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Introduction to the Taylor Master Plan

An Introduction to Taylor

“All Roads Lead to Taylor,” a City located in the south central
portion of Wayne County, approximately 14 miles southwest of
Downtown Detroit. Development in the City of Taylor has been
influenced by transportation routes through the City, including
1-94, 1-75, Telegraph Road and the three rail lines that traverse
it. The Detroit Metropolitan Wayne County International
Airport, located two miles west of the City, has also influenced
development of the City. These location benefits, in addition to
being located in the heart of the Downriver area near major
employment centers such as Dearborn and River Rouge, have -
contributed towards the development of the City with both a
strong industrial base and a vibrant residential community.

History of Taylor

While the City of Taylor is relatively new city, incorporated in
1968, the community has a rich heritage that dates back to the
1800s. The first registered property owner was Peter Coan,
who purchased an 80-acre parcel from the United States
government in 1830.

Originally, Taylor was part of Ecorse Township, but area residents found that
they lived too far away to participate in the civic affairs and functions of the
township. Because of this, the residents petitioned to form a separate
community. The petition was granted in 1847 and the new community was
named Taylor Township, in honor of General Zachary Taylor, an American
hero in the Mexican War who went on to become the 12th President of the
United States.

Taylor Township was organized on March 16, 1847 and consisted of the
western 24 square miles of the original Ecorse Township. The first Township
meeting was held April 5, 1847 at the home of Richard Sutliff. There were
44 in attendance at this important gathering, at which time they elected their
Township officers.

Largely an agricultural community, Taylor Township grew steadily over the
years, particularly after the opening of the Ford Rouge Plant in nearby
Dearborn. Finally, in May of 1968, Taylor Township residents voted to adopt
the charter that incorporated the City of Taylor.

The most recent years of Taylor's history have been characterized by
development and improvement. No longer agricultural, the community
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boasts comfortable neighborhoods, great schools, a variety of shopping
opportunities and several industrial parks creating a community where
residents can live, work and shop, all conveniently within 24 square miles.

Ecorse Rd.,

Recent improvements in Taylor include the

East of . “q:. .
Mayfair St. ?@” o Telegraph Rd., : :
T s ¢ South of construction of a new Department of Public Works
o B complex, the renovation of the municipal offices
¥ and the completion of a flood control/golf course

project known as Lakes of Taylor Golf Club.

In 1996, President William J. Clinton visited the
City to dedicate the Public Works building and the
renovated City Hall — an historic day for Taylor. In
1998, Andrew Cuomo, the Secretary of the U.S.
Department of Housing and Urban Development,
became the latest dignitary to visit the community.

Southeast

Comer of He praised the City's plan to redevelop the
;ﬁf%fgrge Workers lay sguthwest section of the communit){, calling the
Rds. 1831 foundation of Villages of Taylor "a model for the nation."

Pelham Rd.

This Master Plan was created as an official document to guide the continued
growth and development of the City into the new century.

What is a Master Plan?

The Master Plan is a document created by the City of Taylor Planning
Commission and adopted by the City Council to guide the future growth and
development of the community. A sound Master Plan helps ensure that
Taylor remains a highly desirable community in which to live, work, or visit.
This can be accomplished by preserving and enhancing the qualities of the
community that residents, businesses and property owners consider
important.

The Master Plan identifies and examines a wide range of physical issues
including population, housing, land use, transportation, neighborhoods,
community facilities and natural resources. The implications of each are
analyzed and translated into a series of goals and policies for the City. This
effort culminates in the creation of a Master Plan, which provides
recommendations for future land use, neighborhood improvements,
transportation improvements and special strategies for key areas in the City.
Because the Plan offers a balance between the interest and rights of private
property owners with what is best for the future of Taylor, this Plan will
effectively assist City leaders in making substantive, thoughtful decisions for
the long term benefit of the community.
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Using the Master Plan

The Master Plan is intended as a guide for City officials in land use,
development, zoning and capital improvement decisions. The City Council,
Planning Commission and the public should continuously strive to ensure

effective use of this document and should reference the Master Plan in order The MaSte_" Plan is intended
to: as a guide for land use,

development, zoning
and capital improvement
decisions.

e Review development proposals — to confirm the proposal meets all goals
and objectives of the Master Plan.

e Review rezoning requests — to confirm the request is consistent with the
City's criteria to consider rezonings including existing conditions, the
future land use map, the appropriate timing of the change, consistency
with the goals and policies of the Master Plan and potential impacts on
the City.

e Provide a basis for amendments to the Zoning Ordinance and Zoning
Map — to help realize and enforce Plan goals.

e Understand expectations for the future land use pattern and desired land
use types in the community — to guide new development and
redevelopment.

e Identify and recommend physical improvements to important resources
such as roadways, access management, streetscape and entryways,
non-motorized pathways, parks and public facilities.

e Provide specific design standards related to buildings, landscaping and
other site improvements for development and redevelopment throughout
the community.

The Difference between a Master Plan and a Zoning
Ordinance

The Master Plan provides general direction on the future development
patterns, policies and actions for community leaders to consider. While the
Master Plan does not change the zoning ordinance or zoning of any property,
some of the Plan recommendations will be implemented through text and
map amendments. Some of the other differences between the Master Plan
and the zoning ordinance are listed below.

Master Plan ‘ Zoning Ordinance

Provides general policies, a guide. Provides specific regulations, the law.
Describes what should happen in the future —
recommended land use for the next 20 years, not
necessarily the recommended use for today.
Adopted under the Municipal Planning Act, Public Act Adopted under the Michigan Zoning Enabling Act,

Describes what is and what is not allowed today, based
on existing conditions.

285 of 1931, as amended. Public Act 110 of 2006.

Includes recommendations that involve other agencies | Deals only with development-related issues under City
and groups. control.

Flexible to respond to changing conditions. Fairly rigid, requires formal amendment to change.
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Steps in the Master Plan

1.

2

3.

4.

5.

6.

process:
Kick off
Data Collection
Public Involvement
Prepare Draft

Agency Review

Adoption
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The Planning Process

From the onset of this comprehensive planning process, the City of Taylor
made a strong commitment to ensure participation from the public, regional
agencies, public officials, City staff and from experts on the different subject
areas. It was also important for the City to go above and beyond the review
and adoption procedures set forth in the amendments to the Municipal
Planning Act. An excellent City staff structure, along with a highly involved
Steering Committee appointed to help guide the process, has been
instrumental in gathering public comment and representing various interests
within the community.

Process Overview

This document was prepared primarily in cooperation with the Office of
Economic and Development Services, the Planning Commission and City
Council. The following is an overview of the planning process:

e Project Kick Off: Upon commencement of the project, the City, in
accordance with the Municipal Planning Act, as amended, distributed a
Notice of Intent to the required agencies, including surrounding
communities and the County. Initial project expectations were discussed
at the kick off meeting, as well as the project schedule and general City
expectations.

o Data Collection: The first step in the process was to identify the
current demographic and physical condition of the City. Using data from
the U.S. Census Bureau and SEMCOG, the consultant team evaluated
various demographic conditions including population, income, housing,
education and employment and conducted a physical evaluation of the
existing land uses throughout the City. Collectively, these existing
conditions were used to identify general trends, opportunities and
concerns to be studied in more detail as the project progressed.

e Public Involvement: Once data collection was complete, public
involvement began, as described in more detail in the following section.
Public meetings were held throughout the planning process to not only
determine the interests and concerns of residents, but also to gather
their thoughts regarding the draft Plan and to involve them in a public
hearing prior to adoption of the Plan.

o Draft Plan Preparation: Based on comments received through the
public involvement process and input from various City departments, a
draft set of goals and recommendations were prepared and reviewed by
staff and the Steering Committee. Each month, the consultant team
prepared the various Master Plan chapters for review by staff and the
Steering Committee. The document was revised based on their
comments and was then presented to the Planning Commission and City
Council for approval of the draft document.
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e Agency Review and Additional Public Involvement: Once the
Steering Committee, Planning Commission and City Council were
satisfied with the draft Plan, the City Council authorized distribution of
the draft Plan to initiate the required agency review period in accordance
with the Municipal Planning Act, as amended.

e Adoption Process: Upon completion of the agency review period, a
public hearing was scheduled at a Planning Commission meeting.
Following the hearing, both the Planning Commission and the City
Council adopted the Master Plan.

Summary of Public Involvement

Taylor staff and the consultant team employed various techniques in order to
maximize the potential for public input during the planning process. As
previously noted, involving the community was a primary goal of the City
and with this commitment, the City went above and beyond the State-
mandated public meetings. Staff also worked diligently to solicit input from
the Mayor’s office and various interest groups and residents. The following
summarizes the various elements of public involvement efforts:

e Steering Committee: Recognizing the many other responsibilities and
obligations of the Planning Commission, the City chose to develop the
Master Plan through an appointed Steering Committee, comprised of 13
people representing various groups, the City administration or
themselves as residents-at-large. The Steering Committee met monthly
to review project progress and to give direction and feedback to the
consultant team. The Committee acted as a conduit between the
consultant team and the general public, offering ideas and revisions as
they reviewed each draft chapter of the Plan. Their input and
attendance at meetings were critical to development of the Plan.

e Public Workshops in a Box™: At the project onset, three separate
public meetings were held to solicit initial comment and visions from
various citizens. To obtain the desired input from all areas of the City,
the workshops were held on Saturday mornings in three different
locations throughout the City. The first workshop was held on January
20, 2007 at the Lyndon B. Johnson Elementary School located in the
northeast quadrant of the City the second workshop was held on January
27, 2007 at the Community Library located in the northwest quadrant;
and the third workshop was held at the William Ford Senior Center on
February 3, 2007. Each workshop was very well attended by Steering
Committee members, elected and appointed officials, City staff, local
students and citizens. Attendants were broken into groups of 5 to 10
people. They were ushered through an interactive process whereby
each group responded to questions regarding their vision for the future,
focusing on elements such as community character, local shopping,
recreation, schools, housing, employment and transportation.
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Public Open House: Once the City staff and Steering Committee
approved a set of goals and recommendations and outlined a vision for
future land use, an open house was conducted to gain reaction from the
public. Extensive effort was made to invite all residents including
distribution of press releases and meeting notices; stories in the local
paper; notices posted on the City’s Website; postings on various City
electronic signs; verbal announcements made at various City meetings;
and through features in the Art in the Park brochure. City staff also
raised awareness by informing customers doing business at City offices.
The open house, held on June 11, 2007, featured various stations
presenting existing conditions, draft goals and future land use concepts
for participants to view and react to. Each participant was given a brief
survey that solicited their response to issues including existing
conditions, recreation and natural resources, transportation, community
facilities, economic development and future land use. In addition,
various photographic images were shown to determine preferred site
design elements. While attendance at this meeting was relatively low
compared to the turnout at the workshops, the input from this open
house along with that obtained during the public workshops and at the
Art in the Park event (see below) combined to give the consultant team
and Steering Committee valuable insight into the desired future for
Taylor.

Open House Survey: In an attempt to capture as much public input
as possible, City staff were present at the City’s annual Art in the Park
event to inform residents of the Master Plan process. Copies of the
same survey forms used at the open house were distributed to
interested citizens and their feedback was compiled with that received
from the open house.

Second Public Open House: A second open house was held on
November 3, 2007 to present the draft Master Plan to the public. Notice
of this meeting was conducted in much the same way as the first open
house. Additional advertisement of the meeting was included in the
Taylor Info magazine. The purpose of this open house was to gather
reaction to the draft Plan. Stations were set up featuring the various
aspects of the Plan and an accompanying survey was distributed to
attendees to measure their response.

Agency Review Period: In accordance with the Municipal Planning
Act, as amended, the agency review period was initiated in January,
2008. Throughout the process, City staff also met with neighboring
communities to discuss shared concerns and issues. This allowed a
valuable opportunity for these jurisdictions to discuss the Plan with the
City before they submitted their comments.

Public Hearing: Upon completion of the required agency review
period, a public hearing was held to allow an additional opportunity for
public comment. This was held at a Planning Commission meeting on
March 19, 2008.

Chapter 1: Introduction to the Taylor Master Plan
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Chapter 2:
Community Profile

Introduction

The following is a snapshot of the City of Taylor today. It serves as a basis
for understanding the existing conditions in the City. This information helps
in determining goals and recommendations for future land use and
development of the City. This profile provides several key findings that
provide the basis for understanding trends and influences on the City's
growth and development patterns.

Population Characteristics

Evaluation of population characteristics provides a better understanding of
the residents in Taylor. This information also provides a great deal of insight
into determining future needs for the City and its residents.

Characteristics that are important in this process include trends and
projections, ethnicity, age, education, employment and income. The following
discussion profiles the City and provides a measure of comparison with the
characteristics of other surrounding communities.

Population Trends and Projections

Like many Michigan communities, the City of Taylor began as a rural township
that experienced most of its population growth after the Second World War.
While most suburban communities experienced this growth during the 1970s
and 1980s, the Taylor area emerged slightly earlier and became a population
center during the 1950s and 1960s (see Figure 2-1). Since then Taylor has
grown slightly in population, but since 1980, has seen a decline in population.

Demographic Analysis is
focused on:

e Population Characteristics

e Housing Characteristics

o Economics

Outlying communities, like the townships
of Huron and Brownstown have
experienced population growth as a

Flgure 2-1: Population Trends: 1950-2010

result of the out-migration that occurred 100,000
in the 1970s and 1980s. The migration

from more populated to less populated 80,000 —
areas explains the losses experienced in 020 811
nearby cities and the resultant increases 60,000 3,131
» " . . |
experienced in the outlying townships. i /{,658
| 40,000
20,000 -43
0 : : : : :
1950 1960 1970 1980 1990 2000 2010
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~ Table 2-1:

Population Trends

parison Communities

2000 2010 2013 2040

City of Taylor 65,868 63,131 61,265 55,703

Romulus 22,979 23,989 24,037 22,685

Dearborn 97,775 98,146 100,568 95,436

Dearborn Heights 58,264 57,774 57,924 54,611

Allen Park 29,376 28,210 28,008 26,246

Southgate 30,136 30,047 29,738 28,768

Brownstown Twp. 22,989 30,627 30,430 32,124

Huron Twp. 13,737 15,879 15,683 14,884

Wayne County 2,061,162 | 1,820,650 | 1,792,365 1,656,931
Source: US Census and SEMCOG

The most current population estimate is provided by the Southeast Michigan Council of
Governments (SEMCOG), which estimates that in 2013, Taylor's population was 61,265 (see
Table 2-1). This population decrease is indicative of population trends experienced by several
local cities and Wayne County in general, and is not surprising given the large surge of
suburban growth and outward migration that was characteristic of many Midwestern cities in
the 1970s and 1980s. The cities of Dearborn Heights, Allen Park and Southgate have all
experienced gradual population declines since 1990, while the outlying townships of Huron and
Brownstown experienced rapid population increases. SEMCOG projects these trends to
continue in all of the communities.

Figure 2-2: Population Projections Comparison Cities

120,000 E In comparison to other nearby
cities, Taylor’s population trend is
100,000 — e Y VyS— ot 0
B e Oy ar T s!n_nlar to that Of. comparison
S6566 —+—Romulus cities. As illustrated in Figure 2-2,
i < Dearbom Taylor along with other local cities
56,000 aabiboa Heromonos st U Dearbom Heights | | gre continuing to maintain their
15 ;+:|er:hpa§k current  trends, with most
| —e—— Southgate - 5
40,000 [T e expe_:ctmg further  population
* ¢ Hiiron Twp: decline between now and 2040.
20,000 = - =
0 T T T
2000 2010 2013 2040

Source: US Census and SEMCOG
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Line chart comparing population trends from 2000, 2010, 2013, and 2040 for City of Taylor,
Romulus, Dearborn, Dearborn Heights, Allen Park, Southgate, Brownstown Township, and
Huron Township. Dearborn remains the largest comparison city, Taylor trends downward,
Brownstown Township rises overall, and most other communities show modest decline by 2040.
Accessible chart summary: the vertical axis runs from 0 to 120,000 population, and the
horizontal axis shows 2000, 2010, 2013, and 2040. The legend lists City of Taylor, Romulus,
Dearborn, Dearborn Heights, Allen Park, Southgate, Brownstown Twp., and Huron Twp.

Community 2000 2010 2013 2040
City of Taylor 65,868 63,131 61,265 55,703
Romulus 22,979 23,989 24,037 22,685
Dearborn 97,775 98,146 100,568 95,436
Dearborn Heights 58,264 57,774 57,924 54,611
Allen Park 29,376 28,210 28,008 26,246

Southgate 30,136 30,047 29,738 28,768
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Forecasted Population by Age, Age Census  SEMCOG Change
2010-2040 Group 2010 2040 2010-2040

25,000
75+ 3,702 7,928 4,226
20,900 65-74 4,352 6,710 2,358
15,000 60-64 3,300 2,697 -603
— ;EICensus o 35-59 21,642 16,871 -4,771
|| Semcog 2040 : 25-34 8,216 7,038 -1,178
5,000 {0 Change 2010 - 2040 18-24 6,303 4,000  -2,303
0 5-17 11,147 7,430 -3,717
| Under 5 4,469 3,029 -1,440
b 75+ 60-64 2534 517 63,131 55,703 -7,428

Source: Census; Semcog

The median age of Taylor residents in 2010 was 36.9 years, which is slightly less than those of the state ( 37.3
years) and the nation ( 37.2 years). Though Taylor has a relatively young median age, recent trends indicate an
aging population, with SEMCOG projecting all but the senior citizen (age 65+ years) segment to decrease in
percentage by 2040 (see Figure 2-3). This is expected as the Baby Boom generation approaches retirement age.
By 2040, those age 65 years and older will comprise the second largest segment of Taylor’s population. This trend
indicates a current need for senior housing, low maintenance housing and programming for their recreational and
health needs. Comparatively, the segments of school aged children are expected to decrease slightly.

The City of Taylor is becoming more racially diverse. As shown in Table 2-2, the largest portion of the population in
2010 was White (74.7%) with the second largest category being Black or African American (15.7%). Since 2000,
Taylor has seen an increase in African American, Hispanic and Multi-Racial residents, while the number of White
and American Indian & Alaskan Natives residents has decreased. In addition, a growing segment of the population
is multi-racial (2.1%). The multi-racial category was recently added to the U.S. Census surveys due to national
trends that indicate more multi-racial families and children. Hispanic or Latino was added as a race category in
2010. In 2012, 2.4% of the national population and 2.2% of Michigan residents were mixed-race. In Taylor, 5.1%
of residents reported a Hispanic ethnicity.

Table 2-2: Racial Breakdown City of Taylor
2000 2010
Race m % 7 %
White 56,731 86% A7 177 74.70%
Black or African American 5,763 9% 9,896 15.70%
American Indian & Alaskan Native 448 1% eliminated eliminated
Asian 1,072 2% 1,111 1.80%
Hispanic 2,131 3% 3,209 5.10%
Other 492 1% 385 0.60%
Multi-Racial 1,341 2% 1,353 2.10%
Chapter 2: Community Profile 9
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Household Trends and Projections

The size of households in Taylor has declined from 2.56 persons per home in 2010 to 2.54
persons per home in 2013 — reflecting a national trend. Conversely, the number of
households decreased from 24,370 in 2010 to 23,843 in 2013. As indicated in Figure 2-4, the
number of households will increase by 2040 to 24,434.

The need for housing may continue to increase as the number of homes without children
increases and household size decreases, which is also a national trend. As shown in Figure 2-
5, Taylor already is dominated by households without children. SEMCOG projects even more
households will be without children in the future, and by 2030 expects 71% of all households
will be without children. These trends will affect the demand for housing type, size and
number, as well as schools. Taylor should also expect more single-income households and
more demand for services geared toward single parents such as day care and “latch key”
programs.

Figure 2-4: Number of Households City of Taylor

30,000

25,000

20,000

15,000

10,000

5,000~

2000 2010 2013 2040

Source: SEMCOG

Figure 2-5: 2010 Household Type City of Taylor

With Children,
35%

Source: U.S. Census
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Housing Characteristics

The City’s housing stock was analyzed to establish more specific information about residential land uses and
neighborhoods. It is important that goals and objectives in this Plan focus on effective strategies related to
these elements. Housing characteristics include total housing units, housing unit growth and changes,
housing unit type, owner occupancy and housing value.

Housing Trends

Figure 2-6:
Most of the housing stock in Taylor was built in the 1950s Age of Housing in 2010
and 1960s, and is now about 65 years old. As noted in City of Taylor
Figure 2-6, very few houses are less than 15 years old. The iy o

U.S. Census reports that in 2010, 26,422 housing units
existed in Taylor. With 23,544 households in that same L2 -
year, it is evident that there is a percentage of housing that :
is vacant. In fact, in 2010, 8% of the housing stock was 1 R O S S e
reported as unoccupied. This percentage is comparable to
that found in suburban Wayne County and slightly lower 17 RO R N
than the 10% rate seen in southeast Michigan.

(7 RPN U s
According to building permit data collected by SEMCOG, new 3

residential construction has been slightly increasing due to s H |
T r-—‘1| r_-jl ' o)

the slowly recovering regional economy.

/| = = [
/o T

$ 10 B 58 H H B 6
Years

Housing Unit Type and Tenure Source: SEMCOG

As detailed in Table 2-3, the majority (71%) of Taylor’s housing stock is detached single family homes. Single
family homes dominate the City’s landscape in the form of older subdivisions and neighborhoods. Most of
Taylor’s housing is located in the northern areas of the City, with larger development potential in the southern
portions. Recently, more modern-style subdivisions and some urban housing in the form of townhomes and
brownstones have been developed in the mid-town and southern areas of the City as younger professionals
demand alternative housing types.

Table 2-3:
2010 Housing Units by Type
City of Taylor
Percent

2000 | 2010

1-unit, detached 71% 71%
1-unit, attached 5% 5%
Duplex 1% .6%
Multiple Family 19% 19%
Mobile Home 3% 3%
Other 0% 0%

Source: SEMCOG
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Of Taylor’s 26,422 housing units in 2010, 30% were reported as renter-occupied units. Owner-occupied units
comprised 62% of the housing stock. The rest were vacant (8%). More than 20% of those owners have lived
in their homes since the 1960s.

Housing Value

Figure 2-7: 2010 Median Housing Value Comparison Communities| Taylor's housing values are relatively low in
S0 comparison to other nearby communities. Figure
' 179700, | 2-7 indicates that median housing value in Taylor
$180,000 | il - $173,500 © is the lowest of the neighboring communities.
i Wayne County reported a median housing value of
#6000 $145,300 $130 8'00"“' LES $121,100, which also exceeds that in Taylor. Not
$140,000 [SEEEEEEEEE ~$131000 | | | | || surprisingly, the highest housing values were
$117,500 | reported in the outlying townships, where newer
L ﬁn;aoo . 4 2y | || development is occurring. By comparison, the age
$100000 14 P | | ~ | | || of housing in Taylor is much older than those in
i 5 v | o 3 . the outlying townships, but is comparable to the
s *LF%* o Y . 1| surrounding cities of nearby Dearborn Heights,
$60,000 1 || 3 - . - Southgate and Allen Park. Older homes are found
, : . e - in Romulus, Dearborn and Dearborn Heights, yet

$40,000 _f ' N | WILH | || these communities report higher housing values.

& - g =
S - . E ] E B Table 2-4 provides a breakdown of housing values
$- - . - by price range. Most homes in Taylor (36%) are
¢ & g <& 8 valued between $50,000 and $99,999. Very few
6(\"" Qgﬁ“ Qe,é & S homes exceed $200,000 in value. One important
S =3 caution regarding this data: it is based on
9 &° homeowner estimates of housing value rather than
an actual assessment.

Source: SEMCOG

Table 2-4:

2010 Housing Values

City of Taylor

Percent

Less than $50,000 14%
$50,000 to $99,000 36%
$100,000 to $149,000 31%
$150,000 to $199,000 12%
$200,000 to $299,000 4%
$300,000 or more 1%

Source: U.S. Census

Rent

In 2010, the median rent of renter-occupied housing units in Taylor
was $747. Compared to rent prices in 2000, median rent in Taylor
rose $232 per month, which is to $8,964 per year.  This equates to
approximately 20% of the median household income.

Chapter 2: Community Profile 12




Figure 2-7: 2010 Median Housing Value Comparison Communities

Bar chart comparing 2010 median housing values across nearby communities. Taylor is the
lowest at $112,800 and Huron Township is the highest at $179,700. Vertical axis labels shown
on the chart are $-, $20,000, $40,000, $60,000, $80,000, $100,000, $120,000, $140,000,
$160,000, $180,000, and $200,000.

Community Median housing value
City of Taylor $112,800
Romulus $117,500
Dearborn $145,300
Dearborn Heights $125,700
Allen Park $139,800
Southgate $131,000
Brownstown Twp $173,500
Huron Twp $179,700

Source: SEMCOG
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Economics

Education and Income

As shown in Table 2-5, the level of education of Taylor residents
is slightly behind those of the County and State. In 2010, 17.9%
of the population had not graduated high school, compared to
16.8% in the County and 12.2% in the State. Though
education levels are not changing drastically, Figure 2-8 indicates
that more residents attended college in 2010 (up 3.6%)and more
residents received a Bachelor’s Degree (up 2.2%).

Table 2-5:
2010 Educational Attainment

City Wayne | State of

of County | Michigan

Taylor
Did not Graduate High School | 17.9% | 16.8% 12.2%
High School 41.6% | 32.2% 28.5%
Some College, No Degree 25.6% | 23.9% 23.2%
Associate's Degree 5.5% 6.9% 7.7%
Bachelor's Degree 72% | 12.5% 17.0%
Graduate or professional 2.3% 1.7% 17.5%
Degree

Education levels affect income. The City must consider this along
with household trends that indicate more homes may need to be
maintained by single incomes.

Figure 2-8: Educational Attainment Trends  City of Taylor
Household income is in decline in
Taylor. The median household 45%
income in 1999 was $42,944, down
from $43,766 (adjusted) in 1989
(SEMCOG, 2007). Incomes in
Taylor are relatively low in
comparison  with  other local
communities in Wayne County, but
higher than the median income for
the County overall. It is also slightly
higher than the median national
income.

= 2000]
m2010

Poverty levels have increased since — ' 5 e e e
Did not High School Some College, Associate's Bachelor's Graduate or

2000, When 10.30/0 Of households Graduate High No Degree Degree Degree professional
reported incomes below the poverty s Degree

line. In 2010, this percentage
increased to 15.8% of households.
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Bar chart titled Figure 2-8: Educational Attainment Trends, City of Taylor. The y-axis is labeled
from 0% to 45% in 5% increments. A legend identifies 2000 and 2010. Data shown: Did not
Graduate High School, 25% in 2000 and 17.9% in 2010; High School, 40% in 2000 and 41.6%
in 2010; Some College, No Degree, 22% in 2000 and 25.6% in 2010; Associate's Degree, 6% in
2000 and 5.5% in 2010; Bachelor's Degree, 5% in 2000 and 7.2% in 2010; Graduate or
professional Degree, 2% in 2000 and 2.3% in 2010.

Figure 2-8: Educational Attainment Trends City of Taylor

Y-axis labels: 0%, 5%, 10%, 15%, 20%, 25%, 30%, 35%, 40%, 45%.

Data from Figure 2-8: Educational Attainment Trends City of Taylor

Educational attainment 2000 2010
Did not Graduate High School 25% 17.9%
High School 40% 41.6%
Some College, No Degree 22% 25.6%
Associate's Degree 6% 5.5%
Bachelor's Degree 5% 7.2%
Graduate or professional 2% 2.3%

Degree
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Employment

As shown in Table 2-6, about half of all residents are employed in two industry
categories: (1) “Sales and Office,” and (2) “Service.” “Sales and Office” includes all
retail sales jobs. Cities with large shopping malls, like Southland Center in Taylor,
typically see a higher portion of retail jobs among residents.

aple b V10 O patio ° of ° ° &
Production

Management Sales | Fishing | construction | Transport

Professional & Farming | Extraction & | & Material | Gov't.

& Related Service | Office | Forestry | Maintenance | Moving Workers
Taylor 19.9% | 23.7% | 26.2% 0.2% 10.0% 20.4% 8.3%
Romulus 19.1% | 21.3% | 25.1% 0.1% 9.4% 25.2% 10.6%
Dearborn 40.8% | 15.0% | 24.2% 0.4% 6.6% 12.8% 12.4%
Dearborn Heights 29.7% | 17.9% | 29.3% 0.2% 7.6% 15.4% 8.4%
Allen Park 35.3% | 16.2% | 25.2% 0.3% 8.6% 14.7% 10.6%
Southgate 27.8% | 19.7% | 28.5% 0.3% 8.4% 15.6% 8.8%
Brownstown
Twp. 33.7% | 17.4% | 24.7% 0.2% 7.0% 17.2% 11.5%
Huron Twp. 15.4% | 10.4% | 23.1% 0.0% 18.2% 22.7% 10.3%
Wayne County 31.0% | 21.1% | 25.4% 0.4% 7.1% 15.5% 11.9%
State of Michigan 34.0% | 18.2% | 24.9% 1.4% 8.1% 14.8% 12.2%

Comparisons show that Taylor residents boast stronger than average employment
ratios in the “Service” and “Construction” industries.

Finally, Taylor includes a mix of workers that live close to work and those that
commute to outside locations. The average drive time to work for a Taylor
resident is 23 minutes, which is lower than Wayne County and Michigan averages.

Most residents travel to work using their own car or truck. In 2010, about 83.6%
drove alone to work, while 11.3% carpooled. Just over one percent of residents
worked from home and another one percent walked to their place of employment
outside the home. The remainder used transit or some other mode of travel.

Chapter 2: Community Profile 14
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Chapter 3:
Land Use and Development

Introduction

This chapter evaluates the land use patterns of the City of Taylor. Beginning
with a description of the City’s existing land use pattern, regional influences
and desires of the City, a summary of key issues was developed to help
focus attention on important land use issues in the City. In order to address
key issues, this chapter includes goals and objectives to be used to guide
future land use decisions. This is then developed into a future land use plan
that helps to guide development and redevelopment of the City in support of
the goals and objectives.

Existing Land Use

“Land use” is a term that describes how a particular piece of property is
being used. Planning for future use is important to understand because it
significantly shapes a community’s character and quality. In order to create
this vision for the future, it is important to know what exists today because
that becomes the framework for the future.

The consultant team conducted a physical survey in December 2006 to
determine the City’s existing land use mix. The study was conducted using
the existing land use map from the previous Master Plan. The map was field
verified and updated to establish the current land use mix. The “Vacant”
category on the earlier version was modified slightly to provide a more
accurate depiction of vacant land. Table 3-1 lists all of the categories used
in 2006. The acreage amounts shown are based upon a parcel basis where
each parcel is assigned a single land use designation for the entire parcel.

This chapter evaluates the results of the physical land use study, compares
current data to that from the previous Master Plan and explains the existing
land use patterns of the City.

The breakdown on land use in terms of acreage is given in Table 3-1. The
table also indicates the percent of the total City developed by each land use
and the percent of the developed portions of the City each land use
comprises.

Each land use category is described in this chapter. Refer to the Existing
Land Use Map for the location of the various land uses. Table 3-1 provides
an acreage breakdown of each category.

Chapter 3: Land Use and Development
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Table 3-1:

2006 Existing Land Use Acreage
City of Taylor

T Percent | Percent of
Existing Land Use Category | Acres of Total | Developed
Low-Intensity Residential 4,785 32 % 37%
Medium-Intensity Residential 665 5% 5%

Residential Subtotal 5,450 37 % 42%
Low-Intensity Commercial 207 1% 2%
Medium-Intensity Commercial 1,038 7% 8%

Commercial Subtotal 1,245 8 % 10%
Light Industrial 1,296 9 % 10%
Heavy Industrial 459 3% 4%
Industrial Subtotal 1,755 12 % 14%
Institutional and Civic 966 6 % 7%
Recreation and Conservation 770 5% 6%
Institutional Subtotal 1,736 11 % 13%
Transportation 2,760 18 % 21%
Developed Subtotal | 12,946 86 % 100%
Undeveloped Land 2,179 14 %
Total | 15,125 100 %

Source: Existing Land Use Map 2006
Low-Intensity Residential

This category includes single family homes and low-density attached
residential, such as clustered, low-rise condominiums. Significant areas of
the City were developed with single family detached housing on smaller lots
shortly after World War II with between four and six units per acre. These
small-lot subdivisions are scattered throughout the City, with the greatest
concentration in the northeastern quadrant of the City. The western portion
of the City is comparatively less developed with low density residential uses
on larger parcels. There have been a number of newer subdivisions in the
western portion of the City with lots between two and four units per acre,
with most on the west side of the City.

Medium-Intensity Residential

Medium-Intensity Residential land uses include attached residential, such as
condominiums, townhouses and apartment buildings. These are scattered in
various locations through the City. The multiple-family development
throughout the City has been typically low-rise development, with only a few
examples of higher density, high-rise development.

Page 16
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Low-Intensity Commercial

Low-Intensity Commercial uses are small-scale businesses that meet the
needs of nearby residents such as pharmacies, small convenience retail
stores and sit-down restaurants. These uses are sometimes referred to as
neighborhood commercial uses and serve lower volumes of customers and
are not always auto-oriented. These uses also tend to be on smaller lots in
close proximity to residential neighborhoods. While these uses are scattered
throughout the City along major arterials, some are located at major
intersections within residential areas.

Medium-Intensity Commercial

Medium-Intensity Commercial uses are large-scale or more intense
commercial businesses that serve the entire community, the region and
motorists along heavily traveled roadways. These businesses are auto-
oriented, meaning they may include drive-through windows and offer
extensive parking. The largest concentration of these higher commercial
uses is along Telegraph Road. There is also a significant area of regional
commercial centered around the Southland Mall on Eureka Road.

Industrial

There are a variety of Industrial uses throughout the City. These tend to be
concentrated along the rail lines and interstate highways that pass through
the City. There has also been a significant amount of industrial development
along the western portion of Northline Road. Industrial uses can include
research and development facilities, manufacturing, warehousing and
distribution facilities. Other consumer service uses are often included in
industrial areas such as landscaping/home improvement
contractors/retailers, self storage and automotive services.

Institutional

These uses include sites owned by the City of Taylor, including the Municipal
complex and fire and police stations. This category also includes County,
State and Federal uses such as public schools as well as the Wayne County
Community College Downriver Campus, State Police Post, National Guard
Armory and one Post Office. Included in the category are semi-public uses
that are owned by private organizations such as churches, charter schools,
cemeteries and Oakwood Heritage Hospital. Institutional uses are important
to the quality of life for residents by ensuring nearby services.

Recreation and Conservation

This category includes public parks and other recreational uses such as golf
courses. Major recreational uses include Heritage Park, Taylor Meadows Golf
Club and Lakes of Taylor Golf Club, in addition to a number of smaller
neighborhood parks located through the City.

Chapter 3: Land Use and Development
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Vacant

There are several significant land areas that are currently vacant. These
areas are primarily along the western edge of the City.

Land Use Goals and Objectives

Based on desires of the community, existing conditions and major
challenges, the following list of goals has been developed to set forth a
vision for the future of the City. Following each goal statement are
objectives that provide more specific direction to accomplish the City’s vision.

Goal: Mitigate existing land use conflicts to the greatest extent possible
and develop a plan to prevent future conflicts.

Objectives:

1. Concentrate commercial nodes at key locations, approximately
a half-mile apart, with deeper lots that accommodate buffers
and avoid low-quality, strip-like development. Modify land
uses in between the nodes appropriately with supportive uses
and activities.

2. Require buffering, in the form of vegetation and attractive
fencing, compatible with adjacent uses, for new development
that is in conflict with existing, adjacent land uses.

3. Use transitional zoning to minimize land use conflicts, so that
high intensity uses are surrounded by gradually less intense
uses.

Goal: Using authorized tools, the City will aggressively pursue desired
land uses and types of development through purchase of land and
sale to desired developers.

Objectives:

1. City-owned property may be converted to open space or
pocket parks within neighborhoods in areas currently deficient
of parks.

2. The City will pursue a community medical facility designed to
meet the specific needs of area residents.

3. Encourage senior housing, providing a full continuum of care,
near commercial nodes or retail and service centers, in areas
designated for mixed-use or integrated into existing
neighborhoods.

4, Promote redevelopment of previously developed sites as a
priority over development of greenfield sites.

Chapter 3: Land Use and Development
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Goal: The City will present a unified image that identifies and integrates all
areas of the Taylor community.

Objectives:

qr

Improve entrance points into the City that will attract residents
from other communities through beautification efforts
including unified landscaping, public art, signage and
streetscape amenities that reflect a connected, conscientious
community.

Apply regulations for coordinated landscaping and site design
on a community-wide basis that will relate buildings to one
another and to the overall community. Emphasis will be
placed on projecting an even more specialized image within
well-defined neighborhoods or subareas.

Create "“City Design” overlay districts for areas within primary
gateway areas or corridors to further project Taylor's image
upon those entering the City.

Incorporate wayfinding elements that signify areas of interest
throughout the City’s road and pathway systems.

Implement design standards for roads at the City’s perimeter
that coordinate with adjacent communities.

Goal: Encourage efforts to improve the image of the City's retail
gateways that may become core areas of the City.

Objectives:

1.
2,

Seek out lots that promote shared parking.

Enhance the City’s night life experience by encouraging a
diversity of entertainment-related businesses, including
eating and drinking establishments, theatres, comedy clubs,
musical venues, cafés, etc.

Incorporate wayfinding elements to direct visitors to key
areas of interest and strengthen the image of Taylor.
Improve existing traffic conflicts, especially at the
intersection of Eureka and Pardee Roads, to provide a safer
and more efficient road network.

Establish pedestrian and bike linkages to and from Heritage
Park.

Require regional detention areas rather than individual
basins to promote adaptive reuse and provide a natural open
space.

Establish a town square behind Southland Mall that includes
a traditional downtown feeling with public fountains and
other amenities.

Incorporate civic art throughout the City, including the
Zachary Taylor Statue.

Chapter 3: Land Use and Development
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Goal:  Where appropriate, develop form-based codes to address the
relationships between building facades and the public realm, the
form and mass of buildings in relation to one another and to
embrace the existing character of Taylor’s corridors.

Objectives:

1. Establish a regulating plan for areas designated for a more
urban character.

2. Develop building form design standards that enhance existing
architecture and seek to continue the established character of
the area.

3. Establish a parking overlay district that encourages shared
parking and contributions to municipal lots.

4. Design public spaces and streetscapes to attract pedestrians
and enhance the vitality of the area.

5. Establish a clear review process that is streamlined for projects
that meet or exceed all form-based code requirements.

6. Include anti-blight elements to protect the longevity of these
areas.

Goal: Citizens of Taylor will benefit from expanded commercial options
developed as concentrated, specialty districts that allow for the
massing of compatible retail or entertainment opportunities into
expanded, high-quality retail, dining and entertainment nodes.

Objectives:

1. Evaluate existing corridors and, using professional assessment,
marketplace and local needs/availability, determine where
commercial nodes are appropriate.

2. Address scattered land use patterns, inadequate commercial
lot sizes, high building vacancy rates, poor building conditions
and traffic issues through updated land use arrangements and
policies.

3. Concentrate compatible commercial uses into nodes, located
with and adjacent to established/new residential areas to
provide a base of support. Promote compatible mixed-use and
infill residential or office uses for those areas between the
nodes.

4. Additional retail uses, such as gourmet and healthy/organic
markets or specialty shops, will be encouraged to provide a
diversity of shopping options for all citizens.
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Goal: Re-emphasize the scope of the Midtown planning effort by
expanding down Pardee Road to Heritage Park and re-evaluating
and improving ordinances.

Objectives:

1. Require curb and gutter along side streets that extend the
length of commercial property from the main roadway.

2. Require bump outs adjacent to commercial zoning to
strengthen safety and encourage pedestrian traffic.

3. Evaluate and improve the design guidelines to reflect the
current vision for Midtown.

4. Gradually reduce the permitted height of structures located
farther than half mile from Pardee Road to better integrate
commercial buildings with adjacent residential neighborhoods.

5. Expand public parking areas through land purchase and land
banking to address future parking needs.

6. Provide a pedestrian connection through Monroe Street to
Heritage Park.

7. Require uniform street signs for side streets that correlate to
the Midtown character.

8. Implement traffic calming techniques to better integrate
vehicular and pedestrian traffic.

9. Recognize Heritage Park as the cultural center of Midtown,
improve pedestrian access to the park and continually
augment the amenities and activities provided there.

Chapter 3: Land Use and Development Page 21
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Future Land Use
Introduction

The Future Land Use Plan establishes land use categories, illustrates the
location of planned land uses and provides strategies for implementation.
This Chapter also provides a rationale for the placement of preferred land
uses and the intensity of those uses. The Plan serves as the primary policy
guide for future land use decisions, investment in public improvements and
coordination of public improvements and private development.

The Plan presents an idealized future indicated by the growth patterns in the
City. The Plan, however, also provides the practical guidance local decision-
makers need regarding today's issues. It is the intent of the Plan to assist in
the orderly development and redevelopment of the City and to assist the
community in enhancing its vision for the future.

Factors Considered

Taylor has a number of opportunities and limitations that will influence future
development. Positive growth influences include excellent access from I-75,
I-94 and Telegraph Road, as well as abundant employment opportunities
and availability of land. While the accessibility and high traffic volumes are a
draw for commercial uses, other areas need to be set aside for maintaining
quiet residential settings.

It is important to consider a number of factors when locating future land
uses. The future land use plan should guide the future development pattern
of the community into a logical arrangement that maintains the character of
the community, provides for economic development and ensures adequate
services and land for all types of land uses. These factors include:

e Consistency with existing land use patterns.
e Diminishing incompatible land use relationships.

e Maintenance of aesthetic qualities that contribute to the community
character and quality of life.

e Existing planning policies and zoning regulations.

e Availability of infrastructure including utilities, roads and community
facilities.

e Preservation of natural features and consideration of the effects of
development on the environment.

e Market conditions for various land uses.

e The goals and objectives of the Plan that express the community
character desired by residents.

Chapter 3: Land Use and Development
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Regional Influences

Taylor's relationship to the larger metropolitan Detroit area has had a
profound impact on the development of the City.

e With immediate access to both I-94 and I-75, travelers are provided with
links to key Southeast Michigan destinations including Detroit, Dearborn
and Ann Arbor. This prime accessibility has allowed Taylor to be a
desirable location for businesses and increasingly attractive for
residential development.

e The Detroit Metropolitan Wayne County International Airport is located
two miles west of the City and has evolved into a thriving international
transportation hub. Industrial businesses have emerged in the area
because of close access to air freight. The airport has also spurred large
scale planning and development efforts by the County, including the
Ring Road Corridor Plan along Inkster Road, the Pinnacle Park
development project along Eureka Road in the adjacent City of Romulus
and the Aerotropolis Plan for the area being promoted by Wayne County.

e The land use pattern in Romulus along the border with Taylor is
predominantly heavy industrial, north of Eureka Road, including trucking,
warehousing and fuel storage uses. South of Eureka Road the uses are
mainly single family residential. Taylor is included in the joint planning
effort of the Ring Road Corridor Plan that proposes a loop road running
south and east of the airport and includes Pennsylvania and Inkster
Roads.

e The City of Dearborn Heights shares the northern boundary of Taylor
along Van Born Road. Development along both sides of the street has
been predominantly commercial along the frontage, with residential
neighborhoods off Van Born Road. There is a large area of industrial
development along the north side of Van Born Road between Beech
Daily and Inkster Roads. Land is primarily built-out with little expected
change.

e Taylor shares its eastern boundary with the cities of Allen Park and
Southgate. The land use pattern along the Pelham/Allen Road corridor is
somewhat consistent, with residential neighborhoods, institutional uses
and commercial uses at major intersections. This corridor is also
primarily built-out with little expected change.

e Brownstown Township, to the south, is a semi-rural community occupied
by residential, commercial and industrial uses but still has agriculture
areas in the western portion of the township. Along the south side of
Pennsylvania Road there are a number of industrial uses including the
Ford Parts Distribution facility.

Chapter 3: Land Use and Development Page 23
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Future Land Use Categories

Future Land Use recommendations are summarized in Table 3-2. It indicates
a slight increase in residential, commercial and industrial uses and a slight
decline in right-of-way, due to the revised interchange at I-94 and Telegraph
Road. Each future land use category is described in more detail in the table.

Table 3-2:
2006 Future Land Use Acreage
City of Taylor

Percent of

Future Land Use Category Acres Total

Low-Intensity Residential 5,549 37%
Medium-Intensity Residential 1,002 7%
Residential Subtotal 6,551 44%
Mixed-Use 139 1%
Neighborhood Commercial 266 2%
Community Commercial 892 6%
Regional Commercial 366 2%
Commercial Subtotal 1,663 11%
Research and Development 379 2%
Light Industrial 1,385 9%
Heavy Industrial 825 5%
Industrial Subtotal 2,589 16%
Public 547 4%
Recreation/Open Space 1,053 7%
Institutional Subtotal 1,600 11%
Right-of-way 2,722 18%
Total 15,125 100%

Source: Future Land Use Map 2008

Residential

Low-Intensity Residential: This category includes areas intended for
single family dwellings on individual lots and covers many of the established
residential neighborhoods throughout the City. The term “single family” has
also been applied to tracts of vacant land in and around such neighborhoods.
Within the older neighborhoods of the City, single family residential
neighborhoods are around five or six dwelling units per acre; and infill
development should be consistent with the existing neighborhood character.
Newer developments should be on larger lots to accommodate the larger
homes that are typical of these newer subdivisions with densities between
three and four dwelling units per acre. While there are some existing
scattered duplexes within this designation on the Future Land Use Map, it is
not intended to encourage such uses for future development.

Existing schools and churches within residential neighborhoods are also
designated as Single Family on the Future Land Use Map; however, future
development or redevelopment of such uses may be considered appropriate

Page 24
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Accessible Future Land Use Map Data

Future land use map for the City of Taylor. The map shows the city divided into color-
coded and hatched land use areas. Major east-west roads labeled on the map are Van Born Rd,
Ecorse Rd, Champaign, Wick Rd, Goddard Rd, Northline Rd, Eureka Rd, and Pennsylvania.
Major north-south roads labeled on the map include Inkster Rd, Beech, Telegraph, and Pardee
Rd. Interstate 94 crosses the northern portion of the map and Interstate 75 crosses the
southeastern portion. The map uses colors and patterns to identify future land use categories,
with residential areas covering much of the city and larger industrial, open space, public, and
commercial areas concentrated along major corridors and freeway interchanges.

The map contains many additional street and parcel labels in very small print. Clearly legible
larger labels include South Service Drive, Pinecrest, Taylor Industrial, The Fairlane Club,
Cypress, Newcastle, Crowley, Superior, Century, Cherry, Mapletown, Golden Ridge, Oak View,
Virginia, and California.

Accessibility note: the original page relies heavily on color and hatching to communicate land
use. The legend below converts those visual distinctions into text.

Future Land Use Categories

Greenway/Conservation
Planned Development
Low-Intensity Residential
Medium-Intensity Residential
Neighborhood Commercial
Community Commercial
Regional Commercial
Mixed-Use

Public

Recreation/Open Space
Research & Development
Light Industrial

Heavy Industrial

Legible map labels on this reproduction

¢ Roads and highways: Van Born Rd; Ecorse Rd; Champaign; Wick Rd; Goddard Rd; Northline Rd;
Eureka Rd; Pennsylvania; Inkster Rd; Beech; Telegraph; Pardee Rd; 1-94; I-75; South Service Drive.

¢ Places and internal labels: Pinecrest; Taylor Industrial; The Fairlane Club; Cypress; Newcastle;
Crowley; Superior; Century; Cherry; Mapletown; Golden Ridge; Oak View; Virginia; California.

00.25 0.5 1 Miles

1 inch equals 2,521.727234 feet
March 19, 2008

Data Sources: City of Taylor

MCGI, LSL Planning, Wade Trim
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provided they do not disrupt the character of established neighborhoods.
(The Community Facilities Map identifies the location of existing schools and
churches.) Such uses must be considered special land uses for single family
districts in the Zoning Ordinance to ensure compatibility with respect to
issues such as traffic generation, buffering and screening.

Any future residential development should be carefully designed to integrate
with established neighborhoods in terms of density and house design. A
traditional design approach should be taken when considering elements such
as massing, size, spacing and architectural styles that are compatible with
the surrounding established residential neighborhoods.

Medium-Intensity Residential: Land designated for medium-intensity
residential is intended for residential land uses at a higher intensity, or
density, than single family to promote a mixture of housing opportunities
throughout the City. Primary uses include multiple-family style
developments such as duplexes, attached single-family condominiums,
townhouse style units and apartments. Senior housing complexes and
limited assisted living developments are also compatible with this
designation. The expected density range of this classification is between six
and ten units per acre.

This designation also works well as a transitional use technique by buffering
lower intensity single-family uses from higher intensity commercial uses and
roadways with higher traffic volumes. Future development under this
designation should be designed to maintain a neighborhood scale and
character so as to limit potential adverse impacts to adjacent single family
areas.

Mixed Use: Mixed use areas should promote a mixture of residential and
non-residential uses, both vertically and horizontally depending upon their
location. This includes attached condominiums, upper story residential units,
loft apartments, live/work units, as well as small scale retail establishments,
personal service businesses, artist studios and offices on lower floors.

Consistent with the Medium-Intensity Residential category, development
should maintain a traditional neighborhood scale that is pedestrian-friendly
with minimal impact on adjacent neighborhoods. Areas designated on the
Future Land Use Map include nodes along Goddard Road at half-mile
intersections to help expand upon the Mid Town project concept. Another
area proposed is north of the Southland Mall development to provide a
transition between the intense Regional Commercial activity to the south and
the lower-density Single Family Residential to the northeast and northwest.

Business

Neighborhood Commercial: Neighborhood commercial is intended for
office and lower intensity commercial uses that are located to service the
immediate area. This designation is appropriate for small scale commercial
development including personal service establishments, business services,
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retail establishments with fewer than 20,000 square feet and sit-down family
restaurants. Multiple family development may also be appropriate within this
category, depending upon compatibility with the nature of surrounding land
uses. Because of the uses anticipated, this designation is primarily shown on
the Future Land Use Map as nodes at intersections with nearby residential
uses, which are the primary draw for this designation and as transitional
uses to buffer residential uses from more intense uses.

Community Commercial: This designation includes general commercial
businesses that attract patrons from a broader service area. Anticipated
uses include larger retail establishments, restaurants, financial institutions, as
well as “big-box” commercial stores. This designation is planned along
Telegraph Road, which is the primary arterial roadway through the City and
is traveled by numerous people on a daily basis, including those from both
within and outside of the City. Nodes of Community Commercial use are
also identified at half-mile intersections along Ecorse Road and Van Born
Road due to traffic volumes on these roadways. For future development,
strong consideration must be given to access management strategies to
improve traffic circulation both in the roadway and between businesses.
Additional design standards and guidelines should also be established
governing site design elements such as parking, landscaping, lighting as well
as architecture and materials.

Regional Commercial: The regional commercial category is intended for
the Southland Mall area in the southeastern portion of the City and includes
large, high intensity retail developments. Patrons to this area are expected
to travel from surrounding communities as well as from within the City.
Future development or redevelopment of this area will be important to the
City's economic future. The ability to provide a large
entertainment/destination area for its residents as well as those outside of
the City boundary, is an important aspect of this Plan. As such, a more
detailed sub-area plan has been prepared with specific strategies for
development/redevelopment of this area. Recommendations include a better
organized development and access pattern to the currently disjointed design.

Community

Recreation and Conservation: These areas include both public and
private parks and recreation areas such as community parks or golf courses.
The Future Land Use Map identifies the established park and recreation
areas in the City. Additional details are in the Community Facilities Chapter
of this Plan. There is a large drainage way and stream running east to west
in the area north of Goddard Road that has also been designated for
recreation/conservation purposes. This area is intended to provide an
environmental and/or recreational benefit to the City’s residents. Additional
neighborhood scale parks are anticipated to be developed on City-owned
property within established neighborhoods designated as Single-Family,
where appropriate.
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Public: This designation provides for both public and quasi-public uses,
including governmental offices, hospitals, elderly and continuing care
facilities and specialty medical uses. The Future Land Use Map primarily
identifies such areas as they exist; however, an area fronting Telegraph
Road south of Wick Road has been planned to allow for future expansion of
Oakwood Hospital. Additionally, the Plan expands the area for the Wayne
County Community College campus near Pelham and Northline Roads. In
terms of future development, the expansion of established institutional uses
must be designed and buffered well to limit their impact upon surrounding
residential areas.

Industrial

Research and Development: Areas designated for research and
development are intended for research, technology and corporate offices or
campuses. This could include research, design, engineering, testing,
laboratories, diagnostics and experimental product development. Types of
industries could include automotive, electronics, alternative energy
technologies, computers, communications, information technology, chemical
or biomedical engineering.

The two main areas planned for Research and Development are the area
near the I-94/Telegraph Road interchange and along the Inkster Road
Corridor. Future development is expected to provide a campus-like setting
with high-quality architecture and extensive landscaping. The area along I-
94 is highly visible and special treatment should be given to provide a
suitable entryway into the community. Taller office buildings with high
quality architecture can create a landmark along the I-94 corridor and
project a positive image of Taylor as a major center for industry. With
Inkster Road being planned for the Ring Road around Detroit Metro Wayne
County International Airport, development of this corridor with high-tech
Research and Development uses would contribute towards creation of the
Aerotropolis being promoted by Wayne County.

Light Industrial: Light industrial is intended for a variety of lower intensity
industrial operations, such as light manufacturing and assembly, research,
technology and industrial offices. Additionally, a goal of the Plan is to
provide opportunities for incubator space for smaller and start-up
businesses. Large areas of Light Industrial are designated on the Future
Land Use Map along Northline Road, the Norfolk Southern Railway and near
I-75. As with any higher intensity land use, site design regulations are
necessary to ensure high-quality development. Items such as landscaping,
buffering, lighting, vehicular access and building design are all important to
ensure compatibility with the goals of the community.

General Industrial: The general industrial category is intended to allow
for higher intensity industrial uses, such as manufacturing, major assembly
of products, primary metal industries, fuel or hazardous materials handling,
truck terminals, distribution facilities and other similar uses. Because of the
City’s access to major transportation routes, trucking and transportation uses
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are anticipated to play a major role in the future economy of the City. While
such uses are desirable in terms of tax base and job creation, they must be
located appropriately so as to limit adverse impacts to lower intensity uses.
The recommended areas for such uses are near the planned interchange of
Inkster Road/I-94 and along between I-75 and the Norfolk Southern Railway
at the south end of the City. These types of heavier industrial uses are most
compatible with the noise environment surrounding the Detroit Metropolitan
Wayne County International Airport. Heavy industrial uses in this area are
also compatible with the industrial uses planned around the Airport in the
City of Romulus.

These types of industrial uses can have significant impacts such as noise,
odor, trucking, traffic and large building massing. As with the Light
Industrial designation, site design, appearance and buffering are important
considerations to ensure that such impacts are limited.

Overlay Districts

Greenway Conservation: This overlay district is intended to help preserve
the various natural resources as identified on the Future Land Use Map.
Preservation techniques are described further in the Community Facilities
and Green Infrastructure Chapter. These techniques should be utilized
throughout the City, but should also be specifically focused toward these
areas.

Planned Development: Areas within the Planned Development overlay
district is located along Inkster Road and includes areas designated for
Research and Development and Neighborhood Commercial. It is intended to
permit some design flexibility in this area to allow for development of
Research and Development or Low-Intensity Commercial uses, while still
keeping in mind the nearby residential uses. The flexibility allowed in this
district should be used to create meaningful buffers along the development’s
east boundary to prevent undue impacts to the neighboring residential uses.
The development strategy for this area of the City is included in the
discussion of the Inkster Road Subarea, later in this chapter.

Commercial Development

The future development and redevelopment of the City’s business corridors
including Goddard, Telegraph, Van Born, Ecorse and Eureka Roads, are a
priority because they must remain vital in order to maintain the community’s
strong and diverse tax base. Equally important, these corridors must project
a positive image for the City as a place where people want to shop and
businesses want to locate. Basic guidelines are provided below for
commercial uses to ensure quality development throughout the City.
Because each corridor possesses its own character, there are specific
recommendations for each of the corridors that follow.
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Architecture and Building Design

Building and site design can have a tremendous effect on the image of the
corridors.  Architecture is a key component of good site design. Quality
architecture can help ensure that a building/use is compatible with
surrounding uses and assist in protecting investment along the corridors.

Building Materials/Colors: Commercial buildings must be constructed in
a manner that will ensure longevity and reuse. Building materials should be
durable and have an appearance of permanence and substance while being
consistent with surrounding buildings. For instance, brick or similar materials
are encouraged as the primary building material with limited use of EIFS/dry-
vit or other artificial materials. Building colors must be subtle and consistent
with the businesses along the corridor.

Roof Shape/Rooftop Equipment Screening: The roof shape and
materials should be architecturally compatible with adjacent buildings.
Building shapes should incorporate peaked roof lines or archways and other
treatments should be used to give variety while complementing the existing
buildings in the area. Buildings with flat roofs should have the proportions of
two-story buildings and be designed with traditional architectural detailing
such as ornamental cornices. In addition, rooftop equipment must be
completely screened to protect views from the roadway and adjacent uses.

Proportion and Scale: Proportion deals with the relationship of the height
to the width of the building and the relationship of each part to the whole.
Scale defines the relationship of each building to other buildings in the area.
New building construction and renovations must be consistent with the scale
and proportion of surrounding buildings along each of the corridors. For
instance, a three story structure would be out of scale in an area of one
story buildings. Similarly, a wide building would not fit in a row of narrow
buildings.

Entrance and Orientation: Entrances to commercial buildings should use
windows, canopies and awnings; provide unity of scale, texture and color to
adjacent buildings; and provide a sense of place. In addition, building
entrances should be oriented towards the roadway, particularly the sidewalk.
A high quality fagade and accessible entrance will attract customers and
establish a quality image along the corridors. Windows should not be
blocked by the back of shelving units.

Rear Facade: There are many areas along the business corridors that
warrant consideration of the buildings rear fagade design. Along corridors
such as Van Born and Ecorse Roads, many of the business areas back up to
residential neighborhoods. In the regional shopping area along Eureka
Road, rear elevations of businesses may be visible from the street, parking
lots and other businesses. Therefore, the rear of the site and the
appearance of the building are important considerations. The rear fagade
should be constructed of a finished quality consistent with the other
elevations of the building or should be well-screened with walls and
landscaping.
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Examples of LEED Certified
Buildings

Overhead Doors and Loading: The placement of overhead doors and
loading areas should be closely evaluated. Loading facilities and overhead
doors should be prohibited along any building side facing a public street.
Generally, these areas should be limited to the rear fagade of the building.
When a retail store backs up to a residential area, adequate screening is
necessary to offset the views and noise impacts.

Outdoor Storage: Open outdoor storage should be strictly controlled.
Where permitted, it should be allowed with specific requirements for
screening.  Screening should include a combination of fences and
landscaping.

Sustainable Design: Sustainable design identifies ecological,
infrastructural, and cultural characteristics of a site and/or building and its
related open spaces which result in harmonious integration with the natural
environment. The intent is to encourage optimal use of natural or existing
features in architectural and site design such that a building’s energy use is
reduced and the natural environment is thereby enhanced. Standards for
sustainable design seek to:

e Reduce the energy use required for lighting, heating and cooling of
structures.

e Reduce the energy use required for transportation within the City.

e Encourage design that promotes non-motorized transportation
alternatives like walking and biking.

e Reduce on-site water usage.
e Reduce the off-site runoff of stormwater.
e Protect existing trees and vegetation.

e Promote higher density infill development where the infrastructure
capacity exists.

The United States Green Building Council’s Leadership in Energy and
Environmental Design (LEED) provides the benchmark for the design,
construction and operation of high performance green buildings and site
design. LEED promotes a whole-building approach to sustainability by
recognizing performance in five key areas of human and environmental
health: sustainable site development, water savings, energy efficiency,
materials selection and indoor environmental quality. A rating system has
been developed and is continually updated through an open consensus-
based process which is the standard for environmentally healthy
neighborhoods around the nation. New developments and revitalization of
existing ones can be LEED-certified based on qualifying guidelines. It has
been tested and seen that LEED-certified buildings have lower operating
costs, promote healthier neighborhoods and conserve energy and natural
resources that lead to development that is sustainable over the long term.

The use of LEED-designed buildings should be encouraged in Taylor,
especially within the proposed research and development areas. To achieve
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the maximum benefits of environmental sustainability, the following concepts
should be considered:

e The use of general guidelines of LEED certification programs, including
the Neighborhood Development Rating System for site design and
Existing Buildings and New Construction Rating System.

e Guiding development to environmentally appropriate infill areas.

e Placing, orienting and configuring buildings on site to minimize energy
use by means of day light, solar heating, natural ventilation and shading
from vegetation or other buildings.

e The use of a density credit system to render flexibility to site design
through set development rights.

e Use of pervious pavers in surface parking lots along with sustainable
design concepts like rain gardens in open spaces and landscaped areas
to improve storm water quality and reduce storm water quantity.

e Use of shade trees and native-landscaped areas.
Site Design

Elements of a site can affect property values and the overall quality of life for
nearby neighbors. Properly designed commercial sites are unobtrusive and
do not project noise, odor or light onto nearby residential sites. The
following considerations should be made when reviewing new commercial
development or redevelopment projects:

Parking Layout: It is recognized that many commercial sites are limited in
size and may not accommodate the ideal parking layout; however, where
feasible, parking areas should be located in the side or rear yards and views
screened from adjacent residential property. They should allow for loading,
unloading and waste collection activities in a way that does not require use
of audible back-up beacons. On-street parking should only be permitted
along the depth of the commercial site so it does not intrude upon
neighborhood quality.

Waste Collection/Receptacles: Proper waste removal is critical to public
health, particularly in areas within close proximity to residential uses.
Collection must be made regularly so odors are minimized, but should be
scheduled during business hours so as not to disturb neighbors. Where
possible, curbside pick up should be encouraged over use of dumpsters.
Proper screening is needed to protect views from adjacent residential
neighbors and dumpsters or other garbage storage areas should not be
located along a common property line with residential uses.

Lighting: Site lighting should be adequate for security purposes, but should
not cause glare or cast light onto neighboring properties or the roadway.
Where in close proximity to residential areas, low level lighting such as
bollard style fixtures may be used to keep impacts to a minimum.
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Landscaping and Buffering

Three components of a landscape plan are described below, each of which
plays a different role. Essentially, the landscape plan must provide planting
areas that will enhance the site and provide ample internal green space. In
addition, plantings should be incorporated to screen and buffer incompatible
uses and activities.

Ideally, all standards should be met for new developments. However, some
of the older business corridors in the northern portion of the City are
established with existing development that predates current zoning
standards. In many cases, the size of the site also creates limitations on
adding new green space. The key objective with redevelopment is to ensure
that the intent of the requirements is met for that particular site.

Street Frontage: Landscaping needs to be provided along the road
frontage to create a pleasant appearance along the street and “soften” the
visual impact of intensive development. Consistent implementation along a
corridor will produce a well landscaped, tree-lined streetscape. The primary
emphasis should be on larger scale plants such as large canopy trees to
create a sense of enclosure, particularly along the wider roads. Shrubs and
flowers should be used, but in natural clusters that accent the building
foundations or at points of entry to the site located at the right-of-way.
Where parking is located in the front yard, shrubs, a low brick wall or
ornamental wrought iron fencing should be provided to screen the parking
lot from the sidewalk.

Parking Lot Plantings: The parking lot landscaping needs to be provided
to screen large parking lots, improve traffic circulation and safety and
provide pedestrian areas through planting islands. Canopy trees should be
located within the parking area in landscaped islands and at building
foundations.

Buffer Areas: Where a commercial use backs up to a residential
neighborhood, screening and buffering is needed between the uses. Buffers
should consist of brick walls supplemented with landscaping.

Subarea Plans

The Future Land Use Plan provides general guidance on the development of
the overall community and allocates land use types to different areas of the
City in order to achieve a balanced mixture of uses and meet the
community’s needs. There are certain subareas of the City that require more
specific guidance in terms of the qualitative aspects of development, such as
design standards and minimizing the potential for land use conflicts. The
following section describes some of the detailed recommendations for the
Midtown area along Goddard Road, commercial development along
Telegraph Road, the older urban corridors of Van Born and Ecorse Roads,
the regional center along Eureka Road, new research and development along
I-94 and industrial development along Inkster Road.
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Midtown

Goddard Road east of Telegraph Road is a mixed-use area referred to as
Midtown.  The corridor is characterized by nodes of neighborhood
commercial at major intersections interspersed with residential uses. This
area also includes the City Hall, 23" District Court, Fire and Police
Headquarters. Recent infill residential development has included traditional
townhouses. The City has made major streetscape improvements for the
corridor including sidewalks, street trees and ornamental street lights.

e A mixture of uses should continue to be encouraged along the corridor
with commercial nodes interspersed with residential development.
Buildings should also have uses integrated vertically with residential or
office use above retail uses in two-to three- story buildings.

e Future development along this corridor should encourage a walkable,
mixed-use area. Buildings should be built to the front lot line or have
shallow front yard setbacks. Pedestrian-scale storefronts should be
maintained on the front fagade of buildings.

e While the public sidewalks are not wide enough for sidewalk cafés,
provisions can be made for restaurants to have outdoor cafés in front or
side yard patios, or they can require wider sidewalks in areas where
outdoor seating is encouraged.

e Parking should be located to the side or rear of buildings. If front yard
parking is permitted, it should be limited to a single row and a low,
three-foot brick screenwall or ornamental wrought iron fence should be
provided in front of the parking to buffer it from the sidewalk.

e Traffic calming techniques described in the Transportation Chapter
should be implemented along Goddard Road to improve the walkability
of this area. This can include enhanced crosswalks, brick pavers and
potentially a narrow-median in the center of the road.

e It is important that Midtown be linked with Telegraph Road. Any
redevelopment at the intersection of Goddard and Telegraph roads
should have a scale that is appropriate for Telegraph Road and that
creates a “gateway” to Midtown. This could include taller buildings
located at the northeast and southeast corners of the intersections or
special design treatments at the intersection such as low walls and
landscaping that tie together the Telegraph and Goddard Road
streetscape designs.

e The drain and floodplain that runs north of Goddard Road should be
maintained as a greenway providing open space and a walking trail for
passive recreation.
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Telegraph Road Corridor

Telegraph Road is the most heavily traveled corridor in the City, other than
the interstates. A design plan was prepared in 2001 for the Telegraph Road
Corridor through Wayne County entitled Telegraph Tomorrow. The Plan was
prepared under the direction of the Telegraph Tomorrow Association, made
up of Wayne County, MDOT, SEMCOG and all of the local communities along
the corridor including the City of Taylor. The goals of this Plan are:

e Strengthen the economic vitality as a major commercial corridor by
fostering appropriate development and marketing.

e Improve the effectiveness and efficiency of the road in moving people
and goods.

e Improve the overall appearance.
e Improve and strengthen corridor neighborhoods.

e Implement a coordinated safety program.

The Plan outlines a design theme for Telegraph Road to create a distinct
identity. These recommendations are summarized as follows:

o Consolidate driveways in new development and redevelopment areas.
e Provide bus shelters for high-use bus stop areas.

e Emphasize pedestrian and vehicular nodes at mile roads and other
significant cross-streets with pocket parks and focal points.

e Provide sidewalks for local pedestrian traffic.
e Develop a wayfinding sign system with a coordinated color scheme.

e Relate vehicular traffic to other modes of transportation to ensure that
the corridor is suitable for all modes of transportation.

o Develop design standards tailored to fit specific community issues.

e Provide adequate light levels throughout the corridor for vehicular and
pedestrian traffic.

The Plan included a series of recommended design guidelines to produce a
corridor that is attractive with a quality sense of arrival and sense of place
through continuity of design. Design guidelines are provided for building
appearance, lighting, signage, landscaping, parking lot screening, gateway
enhancement, pedestrian circulation, access management, off-street parking
and noise buffering.
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Eureka Road Corridor

Eureka Road between Telegraph and I-75 is the location for the Southland
Regional Shopping Mall and a number of other surrounding regional
shopping destinations. The Mall is located on the north side of Eureka Road
while the south side of Eureka Road includes a number of small to large
shopping centers. Over time, there will be infill commercial development
and redevelopment of existing shopping centers.

‘
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e The buildings along Eureka Road have a major influence on the
character of the corridor. Building materials should be durable and have
an appearance of permanence and substance. Brick, stone or similar
high quality materials are encouraged as the primary building material.
Building colors should be subtle and consistent with the other businesses
along the corridor. Building massing should be reduced by incorporating
vertical and horizontal breaks, varied rooflines, archways and other
treatments. Entrances to commercial buildings should use windows,
canopies and awnings; provide unity of scale, texture and color to
adjacent buildings; and provide a sense of place. Rooftop equipment
should be completely screened from view from the roadway.

e Streetscape improvements should be made along Eureka Road following
the guidelines set by the Eureka Ways Plan. Streetlights and other
features should incorporate the Eureka exclamation point as a brand
identity to help unify the corridor.

e Site frontages should be consistently landscaped to create a pleasant
appearance along the corridor, create a canopy tree-lined roadway and
begin defining this large space. Shrubs and flowers should be
encouraged in natural clusters that accent the entry to sites. Landscape
greenbelts should be provided along site frontages to soften the view of
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parking lots. Large canopy trees and planting islands should be included
in larger parking lots and in general should enhance green space within
the site and assist with directing on-site circulation.

Sidewalks currently exist along both side of Eureka Road; however, the
large open parking lots and large setbacks make this area an
uncomfortable pedestrian environment. Landscaping would improve the
comfort of the environment for a pedestrian. Buildings located closer to
the road would improve the environment by creating a better sense of
enclosure and would also make walking more plausible by bringing
destinations closer to the sidewalk. In addition, improved crosswalks
should be installed at all signalized intersections along Eureka Road to
facilitate north/south crossings, especially at Pardee Road, where higher
pedestrian traffic is expected.

The combination of traffic volumes and regional shopping destinations
make Eureka Road one of the more congested roadways in the City.
And unlike Telegraph Road, which has a center median, Eureka Road
has a center left turn lane which increases traffic turning movement
conflicts and the potential for crashes. Access management is therefore
critical to ensure that driveways are properly spaced and aligned, as
discussed in the Transportation Chapter. Connectivity between adjacent
businesses is also vital to minimizing traffic congestion. Service roads,
shared access and connected parking lots should allow traffic to move
from one business to another between Telegraph and Racho Roads.
This will allow a shopper to visit multiple businesses without needing to
pull out into the traffic on Eureka.

Roadway connectivity is also important for the area south of Eureka
Road. Not only will east-west roadway connections assist with traffic
flows between businesses, it will also enhance access for the residential
area located farther south, many of which have limited, single points of
access. These single points of access may pose public safety concerns
because if the only road leading into a residential development is
blocked by an accident, fallen tree or telephone pole, then both
emergency and residential access is cut off.

Farther south of the commercial area are multiple-family developments,
including senior housing and some large areas of vacant land. The open
land in this area creates the opportunity to provide additional housing to
meet the existing and projected senior citizen population of the
community. Ranch condominiums could be developed for retirees and
empty-nesters to provide housing in an area convenient to shopping and
services. Senior apartments and assisted living facilities could also be
provided to meet the full range of needs for seniors.

This residential area is isolated by the I-75/Telegraph feeder road, the
railroad and surrounding commercial development. There is currently no
public recreational land to serve the residents of this small isolated area.
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The City owns a large tract of woodlands in this area, which could be
preserved as a park.

e There is currently a large open stormwater drain that runs along the
north side of Eureka Road in front of the Southland Shopping Mall. This
drain carries large volumes of water following heavy rain events and
currently has the appearance of an open ditch with little landscaping
other than mowed grass. Some form of landscape treatment should be
made to the drain to improve its aesthetic appearance. Canopy trees
and groupings of shrubs on either side of the drain would help create a
more natural appearance and improve the image of the corridor.

e Concept plans were prepared by Wade Trim in 2004 for a few
development sites along the Eureka Road corridor, including an area
north of Southland Mall, the Gibraltar Trade Center and the Taylor Auto
Auction. These plans provided three alternative concepts for mixed use
developments. These concepts are shown on the Eureka Road
Redevelopment Concept map.

Van Born Road and Ecorse Road Corridors

The characteristics of some of the older commercial corridors such as Van
Born and Ecorse Roads differ from Telegraph and Eureka Roads and require
special attention. Site features include lots that are smaller and shallower
compared to other commercial areas. In addition, they are in close proximity
to existing residential neighborhoods. Architecture tends to be typical
commercial franchise or nondescript strip commercial. Commercial sites
often have a large amount of cluttered signage, floor lighting and minimal
landscaping. These characteristics should govern the scale and proportion of
uses on the sites layout and orientation of development.

e Commercial redevelopment should be focused towards nodes along
these corridors to create concentrated activity areas. The intent is to
create a series of defined activity centers along these corridors that have
a distinct sense of place as opposed to a continuous uniform strip of
commercial. Clustering these uses together with surrounding residential
and incorporating specific site design standards will promote a
comfortable environment that is walkable and accessible for residents,
which better facilitates transit-friendly development.

e located between the commercial areas are clusters of older, obsolete
commercial sites that could be redeveloped with brownstone-style
townhouses. These will add additional households to these
neighborhoods, which will also help support the remaining businesses.

e Buildings should be maintained near the road. This will help to define
the streetscape of the corridor and make businesses more visible for
motorists and more accessible for pedestrians. Parking should be
located in the side and rear yards. Where parking is located along the
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frontage, it should be minimized to the greatest extent possible and a
low brick wall should be provided between the parking and the sidewalk.

e Streetscape enhancements along these corridors can include street trees
within tree grates along the sidewalks and ornamental street lights. A
specific design theme could be created for these northern corridors that
is distinct from the Midtown and Eureka Road corridor.

e Because these shallow sites abut residential neighborhoods, screening
and buffering is vital. Brick walls should be located along the property
line between commercial and residential properties. Where there is an
alley between the commercial and residential uses, a wall or ornamental
wood fence could be provided on the residential side of the alley. Waste
receptacles should not be placed adjacent to the residential properties.
Lighting should be controlled to ensure that light glare does not spill over
onto residential properties.

e While there is a wide variety of retail and commercial service
establishments within these areas, development should capitalize on the
close proximity of the nearby residential market and provide safe access
for non-motorized travel.

e Infill development along these corridors that meets the intent of
maintaining a traditional urban corridor should be encouraged in order to
increase efficient use of existing infrastructure, revitalize the residential
neighborhoods, increase tax base and improve the area’s walkability.

I-94 Corridor

The I-94 corridor is the interstate that links downtown Detroit with Detroit
Metropolitan Wayne County International Airport, Ann Arbor and points east
and west. This interstate is the primary route between Detroit and Chicago
and also provides access to Canada via the Ambassador Bridge. This major
trade route traverses through the City creating a number of prime
development opportunities that are attractive to many businesses. With the
reconstruction of I-94 through Taylor and the addition of the single point
urban interchange at Telegraph Road, the necessary right-of-way width has
been reduced, creating additional land for redevelopment along the south
side of the interstate. There is also a large brownfield south of the interstate
that can be redeveloped through the Brownfield Redevelopment Authority.
The combination of the excess right-of-way and brownfield redevelopment
site creates an opportunity for a new high-tech, research and development
park.

e 1-94 corridor is a heavily traveled expressway. Hence, development
along the corridor is a major defining factor in the image and character
of Taylor. The view of the City from the interstate is, for many, a first
impression of Taylor. It is extremely important that this corridor projects
a high-quality image of the City and attracts positive attention to the

Chapter 3: Land Use and Development




City of Taylor Master Plan

community. Development of a new high-tech, research and
development park should include high-quality architecture facing the
expressway. The development could include landmark high-rise office
buildings that line the interstate, further defining the City of Taylor as a
unique place along the I-94 corridor and a major component of the
area’s economic development infrastructure.

e Primary access through the business park would be provided by means
of a boulevard that runs from Telegraph to Monroe. This will provide
access to businesses in the new office park and also enhance east-west
connectivity in this area of the City.

e Landscaping for the boulevard will include evergreen plantings on the
south side of the road and trees within the median to buffer the
residential to the south from the office buildings along I-94. Taller office
buildings should be located closest to I-94 to minimize the visual impacts
to the neighborhood.

Inkster Road Corridor/Ring Road

Inkster Road is currently a two-lane roadway with a mixture of industrial
uses, old farmstead residences and vacant land. As part of the plans
surrounding Detroit Metropolitan Wayne County International Airport and the
development of an Aerotropolis to generate additional economic
development for the area, a Ring Road concept was developed to enhance
access around the Airport. As discussed in the Transportation Chapter,
Inkster Road is planned to be widened to five lanes and a new interchange
constructed at I-94 as part of the Ring Road concept.

e With enhanced access and the effects of the Airport, uses fronting
Inkster Road are planned for light industrial. At major intersections,
provisions could be made for limited commercial uses to serve workers in
the area, such as restaurants or other service uses.

e The residential areas located farther east will need to be protected from
the impacts of these industrial uses. A 300-foot buffer will be
maintained along the rear of the industrial uses to protect the residential
neighborhoods to the east.

e locations where the City’s west boundary intersects with Ecorse, Wick,
Goddard, Northline and Eureka Roads will serve as gateways to Taylor
from Romulus, the Airport area and the Aerotropolis. Special landscape
treatments should be provided at these corners, which could include
signage welcoming motorists to the City of Taylor.

e Special attention must be paid to the architecture to ensure buildings
project a high-quality image along Inkster Road. The administrative,
office portion of buildings should be oriented towards Inkster Road and
appropriately transitioned into the warehouse and manufacturing areas.
Administrative/office areas of the buildings should use quality
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architecture with variable building lines, rooflines, architectural accents
or brick fagades. Large building massing should be broken up by vertical
and horizontal breaks, windows, varying facades and landscaping. In
addition to architectural enhancements, a 50-foot landscape greenbelt
should be maintained along Inkster Road.

Loading areas, overhead doors and outdoor storage areas must be
located where they are not visible from Inkster Road and can be
screened from residential areas by the 300-foot buffer zone. The buffer
zone should include berms with new landscaping and preservation of any
existing mature trees or tree rows. Outdoor storage areas need to be
completely screened through a combination of opaque fences/walls,
berming and landscaping.

Because Inkster Road will serve as a new access point to 1-94, access
management should be considered to ensure that driveways are properly
located and aligned to minimize impact on traffic congestion and safety,
particularly with the roadway serving truck traffic. Access management
standards are discussed further in the Transportation Chapter.

Chapter 3: Land Use and Development
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LAccessible Exsisting Land Use Map Data:

Color-coded existing land use map of Taylor, Michigan, bordered in blue. The map

shows parcel-level land use across the city. Yellow low-intensity residential parcels dominate most
neighborhoods. Orange medium-intensity residential, pink and red business parcels line major corridors,
purple industrial areas cluster along freeway and rail corridors, blue institutional and civic sites are scattered
throughout, green recreation and conservation areas appear in several large blocks, gray marks transportation
areas, and diagonal hatching marks vacant land. Major adjacent communities and boundaries labeled on the
map include Westland, Dearborn Heights, Allen Park, Romulus, Huron Twp, Brownstown Twp, and
Southgate. Major road and route labels include Van Born Rd, Ecorse Rd, Wick Rd, Goddard Rd, Northline Rd,
Eureka Rd, Pennsylvania Rd, Inkster Rd, Beech Daly Rd, Telegraph Rd, Pelham Rd, Pardee, Racho, 1 94, 175,
S I175/US 24, and M 39. Other visible labels include Pinecrest, Champaign, Frontage, and Prechter. A north
arrow marked N appears at the lower right.

Existing land use map for the Taylor Master Plan.

Accessibility note: This page is a dense parcel-level map with many additional local street labels printed in
very small type. The title, legend, scale, source text, and the most legible road and place labels are
transcribed below, the image description summarizes the full map.

Visible map labels

¢ Adjacent communities: Westland; Dearborn Heights; Allen Park; Romulus; Huron Twp; Brownstown

Twp; Southgate.
e Major east-west roads: Van Born Rd; Ecorse Rd; Wick Rd; Goddard Rd; Northline Rd; Eureka Rd;

Pennsylvania Rd.
¢ Major north-south roads: Inkster Rd; Beech Daly Rd; Telegraph Rd; Pelham Rd; Pardee; Racho.
e Route labels and other visible labels: 1 94; 1 75; S I 75/US 24; M 39; Pinecrest; Champaign; Frontage;

Prechter; N.

Map legend and credits
Legend group Land use type Map symbol

Residential Low-Intensity Yellow
Residential Medium-Intensity Orange
Business Low-Intensity Pink
Business Medium-Intensity Red
Community Recreation & Conservation Green
Community Institutional & Civic Blue
Other Industrial Purple
Other Transportation Gray
Other Vacant Diagonal hatch

Scale: 0 0.25 0.5 1 Miles

1 inch equals 2,508.644541 feet
March 19, 2008

Data Sources: City of Taylor

MCG]I, LSL Planning, Wade Trim



. w
\ %\ i !
FANY 1
B 5 | o
X & o .2
\ @ i 2
Y i ]
g w g
b iv] i 3
, EYNEIE] , £ T :
I 1) 3 B & 2 £ w @ PY UD|IV zeger
dugporz H 5 8 4 g ez 4
wooor o 5 \\@@ L | |0 . fmow, I
DA i Jonehe 4 ! /e = wopom > " ki
f 8 sk E © -2 bpom
8 uoaH woun TN o 3 5
: Tl S ] ) -
T " 4 e
po e 3  {— BB wd § & "y S
S §5 3 TN wod H T 2
N e e ooy wouon K & — & =
S ctonview Supmi 3 Supmng — 4 abajjop Ayt 2 5
\ il i i - UNWILIODHs oy £ o
{ RS ogg 4 MOIAUBLO] B~ T — 100 i
T | praimaeS e o Aunop auem 3 z
oo Qs ! B (5]
) Voddio e &
e S s ASE a5 [} 3
2 SIS T T . L e - . S i
| O g3 H ] g, L s g s — | 8
e A hoipog b3 3 < 3 H Q $ o~
oy B 52 2 fopna 3 L= & 4 § o
= — ﬁ Jm ousogey 5 T LR mm o Aoprg m..m s 3 T owen B: S e
b E o — ° i Q
o SRS Jm R ﬁh% ! Linkennaast =05
i Q& gg | ey i S & = IS T e
r Q. 23 35 g0 4 S I}
! p e 3 & ownon |32 313 58 g2 % L am.w
- S) viosurt 28 38% 6T o s | feuoion ¥ { Z0=
o \ vy I 2 & i i W W | il g § :
i 38 % by o et B i ; Gonoster | 00PIBA i .-,ﬂ.—ws-.-m-
§ i it 3 mom A%,...\\\\\\\. f | e 3 i i3 k] 3§
N ojuny| vy m -4 g ) § waqept
| i, o . 3 A s
oping . Ty e - e e ioony 5 W Iy 5 R .m
H ‘Hw g s oy N wia g g P i T o r.w _m Mooy lM
wa ¥
= sE w3 < c kuop
o % bhoc] 90 583 wo & o Fﬂw spoomouIes
- B i g . go 3 = E 10'46-20 umownn ‘M
i} o o SR B R = i =
Sl " : HEIE H E e 8
G S - TR T ¥ i T £33 ¢ —5 Mri.. = . 2 a
e : J sored 1 Tiwsden  * | & ~
. | :1:] O, T A= j
e s i OpL09-peoy-ydeibajs) E
" e i Y ol 2 ! i 3fl &
H owea  § & S e =} o
C. % i 2 2 § $ o
X o g § 3 H
(o] M ¥ 8 2 3 H ]
Q| e s 2 3 Jd 2 welonun fr— ng n £
Q| @ o s[1
¥ : i: S
o - ' g : §
oA .
| m m §i3 = oo o= fo' 5 sl &
S| < e i3 2 n..._s.é g @ [ £ =
" a1 ]
im i, ..B “..xai = ¥ £ B % tonoy dos (I 1098 bepve jonI \ oA 4
oo 5 SN 2 2 HNeg puppos f Lt
" e fownp 5B 2 oo H onpm Hisag
O & 3 B umwpdon > foung M % m.m, P (/)]
o |
2| o A e ] £
iy mowns < whiro e 3 o (] 2
5 ; = m B 2l
5 wangen 3 m 5 5 r £ w
A H 5 Bowor o 5 © piong g
H =
o : T ' e 2|
» by, -3 |
o ¢ o w0 | 2 2l
wwsing 0 3
e (] 3
i P 1] 7))
o8 s B S
. H = 9 [ =
Havaia £ 2
3 ,
< o £ M c
T § s =5
et £ o [« T
uoiblom Tpuom | & - mm
LA S—
&g B QB 3
=3 Lo} R (=
rervT d = ~ =
NSHUI s o/
= ]
-]
o &
c & | Yi=:
= & | "W
= — =




This page is a color-coded city map showing planning subareas over a street grid in Taylor, Michigan. The
map emphasizes east-west corridors, north-south corridors, greenway linkages, commercial nodes, and major
destination areas.

Prominent map labels: Van Born Road Corridor; I-94 Research and Development Corridor; Ecorse Road
Corridor; Telegraph Road Corridor; Inkster Road Industrial Corridor; New Interchange; Commercial Nodes;
Greenway; Midtown; Civic Center; Heritage Park; Wayne County Community College; Pardee and Racho
Linkages; Regional Shopping; Eureka Road Corridor.

Major road and transportation labels visible on the base map include: Van Born Rd, Ecorse Rd, Wick Rd,
Goddard Rd, Northline Rd, Pennsylvania Rd, Inkster Rd, Beech Daly Rd, Telegraph Rd, Pelham Rd, Allen
Rd, Racho Rd, Champaign, I-94, and I-75.

The map uses shaded areas and lines rather than a separate legend. The accessible table below restates the
labeled areas so the planning structure does not rely on color alone.

Subarea or feature Description from the map
Van Born Road Corridor Broad east-west corridor across the top of the map, following Van Born Rd.
I-94 Research and Large corridor in the upper right and upper middle portion of the map,
Development Corridor  adjoining the I-94 alignment.
Ecorse Road Corridor East-west corridor through the upper middle of the map along Ecorse Rd.
Telegraph Road Corridor Central north-south corridor following Telegraph Rd.

Inkster Road Industrial

Corri Large north-south corridor on the west side of the map along Inkster Rd.
orridor

Labeled freeway interchange area on the west side near the upper left portion

New Interchange of the map.

Multiple circular nodes are shown, including a cluster around the Midtown area

Commercial Nodes and another pair along Eureka Rd near Inkster Rd and Telegraph Rd.

Green routes run east-west and north-south, linking neighborhoods, Midtown,

Greenway Civic Center, Heritage Park, Northline Rd, and the Regional Shopping area.
Midtown Blue east-west district centered around Goddard Rd, just east of Telegraph Rd.
Civic Center Small labeled area south of Midtown and west of the north-south greenway.
Heritage Park Large park area south of Midtown and east of Telegraph Rd.

Wayne County

Community College Labeled site east of Heritage Park.

Subarea or feature Description from the map
Pardee and Racho Green linkage shown between the Northline area and the Regional Shopping
Linkages area.
Regional Shopping Large area centered on Eureka Rd east of Telegraph Rd and west of I-75.

East-west corridor across the lower portion of the map, passing through the

Eureka Road Corridor Regional Shopping area.

Additional map symbols: a north arrow appears in the lower right corner, and interstate shields mark I-94 and
I-75.

Logos and footer text: Taylor Made For You. LSL Planning, Inc. Community Planning Consultants.

Scale: 0 0.25 0.5 1 Miles.

1 inch equals 2,500 feet.

March 19, 2008.

Data Sources: City of Taylor. Michigan CGI.

North arrow symbol shown.
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Aerial Planning map for the Eureka Road Subarea in Taylor, Michigan. The map shows
Telegraph Road at the top, Racho Road at the bottom, Eureka Road running north to south near
the right side, Pardee running east to west through the middle, a railroad along the lower left to
lower right diagonal, South Plaza Road near the center, a cemetery near the center-right,
proposed senior residential buildings on the southwest side, proposed condominiums southeast
of the senior residential area, a pedestrian linkage in the western open area, a pedestrian bike
path trail along Racho Road, proposed infill development along Eureka Road, a proposed South
Plaza Road re-alignment, and a proposed road connection at the southeast corner. Blue ponds
and green landscaped corridors line several streets and development areas.

Map description

This page is an aerial planning diagram with existing streets, buildings, parking fields, rail lines,
and open land overlaid by proposed development, street trees, landscaped corridors, ponds, and
circulation improvements.

Text appearing on the map

Map labels and callouts
Label Placement or meaning on the page
Telegraph Road Major road labeled across the top edge of the map.
Westpoint Street Street label in the upper-right residential area.



Label Placement or meaning on the page

Cornell Street Street label below Westpoint Street in the upper-right area.

Syracuse Street Street label below Cornell Street in the upper-right area.

Pardee East-west road labeled through the center-right portion of the
map.

Pine St. Short diagonal street label near the center-right area.

Realigned Tank & Poe Drain Drain corridor label near the right-center side of the map.
Road label placed over the large retail and parking area near the

South Plaza Road
center of the map.

Cemetery Label in the central-right block west of Eureka Road.

Eureka Road North-south road labeled along the right half of the map.

Racho Road Road label across the bottom of the map.

Railroad Diagonal transportation corridor labeled along the lower half of
the map.

Pedestrian Linkage Dashed looping path area shown in the western open space.

Callout labeling two large proposed residential building
footprints in the southwest portion of the map.

Callout labeling proposed condominium development near the
southeast of the cemetery and north of the railroad.

Proposed Senior Residential

Proposed Condominiums

Pedestrian Bike Path Trail
along Racho Road

Proposed South Plaza Road  Right-side callout pointing toward the Pardee and South Plaza
Re-alignment Road area.

Callout with arrow along the lower-left edge of the page.

Proposed Infill Development, Right-side callout pointing to typical infill sites along Eureka
typical Road.

Proposed Road Connection, Callout near the lower-right edge pointing to a new connection
typ. at Racho Road.

Visual content transcribed for accessibility

e Rows of small green circles line many streets, indicating extensive landscaped street edges
or street trees.

o Several blue water features or ponds are shown near the upper-left commercial area and
repeatedly along the east side of Eureka Road.

e White building footprints with dark outlines indicate existing and proposed buildings
throughout the subarea.

e A large commercial area with parking lots occupies the north-central portion of the map
near Telegraph Road and South Plaza Road.

¢ An open western area between the curved roadway and development blocks contains the
dashed Pedestrian Linkage.

e Two large proposed senior residential buildings sit within green landscaped space in the
southwest portion of the plan.

¢ Along, curving green landscaped feature with repeated small white shapes runs west of
the cemetery and north of the proposed condominiums.

e The cemetery occupies a central-right block and remains a prominent existing feature
within the plan.

e The railroad forms a diagonal edge across the lower portion of the subarea.

e Along Eureka Road and at several intersections, small building pads indicate proposed
infill or redevelopment sites.
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Aerial concept plan map for the [-94 Subarea in Taylor, Michigan. The map is based
on an aerial photograph and shows Telegraph Road at the north, Monroe at the south, Ecorse
Road at the west, and 1-94 at the east, with proposed green development areas, tree-lined
boulevards, detention ponds, building footprints, and labeled streets and planning notes.
Concept plan map showing the [-94 Subarea and proposed development pattern.

Accessible description

The page is a planning map over an aerial photograph. The site is organized around major roads and
development parcels. Telegraph Road forms the north edge. Monroe forms the south edge. Ecorse Road is



along the west side. [-94 is along the east side. Pardee Road runs east-west through the upper portion of the
site. Trolley Industrial Dr. is labeled near Monroe on the southeast side. RR Tracks run diagonally along the

southwest side of the proposed development area.

Existing neighborhood streets and features labeled on the map include Newcastle Street, Cypress Street,
Beverly Road, and Miller Clapham Park. The residential neighborhood lies west of Beverly Road and north
of Pardee Road. Proposed development areas are shown in light green. Rows of small yellow circles mark
street trees or landscaped edges. Blue water features indicate detention ponds or rain gardens. White building
footprints line the west side of I-94. A landscaped boulevard with roundabouts and sidewalk connections
runs through the southern and eastern portions of the site.

Planning notes printed on the map include: Pedestrian connections to Boulevard; Shared water detention,
typ.; Potential Underpass Pardee Road; Sidewalk along new streets; 2 acre lot, typ.; 20 ft. Buffer; 20 ft buffer
and Boulevard adjacent to residential; Landscaped Boulevard with sidewalk connections to Monroe &
adjacent neighborhood; and Shared water detention, or rain garden with walkway around.

Visible labels and notes

Label
Telegraph Road
Ecorse Road

Pardee Road

Monroe
1-94
Trolley Industrial Dr.

RR Tracks

Newcastle Street

Cypress Street

Beverly Road

Miller Clapham Park

Pedestrian connections to Boulevard

Shared water detention, typ.
Potential Underpass Pardee Road

Sidewalk along new streets

2 acre lot, typ.
20 ft. Buffer
20 ft buffer and Boulevard adjacent to residential

Landscaped Boulevard with sidewalk connections to
Monroe & adjacent neighborhood

Location or role on the map
North edge of the mapped area.
West edge of the mapped area.

East-west road crossing the upper-middle portion of
the map.

South edge of the mapped area.
Major highway along the east edge.
Labeled near Monroe on the southeast side.

Diagonal rail line along the southwest side of the
planned area.

Existing north-south neighborhood street west of the
proposed site.

Existing north-south neighborhood street west of
Beverly Road.

North-south road between existing neighborhood
and proposed eastern development.

Existing park west of the proposed development
area.

Note pointing from the existing neighborhood
toward the proposed boulevard.

Note applied to blue water features along the 1-94
frontage.

Note along I-94 near the Pardee Road crossing.

Note within the western green parcel south of Pardee
Road.

Typical parcel size note inside large green
development blocks.

Buffer note along the RR Tracks edge.

Note in the central development area near Beverly
Road.

Note in the southwest green area near Monroe.



Label Location or role on the map
Shared water detention, or rain garden with walkway Note beside the central blue pond and boulevard

around feature.

1-94 Subarea Map title in the side title block.

Master Plan Taylor, MI Document identification in the side title block.
October 30, 2007 Date in the side title block.

North North arrow label in the side title block.

Scale: 1"=200' Scale text in the side title block.

0, 100, 200, 400 Scale bar markings.

(Note: A few tiny site annotations inside the building pads and parking areas are too small to read confidently
from the supplied page image. The major map labels and planning notes above are the legible text content.)
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Aerial conceptual plan map for the Inkster Road subarea showing proposed development
sites, environmental features, buffers, detention areas, pedestrian paths, and surrounding
roads.

Map text and layout description

The page shows an aerial base image with planning annotations. Inkster Road runs along the
west side, Holland Road along the east side, and Goddard Road along the south side. A large
city-owned property occupies the northeast portion of the site. Proposed development includes
three buildings labeled 60,000 sf. and a neighborhood commercial area near Goddard Road.
Environmental and infrastructure features shown on the map include wetlands, woodlands, an
existing creek, a relocated creek, shared detention, floodplain, potential pedestrian paths,
greenbelts, right-of-way widths, and 300 ft. buffers.

Note: Repeated map labels are listed separately below so the full page text is available to screen readers in a
clear reading order.

Text on map Approximate location or meaning
Inkster Road West edge of the map, shown vertically.
120 ft. R.O.W. West edge near the upper portion of Inkster Road.
50 ft. Greenbelt West edge along Inkster Road near the upper development area.
60,000 sf. Northwest building pad.
Wetland Immediately south of the northwest building area.
Woodlands Upper central area below the northwest building area.
300 ft. Buffer Upper central to upper right portion of the site.

Detention to be Shared in Regional

System Upper central-right note connected to detention features.



Text on map
Wetland
City Owned Property
Wetland
800 ft.
300 ft. Buffer
Relocated Creek
Residential

60,000 sf.

60,000 sf.

Shared Detention
Fire Lane Access Only

Woodlands

Potential Pedestrian Paths
Neighborhood Commercial
Existing Creek

50 ft. Greenbelt
Floodplain

Goddard Road

120 ft. R.O.W.

Holland Road

Inkster Road Subarea
Master Plan
Taylor, MI

Approximate location or meaning
Upper right near the detention note.
Large outlined area in the northeast portion of the map.
Central-left wetland near the blue pond feature.
Horizontal dimension across the middle of the site.
Central-right buffer note below the 800 ft. dimension.
Curving feature east of the two central building pads.
Open area in the central-right portion of the site.

Upper building of the paired central development along Inkster
Road.

Lower building of the paired central development along Inkster
Road.

Blue detention feature east of the paired central buildings.
Below the paired central buildings.

Lower left-center wooded area west of the potential pedestrian
paths.

Lower center of the map.

Lower center development area near Goddard Road.

Lower left area near Goddard Road.

West edge along Inkster Road near the lower portion of the site.
Lower right-center area extending toward Holland Road.

South edge of the map.

South edge along Goddard Road.

East edge of the map, shown vertically.



City of Taylor Master Plan

Chapter 4:
Residential Neighborhoods

Introduction

Residential is the most abundant land use in the community. Taylor is
comprised of neighborhoods that define and characterize the residential
qualities of the City, which is an important component of this Plan. This
chapter evaluates the conditions of residential neighborhoods and provides a
foundation for needed improvements and characteristics to be preserved.

The majority of Taylor's neighborhoods were created between 1945 and
1975. Homes built in the two decades following World War II (WWII)
tended to be smaller ranches and bungalows built on small lots, common
during the post-war era. This aging housing stock is now facing a number of
maintenance issues, common in many first-tier suburbs around metro
Detroit. These older homes often have age-related maintenance issues, size
and lot constraints and many lack features that modern homebuyers seek,
such as attached two-car garages, large rooms, multiple bathrooms and
ample storage space.

While there has been a significant amount of residential development in
more recent years, the City needs to encourage home maintenance,
improvement and expansion in some of the older neighborhoods, as well as
provide opportunities for in-fill development. In general, first-tier suburbs
must make a concerted effort to modernize homes in order to attract new
residents, encourage current citizens to stay and revitalize a sense of pride in
the community. There are a number of actions Taylor can take to promote
the desired results.

Housing Characteristics

There is a wide variety of housing in Taylor that represents a long history of
the community’s development. Older housing that predates WWII is
scattered throughout the City and serves as a reminder of the rural history of
the community. The decades following WWII represented a boom in
housing development with large neighborhoods of small, post-war
bungalows and ranches, which are typical of many first-tier suburbs around
metro Detroit. With large land area remaining available, there is a range of
more modern housing developed from the 1970s to new housing that is
being developed today.

Neighborhood characteristics were inventoried and mapped for the City.
Maps on the following page show the age and size of each type of individual
home. Building materials were also considered during the inventory.
Patterns of building material were noted only in those neighborhoods
developed during the 1940s and 1950s, as shown on the map of Generalized

Chapter 4: Residential Neighborhoods
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Neighborhood Types. Other housing groups described below contained
homes built with a variety of materials. Since no distinct pattern of building
materials were noted, they have been mapped as one group. While there
are other variations from one house to another, the Generalized
Neighborhood Types Map categorizes each subdivision based upon the
predominant housing type in the neighborhood into the following generalized
groups:
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Pre-WWII Residential: While there are a number of homes scattered
throughout the City that predate 1940, these tend to be individual
homes that are either old farmsteads or individual parcels along section
line roads. There are only a couple contiguous subdivisions that were
developed with pre-1940 homes.

Post-war (1940s and 1950s) Bungalows and Ranches: The era of
greatest growth in the City was the post-war decades of the 1940s and
1950s. During this time, large tracts of land were developed with small
bungalows and ranches. These homes tend to be small in comparison to
modern standards; typically 800-1,000 square feet with two to three
bedrooms and one bathroom. Many of the platted subdivisions have
small lots of 40 or 50 feet in width. For the purpose of mapping these
neighborhoods, they have been divided into two general categories:
neighborhoods where most homes include brick and neighborhoods
where the homes are predominantly aluminum siding.

1960s and 1970s Colonials and Ranches: By the mid 1960s,
homes started to become larger with greater square footage and more
bedrooms. Attached, two-car garages also became the norm. In order
to accommodate the larger homes with attached garages, lots also
became larger. Housing construction remained strong in the 1960s to
early 1970s and there are a number of subdivisions in Taylor with single
story ranches, split level and two story colonials typical of this era.

1980s to Present Single Family Residential: Following the
recession of the 1980s, home construction slowly began to resume,
however not at the same rate of prior decades. During the late 1990s
and early 2000s, there was an increase in development of new
residential subdivisions; however this has again slowed with the most
recent recession. These more modern homes tend to be larger and of
higher quality than the older housing stock in the City. Most of the
newer subdivisions tend to be in the central area of the City.

Attached Residential/Condominiums/Townhomes: There are
also areas of the City developed with attached condominiums and
townhomes.  Most include conventional condominium complexes.
However, the recent Midtown development on Goddard Road represents
traditional, urban development that is becoming more prevalent with
trends in new-urbanism or neo-traditional development.

Multiple Family/Apartments: There are significant areas of the City
occupied by multiple family complexes. Many apartment complexes in
the City date from the early 1970s or before.
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e Manufactured Home Parks: There are three manufactured home
parks in the City. Two of these are relatively new parks located in the
southern portion of the City on Beech Daly near Pennsylvania. There is
also an older manufactured home park at the intersection of Beech Daly
and Ecorse Road. This manufactured home park was developed at a
higher density and does not offer the amenities of newer developments.
The age and condition of the older park combined with the impacts of
Detroit Metropolitan Wayne County International Airport, I-94 and
nearby heavy industrial uses make redevelopment of the site with a non-
residential use preferable.

e Neighborhoods with Mixture of Housing Types: There are a
number of neighborhoods that have a mixture of housing types. These
tend to be scattered throughout the City with neighborhoods of larger
lots and other areas with individual parcels fronting major roads. Unlike
most of the higher density neighborhoods where similar homes were
“mass-produced” by a single builder in a short period of time, these
neighborhoods developed on a lot-by-lot basis over a long period of
time. As a consequence, these neighborhoods tend to be more diverse
with an older house adjacent to a new house that was recently built.

Neighborhood Goals and Objectives

Based on desires of the community, existing conditions and major
challenges, the following goals have been developed to set forth a vision for
the future of the City. Following each goal statement are objectives that
provide more specific direction to accomplish the City’s vision.

Goal: Encourage the provision of an appropriate mix of housing types.
Objectives:

1. Evaluate and update zoning requirements that currently
impede modernization of existing housing stock.

2. Develop and adopt programs to encourage availability of
owner-occupied housing affordable for entry-level buyers,
empty-nesters and many service-oriented employees (e.g.,
teachers, public safety and public service employees).

3. The City will encourage development of the desired owner-
occupied housing where the City owns large tracts of land and
can control the specific type of development that will be
constructed there.  Priority will be given to redevelop
Brownfield or reclaimed sites over greenfield sites.

4. Encourage housing, in a variety of forms, to address the
underserved population in need of physical or psychological
assistance.
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Goal: Residential development should present a safe, unique and high
quality image through creative design that enhances the
desirability of new housing development and strengthens existing
neighborhoods.

Objectives:

1. To establish and respect existing neighborhood identities, the
City should work with neighborhood and homeowner
associations to establish and maintain unifying design
amenities including lighting, landscaping, fencing, entrance
features, street trees and signage.

2. The City should require new residential developments to
include attractive landscaping, signage and streetscapes that
complement existing neighborhoods.

3. Encourage safescaping, where appropriate.

4. Require existing neighborhoods and businesses to maintain
their premises to a standard consistent with new development
through code enforcement.

5. Use Community Development Block Grant (CDBG) funds to
continue the home repair program, which aids both lower
income residents as well as neighborhoods in general.

6. The City will encourage the development of neighborhood and
homeowner associations and will work with them to implement
neighborhood improvement and rehabilitation programs.

7. Incorporate open spaces and pocket parks into neighborhoods
through ordinance requirements for new development and
land acquisition programs for existing developments.

8. Revise ordinances to include natural buffering techniques that
use berms and landscaping in appropriate areas instead of
walls or fences.

9. Inventory blighted houses and establish programs to
rehabilitate or remove them.

10. All neighborhoods should include designated pedestrian and
bike paths that are interconnected with other neighborhoods
and a community-wide pathway system that connects them to
significant landmarks and community facilities.

Goal: Develop housing to meet the needs of an aging population.
Objectives:

1. Maintain homes of a size, style and ownership type, in
appropriate locations, that do not require extensive
maintenance, to provide independent living options.

2. Encourage housing for the physically handicapped to address
the needs of this underserved population.

3. Locate other senior housing/care facilities in proximity to
community amenities, services and shopping.
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Housing Recommendations

Taylor's neighborhoods are diverse in nature, ranging from more rural
neighborhoods characterized by unpaved roads and larger lot sizes to more
urban development with curb and gutter streets and narrow lots. This
mixture of housing options allows families to grow into larger homes without
having to move out of the community. As developments are planned, they
should be designed so as to complement and enhance the existing character
of the surrounding neighborhoods. While certain goals of this Plan may
suggest more drastic change from what exists today, such as the plans for
Midtown, this chapter seeks to retain neighborhood character while
improving the quality of homes, public facilities and infrastructure.

The following represent a series of recommendations for maintaining and
enhancing the quality of the City’s residential neighborhoods.

Housing Preservation and Maintenance

The importance of day-to-day maintenance of housing units cannot be
overemphasized. To ensure the preservation and maintenance of existing
housing by property owners, Taylor should use a variety of basic
strategies/programs to improve the appearance and value of existing
neighborhoods, as described below.

The City of Taylor should consider the following tools when contemplating
housing rehabilitation and maintenance programs:

e Housing Rehabilitation Programs: The City's Community
Development Department currently administers a home repair program
that offers no interest loans, funded through the U.S. Department of
Housing and Urban Development (HUD). Money is available through the
CDBG program for repairs to bring homes into compliance with local
codes, to remove safety hazards and barriers to mobility and to improve
energy efficiency. Other housing programs the City should consider
include those for larger-scale housing rehabilitation, housing fagade
improvements, emergency repair grants, tax abatements, free paint and
free smoke alarms.

e Programs to Encourage Ownership: The City should encourage
home ownership in areas with increased renter-occupied dwellings. As
an example, the City recently started a new program providing down
payment assistance for first time homebuyers. This can help increase
community awareness and investment, which over time can lead to
stronger neighborhoods and improved safety and aesthetics. The
following programs should be considered:

o The Michigan State Housing Development Authority (MSHDA) offers
low-interest loan programs that give lower income people an
opportunity to buy their first home.
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Have distinct centers and
edges

Are of a walkable scale

Balance a mix of uses and
activities
Include interconnected

streets and pathway
systems

Have street systems that
create a comfortable, safe
environment

Include living areas and
front entries as the
prominent home feature

Use unifying elements to
help identify the
neighborhood

Embrace their historic,
cultural and civic resources

Have a formal organization
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o The Wayne County Land Bank manages abandoned, underutilized
and blighted properties and works to bring properties obtained
through tax reversion or donation into viable use. This offers an
opportunity to obtain property at a low cost that can then be
rehabilitated.

o The Wayne County TURBO (Transforming Underdeveloped
Residential and Business Opportunities) program works in
conjunction with the Wayne County Land Bank and encourages
investment and improvements to low and middle-income investors.
The program provides two options that work as tax rebates for
either addition or expansion of existing buildings, or for
developments that include a total rehab or new construction. The
third option is for Brownfield eligible activities related to large
developments involving total rehabilitation or new construction. In
order to qualify under the program, property owned or purchased
must be located within an eligible TURBO District.

As demand for these programs increases, the City may have an
opportunity to conditionally approve financing for those that follow more
extensive guidelines or for those willing to participate in desired
community programs. These conditions could include implementing
enhanced design improvements (e.g. development of an attractive
second floor addition over a simple dormer addition), use of high quality
building materials (e.g. use of cement fiberboard siding over vinyl),
participation in desired special assessment districts or spearheading
development of active community or homeowner associations.

Community/Neighborhood Reinvestment Programs: Continue to
work in coordination with local lending institutions and realtors and
explore the availability and application of neighborhood
investment/reinvestment programs.

Neighborhood Associations: The City encourages the creation of and
coordination with existing neighborhood associations and organizations,
including condominium associations. Such organizations can coordinate
with the City and develop improvement and organizational strategies
that apply to their respective neighborhood area, such as a
neighborhood watch program. Neighborhood organizations can also
work with the City to set up special assessment districts (SAD) for
infrastructure and streetscape improvements, such as road and sidewalk
maintenance and decorative street lighting. The City should offer a
variety of incentives to reward the neighborhood revitalization efforts of
these organizations. The City could also offer to meet annually with
condominium associations to provide guidance on how to manage legal
and maintenance issues.

Annual Neighborhood Beautification Programs (Clean-up
Programs): The City currently hosts an annual spring disposal day,
which allows residents to dispose of unwanted items and other items

Chapter 4: Residential Neighborhoods




City of Taylor Master Plan

from their residential spring clean-up. The City hosts an annual
residential hazardous waste day, so residents can dispose of items such
as batteries, electronics, paint and other hazardous chemicals that
cannot be placed in a landfill. To build upon these services, the City
should consider additional clean-up days, or curbside pick-up of large-
scale trash, debris, appliances and other items and possibly expanding
their hazardous waste services to include collection sites for the regular
disposal of household products such as paints, vehicular fluids and the
like.

Education Programs: Conduct community awareness programs on
blighting influences, annual refuse collections and comprehensive code
enforcement efforts throughout residential neighborhoods and
nonresidential areas adjacent to residential neighborhoods. As part of a
City newsletter and Web site, the City should continue to provide
information on existing codes and ordinances, clean-up efforts,
rehabilitation and other housing assistance programs.

Codes and Ordinances: The City should review its building codes and
ordinances to determine the extent to which maintenance issues may be
addressed by existing regulations. Where regulatory deficiencies exist,
the City should consider stricter requirements. Efforts should be
extended to both owner and renter-occupied properties.

Enforcement Practices: In the event sufficient regulations exist, the
City should review its enforcement policies and procedures to identify
ways in which to improve regulatory enforcement of existing laws. This
review should include an analysis of the City’s violation management
procedures and penalty (fine) structure.

Municipal Civil Infractions Ordinance: The City recently enacted an
ordinance allowing the issuance of civil infractions as an additional
enforcement tool. The ordinance and its use should be continually
monitored and reviewed on a regular basis to ensure effective and
efficient use.

Rental Inspection Programs: A rental housing inspection program
was established in Taylor in 1999. It ensures that rental properties are
compliant with current codes and ordinances prior to occupancy.
Originally, these programs focused on the quality and safety of building
interiors, but over time and as compliance with local codes has
improved, the focus is shifting toward exterior concerns including the
conditions of driveways, parking and landscaping. The City has noted a
need to establish a smoke detector program for both rental and owner
occupied housing. The City may wish to require that all housing provide
hardwiring for smoke detectors to further protect residents from the
potential danger of fire. The City should apply for CDBG funding to
initiate such a program.
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Infrastructure Maintenance: A well-maintained infrastructure is very
important to perceived neighborhood quality. Broken sidewalks, streets
with potholes and broken curbing all portray images of neighborhood
instability, declining property values and negatively reflect on the
community as a whole. It is therefore imperative that surface
infrastructure be regularly inspected and improved as necessary.

Traffic Calming: The perception of neighborhood livability is strongly
influenced by such factors as traffic volumes and speeds. A traffic
calming program, as described in the Transportation Chapter, could be
instituted in neighborhoods that have problems with cut-through traffic.

Maintenance of Anchor Facilities: Anchor facilites in a
neighborhood with schools, parks and religious institutions must be well-
maintained. Each neighborhood should have a park to serve recreation
and as a focal point for neighborhood social activities. Neighborhoods
that require additional park space are highlighted in the Community
Facilities Chapter. Schools are another important element to a strong
neighborhood. Having schools within walking distance of home has been
shown to have a positive impact on children’s well-being and on the
value of homes.

Maintenance of Existing Neighborhood Character: To the extent
possible, existing neighborhood character should be considered during
design of new homes and subdivisions. This can be achieved by linking
new home design and development layout to existing homes within a
specified distance from the new home. Items such as lot size/width,
setbacks, building height, lot coverage, building placement, architecture
and building materials should be in harmony with existing homes.
Driveways should be located consistent with other homes on the block
and complementary landscaping, including similar street trees, should be
considered for new construction. Another way to ensure consistency
between newer and older homes is to establish a local architecture
review committee that is responsible for reviewing plans for new
construction. These committees can be implemented by the City, but
are most effective when initiated by the local residents or homeowner
associations.

Neighborhood Safety: Proper planning of neighborhoods can prevent
future crime. Traffic calming, street layout and architectural
requirements can all enhance safety in a neighborhood.  More
specifically, roads should be designed to prevent cut-through traffic and
encourage lower speeds and the layout of homes can provide a more
pedestrian scale, encourage neighbor interaction and overall awareness
of the street.
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In-Fill Development

With some neighborhoods, such as those with the smaller 1940-50s ranch
homes, the desire is to see larger homes, either through expansion or
redevelopment. In other neighborhoods that have an established quality,
such as those with brick homes, the desire is to protect the integrity of the
established character and make changes more incrementally. In all cases, as
new dwellings are built it is important to respect the character of the
neighborhood. Where in-fill development or redevelopment is proposed, the
physical composition of development needs to be in keeping with the
existing character of the neighborhood. The following recommendations will
help guide in-fill development/redevelopment and ensure new construction is
compatible with the strong neighborhood framework.

e Building materials should be high-quality such as brick. The intent is to
ensure that new construction is durable and timeless. Features such as
front porches, peaked rooflines, dormer windows, bay windows and
gables that face the street should be encouraged.

e Special consideration needs to be given to the street-side of the
residences. The orientation of residences must be designed to display
the architectural and residential qualities of the structures, create a
comfortable environment for residents, visitors and those passing by and
promote interaction between neighbors. This can be accomplished by
utilizing a few key techniques that will orient the living areas of the home
and the front door as the dominant feature or point of emphasis. Homes
should provide usable front porches to not only serve as a point of
refuge at the front door but also encourage greater neighborhood
interaction and “eyes on the street.” Shallow setbacks from the sidewalk
bring the private and public space closer together for easier interaction
and access.

e (Garages and garage doors should be located in the rear yard and not
dominate the front facade of homes. Where attached garages are
proposed on residences, the prominence of garage doors along the
public street should be minimized and other features such as porches
and windows accentuated. This can be accomplished by standards that:

o Regquire the garage to be set back from the front wall of the living
area of the home.

o Limit the length of the garage wall along street-facing fagades.

o Regquire that the front door to the house be oriented to the street
and open onto a porch that faces towards the street.

o Require a minimum amount of street-facing windows.
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Enhancing Bungalows

First-tier, inner-ring suburban communities whose housing stock was
primarily built between 1946 and 1970, face a number of significant and
common issues associated with having an older, established housing stock.
Cities such as Taylor have many positive attributes due to their proximity to
urban and suburban amenities. However, rehabilitating the aging and
obsolete housing stock in first-tier suburbs presents a challenge. These
homes often have maintenance problems because of their age, size and lot
constraints and many of them do not include features that modern
homebuyers are looking for, such as two-car garages, large bedrooms and
plenty of storage space. Providing opportunities to expand and rehabilitate
bungalows, one of the most prevalent housing types in the City, is a top

priority.

Bungalow Expansion Concepts: Post-war bungalows are common in
Taylor. These modest, one-story and two-story wood frame houses were
built in huge numbers after WWII to house soldiers returning from the war
and starting families. While the small scale, neat appearance and colonial
detailing of post-war bungalows have a certain charm, these houses tend to
be monotonous when they occur in large numbers.

For the neighborhoods developed in the 1940s and 50s to remain viable,
these types of homes need to be able to be enlarged and upgraded to
compete with newer, larger homes. The following key elements were
identified for improving post-war bungalows:

o Increase Flexibility: Nuclear families were the original market niche
for the post-war bungalow. These types of households are no longer the
dominant market force that they were in the 1950s. For bungalows to
regain a competitive edge in the regional housing market, they need to
be attractive housing options for a wide range of potential households,
including older residents, young singles and single parent families.

e Maximize Usage and Efficiency: Post-war bungalows are small
houses. It is important to look for ways to use every square inch of
available space, open floor plans to increase the perception of
spaciousness and to find easy ways to increase living space.

e Add Architectural Variety: Because groups of bungalows were often
built quickly by a single developer, there is a lot of repetition in their
floor plans and exterior features. Improvements should include ways to
add variety to the architecture and increase the curb appeal of the
housing stock.

Bungalow expansion should respect the most desirable features of this
housing type, including a compact floor plan and a first floor bedroom, yet
capitalize on their potential. The following list describes examples of how
bungalows in Taylor can be expanded.
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e First floor expanded master bedrooms, a feature that has much appeal
to prospective homebuyers.

e Opening up the first floor living, dining and kitchen areas to create better
spatial flow and to maximize the flexibility and efficiency of these small
houses.

e Conversion into two-floor homes with additional bedrooms or even
bathrooms on the second story.

e Bold modifications for the exterior facades to overcome the “cookie
cutter” effect that often occurs when neighborhoods have block after
block of bungalows.

User-friendly guides for improving bungalows should be prepared for the
City’s residents, using the combined expertise of architects, planners,
residents and City staff and officials to provide advice about how to more
specifically adapt these floor plans into larger living spaces.

Below are two example concepts of how a typical bungalow can be
expanded to add floor space on the second floor. The existing building is
presented on the left and an illustration of one possible redesign concept is
offered on the right.

e Example One. A new bedroom suite with a second bathroom is added
in the example below. Seasonal outdoor living space is added with the
porch.
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o Example Two. A second bedroom with a new bathroom and added
play space is added upstairs in this example. This example also adds a
porch.

=
!
e s

Zoning and Building Codes

For homeowners and developers planning remodeling projects, one of the
most frustrating and confusing parts of the process is understanding how
zoning and building codes relate to rehabilitation. Building and zoning codes
tend to focus on new construction and the high standards set forth in these
codes can make rehabilitation projects financially infeasible for homeowners,
discouraging improvement projects that would benefit the entire
neighborhood.

The combination of small lot sizes and zoning ordinances that promote more
modern, large-lot development often presents a major barrier to remodeling
and redevelopment. However, there are a number of techniques that
communities can use to make zoning regulations more accommodating for
residential rehabilitation. The City can help to encourage redevelopment of
existing structures by revising current ordinances to remove zoning
restrictions that create the most problems and provide flexibility in other
ways for housing that meets the design standards desired for older
neighborhoods.

In Taylor, this may mean relaxing the front yard setback requirement to
allow for a porch and the addition of living space over the porch. In addition
to new or expanded second floor bedrooms, the porch provides residents
with seasonal outdoor living space. In some cases, “pushing forward” an
existing porch would allow expansion of first floor living space. In many
prototypical bungalows, this would mean expansion of a living room and
master bedroom. For others, this change would mean relocating the master
bedroom upstairs and a kitchen/dining room expansion on the first floor. In
any case, the reinvestment encouraged by merely relaxing the front yard
setback will help to update the housing stock.

The City can also use its local ordinances to offer incentives that encourage
exceptional architectural design, use of higher quality building materials,
participation in a special assessment or other things that the City determines
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to be in the best interest of the community overall. Incentives that are
offered at the developer’s option can lessen the negative image often
associated with strict regulations while strengthening the developer’s
commitment to the project.

Rehabilitation Finance

Rehabilitation projects have a beneficial effect on neighborhoods and can
improve Taylor's image. Because these projects are often expensive
endeavors for families, Taylor will encourage residential remodeling and
redevelopment by helping residents find the necessary funding. Options may
include City loans for residential rehabilitation projects, making City funds
available to residents through low-interest loans and grants, by helping
residents, non-profit organizations and developers learn about local, State
and Federal programs that can assist in home rehabilitation and by providing
other incentives to encourage homeowners and developers to rehabilitate
older housing, such as tax incentives.

Tax abatements are one type of tax incentive that Taylor should consider.
Some homeowners feel that when they invest a substantial amount of
money in home improvements, they are penalized for their efforts by having
to pay higher taxes. To counter this disincentive, cities can abate property
taxes on the value of improvements. In addition to abating the value of
improvements to existing houses, tax abatements can be used to reduce the
tax liability for new residential construction. The City may abate a percentage
of the value of new construction for a set number of years. Tax abatement
for new construction would provide an incentive for developers to create new
housing in the target neighborhoods, such as the northwest corner of the
City, which currently contains the City’s highest proportion of renters.

Redevelopment of Outdated Housing

There are a number of neighborhoods with small ranches or bungalows,
typically with fewer than 1,000 square feet in area and on smaller lots of
around 50 feet wide. These homes are outdated and do not offer many of
the amenities desired by home buyers. In many areas of the City, homes
can be expanded as described in the previous section, particularly the
neighborhoods with brick homes. In those neighborhoods where the
housing costs are lower, such as neighborhoods with small aluminum/vinyl
sided homes and homes on slabs, gradual redevelopment of the
neighborhoods should be encouraged. Any redevelopment should be
initiated by property owners and driven by the market, with the City’s role as
facilitating or assisting the homeowners.
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The small lot sizes that are characteristic in these areas are a limiting factor
in redevelopment. In order to develop a home that is more characteristic of
modern subdivisions in the City, there would need to be a combination of
lots. This could be done through a builder purchasing three homes and
redeveloping the lots with two homes; splitting the center lot between the
two new home sites. A program the City could consider is acquiring
individual dwellings that are vacant or obtained through back-taxes and
selling the lot at a discount to adjacent homeowners if they are willing to
build a larger home.

If combination of lots to build larger homes is impractical, smaller lots could
be redeveloped with a more urban form of development that is characteristic
of neighborhoods developed prior to WWIL. These types of development are
often referred to as “New Urbanist” or “Traditional Neighborhood Design”
(TND). Many communities are developing new neighborhoods following the
TND style of development that resemble historic neighborhoods in places like
Detroit and Dearborn. These neighborhoods were developed at a time when
the automobile was relatively new and neighborhoods were still designed for
pedestrians. They were tight-knit neighborhoods with shopping, schools and
parks all within walking distance — something that many modern suburban
communities are trying to recreate. New Urbanist development, with their
compact nature and efficient design, is starting to include more cutting-edge
elements that include higher-quality building materials, advanced
architectural design and in some cases, even LEED (Leadership in Energy
and Environmental Design). These developments also promote smaller
setbacks to provide the pedestrian scale desired. Many of Taylor's older
neighborhoods have the small lots on a basic grid system that could serve as
a foundation for this type of redevelopment.

To the left is an example of a traditional neighborhood development with
narrow lots. These residential homes contain certain general elements:

e Homes are located on small lots with shallow setbacks: 15 - 20 foot front
yard, 5- and 10- foot side yards, where compatible with established
neighborhood character.

e Traditional architecture with doors and windows facing the street.

e All homes have front porches or stoops with many homes having large
covered front porches encouraging neighborhood interaction.

e Garages are located in the rear yard, either attached or detached with
access drives between homes or access from rear alley.

e Neighborhoods are walk able with sidewalks and neighborhood
destinations such as parks within a quarter mile. All neighborhoods
include public open space such as parks, plazas or common greens.

e Residential neighborhoods are developed as part of a mixed-use
community with schools and neighborhood convenience shopping within
walking distance.
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The City could adopt some form of TND overlay district that would give the
option to redevelop portions of certain neighborhoods with new housing
following strict design standards.

Multiple Family Housing

Multiple-family housing is provided throughout the City, in a variety of forms.
The primary stock of multiple-family housing is found in the central and
southern portions of the City. The most commonly found are apartment-
style housing, characterized by larger parking lots and buildings with few
building entrances. Some complexes include a grouping of smaller multiple-
family homes and some even with individual entrances. This arrangement of
housing units, where they are attached, yet provide individual entrances and
privacy, are termed attached single-family units. More modern approaches
to attached single-family housing include townhomes, condominiums and
converted single-family homes. These are becoming more desirable to those
looking for high-quality housing with low maintenance requirements,
particularly to younger residents, retirees or those whose families are
reducing in size. Recent efforts by the City to revitalize some of the older
multiple-family housing stock have been successful. Taylor is one of few
communities to pass a self-imposed millage for housing rehabilitation. The
special millage, passed in 1996, assesses one dollar for each thousand
dollars of taxable value for all properties in Taylor. This money has been
used by the Taylor Community Development Corporation (TCDC) toward
conversion of apartments to owner-occupied housing. These efforts should
continue, as some of the more concentrated areas of multiple-family housing
have raised concerns about safety and other social ills that sometimes arise
in high density areas.

To ensure that quality multiple-family housing options remain in Taylor, the
following should be considered for new and existing housing developments:

e Quality building materials should be used in the building design. This
will improve the perceived value of the units and in some cases can
provide a safer building in case of fire or natural catastrophe.

e Attractive landscaping is needed to create a neighborhood character and
to provide useable open spaces throughout multiple-family
developments.

e Internal circulation should be provided in such a way as to create private
recreation areas for residents. It is important that any private areas be
designed with safety in mind and include appropriate lighting,
landscaping and are easily visible to residents.

e Where possible, attached single-family housing should be provided.
These include a limited number of units (i.e. fewer than 5) per building,
each with their own entrance and garage. Attached single-family options
provide ownership opportunities in a setting that is more affordable.
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e Appropriate safety measures must be included in any larger multiple-
family development. More specifically, the following can provide a safer
environment:

o Balcony railings should be low in height and should not be solid or
obstruct views. ‘

o Common building entrances should include self-locking entrances.

o No more than four units should use the same entrance; if possible,
assign parking spaces or provide attached garages to provide even
safer entry.

o Where needed, locate stairwells and elevators in a central location
where traffic is higher.

o Limit building entrance points to two or less and ensure all entrances
are well-lit highly visible and accessible.

o Require all building fagades to include windows.

Ensure proper lighting of all parking and pedestrian areas.

o Design landscaping, dumpsters and loading areas to avoid creating
blind areas or hiding places.

o]

An example of housing preservation, maintenance and improvement is
embodied in a recent effort by the City’s Office of Economic and
Development Services. The City recently created a revised development plan
for the Parks and Ponds of Taylor, a housing complex located near the
intersection of Eureka and Inkster Roads. The development is currently
divided by a north/south brick wall that effectively splits the property into
two separate, yet similar apartment complexes. Virtually all of the units in
The Ponds use Section 8 housing vouchers and The Parks are mainly market-
based rental units, but some units are also supported by Section 8 vouchers.
Presently there are 875 units contained within the two complexes.

A conceptual site plan for the development of the Parks and Ponds of Taylor,
shown on the next page, was developed by Wade Trim in December 2007
that shows an alternative layout. It effectively divides the property through
use of a pond and park-like setting instead of the formerly used brick wall.
The plan as diagramed would eliminate 231 units, leaving 644 total units and
represents a 27% reduction in the number of housing units. This will create
more open space for passive recreation. The existing pool and community
center located along Eureka Road will remain for use by all apartment
residents. The City is currently conducting a feasibility study to provide the
development with wind generated power at virtually no cost.

The apartments shown to the north of the pond would be refurbished as
needed. The City envisions use of Section 8 housing subsidies in these units.
The owner-occupied condominiums located south of the pond are planned to
maintain a separate access from Leroy Street to the south. They will be
remodeled and sold at affordable rates, estimated to be between $45,000
and $55,000 per unit. The City is considering federal subsidies like the
Section 8 homeownership program, which allows current Section 8 renters to
use their vouchers toward a mortgage rather than rent. It is argued that use
of this option can help stop the cycle of poverty since new condominium
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owners will gain equity on their owner-occupied units. In addition, new
owners will benefit from federal tax returns available for interest costs
associated with their new mortgages. New owners are more likely to stay in
their condominium for longer tenures and raise their children in Taylor.
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Cityy of Taylor Office of Economic and Development Services
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TAYIOR Parks & Ponds of Taylor - Conceptual Site Plan

Continuum of Housing

Providing a continuum of housing involves consideration of all residents and
providing housing options to suit their needs. Analysis of resident age,
income and family sizes are required to identify deficiencies in the housing
supply. Elements such as housing values, gross rent, size and location can
all play a role in providing a range of housing options for residents today,
tomorrow and long into the future. Because they are not often documented,
the needs of certain segments of the population, such as the homeless or
disabled, must be acknowledged in a more general sense.

Housing for the Aged: Table 4-1 shows the population distribution in
Taylor as reported by the U.S. Census in 2000. The age groups have been
categorized into general groups according to their typical housing needs. It
is clear that the largest segments of the population are within the young
families group. This age group is expected to demand larger home sizes
within close proximity to schools and parks. In addition, as the largest age
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Providing appropriate senior
housing options is increasingly
important as the general

MA

K="
TAYLOR

DE FOR YOU

~ Table4-2:

Senior Housing Services

population ages. Fewer Typeof Type of Service Level of Service Provided
financial resources are Housing
available to older residents and Daily Activity None ¢ Comprehensive
so they need affordable Community Services | Mone * Many
options that are safe, Independent | Overall Health Poor * Good
attractive and stimulating. Living Health Services None . Skilled Nursing
Many seniors live in Community Activity | Mone < Many
established neighborhoods and Environmental Limited . Independent
some find their financial Daily Activity None ¢ Comprehensive
resources strained over time, Community Services | None Many
leaving them to struggle to Assisted Overall Health Poor * Good
maintain their homes, or even Living Health Services None * Skilled Nursing
worse, to heat them or pay Community Activity | None * Many
their mortgage at all. Others Environmental Limited . Independent
live in multiple-unit complexes, Daily Activity None Comprehensive
e T o o T Many

: . Nursing Overall Health Poor * Good
provided can be described Home Health Services None *  Skilled Nursing
LENe] se g eral_ factors, as . Community Activity | Mone * Many
surmEr=cd i Tahis 452 i) Environmental Limited + Independent
daily activity (dressing and Iy Activi I P Ta—
personal care); 2) community . Daly '.th - £ =
services (laundry and dleaning Continuous | Community Services | None he Many
services); 3) overall health Fare Overall Hea!th Poor < - Go_od
(physical and emotional); 4) Retirement | Health Services None ¢ Skilled Nursing

I = . . .

health services (medication Community Con?munlty Activity N_on'e ¢ Many
and nursing care); 5) Environmental Limited ¢ Independent
community activity (social B MDA
events, golf, outings, etc.); and, 6) environmental (personal independence).
The City of Taylor should ensure their local ordinances provide for the
retention and development of a full range of senior housing options,
including:
e Independent Living: Independent living, often referred to as

retirement communities, congregate living or senior apartments, are

designed specifically for independent senior adults who want to enjoy a

lifestyle filled with recreational, educational and social activities with

other seniors. These communities are designed for seniors who are able

to live on their own, but desire the security and conveniences of

community living. Some communities, often congregate living or

retirement communities, offer organized social and recreational

programs as a part of everyday activities, while others like senior

apartments provide housing with only a minimal amount of amenities or

services.
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Some independent living communities offer abundant recreational
activities and others provide basic services like laundry, meals, local
transportation or planned social activities or outings. Communities can
be either "age inclusive” or "age exclusive." Age inclusive communities
attract retirees, but do not have age-requirements whereas age
exclusive communities do have senior age-requirements (usually a
minimum age of 55).

Independent living communities are not licensed by local, State or
Federal agencies and are often managed by a private company providing
the services. Private funds are most often used, although some senior
apartments are subsidized and accept Section 8 vouchers. Medicare and
Medicaid do not cover payment since no healthcare is provided.

Assisted Living: Assisted living provides a combination of residential
housing, personalized support services and healthcare. These residential
settings maximize independence, but do not provide skilled nursing care.
Assisted living facilities are sometimes referred to as residential care
facilities, adult living facilities or adult foster care. Care can be provided
in a single residence or in a group setting. Larger facilities typically offer
the same features as independent living communities with the added
service of personal care. They are designed to meet the individual needs
of those requiring help with daily activities, such as dressing and
cooking, but do not need the skilled medical care provided in a nursing
home. According to the State Department of Human Services, there are
currently twenty small group assisted living homes in the City. These
homes are licensed to care for up to six adults. Two medium group
homes exist in Taylor that have the capacity to care for between seven
and twelve adults. Only one large group home exists, with a capacity of
thirteen to twenty adults. Collectively, these facilities offer care to the
aged, mentally ill, physically handicapped, developmentally disabled and
Alzheimer’s patients.

Costs for assisted living depend on the number of services and
accommodations that they offer. Most assisted living communities
accept private pay only, which can be supplemented by long-term care
insurance  policies, provided they cover assisted living.

Adult foster care facilities are regulated by the Michigan Adult Foster
Care Facility Licensing Act (P.A. 218 of 1979). The law was passed to
ensure proper care is provided in adult care facilities and identifies the
State Adult Foster Care Licensing Advisory Council as the regulating
body, not local government, whose authority is superseded by State law.

Although many assisted living communities and nursing homes cater to
individuals with Alzheimer's disease and other related memory disorders
or dementia, there is a growing trend towards facilities that provide
specialized care and housing tailored to the special needs of individuals
with such illnesses. These facilities offer care that fosters individual skills
and interests in an environment that helps to diminish confusion and
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agitation. Specialty services are provided in a secure environment, such
as activity programs designed to include reality orientation classes and
specially trained professional staff are skilled in handling the behavior
associated with memory impairments. Many facilities that specialize in
Alzheimer's or related dementia disorders have building design features
that assist with the problems associated with this disease: color-coded
hallways, visual cues and secure wandering paths for additional security.

Similar to assisted living communities, most provide assistance with
dressing, grooming, bathing and other daily activities. Assistance with
medications differs according to State regulations. Meals, laundry and
housekeeping are usually provided within private and semi-private rooms
in a residential type setting.

Skilled Nursing Care (Nursing Home): Nursing homes, or skilled
nursing facilities, are designed for seniors who are in need of 24-hour
nursing care. Nursing facilities provide many of the same residential
components of other senior care options including room and board,
personal care, protection, supervision and may offer other types of
therapy. Their on-site medical staff sets them apart from other types of
senior housing. Nursing care is provided by registered nurses (RNS),
licensed practical nurses (LPN) and nurses aides at all hours of the day.
Standard services provided include housekeeping and linen service,
medically planned meals and snacks, trained medical staff, professional
service staff-activity directors, social workers, etc. Additional services
may include on-call physicians and services, physical, respiratory and
speech therapists, medications, personal care and laundry service.

Nursing homes are licensed and regulated by State Department of Public
Health and are individually certified by the State for Medicare and
Medicaid. They must also meet federal requirements.

Often families purchase long-term care insurance in anticipation of
nursing home costs, while others must depend on other forms of
financing. Facilities accept a variety of Medicare, Medicaid, private
insurance carriers and private funds.

Continuing Care Retirement Communities: Continuing Care
Retirement Communities (CCRC) are residential campuses that provide a
continuum of care, from private units to assisted living and then skilled
nursing care, all in one location. CCRCs are designed to offer active
seniors an independent lifestyle from the privacy of their own home, but
also include the availability of services in an assisted living environment
and on-site intermediate or skilled nursing care if necessary.

Retirement communities offer a variety of residential services including
cleaning and laundry service, meals in common dining areas, grounds
maintenance, security and social, recreational and cultural programs.
Health care services often include contracted services, personal care and
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help with daily activities, nursing and rehabilitative

Table 4-3: care, respite and hospice care and Alzheimer's care.

Housing Size in Bedrooms - 2010
City of Taylor

Retirement communities are often compensated

Number of Total Housing according to a contract that prescribes the extent of
Bedrooms Units Percent | care, or charge residents when additional care above
Total Housing Units 25,427 the basic services is provided. Depending on the level
No bedroom 89 0.4% | of medical care provided, retirement communities
1 bedroom ' 1,182 4.6% | may be regulated similarly to nursing homes or adult
2 bedrooms 7.920 3119 | foster care facilities. There is no federal agency that
3 bedrooms 15,778 | 540%| Overseesthem.

4 bedrooms 2,070 8.1%

5 or more bedrooms 390 1.5%

Source: US Census
Average Housing Size

As the size of families and households decreases, as evident in recent trends
the need for smaller homes will increase. In Taylor, where 90.3% of homes
have three or fewer bedrooms (see Table 4-3), this may be a welcome
change. Over time, these smaller families can be expected to occupy many
of the smaller homes that have been diminishing in desirability for the past
several years. In addition, these smaller homes are more reasonable for
empty nesters or senior independent housing.

To ensure the stock of these smaller homes remains desirable, the City must
continue its residential programming, paying particular attention to
strengthening neighborhoods, revitalizing older neighborhoods and ensuring
proper parks and services remain.

Affordability

When reviewing Taylor's demographic profile, it was clear that there is a
need for quality affordable housing. In 2010, 17.2% of Taylor’s families and
26.8% of individuals reported incomes below the poverty level. For
individuals, the poverty threshold was $11,139 in 2010. The threshold for
families is relative to the number of adults and children in the family.
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Despite these thresholds, a generally accepted threshold for affordable
housing is one that does not cost a household more than 30% of its gross
income.  Analysis of affordable housing, therefore, is measured by
comparing household income to housing values and gross rent. Table 4-4
shows the values of owner-occupied homes in 2010, along with an estimate
of yearly mortgage costs. In calculating mortgages, the following
parameters were assumed:

Mortgage term is 30 years

Rate is fixed at 6.5%

Annual homestead taxes are $2,857 (based on median home value of
$121,100)

Annual insurance costs are $1,000

Utility costs are not included

Zero down payment

Table 4-4: Housing Values & Mortgage Rates -

2010 City of Taylor

Number | Approx.

of Yearly
Homes | Mortgage
Home Value Rate
Less than $10,000 199 $3,756
$10,000 to $14,999 456 $6,480
$20,000 to $29,999 242 $6,864
$30,000 to $39,999 273 $7,620
$40,000 to $59,999 751 $9,744
$60,000 to $79,999 1750 $11,502
$80,000 to $99,999 2555 $12,564
$100,000 to $124,999 3236 $15,204
$125,000 to $149,999 2594 $16,848
$150,000 to $174,999 1628 $19,308
$175,000 to $199,999 834 $21,324
$200,000 to $249,999 710 $25,908
$250,000 to $299,999 234 $30,000
$300,000 to $499,999 254 $44,268
$500,000 to $999,999 0 $89,652
$1,000,000 or more 45 $98,448
Source: U.S. Census and www.planning

tips.com
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The largest category of homes in Taylor are valued between $100,000 and
$125,000 and cost roughly between $10,335 and $12,231 in annual
mortgage costs. Rental units must also be considered, as they tend to offer
more affordable housing rates. Gross rent is summarized in Table 4-5, which
shows largest number of rental units in Taylor cost between $500 and $750
per month, or roughly $6,000 to $9,000 per year.

Table 4-6 indicates annual household income levels and annual affordable
housing cost thresholds, calculated at 30% of gross income. The
affordability threshold of a family is that portion of their income that is
reasonable to spend on housing costs in a year. The highest number of
households in Taylor can afford a home that cost between $15,000 and
$22,500 annually, which equates to a home value of approximately $150,000
to $250,000.

In conclusion, there appears to be a slight deficiency in the number of
housing units (either owner- or renter-occupied) that cost less than $7,500
per year and a slight surplus of homes that cost more than $7,500 per year.
As noted, most of the housing in Taylor is within a moderate price range and
provides adequate housing supply for households making an income over
$35,000. Larger housing deficiencies exist for families making less than
$10,000 or more than $75,000.

Table 4-6: 2010 Household Income & Afforda
— = : Affordability
Table 4-5:
Income Range Threshold* Highrar
: = Households
Number I hlgh

Monthly Rent Yearly Equivalent of Unit Less than $10,000 $0 $3,000 2,096

1S { 1$10,000 to $14,099 $3,000 | $4,500 1,620

less than $200 _ [less than $2,399 385/ 315,000 to $24,999 $4.500 | $7.500 2915

S0fa g a0 16600 55 0 4151 835,000 to $49,999 $10,500 | $15,000 4,064

$500 to $749 $6,000 to $8,999 2263 ¢80 000 to $74,999 $15,000 | $22,500 5,037

$750t0 $999 __ 1$9,000 to $11,999 2573 [¢75 000 to $99,999 $22,500 | $30,000 2 600

$1,000 to $1,499 |$12,000 to $17,999 1422 16900000 to $149,999 $30,000 | $45,000 1.869

$1,500 or more  |$18,000 or more 79| [$150,000 to $199,999 $45,000 | $60,000 316

SelrteSEME0S $200,000 or more $60,000 $0 205

*Affordability Threshold is equal to 30% of income

Source: SEMCOG
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Streetscape Enhancements

In addition to the character of the homes, the public streetscape can also be
a major defining element for a neighborhood. The public streetscape
consists of a number of elements: the roadway, sidewalks, street trees and
street lighting. These elements are important to maintaining and enhancing
the neighborhood character. Recommendations for commercial corridors are
discussed in the Transportation Chapter.

Street trees enhance the appearance of the roadway. Street trees
should be provided between the street and the sidewalk to provide
shade and to alert drivers that they are in a residential area and should
slow down,

o The City currently participates in the Restoration of Our Trees
(ROOT) program, which allows residents to purchase trees at a
reduced cost to enhance the character of their neighborhood by
replacing Ash trees destroyed by the Emerald Ash Borer. The cost of
the trees is offset by donations from the DTE Energy Foundation.

o Another program the City could offer is a street tree planting
program where residents can pay the City to have a street tree
installed in front of their home. The City could purchase the trees in
bulk and install all of the trees at the same time during the fall. By
purchasing the trees in bulk and contracting for the installation all at
once, the City could obtain a discount, which would allow residents
to add a tree in front of their home at a lower cost.

Neighborhood associations are encouraged to coordinate with the City
on planting and beautification programs. Events such as an annual
planting day can further enhance the character of a neighborhood.

Sidewalks need to be provided along all streets and should be at least 5
feet wide. Future infill development must continue this system by
providing sidewalks along the street as well as connections to homes and
existing pedestrian routes.

Local residential streets should be of sufficient width for on-street
parking, but not overly wide where excessive speeding would be
encouraged.

Neighborhoods need an integrated circulation system that conveniently
links with surrounding neighborhoods. When new residential
developments are proposed, street connections need to be considered to
create reasonable walking distances with small block sizes and to
connect with existing road network. Additional recommendations for
transportation enhancements to residential corridors are found in the
Transportation Chapter.

Other elements such as building design and scale, exterior materials,
texture and color can all affect the desirability of a residential street.
Ideally, these elements should combine to create a comfortable
environment for pedestrians and residents, while maintaining established
neighborhood character where it already exists.
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Buffering between Residential and Non-Residential Uses

Allowing businesses in neighborhoods can be a positive component to a
neighborhood by providing conveniently located services. It can also
negatively impact neighborhoods through improper screening and
encroachment. Commercial activity tends to infiltrate residential
neighborhoods in maturing communities.  This is evidenced where
commercial activity infringes on residential neighborhoods, such as along
Taylor’s main corridors of Telegraph, Ecorse and Eureka Roads. Some areas
may become ripe for conversion to commercial use, such as residential
adjacent to the more shallow commercial properties along Van Born Roads.
When this occurs, it is important to establish appropriate transitional land
uses to prevent conflicts.

e Better screening and landscaping are required to separate the negative
impacts of existing and planned non-residential uses on surrounding
neighborhoods. This should be done with brick walls supplemented by
landscaping.

e Lighting needs to be downward directed cut-off fixtures that prevent
light from spilling onto residential properties.

o Waste receptacles and loading areas need to be screened and setback
from adjoining residential properties.

e Access needs to ensure that traffic is not increased on residential streets.

e The design of the building needs to incorporate architecture that
enhances the quality of the neighborhood, with mechanical equipment
properly screened and setback to not create noise issues with nearby
residences.

Another common area of land use conflict is industrial adjacent to residential.
There are a number of areas where higher intensity industrial uses are
immediately adjacent to residential neighborhoods. In some instances,
industrial uses are accessed from residential streets, such as along Lorne
Street in the northeast portion of the City. To mitigate the impacts of
incompatible uses, the City should require buffers or additional landscaped
areas along the rear of industrial uses. These areas should include larger
setbacks, heavy evergreen landscaping and possibly walls or fences, where
needed.

Where the impact of commercial or industrial uses on the residential area
becomes greater, emphasis is needed on providing buffers between uses.
This would include masonry walls supplemented with landscaping.
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Airport Noise Impacts on Residential

A major factor affecting Taylor’s neighborhoods and the quality of life for its
residents is the Detroit Metropolitan Wayne County International Airport,
located one mile west of the western boundary of the City. As a result of the
Airport, City residents are impacted by aircraft noise. Aircraft approaches
and departures pass over the City and noise from ground run-ups can be
heard in Taylor. The primary flow of air traffic on the four main parallel
runways is departures to the southwest and arrivals from the northeast.
Flights arriving from the northeast pass over the northern portion of Taylor.
However at certain times, departures may be to the northeast, which
increases the noise levels over the northern portion of the City. There are
also two east-west runways. While these runways are used less often, when
they are in use, flights pass over the southern portion of the City along the
Northline and Eureka Road corridors.

At the time this Master Plan was prepared, the Airport was in the process of
updating the Part 150 Noise Compatibility Study to identify measures that
could be taken to reduce the impact of aviation noise upon surrounding
communities. The Plan includes noise exposure maps and identifies methods
of reducing noise impacts. Changes to air traffic operations that divert
aircraft away from densely populated areas, improvements to the airport to
abate noise impacts and land use programs for noise impacted areas are all
being evaluated as part of the study.

The noise exposure maps indicate that the greatest noise impacts from
aircraft operations in the western portion of the City. A day-night noise level
(DNL) of 65 or higher is considered undesirable for noise sensitive land uses
such as residential and schools. Only small areas at the western edge of the
City are within the 65 DNL noise contour. Larger areas of the City are
impacted by 55-65 DNL. While these levels are within Federal Aviation
Administration (FAA) guidelines for acceptable noise levels for residential,
noise from aircraft operations can still be a significant annoyance to
residents.

Some measures that the Airport is currently implementing include the
following:

e Preferential runway use was recommended to maximize south flow
runway use where the population density is much lower.

e Flight tracks for departing aircraft were dispersed to even out noise
impacts, as opposed to concentrating over flights along a specific
corridor. There was discussion during the current Part 150 Study update
of concentrating flights over the I-94 corridor. This would have had a
significant adverse impact on residents of Taylor and Allen Park. This
option for concentrated over flights along the I-94 corridor was strongly
opposed by a majority of communities surrounding the Airport and was
ultimately rejected.

e Restrictions were placed on flight training.
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e Limitations were placed on the times and locations of aircraft
maintenance ground run-ups. These run-ups are often conducted in
evening hours and create a significant noise impact. The Airport is
currently considering installing a Hush-house to reduce noise impacts
from ground run-ups.

e Earth berms were constructed around the perimeter of the Airport to
contain some noise at the ground level.

¢ A noise monitoring system was installed surrounding the Airport.

e A noise complaint office was established.

The City should consider the noise impacts of the Airport in planning for
neighborhoods, including location of new housing and assistance to existing
homeowners with sound insulation programs. Higher construction standards
may also be required in neighborhoods impacted by noise from the Airport.
Additional insulation and the use of noise-reducing materials can further
protect residents from the adverse impacts of the Airport.

At the time this City Master Plan was prepared, the Wayne County Airport
Authority was in the process of preparing a new Master Plan for the Airport.
The draft Airport Master Plan includes construction of a 5% parallel runway,
extension of an existing runway, expansions to terminals, additional parking
facilities to the north and south of the airport, an Airport transit system, air
cargo development and a number of Airport facility improvements.

The new parallel runway is proposed to be located on the southeast side of
the Airport - one mile closer to the City of Taylor. The noise contour maps
contained in this Plan were based upon the runway configuration at the time
the City Master Plan was prepared, with four parallel north/south runways.
If this expansion is implemented, it will likely shift the noise contours shown
on the Map farther east into the City, increasing noise impacts on City
residents. Approaches to the new runway will be from the northeast and will
cross the north side of Taylor. Those residents that will be impacted the
most by the new runway will be in the north and western areas of the City.
Not only will residents by impacted by this new runway, but residents will
also be impacted by the projected increase in aircraft operations. While
impacts will be greatest on the western side of the City, all residents are
affected by the Airport.
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Map titled Residential Housing, Taylor Master Plan. Citywide parcel map of Taylor showing
single family homes by year built with eight color categories. Surrounding communities labeled
Westland, Dearborn Heights, Romulus, Allen Park, Southgate, Huron Twp, and Brownstown
Twp. Major readable roads and highways include Van Born Rd, Beverly Rd, Ecorse Rd, Wick
Rd, Champaign Rd, Goddard Rd, Northline Rd, Superior Rd, Eureka Rd, Pennsylvania Rd,
Inkster Rd, Telegraph Rd, Pelham Rd, Allen Rd, I-94, and I-75.

Residential Housing

Taylor Master Plan

Map description: This page is a parcel-level thematic map showing Single Family Homes -
Year Built across Taylor. The map uses eight colors to distinguish housing age and shows major
roads, highways, municipal boundaries, water features, and surrounding communities.

Readable surrounding community labels: Westland; Dearborn Heights; Romulus; Allen Park;
Southgate; Huron Twp; Brownstown Twp.

Readable major road and highway labels: Inkster Rd; Van Born Rd; Beverly Rd; Newcastle
Ave; Ecorse Service Drive; Ecorse Rd; Wick Rd; E Pinecrest Dr; Champaign Rd; Goddard Rd;
Northline Rd; Superior Rd; Eureka Rd; Pennsylvania Rd; N Telegraph Rd; S Telegraph Rd;

Pelham Rd; Allen Rd; I-94; I-75; N 1I-75 / US 24 Conn; S I-75 / US 24 Conn; Dix Toledo Hwy.

Accessibility note: The supplied page contains many additional neighborhood street names and
parcel labels in very small type distributed throughout the map. The major readable labels, full
legend, scale, date, sources, and key graphic elements are transcribed below for screen-reader
access.

Single Family Homes - Year Built

Map color Year built
Salmon pink Pre-1920
Orange 1921 - 1940
Light gold 1941 - 1950
Pale yellow 1951 - 1960
Light green 1961 - 1970
Green-teal 1971 - 1980

Blue

1981 - 1990

Purple 1991 - Present

Scale bar shown: 0, 0.25, 0.5 Miles.
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Residential Housing

Taylor Master Plan

Color map titled Residential Housing for the Taylor Master Plan. The map shows

Taylor, Michigan with color-coded generalized neighborhood types. Adjacent communities
labeled around the map include Westland, Dearborn Heights, Allen Park, Romulus, Southgate,
Huron Twp, and Brownstown Twp. Major labeled roads and routes include Inkster Rd, Beech
Daly Dr, Telegraph Rd, Pelham Rd, Allen Rd, Van Born Rd, Ecorse Rd, Wick Rd, Goddard Rd,
Northline Rd, Eureka Rd, Pennsylvania Rd, Dix Toledo Hwy, I-94, I-75, and M 39.

Detailed street names and parcel or block labels appear throughout the map in very small print.

This page is a full-page residential housing map with extensive color coding and many small street labels.
Legible map labels

¢ Adjacent communities: Westland; Dearborn Heights; Allen Park; Romulus; Southgate; Huron Twp;
Brownstown Twp.

e Roads and highways: Inkster Rd; Beech Daly Dr; Telegraph Rd; Pelham Rd; Allen Rd; Van Born Rd;
Ecorse Rd; Wick Rd; Goddard Rd; Northline Rd; Eureka Rd; Pennsylvania Rd; Dix Toledo Hwy; 1-94;
I-75; M 39.

e Other clearly legible map text: Pinecrest; Frontage Prechter.

Generalized Neighborhood Types

Neighborhood type Color shown in legend
Pre-WWII Neighborhoods Pink
Post-War: Brick (1940s and 1950s) Bungalows/Ranches Yellow
Post-War: Sided (1940s and 1950s) Bungalows/Ranches Light green
1960s-1970s Colonials and Ranches Green
1980s-Current Modern Neighborhoods Blue
Attached Residential/Condominiums/Townhomes Light yellow
Multiple Family/Apartments Orange
Manufactured Home Parks Brown
Mixed Housing Types Gray

00.25 0.5 1 Miles

1 inch equals 2,500 feet
March 19, 2008

Data Sources: City of Taylor

MCGI, LSL Planning, Wade Trim
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Single Family
Residential Floor Area

Less than 1,000 Square Feet B More than 2,000 Square Feet

1,000-1,500 Square Feet

o
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No Data

0
- Es— Miles

0.25 0.5 1

1 inch equals 2,508.644541 feet

March 19, 2008
Data Sources: City of Taylor
MCGI, LSL Planning, Wade Trim




Map of Taylor showing single-family residential floor area by parcel with colored
legend: green 1,500-2,000 sq ft; yellow less than 1,000 sq ft; orange 1,000-1,500 sq ft; blue

more than 2,000 sq ft; gray no data. Large map includes roads, neighboring places (Dearborn
Heights, Allen Park, Romulus, Southgate), highways 1-94 and I-75, and township labels Huron
Twp, Brownstown Twp. Bottom margin contains title 'Residential Housing', 'Taylor Master
Plan', logos for City of Taylor and LSL Planning, Inc., scale bar, date March 19, 2008, and data
sources: City of Taylor, MCGL, LSL Planning, Wade Trim.

Map: Residential Housing — Taylor Master Plan (visual map reproduced). All textual content
from the map is transcribed below for accessibility.

Map transcript — all visible text

Map perimeter labels (clockwise from top-left): Westland; Dearborn Heights; N M 39 1/2; Allen Park;
Southgate; Brownstown Twp; Huron Twp; Romulus.

Major roads and highways visible on the map (as labeled): Van Born Rd; I-94; Wick Rd; Goddard Rd;
Northline Rd; Eureka Rd; Pennsylvania Rd; I-75; ST 75 / ILS 24 (ramp label visible); N 127th St (partial);
other minor street names visible across the map but not all legible at this resolution; rail line and other road
network shown.

Main map title (in bottom panel): Residential Housing
Subtitle: Taylor Master Plan

Legend title: Single Family

Legend subtitle: Residential Floor Area

Color Meaning

1,500-2,000 Square Feet
Less than 1,000 Square Feet
1,000-1,500 Square Feet
More than 2,000 Square Feet
No Data

Hooad

Scale bar and notes in bottom panel:

e Scale marks: 0, 0.25, 0.5, 1 Miles
e Note: 1 inch equals 2,508.644541 feet

Date (map creation): March 19, 2008



Data sources (as printed): Data Sources: City of Taylor; MCGL, LSL Planning, Wade Trim
Logos and branding (text visible near logos):

e TAYLOR MADE FOR YOU (City of Taylor logo area)
e LSL Planning, Inc. (logo area)

Orientation symbol: north arrow visible in bottom right corner of the map.

Additional visible map annotations and labels (transcribed as readable): The map shows a dense pattern
of colored parcel/lot blocks across the city area indicating the single-family residential floor area categories
noted in the legend. Parcels colored yellow dominate (less than 1,000 square feet), with pockets of orange
(1,000-1,500), green (1,500-2,000), and blue (more than 2,000). Larger blue areas appear where non-
residential parcels or larger homes exist. Township and adjacent municipality names are printed along outer
map margins (Westland, Dearborn Heights, Allen Park, Southgate, Romulus, Brownstown Twp, Huron Twp).
Several unlabeled industrial or large-parcel areas are shown as larger solid color blocks, particularly in
western and central-west portions of the map. Major interchanges for I-94 and I-75 are shown on the map
with ramps and connectors illustrated.

Map note about measurement: 1 inch equals 2,508.644541 feet (repeated in bottom panel).
Handwritten note: (No handwritten notes visible on the page.)

This transcript includes every legible word and label from the supplied PDF page image.
Accessibility note:

Some smaller street names and parcel labels on the map are not legible at this resolution; where the label text
was unreadable, the map content is described rather than transcribed character-for-character.

Residential Housing — Taylor Master Plan. Map date: March 19, 2008. Data Sources: City of Taylor;

Taylor Master Plan



Projected Airport

Noise Contours
Taylor Master Plan

=Y
TAYLOR i LSL Planning Inc.

Day Night Average Noise Levels (DNL) [Z] 55-60 DNL
£3 >65DNL £ <55DNL
[ 60-65 DNL

0 025 05 March 19, 2008

e ess— Miles  Data Sources: City of Taylor, Detroit Metro
Wayne County Part 150 Noise Compatibility

1 inch equals 2,500 feet Study Update 2007



https://E,,-.rr.it

Map of Taylor showing projected airport noise contours over a street map. The map is color-
coded by Day Night Average Noise Levels. Most of the city is shaded green for less than 55
DNL. Yellow areas for 55-60 DNL appear mainly along the western side and across the upper
portion of the map. Tan areas for 60-65 DNL appear in the northwest and west. A small red area
for greater than 65 DNL appears near the far western side by Ecorse Service Drive. Major roads
and labels visible include Van Born Rd, Ecorse Rd, Champaign, Wick Rd, Goddard Rd,
Northline Rd, Eureka Rd, Pennsylvania Rd, Inkster Rd, Telegraph, N Telegraph Rd, Telegraph
Rd, Beech Daly Rd, Pelham Rd, Allen Rd, Racho Rd, N Telegraph Ecorse Cutoff, Ecorse
Service Drive, [-94, and 1-75. Smaller readable labels on the map include Pinecrest, Beverly,
Cypress, Newcastle, Mary, Superior, Chestnut, Cherry, Thomas, Rosewood, Kinyon,
Kensington, Bernard, Mercer, Jackson, Virginia, and California.

This page is a full-page thematic map from the Taylor Master Plan showing projected airport
noise contours across the city street grid. The map uses color to show four airport noise ranges
and places them over local streets, highways, and neighborhood labels. The green area,
representing the lowest noise range, covers most of the city. Yellow and tan contour bands
spread across the west and northwest portions of the city, and a small red area marks the highest
projected noise level near the west edge around Ecorse Service Drive.

Clearly legible labels on the map: Van Born Rd, Ecorse Rd, Champaign, Wick Rd, Goddard
Rd, Northline Rd, Eureka Rd, Pennsylvania Rd, Inkster Rd, Telegraph, N Telegraph Rd,
Telegraph Rd, Beech Daly Rd, Pelham Rd, Allen Rd, Racho Rd, N Telegraph Ecorse Cutoff,
Ecorse Service Drive, 1-94, I-75, Pinecrest, Beverly, Cypress, Newcastle, Mary, Superior,
Chestnut, Cherry, Thomas, Rosewood, Kinyon, Kensington, Bernard, Mercer, Jackson, Virginia,
and California.

Note: the original map contains many additional neighborhood street labels printed at very small
size.

Day Night Average Noise Levels (DNL)

e [ ]>65DNL
e [] 60-65 DNL
e [ ]55-60 DNL
e []<55DNL

0 0.25 0.5 1 Miles
1 inch equals 2,500 feet
March 19, 2008

Data Sources: City of Taylor, Detroit Metro Wayne County Part 150 Noise Compatibility Study Update 2007



City of Taylor Master Plan

Chapter 5:
Transportation

Introduction

Transportation routes have played a significant role in shaping the character
of the City. Development has been influenced by transportation routes
through the City, including 1-94, I-75, Telegraph Road and the three rail
lines.

It is important to consider transportation when planning for the future to
ensure these systems can support other goals for the City, such as land use
development. Transportation, as it applies to Taylor, includes not only the
road system, but also pathways, sidewalks, railroad lines and transit, all of
which are addressed in this chapter.

Existing Transportation Conditions
Gateway Bridge

Still new to Taylor, the Gateway Bridge was a public/private collaboration to
enhance the image of metro Detroit, improve the regional transportation
system and provide future encouragement for similar regional partnerships.
The bridge represents the gateway into the City and contributes a “sense of
having arrived somewhere.” It is also a source of community pride for
resident families.

Public Roads

Functional Classification: All Michigan streets, roads and highways have
a National Functional Classification (NFC) designation. The NFC is a planning
tool which Federal, State and local transportation agencies have used since
the late 1960s to help organize a roadway hierarchy. The Federal Highway
Administration (FHWA) developed this system of classifying all streets, roads
and highways according to their function.

The NFC system has a five-tiered hierarchy in Taylor and the Functional
Classification Map should be referenced for exact designation. Streets
should be designed, constructed and maintained in accordance with this
hierarchy.

o Interstates: These roads are at the top of the NFC hierarchical system
and function as important shipping and travel corridors. Interstates
provide a national network of freeways that carry traffic between states.
Within Taylor, I-94 and I-75 are included in this category.
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e Principal Arterials: Principal arterials generally carry long distance,
through-travel movements. They also provide access to important traffic
generators, such as major employment centers and regional shopping
areas. These routes include Telegraph Road, Pelham Road, Allen Road,
Van Born Road, Ecorse Road, Northline Road and Eureka Road. They
are important routes through the City and are primary entrances, or
gateways, into the City from outlying areas and from the interstate.

e Minor Arterials: The primary function of minor arterials is to move
traffic between principal arterials and local streets and between major
parts of the City such as neighborhoods, employment and shopping.
The majority of the key routes in the City are classified as minor arterials
such as: Inkster Road, Beech Daly Road, Racho Road, Wick Road,
Goddard Road and Pennsylvania Road. Most of the minor arterials
provide important roadway links into the City and to major activity areas
and are considered secondary gateways.

e Collector Streets: These streets serve as a link between local streets
and arterial streets. The most significant collector streets in the City are
Pardee Road, Monroe Road, Mortenview Drive and Superior Road.

e Local Streets: Local or neighborhood streets primarily provide access
to individual properties and homes. The City of Taylor has a fairly well
interconnected grid pattern to the local street network, particularly in the
northeast portion of the City. This helps to disperse local trips and
reduces overall traffic congestion on major streets. This pattern of
interconnected local streets should be maintained with all new residential
development.

Non-Motorized Pathways

The term “non-motorized transportation” refers to sidewalks and pathways
that are to be used exclusively for walking, biking, rollerblading and other
modes of travel that do not involve motorized equipment such as a car,
motorcycle or moped. Providing a separate system for non-motorized travel
is important to improve accessibility throughout the community, to promote
a healthy lifestyle for residents and to help relieve congestion on the roads.
In many of the established residential neighborhoods, a well-developed
sidewalk system is in place. In addition, wider pedestrian pathways exist
along many of the major road corridors. Connections to other regional
recreational paths and local destinations should be considered as part of the
planning process. Additional forms of travel, such as dedicated bike lanes,
may also be considered where pedestrian-to-bicycle conflicts currently exist
or are expected to occur.
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Transit

Transit (bus) service in Taylor and Metro Detroit is provided by the Suburban
Mobility Authority for Regional Transportation (SMART) Program. This
program allows local communities or groups to become partners with SMART
and to share operating responsibility based on a community’s specific needs.
In Taylor, SMART provides three key types of public transit service for those
who do not drive, do not own vehicles or those that wish to conserve use of
their vehicle:

o Fixed Route Line-haul Service: Offers specific time points along an
established route.

e Connector Service: Provides curb to curb service on a demand-
responsive basis.

e Community Transit: Assists with a community transit service to help
meet the specific needs of seniors.

It is important to consider transit as a valuable asset to the transportation
system because it offers an alternative to the private automobile, thereby
reducing congestion on the roads and offering an affordable form of
transportation. Transit routes should continue to coincide with existing and
planned key destination points in the City including the Telegraph Road
corridor, Southland Regional Shopping Center, Wayne County Community
College, Oakwood Heritage Hospital, employment areas and neighborhoods.

Rail

There are three rail lines that pass through the City of Taylor, which have
had a positive impact on industrial development and the economic growth of
the community. The east-west line is the Norfolk Southern line, which runs
along the south side of I-94 with rail spurs serving industrial uses along this
corridor. In the southeast area of the City there are two north-south lines.
One is a Norfolk Southern line and the other is Canadian National. These
two lines intersect at a location referred to as the Penford Junction near the
I-75/Allen Road interchange. The rail lines are important assets in
supporting further economic development in the community and land use
decisions should continue to capitalize on their availability.

Air

The Detroit Metropolitan Wayne County International Airport is two miles
west of the City of Taylor. The airport serves all types of air travel including =
15 major airlines for commercial flights, five commuter airlines, six charter |
airlines, two cargo airlines and four international airlines. There are a total g
of three terminals to serve the various airlines. There are many accessory &
operations on-site including numerous hangars for storage and repair of g
planes, offices and storage for airport maintenance and operations and a
Wayne County Roads storage yard.
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Effective April 2002, the State established the Wayne County Airport
Authority as an independent agency to manage Detroit Metro and Willow
Run Airports. The airports still remain Wayne County facilities, but the
Authority is responsible for all aspects of airport planning and management
including promotion, maintenance, acquiring land and construction.

Airport Master Plan and Part 150 Noise Compatibility Study: During
preparation of this Master Plan, the Airport was undertaking a number of
planning projects including updating the Airport Master Plan and a Part 150
Noise Compatibility Study.

The Airport Master Plan was considering options for airport expansion,
including additional runways. The draft Airport Master Plan included
construction of a 5th parallel runway, extension of an existing runway,
expansions to terminals, additional parking facilities north and south of the
airport, an airport transit system, air cargo development and a number of
facility improvements on the Airport. The implications of Airport expansion
on Taylor were discussed on page 68.

The Part 150 Noise Compatibility Study was being updated to address
measures that could reduce the impact of aviation noise on surrounding land
uses. The Part 150 Study includes noise exposure maps and identifies
methods of reducing noise impacts. Changes to air traffic operations to
divert aircraft away from densely populated areas, improvements to the
airport to abate noise impact and land use programs for noise impacted
areas were all evaluated as part of the study. This study and the
implications on Taylor were discussed in greater detail on pages 67-68.
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Transportation Goals and Objectives

In order to address the current and future transportation issues, a clear set
of policies is needed upon which to base decisions and determine project
priorities. The goals and objectives listed below are based on technical
evaluations of current and anticipated traffic conditions and input from City
staff and citizens. Following each goal statement are objectives that provide
more specific direction to accomplish the City’s vision.

Goal: Improve existing infrastructure through maintenance and
upgrades, specifically focused toward achieving maximum
efficiency of existing roads and utilities, with expansions
constructed only where necessary.

Objectives:

1. Continue to work with local road authorities, such as Wayne
County and MDOT, to coordinate signalization and light-
timing.

2. Apply Intelligent Transportation System (ITS) technology to
all new and redeveloped roads and intersections.

3.  Separate turning movements at high volume intersections.
Provide right turn lanes along major thoroughfares to
minimize vehicular crashes and improve traffic flow.

4. Implement access management techniques along primary
corridors, create a street system that provides unified access
and efficient circulation systems and pursue a business loop
designation for some of the City’s primary commercial
corridors.

5. The City will implement an intersection hierarchy to prioritize
improvements in an effort to encourage travel along roads
and intersections that are designed to carry large volumes of
traffic.

6. Revise ordinances to encourage use of secondary access
points, such as side streets or alleys rather than accessing
directly from arterials.

7. The City will improve the half-mile roads where appropriate
to better distribute traffic.

8.  The City will develop an inventory of existing road conditions
and will properly plan for their maintenance, improvement or
reconstruction as necessary.
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Goal: Provide the citizens of Taylor with various travel options through a
multi-modal system of transportation.

Objectives:

1. Improve the public transportation system through
development of transit shelters, expanded routes and
schedules that consider employment shifts and demographic
trends.

2, Inventory all existing modes of travel and the extent of
service to determine needed improvements and/or ways to
integrate them into a comprehensive and interconnected
transportation network.

3. Improve the current Dial-A-Ride bus program by adding
more busses and drivers to meet the rising demands of an
aging population.

4, The City will establish a future road right-of-way plan,
directly linked to the Master Plan and other planning efforts,
that provides the basis for dedication requirements that will
apply to new developments or that directs City staff toward
areas where right-of-way acquisition efforts are needed.

Goal: Encourage a healthy, walkable community made possible by the
development of an interconnected network of pathways and
sidewalks that connect primary residential areas to local and
regional commercial, educational, municipal and cultural uses.

Objectives:

1. Require that new developments provide wide pathways
along their frontages, with internal sidewalks that connect
storefronts and homes.

2.  The City will augment the pathway and sidewalk system by
using drainage corridors as linear parks and by integrating
City-owned parcels as resting places or passive parks along
the way.

3.  Aggressively pursue grants as a financial means to construct
critical connections or provide public amenities such as
benches or improved activity nodes throughout the network.
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Motorized Transportation Plan

Several street design elements, including right-of-way width, street length,
condition, signage, driveway placement, sidewalks and speed, when
combined with the aesthetic elements of parking, setbacks, street trees and
building design, frame the perceived character of a given road or corridor.
These factors can affect how people use the transportation system and thus,
require attention during the planning process. Proper planning for the
transportation system in Taylor is important to provide proper access to
various destinations, but can also impact the safety of travel.

It is important that area roadways foster safe travel for all modes of
transportation and are easy to navigate. Road design elements in the City
reinforce the desired image and can cause motorists to drive at certain
speeds. For example, residential streets should include design elements that
make drivers intuitively travel at a low speed and wider commercial corridors
should not be excessively wide so as to encourage speeds in excess of the
posted limit. In many places in Taylor, the road system is properly designed,
while in other cases, improvements need to be considered. This Plan relies
on a range of approaches to help ensure the future transportation system
operates safely and efficiently, but also in context with the character of the

City.

The provision of alternative travel options can alleviate road congestion by
diverting automobile traffic into other modes such as bicycle or public transit.
These alternatives must be attractive and cost-effective in order to be
relevant. This Plan seeks to identify ways to encourage use of alternative
travel options to provide access to those without automobiles and also to
provide recreational opportunities for all residents. Providing an
interconnected system of sidewalks, bike lanes and pathways will encourage
more use and can decrease the number of vehicle trips caused by a lack of
other options.

Roadway Improvements

Street capacity refers to the ability of a roadway to accommodate expected
traffic flows with an acceptable amount of travel delay. Traffic engineers
measure this capacity through a comparison of the volume of traffic on the
road during the peak travel hour to the designed capacity or the amount of
traffic the road is designed to accommodate. This comparison determines
the amount of congestion on the road or the average delay per vehicle. This
statistical analysis is then translated into a “level-of-service” that is indicated
by a letter grading system (from A to F) or a “volume-to-capacity ratio”
(V/C). Streets and intersections with current or projected poor traffic
operations, usually areas with a level of service D or below, should be
considered for improvements. Actual traffic conditions, including crashes,
need to be monitored annually, or more frequently as needed, to adjust the
list of recommended projects. Additional street connections should also be
considered where it would improve access to areas, provide alternative travel
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routes, reduce travel time and disperse traffic. Specific recommended
roadway improvements include the following:

1.

Create a new I-94 interchange at Inkster Road in combination with
widening Inkster Road as discussed in 2 below following the
recommendations of the Ring Road Plan. The interchange would likely
involve a reconfiguration of the existing Ecorse Road interchange with
some form of combined interchange and collector/distributer roads along
I-94. The new interchange could include a Single Point Urban
Interchange (SPUI) or other design feature similar to the Telegraph
Road SPUL.

Widen Inkster Road from two to five lanes. This would be consistent
with the Ring Road Plan and provide enhanced access to existing and
planned industrial development along the Inkster Road corridor in both
Taylor and Romulus.

Install an entrance ramp from westbound Eureka Road to northbound I-
75. This is a partial interchange and westbound traffic is currently
required to make a directional cross-over west of the interchange to
access the expressway ramp from eastbound Eureka Road.

Penn Street, on the north side of Eureka Road west of I-75, provides
access to existing retail centers, including a Home Depot. This roadway
should be extended west parallel to Eureka Road and the access point
with Eureka Road signalized.

Development on the south side of Eureka Road currently has a disjointed
circulation system and is not interconnected, requiring traffic to utilize
Eureka Road to travel between adjacent sites. The road system needs
to be better integrated through roadway connections as a part of new
development in this area.

The center left turn lane for Racho Road needs to be extended north
from Pennsylvania Road to the I-75 Connector along the frontage of the
industrial uses along this roadway.

Telegraph Road between Pennsylvania Road and the I-75 Connector
needs to be improved with the addition of a center left-turn lane.

Pennsylvania Road between Allen Road and Inkster Road needs to be
widened to five lanes.

Between Pardee and Allen Roads, a north-south road connection needs
to be made to connect Brest Street to Northline Road. This could be
made by extending Mortenview Road south to Northline Road or through
another alternative connection. This will help alleviate congestion on
Pardee Road, which is currently the only north-south connection in this
area of the City.
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10.

11,

12.

13.

14,

15.

16.

17:

18.

19.

20.

21.

City of Taylor Master Plan

Beech Daly Road needs to be widened to five lanes to accommodate
existing and future development on the west side of the City.

The intersection of Pardee and Wick Roads is at an irregular angle and
should be improved to provide more of a right angle intersection.

Beverly Road should be connected between Telegraph Road and Monroe
Road to provide enhanced access for office and industrial uses along I-
94,

Improvements are needed to the intersection of Ecorse and Monroe
Roads to provide turn lanes and enhance access management for the
retail uses near the intersection.

A connection between Champaign Street and Telegraph Road should be
considered to enhance access to this neighborhood. Due to concerns of
cut-through traffic, neighborhood traffic and access management needs
along Telegraph Road should be studied before any such connection is
made.

Monroe Road needs to be extended to Goddard Road to enhance
circulation in and around the Midtown area.

Access management needs to be applied to consolidate driveways near
the intersection of Ecorse and Monroe Roads to improve traffic flow and
safety.

Beech Daly Road needs to be widened to a five lane road between Wick
and Ecorse Roads.

Trolley Industrial Drive should be connected between Holland and Beech
Daly Roads to provide enhanced access between Inkster and Beech Daly
Roads.

Pardee Road needs to be widened to add a center left turn lane between
Superior and Northline Roads.

Plaza Street currently has a jog that creates an offset intersection from
Pardee Road at Eureka Road. Plaza needs to be realigned so that it will
be directly aligned with Pardee Road, creating a four-way intersection.

In order to provide an alternative access to the Southland Mall area, a
connection between Superior Road and the mall should be made, as
illustrated in the Eureka Road Redevelopment Concept Map on page 34.
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Road Right-of-Way

Many of the streets in Taylor were originally designed for much lower traffic
volumes than they are expected to handle now or in the future. Right-of-
way width and development can both limit the possibility of road widening,
intersection improvements, installation of medians and/or the addition of
desired pathways.

To ensure road rights-of-way are adequate to accommodate planned
improvements, both motorized and non-motorized, the City should consider
revising the setback requirements along major roadways. Traditionally,
setbacks are measured from the front property line, which often requires
road improvements that are planned after the development to encroach into
the front yards of projects and increases the number of non-conforming
setback situations. The preferred method of measuring setbacks uses the
road centerline as the baseline for measuring setbacks. This allows the City
to plan early for corridor improvements, then establish required setbacks to
accommodate them and ensures any development that occurs between the
planning stage and the construction stage will remain consistent with the
desired, long-term setback line. This approach will also facilitate right-of-
way acquisition and can eliminate unnecessary costs to move expensive
infrastructure, pavement or buildings. Ideally, a right-of-way plan would be
developed that identifies the desired right-of-way width for certain corridors
in the City, considering the desired character and function, as well as the
existing development patterns along each corridor. For example, right-of-
way width may be less along Goddard Road, where the City envisions a more
pedestrian-oriented development pattern with slower vehicle speeds,
reduced front setbacks and wider sidewalks located closer to the road.
Conversely, wider right-of-way widths may be needed along Northline Road,
where pathways currently exist and limited general commercial uses are
planned, and therefore fewer road widening or other improvements are
expected to be needed in the future.

Street and Corridor Character

This section addresses the following main character elements: expressway
viewsheds, entryways, wayfinding and corridor character. A viewshed is an
area within view of motorists from an identified roadway.

Expressway Viewsheds: Over 200,000 vehicles a day pass through Taylor
along the expressway corridors of I-94 and I-75. Motorists’ perceptions of
the City are largely created from views along the expressways or from their
experience at the interchanges. The Michigan Department of Transportation
recently completed construction of a redesigned expressway interchange at
I-94 and Telegraph Road. The previous design was upgraded to a Single
Point Urban Interchange (SPUI), which has reduced the expressway’s right-
of-way needs and has opened up previous right-of-way for development.
This new interchange includes unique features such as the suspension bridge
design, as well as other design elements such as stamped concrete and color
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applications that distinguish this interchange with others along the I-94
corridor. While the suspension bridge is unique to the Telegraph Road
interchange location, the City should pursue similar design improvements as
part of any future interchange reconstruction project, in order to maintain a
unified image along the expressways.

A number of other techniques that can also help promote a quality
community image are described below:

Work with MDOT to ensure the design of physical improvements use
diverse materials for bridges and medians (not just standard concrete),
extensive landscaping and appropriate lighting so the expressways
contribute to the urban landscape.

Develop programs that work to upgrade the appearance of billboards or
toward their eventual removal.

Promote use of the State’s standard freeway logo signs and informative
signs along the expressways to help direct motorists to activity areas and
eliminate the need for additional billboard signage.

Develop special zoning standards to help ensure uses near interchanges
are well designed in terms of access, landscaping, lighting and signs.

Use a coordinated system of directional signs (sometimes -called
wayfinding) to help direct visitors to various destinations throughout the
City once they have exited the expressway.

New development should be attractive when viewed from I-94 and I-75
and should either stand out in an attractive way due to architectural or
tasteful eye-catching elements or should blend into the environment
through use of attractive landscaping and vegetative screens.

Visible building elevations from both the street and the expressway
should present an attractive fagade that is designed in concert with the
front elevation.

Views of associated on-site facilities (such as parking, loading and
outdoor storage) should be appropriately screened from view through
the use of interior landscaping and screening where necessary.

The City should work with the County to encourage community art and
landscaping along exit ramps and entrance ramps to provide a
welcoming gateway into the City. A combination of physical elements
and landscaping should be used to provide color and design that is
attractive year-round.

Maximize opportunities to utilize State-funded beautification efforts along
I-94 and I-75.
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Entryways: Entryway features can be used to announce the key gateways
into Taylor. Some of these areas can include expressway off-ramps or points
where major roads or pedestrian pathways enter into Taylor. Entryways
should include features such as “Welcome to Taylor” signs and should also
include identifying landscaping, knee-walls, sculptures or other structural
elements. The key is to develop a design theme that repeats itself at the
various entryways. Though not every element must be used at every
entryway, a selection of several correlating elements should be used to
maintain consistency. Entryway treatments can be used as minimally or
extensively as desired and can be used to promote the nature of various
areas within the community.

Wayfinding: Wayfinding is used to improve circulation throughout the City.
This term quite literally refers to “finding your way around” and can apply to
anyone seeking to find a particular destination or area. Key destinations,
including local parks, civic buildings, large educational institutions or
commercial centers are often difficult to find by visitors or new residents.
Providing people with easily accessible and properly identified routes can
improve their perception of the City by eliminating motorist frustration.

A comprehensive wayfinding system is recommended in order to improve
accessibility for residents, visitors and workers of Taylor. This can be
accomplished in several different ways. Typically, wayfinding is provided by
a consistent signage system that points travelers in the direction of their
destination. It is important that all these signs maintain similar colors and
symbols because the sign becomes a trademark and the user quickly learns
what to look for to find the next piece of information. Entryway treatment
previously discussed is also a form of wayfinding because it indicates arrival
to the destination.

Major Street Corridors: The City of Taylor has made significant efforts
toward corridor improvement, especially along Telegraph Road. In general,
however, many of the major streets do not exemplify the image the City
wishes to project. Image is created in many ways by the nature and mix of
land use patterns, road condition, traffic speed and safety, signage,
landscaping and driveway design, to name a few. Most roads in Taylor are
urban in nature, with curb and gutter design and are physically adequate to
serve residents. However, the visual condition of roads could benefit from
an improved character that unifies the road system so travelers feel
connected to the location they are in along the corridor, not the corridor
itself.

Corridor character is based on many factors, including land uses, road width,
type of traffic, streetscape and the adjacent site design. Since these factors
in combination influence how the street is perceived, the following
suggestions should be considered to improve the operation and appearance
of the City’s residential and commercial corridors:
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Residential Corridors: New development and road improvements
along residential corridors should complement the residential character
and include landscaping, streetscape and street design amenities that
reflect the residential neighborhood. Land use or other changes which
would alter the current balance of activity or physical characteristics or
dramatically increase traffic speeds by increasing the intensity of use or
design of the roadway, should be discouraged.

Streets in residential areas should make drivers intuitively travel at a low
speed. Designated speed limits should be appropriate for residential
areas, with operations controlled through enforcement and traffic
calming measures where needed. Residential corridors typically should
have two travel lanes with turn lanes at major intersections or access
points. Residential street design should include sidewalks or pathways,
especially where they can provide access to schools and parks. Where
some type of widening is justified, a maximum of three lanes should be
used.

With any new roadway development, roads should be required to tie into
the existing road network. The use of cul-de-sacs and other dead end
streets are discouraged except in areas where natural features, such as
wetlands or existing adjacent development patterns preclude through
streets. An interconnected system of streets maintains the efficiency of
the overall road network, provides motorists with multiple route options,
which helps to reduce driving distances, diffuse traffic and reduce traffic
volumes on major roads. Connected streets also provide continuous
routes that enhance non-motorized transportation. Special consideration
needs to be given to the network design to discourage use by through
traffic that does not have an origin or destination within the local
neighborhood.

Commercial Corridors: Street width and scale, sidewalks, building
setbacks, design speed, right-of-way width, street trees, signs and even
pavement markings can contribute to the street function and driver
perception, which can affect vehicle speed and driver care. Because of
their high visibility, as viewed by the motorist, the character of
commercial corridors can dramatically impact the overall image of the
City of Taylor. Successful commercial corridors should be free of
unsightly clutter and be easy to navigate. The major road corridors in
Taylor must be considered as design elements that reflect the City’s
quality and character. In some areas of the City, such as along
Telegraph Road, design elements reinforce the desired image, while in
other areas improvements should be considered, including the concepts
below:

° Greenbelts and Landscaping: With new development and
redevelopment projects along roadways intended for general
commercial, landscape greenbelts should be provided. For
commercial sites where visibility from the road is important, the
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landscape greenbelts should be designed to enhance the aesthetics
of the site and soften views of parking lots with canopy trees and
shrub plantings within a greenbelt along the road frontage. For
industrial developments, a greater amount of landscaping may be
needed to compensate for the scale of buildings and evergreen trees
may be necessary for screening. Exceptions to this recommendation
include areas of the City that are planned for neo-traditional
development design, such as along Goddard where the Midtown
initiative is underway. This area will see buildings dominate the
streetscape, much as it did in history. This alternative to
conventional, single-use lots creates a more urbanized character that
should be encouraged in strategic areas.

Streetscape Enhancements: Streetscape enhancements can
include street trees, ornamental lighting and signage. Street trees
should be provided between the curb and sidewalk for all new
developments. Streetscape improvements similar to those
completed on Telegraph Road should be implemented on Eureka
Road or other major roadways. In these areas, increased buffers
between the roadway and sidewalks should be encouraged, not only
to create a safer pedestrian environment, but also to improve the
flow of traffic turning into and out of commercial driveways.
Ornamental street lights not only provide aesthetic enhancement,
but also improve the comfort and safety of the roadway for
pedestrians. Ornamental street lighting can serve as a strong
unifying element for certain pedestrian-oriented districts like
Midtown. Ornamental lighting should complement the surrounding
areas to help unify distinct neighborhoods or unique areas of the
City. Signage can also enhance the streetscape by reinforcing the
City's desired image and can work in concert with these other
elements to create a unified character for the area.

Multi-Modal Options: All streets need to be considered from a
multi-modal perspective and designed to serve all users, moving by
car, truck, transit, bicycle, wheelchair or on foot. Sidewalks and
non-motorized pathways need to be included as part of the
streetscape. Sidewalks should be required along all roads and wider
pathways should be encouraged where feasible and required where
they have the potential to connect to other regional pathways.

Corrective Design Concepts: In areas where road congestion or
safety is a concern, corrective actions should be considered.
Corrective actions can include selective street widening, intersection
improvements and the replacement of center turn lanes with
medians. Medians increase capacity, typically have significantly
fewer crashes than streets with a center turn lane and provide a
visual amenity. Corrective actions can also include use of access
management concepts, such as closure or redesign of driveways and
connection of uses through service drives. Many of Taylor's main
corridors are shared with neighboring communities. In these
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instances, it is recommended that the City cooperate with their
neighbors to address the issues and realize a vision for the corridor
together.

Public Transit

Convenient access to transit is a critical component of the City’s
Transportation Plan. Many residents are in need of transportation options as
an alternative to personal automobile use. In addition, developing a
community with a multi-modal transportation system will help maintain the
long term health and sustainability of the community. Therefore, the City of
Taylor should consider transit needs when evaluating development projects.

In order to have the critical mass to make public transit viable, the density of
development needs to be sufficient to support transit and shopping and
employment destinations need to be designed to be transit-oriented. A
common standard sited by transit authorities is a threshold of seven dwelling
units per acre or seven jobs per acre to create the critical mass to make
transit viable. Areas of lower intensity that are served by transit need to be
offset by a higher density area. Where possible, development within a
walkable distance (generally a quarter mile) from transit stops should be at a
density that is high enough to support the public system. A diffused land
use pattern near transit lines reduces ridership and requires subsidization to
remain viable. In addition, low density development limits the ability for
those who need transit service to easily access it. As new residential
projects are developed, the City should cluster the highest density near
existing transit service areas. Within mixed-use areas, the highest intensity
uses, such as retail and personal service uses, should be located closest to
the service area, with the remaining uses radiating out from any transit stops
so the least intense uses are located farthest from the transit stop.

New stop locations should be considered where large commercial or
residential developments are proposed along transit routes.  Design
considerations are needed to ensure disabled residents have safe access to
all transit stops and all stops should include pedestrian elements such as bus
shelters, benches, signage and wider sidewalks that, in combination, provide
an attractive environment that will encourage use of the transit system. This
requires a well integrated pedestrian network and transit/pedestrian oriented
development patterns, which are discussed further under the Non-motorized
Transportation section of this chapter.

A recent study by the Southeast Michigan Council of Governments, entitled
Ann Arbor to Detroit Regional Rail Project, recommends a regional commuter
rail line be constructed between Ann Arbor and Detroit. The project plans to
use existing infrastructure where feasible and proposes stop locations in Ann
Arbor, Ypsilanti, Detroit Metro Airport Dearborn and downtown Detroit. The
City of Taylor is within relatively close proximity to both Dearborn and Detroit
Metro Airport. An enhanced bus service connection could be provided along
Telegraph Road to Dearborn to provide Taylor residents with convenient
access to the rail line.
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Traffic Calming

Residents expect low volumes of traffic and low speeds within neighborhoods
and in areas of high pedestrian activity. Where high volumes and speeds are
noted, traffic calming measures may help keep driver speeds at an
appropriate level. Traffic calming measures cause drivers to slow-down and
be more attentive and offer a way to visually and physically impede speeding
in residential areas. Physical changes in the road design can affect the
driver's psychological frame of mind, causing them to reduce their speed of
travel. Some of the common traffic calming measures described below may
be appropriate in certain situations in the City, such as in residential
neighborhoods and along Goddard Road in the Midtown area where a mixed-
use pedestrian oriented area is planned. A number of factors need to be
considered such as traffic volumes, cost, maintenance and impact on
emergency access.

Residential developers should be specifically encouraged to incorporate
traffic calming measures during the planning and design phases of new
residential areas. Where appropriate, these concepts can greatly reduce
future problems and will help maintain the value of the neighborhood.
Larger commercial and mixed-use developments should also employ traffic
calming techniques to create a pedestrian environment that encourages use
of non-motorized options.

Speed Humps and Speed Tables: Speed humps are vertical variations in
the road designed to encourage safe vehicle speeds (15 to 20 mph). They
extend across the width of the pavement and range between 2 to 4 inches in
height and 14 to 22 feet in length, though designs vary based on their
location. Speed tables are similar to speed humps, but are constructed with
a table or flat portion in the center, which can also provide more aesthetic
benefits than humps. A speed hump or speed table is distinct from a speed
bump, a more widely recognized term. Speed humps and speed tables are
more gradual structures that allow motorists to safely maintain a reasonable
speed while crossing them. Speed bumps are not widely used today
because they can cause vehicle damage.

Street Narrowing, Slow Points or Chokers: These features can include
curb modifications, channelization and sometimes landscaping features that
narrow the street to a minimum safe width. They are often installed at
intersections to reduce speed and/or redirect traffic. They provide larger
areas for landscaping, enhance the neighborhood, facilitate loading and
unloading and optimize pedestrian crossing locations. Such measures are
recommended along Goddard Road, where slower speed limits are desired
near the City’s planned Midtown project. It is expected that pedestrian
activity will be high in this area and safe road crossings are essential to

. establishing the desired character for that mixed-use area. Along with

physical improvements, reduction in the posted speed limit for motor
vehicles, from 40 mph to 35 mph, should be considered to further enhance
the pedestrian environment.
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Medians and Boulevards: Medians and boulevards include center islands
that divide the opposing travel lanes at intersections or at mid-blocks. They
are aimed at reducing vehicle speeds while enhancing the safety of £
pedestrian crossing points by offering them a “refuge” area when high traffic
volumes make it difficult to cross several lanes of traffic at once. Medians i
have been constructed along Telegraph Road, which have enhanced safety ,
and improved aesthetics throughout the heart of Taylor. A median may also |

be desirable along Goddard Road through the Midtown area to create a more

pedestrian-friendly environment.

Perimeter Treatments: Visual and physical treatments are used to
communicate a message to drivers entering a residential neighborhood.
Traffic signs, intersection narrowing, boulevards and textured pavement
surfaces, such as brick and landscaping features, are often used to create
this effect. Entry treatments can be a visual enhancement and can be used
to increase driver awareness of changes in roadway environment. These
sorts of elements should be coordinated with any larger streetscape projects
or planned gateway improvements.

Truck Routes

Commercial and industrial elements of the Future Land Use Plan, in
combination with economic development efforts, can alter the City’s land use
pattern in the coming years. Various areas of the City are planned for
additional industrial and commercial uses and it is important for Taylor to
accommodate the infrastructure needs of these land use recommendations.
Most of these businesses require convenient transportation accessibility,
especially for trucking operations. Taylor must ensure that the trucking
needs of businesses are not accommodated at the expense of its
neighborhoods. Therefore, a truck routing plan should clearly articulate
appropriate routes for truck travel.

Primary Truck Route: Primary truck routes are roads that are or should
be designed and maintained for heavy truck traffic volumes. Several routes
are already Class A roads, meaning they are designed for heavier traffic and
can accommodate this activity. Others routes may require upgrades to
either a Class A road or an all-weather road, as appropriate, to fulfill this
role.

Secondary Truck Route: The secondary truck routes serve more as
collector routes for trucks that provide access from a business to a primary
truck route. In Taylor, these are typically in the form of roads developed
within planned industrial parks and used primarily for trucks that require
access to a site located on that street. They should not be used for pass-
through or cut-through traffic.

Local Streets: Other City streets are generally not appropriate for truck
traffic, other than local deliveries. This is because of roadway construction
standards or because of their location within residential areas where a
quieter atmosphere is desired and safety for increased pedestrian traffic is
needed.

Chapter 5: Transportation Page 85




TAYLOR

MADE FOR YOU

City of Taylor Master Plan

~

Driveway From
Side Street

Rear Senvice /

Drive

Shared —____|
Drriveway

Driveway Depth
For Stacking

Side Street
s e s v [ QA e
Non-motorized
Pathway
e ||
S
&
=
g
E
I 2
. [
o (\_J 5
g
£
I I <
M“_rl prE—— )‘__!._}'“ Directly Aligned
= 7 — Driveways
Nl A \
dl 3
&
=
g
2

Transportation Management

The City can help manage traffic through a variety of tools that reduce
vehicle trips or lessen their impact. These efforts can often be implemented
at a lesser cost than physical improvements, and as such, should be
considered and weighed alongside physical improvement alternatives. The
concept of transportation management is that some automobile trips can be
eliminated by giving people other choices, such as transit or walking, to help
relieve congestion of the street system. Land use arrangement that shortens
the length of vehicle trips or interconnected streets that eliminate the need
to use major roads can also help. Other less tangible elements can include
demand management, which involves coordinating work hours for large
employers in the City. Removing or redesigning driveways that are close to
one another or to an intersection will help preserve capacity and reduce
potential for crashes. Use of new technology, such as signals that respond
to actual traffic conditions or informing motorists of alternate routes when
there is congestion or a crash, can further benefit traffic operations,
especially during peak hours of travel. Collectively, these ideas can help
address the City’s future transportation needs. Some specific transportation
management tools are discussed below.

Traffic Impact Analysis: In order for the City to mitigate anticipated
traffic impacts, it must first understand how much traffic will be generated
by each new development or redevelopment project. A traffic impact study
should be required for a rezoning or project that would generate traffic
above a specified threshold. In Michigan, this threshold is typically 50 or
more directional (one-way) trips in the peak hour or 500 trips expected in an
average day. In reviewing traffic impact studies, established sources such as
the Institute of Transportation Engineers (ITE) Trip Generation Manual or
“Evaluating Traffic Impact Studies: A Recommended Practice for Michigan
Communities” should be referenced to determine how the projected traffic
will impact the City’s transportation system.

A well-prepared traffic impact study will indicate if expected traffic increases
warrant the need for special access design considerations such as shared
access or service drives. The study should analyze options to mitigate traffic
impacts, such as changes to access, improvements to the roadway or
changes to the development. In some cases, the developer can assist in
funding improvements to help offset the impacts of the project.

Driveway/Access Management: Access management employs design
elements to increase the efficiency of roads through controls on the number,
spacing and placement of driveways. Numerous national and State-wide
studies demonstrate that access management can reduce the potential for
crashes and help preserve the street’'s ability to carry traffic. Fewer
driveways can create more attractive and pedestrian friendly roadways.
Access management in Taylor should consider use of the following tools:
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Alternative Access: Frontage drives, rear service drives, shared
driveways and connected parking lots should be used to minimize the
number of driveways, while preserving the property owner's right to
reasonable access. In areas where frontage roads or service drives are
proposed or recommended but adjacent properties have not yet
developed, the site should be designed to accommodate a future
driveway connection through execution of pre-emptive access
easements.

Number of Access Points: The number of driveways allowed along
major streets affects traffic flow, ease of driving and crash potential.
Every effort should be made to limit the number of driveways and to
encourage access from side streets, service drives, frontage roads and
shared driveways rather than direct access from major roads.
Developments that are expected to generate significant traffic or those
that have large expanses of road frontage may require more than one
driveway, and in such cases, the City should encourage use of side
streets or shared driveways as the means of secondary access. At a
minimum, multiple driveways should be adequately spaced from one
another.

Driveway Spacing from Expressway Ramps: A minimum of 600
feet is recommended between expressway ramps and any driveway.

Driveway Spacing from Intersections: The minimum distance
between driveways and intersecting streets should be based on the
table. The City may restrict turning movements to a right turn in, right
turn out, with left turns accommodated through frontage roads or
service drives, for any driveway that cannot meet these minimum
spacing requirements. For non-arterial streets, spacing from

intersections is recommended to be 75 feet. If sight distance or street
frontage is not sufficient to meet these criteria, the driveway should be
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Table 5-1
Minimum Driveway Spacing from Interse
Location of Type of Minimum Spacing Mlnlm_um Spacing
Access Polnt Intersecting for a Full Movement | for a Driveway along
Road Driveway** Road w/ Median
Access along Expresswa_y ramp 600 600
an arterial road Allsiin] St L
Collector or local 200 125
Access along s Arterial 200 100
Collector 150 100
collector road el 125 100
Access along a Arterial 125 75
Collector 100 75
local street o] 75 5
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Table 5-2:
Driveway Spacing Guidelines
Posted Driveway Spacing*
Speed (in feet)
(mph)
Arterials | Collectors
30 185 120
35 245 150
40 300 185
45 350 230

¥ measured from the centerline of each driveway.
Note: Spacing on medians may be adjusted

located farthest from the intersection to encourage future shared use,
and/or a frontage road or a rear access service drive should be
developed.

e Driveway Spacing from Other Driveways: Minimum and desirable
driveway spacing requirements should be determined based on posted
speed limits along the parcel frontage, traffic conditions, sight distance
and in consideration of the amount of traffic a particular use is expected
to generate. Guidelines are shown in the Driveway Spacing Guidelines
table but can be varied upon specific findings and in consideration of
published traffic engineering manuals such as the AASHTO Greenbook.
Where it can be demonstrated in redevelopment projects that pre-
existing conditions prohibit adherence to the minimum driveway spacing
standards, the driveway spacing requirements may be maodified.
However, in no case should driveway spacing be less than 60 feet.

Non-Motorized Transportation Plan

The non-motorized transportation system consists of the City’s sidewalk and
pathway system. While most associate “non-motorized traffic” with
pedestrian or foot travel, this term also applies to the use of other modes,
such as bicycles, skateboards and rollerblades. Although not currently used
in Taylor, dedicated bike lanes, located adjacent to the vehicular portion of a
road, may be used to accommodate higher-speed non-motorized travel.
Sidewalks generally accommodate foot traffic and shorter trips, while
pathways are commonly wider to accommodate both foot and wheeled, non-
motorized travel. An interconnected system of sidewalks and pathways not
only provides residents an alternative travel option for shorter trips, they also
provide recreation opportunities, improve connections throughout the City,
help reduce isolation and can even help reduce traffic volumes to some
degree. A more walkable community also has significant health benefits for
its residents by giving people the opportunity for additional exercise.

The residents in Taylor have expressed a desire for more recreational
pathways and local parks. To accomplish this, the City envisions using
existing drain corridors, such as the Bondie Drain that runs parallel to
Goddard, to provide such resources. Because roadside pathways have
numerous vehicle conflicts, drain corridors are ideal because these corridors
tend to be more natural, comfortable environments and they often link
Taylor with other communities, providing the possibility for future
connections with other regional trails. In addition, drain corridors are often
associated with the regional detention basins that exist throughout the City.
These sites, provided they are properly designed, have the potential to
become key recreational destinations and may offer safe alternatives to
other park locations that may not be located along a pathway route.
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Pathway Improvements

The Non-Motorized Transportation Map shows recommended pathway
improvements throughout the City. It illustrates the location of existing
pathways and provides priority guidance for future improvements. The City
maintains a fairly well connected system, but there are gaps in the pathways
located throughout the community. Any new development in the City should
be required to construct or improve the pathways along the site frontage.

In all, the City contains roughly 72 miles of existing pathways, with an
ultimate goal to add 35 more miles of pathways, prioritized as follows:

Priority One Connections: Improvements to the pathway system should
first be made in areas with the highest potential need. The goal with these
priority one pathway connections is to create a continuous network of
pathways and sidewalks in the highest density areas of the City and provide
linkages to recreation sites and schools. In Taylor, the highest
concentrations of residents live in the northeastern quadrant of the City,
south of I-94. Therefore, the majority of the priority one recommended
pathways are located in this area. The City anticipates 10 additional miles of
pathways will be constructed in this, the first phase of implementation.

Priority Two Connections: Priority two pathways seek to connect other
residential areas of the City through an interconnected grid of pathways.
Areas scheduled in this second phase of implementation include residential
areas that are less populated, which accounts for their secondary priority in
the non-motorized plan. However, providing pedestrian links and
alternatives to automobile travel are important for all residents. Therefore,
this phase of pathway improvements should be completed as soon as the
financial means are available. Many of the recommendations in the priority
two phase include connections across or under freeway interchanges or
other grade-separated roadways, which presents difficulty when designing
them. In total, the priority two pathway connections will add roughly 11
additional miles of pathway to the system.

Long-Range Connections: The long-range connections recommended in
the non-motorized plan include approximately 14 miles of additional pathway
improvements located around the City’s perimeter. In general, these
pathway connections should be implemented only after the above
recommendations have been constructed. However, since they can provide
important links to regional attractions, they should not be discarded. Rather,
when the opportunity arises, these improvements should be coordinated with
other regional efforts. With the large amount of vacant land in these areas,
the pathway improvements should be required as part of any new
development.

Most pathways in the City are located within road rights-of-way and it is
expected that the majority of pathway improvements will continue to be
installed in the right-of-way. However, where road width or natural features
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make this impossible, the City may need to obtain easements outside the
road right-of-way to accommodate needed connections. When this occurs,
the City staff should help facilitate these transactions by draft easement
language and coordinate with mortgage and title companies.

Non-Motorized Design Considerations

Throughout the rest of the community, the existing system of sidewalks and
pathways should be continually upgraded, taking into consideration the
following factors:

Continuity: Maintaining an interconnected system of sidewalks leading to
community or regional pathways enhances the pedestrian and non-motorized
environment. The City should vigorously pursue filling in gaps in the system
that act as barriers. While City funds may be used for this purpose, the
community in general should also share in this commitment. Options to
accomplish this include requiring the installation of pathways along major
roads and sidewalks throughout the interior of new development projects or
for residential lots that have not maintained or installed their sidewalks,
requiring an escrow or performance guarantee when transfer of property
ownership occurs.

Continuity also refers to making critical connections throughout the system.
This includes ensuring that sidewalks internal to a neighborhood maintain a
connection to the main road or other pathway systems and that commercial
or civic destinations include non-motorized (and transit) connections and
amenities for users.

While there is a well-established system of pathways and sidewalks
throughout the City, some gaps exist. The City should prioritize future
pathway improvements based on their expected use and location. Gaps that
prevent full connection between major destinations should be of the highest
concern. The following pathway improvements (as shown on the Non-
Motorized Pathways Map) should be completed in order to make some of
these critical connections:

e Pathways exist on both sides of Beech Daly Road beginning around
Kinyon Road and continuing to Goddard Road, but they contain several
small gaps, which if closed, will provide an important connection
between the residential neighborhoods north of Goddard Road and
Truman High School.

e Pathways along Pardee Road, between Ecorse and Eureka Roads, should
be completed to connect residents in the eastern portions of the City
with various destinations including Midtown, Wayne County Community
College, Heritage Park and the Southland Mall. Gaps currently exist on
both sides of this stretch of Pardee Road and those closest to Heritage
Park should be considered as the highest priority.
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e For similar reasons, pathway gaps along Northline Road, east of
Telegraph Road should be closed to create another continuous east/west
pathway connection between Telegraph and Allen/Pelham Roads.

e New pathways should be installed along Monroe Road north of Heritage
Park. This pathway could connect to the greenway that is proposed
along the storm drain that runs north of and generally parallel to
Goddard Road. In addition, greenway extensions should be made along
Mortenview south of Goddard Road and along the railroad corridor that
runs between Goddard and Wick Roads.

e A continuous pathway should be included on Eureka Road. The portion
of Eureka Road in the City contains pathways on both the north and
south sides, except where it intersects with I-75. Due to the excessive
cost to complete these gaps, they are not a high priority; however, a
small gap exists on the north side of Eureka Road, just east of Telegraph
Road. This gap should be closed to offer better access to the Southland
Mall shopping area.

e Pathways along Wick Road, east of Telegraph Road should also be a
priority because of the high residential concentration in this area. Use of
Wick Road, a lesser traveled road than Ecorse or Goddard Roads, is
more desirable for bicyclists and pedestrians.

e A small pathway gap, located on the west side of Pelham Road, north of
Wick Road, should be closed to help connect the pathways along Wick
Road and the greenway proposed along the railroad corridor.

e As part of the larger goals for pathways and recreational facilities in the
City, Taylor should pursue potential pathways within drainage corridors.
The Future Land Use Map shows a greenway corridor along the Bondie
Drain that flows north of and roughly parallel to Goddard Road. The City
should pursue other similar opportunities, where appropriate for access
and safety.

e Pathways should be installed north and south of the I-94 Expressway.
Pathways should be constructed along the entire length of the I-94
corridor through Taylor Road. The first priority should focus on
pathways extending east and west from Telegraph. Pathways west of
Beech Daly and east of Monroe should be a longer-term goal for the

City.

Convenience: While people will walk farther distances for
exercise/recreation purposes, the average pedestrian will not walk more than
15 minutes or a quarter mile to reach their destination. Therefore,
convenient routes must be offered to encourage more pedestrian activity as
an alternative to driving. This includes considerations for road crossings,
conflicts with others using the same pathway, continuity of the pathway and
directness of the route. Inconvenient systems can encourage unsafe activity
or use of non-designated pathways or crossings. Where the City wishes to
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increase pedestrian activity, it should ensure that continuous pathways are
provided that offer numerous, safe crossings that bring the pedestrian to the
forefront of consideration, rather than making the automobile the priority.

Safety: Without a safe pedestrian system, pathways will not be used to
their maximum. Elements such as lighting, proper maintenance and proper
crossing enhancements will bring comfort to sidewalk and pathway users,
which will encourage more use. Where high pedestrian activity exists or is
encouraged, the City should work toward reducing the posted speed limits
for motorists. Statistics show that 85% of vehicle-to-pedestrian crashes will
result in death to the pedestrian if a vehicle is traveling at 40 mph, versus
only a 15% rate if a vehicle is traveling at 20 mph. A combination of these
factors, along with the other elements that follow, should be used to
increase the safety of the entire system.

Safe Routes to School: Particular attention to safety is needed near
schools. Johnson Elementary, part of the Taylor School District, recently
participated in the pilot for a new program, “Safe Routes to School.” This
program, managed by the Michigan Department of Transportation, is
designed to encourage walking or biking to school by providing a safer
environment for children. This initiative is expected to gain momentum
because it offers State money for physical improvements and programs
aimed at increasing students’ use of the non-motorized system as a means
to and from school. While the program requires each school to prepare an
action plan in order to qualify for funding, the City can assist in coordination
and engineering assistance for schools wishing to participate.

Accessibility: Disabled residents often rely heavily on public transit as their
primary means of travel and non-motorized systems to access transit.
However, their unique needs are often overlooked when designing them.
When considering improvements to these systems, the following
considerations should be included:

e Install pedestrian signals that produce an audible sound to indicate
signal changes at critical intersections.

e Maintain a consistent intersection design, so disabled users can easily
anticipate where a bench, pedestrian crossing button or shelter is
located.

e [Install textured materials, such as brick or stamped concrete, at the
edges of sidewalks to indicate where the walk ends and the motorized
travel lanes of the road begin.

e Include medians in the design or redesign of intersections, especially
where a high volume of pedestrian activity is expected. Medians provide
safer crosswalk options for all residents.

Crosswalk Improvements: User safety is of particular concern where
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