, several
communities near the top of the 1list in permits issued

have no specific amount of land designated for this use

in the Composite.
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There seems to be reason to believe that plan-
ning agencies, while recognizing the trend to multiple
housing, are experlencing a great cesal of uncertainty
concerning planning for this use, uither that or the
subject 1s being treated superficially, and many local
future multiple housing proposals are not based upon
eilther existing construction trends or upcn 2 sound
housing market analysis,

To further summarize and analyze this data,
Chart lio., 6 has been subdivided into sections comprising
those communities in the top 254 in activity, the next
group of 25%, and the lower 50% in activity, ‘Yhe number
of comnmunities 1n certain geographical areas in each
category are shown in the following tables for both
single family and multiple dwelling:

Top 25% 25% to 50% Lower 504

Single Family

Northwest Section 4 7 11
Southwest Section 1 1 3
Southeast Section 4 2 9
Multiple Dwelling

Horthwest Section 5 5 13
Southwest Section 0 1 3
Southeast Section L L 7

The Northwest and Southeast Sections have about the same
number in the top 25% but a2lso substantial numbers in
the lower 50% in building activity. The southwest Etec-
tion appears to be relatively inactive,

The preceeding sections in thnis chapter have at-
tempted to compare land use in the Composite with (1)

existing trends, (2) the Regional Lend Use Plan, (3)
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trends 1n residential platting activity, and (4) trends
in single-faanily and multiple housing construction as
pointed out by a study of bullding permits. 'Lhese com-
parisons have revealed certain discrepancies, such as
the tailure of the Composite to propose land for multi-
ple housins in areas now showing a high degree of acti-
vity in that type of construction and the prediction by
the Composite of a high degree of activity in thes south-
western part of the study area, Generally, these discre-
pancles relate to the magnitude of growth and the degree
that a community may expect to perticipate in the over-
all regional development, The next secticn of this
chapter, then, will atteapt to compare regiocnal and
county grcwth expectations with the proposals in the

Composite,

Iv. COKPARISON OF COMPOSITsS WITH REGIONAL POPULATION
P3:0OJECTIONS

The 1980 Composite population projections for
individual communities, presented in Charts Nos, 4 and
7, eare composed of either a 1380 population projection
or the ultimate population of that community based upon
its ultimate holdingz capacity. If the ultimate popula-
tion is reached before 1380, this 1s the figure that 1is
used; if not, then the projected 1980 populetion 1s

used, A summation of these projections, and those of the
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Detroit Metropolitan 4Area Rezional Planning Commission,u
i1s presented in Chart No. 7.

The total of the projections for the study area
1s somewhat similar; the Composite predicts a 104% in-
crease (taking into account that ultimste populations
Will be reached in sevaral cases) and the Regional Com-
mission predicts a 94% increase, However, there are some
significant individual differences,

The Composite shows an 8% loss for Wyandotte,
while the Regional Commission predicts & small 3% gain.
In Southgate, the Commission shows a 90% gain and the
Composite 41%. Allen Park shows & 40% gain by Regional
projections and only 1l4% on the Composite, Woodhaven
shows a 2557% gain in the Ccmposite (influenced by recent
industrial expansion) and 687% by the Regional Commis-
sion. Plymouth Township shows a 258% gain by the Regilonsl
Commission ard a smaller 231% by the Composite, Livonia
is 33% higher in the Rezional than in the Composite,
Highlend Park is 33% higher than in the Composite.
Romulus and VanBuren townships show twice as much gain
in populzation in the Composite projecticn as in the Re-
glonal,

When viewed on a county-wide basis, a basic and

perhaps serious difference in development trends and

uDetroit Metropolitan Reglonal Planning Commis-
sion, Poopulation Projecticns in the Detroit Kegion 1970-
1980,
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growth direction is apparent, The Regional Commission
expects a faster rate of population incresse in the down-
river and Plymouth Road industrial ccrridor sections than
the Composite indicates, and the Composite predicts a
faster increase in the southwestesrn unurbanized town-
ships than the regional Commission,

It, therefore, appears that a somewhat btasic dif-
ference exists in the predictions concerning direction
and megnitude of growth within the study area, One of
the primary assumptions of this thesis is that the pre-
dictions of the hegional Commission have more validity,
as they have been formed in a lzrger framework of devel-
opment trends for the region and consider more factors
directly influencing development, Regardless of the
degree of validity of eacn proposal, the important point
is that discrepancies exist indiceting a need for reex-
amin2tion and reevaluation by both local end regionzal
planning agencies of trends, changes, and objectives
affecting development, if a realistic and effective

future plan for Wayne County is to become a reality.

Sumnary of Composite Compared to Plans and Studies of
the Letrcit Metropoliten Area Hegion2l Planning Com-
mission

Resldential develcpment in the Land Use Plan is
similzsr to that in the Composite., The Plan shows & much

greater concentration of commercial activities then the
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Composite, and the two do not always agree on specific
locations for proposed centers, although the general
areas are the same, There i1cs a tendency in both the
Composite and the Plan to locate new centers near geo-
graphic centers of population rather than always along
or.e of the racial highways leading to downtown Detroit,
as has been done in the past,

Industrial locations are confined to corridors
located along railway lines in both cases, A new cor-
ridor appears in the Composite in the western part of
the county, but the primary difference is extent of de-
velopment with the Composite not always showing the
greater amount, even thouzh it has a later target date.
On a study area basis, industrial locations are distri-
buted within many local units of government, There 1s
no tendency to confine them to any specific section
within the study area,

There 1s no significant difference in the C{treet
and Highway Plan of the Regional Plan and that of the
Ccmposite,

The Regional Plan shows considerably more land
for regional recreational uses than the Composite which
confines itself to expansion of areas existing in 1965,

A study of residential platting by the Commis-
sion indicates that, while the most active section is
the northwestern part of the county, a2ll sections show

areas of high activity, thus supporting the Composite
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which indicates high activity in all areas, The plat-
ting study indicates the downriver section as the least
active,

A study of bullding permits by the regional Com-
mission reveals a high rate of multi-dwelling construc-
tion activity in almost all parts of the study area,
However, there are wide differences in many of the se-
parate communities concerning land proposed for the use
in 1980 and the actual building permits issued in 1965,
Planning agencies appear to be uncertain concerning
land proposals for this use,

ihe total population projections to 19380 by the
Regional Commission and the Composite for the total
study area are in reascnable agreement, but there are
substantial individuzal community differences, The Com-
nission predicts faster growth in the downriver section
and less 1n the southwestern section then the Composite,

The Composite agrees with plans made by the Com-
mission for regional recreatioral land in the Detroit
Metro keglon under the auspices of the Huron-Clinton
Metropolitan Authority, The 1957 Regional Plan indi-
cates wore land for this use, however, than either the
Composite or the Huron-Clinton.

So far the Composite has been compared to the
existing situation and to studies, plans, and projectlions
made by the Regional Planning Commission., There are many

similarities but also discrepancies and inconsistences of



such a nature tinat doubt and uncertainty exists as to the
validity and reasonableness of both sets of proposals,
Population projections and distribution, the scale of ex-
pected industrial growth, and pasic growth trends are
arezs in which uncertainty has arisen,

1o turther clerify the situation end to add an-
other measure by which to evaluate the regional effective-
ness of the Composite, an aralysis of pertinent state and
county agency proposals for the study area will be under-

taken,

V. COMPARISON OF COMPOSITE WITH STU2IES AND PROJZCTIONS
MADE BY STATE AGZNCIES AND BY RuSSZARCH ORGAMIZATIONS
RETAINED BY TH3I STATS

Population

Population projections by the Michigan Department
of Commerce5 are on a county basis so that only broad
assumptions and conclusions can be made concerning the
study area, It 1is felt that there is enough difference
between the Department of Commerce projection for Wayne
County, the one made by the Regional Planning Commission,

and that by planning sgencies for the survey area to

5M1ch1gan Department of Commerce, State Resource
Planning Division, Population and Labor Force Pro jectlons
for Michigan, April, 1966. (This report was prepared by
the Bettelle Memorial Institute assisted by the Popula-

tion Studies Center of the University of Michigan and the
Michigan Employment Securities Commission,)
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warrant mention - plus the fact that the Commerce studies
and projections are widely accepted and used.

The Department of Commerce predictions for wayne
County, together with Regional and Composite Projections,
are presented in Chart lio. 8.

In the Departmeat of Commerce studies, a popula-
tion loss in Wayne County 1s expected until 1975 with
the 1980 figure showing 2 gain of Just a little over 1%
for the twenty-year period from 1960, The Detroit Re-
gional Planning Commission in 1963 projected a 24% gain
in population for Wayne County as a whole by 1980, The
total of local community projections for the study area
indicated a g2in from 1960 to 1930 of 1047.

It must be kept in mind that the "study area"
i1s only that spatial area covered by the minor civil di-
visions being researched - these listed on Charts los., 1
and 4. Thus; if the study area increase of 1047 were to
be brought into reconciliation with the Commerce Depart-
ment prediction of a gain of only 1% for the whole county,
1t would entail a large and unrealistic loss in that part
of the county outside the study area,

There 1s probably little question that in the Com-
merce Department projection a considerable loss in popu-
lation in the City of Detrolt is expected to nullify con-
siderable gains in other parts of the county, The Detroit
Regional projection, however, indicates only 2bout a 4%

loss (70,144) for Detroit in this twenty-year period.
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The Department of Commerce study, if it were broken down
into smaller arees (which 1t will be in a forthcoming
study), might possibly indicate a much higher loss than
4% for Detroit and a corresponding incresase for the rest
of the county. Wwhatever the basic reason, it is appar-
ent that the Department of Commerce studiss indicate a
sharply reduced rate of population increase as compared
to both the Detroit Regional projections and the local
comamunity planning projections., If tne Commerce pro-
Jections prove to be the more accurate, then the study
erea 1s in for a consideraply slower rate of growth
then indicated by the Composite and residential land
expansion will, of course, be considerably less than
indiceted, Considering the accelerating trend to mul-
tiple type dwellings, the possibility also exists that
the outer boundaries of urban residential development

in }980 will actually not be enlarged from those shown

on the Existing Land Use Map.

llovement of Industry Studies

The extent of industrial development in 1980 in-
dicated by the Composite and the fact that statistically
three times as much acrezge is predicted to be in indus-
trial use leads one instinctively to try to ascertain if
this rate of expansion 1s Justified or indiczted by cir-
cumstances existing 2t the present time., The lichigan

Office of Economic Expansion h2s made a study of indus-
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triz2l movement (not an econamic base study) in liichigan
in an effort to obtain an indication of the relative ex-
pansion of industrisl activity in various regions in
Hichigan.6

In this study, movement of industry has been
categorized into two types - favorable and unfevorable.
Favorable movement consists of move-ins (from other
states), instate expansions, new starts, and reopening
of operations. Unfavorable moves are Michigan companies
locating vlants elsewhere, contractions of operations,
closings, and move-outs, The stzte is divided into re-
gions: Upper Peninsula, Lower Peninsulae, Southwest,
Southeast, and Detrolt Metropolitan - and the favorable
and unfavorable moves are catalogued for each region,
both by percentage and actual numbers,

These moves are portrayed graphically cn Chnart
No. 9 for three regions - Southwest, Detroit Metropoli-
tan, and Southeast for the years 1360 to 1966 inclusive.
From such a chart, i1t was hoped to establish some base
for making a Judgment ccncerning the amount of indus-
trial expansion to be expected in sayne County in the
coming years.

Admittedly, only the broadest kind of generali-
zations concerning Wayne County can bz gleaned from

these graphs, However, 1t is felt that they do, with

6Office of Economic Expansion, Michigen Lepart-

ment of Commerce, report and studies on industrial move-
ment 1n Michigan.
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some accuracy, point out regional development trends

of industrial activity in Michigan, and if we can as-
sume that wayne County will not, to any marked degree,
go counter to the regional trend, some predictive state-
ments can be made,

Chart No, 9 shows that favorable moves, on a
percentage basis, have been generally lower in Detrolt
Metropolitan than the other two regions in lower lichi-
gan, The period 1960 to 1362 showed an abrupt rise
(from a very low point in 1960), but there has teen a
general decline since that time, Conversely, the un-
favorable moves are higher generally than the other
regions and show a gradual increase since 1962, follow-
ing a sharp decline,

It might be suspected that this picture of in-
dustry movement, based on percentages, 1s misleading
because of the far greater amount of established industry
in the Detroit region. This 18 not the case, however, as
the same information for the same years on a numericsal
basis with the same general results 1s shown on Graph 9.

The 190% increase in industrial land proposed
by local community planning on the 1980 Composite is not
supported by this industrial movement study., BRather, a
stable or slightly declining state of industrial activi-

ty for the study area is indicated,
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Studles by kattelle Hemorial Inctitute’

The Battelle studles for the Detroit negional
Transportation and Land Use Study covers seven counties:
Livingston, Monroe, 5t, Cleir, Washtenaw, lracomb, Oak-
land, and wayne - referred to as the Detroit Metropolltan
Area, These studies are part of an overall effort to pro-
vide insight znd information regarding both the present
and potentizl growth and development of the Michigan eco-
nomy in order to form a rational basis for the develop-
ment of 2 Comprehensive State Planning Program, In addi-
tion to the statistical information on Wayne County (chart
llo. 10), the Battelle report contains writtendescriptions
of trends and forecasts in the various employment sectors

which are the source of the following comments,

General description of the study area:

Most of the general growth development appears
to have occurred in the northwest quadrant of the county
(Wayne), reinforcing the opinion that growth is oriented
toward the north and west within the Detroit SMSA. This,
however, may change, especlally since the airports locat-
ed in the southwestern quadrant willl undoubtedly serve as
catalysts for development in that area,

During the period 1950 to 1960, there was a de-

cline in employment, Based on the availability of land

7M1ch1gan Department of Commerce, State Resource
Planning Division, loc, cit,, (additional studies as yeot
unpublished, August 12, 1966).
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for development purposes, the county could be expected to
achieve some growth during the coming three decades, Ad-
ditionally, some increases in de-sity may be expected,
However, "the southwestern portion is not expected to
significantly participate in the growth of the overall
area, dampening somewhat the growth potentisl of the
area "

The recent construction plans of the automotive
industry indicete that the decentralization which occur-
red in the late 1950's has been halted. The level of
new plant construction, while reflecting a shift away
from Wayne County, indicates that the meanufacturing
sector will grow modestly to 1990. The changing role of
manufacturing employment indicates a major restructuring
of the seven-county region economy,

In 1940 Wayne County accounted for 82,5% of the
seven-county manufacturing employment. By 1960 it had
fallen to 64,8% and 1s expected to decline to 54,1% in
1990,

Total employment in the seven-county region in
motor vehicle production will increzcse only slightly
from 258,000 in 1960 to a little over 259,000 in 1990.

"Within motor vehicle industrial employment, the
concentration of executive and engineering t=2lent in
the Detroilt area will be a major factor in maintaining
the total motor vehicle employment level of the region,

offsetting the reductions which will be associated with
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increasing automation and the relative expansion of
production facilities out-state.“8

In Weyne County, motor vehicle employment 1is ex-
pected to follow the 1940 to 1966 trend, decreasing from
67.2% of the area's motor vehicle employmert in 1960 to
57.3% in 1990,

There are, of course, difficulties in relating
these employment predictions to land use proposals for
the future, particularly in the face cf continuing tech-
nological achlevements drastically altering the ratio be-
tween workers and industriel outpat. Some gereral conclu-
sicns can be drawn, however,

This study indicates that the northwestern part
of the county will show the most growth, whilch agrees
with the Composite, and the southwest the least, In fact,
the southwest, according to this study, 1s not expected
to significantly participate in the growth of the overall
area, In this southwestern section, however, the Compo-
site snhows population gains for Huron, Romulus, and Van
Buren Townships of 103, 556, and 402 per cent, respec-
tively. ‘“hese increases could hardly be called insigni-
ficant, and it appears that the Composite is in sharp
dilsagreement with the Battelle Center predictions in this
area,

The Battelle study further indicates that there

is still a tendency for new plant construction to shift

%1bia., p. 23



- 76 -

away frcm Wayne County and only a modest growth is pre-
dicted to 1990, Automobile manufacturing snows almost
negligible gains to 1990, The Composite snows a gain in
the amount of lanéd to be devoted to industrial uses by
13380 of 1904, In attempting to reconcile this incresse
with stable or even declining employment figures by other
agenclies, it can ve pointed out that new plants now being
constructed in the Detrolt area accommodate about twenty
workers per acre whereas it was formerly about fifty-four
per acre, ‘“chis would account for part of the projection
that industrial land will increcse by almost three times,
However, for this factor to sccount for the difference,
i1t would have to be assumed that a major portion of pre-
sently existing plants will be replaced in the next fif-
teen years. Tals is a reuwote possibility, at best,

In geaeral, then, the Battelle study does not
support the prediction in the Composite of a high increase
in industrial activities in all commurnities in the study
area, lnstead, a stable period to 1990 1is projected for
the Detroit iietro negion, with the possibility of a

slight decline in %“ayne County,

Employment Trends Compiled by the Michigcan Employment
Security Commission

The numcer of persons employed in an industry
over a period of time is indicative of the rate of expan-

sion or contraction, or the effect of changed technology
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within the industry, Chart o, 11 shows employment
trends in the Detroit Hetropolitan negion from 1956 to
1964 for manufacturing and commercial enterprises (re-
tail and service), Employment in the retail segment of
the economy has shown little change since 1956 (1% in-
crease) even though the population increzsed by ©% in
the same period. This does not lend support to the pro-
posed increase in land tor commercial uses appearing in
the Composite,

manuf'acturing employment has shown a steady in-
crease since 1961, after a period of pronounced fluctua-
tion, 1t is still far short of the highs of the mid-
fifties, nowever, and does not support the prediction
of the Composite of a substantial increase in land
devoted to industrial use by 1980, This judgment nust
be viewed in the light of changing technology reducing
the number of employees required per unit of output,

however,

Comparison of Composite with State Highwzay Department
Freeway Network Plans

The State Highway Department has completed a pro-
posed freeway network for 1990 for the Detroit ietropoli-
tan irea.’ This is reproduced on Map lo. 7. No major
differences can be discovered between this and the Com-

posite except for Ven Buren Township where plans do not

9Mich1gan Highway Department, I-96 Freeway, Plan-
ning and Route Location Study, 1964,
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include a proposed location for I-275. The proposed lo-
cation of I-96 through Northville and Plymouth Townships
and the City of Livonia is similar in both cases, and
I-275 and the M-14 extension west of Plymouth is shown
tne same in the Composite as in the Ltate Plan.,

Tne indication seews to be that local communities
accept the freeway route location plans of the Ltate High-
way Department somewhat 2s a constraint in the formulaticn
of future plans, Undoubtedly, many of these locations
were worked out by the State Highway Planning Division in
cooperation with the local communities and thus reflect
the desires of both, However, it 1s impossible to tell
from the local planning documents to what degree the
wishes of the local community influenced the route loca-
tions - (this could be the subject for a separate thesis.)
In general, on the basis of Future Land Use Plans, the
1980 Composite agrees with the State Highway Department
plans for 1990 with the exception of Van Buren Township.
There 1s no explanation in the Van Buren plans for this

ommission.

Comparison of the Composite with the 1966 Proposed Inter-
County Highway Plzn of the Wayne County Koad Commission

This plan in map form is coordinated with the
Southeastern Michigan Inter-County Highway Commission Plan
for the six counties around Detroit,

Local planning agencies follow the recommendations
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of this plan closely in preparing proposals for future
highway systems, Varlations between the Composite and
the County Plan are few and minor and do not detract from
the primary observetion that this represents a regional
plan which hes zn eppreciable influence on local plsnning,
The majority of the local planning documents mention
specifically that the Inter-County Plan is adhered to and

that local street planning 1s coordinated with 1it,

Summary of Comvarison of Composite to State and County
studies

Population predictions for Wayne County completed
by research firms retained by the state differ sharply
from projections in both the Composite and by the Detroit
Regional Planning Commission., In the state's studies, a
gain from 1960 to 1980 of Jjust a little over 1% is fore-
cast, wanile the Regional Commission predicts a 24% gain
for Wayne County, and the Composite predicts a gain of
104% for the study area, If the state study is accurate,
and elso taking into account the trend to multiple hous-
inz, a very conservative expansion of total residential
land area over what presently exists 1s 2 possibility
for 1980,

Studies concerning industrial movement in Michi-
gan 1indicate a stable or slightly declining state of in-
dustrial activity for Wayne County in future years, in

contrast to the Composite's predictions of a 190% in-

crease in industrial land srea by 1960.
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Another study done for the state concerning em-
ployment projections also prsdicts a stable or slightly
declining state of industrial activity for Wayne County
in the period 1965 to 1990, YThis study specifically
picks out the southwestern part of the county as an area
of inactivity in this period,

Employment trends compliled by the hichigan Em-
ployment becurity Commission show a sharply fluctuating
past history of manufacturing employment with = gradugl
but steady rise since 1362, but still falling short of
the high points of the mid-fifties, This would support
the state indications of future industrial activity rath-
er than the very optimistic projections of the Composite,

The Composite, with one township exception,
agrees with plans of the State Highway Department for
the Freeway Network, and closely adheres to the Inter-

County righway Plan of sayne “Zounty.

VI, OSUNMMARY AN., CONCLUSIOIS

The primary objective of this analysis 1is to
glean from the comparisons previously made in this chap-
ter, and the descriptions in Chepters II and III, suffi-
cient knowledge to generate conclusions concerning the
hypothesis that regional needs and problems are often

not being met nor solved under the present reliance upon



- 51 -

local planning préposals as a means of achieving re-
gional objectives., The analysis contained herein,
therefore, will be confined to area-wide characteristics
of the study area, .hat has happened, or is predicted
and planned to happen, in individual communities has
been important and pertinent, in this thesis, only as
it influences larger regional growth, needs, 2nd limi-
tations, 4t this point, hopefully, all reasonably
significant items of information have been extracted
from each local community's plans and have been utili-
zed to portray the regional picture - both existing and
proposed,

On the basis of a comparison of the Composite
with all of the vearious comparisons utilized throughout
this thesis, local planning as now practiced in the
study area produces a reglonal aevelopment pattern thnat
is basically an accelerated continuation of present
trends, These trends can be identified as a scatteration
of major land uses throughout the region and the tendency
of each community to include all the major land uses in
future development plans, especially 1industrial, commer-
cizl, and cther high value uses. An exception to this
characteristic 1s regional recreation proposals. Atten-
tion to regional recreational needs by local communities
occurs only if there are very apparent needs for expan-
sion of existing repional parks which may be located

within the local area's bounderies. Consplcuously mis-
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sing from local plans are any meaningful proposals for
acquiring needed new lands for a future regional park or
open space system,

The fact that Yeccelerated" 1is used to describe
this continuation is based mainly on the fact that popu-
lation and employment projections, studies, and actual
trends compiled and completed by research agencies for
the State, County, and the Detroit lMetropolitan kezion
do not indicate anything approaching the degree of ex-
pension suggested by the Composite, particularly for in-
dustry. A4 number of reasons which are cogent and Justi-
fiable car promptly be advanced for thils acceleration,
such as the property tax structure which dictates a high
rate of development to pay for constantly increasing de-
mands for services, and the natural inclination of com-
munities to bte optimistic =bout future growth and loath
to concede the possibility of a decline, Illevertheless,
the important thing is that future local planning in the
study area may very likely be based on faulty prognosti-
cations and unrealistic projections concerning growth
possibilities.

The studies and plans produced by the Detroit
Metropolitan Area Regional Plamning Commlssion, even
though much more conservative than the Comvposite in
terms of growth expectations, would also tend to en-
courage a regional pattern of a continuation and accel-

eration of present trends. %The Regional Land Use Plan
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preparea by the Comuission was constructed with this
development concept - a continuztion of present trends.lo
Population projections by the negional Commzission c=re,
for some local governmentzsl units within «2yne County,
even more optimistic than the local coimunity projec-
tions, 2lthough the total for the study area 1s consid-
erably less. liuch of the research by the Commission
conceras past conditions and trends which are the basis
for projJections; thus contributing to a continuation of
the present situation,

Tnere would seem to be little question that
there is 2 need for a reexamination of besic growth
trends and expectations by local units of government
and, to 2 lesser degree, by the Regional Planning Com-
missior 1tself., In particulsr, a clarification of ne-
glonal zo=2ls and objectives, based upon a clear and
realistic appraisal of future growth, would appear to
be needed, so that loczal community plans and proposals
can be closely relsted to Regional proposals,

On the basis of the visual similarity between
the Composite anc the Regional Plan, it can be stated
that local plans within the study area are influenced
by the work of the hegional Comrnission., However, this
statement must be qualified by full realizstion of the
faat that the plans of the Commission are based on a

development conceot which produces the same regional

10petroit Metropolitan Reglonal Planning Com-
mission, Yelephone Conversation, October, 1966 ,R ,Babben
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result as that produced by the local planning agencies,
while it is thus impossivle to tell with real accuracy
tne degree that local planning is influenced by the xe-
gilonal Commission, tnls study indicates th=st there are
firm grounds for the statement that locel planning is
influenced by the kegional Comumission and other regional
agencies, ‘1This is further supported by the fact that in
the written portions of local plans, the hegional Com-
mission i1s mentioned and referred to more than any other
outside zgency with the exception of the Bureau of the
Census. OStill further support 1s gained from the fact
that lcezl plenning follows closely the street and high-
way systems of regional agencies,

However, local plans in the Detroit Heglon tend
to be a very optimistic reflection of kegional-level pro-
posals for future development, The very nature of local
government, and its need to "compete" for its share of
tax producing development, would seem to reguire such
optimism as a basic local planning policy. It is not
surprising, therefore, that the expressed goals and ob-
Jectives of local community plans do not deliberately
address themselves to regicnal problems in any compre-
hensive way, These expressed goals are largely oriented
toward locel problems and local needs, often with little
or no consideration of coordinating these local cbjec-

tives with broad regional purposes,
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On the positive side, local planning in the bLe-
troit hegion is apparently not creating a serious number
of conflicts at the boundaries of contiguous communities,
Streets and highways, with very few exceptions, coordinate
between communities, industrial corridors are continuous
across the study area, and commercial centers are coordi-
nated to some extent. There are, for instance, no cases
of large centers being proposed only a short distance
apart but in two different communities,

There seem to be rather obvious reasons for this
adjacent community type of coordination which bear upon
the general purposes of this thesls, First, and most
important, a pattern of a continuation of present trends
would minimize the possibility of conflicts. o drestic
rearrangement (or herdly any rearrangement =2t all) is
proposed that would give rise to serious coordination
problems between communities, Secondly, regional plans
and studies, especially those relsted to the road net-
work, ere apparently being used on 2n informal basis,
thereby reducing conflicts at boundaries of adjacent
communities, ‘hus, locel plamnirg does not appear to
be adding the problem of discomnected land use to the
list of alrcady existing metropolitan problems, Such
coordination, however, 1s perhaps the result of an un-
articulated cdevelopment concept ratner than any con-
scious or intensive effort on the part of local vlanning

agencies to zccomplish regional planning objectives,



- 86 -

1he Composite of local plans 1s of doubtful velue
in meeting regional rnesds. It 1s difficult to envision
planning cepeble of solving regional problems that 1is
based on 1naccurate and overly optimistic projections for
future zrowth and is also cdedicated completely to a con-
tinustion of present trends. llevertheless, there is rea-
son to telieve that local planning is influenced by the
work of the Kegional Coumission, but this belief must be
tempered by the realization that the development concept
of the Heglional Commission has also been a somewhat
overly optimistic continuation of present trends., In
the field of transportztion planning, especlally, local
plaaning 1is strongly influenced by reglonal agenclies,

Yet a further reason to cast doubt on the value
of local planning to meet regional needs is the apparent
failure to investigate, in depth, or to take into full
account, the effect of the Interstzte rreewzy bystem on
the development of the Detroit Metropoliten kegion and
its subsequent effect on each individuzal community.

One of tne primary conclusions of this study is
that local planning agencles are not averse to utilizing
the irnformation of or accepting guldance and advice from
Regional orgarizations concerned with planning. This 1is
especially true of Regional transportation proposals.

It should also be pointed out, however, that local plan-
ning groups in the Detrolt region, and especially in

wayne County, may have generally followed regional pro-



- 87 -

posals because such proposals egreed with local concepts
and needs, It is doubtful, for example, that a plan ex-
cluding industry from a given community would be viewed
without alarm, consternation, and resistance. The local
taxing structure in existence today and the almost com-
plete reliance upon the property tax for locsl revenues
perhaps leaves local government with no alternative
other than a policy of ™attracting" tax producing major
land uses. This need, in turn, tends to distort the ob-
Jectivity of 1local planning proposals,

The . . ., basic problem is the need for compre-

hensive fisczl reform at the local level, Local

governments must have the financilal capacity to

meet the demaads of our citizens for necescsary

services, Ways must be sought to reduce the

gésigznaggc:{ten 2estruzt1¥e fiscal iomgetitiin

governments for economic base,
Unless this competition for economic base 1s materially
reduced, it is difficult to suggest recommendations which
would effectively improve the manner in which local com-
munity planning can develop plans attuned to regional
needs and limitations, short of the introduction of a
new level of metropolitan or regional government,
The findings of this thesis would indicate that

the professional plamner concerned with the interests of
the regional community should consider seversal basic

policy questions, Tax l2ws 2re a principal determinant

in shaping community development, local and regional

llGeorge E. komney, Governor, State of Michigen,
announcement of the creation of a Special Commisslon on
Urban Problems, October 14, 1966.
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and perhaps planners should play a larger role in the
demand for tax reform. State legislation pertaining to
the dutlies and powers of regional planning ccurisslons
cen be emended, and it may te that, hereafter, the plan-
ner snould play a leadinz role in proposing a mandatory
review and approval of local plans by a regionzl =gency.
As yet, no unassailable reasons have bteen advanced that
the basic structure of local government 1s unesdaptable
to the new demands of rapidly urbanizing regions and,
2gain, perhaps the planner should be more vociferous
concerning the formation of metropoclitan councils, govern-
ments, and other forms of representative government which
Will meet the dem=2nds of the twentieth century metropolis,

It mey also be true, adding 2 substantiel measure
of complexity, that each of these bhzsic reforms taken
only by itself will not yield the high level of solution
that metropolitan problems call for, Fandatory review
of local plans by regional agencies may very well be in-
effective without property tax reforms, and approval at
the regional level meaningless wlthout some form of
metropolitan government,

It may be that the sound plans and progrems
needed by the metropolitan regions can only be attained

through such basic policy reforms,
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Chart No,

2

Existing Land Use = Study Area

(Acres)
, s/r M/P
Commnity Residen~ | Residen- Comm= Indus- 1960
tial tial ercial trial Pop,
Riverview 800 - 12 133 7237
Wyandotte 2413 - 61 515 43519
Canton Township 5313
Harper Woods 872 34 132 3 19995
Southgate 1226 - 281 20 29404
Wayne 932 19 114 ko9 16034
Huron Township 493 - 38 77 6884
1 Allen Park 127 2 70 71 37052
Melvindale - 586 - 75 390 13089
Nankin Township 3498 32 149 174 60743
VanBuren Township 1480 20 171 93 9509
Plymouth 561 - 67 85 8766
Woodhaven 113 - 30 607 1016
Belleville 12?7 3 20 9 1921
Dearborn Eeights 4687 24 242 14 79809
Plymouth Township 1088 - 4s 383 8364
Romulus Township 2548 35 299 585 15233
Livonia 6384 21 504 1078 66702
Northville 370 5 20 27 12749
Northville Township 1046 - 17 2h 7673
Hamtramck 598 - L2 306 34137
Highland Park 641 79 93 44 38063
31734 274 2482 5477
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Chart No, 3

Existing Land Use in Wayne County

Land Use 1958 DMARPC 1958 DMARPO
Survey Survey

(sqe Mi.) (%)

- Residential(Urban)  131,.8 21,1
* Commercial 13,1 2.1
' Industrial 27.0 L,3
Streets & Highways 58.6 9.4
Recreational 19,1 3.1

Total Area in Wayne County - 624 sq. mi,
Total Area in Study Area = 402 sq, mi,
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Community

Livonia

Nankin Township
Dearborn Heights
Gross Pointe Voods
Plymouth Township
Gposs Isle Township
Canton Township
Inkster

Trenton

Allen Park

Taylor Tovnship
Wayne

Dearborn
Northville Township
Highland Park
Romulus Township
Gross Pointe Shores
Van Buren Township
Sumpter Township
Rockwood

Plymouth
Melvindale

Gross Pointe

Gross Pointe Farms
Harper Voods
Southgate

Detroit

Redford Township
Lincoln Park
Vyandotte
Belleville

Garden City

Huron Township

IxXFro,
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Chart No, 5

FLATTING ACTIVITY
1960 = 1964

Plats Acres
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235
205
196
175
162
157

138
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- Ranke

Single family
Community

Livonia
Dearborn Heights
Taylor Township
Southgate
Plymouth Township
Allen Park
Nankin Township
Detroit
Trenton
10 Romlus Township
11 Garden City
12 Gross Pointe Woods
13 Redfor Township
14 Inkster
15 Lincoln Park
—16 Riverview
17 VenBuren Township
18 Plymouth
19 Gross Isle Township
20 Dearborn
21 Melvindale
22 Huron Township
23 Sumpter Township
24 Ecorse
25 Gibraltar
26 Canton Township
27 Northville Township
28 Brownstown Township
29 Northville
30 Wyandotte
31 Gr, Pointe Shores
32 Gr, Pointe Farms
33 Harper Woods
34 Wayne
35 River Rouge
36 Hamtramck
37 Gross Pointe
38 Belleville
39 Gr, Pointe Park
40 Flat Rock
4] Highland Park
42 Woodhaven
43 Rockwood
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Chart No.l 6
BUILDING PERMIT STUDY

No, of Permits

- 50%

50%

Rank

Multiple Family
No., of Permits

Community

~Detroit
Nankin Township
Scuthgate
Riverview
Plymouth Township
Dearborn Heights
Livonia
Melvindale
Lincoln Park
0 Inkster
1 Taylor Township
12 Allen Park
13 Highland Park
14 Plymouth
15 Trenton
16 Romlus Township
17 Redford Township
18 Wyandotte
19 Northville
20 Dearborn
21 Belleville
22 Garden City
23 Gr, Pointe Yoods
24 Gibraltar .
25 Northville Township
26 Van Buren Township
27 Gross Icle Township
28 Huron Township
29 Sumpter Township
30 Ecorse
31 Canton Township
32 Brownstown Township
33 Gross Pointe Shores
34 Gross Pointe Farms
35 Harper Woods
36 Wayne
37 River Rouge
38 Hamtramck
39 Gross Pointe
40 Gross Pointe Park
41 Flat Rock
42 Highland Park
43 Woodhaven

O O~ oMW FWwhH
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1511
696
381
321
268
260
194
165
160
160
138
©93
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- .Rank

Single family

Community

Livonia

Dearborn Heights
Taylor Township
Southgate
Plymouth Township
Allen Park
Nenkin Township
Detroit

Trenton

10 Rormlus Township
11 Garden City

12 Gross Pointe Woods
13 Redfor Township
14 Inkster

15 Lincoln Park

—16 Riverview

17 VanBuren Township
18 Plymouth

19 Gross Isle Township
20 Dearborn

21 Melvindale

22 Huron Township

23 Sumpter Township
24 Ecorse

25 Gibraltar

26 Csanton Township
27 Northville Township
28 Brownstown Township
29 Northville

30 Wyandotte

31 Gr, Pointe Shores
32 Gr, Pointe Farms
33 Harper Woods

34 Wayne

35 River Rouge

36 Hamtramck

37 Gross Pointe

38 Belleville

39 Gr, Pointe Park
4O Flat Rock

41 Highland Park

42 Woodhaven

43 Rockwood

\
O O\ O\ FWN -

.
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Chart No, &
BUILDING PERMIT STUDY

No, of Permits

- 50%

50%

Rank

Maltiple Family

Van Buren Township

27 Gross Isle Township
28 Huron Township

29 Sumpter Township
30 Ecorse

31 Canton Township

32 Brownstown Township
33 Gross Pointe Shores
34 Gross Pointe Farms
35 Harper Woods

36 Wayne

37 River Rouge

38 Hamtramck

39 Gross Pointe

4O Gross Pointe Park
41 Flat Roeck

42 Highland Park

43 Woodhaven

e ——— XFRO -

Commanity

Detroit 1511
Nankin Township 696
Southgate 384
Riverview 321
Plymouth Township 268
Dearborn Heights 260
Livonia 194
lelvindale 165
Lincoln Park 160
Inkster 160
Taylor Township . 138
Allen Park 93
Highland Park 80
Plymouth 68
Trenton 52
Romalus Township 52
Redford Township L9
Wyandotte 40
Northville 32
Dearbora 24
Belleville 17
Garden City 16
Gr, Pointe Woods 16
Gidraltar . 8
Northville Township 6

No., of Permits

yvna



CHART NO, 7

Loen vibimna bbivt Aatvas wiea bl (obiesr s b wowd

1 2
Community 19060 1980 ﬁirr.
Census Composite 2 -1
ProJjection

Riverview 7,237 25,000 17,763
Wyanluhhe ka,n12 Ko, 0N0 - 3,519
Canton Twp, 5,313 19,094 13,781
Harper Woods 19,995 21,000 1,005
Southgate 29,404 b1,482 12,078
Vayne 19,071 38,000 18,929
Huron Twp, 6,884 14,000 7,116
Allen Park 37,052 42,200 5,148
Melvindale 13,089 18,000 4,911
Nankin Twp, 57,706 160,400 102,694
Plymouth 8,766 12,000 3,234
Woodhaven 1,016 27,000 25,984
Belleville 1,921 4,000 2,079
Dearbvorn: Hts:64,096 107,900 43,804
Plymouth Twp, 8,364 27,700 19,336
Romilus Twp. 15,233 100,000 84,767
Livonia 66,702 172,000 105,298
Northville 2,982 8,200 5,218
NorthvilleT®p 7,673 17,000 9,327
Hamtrameck 34,137 26,400 =7,737
Highld, Park 38,063 49,600 11,537
VanBurenTwp. _9,509 47,736 8,22

497,732 1,028,712 520,980

xrro”
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by

Diff,

r%)
=08
259

103

‘A‘-
+ — XF RO

5 6
DMARYQ DAL,
1980 5 =1
Projection
20,000 20,763
5,000 1,461
20,000 14, 07
26,000 6,005
56,000 28,596
43,000 23,929
14,000 7,116
52,000 14,9548
16,000 2,911
135,000 77,294
12,000 3,234
8,000 6,984
k,000 2,079
104,000 39,904
30,000 21,636
58,000 42,767
194,000 127,298
6,000 3,018
17,000 9,327
32,000 -2,137
37,000 -1,063
2%,000 1
966,000 468,268

b

birr,

287

276
03

125
103

22
134

687
108

62
258
280
191
101
121
-06
=03
205
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Chart No, B8 l '
POPULATION PROJECTION COMPARISONS
STUDY AREA WAYNE COUNTY
Year Composite DMARPC Commerce Dept,
Numerical| % ~ Numerlical Numerical |
Increase Increase Increase

1960 497,732 - 2,666,297 - 2,666,297

1965 - - = - 2, 6390833

1970 - - - - 2,634,141

1975 - - - - 2,665,895

1980 1.028!712 ]‘.gh 3,300,000 ‘z_h- 2,700,501 1,2
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Chart No, X0

101

)
i

STRUCTURE OF EMPLOYMENT « WAYNE COUNTY

= —m

1960 1970 1980 1990
Percent Percent Percent Percent
Absolute of Total Absolute of Total Absolute of Total  Absolute of Total
Agriculture, Porest., & Fish, 2,791 .29 1,955 .19 1,530 .13 1,260 .09
Mining 548 .06 435 .04 360 .03 295 .02
Conscruction 34,736 3.64 40,690 3.91 46,110 3.84 52,400 an
Manufacturing 379,737 39.81 359,310 34,54 346,595 28,83 341,200 24,18
Durable Goods 309,831 32,48 289,508 27.83 280,090 23,30 . 277,030 19,62
Furn., Fix,, labdbr,, & Wd, Prod, 3,196 .34 2,585 .25 2,000 .17 1,465 .10
Primary Metal Industries 29,385 3.08 31,060 2.99 31,080 2,59 30,375 2,15
Fabricated Metal Industriesw 31,160 3.27 32,320 3.11 32,620 2,11 31,500 2,23
Machinery, exc. electrical 51,175 5.36 50,360 4,84 51,440 4,28 54,505 3.86
Elec. Mach, Equip. & Supplies 7,176 .75 6,040 .58 4,515 .38 4,030 .29
Mtr. Veh, & Mtr. Veh, Equip. 173,428 18.18 159,420 15.32 152,345 12,67 148,355 10.51
Other Durables 14,311 1.50 7,720 74 6,090 +50- 6,820 .48
Nondurable Goods 69,906 7.33 69,805 6.71 66,505 5.53 64,150 4,56
Pood & Kind, Products 21,191 2,22 22,605 2,17 22,440 1,87 22,270 1,58
Prtng., Publishing & Allled Ind, 17,947 1.88 18,220 1,75 18,910 1,57 19,695 1,40
Chemicals & Allied Prods. 14,350 1,51 13,278 1.28 12,055 1,00 10,965 .78 ‘
Other Nondurables 16,418 1,72 15,705 1,51 13,100 1,09 11,220 .80 '
Transportation 35,206 3.69 36,140 3.47 38,090 3. 40,300 2.86
Vi
Communications 11,494 1.20 11,000 1,05 12,270 1,02 13,585 .96
Utilities and Sanitary Services 13,981 1,47 14,690 1,41 16,585 1,38 19,310 1.37 :
Wholesale Trade 30,439 3.19 34,230 3.29 40,960 3.40 ‘ 50,235 3.56
Retail Trade 139,878 14,66 150,040 14,42 166,580 13.86 186,830 13,24
Pood & Dairy Prod, Stores 26,214 2,75 26,535 2,55 24,885 2,07 22,093 1,57
Bating & Drinking Places 27,308 2.86 - 27,550 2,65 30,990 2,58 33,775 2.39
Other Retail Trade 86,356 9.05 95,955 9.22 110,705 9.21 130,960 9.28 !
Fivance, Ins,, & Real Estate 37,497 3.93 45,360 4,36 57,390 4.77 73,460 ‘5.21 ?
Business and Repair Services 25,414 2,66 29,200 2.81 34,380 2,86 40,370 2,86
Personal Services 49,429 5.18 54,050 5.20 61,795 S5.14 71,690 5.08
Private Houssholds 21,952 2,30 24,905 2,40 29,730 2.47 35,115 2.49
Other Personal Services 27,477 2,88 29,145 2.80 32,065 2,67 36,575 2.59 :
Eatertainment & Rec. Services 6,744 7 7,790 .75 9,365 .78 11,460 .81 :
Professional & Related Services 105,608 11,07 152,285 14,64 239,070 19.88 341,300 264,18
Educational Services 41,703 4,37 56,945 5.48 96,835 8.05 131,930 9.34
Govermnment Workers 32,272 3.38 46,795 4,50 80,810 6.72 111,540 7.90
Private Workers 9,431 .99 10,150 .98 16,025 1,33 20,390 1,44
Other Prof. & Related Services 63,905 6.70 95,340 9.16 142,235 11.83 209,370 14,84
Public Administration 38,918 4,08 50,315 4.84 66,090 5.50 87,850 6,23
Industry Not Reported 41,539 4,36 52,870 5.08 65,040 S5.41 79,600 5.64
Total 953,959 100,00 1,040,360 100,00 ' 1,202,210 100,00 1,411,145 100,00
* Includes Not Specified Metal
———— e e e r;r’r.zo’ TS,
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THE PREPARATION OF THIS MAP WAS FINANCIALLY

AIDED THROUGH A FEDERAL GRANT FROM THE

URBAN RENEWAL ADMINISTRATION, OF THE HOUS~

ING AND Wt FINANCE AGENCY, UNDER THE

BAN NG TANCE PROGRAM AUTH-

OﬂllED BY S(CYION 701 OF THE HOUSING ACT
F 1954, AS AMENDED.

MICHIGAN CONSERVATION DEPT

RECREATION AREA INDEX

HURON-CLINTON METRO. AUTH.

1~BALD MOUNTAIN RECREATION AREA
2-BRIGHTON RECREATION AREA
3-DODGE BROTHERS STATE PARK NO4
4-HAYES, WJ. STATE PARK

$-HIGHLAND RECREATION AREA
6-HOLLY RECREATION AREA

T-ISLAND LAKE RECREATION AREA
8-ORTONVILLE RECREATION AREA
9-PINCKNEY RECREATION AREA
10-PONTIAG LAKE RECREATION AREA

11 -PROUD LAKE RECREATION AREA
12-ROCHESTER-UTICA RECREATION AREA
13- WATERLOO RECREATION AREA

14 -DEXTER-HURON METROPOLITAN PARK
15-KENSINGTON METROPOLITAN PARK
16-LOWER HURON METROPOLITAN PARK
17-MARSHBANK METROPOLITAN PARK
18-METROPOLITAN BEACH

19-STONY CREEK METROPOLITAN PARK

WAYNE COUNTY ROAD COMM,
20-LOWER ROUGE RIVER PARKWAY
21 -MIDOLE ROUGE RIVER PARKWAY
CITY OF DETROIT

22-BELLE ISLE PARK

23-ROUGE PARK
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RECOMMENDED 1-96 CORRIDOR
EXISTING OR APPROVED FREEWAY
FUTURE FREEWAY CORRIDOR
REGIONAL THOROUGHFARE

Marm No. 7

1990 FREEWAY NETWORK
FOR DETROIT METROPOLITAN AREA

PREPARLD

—
INTERSTATE 96 PLANNING STUDY
BY THE INTERSTATE 96 PLANNING COLAMITYF|! FOR THF 140w GAN STATE MISHWAY DFP&OTGE Y

VOLUME II- CITY OF DETROIT

JUNE 1964
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THE PREPARATION OF THIS MAP WAS FINANCIALLY
AIDED THROUGH A FEDERAL GRANT FROM THE .
URBAN RENE WAL ADMINISTRATION, OF THE HOUS- HARTLAND
ING AND HOME FINANCE AGENCY, UNDER THE
URBAN PLANNING ASSISTANCE PROGRAM AUTH-
ORIZED BY SECTION 701 OF THE HOUSING ACT
OF 1954, AS AMENDED.
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