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2 Introduction

A. Overview of Process

What is a Master Plan?

The master plan is a document created by the City of South Lyon Planning
Commission and adopted by the City Council to guide the future growth
and development of the city. A sound master plan helps ensure that South
Lyon remains a highly desirable place to live, work, or visit. This can be
accomplished by preserving and enhancing the qualities of the city that
the residents, businesses, and property owners consi@ér important.

The master plan identifies and analyzes the city sfphysical elements

to create a set of goals, policies, and recommefdations to direct
decisions regarding future land use, neighldorh@odhand transportation
improvements, and special strategies fofkey areasiin the city. Because the
plan offers a balance between the interests and rights of private property
owners with those of the entire caffrunity, it effectivelyassists city
leaders in making substantive,ghoughtful decisions for theicommunity
while considering long-termfimplications.

The Differences betw@en a Master Rlab and a Zoning Ordinance
The master plan provides a general digéction for future development, and
while it does not change thezomingfofor any zoning regulations applying
to any property, implementatignofthe plan will be through zoning
ordinance tegxt and map amendments,, Some of the other differences
between the master plan and the zoging,ordinance are listed below.

Provides geReral policigs,aquide ,Provides specific regulations, the
law

{Describes what should happen Describes what is and what is not
inthe future - re€@Mmended allowed today, based on existing
landtse for the next20 years, not conditions
ngcessarily the rec@mmended

 use for today

’ Includes recommendations Deals only with development-
that involve other agencies and related issues under City control
groups
Flexible to respond to changing Fairly rigid, requires formal
conditions amendment to change

Past Planning Efforts
This plan replaces the ___ Master Plan.
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Public Involvement For the detailed results of Public
To assess and respond to public opinion, the City relied on a variety of Involvement, please see the
tools to engage local residents, business owners, and citizens interested in Appendix

the future of South Lyon. The detailed public feedback provided by each is
included in the Appendix.

» Online Survey: The City developed a survey of questions early in the
process to establish an understanding of local needs and wants. It
was posted on the City’s website on October 16, 2012. In total 218
responses were received.

« Visioning Session: On May 31, 2012 a visioning session was held at the
Salem-South Lyon District Library with elected and appointed officials
from the city. The purpose was twofold: (1) to identify what those
individuals most involved in local government consider the vision for
the community to be; and (2) provide direction to the consultinggeam
and Planning Commission as they begin preparation of a newgVaster
Plan for the City of South Lyon. Key focus areas included downtown,
parks and recreation, neighborhoods and the overall community.

 Public Open House: To gather input before recommendations were
developed, a community workshop was held on November 1552012
at City Hall for residents to learn about the process, and provide
their input for consideration during the future planning steps.
Informational stations were set up to pregént vasieus ideas regarding
the downtown, recreation planning, neighborhoads, and commercial
corridors to help determine the needs and'desires of ocal residents
and business owners.

« Stakeholder Interviews: The City conducted 4 Separate stakeholder
focus group meetings toebtain input on the Master Plan from those
that either: (1) were not able to attend the PublicOpen House; or (2)
are groups that typi€ally do not getinvolved in community planning
efforts. Two sepafate Government class student sessions were held
at the South Lyon High School gh Wednesdaypkebruary 13th. On
Thursday February4thia foglis group sessiomwas’held with seniors
at the South Lyon Senier€enter, which is also housed in the South
LyonHigh Schee! building. The last focus group session was held on
Frday February 15th with business and property owners at City Hall.
Each of these sessionsiprovided unique insights and perspectives
on the community; the detailed results of which can be found in the
Appendix.

« ‘Final,Presentation: A final presentation on the Master Plan was made
at'the 2013 City Council meeting. Included was an
overviewen the master planning process, the extensive measures
taken to'solicit pablic input, and a summary of the key components
of the new plan. The plan was adopted by City Council following a
positive recommendation from the Planning Commission.
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B. Introduction to South Lyon

Located in western Oakland County, the City of South Lyon is
geographically poised to capitalize on the array of educational,
employment and recreational opportunities offered throughout the
region. Proximity to U.S. 23 and 1-96 have made it attractive to new
residents and families, yet it has not lost its historic charm. Downtown
South Lyon is a cherished asset in the community that must be managed
and cared for.

The City projects an historic and small-town appéal;yet while only 3.5
acres in size, it also boasts an advanced munigipalstructure and array of
services not often provided by such commanities. Jihis efficiency and
quality of service is what makes the City@desirable place, which is only
enhanced by the City’s charming, walkable downtown. This planning
process was initiated to protect théseéycharacteristics that the City has
worked so hard to create.

Comparison Commdnities:

South Lyon 5.2 11,327 12.9%
Milford ¢ 3.9 6,175 -1.5%
Northville N | 4.7 0 5,970 -7.6%
Brighton 3.2 7,444 11.1%
A Py
Walled Lake - A& 4.4 6,999 4.3%
Mh Lyon Twpe W 0.7 14,545 31.7%
Oakl_and County\ 2.1 1,202,362 2.1

Kéy Eacts aboutSouth Lyon’s Population:
»“Ofthelincorpofated comparison communities, South Lyon had the
largest population growth between 2000 and 2010 (12.9%); second
was the City of Brighton (11.1%).

» On average, residents are slightly older than they were in 2000. The
average age of residents in 2010 is 36.7, compared to 35.2 years in
2000.
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C. Vision and Goals Vision

?
Plan Vision e

The City of South Lyon will be a community where its residents are proud
to live, work and play. It will provide a healthy living environment through
safe public places, attractive development, strong neighborhoods, vibrant
downtown activity, enriching educational environments, and efficient
public services. It will be a place where residents of all ages, ability, and
preferences feel welcome and comfortable, and businesses will seek to
locate.

Plan Goals

Land Use and Policy
« Maintain and improve existing community assets

« Promote healthy living through increased recreational opport
provision of non-motorized facilities and improved educatig
awareness

« Provide efficient public services

 Preserve and enhance open space and natural features

Transportation and Access Goals
« Promote safe travel through the city

. Improve access management

Neighborhood Goals
 Provide housing to match the varied needs a
present and future populati

Key Tools t%

Throughout the

plan, Key Tools are

highlighted in green.
ased activity downtown For more detail on
how to use the tools,
see Chapter VI: Toolkit

» Encouragei

« |dentify alternative routes for truck traffic
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6 Community Analysis

As part of the assessment of the community, discussions were held with
local officials, staff and the public. Additionally, analysis of census data
revealed basic facts that helped shape the recommendations and Planning
Toolkit contained later in the Plan.

At the time census data was collected, Michigan was just coming out

of an economic downturn that likely impacted demographic figures.
Specifically, the downturn resulted in population losses, lower housing
values and declining income levels. Some discretionfis,needed when
reviewing this demographic data, to consider howfthat economic climate
has impacted housing, economic and populatign factors reported by the
U.S. Census Bureau, and how well the commdnitymay have rebounded
since 2010. In general, trends show thatgheresidential housing market
is recovering and the commercial mark@twill be soante,follow. Sowhere
the data below may indicate a soméwhat bleak outlook; itlis expected that
more current data for South Lyosfwould show an improvement in both
property values and populatign.

South Lyon’s stable neighidoritoods are thegbackbone of the community.
Commercial developméntgenerally existst0 support the local economy.
Historically, the local econemwas badsed on manufacturing, but is
shifting toward a more servieg=ohiénted economy. Employment of City
residents is following a similar shifttoward Sales and Office jobs. Most
residents cafmute to work, whichifequires a transportation system that
can accommodatethem. The primaryitraffic concern in the City is the safe,
efficient mavement-of traffie, both vehicularand pedestrian.

A. Existihg Land“Use

A fundamentalistepdh preparing a community master plan is to analyze
existing land us@ patterns. This analysis not only identifies what and where
particular uses have eccurred, but also provides insight as to where future
development might take place and where conflicts may exist or develop.
Thé Existing Land Use map presents a generalized picture of existing land
@ses in the citysA.discussion of the land uses corresponding to the map is
detailed below:

Existing Land Use Descriptions

Sihgle-Family Residential
» Detached single-family homes

o Larger lot sizes
 Curvilinear street patterns
« Larger buffers/open spaces
Multiple-Family Residential
« Attached residential homes
« Typically within self-contained development
« Attached senior housing
Downtown
« Mixed land uses
 Traditional development patterns

« Downtown character

PUBLIC HEARING DRAFT - FEBRUARY 2014 South Lyon Master Plan
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Undeveloped

Trans/Comm/Utilities

Map 1: Existing Land Use
October 2012

Sources: City of South Lyon,
Oakland County, MCGI,
SEMCOG 2008 Land Use, LSL
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» Municipal parking
General Commercial
* Single-use sites
» Suburban development patterns
« Private off-street parking lots
 Auto-oriented sites requiring additional vehicle access

Industrial
 High intensity uses: manufacturing, produgtion, processing

Governmental/Institutional

« Publicly-owned buildings

« Civic uses: city buildings, schagls, churches
Parks/Recreation/Open Space

 Public parks

« Passive green spacg

Existing Land Use MiX

K

Single-familyiresidential Y 1186 59.1%
Multiple-family residéntial _’_ 87 4.3%
Commercial(ﬂcludes downtown) 87 4.3%
Industrial 8, 4= - 87 4.3%
'ﬂ/ern ment/Institdtional 256 12.8%
Parks, Recreation,and Open Space 154 7.7%
Transportation/Cemmunications/Utilities 56 2.8%
Undeveloped ) 93 4.7%
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B. Housing

Neighborhoods in South Lyon are strong. The traditional neighborhood
patterns have created places where people like to live. Their close
proximity to community and regional shopping, transportation, recreation
and jobs have made the city a destination for new residents and families.
For these reasons, housing values are rising and ownership rates are
increasing. And, while housing values are increasing at a lower rate

than other similar municipalities like Milford, Brighton and Walled Lake,
an increase in this uncertain economic climate is considered a positive
indicator of the local housing market. The facts below suggest that
existing neighborhood character needs to be protected, and continued
enhancements made to continue improving local neighborhoods.

» Median housing values increased 7% between 2000 ($160,400) and
2010 ($172,000).

« About half of the homes in South Lyon are between $150,000&nd
$300,000 in value.

» Average household size grew from 2.35 persons per holisehold in
2000 to 2.42 persons in 2010.

» The mix of housing types has not shifted significantly since 2000:¢The
largest category of housing types is single-family detached homes,
which comprises 48% of all housing units,

« Most homes (48%) in the city are owner-occupied, anehthe percent of
ownership increased by 14% since 2000.

« Housing values in South Lyon are increasing,\but not agffast as‘ether
comparable communities.

« Homes in South Lyon arefrelatively new - the average home was built
in the 1980’s.

Source: U.S. Census/SEMCOG

Opportunities
« Increase housing options,déwntown

 Improvemeighborhoodtrail connections

Explore additional neighborhood, parks

Continue to improve streetscapes, including street trees, uniform
lighting, well-maintained streets and sidewalks

* Encourage mix of housing types

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014 CommunityAnaIysis 9




C. Economy

Like most Michigan communities, the economy in South Lyon is struggling
in the midst of the current economic downturn. However, while current
conditions are not as favorable as they may have been historically, the City
has all of the ingredients needed to rebound. The data below indicates the
economy is shifting to more service, sales and office oriented businesses,
due to increasing education levels in the community. The majority of
residents commute to work alone by car and rely onghe local system of
streets to commute to work. Commercial businessesin the community are
generally suburban in character, except Downiéwn, where a traditional
urban development pattern exists.

» Educational attainment is on the risé. Betwean 2000 and 2010, the
percent of residents who have attaiped a Bachelor's Regree increased
by 4.1%.

« In 2000 the largest indust§fin'the city was "Manufactutinghand
in 2010 the largest induStry' was "Education/Social Service& This
suggests the types of jobs offered in thecity are shifting.

« Similarly, employment ofiresidents in'the city is also shifting. In 2000,
the largest percentage of residénts were employed in the "Service"
industry, and in 2010 the largest percentage worked in the "Sales and
Office"industry.

« South Lyonis part,of the greater Metke Detroit region, and many of its
residents ecommute tolareas closer to Detroit for jobs. 91% of residents
commute te work. On averagepresidents commute just under a half
hour to work.

» Current ecnomic conditions are responding to a general slump in the
national economy, with US monthly unemployment rates hovering
around 12% in 2010 according to the Bureau of Labor Statistics.

# Nationally, employment sectors on the rise included “education and
healthiseivices”, and “leisure, hospitality, and other services.”

Source: U.S. Census/SEMCOG

Opportunities
» Strengthen Downtown as a vibrant, shopping and living destination

» Improve Lafayette corridor to put South Lyon’s best foot forward as
gateways to the city

10 CommunityAnalysis PUBLIC HEARING DRAFT - FEBRUARY 2014 South Lyon Master Plan
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D. Transportation

Roads in the City have had a tremendous influence on development. As
people’s first impression of the City, they immediately convey the character
of South Lyon.

« Arterial Roads are intended to carry traffic at higher speeds. Lake
Street (10 Mile Road) and Lafayette Avenue (Pontiac Trail) are
considered Arterial Roads. These arterials are used by trucks, making
their redesign difficult.

« Collector Streets function to connect arterial routes with local roads
and neighborhoods. Dixboro Road and@ Mile Road are considered
collector streets.

 Local Roads provide direct access €0 individual‘private property. Other
streets in the City not mention€d above are considered,Local Roads.

« Predictably, the highest traffievolumes and crash frequéneies are
along Lafayette

« Adequate off- and of-street parking eXists downtown

Opportunities
» Work to create a “Complete Streets” system that balances the needs of
motorists, bicyclists, and pedesttians

 Explore withithe Road Commission, alternate truck routes to ease
congestion atthe city:s main crossroads, Lake/10 Mile and Lafayette/
Pontiac{rail

« Promote ‘cross-confiections between businesses to reduce the number
of driveways onousy streets

» Improve gateways to City through landscaping, more prominent
signage, and streetscape enhancements

st The amount of public parking available downtown could allow the
Gity'toiprevide incentives to encorage businesses to utilize existing
municipal lots in lieu of off-street parking requirements

» Work with the Road Commission and State Police to discuss and apply
appropriate speed limits on roads in the city, specifically along Lake
Street east of Lafayette

parklng at thenﬂrth Pontlac :
Trail shopping center is this parking lot on Pontiac Trail h)
underutilized now that it has has provided the stub to connect it

-lostits anchor store———-—=== to the adjacent parking lot, but has not connected

PUBLIC HEARING DRAFT - FEBRUARY 2014
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E. Community Facilities

Parks and Recreation Assessment

Analysis of parks is based on guidelines from the National Recreation and
Park Association (NRPA). These guidelines were developed to provide an
understanding of typical recreation needs, based on local population.
Typically, NRPA suggests parks be categorized as Mini Parks that serve
adjacent neighborhoods, Neighborhood Parks that serve residents
within a half mile, Community Parks that serve the entire community and
Regional Parks that serve residents in the study community as well as
others. Because South Lyon occupies a relatively small geographic area
and most parks serve multiple purposes (i.e. a Neighborhood Park is likely
used by the whole community), for purposes of this analysis, parks were
only classified as Mini or Community. Regional Parks are those provided
by County, State and Regional recreational agencies

Park Inventory and Analysis

W

Mini Parks 0.375 0.4 ac. 0.4 | Meeds

» Fountain Park NRPA
Standardl

Community Parks 6.5 73.6 ac. 145 acpExceeds

o McHattie Park (15 ac.) ’ NRPA

 Volunteer Park (130 ac.) standard’

Regional Parks 7.5 85.0 ac| 10,322 ac. | Exceeds

 Huron Valley Rail Trail NRPA

 Kensington Metropark standard

« Island Lake Recreation

Area

 Lyon Oaks Park
« Maybury State Park
'Source: NatienallReereation andPark Association (NRPA, 1983)

« McHattie Park'provides playground equipment, little league ball
diamonds, sand velleyball courts, sledding hill, outdoor ice skating
and hockey rink, openspaces, pavilion rental. Home to the historic
Witch's Hat Depot Museum, Little Village Chapel, the Freight House
andithe Victorian Gazebo.

« Volunteer Park is located on Dixboro Road between Nine and Eight
Mile Reads,baseball diamonds, soccer fields, sand volley ball court,
multi-use/natu e trail

 Fountain Park(Paul Baker Memorial Park ) is located at the intersection
of Lake Street and Reynold Sweet Parkway fountain and gazebo

« Private Parks:
» Andover Park: located in the Oak Creek Village Condominiums
» Columbia Park:

» Regional Recreation facilities also available for residents’ enjoyment
include the Huron Valley Rail Trail, Kensington Metropark, Island Lake
Recreation Area, Lyon Oaks Park and Maybury State Park.

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014
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14 Community Analysis

Education

The City of South Lyon falls entirely within the boundaries of the South
Lyon Community School District. Six public schools are located in the city
including South Lyon High, Centennial Middle, Millennium Middle, Sayre
Elementary, Bartlett Elementary, and the Early Childhood Center. Although
the South Lyon Community School District covers a large land area, half

of the school buildings are located in the city. The District has recently
undertaken an Enrollment and Facility Utilization Study to ensure proper
utilization of classroom space and equitable distription of students to the
schools.

Public Services

Being a city, South Lyon offers a full cogiplement of public services
including police, fire, public works (snow removal, leave removal, garbage
collection, water service, storm seWwer, sanitary sewer, pulicbuilding
maintenance), parks & recreation and city administration.

Cultural Amenities

South Lyon is home to alnumber of both public and private cultural
amenities including the Southikyondheater, the South Lyon Public Library,
and the Witch’s Hat Depot Museum and Historic Village. The City also
sponsors a weekly farmer’s market during the summer months and hosts
a numbergdf speeial events including Depot Days, free concerts in the
park, and thelargest annual festival: the annual Pumpkinfest held the first
weekend in\October.

Opportunities

The primaries cultafalopportunities identified through the planning
process are for additional events like festivals. Pumpkinfest is very
successful and draws'people in from a broad area so additional events
throughout the yearwould add to the community.

PUBLIC HEARING DRAFT - FEBRUARY 2014 South Lyon Master Plan
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A. Downtown

= .
® B

== AbelSt. )

1

m DetroitSt.
§ sttt

= _Whipp__lééﬁ I

The following pages show
snapshots from a 3D model
designed to show key
redevelopment opportunities in
Downtown South Lyon broken
down by three area types:

1. Downtown Transition
2. Downtown Core

3. Mixed-Use Redevelopment

| McHattie St.

1
]
— &
~ et
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1. Downtown Core Tipple St. !

oKeylnﬁII Opportunities el lakae st

Redevelopment of three key
parcels north of Lake Street
could complete the rhythm of
the existing historic buildings.

Maintain a safe pedestrian
walkway on Lake Street to the
public parking lot behind

PUBLIC HEARING DRAFT - FEBRUARY 2014 Subarea Plans 17
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~ Lakest. 1. Downtown Core
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A vacant lot thabcurrentlyfacesibusinesses across Wells Street is an
opportunity fotlive/wiork units that Would serve as a transition between
commercial andresidential uses.

Q Post Office Redevelopment/ Town Square

r‘ Should the Post Office
_ M vacate its current site in

— Ty ST | the future, the location
zq o I <y S could be redeveloped
with a town square,
outdoor restaurant
seating, and storefronts
- , that match the rest of the
' : - downtown core.
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1. Downtown Core

@ LONG TERM: Key Redevelopment Block

Reestablishing a corner
building anchor will ensure
each corner of this key
intersection has a corner
building to contribute to the
core of the downtown.

Similarly, two-story buildings
could be constructed along
the entire block to match the
character of the other three
core blocks.

e

= S.Llafayette st

The existing site is
underutilized with the storage
of parked cars.

SHORT TERM: Facade improvements to existing buildings, while they may
not achieveithe long-termivision illustrated above, are a good first step
toward reachihg the visionfor this key block.
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| : N 2. Downtown Transition
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2. Downtown Transition

ashington St.

|ﬁ1

I ks
Bl )

Jllﬂn'

sl

| L

Modern multiple-
family apartments
or lofts would be a

positive addition
ﬁ to urban living
_A\§ options downtown

Attached or detached condos or townhouses can
provide the urban living many people seek out in
new homes

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014 Subarea Plans 21



| LibertySt. 3. Mixed-Use Redevelopment

- x. ...‘.I .. } L |
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The areas just to the north and south'ef the core can be redeveloped with
two to thr@e=stofmbuildings that frontthe street, making an attractive,
walkable eavironmentforshoppers thatextends beyond the core
intersectiomofLake/Lafayette:
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3. Mixed-Use Redevelopment

PUBLIC HEARING DRAFT - FEBRUARY 2014

South Lyon Master Plan

The current character of the
downtown south of Lake St.
lacks the consistent “Main
Street” feel that the Lafayette/
Lake St. intersection has.
Planning for higher density
buildings that front the

street will help achieve a

more desirable downtown
streetscape.

e
®

afy
|

A key transitional property
to the commercial corridor
to the south of downtown,
the property just north of the
Reynoldsweet ring road can
serve as the south gateway
anchor to downtown at this
highly visible intersection.
Itis a prime location for

a medium-sized grocer

or retailer that could be
developed in an urban style.
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Key Tools

«  Parks and Recreation
«  Safescaping

+  Sustainability

Current Park Amenities

play structure

swings

sledding hill

two unfenced baseball fields
covered pavilion

restroom building
maintenance building
lighted sand volleyball courts

two pedestrian bridges

Park Plan Process

A conceptual design was
prepared by Russell Design and
the planning effort coordinated
with the City of South Lyon Parks
and Recreation Commission.

Two programming meetings
were conducted:

» walk through the park with a
small group of City staff and
citizens in the summer of 2012

» Parks and Recreation
Commission in fall of 2012

Discussions centered on
accessibility, safety, overall
image and visibility of the park,
lack of significant draw to the
park, and maintenance

The plan was then presented

at the Master Plan Public Open
House session and online survey
for comment. Positive feedback
was received, recognizing that
this is a conceptual plan and the
park will ultimately require more
detailed analysis for construction
purposes.

24 Subarea Plans

B. McHattie Park

Existing Conditions

McHattie Park is a fifteen acre park located south of downtown within
walking distance from the commercial core and adjacent residential
communities. The park is bounded on the north and west sides by
established residential neighborhoods. South Lafayette Street (Pontiac
Trail) creates a strong eastern edge to the park separating the park from

a commercial development. The Yerkes Drain bisects the park from the
historic village and Witch’s Hat Depot Museum té the south and the South
Lyon Water Plant - Water Treatment Facility isdocated in the southeast
portion of the property.

Vehicular access to the park (north of the Yerkes Drain) is,limited to one
public point of entry from South Walkiren Street. There 1§@anether entry
from Washington Street; one blo€k east, however this entryisikelegated to
maintenance and emergencydebicles and the two residences clirently
being leased by the City.

There are two vehicle a€cess locations sguth of the Yerkes Drain. The
eastern most entry provides access ta'the historic village and the Witch'’s
Hat Depot Museum. An entry.farther to the west terminates into an
existing parking lot that is in distepair. The South Lyon Rail Trail traverses
the northesfiredge of the park providing a non-motorized connection to
the regional HuronWalley Rail Trail and the Oakland County Bikeway.

Recommeéendations

The Master Planfor McHattie Parkifocuses on improving the community
image of the parkanpd incorporation of significant design elements that
would promote ‘community participation.

A new boulevard gnthy from Pontiac trail utilizes an existing curb break to
provide a much neaded connection from Pontiac Trail. A pond provides
afositive appeal to park users and passersby and combines with mature
canopy. trees to flanic the new park entry drive that leads to a new parking
lot and open airmulti purpose pavilion and plaza. From this plaza one
could travel on a north-south “spine” connecting the historic village, or
continue into the park on a meandering eight foot wide asphalt path.
Spray pads have been added adjacent to the existing playground. A new
concession/restroom building caters to the spectators of the baseball
games, sledding hill or new amphitheater north of the Yerkes Drain. A new
pedestrian bridge connects the new parking lot east of the historic village
with the existing volleyball courts. A family restroom has been added to
the maintenance building to serve patrons to the eastern side of the park.
The banks of the Yerkes Drain have been cleared of the overgrown brush
and now welcome visitors to explore the water’s edge or sit on one of the
many benches along the pathway.

The historic village circulation has been greatly improved by eliminating
the driveway south of the Victorian gazebo. The removal of the driveway
enables for the expansion of the open area to better accommodate the
summer concert series and other organized events. The existing curb cut
remains and now directly connects to the parking lot east of the village. A
new curb cut is proposed on the east site of the Witch’s Hat Depot Museum
and completes the horseshoe shaped drive. The parking lot to the west has
been repaved to accommodate visitors to the west side of the park.
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Pontiac

5,69,

T

A

17

sk e\
Legend
1. Existing Gazebo with New Sign 18. Evergreen Trees, Typical
2. Boulevard Entry with Ground Mounted Sign 19. Deciduous Trees, Typical
3. Pond for Aesthetics and Possible Irrigation Source 20. Ornamental Flowering Tree, Typical
4. Parking Lot (78 spaccs) 21. Amphitheater with covered Performance Area
5. Open Air Multi-Parpose Pavilion/Farmer's Market 22, Existing Ball s with Bleachers
6. Plaza with Decorative Pavers and Flags Remove Brush to Provide Viewing and Sitting
7. Enhanced Park Entry from Washington Street
8. Existing Pavilion
9.

Existing Rail Trail (Huron Valley Trail System)
10. Existing Restroom Building
11. Existing Parking Lot (44 spaces)

12. Remove Exis

isting Wall. Replace with Plantings
ions and Restroom Building
rated by Age Groups

16, Existing 1ill
17. Enhanced Park Entry from McMunn Street; Add Berm to Buffer Residential

South Lyon Master Plan

Depot Museum
“ut to Create Separate Horseshoe Drive

B Space panized Events

34, Parking Lot (28 Spaces). Maintain Existing Curh Cut
35. New Bridge to Connect Parking Lot to Volleyball Courts and Park Path
System
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C. Commercial Corridors

Streetscape Enhancements

The proposed improvements along South Lafayette Street (Pontiac Trail)

- Commercial Site Design between Liberty and McHattie provide design concepts that could be
Standards carried throughout the City and the Downtown. The specific goal of this

+ Incentives particular section of roadway was to develop an identifiable gateway entry

into the Downtown Development Authority (DDA) boundaries and into

the City.

Key Tools
«  Building Design Guidelines

For economic reasons the design concept retaipé the major design

. . elements from the streetscape project compléted.in 2007. Pedestrian
Pontiac Trail crosswalks at each of the intersections andfat mid=Block use similar
Streetscape detailing and pre-cast concrete paversto designate clearly marked routes
Improvements for pedestrian travel. Contrasting materials and textural change provide

. improved pedestrian crossings visual and physical cues that conifibute to traffic calming@swehicles
approach the intersections. Realigning the curb and removing afew
parallel parking spaces slowftraffic as well and provide protectionto the
landscaping and planters remaining cars parked aléng'the street. LaWapnasonry walls in thése ‘bump
masonry knee walls out” areas physically separates pedestg@ansfrom vehicular traffic and add
outdoor dining a human scale to the streetscape whileproviding architectural continuity
throughout the downtown. Proposed benches, planters and trash
receptacles match what is currently being used throughout the City.

«  curb“bump outs”

bike lanes

benches, trash receptacles : . .
2 Where fegsible; the,City should attempt te attract businesses to the

downtowniarea that mayspromote outdoordining experiences. Dining
areas and the addition ofurbanipocket parks will offer marketing
opportunities fok merchants and the City to organize programmed events
to energize the streetScape with pedestrians; offering opportunities for
them to engageiin conversation and contribute to the economic vitality of
the downtown.

ThelVleteran’s Plaza\teémains in its current location, but has been enhanced
with masonry piers at the entry from the sidewalk. New low-maintenance
plantings andi@aiew,ornamental fence encapsulates the plaza to and
visually and physically separate it from the adjacent parking lot while
providing a welcoming environment for visitors.
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Access Management
. Cross connections

«  aligning driveways
«  reducing conflicts

«  coordination with adjacent
communities and the Road
Commission for Oakland
County

X Typical Driveway Closure

Proposed Roadway Alignment
Better Connectivity
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A. Introduction

South Lyon’s small town atmosphere - traditional neighborhoods, walkable
streets and easy access to schools and parks - make the city a target for
development. The more dense development patterns in South Lyon allow
the city to provide community services in an efficient manner. Compact
development uses infrastructure more efficiently, but also results in a more
attractive living environment, with a walkable setting and small-town
character that so many desire.

Without appropriate management and regulations, mew development
can disrupt the rhythm and character of neighborhoods and commercial
corridors, and without proper stewardshipgthey can fall into decline over
time.

While South Lyon will remain a predomifantly detached,single-family
community, the makeup of local Heuseholds is changing@anchalternative
housing choices are more in démand. Community leaders‘desite to
provide housing for variousfincomes and needs. These demands can be
met by allowing a varietyfefhousing typesi(single-family attached homes,
downtown flats, senior housing) in an amount that provides a balance, all
that fits within existing neighberhood and mixed use contexts.
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B. Recommendations for Land Use
Future Land Use Descriptions

Suburban Residential

» Lower density

» Medium to large lot sizes

« Curvilinear streets

» More modern neighborhoods

« Suburban or rural in character

« May include incidental non-residential uses like churches or small
schools

 Planned developments that may contain a mix of suburban and
traditional residential

» Areas developed to protect natural areas, historic features, etc.

Traditional Residential
« Higher density
« Smaller lot sizes
« Single, two- and multi-family residential uses
 Rectilinear and grid-patterned streets
« Established neighborhoods
« Urban in character
« May include incidental non-residential usesilike churches or small
schools
» Manufactured home parks

Neighborhood Commercial
» Walkable nodes
« Smaller scale retail, servicesgiarkets, office
« Allowances for mixed-usé buildings (ketail with residential flats above)

Downtown
« Mixed uses: retailfrestaurants, office, medium to high'density
residential, civic, institutional
« Dense, downtown‘core
« Government and civic.center
» Walkable'streets
« Traditional'"dewntown characten

General Commercial
o Medium-scale retail, office
e More auto-oriented than other commercial areas
«Primarily located along main road corridors
« Draws'eustomers from outside the city

Industrial
« Includes‘clean,iddustrial uses
» Located neat transportation routes
« Involves activity that should be separated from other land uses

Public
 Schools, higher education facilities
« Cemeteries
« Municipal buildings
 Public and private recreation
« Actively used greenspace

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014 Future Land Use 29
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Sources: City of South Lyon,
Oakland County, MCGI, LSL
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This plan serves as the policy
guide for moving South Lyon
forward, guiding decisions about
future physical and economic
development. Transforming the
plan’s goals into reality will require
along-term commitment and
political consensus. The plan is
designed to be a road map for
action, incorporating strategies,
specific projects, and programs
that will achieve the desired
results.

This chapter synthesizes the many
plan recommendations and
identtifies the actions and timing
needed to transform the plan’s
vision into reality.

32 Implementation

A. Tenets of Successful
Implementation

While the input received through the master plan process provided
a foundation to help achieve the city’s vision, community support,
commitment, and involvement must continue.

Commitment

Successful plan implementation will be directly related'to a committed city
leadership. While elected and appointed official§ - the Mayor, City Council,
and Planning Commission - will have a strongfléadership role, many others
- city department directors, staff, and leadefs from the community’s many
institutions and organizations - will alsgfbe instrumental in supporting the
plan.

However, commitment reaches beyond just these individualsiand includes
the array of stakeholders. CitiZens, landowners, developers,-andiusiness
owners interested in how South Lyon develops must unite toward'the
plan’s common vision.

Integrate with Project Design

City officials and departments‘must embrace the plan, applying its
recommendations to help shape‘annual budgets, work programs,

and the désign 6ficapital improvementshFor example, the City’s
engineering practices can,support implementation through infrastructure
improvements,streets, and stom systemsidesigned consistent with

plan policies and recomuiendations. "Each department, staff person, and
elected officialshouldffind it a benefit; if not an obligation, to reference the
plan,when making@decisions and setting priorities.

Guidance for Development Decisions

Thigplan is designedfor routine use and should be consistently employed
daringamysprocess affecting the community’s future. Private investment
decisions by developers, corporations, and land owners should consider
the plan’s direction. Other planning efforts for neighborhoods, corridors,
and community facilities should be in harmony with the master plan.
Einally, the plan should be used when reviewing development proposals
and, referenced in related reports and studies.

Evaluation and Monitoring

This plan has been developed with a degree of flexibility, allowing nimble
responses to emerging conditions, challenges, and opportunities. To help
ensure the plan stays fresh and useful, periodic reviews and amendments
are required. This will ensure plan goals, objectives, and recommendations
reflect changing community needs, expectations, and financial realities.

Finally, Michigan law stipulates the plan be reviewed at least every
five years. Updates should reflect changing conditions, unanticipated
opportunities, and acknowledge the implementation to date.
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B. Goals, Objectives, and Tools Vision

170)%
Development of this master plan began with an assessment of the NV
community. It was supported by input from the public, from which a set s e
of Goals and Objectives was developed along with a set of Tools identified GoaI/ObleCtlve
to achieve them. The Goals and Objectives provide the “what” and the What?
Tools provide the “how," as shown in the following table. Section VI: Toolkit ¥
includes detailed discussion of each recommended Tool. Action
Who? When?
7
Tool
How?
PUBLIC HEARING DRAFT - FEBRUARY 2014 Implementation 33
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Vision C. Yearly Action Plan Checklists

170)% To make sure all the aforementioned objectives are achieved, this section
NV sets forth a game plan for the coming years. The City should review this
Goal/Objective checklist yearly to track accomplishments and reassign priorities.

What?
N2

Action
Who? When?

N2
Tool

How?

Long-Term Actiond

Actions

Action Type ‘ Responsibility

Immediate Actions (by 2015)

Establish joint review procedures | Partnership Administration,

with Lyon Township for projects PC and Township

along Lafayette

bpdate Sign Ordinance Regulatory Administration,
PC & City Council

Prapare & adopt anew Zoning Regulatory Administration,

Ordinance to implement PC & City Council

recommendations of this plan

Createa'Development Handbook | Programmatic Administration

Hold Annual Joint meetings Partnership PC, ZBA, City

with the City Council, Planning Council, etc.

Commission, DDA and other

boards

Woerk with the Road Commission | Partnership Administration &

for Oakland County (RCOC) to RCOC

identify a truck route through
the city in its Transportation
Improvement Plan

Identify funding sources for Programmatic Administration
redevelopment projects

Prepare a development Programmatic Administration
promotion package/program to
encourage quality development
in the city.
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Action

Type

Responsibility

Short-Term Actions (by 2018)
Acquire and redevelop property

Programmatic

Administration &

law

at the corner of Lafayette & 10 City Council
Mile
Review Master Plan per Michigan | Regulatory PC & City Council

Actively work with developers
and property owners to
redevelop downtown buildings
into multi-story, mixed use
developments

Partnership

Administration,
PC & City Council

Identify and acquire key parcels
in downtown to encourage
redevelopment

Mid-Term Actions (by 2023)
Relocate Post Office from prime

Programmatic

Programmatic

Administration &
City Council

Administration &

owners to redevelop downtown
buildings into multi-story, mixed
use developments

street frontage in downtown City Council
Update Master Plan to reflect Regulatory Administration,
changes in city, per Michigan law PC & City Council
Continue working with Partnership Administration,
developers and property PC &¢Gity Council

Create new entryway into Capital Administration,
McHattie Park and associated Improvement Rarks and
pavilion area. Recreation
Commission, &
City Council
Complete streetscape Capital Administration &
improvements,along Lafayette Improvement City Council
Street in downtown.
Make improvementsito the Capital Administration,
Historic area of McHattie Park Improvement Parks and
Recreation
Commission, &
City Council
Long-Term Actions (by 2030)
Create smaller parkdreas in Capital Administration,
downtown Improvement Parks and
Recreation
Commission,
Planning
Commission &
City Council

Redevelop sites in downtown so
there are no longer parking lots
fronting Lafayette Street

Partnership

Administration,
PC & City Council
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Vision In Section V: Implementation, the Goals and Objectives were indexed by
Why? which tools could be used to help accomplish them. This chapter includes
a detailed description of each recommended tool. To further assist with
v implementation, the following table shows where those Tools should

Goal/Objective apply within the community.
What?
N7

Action
Who? When?

v
Tool
How?
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Where to Apply the Tools

RESIDENTIAL SPECIAL
DISTRICTS CORRIDORS | DEVELOPMENT SITES CITY PROPERTY
wn © 2
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Guidelines
Facade Program 46| X X X X
Downtown Buildin
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Design Guidelines
Neighborhood Planning | 50
Traditional Neighborhood 51
Development
Tree Maintenance Policy
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Guidelines

Commercial Site Design

Standards >3

Incentives

Parking
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Future L3

Parks and Recreation | 74 | X X X X X XX X | X X
Safescaping 75

Sustainability 79 | X X X X X X X

Zoning Plan
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Where it should apply

Downtown

«  Multiple Family Residential
Districts

Single Family Residential
Districts within ¥ mile of
downtown

44 Toolkit

A. Downtown Toolkit

Downtown Housing Guidelines

Historically, urban housing environments were established out of need

- lack of travel options and speed required one to live, work, shop and
recreate within close proximity. As travel options increased and post-
World War Il suburbanization began, these mixed use environments were
gradually replaced with single use developments thagseparated residents
from commercial uses from office uses from industrial uses. Such patterns
have contributed to a decaying social quality that many communities wish
to reverse.

Today, attached housing and mixed-use development is becoming
desirable again due to the following bénéfits:

« Greater housing variety and dénsity provides more@affoxdable housing
and options for those seekifig lower maintenance or Ugbah,living
options

» Reduced distances b&tween housinggwerkplaces, retail businesses,
and other amenities and, destinatighs reduces travel time and
improves convenience

« More compact development makes more efficient use of public
servicesputilities and infrastructure

« Stronger neighberhood charactéganel sense of place result when
citizensand businessesjinteract

» Walkable, bikeable neighborhoods increase accessibility, which
results in improved travel options, reduced transportation costs and
improved community health

New residential should blend in with existing development, but should
also provide differant housing types, since the downtown presents a
different development context. Alternatives like townhomes and attached
résidentiaunits are more viable in downtown locations, so new housing
should explore these options so it will support rather than compete with
downtown activity. Housing should meet the following guidelines:

Mixed-use development is, simply put, a development or building that
blends a combination of residential uses, or that combines residential,
commercial, cultural, institutional, or industrial uses, and where those
funetions are physically and functionally integrated.

« Mixed Residential. Some studies show that mixed use residential
neighborhoods resulted in a more favorable cost-revenue
environment, and also may result in higher-quality neighborhoods.
Mixed use residential provides an array of housing types in one
neighborhood or development, so that there is not an over-supply
of any one type. Such developments also result in more moderate
residential densities, and less public safety demand, which according
to the study, was also desirable. Apply mixed use standards where
they best apply, not necessarily to every site.

» Mixed Use Buildings. Mixed use buildings located in the downtown
area can help strengthen the local economy. Mixed use buildings
include upper-story residential or office uses above commercial
stores near the downtown area should be considered. As evidentin
recent demographic trends, Americans are seeking life in more urban
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environments. While the goals for the downtown area are not to
create an urban center per se, it can emerge as a center of activity in
South Lyon that provides this urban quality residents desire.

Neighborhoods Adjacent to Downtown
Residential neighborhoods near downtown should reinforce a pedestrian
environment and built-up streetscape.

« Lot Sizes. Residential sites should be narrow enough to maintain an
urban density and walkable scale. Because that principle may conflict
with some residential demands, a maximum lot width may also be
appropriate where pedestrian-oriented development or increased
density is desired.

Setback Requirements. Residential setbacks should promote
streetscapes that are consistent with the desired character of the
neighborhood. In most cases this means consistency with established
building lines, heights and architecture. The following setbagksare
suggested:

Residential use bul

» Front. Homes should be setback 5 feet or more froméhe
sidewalk, provided a stoop, steps or ramp may project into
the required front yard.

» Side. Side setbacks may be waived altogether, provided
that exterior building walls within 10 fegt of@amother must
be fire rated. Where a setback is desired; a minimuryl0 foot

3 stories manx.

ding placement

N

-

35 ft max height

Garage & parking
in rear or side yard
Garage may be
detached or attached

separation between buildings should be maintained.

» Rear. Rear yards should be at least 25 feet deep to previde
ample space for side or rear garages.

Building Height. Building heights should be usedte control
the overall scale of buildings and te discourage buildings that
visually dominate adljacent residential areas.

Zoning Ordinance Revisiens

Conventional, single-use zoning ségulations-often prohibit residential uses
in commercial districts, butit €an be instrumental in revitalizing urban
places. Theféllowing are ways tojincorporate high quality, higher density
housingd inte thezoning,ordinance:

o Expand the list of permitted usesinlcertain zoning districts where
walkable environments are desired."Mixed uses include those that
provide activity throughout the day and into the evening, such
as retail, restaurants, personal and business services, high-density
residential (includingsenior housing), universities, civic centers, and
upper=story office afid residential.

» Allow mixed use'where it may provide convenient living, working or
shopping opportunities that are desired by the community. In South
Lyon, the downhtown district is targeted for mixed use development.

« Allow a mix of residential types where higher density neighborhoods
are planned, or where they will positively impact downtown or
commercial activity. Mixed residential should be encouraged in
the downtown district and in areas immediately surrounding the
downtown.

« Consider form-based zoning where specific housing types or

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014
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Where it should apply
Facade improvement programs
are most often applied within
designated improvement or
redevelopment districts. Usually
these involve commercial
properties located in downtown
areas or those along key corridors.
However, such programs can be
implemented wherever a need is
identified, and where resources
exist to address those needs. So,
they could be applied in residential
neighborhoods that contain or are
approaching blight conditions,

or where preservation of facades
are needed to maintain property
values.

Toolkit

building forms are desired. For example, townhomes in downtown
environments need to be designed to relate to the street, yet provide
needed privacy and safety. Form-based codes help to specify the
characteristics needed to achieve the desired type of downtown
residential environments.

Facade Program

A facade improvement program is a systematic approach to assist property
owners and businesses with upgrades to building gkterfors. More often, a
facade improvement program is part of a broadef economic development
strategy, but it is an effective tool to improveghe appearance of the
facades, or street-facing exteriors of commércial buildings. Such programs
are generally coordinated through a cofimunity-based,organization, such
as a Main Street program, Downtown Development Autherity, or Corridor
Improvement Authority, that hasdecess to funding sources and technical
expertise. Often these organizations will develop a programaferproperty
owners within their jurisdiction, offering funding or technical‘assistance for
desired improvements.

Improvements to commer€ialbuilding§€an directly improve and benefit
the surrounding business distriet, both'visually and economically. If

a specific character is desired,'such programs can provide a way to
encourage private investment through incentives rather than regulations.
Some reagons Whysthese programs are needed include:

« Some property‘owners,do not havethefinancial means to make
improvements.

« Some property neéd technicaliassistance to coordinate building
upgrades, andisuch programs can provide a financial incentive to
make improvements that would not otherwise be made.

«|Certain businasses see regulation as a barrier to improvements, and
will choose to make no improvements. Reaching out and providing
assistance.can help build trust between municipalities and property
owners,

» Some older neighborhoods or districts may suffer from declining
building stock, and property owners may not see enough return on
their investment.

Facade Improvement Programs often offer the following assistance to
targeted property owners:

 Grant assistance for physical building improvements, such as the
following:

» Painting of Exterior Elements

» Replacement of Street-Facing Doors

» Installation of new Exterior Lighting

» Replacement of Storefront Windows

» Restoration of Historic Details

» Installation of new Awnings
» Assistance with permit application processes
« Development of technical plans and drawings

» Grant assistance for historic or significant facade preservation
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« Advise during the hiring and managing of contractors
To establish programs, the following is needed:
« Evaluation of building architecture to establish a local character
» Development of needed and desired improvements
 Preparation of design standards to guide the grant approval process

 Review of improvement applications and distribution of funding and/
or technical assistance

Downtown Building Guidelines

The City of South Lyon is fortunate to have an existing traditional
downtown. Where so many have been lost to suburbanization or
redevelopment, South Lyon’s downtown presents a unique asset. As

the changing economy has shifted consumer attitudes about shopping
local, reducing commute time, and urban environments. To preserye and
enhance the existing downtown, this Plan includes a variety of iafilland
redevelopment suggestions, described in the Downtown Plaafbelow, but
the zoning ordinance can also be used as a tool to protect the existing
building form and character. The following standards are recommended
for downtown storefront buildings:

¢ Lot Sizes. There should be no minimum lot size or width for
commercial sites.

» Setbacks. Setback requirements should promote‘streetseapes that are
consistent with the desired character of the\downtown:“Consideration
for proximity to residential zones should include building transitions
(i.e. stepping down building heights as they get closgf to'residential);
buffering requirements andfperforimance standards that will maintain
light, air, and the potential for privacys Many downtowns do not
require any setback,dnd’to maintaipi@aconsistent fggnt building line,
often require a “bdild-to” line, whichiinstead of setting buildings back,
requires they b&built at an establishedidistaince fromthe sidewalk
or property line. A'consistentfrontbuildingline is important to
maintaining the proper scale between the public realm (the street)
and theyprivate,realm (the building), however, some
exgéptions may bemnade forthefollowing:

» Main Entrance. The fsont entranceway shall be inset a
minimum of three (3) feet from the front building wall
to minimize encroachment on the sidewalk

Front yard setback
exception permitted for

» Building Projections, Projections into setbacks should
beallowed to project over the public sidewalk provided Frontyard setback
. . . exception permitted for
an 8<footyertical€learance can be maintained between

the sidewalk.gfade and the projecting element.
Front yard setback

outdoor seating T

access to parking —H

Commercial/Mixed use building placement

Building required to be built to within 3 feet of front lot line except ag
approved by planning commission for front yard setback exceptionsy

exception permitted for
inserted entrance to
building

» Recesses. Theentire length of the ground level, street-
facing facade should be built to the required front lot
line, but design should also include some relief and
interest. The front setback may be widened for the

Front yard setback
exception permitted for

pedestrian plaza —

following purposes:

- To create a wider sidewalk is along the frontage of the
building.

- To establish public gathering area or plaza that offers
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seating, landscape enhancements, public information and displays,
fountains, or other pedestrian amenities.

- To create an inset for the building entrance.

- To provide outdoor seating or cafes.

- Where necessary to avoid utilities.

- To accommodate a driveway or pedestrian access that may be
needed to provide reasonable access to reargfard parking.

- To preserve an established or significantduilding or structure.

e Building Design. Downtown buildings sdould possess certain
elements so they attract customers, provide safe access, and
contribute to the desired characteif The followinghelp accomplish

Ground Floor Windows. To encouragewindow
shopping and interaction with pedestrians, wihdows on
the grounddlevel should gccupy at least 60% ofthe front
wall area (not including(the lowest 4 feet of the wall or
area abovelan 8 foottheight). They should remain clear
of obstructions.

Upper Level Windews. Upper level windows should
maintain a consistentshape, size, orientation and rhythm
asladjacent or nearby buildings.

Exterior Fihish Materials, Buildings should project the
image desired forithe downtown. Detailed building
design standards‘are often developed by Downtown
Dévelopment Authorities or municipalities to require
use of locally prevalent materials, durable products, and
prevent things that may detract from the downtown
cRaracter, such as use of garish colors or non-traditional
materials.

< Parking. Parking lots can have a significant impact on downtown
functions and aesthetics. Their location must be convenient, yet
discreetly located. They must not interfere with pedestrian traffic,
which should be the priority in downtown locations. More specifically,
downtown parking standards should address the following:

Location. Parking should include either on-street
parallel parking, structured parking, or surface lots
located in rear or side yards. Side yard parking should
only be allowed where rear yard parking cannot be
accommodated. In no case should more than 40% of any
building site be occupied by parking (meaning the entire
remaining 60% should be occupied by building), and
any parking that does extend to the front property line
should be screened by a screening knee wall or hedge.

Number. Parking requirements are often waived in
downtown locations where on-street or other municipal
parking is provided. This helps create an incentive to
provide the type and quality of development that is
desired. In any case, available parking within 500 feet of
the site should be considered available for use and can

0 0 O 0 these goals:
Flat roof with traditional
cornice proportionate to »
_ R _ building and parapet wall
][ tall enough to screen
L[] L] L] rooftop equipment.
upper M 1 CIC]
floors Fir mm [0
L = I
Upper floor windows must
__ ___ I comprise 30-70%
1] L[] L] of facade area of upper floors.
H/H }E »
— = — Design separation betwgén
1st and 2nd stories with
T T T cornice or other feature.
8’ »
Windows and doors
first must comprise 70% of the front
floor facade area between 2 and
8 feet above grade.
2' Main pedestrian entrance
LI 1L Siocated sirectfront
The above drawing is intended to illustraté the application of the design
standards in this ordinance, but not'réquire a specific architectusal style.
@ |§|ECD Q) »
‘ Parking permitted in side and rear yard
Min. 20 ft. N @
building
depth \ @ O
< le ]
| Min. of 60% frontage  'Max. of 40% frcuntatgeI
»
Side yard parking permitted
with 3 foot tall screenwall
lot line
48 oJo
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be counted toward the minimum parking requirements.

» Access Management. Driveways to downtown main streets should
be avoided as much as possible. This means sometimes that drive-
through or high-volume uses may not be suitable. Whenever possible,
existing driveways shall be removed and access provided to the site
from rear access or from an intersecting side street.
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What Makes a Great
Neighborhood?

Safe Streets

People can walk without fear of
crime or traffic

Streets are not excessively noisy

Streets are comfortable and
contribute positively to the
neighborhood

Easy Access

Road connectivity provides travel
route options

Array of travel options (i.e. on
foot, by bike, by car, or bus)

Owning a car is not necessary to
access daily needs

Housing Choices

Variety of housing types (i.e.
single-family, townhomes,
apartments, etc.)

Mix of options to meet different
needs and preferences (i.e.
family size, financial constraints,
location preference, preferred
school districts, etc.)

Gathering Places

Public gathering places (i.e.
parks, plazas, sidewalks, and
shops)

Home orientation and designs
that encourage interaction

City Services

Full range of public services
(i.e. police, fire, schools, parks,
libraries, etc.)

Efficient use of resources

Special Character

Unique physical setting

Streets, buildings and open
spaces evoke a special character

50 Toolkit

B. Neighborhood Toolkit
Neighborhood Planning

Neighborhood planning focuses on smaller areas of the City that may need
special attention, preservation or improvement. Developing plans at the
neighborhood level helps to engage and empower local residents to take
responsibility for their community. The goal is to foster and create great
neighborhoods that:

» Have distinct centers and edges

« Are of a walkable scale

« Balance a mix of uses and activities

« Include interconnected streets and pathway systéms

 Have street systems that creat@@comfortable, safe'@avikonment

« Include living areas and frgnt entries as the prominenthome feature
 Use unifying elementsfto help identify the neighborhood

« Embrace their histéric, eultural, andeivic resources

« Have a formal organization

Neighborhoods provide the framework for quality of life. How they are
laid out, thegamenities they contain, the homes that are built, and the
people who live thete all impact how,one feels about their community.
Neighborhoods can provide opportunities te make healthy or unhealthy
choices, andas'such, caniimpacteur happiness and well-being. The
physical design of neighborhoods caniprovide safe, walkable streets,
development pattern$ that foster interaction among neighbors, and
organizational structures that foster mutual concern amongst neighbors.

Thaimportance of neighborhoods is also based on the theory of social
disgrganization, which states that crime prevention results less from the
présence of public safety officials and more from ones desire to not upset
Our peers or familys, It suggests that, while police have an important

role to play in“public safety, it is the activities of the people who live

in a neighborhood that most directly affect criminal behavior. Some
neighborhoods see less crime because of a higher social connection
amongst neighbors. This is evident through Neighborhood Watch
programs, which rarely use additional public safety officials. Such networks
arelimportant for a variety of reasons:

o Crime occurs less between friends

e Friendly neighbors will more likely report criminal or suspicious
activity, or alert one another to crises or impending disasters.

» Shared concerns for child safety, and property protection often foster
a more cooperative neighborhood spirit

After target neighborhoods are identified, officials need to decide how to
get the neighborhood involved with the planning process. Work through
established organizations like condominium or homeowners associations
can help provide a stable foundation for such planning partnerships. Once
the working group is established, they can develop the plan using the
following steps:

o Data. Collect information data about the neighborhood. Socio-
economic data like housing values, occupancy rates, household
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characteristics, age of structures, and more can be collected to help
understand who lives within the study area, and what their needs
may be. Physical data regarding housing types, condition, character,
street typology, non-motorized facilities, parks, etc. provides the
basic neighborhood structure and creates the foundation for
recommendations.

« Goals. Set goals for the neighborhood that seek to address issues and
needs identified during the data collection. Often, municipal staff or
consultants will work with a committee of property owners to develop
goals that best represent local needs.

 Projects. ldentify projects needed to meet the established goals.
These can include building improvement programs, acquisition of
land for parks or other community needs, installation of sidewalks or
pathways to provide travel choices, general clean-up programs, et€.

« Implementation. ldentify how to implement projects using available
resources. Sometimes volunteers can accomplish projectsqand’in
other cases funding or technical expertise may be needed. Therefore,
local plans need to recognize governing jurisdictions and ceordinate
projects so they can be realized. Municipal assistance may.beneedéd
to help fund projects, either through general funds, grant programs,
or assistance through Special Assessment District administration.

 Publication and Adoption. Coalesce the{goals, prejects and funding
opportunities into a formal Plan. Dependingion the gréup. creating
the plan, formal adoption processes may be& reguired.

» Monitor, Evaluate, Update. Once the plan is\in place, it heeds tolbe
monitored, evaluated, and updated regularly to ens@re’it remains
relevant, celebrates accomplishments and completed projects, and
continually identifies additional projects for mora improvements.

Traditional Neighborhood Dévelopment (FTND)

Also called neo-traditional development, traditiohakncighborhood
development (TND) refags te,a development pattermidesigned to emulate
the characteristics of smalliolder communities of the 18th through the
early 20thgenturiesnA centralifeature of TND is to focus on how private
develgpment can shapéa sense'@f place and improve quality of life. Often
TNBs focus more on pedestrian integaction than vehicular access and
gonvenience. For this reason), TNDs often include rear alleys to provide the
modern parking and service needs of residents, narrower streets, shorter
frontyard setbacks, and keyarchitectural elements.

The reason $0 many places are reversing land use trends toward more
traditionalipatterns areddecause of the social, physical and economic
benefits they'canprovide:

« Walkability and’Connectivity. By providing more compact
development and uses within closer proximity, TNDs reduce the need
to drive.

» Housing Options. Mixed housing options provide options for
residents of varying socio-economic characteristics.

« Community Gathering Places. TNDs provide for central gathering
places or identifiable neighborhood centers; usually in the form of a
park or plaza, which encourages interaction among residents.
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 Public Places. TNDs often provide for parks, walking trails, and bike
paths, with a focus on connecting these recreational components.
Sometimes, density bonuses can be used to encourage inclusion of
additional public amenities.

« Efficiency of Design. When the principles traditional design are
applied, they result in more efficient use of public infrastructure. For
example, a neighborhood with 80-foot wide lots will require 800
linear feet of roads, public sewer and water servicelines for each 10
homes, whereas a neighborhood with 40-footfwide lots will require
half as much. Accommodating more “users®within the same land
area provides better use of public resoufces and reduces the cost of
services for both the municipality and the resident.

The following elements can be publishedas a set of'suggested guidelines,
or incorporated into the zoning ordinance and subdivision erdinances:

« Street Design. The designfofstreets can impact how fagresidents
have to walk to local pafks, heighbors or other destinations. The idea
is to provide a criticallmass of residentSpin close proximity to’jobs,
shopping, and mass transit to helpgreduce reliance on the automobile
for transportation. TND stkeets dften include the following:

» Grid pattern

» NarroWerwidths

Traditional
Neighborhood » Reanalleysfor vehicle parking and sexvice access

Streetscape

» TermiRations at focal poihts

Neighborhood Elements. TNDs consider how public places can shape
how residents\enjoy their neighborhood. They include elements that
will encourage gathering, interaction and activity, such as:

» Community'open spaces, including active parks, passive pathways or
open space, playgrounds, pocket parks, civic squares, etc.

»aSafersidewalks with convenient routes and access
» Historic'preservation

Housing and Density. TND can minimize the environmental impacts
associated with extensive roadways. TNDs often employ a variety of
land use activities in a single project.

» Narrower lot widths

» Variety of housing types, depending on the context, including
townhomes, detached homes, residential over neighborhood
commercial uses, live-work units, etc.

Site and Home Design. While the public realm (streets and public
property) create a framework for development, they are only a small
part of the overall character that is created when a neighborhood

is fully developed. TNDs strive to provide a human scale to
development, so individual home sites typically include:

» Smaller front yards
» Prominent front porches that can extend close to sidewalks
» Rear yard garages and/or access

» Two-story homes to maximize square footage on smaller sites
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Tree Maintenance Policy

The City already regulates removal of trees on private property, especially
on non-residential sites, but maintenance of trees within road rights-of-
way are often a shared responsibility between the property owner and
agency who maintains the street. The types of trees chosen can impact
the character and function of a road. In addition, lack of maintenance
over time has the potential to threaten the health of several trees. Disease
and infestation, if left unaddressed, can threaten not just the initial tree
impacted, but several trees around it. Tree Management Programs aim to
consider the variables that contribute to tree loss, and implement policies
that will diversify tree species and ensure proper long-term maintenance.

Trees are an asset to communities by providing shade and aesthetic
improvement. Appropriate planning, planting, and maintenance of city
trees provide many economic, social, environmental, ecological, and
aesthetic benefits. Moreover, properly maintained trees provide social
and psychological well-being and enhance property values, secufing
and encouraging public and private investment. Installation gf street
trees requires time and money that should be protected. AS trees grow,
their value increases, and loss of larger trees can have a greater poetential
impact. Therefore, policies for maintenance of existing trees and fok
planting of new trees within the City’s right-of-ways are needed to
preserve the initial intent of the program and the,investments made by
both the public and private property owners!

Due to limited resources, the City relies on privatejproperty owhers

to plant new trees, usually during site development, Street treesare
required along the frontage of commercial sites, andwithind planned
residential developments, wherggessible. While the ity €annot commit
to funding a comprehensivedree Maintenance Program, it can encourage
community or neighborh@od'plantingprograms by aiding with purchase
and acquisition of treesfat a bulk rate, planting assistance for residents
who request and payffor tree replacegient, or by providiagimaintenance
services if funding allows.aMaintenance could includeyplanting of new
trees, annual pruning, and community-wide pest management (as
required), but should not include’everyday care, which should still remain
the respensibility of the property owner.

Newd¥planted trees should have thefoellowing characteristics:

e They should include'a mixed age'population, adequate diversity of
species, and an appropriate mix of types (evergreen vs. deciduous).
Adiverse forest ecosystém and street tree inventory is more able
toladapt to changing gnvironmental pressures such as disease and
pestinfestation. Nogne’species should dominate the mix, to prevent
widespreadilosses.

» They should contribute to the integrity of existing tree cover and
canopy, both within the public right-of-way and on public land.
Without over populating any one species, new trees should generally
match the growth rates and sizes of those already established in the
area.

» They should be tolerant of local conditions and not require special
care or heavy maintenance.

« They should not cause interference with overhead wires, underground
utilities or sidewalks.
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Where it should apply

Commercial Zoning Districts

Pontiac Trail Subarea
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C. Commercial Toolkit
Building Design Guidelines

Building design guidelines provide the principles upon which building
design should be based. They often include a set of standards for building
height, width, building material, colors, entrance features, architecture,
windows, etc. that are recommended to help create the type of building
character that is desired by the community.

Depending on the context, the form and characteffefbuildings can
have a significant impact on the function and a€tivity within an area.
Furthermore, the quality of buildings impactfthe lecal economy, as
declining commercial districts with dilapidated buildings can have a
compounding negative effect on the p@reeptions ofisafety and property
value. By encouraging high-qualityfleuildings that contribuite to local
character, each building that is bdilt’or improved can begin toyeverse
those trends and positively imipact local markets.

Design standards can be ifplanted as a setof guiding principlesifor
development that act a§ a suggested bgst practice for development.

They can also be incorporatediinto thé zoning ordinance or other general
code as a requirement. If included(in the zoning ordinance, care must be
taken to ensure that the requirements do not extend beyond the scope
of zoning g@ulations, which are intended to protect the public health,
safety and welfare."Requirements that restrict creative freedom or dictate
specific architecturalistylesior features should be limited to planned unit
developments or areas where théyycan be encouraged through incentives
rather than regulationss

The following genefal standards are suggested.

» Long or expansive building walls should include variations in the
building wall, varied rooflines, archways or other architectural features.

¢ The rhythm of openings (the number and spacing of windows and
doors) should,be'balanced on the facade and not disrupted.

« Rear elevations visible from roadways (both public and internal drives)
and/or residential areas should have a finished quality consistent with
the front elevation of the building.

s Recessed or projected vestibules with suitable overhead weather
protection should be utilized.

» Durable building materials which provide an attractive, quality
appearance should be chosen. Earth-toned brick, masonry block or
other building materials typical in the area. “Dryvit” or “EIFS” products
should be used as an accent material only, and limited to upper areas
of the facade only.

« Building colors should consider and blend with local surroundings.
Bright, offensive colors should be avoided, especially as the primary
color of the building.

« Walls near building entrances should include windows, canopies and
awnings to attract customers and contribute to a sense of place.

» Rooftop equipment should be completely screened to protect views
from the roadway and adjacent uses.

 Exterior gutters and downspouts should be avoided on non-pitched
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roof buildings.

« Consider access needs for all building users, including those with
disabilities and visual impairments.

« Incorporate sustainable building elements where possible.

Commercial Site Design Standards Where it should apply

Site design standards are a set of principles aimed at achieving certain Commercial Zoning Districts

development patterns or characteristics. They often include standards On institutional sites

for location of buildings and parking, standards for pedestrian access, - Where development may have
vehicular safety, landscaping, lighting, signage, and other elements that an impact on established
may affect the quality or proper function of a developed commercial site. residential uses

Depending on the context, the form and character of buildings can
have a significant impact on the function and activity within an area.
Furthermore, the quality of buildings impact the local economy, as
declining commercial districts with dilapidated buildings can have
a compounding negative effect on the perceptions of safety and
property value.

New commercial development sites should possess the following
qualities:

Streetscape & Site Design
« Streetscape treatment should be used togignifysan entrance
and contribute to a sense of place.

« Community amenities such as patio/seating areas, water
features, art work or sculpture, clock towers, pedestriangolazas
with park benches or other features located adjacentfto the
primary entrance to the building(share highly encouraged and may be
calculated as part of the'landscaping kequirement.

Example Site Des:gn

+ Include amenities féFbicyclists, pedestrians and transit riders,
including widergidewalks, bike storage facilities, bus shelters, lighting
and landscapingiin the standards for site planmevic .

Parking and Access
« Off-streetipanking shouldtypically be located in the side and rear
yards with'anadditional entrance oriented to the parking lot.

ofParking lots adjacent te the roadway. should provide a setback and
landscape greenbelti Inthe downtown area, a knee-wall or hedge
may also be appropriate.

« Driveways should be designed and located according to the Access
Management standardsiin this Section.

« Parkinglotlandseaping is especially important in minimizing large
parking lots. Parking lot islands that incorporate pedestrian access to
storefronts, may'be appropriate for larger lots or high traffic sites.

« Internal pedestrian walkways should be included for persons who
need access to the building(s) from internal parking areas. Walkways
shall be designed to separate people from moving vehicles as much
as possible, vehicle drive aisles or parking spaces may not be used for
this purpose.

« Crosswalks should be distinguished from the parking and driving
areas by use of any of the following materials: special pavers, bricks, Parking Lot Landscaping

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014 Toolkit 55



raised elevation or scored concrete.

Landscaping, Buffers & Screening
» Required landscaping should both improve the aesthetics of the site
and provide needed screening and buffers to adjacent residential
uses.

» Greenbelts along public streets should include canopy trees and
ornamental plantings, and knee walls to shield frant yard parking.

« Buffers should include a combination of evergreen trees, canopy trees,
berms, shrubs and hardscape screens like giasonry walls or fences,
where needed to minimize impacts onddjoining uses.

« Development abutting residential should be‘screened with a mixture
of treatment such as landscaping, walls, and fences.

Preferred Knee Wall

 Loading and unloading areasfshould be located where they can be
effectively screened fromafiewand where they will create the least
impact on residential néighbors. Where necessary, limitedhours for
trash pick up may bgfconsidered to fufther protect neighbors.

» Where required, detention areas should be designed to mimic natural
environments, and steap basins requiring safety fencing should be
discouraged.

» Landsedping standards shouldrequire a minimum caliper for
deciduousitreestat least 2.5 inchesatbreast height) and height for
evergreentreesi(at least6 feet in height)to ensure landscaping will
provide'the desired screening

Lighting
eaSite lighting should be regulated so it does not spill into non-
commercial areas or the public road, except where needed to
illuminate driveways. Generally, levels between 0.5 and 1.0
footcandles at the property line are appropriate.

» Allow somepadditional illumination where safety may be a concern,
and at driveway entrances.

« Light pole heights should be restricted within 100 feet of residential
areas.

o) Characteristics of different lighting require different considerations.
Consider the unique attributes of alternative lighting options, such as
Light Emitting Diodes (LED) when updating lighting requirements.

Signs
» Lower-level ground signs are preferred, however, visibility of signs
should be maintained.

« Signs should include a durable base constructed of materials
compatible with the architecture of the building.

« Sign locations should respect clear-vision areas and traffic safety.

» Regulations regarding changeable message signs should be
Preferred Ground Sign incorporated into the zoning ordinance or sign code.
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Incentives

In some communities, the use of appropriate incentives is considered
essential to the continued nurturing of commercial and industrial growth
and development and the retention and creation of job opportunities.

The following represents a standard list of economic development tools
that can be used to promote economic growth and private investment.

State Programs

The Michigan Economic Development Corporation (MEDC) is a public-
private partnership run through the State of Michigan to provide
business assistance services and capital programs for business
attraction and acceleration, economic gardening, entrepreneurship,
strategic partnerships, talent enhancement and urban and community
development. The MEDC offers a variety of tax credits, abatements,
funding and business assistance for businesses throughout the states

Local Programs

 Local Authorities. Several State laws have been enactedfto assist
communities in redevelopment efforts. Many allow creation of an
authority, which is established to govern redevelopmentgrograms
that are targeted to certain areas of the community. Through sueh
authorities, additional implementation and funding is possible’{The
more popular Authorities used for economicidevelopment at the ocal
level include the Downtown Development AUthoritisAct (P.A. 197 of
1975, as amended), the Corridor Improvement Authority A€t (P.A. 280
of 2005), the Neighborhood Improvement Authority Aci(PA. 61 6f
2007, as amended) and the Local Development Einanging Authority:
Act (P.A. 281 of 1986 as amended).

« Local Grant Programs.4JCommunities and local authorities can
provide financing assistance to businesses and property owners.
Programs establishied'through a legalauthority, suchas a Downtown
Development Autherity or Corridor lmprevement Authority, may
only be used to improve landdvithin‘therespectiverdistrict. However,
broader programs can bedeveloped by communities, if general fund
moneydsitogbe used. Sometimes, grant programs are run through
parthershipsiwithilocal adv@caey organizations, where they provide
the support services and the c@ammunity provides the fiduciary means
to achieve their goals. Grant programs are often provided to assist
with building maintenance, property improvements, redevelopment
prejects, or to encourage compliance with newly established laws or
requirements.

« Empleyment Trainifg. Training programs can provide resources
or even'grants forfcustomized job training. Such programs aim to
match local businesses with skilled workers, and as such, seek to
identify gapsiplocal employment, whether there are too many skilled
workers or not enough, to meet local demand. Once such gaps
are identified, programs to address them are established. Ideally,
such programs would involve representatives of local business and
industry, educational providers, vocational training schools and the
municipality.

« Site Development Assistance. Communities can encourage
development by preparing sites for development in areas where
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growth is desired. Establishing a growth boundary can further
support these efforts. However, where a growth boundary seeks to
limit development, site preparation in advance of development can
help catalyze activity. Some communities assign specific staff to
assist specific businesses to assist them through the development
review process, provide a consistent contact or resource, and provide
technical assistance in specialized areas, if needed. Generally,

such incentives are recouped by the community @nce a business is
established and contributes tax revenue.

Fast Track Permitting

Streamlining application procedures and timeftames are especially
relevant during times of economic uncertainty. The timing of
development can influence decisions almost as much asipotential profit.
Many developers are deterred by alifabersome proceduresplengthy
regulatory reviews and multiplgfplan revisions. These things take time and
cost money, so where they cai b€ minimized, developers willigegiit as an
incentive.

Zoning

Incentives in the zoning ordinance«£analso help encourage
redevelopment. The first step'is to determine those things the city wants
to encourage most with future development, then establish zoning
incentives, such asjadditional density, building height, etc. that may be
attractive to developersiAn example of this,is provided below:

Incentives

Density Bonus | Lot Coverage Setback Bldg. Height Reduced
Recognized Benefit Reduction Parking
Open Space X X X
Low-Impact Stormwater Desigh X X X
Mixed-Use X X X
Architecture
LEED/Green Building X X X
Additional Buffer X
PedestrianFacilities X X X
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D. Transportation and Access Toolkit
Parking

The purpose of parking regulations is to ensure adequate and well
designed parking and loading areas in all districts at the time buildings are
constructed, enlarged or re-occupied. Off-street parking and loading areas
provide access to businesses and storage for vehicles not actively in use.

Parking is important to maintain safe operations on public roadways. They
provide areas for vehicles when not in use. However, the very presence of
parking lots can cause undesired visual and physical impacts that may be
prevented through revised parking strategies. Recommendations for the
design of parking are included in the Commercial Toolbox: Site Design
Guidelines.

In some cases, the amount of parking required in the zoning ordinancé
may provide more spaces than are actually needed to serve the
development.

 Parking for All Users. Parking for bicyclists should be in€orporated
into parking lots. The amount of bicycle parking should bexelative to
the sites proximity to commercial development nodes, schools, high-
density neighborhoods, and areas where alternative travel options are
needed in response to a socio-economic need. Some communities
choose to allow a reduction in the numbgf of Vehicle parking spaces
when a certain number of bicycle parking spaces arepsovided.

 Parking Requirements. Parking requirementsishould be consistent
with national or regional averages to avoid requiring to6 many:spaces:

Land Use Parking Requirement

Suggested Ratio Typical Range

Average
Parking
Demand

Single-Family Residefitial” | 2 spaces per dwelling unit 1.5-25

1.11

Shopping Centey 5 spacg$ per. 1000 s.f. GFA 40-6.5

3.97

Convenience Store 3.3 spaces per 1000 s.f. GFA 2.0-10.0

Industrial 1 space per 1000 s.f. GFA 05-20

1.48

Medical/Dentah©ffice 5.7xspaces per 1000 s.f. GFA 45-100

4.11

Souuces: (Wells, 7995)(ITE\1 987).

»fParking Maximums. Sometimes tde many spaces are required and in
others, the developerwants to install more than are needed. To avoid
this, the City can implement a limit to the number of spaces that are
provided above the number required. Often, maximums are set at
11Q% te 125% of the griginal requirement.

The following flexibilityfcould be applied during site plan review, if
incorporatedintoithé zoning ordinance:

« Shared Parkiag. A reduction in the total number of spaces could be
considered when two or more businesses share a parking lot.

» Deferred Parking. Where a particular business is not likely to require
as much parking, but the site is located in a district where future
uses may demand them, deferred parking may be considered. This
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allows developers to defer construction of parking until such time
asitis needed. Area should be set aside on the site plan for such
parking, and any necessary agreements or contracts that ensure future
compliance, should be required.

e Downtown Parking. Sites in the downtown development authority’s
downtown district should be allowed to use on-street parking located
within 500 feet of the storefront.

« Traffic or Parking Studies. Flexibility may also lde @applied when a
study, prepared by a transportation professighal,’is provided that
shows their development will demand fewer spaces than required.
Such flexibility is typically applied to largershopping centers with four
or more businesses.

Alternative Pavement Options
Where it should apply Porous pavement is a permeablé pavement surface that allows,runoff
On slopes less than 5% to percolate through the pavément and into the ground. This ptecess
naturally cleans water, whi€h'also reduces ghe need for costly water
treatment systems. Thefmany benefits of porous pavement, listed
below, are some of the réagons. it is re€ommended by the Environmental
Protection Agency as a BestManagement Practices (BMPs) for the
management of stormwater runoff.

Low volume streets (such as
residential roads)

Commercial parking lots and
residential driveways

Seasonal event locations . .

Benefits from Uise of alternative pavement include:

Downtown pocket parks \ ) ) )

« Conventional'development has resulted in large parking lots which

are impervious to Water. Because paved areas are designed to drain
water, it Wilhnot percolatear sitiflone location to evaporate. This
causes thawvelum@and velocity'of stormwater runoff to increase,
which can avertaxlocal streams, stormwater collection or even
sanitary sewersystems, especially during flood conditions. Use of
porous pavement alternatives can help reverse this trend, and allow
more water to naturally percolate into the ground.

Bike lanes or on-street parking
areas

» Porous pavement can contribute to healthier groundwater tables
by allowingirunoff to percolate and recharge underground aquifers.
Homeowners and public water suppliers often rely on wells that tap
groundwater. Without recharge, the threat exists that these drinking
water supplies could dry up.

» Alternative technologies create more efficient land use by eliminating
the need for retention ponds, swales, and other stormwater
management devices. In doing so, pervious concrete has the ability to
lower land consumption and overall project costs.

Porous Pavement « Use of natural stormwater recharge systems as opposed to

hardscaped detention systems helps alleviate flooding and
contamination to streams.

Different settings call for different applications. Logically, more options
exist where weight load is not an issue, such as residential patios, plazas,
sidewalks, etc. The following table provides some guidance as to where
the different options are appropriate:
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Pervious Porous Permeable | Open-cell
concrete asphalt pavers grids
Streets X X
Crosswalks X X
Sidewalks X X X
Walking trails X
Patios X X X X
Basketball courts X X
Bike Lanes X X X
On-Street Parking X
Parking Lots X X
Commercial Driveways X X
Residential Driveways X X X X
Plazas X X
Reserve fields or special « »
event/seasonal use areas

Access Management

Access Management is a series of techniques and standards usedto
maximize existing street capacity and minimize the potential for crashes.
Studies show reducing or limitinggthey;aumber of agcessipoints, carefully
placing, spacing and design of access points can helpachieve safer
environments and preserye efficient traffic flow.

Where it should apply

Downtown
Commercial Districts
New residential development

Along congested or unsafe

A common concern aléng commercial €orridors is traffi¢safety and road corridors

congestion. NumerQus studies in Michigam@ané.nationwide have shown
that a proliferation of diveways offan‘incontrolled drivéway environment
can increase the number-andiséverity of crashes, reduce roadway capacity,
and create agneedhfor more c@stlimprovements in the future. Access
management'canalsoestore capaeity that is lost due to frequent flow
integfuptions for turnsinte,.and outof poorly spaced driveways.

Access management techniques are used to improve
transportation operations'and increase safety while

maiataining reasonable ac¢ess to properties. In some CEHRERY Spachy

cases, access may be provided through shared or indirect Ol

means, butimevery casefréasonable access is always ke \

maintained: \

Access Management can also improve the corridor for el .
bicyclists and pedestrians by reducing and limiting the .r ! 1

number of potential conflict points along the corridor. :

Proper placement and design of access points can help
improve visibility of pedestrians and bicyclists and reduce

Minimum Minimum Maximize

the risk involved in crossing multiple driveways and soedngiiom - | spacig for sacing from
unsignalized driveways on same signalized
intersections. intersection side of street intersection

The following principles used to manage access should be

South Lyon Master Plan PUBLIC HEARING DRAFT - FEBRUARY 2014 Toolkit 61



incorporated into the zoning ordinance:

« Limit the Number of Access Points. Because the number of driveways
affects traffic flow, ease of driving, and crash potential, the number of
driveways on major roads should be limited.

Maintain Sight Distance. Proper sight distance needs to be provided
at driveways and intersections to ensure a vehicle can see oncoming
traffic and pedestrians.

Separate Driveways. Driveways need to be adéquately spaced from
intersections and other driveways (on bothgides of the street) to assist
in the reduction of turning movement cofflicts.

 Provide Cross-Access. Providing confiections between parking lots
limits the number of turning movements ontothe main roadway and
reduces the potential for crashes.

« Be Flexible. Many developéd sites may not meet the fé€@mmended
spacing. In such cases, the following hierarchy of accessprinciples

What to Look For ona Crosswalk Striping:

Site Plan e commitmentto protecting
pedestrians & bikers
Shared Access:
Matched up to easement ofi

adjacent T SGE—

Frontage Sidewalks;
Help completethe non-motorized
systemn
Parking Location:
Inthe si dE@8@P, minim EEEBNflicts
fith pedestrians insidewalk
Senfice Roads:
Rear service joads can provide

actessto.elenrmore sitesthan
frontage roads

SidewalkConnections:
Fron the publigstheet to the
buildM@entrance

o)

imited Num ber of Driveways:
Ongdriveway to street, with
alternative access

] - )

RECEIVING
Driveway Design:
Properradius based on speed

limits, longer throat depth, and o
flow into parking lot \\
" . i -
Aligned Drive:

Directlyaligned {or offset) with = IR
opposing driveway = A B 2

Cross Access: //

Provided to adjacent sites
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should be followed:
» Maximize spacing from signalized intersections

» Directly align driveways, or provide sufficient offset from, access and
median crossovers located across the street

» Maximize spacing from other driveways on the same side of the
street

» Where minimum spacing and offsets are not practical, access should
be located to maximize the spacing. In some cases, a shared access
system should be considered

The following actions are suggested to support this Plan and ensure its
implementation:

« Adopt ordinances that provide for consistent application of standaxds.

« In advance of development or redevelopment, consider placesthere
pre-planning of driveway locations, service drives or other altérnatives
can help with access.

» Coordinate with MDOT, Oakland County and SEMCOG#o see
that needed improvements to local roads are included in‘the
Transportation Improvement Plan.

« Maintain contact with SEMCOG to identify locations where low-impact
development or improved stormwater managément techniques can
be applied.

« Continue to discuss implementation approaches, including futuse
corridor improvement authorities, special assessment districts‘or
subarea planning, for key corridors.

« Regularly meet to revieww@nd,ifnecessary, update this Plan as
conditions change. Aéteering committee was daveloped as part of
this process, whichg€ould continueto meet for thispurpose after this
project is compléte.

Access management should be appliedin‘the followingsituations:

« New Access RequestsiApplications for new direct access (i.e.
driveways diichside streets) to,a county street, excluding those
inténded for'singlexfamily residential or essential utility use.

Land Splits and Suladivisions. Aqy major or minor subdivision,
including residential'developments:

e Change in Use or Condition. Changes in use are considered to include
the following:

» Changes that will increase in parking by more than ten percent 10%

» Changes that willincrease the number of residential dwelling units
by more than 10%

» Sites within 500 feet of a high-crash roadway section or high-crash
intersection

» Sites within 250 feet of a signalized intersection

» Uses that will increase in auto vehicle trips by more than 25% in the
peak hour

» Increase in truck traffic by more than 20% in the peak hour

» Changes to the geometry or function of an existing driveway.
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* Road Improvement Projects. Access management can be
implemented with streetscape plans or road resurfacing or
reconstruction projects. The design process for such projects should
include time for coordination meetings with private property owners
to discuss changes along their frontage. Often, the road agency
can absorb the cost of driveway closures that are coordinated within
the larger project. In fact, this approach is more cost-effective than
reconstructing each individual driveway. Duringhe design process,
the focus should be on modifying or removingg@ccess points that have
the potential to contribute to congestion ogcrash potential, especially
those near intersections and high-crash areas.

« Local or County Funding Sources. |pdplementation of many of
the Plan’s recommended improverents will depend on available
funding. In some cases, the c@sts of the improvements will be borne
by the property owner as paft of changes to private property. In
others, grants or other trafisportation funds may be earmarked for
access changes. Still infother cases, a local Downtown Development
Authority (DDA) or&orridor Improvement Authority may seek to fund
improvements that further their plans'and goals.

Non-Motorized Planning

Historically gransportation decisignswere made in the interest of
motorized safetypand while such effartsihave resulted in improved safety
on Michigan roads, theyahave also resultediin degraded environments

for pedestrians) bicyclistsiand transit riders. For years, road right-of-ways
have served their functigh of movingivehicular traffic; however they

are a tremendaus\publicasset that can be used for much more. They
represent important connections within a community, provide routes for
traveland commerce, and project the first impression that will shape the
commuinity’s image. Roads should still be preserved for their intended
fungction, but they should also be designed to accommodate all expected
usersofithesoad. Careful planning for non-motorized facilities includes
an‘assessment of the existing environment, review of possible alternatives
or opportunities that can improve that environment, and a set of
recommendations that should be implemented to studied in further detail.

Non-Motorized facilities are beneficial for the following reasons:

» DBhey provide connections between homes, schools, parks, public
transportation, offices, and retail destinations.

« They improve pedestrian and cyclist safety by reducing potential
crashes between motorized and non-motorized users.

» They encourage walking and bicycling, with corresponding health and
fitness benefits.

» They can help ease transportation problems by increasing the
transportation network’s overall capacity and reducing congestion.

» They provide options to make fewer driving trips, resulting in savings
on operation and maintenance of motor vehicles.

« They help enhance the economic vitality of connected commercial
areas.

» They support sustainability goals and objectives by advocating a
reduction in fuel use and a corresponding reduction in air pollution
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and carbon emissions.

As part of the Michigan Planning Act, communities planning for public
streets must coordinate with other road agencies. The Road Commission
for Oakland County published Complete Streets Guidelines which discuss
use of the following.

« Completing the System. Providing alternative facilities like sidewalks
and pathways will encourage more walking within the community,
especially for those taking shorter trips. They also provide travel
options for those without access to a personal vehicle, such as
students, seniors and those with limited ability. Ways to better
facilitate walking and biking include:

» Filling gaps in the existing system

» Replacing broken or deteriorated segments

» Connecting sidewalks, especially near schools and bus stops
» Installing new sidewalks where worn paths are noticeable

» Including buffers between the sidewalks and travel lafies (lawn,
parking, etc.)

» Using curb extensions in the downtown to reduce intersection
crossing lengths

» Adding pedestrian signals at signalizedntersections (including
“countdown” signals)

» Ensuring ADA compliant ramps are providediat intersections
» Removing overhead obstacles like tree limbs

» Clearing of snow, ice and.d€bris

Pavement Striping. Seimetimes, changes withinithe existing road
profile can provide Jdenefits at less cost than physical changes.
Pavement markin@s are a key component to the road; they identify
where the vehicularkealm endsand théion=motorized realm begins.
They indicate travellanes, crassing locations, bikeJanes, on-street
parking, or other actiVities@vithin the roadway that can possibly be Pedestrian Refuge
arrangediifavariety of wayspsuch as the following:

« Crossings andPedestrian Refuge Areas. Striping is used to show on-
street parking spaces and crosswalkjlocations. There are a variety of
painted warnings and cresswalks that can be used. In cases where the
pedestrian needs to cressivery wide pavement, curb bump-outs can
be bsed to shorten thisdistance in a more aesthetic way, but some of
the same benefits canfbe’achieved through cross-hatching bump-outs
at interseetions.

Stop Bars, Atmajor pedestrian crossings where there are two travel
lanes in eachidirection, staggered stop bars could be used so the
inner vehicle is farther from the crossing than the vehicle in the outer
lane. This provides more protection to the pedestrian by improving :
awareness of the motorist in the inner lane of the pedestrian. Stop Improved Crossing
bars can also be located farther back from the intersection to provide
greater security for pedestrians, or re-designed with alternative
styles (such as use of triangles) so they will more likely be noticed by
motorists.

» Road Diets. Striping can be used to convert travel lanes for other
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purposes, such as bike lanes, new on-street parking, widened
sidewalks or landscaped areas and other streetscape enhancements.
These types of conversions, often called “road diets” have been shown
to reduce crashes, especially left-turn and driveway related crashes;
enhance mobility for all users; and better harmonize street design
with adjacent land uses. A reduction from four lanes to three should
be explored where streets carrying 15,000 vehicles per day or less

are designed to carry more traffic. A feasibility study is needed to
determine if the reduction in lanes will maintaifi safe travel operations,
particularly at intersections. If such studiesgh@W a conversion might
be feasible, it should be included in a detailed alternatives analysis,
with the final decision based on how Mell'the read diet matches the
goals and objectives of the jurisdiction'within'whieh the roadway

is located, and whether the changes'will result in\acceptable travel
operations.

« Bike Lanes. Striping is thé most common method of identifyiing bike
facilities. Often implemiented as part of a road diet, bike lanesare
narrow lanes withinfthe'paved portigh of the roadway that are striped
and marked or colored to,indicateftheir separation from vehicular
travel lanes.

» Shared Lanes. Where separatébike lanes cannot be accommodated,
sometiffies the bicycle can share tkavel lanes with vehicles. Such
shared useimaybe identified withisigns or pavement markings, but
this oftenjust happensyalong a street.

Physical Changes withingthe Right of Way

» Road Shoulders4Many pedestrians and bicyclists use existing road
shoulders t@ travel along roads, especially in rural locations. Where
feasible and where a need exists, road shoulders can be widened or

. aved to improve safety and comfort for non-motorized users.
Non-Motorized Approaches: P ] P y N
« Sidewalks. Sidewalks are the most commonly used facility for

pedesirians and less experienced bicyclists. Studies show that
more bicycle accidents occur when bicyclists use a sidewalk
Suburban ; because they are less visible to motorists when they are
«  Sidewalks U5 separated from traffic, so other facilities should be considered
' for bicyclists. For pedestrian use, sidewalks are typically five
feet in width, and paved with a hard surface like concrete or
asphalt. Walks should be continuous along at least one side of
the roadway. Where they cannot be provided on both sides,
careful road crossings need to be incorporated into the system
to provide access to locations across the street.

«  Roadside paths

«  Bikelanes

Urban , - ,
. Bikelanes .  Separated Pathways. Pathways, including 8- to 10-foot wide

pathways along a street sometimes intended to be shared by

\ _ . pedestrians and bicyclists, trails or greenways, are off-road,

» Shared Roads _ > multi-use transportation networks. Often they wider than
typical sidewalks, and are usually paved, but may be mulched
or gravel where the context is appropriate for those materials
or for equestrian paths. Pathways may be owned and managed
by the community parks and recreation department, the street
department, or a non-profit organization.

. Sidewalks

» Mid-block Crossings. Sometimes, an enhanced pedestrian crossing
can facilitate access across the street at unsignalized locations.
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Elements like pedestrian refuge medians within the roadway,
pedestrian-activated traffic signals or flashers, pavement striping and
signage can be used to improve safety and comfort for all users.

Downtown & | Suburban &

City Streets | County Roads | Rural Roads
Wider Shoulders X X
Paved Shoulders X X
Separated Pathways X X
Sidewalk Connections X X X
Wider Sidewalks X
Mid-block Crossings X X
Bike Lanes X X
Shared Lanes X

Transportation Coordination .
As part of the Michigan Planning Act, communities that plan for public Where it should app’y

streets must coordinate with other road agencies. As listed in its 2009 Strategic
Development Plan, the Road

In 2005, the FHWA studied collaborative transpottation,planning in four Commission for Oakland

states. A number of themes emerged that indicated a‘needifor. better
communication:

County has plans to widen the
following road segments from 2

» Conflicting transportation and land use policy. lanes to 3 lanes:
+ Need for improved coordinatiofilbetween localiagencies (County, City) «  Pontiac Trail between 8 Mile
and state/federal agenci€s Road and 9 Mile Road

« Lack of involvementfrom environmental/resourceagencies in Pontiac Trail ffom the railroad
transportation plaaping tracks to 11 Mile Road

10 Mile Road from Dixboro to

» Need for interconnectivity andgnulti-modal planning Hagadorn

» Demand for politicalleadesship in promoting colfaboration on
transportation issues

» Developmentandinstitutionalization of collaborative systems

Improving Communication
o Fducation and Dialogues Each party in the transportation planning

precess must understand and appreciate the goals of the other in
ardento successfully collaborate. Municipalities or road agencies
actingihdependent gf@thers tends to create confusion, especially
when‘theyproceed without knowing how their work can affect others.
South Lyon shodld designate a representative to attend regular Road
Commissionimeetings to establish such a relationship.

» Technology. Use of computer models is more common, and the
information they contain is more widely shared. Use of imperative
data and tools will help reduce misconceptions, generally-accepted
assumptions, and provide a more refined basis for discussion.

« Flexibility. Building more flexibility into project design standards can
help ease tensions between opinionated participants.

o Criteria and Evaluation Mechanisms. Develop structured guidelines
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Where it should apply
Community destinations/
focal points

Pedestrian crossings
School zones
High crash locations

Transition zones where speed
limits change
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that are based on shared goals early in the process will help build
consensus later in the process.

Gateways

Gateways are urban design elements located at entry points into the
community. They can be used to announce the City boundary and/or
introduce the character and theme of a place or district. Gateways can be
defined as a narrowing or perceived narrowing of thegoadway, intended
to cause drivers to slow down and recognize that thiey are entering an area
of changed land use. Their design often combings hard and landscape
materials in a way that will influence travel bghavior and project the
desired community image.

Gateways serve to welcome visitors, w@rkers, and residents, and orients
visitors to the community. They prowide opportunitiesito ¢elebrate local
culture and history and frame pefceptions of the communitypand can
reinforce a larger marketing effort'aimed at creating a “brand®fothe
community, corridor or distfict:” If properly designed, gatewaysican also be
effective at calming trafficand improvingésafety.

Generally, travel speeds are linked tod driver’s perception. Where a driver
perceives the possibility of cross:traffic, pedestrian activity or slower traffic,
they will intuitively slow their travel speed. Elements within the drivers
view will alshape how fast or slow they travel in order to feel safe. Just as
expressways oftenfase maintained withiwide open areas alongside them,
local roads'sheuld not be'se,“wide open®so as to encourage faster speeds.

How it should beiimpleménted

Gateways should'be gdnsidered for 18cations where the road function
changes, such aswhere speed limits change, at key pedestrian locations,
such as school zones,or mid-block crossings, but can also be used to alert
driversithey are entering the community, approaching downtown, or
nearing a communitydestination.

Gateway desigmnesds to consider limitations and regulations of the
appropriate’read @agency. Sometimes road agencies discourage changes
within the road right-of-way for safety reasons, but gateway treatments
can influence travel behavior in a positive way that meets the goals of both
the community and the road agency. For example, gateway treatments
can'be used where speed limits are reduced to help influence drivers to
slowdown.

Some considerations for gateway designs include the following:

« Gateways should reflect the attitudes and culture of the community.
Celebrating civic facilities, historic events, or significant places are
ways to project a positive image and foster community spirit.

« Gateways should set the tone for the community’s image, so they
should reflect local culture, history or desires.

« Gateways must be consistent and appropriately scaled, and they
should reflect characteristics of other elements used to define the
district.

» The design approach and palette of materials must be consistent
enough to relate to the other gateways and elements that define the
districts.
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» Improve landscaping along the road edge to present a sense of arrival. Common Gateway
Landscaping can also be used to help buffer pedestrians from passing elements:
motorized traffic. - Gates

« Sidewalks should be maintained especially in gateway areas. +  Landscaping

» Coordinated signage is essential to presenting a cohesive image, but * PublicArt
some variety should be encouraged to delineate distinct districts or «  Pocket parks

areas of the City. Curb bump-outs

Gateway treatments should be located where needed to signal drivers Medians
that they are entering a lower speed street segment, where they should
reduce their speed, stay alert and exercise more caution, or where they
should expect slower traffic, cross-streets, turning vehicles, bicyclists, and/
or pedestrians. Bike lanes

Roundabouts

Rumble strips

Changes in road surface
Road markings

Signage

Overhead banners
Lighting

On-street parking

Rough Gateway Concept
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E. Land Use and Policy Toolkit

Future Land Use Guide

The Future Land Use Map may not look like the zoning map or the
existing land use map, and it shouldn’t. The Map illustrates the long-
range expectations for use, based on discussion, research and public
outreach conducted as part of the Master Plan. This guide is intended
to give direction on how to use the future land use map, but should not
be confused with the zoning map, recommendatiofis for use of which is
provided separately (see Land Use & Policy Toolkit: Zoning Plan).

The future land use map is not intended to b&implemented immediately,
but rather over time. This Plan projects the City'swision for the next 20
years, and as such, immediate changesfinizoning may net be needed. As
with any changes in policies and regulations, changesto the zoning map
should be logical and incremental.

» Be Flexible. The Planning Commission recognizes that changing
circumstances, unantiCipated opportunities, and unforeseen’problems
can require a shiftifndirection. Suchimid-term adjustments to the
Plan should be anticipated, but should not be a frequent or an easy
occurrence without carefulthéught and research. While reactionary
changes are inevitable, thelanning Commission should strive to
act prodetively with respect toplanning policies, rather than react to
individual'situatiens as they arise.over time.

 Keep It\Current."The Michigan Planning Enabling Act requires a
review ofthe MastegPlanever five years. However, the City can review
it more frequentlySome communities use the Master Plan as a tool
during annualw@ports of the Planning Commission, to determine
which implementation tools have been accomplished, and which
need additionalattention.

st Use it as a Publielmprovement Tool. The Michigan Planning
Enabling,Act, requires the Planning Commission to review all
publicimprovements for conformance to the Master Plan prior to
their final authorization. This provision is not intended to give the
Planning Commission the authority over public improvements, but to
ensure that formal consideration is given to the relationship of such
improvements to the City Master Plan. In evaluating that relationship,
the Planning Commission should look at consistency with land use,
as well as the impact of the proposed improvement on other Plan
recommendations.

Zoning Plan

The zoning plan is an element required by the Michigan Planning Enabling
Act, which states that Master Plans must describe the relationship between
the future land use map and the zoning map. For practical reasons, this
Zoning Plan also discusses the timing of changes to the zoning map.

While there are many programs and activities important to the overall
implementation of this plan, zoning is the single most significant
mechanism for achieving the desired land use pattern and quality of
development advocated in the plan. Because the future land use map is
a long range vision of how land uses should evolve over time, it should
not be confused with the zoning map, which is a current (short-term)
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mechanism for regulating development.

The Planning Commission must consider the timing of changes to the
zoning map, as they are not all intended to occur immediately following
adoption of the Master Plan. They should occur over time, as discussed in
the Future Land Use Plan. To determine if and when zoning changes are
needed, the Planning Commission should consider the following:

« Infrastructure. There must be sufficient public infrastructure to
accommodate the types of development allowed under the requested
zoning. This should include sufficient sewer and water capacity,
transportation facilities and other infrastructure required to serve the
development. Location within the Township’s Public Infrastructure
Boundary should govern approvals of zoning to an intensity that
would require such services.

« Site Conditions. Sites proposed for rezoning to accommodate
change in land use need to have sufficient width and area to fdcilitate
development that satisfies the requirements of the zoning®rdinance,
and its physical conditions capable of accommodating the type of
development possible under the requested zoning.

o Market Saturation. As much as possible, and where it does hot
compromise other goals of the Township, rezoning should belogical
and incremental. Over-supply of vacant lang.in any one district can
lead to reduced overall property values.

If necessary, downzoning of areas may be neededif there is amidentified
surplus of commercial or industrial space. Over'supply of certain land

uses can cause a dilution of the market, and an overall decline’in property
values. Maintaining a balance inthemarket will help protect the dynamics
of commercial districts. Wheré downzoning is not feasible, consider
re-organizing land uses sofutually-beneficial businasses are grouped
together in distinct dist#i€ts, and those that do not contribute to the
synergy are located atthe periphery.

The City also has a numbenof othef codes'and ordinafices to ensure
that activities remain compatiblé with the surrounding area, such as
noise, blightaad.nuisance otdinances and to control impacts on the
environmentand infrastructure,

« Zoning Map: Theiintent is thatchanges to the zoning map over
time will gradually result in betterimplementation of the objectives
encouraged in the Future\Land Use Map. In some cases, the City may
wish to initiate certain zoning changes as part of an overall zoning
map amendment. Other changes to the zoning map will be made
in respohse to requests by landowners or developers. In those
cases, City officials'will need to determine if the time is proper for a
change. Alkkeyapoint to remember is that the future land use planis a
long range blueprint: Implementation is expected, but gradually in
response to needs, conditions and availability of infrastructure.

« Zoning Regulations: Zoning regulations control the intensity and
arrangement of development through standards on lot size or
density, setbacks from property lines, building dimensions and similar
minimum requirements. Various site design elements discussed in
this Plan are also regulated through the site plan review process,
which addresses overall site design for items such as landscaping,
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A major recommendation

of this plan is to thoroughly
update the zoning ordinance.
Some of the recommended
changes are listed below:

« Incorporate Sketch Plan
requirements for developed
sites or minor projects

Develop an administrative
review procedure for certain
minor changes, and include
a Site Plan Review Table to
specify what process applies
to which type of application

Develop standards for
gradual improvement of non-
conforming sites

Require ongoing compliance
with site plans, especially
when it comes to landscaping
or other performance
requirements. Require site
inspections prior to occupancy
and re-occupancy.

Discuss and regulate
changeable message signs

Incorporate alternative energy
concepts into the ordinance
for wind and solar energy, and
LED lighting alternatives.

Update the list of allowed uses
to modernize the list of uses,
remove outdated terms, and
revisit the lists of permitted
and special land uses
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lighting, driveways, parking and circulation, access management,
pedestrian systems and signs. Zoning can also be used to help assure
performance in the protection of environmentally sensitive areas such
as floodplains, State regulated wetlands and woodlands.

 Subdivision, Land Division and Condominium Regulations:
Subdivision, land division and condominium regulations control the
manner in which property is subdivided in the City and the public
improvements required to support the developmient. The distinctions
are not always apparent once a project is builf but the approval
procedures are different due to separate State statutes that govern the
three types of land development/divisigh in Michigan.

- PROPERTY « Property Maintenance Code: The Gityhas adopted a Property
s MAINTENANCE Maintenance Code via adoption ofighe State Buflding,Code. This Code
™ = B B provides the City with enforcefent powers to ensure that properties
. are maintained to the standards of the community.

: |F M; » Development Review and Approval Process: Most land development

» regulations are appli€d when new caonstruction is proposed.” The City
of South Lyon has aicomprehensiyé development review process
from development coneepiualjzation to building occupancy. Once
proper zoning is in placeyasite plan must be approved followed by
approval of building and site engineering construction plans and
then permiits.for construction. Buildings and sites are inspected
and then,occupaney, permits are issued. Regulations are enforced

through'aicombination 6fymonitoring by City staff and in response to
complaints.

« Form-Based €odeé: Areas planned for more urban development may
be more appropriate to regulate through form-based codes rather
than traditional zoning ordinances. Form-Based Codes focus more on
the building farmithan the land use and strives to achieve a desired
atmosphere firsg,;then considers use as a secondary concern. They
includepvery spetific building regulations that ensure proper building
placement relative to the public realm.

Where it should apply
The tables below show how the Future Land Use Map corresponds to the
City's current zoning districts.

Minimum Lot

Future Land Density or | Size/Maximum
Use Intensity Density Zoning District
2.2 du/ac. 15,000 R-1A One-Family Residential
2.7 du/ac 12,000 R-1 One-Family Residential
Suburban 3.3 du/ac 10,000 R-2 One-Family Residential
Residential 3.7 du/ac 8,750 R-3 One-Family Residential
4.1 du/ac 4,000 RT Two-Family Residential
10 du/ac 1br/ 1,100 s.f. PD Planned Development
7 du/ac 1br/1,500s.f. [ RM-1 Multiple-Family Residential
iti RM-2 Multiple-Family Residential

Tragl|t|ongl 10 du/ac 1br/1,100 s.f. .p - Y - -
Residential RM-3 Multiple-Family Residential
8 du/ac 1 du/5,500 s.f. MH Mobile Home Residential
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0S-1 Office Service

B-3 General Business

B-2 Central Business

P-1 Vehicular Parking

B-1

Community Business

Neighborhood | Moderate
Commercial Intensity
Moderate
Downtown .
Intensity
General High
Commercial Intensity
Industrial High .
Intensity

I-1 Light Industrial

|-2 General Industrial

Zoning Districts

Suburban Residential

Traditional Residential

Neighborhood Commercial

Downtown

Community Commercial

Industrial

R-1A One-Family Residential

R-1 One-Family Residential

R-2 One-Family Residential

R-3 One-Family Residential

RT Two-Family Residential

RM-1 Multiple-Family Résidential

RM-2 Multiple-Family Residential

RM-3 Multiple-Family Residential

MH Mobile Home Residential

PDPlanned Development

0S-1, Office Service

B-1"Community Business

B-2 Central Business

P-1 Vehicular Parking

B-3 General Business

[-1 Light Industrial

I-2 General Industrial
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See the Parks and
Recreation Assessment
in Chapter Il
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Parks and Recreation

Parks are a vital component in establishing and maintaining quality of
life, ensuring the health of citizens, and stimulating the economic and
environmental well-being of a community and region. Presence of park
facilities and recreation programming is becoming even more important
as socio-economic conditions change and transportation choices shift.
Parks and recreation can provide the following benefits

Economic
 Presence of parks in a community or neighbérhoeod raises property
values and increases business attraction,

 Natural areas provide important stormwaterand,water quality
functions that if removed, might rgquire costlyitreatment facilities
instead.

« Some park programming cafi @énerate revenue for a‘e@mmunity.

« Park facilities provide vehues for local events and markets,

Community Health andghe@Environmeng
« Parks provide placesfor people to'beactive.

« Organized programming.caniincrease activity among children and
adults.

 Parksf@and protected public lands are,proven to improve water quality,
protect groundwater, prevent floodingjimprove air quality, provide
vegetativeyriparian‘oufferspand maintain wildlife habitats.

« Passive parks and patural areas provide places for people to connect
with nature andeach other.

Social
«\Parks are a refléction of the quality of life in a community, often cited
as one of the m@stiimportant factors in livable community surveys.

» Parks provide gathering places for families and social groups, as well
as forindividuals of all ages and economic status, regardless of their
ability to pay for access.

o Access to parks and recreation opportunities has been linked to
reductions in crime and to reduced juvenile delinquency.

e Parks provide a sense of public pride and cohesion to a community.

Parks and recreation facilities are the gathering places, playgrounds, fitness
centers and nature preserves that anchor a community. Ensuring residents
have access to adequate parkland and a variety of recreation facilities
requires study of several factors:

« Amount of parkland available to residents
« Location, type and function of parks relative to population centers

« Number of recreation facilities (i.e. ball fields, courts, playgrounds, etc.)
relative to the number of residents that use them

« Accessibility of park systems and facilities for users of all ages and
ability
Resources are available to assist with parks and recreation planning.

The Michigan Department of Natural Resources suggests use of the
National Recreation and Park Association (NRPA) Guidelines. They help to
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determine the necessary amount of parkland, location and amount|

Facilit
of facilities (fields, courts, amenities, etc.) that should be provided i

Facilities per Resident

based on community population. The following table provides Basketball 1 per 5000

a summary of the most relevant NRPA guidelines for recreation Indoor Ice Hockey 1 per 100,000
facilities: Tennis 1 court per 2000
Where it should apply Volleyball 1 per 5000
Parks and recreation should be provided where a need exists. The |Baseball 1 per 5000
NRPA provides guidance regarding the amount and location of Lighted Field 1 per 30,000
community parks. These guidelines were developed to provide Football 1 per 20,000

an understanding of typical recreation needs, based on local Soccer 1 per 10,000

population. The NRPA suggests parks be categorized as Mini Parks [ ¢pa11/vdlth Baseball | 1 per 5,000
that serve adjacent neighborhoods, Neighborhood Parks that

serve residents within a half mile, Community Parks that serve the 9 HolggggCourse | per 25,000
entire community and Regional Parks that serve residents in the | &iole Golf Course BRer 50,000
study community as well as others. Because South Lyon occupies g Multi-use Court 1penio,000
a relatively small geographic area and most parks serve multiple Swimming Pool 1 per 20,000
purposes (i.e. a Neighborhood Park is likely used by the wholé Recreatiorfal Trail 1 system per region

community), for purposes of this analysis, parks were only €lassified
as Mini or Community. Regional Parks are those provided by
County, State and Regional recreational agencies.

Source: Mational Recreation and Park Association (NRPA, 1983)

Safescaping

Safescaping is an approach to preventing crime throughyphysical Where it should app[y
development considerations. Multi-disciplinary programs aréimost - In moderate to high-density
effective because they join law enforcement, community awareness'and residential areas

personal protection efforts so public safety officials, local leaders and
neighborhood groups are all workiag toward the same goal. Policies
generally promote the followifig three key principlesand'a variety of
design recommendationsvhich are described below.

«  Mixed use areas

«  Downtown

 Natural Surveillaneé: Natural surveillance increases the threat of
apprehension hy taking steps tohcrease the perception that people
can be seen. Natural surveillan€e occurs by designing the placement
of physical features, activiti€s and people in such‘a way as to maximize
visibility and foster positive social interaction among legitimate users
of private and puiblic space, Potential offenders feel increased scrutiny
and limitations'en their escape routes.

o Natural Access Control: \Natural access control limits the opportunity
for crime by taking stapsto clearly differentiate between public space
and private space. By selectively placing entrances and exits, fencing,
lighting and landscapg to/limit access or control flow, natural access
control occurs.

« NaturalTerritoriallReinforcement: Territorial reinforcement promotes
social control through increased definition of space and improved
proprietary concern. An environment designed to clearly delineate
private space does two things. First, it creates a sense of ownership.
Owners have a vested interest and are more likely to challenge
intruders or report them to the police. Second, the sense of owned
space creates an environment where “strangers” or “intruders”
stand out and are more easily identified. By using buildings, fences,
pavement, signs, lighting and landscape to express ownership
and define public, semi-public and private space, natural territorial
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reinforcement occurs. Additionally, these objectives can be achieved
by assignment of space to designated users in previously unassigned
locations. Territorial reinforcement measures make the normal user
feel safe and make the potential offender aware of a substantial risk of
apprehension or scrutiny.

The National Crime Prevention Institute suggests the built environment as
a key factor in reducing fear, lessening crime and improving quality of life.
Safescaping is a way to proactively prevent crime and'unsafe conditions
without additional public safety costs. It makes logical sense to consider
safety during development design, as unsafe edvif@nment, or even those
that may be safe but are perceived to be unsafe, will not thrive socially,
culturally or economically.

Because the purpose of safescaping is t@ protect public safety, the
following design recommendations$ ¢ould be publishedias guidelines for
developers, or incorporated int@'the zoning ordinance as asetiof standards
or requirements. As writtengthey are intended to be the former, but more
prescriptive requirementsfcould be craftedgo achieve the principles below:

Territorial Reinforcement

Surveillance
Access Control

| Design Recommendations
SITE DESIGN:

Design streets to encourage pedestrian and bicycle traffic.
[

’ Use passing vehicular traffic as a surveillance asset.

Use structures to divert persons to public and reception

“areas.

Use a locking gate between front and backyards.

Ensure potential problem areas are well lit: pathways,
stairs, entrances/exits, parking areas, ATMs, phone kiosks,
mailboxes, bus stops, children’s play areas, recreation
areas, pools, laundry rooms, storage areas, dumpster and
recycling areas, etc.

Limit the size of projects that cater to one particular
housing type or price range. Studies show that the larger
the project, the more isolated residents feel.

Where possible, encourage attached single-family housing
types that provide ownership opportunities.

If possible, assign parking spaces or provide attached
garages that offer direct entry to homes.

FENCING:
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Territorial Reinforcement
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Design Recommendations a <
Use the shortest, least sight-limiting fence appropriate for
the situation.
In the front yard, use waist-level, picket-type fencing along
residential property lines to control access, encourage
surveillance.
Use shoulder-level, open-type fencing along lateral
residential property lines between side yards and
extending to between back yards. They should be
sufficiently unencumbered with landscaping to promote

social interaction between neighbors.

Use substantial, high, closed fencing (for example,
masonry) between a backyard and a public alley.

Avoid cyclone fencing and razor-wire fence topping, as it
communicates the absence of a physical presence and a

reduced risk of being detected. N L

LANDSCAPING:

Create landscape designs that maintain open views,
especially in proximity to designated points of entry and
opportunistic points of entry.

Use thorny bushes beneath ground level windows. Use
rambling or climbingthorny plants next to fences to
discourage intrusién.

Actively maintain the premises such that it communicates
an alert and active presence oecupying the space.

Plant trees’in common open'spaces, which are found to
improve the perception of safety.

LIGHTING:

Avoid lighting that creates blinding glaé and/or deep
shadoews, hindering the view_for potential observers.

Use'more fixtures at a lower lighting intensity to distribute
light and prevent severeflighting disparities, which require
the eyes to adjust.

Use shielded or cut-off luminaires to control glare.

Place lighting along pathways and other pedestrian-

use areas at proper heights for lighting the faces of the
people in the space (and to identify the faces of potential
attackers).

BUILDING DESIGN:

Place windows so residents can overlook sidewalks and
parking lots.
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Territorial Reinforcement

Surveillance
Access Control

Design Recommendations

Use transparent vestibules at building entrances.

Require that storefront windows remain cléar of signs,
display racks and other items that prevént clear views.into
and out of the store.

Use a single, clearly identifiablefpoint of entry.

4

Incorporate maze entrances in public restrooms. This
avoids the isolation created by double dogr entry systems.

Eliminate design features that provide@ccess to roofs or
upper levels.

Display security system signage-at access points.

Restrict\private activities to defined privateareas.

Use quality building materials to.improve the perceived
value and provide a safef building in case of fire or natural
catastrophe.

| Limit the numberof units (i.e. less than 5) within multiple-
family buildings.
Balcony railings should be low in height and should not be
solid or obstruct views

Commonibuilding entrances should include self-locking
entrances.

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

Require windows on all building facades.

PUBLIC PARKS:

llluminate an area extending 30 feet on either side of trails
and active areas at 0.6 footcandles or more.

Where security is an issue, illuminate areas at 3 footcandles
or more.

Locate restrooms, telephones and drinking fountains in
high-activity areas, and illuminate them properly at night.

Clearly mark entrance and exit routes, emergency call
boxes and nearby public safety offices.

Cluster amenities likely to be used at night to minimize the
need for costly lighting and patrols.

Include safety signage to reinforce local patrols and
neighborhood watches.
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Territorial Reinforcement

S
-
5 8
‘v 0
2| &
Design Recommendations a <
Restrict vehicular access to parking areas only.
Trim landscaping such that shrubs are no taller than 2 feet
in height and tree canopies fall no lower than 6 feet.
Prevent tampering of lights by installing tamper-proof
covers on fixtures and by trimming trees near light poles.

Sustainability

Sustainability refers to efforts based on addressing the entjg@sustainability
wheel that includes environmental, fiscal, social, physical, eCGnomic and
cultural aspects of the community.

The term can mean many things, but in the context of this Plan,
sustainability involves a set of policies that createydevelopment
environments in which our consumption of rasources doees not exceed our
ability to harvest or renew them. Sustainabilityseeks toreduée,current
demand so our resources can not just serve the curkent population, bui
also for generations to come.

Increased development activitydi@asplaced a burden on‘many natural
drainage systems. The overtaxing of'drainage systems leads to localized
flooding, environmental damage and the'need for costlyistorm drainage
facilities.

By encouraging efficientidevelopmeft pattérnspendorsing
environmentally conscientious palicies to guideimunicipal behavior,
and encourage development that respects the natural environment,
our resoureesicamibe better protected, while public infrastructure and
maintefance costs canlbe reduced.»Additional benefits include:

«f Improved water quality

s Reduced municipal infrastructure and utility maintenance costs (e.g.,
streets, curbs, gutters,

 stormisewers)

» Decreased floodingfand streambank erosion

» Reduced'stormwater management costs

« Less heating,'€00ling, and irrigation costs

« Increased groundwater supply

» Improved recreational opportunities

« Protection of community character and aesthetics
» Enhanced sensitive habitat, including fisheries

Incorporating certain regulations into the zoning ordinance can also
help conserve natural features during site design. Providing incentives
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Where it should apply

New development projects

During public road or building
projects

Along streets

On non-conforming sites

that cannot meet current
stormwater requirements

Where impervious lot
coverage exceeds 25%
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for preservation of natural features, or use of sustainable site and
building design principles, can also improve the environment over time.
Site development principles should follow those given for Traditional
Neighborhood Development, Downtown and Mixed Use as discussed
elsewhere in this Plan.

The following additional tools can be utilized to improve sustainability:

Municipal Policies
 Recycling/Composting to Reduce Waste.

« Air Quality, Reducing Emissions.
« Cost of Service Studies.

« Overlay Zoning. The impact to senéitive areas‘canie minimized
through overlay zoning districts that'limit the intensity of
development and require clustereéd development toipreserve
these critical natural areasf Other regulations, such as protéction
of significant woodlotsgegetative corridors, or other significamnt
environmental areasf€an’also be incoperated into the overlay district,
or may become partofla,general ofdinance.

A LLEED) GERTIFIED HOYE . prune

USGBC.ORG

QS

THIRD-PARTY VERIFIED
PER MA

©ALL SYSTEMS: GO!

from USGBC.com

Site Design Guidelines

» Advocate open space and cluster development options that protect

open space and natural features while minimizing impervious area,
construction costs, and impacts to the watershed.

« Relax side yard setbacks and allow narrower frontages to reduce total
road Length in the community and overall site imperviousness. Relax
front setback requirements to minimize driveway lengths and reduce
overall lot imperviousness.

» Reduce overall lot imperviousness by promoting alternative driveway
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surfaces and shared driveways that connect two or more homes
together (see Transportation & Access Toolkit: Alternative Pavement
Options).

« Direct rooftop runoff to pervious areas such as yards, open channels, or
vegetated areas and avoid routing rooftop runoff to the roadway and
the stormwater conveyance system.

» Reduce the total length and impervious coverage required of
residential streets by allowing narrower lot widths, cluster design, and
requiring street inter-connections instead of cul-de-sacs.

» Use vegetated open channels rather than hardscaped storm drains
should be used in the street right-of-way to convey and treat
stormwater runoff, where density, topography, soils, and slope permitt

« Revise parking standards to minimize the amount of impervious
coverage required with development (See Transportation & Aecess
Toolkit: Parking Standards).

« Wherever possible, provide stormwater treatment for parking Lot runoff,
using bioretention areas, filter strips, and/or other practicesthat can bé
integrated into required Landscaping areas and traffic islands.

Natural Area Conservation
» Require preservation and restoration of asiattial buffer system along
perennial streams that also encompasses'critical envirenmental
features such as the 100-year floodplain, steep, slopesand fieshwater
wetlands.

« Preserve and restore riparian stream buffers durihg dévelopment
reviews. Incentives for additional'protection ofinatural resources
should be incorporatedfinto zoning and other codes.

« Encourage natural J@ndscaping during site plan reviews — allow
clustering of treg§and promote use of native plants,

Building Design

To be certified by the Leadership inEnergy and Efficient Design Council,
buildings naustieasn a certainfnumber of points during an evaluation of
the building'design. Buildings mustmeet a set of basic criteria, and are
awarded additional peints\for eachidevelopment principle that is met.
While'the checklist is quite comprehensive, some of the principles most
relevant to this Plan include those for Sustainable Sites :

«SiteSelection.

» D@ not develop prime farmland, low level lands, special habitat or
public land.

» Require'a minimum 100 setback from bodies of water.

Transportation‘Alternatives.

» Prioritize non-motorized projects located within 1/2 mile of public
transit lines, planned downtowns or development nodes.

» Provide alternative parking options, including secure bicycle storage,
alternative fuel vehicle parking and recharging stations.

Parking Policies.

» Size parking capacity to meet, but not exceed, minimum local zoning
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Rain Gardens

requirements.
» Reduce or eliminate parking requirements in downtowns

» Allow flexibility in parking requirements to consider shared
and deferred parking, and programs that either incentivize or
encourage travel demand management, carpools and vanpools.

Site Disturbance.

» Limit disturbance to natural resources on greefifield sites.

» Provide incentives to redevelop brownfield sites.

Reduced Development Footprint.

» Consider floor-to-area ratios or lofcoverage maximums that reduce
building footprints.

» Allow multi-story buildingsét@help maximize buildable areas.

Air Circulation.

» Provide at least an average of one operable window andione
lighting control Zone per 200 squdre feet for all regularly occupied
areas within 15 feet ofithe perirheter wall.

Stormwater Management

LID is an approach to developmentiaimed at conserving natural
resourcesiandipiotecting the envirgRment by strategically managing
rainfall c/Qse to'its solee, minimizingimpervious coverage, using native
plant speciespand conserving,and restoring natural areas during site
development or redevelopment. Design techniques are focused on the
use of applications th@at are modeled after nature rather than building
costly infrastrictufe and water quality restoration systems. LID can be
applied to openspaces, rooftops, streetscapes, parking lots, sidewalks,
and medians.

LID can be implemented through installation of wet ponds and storm
Watefimarshysystemsfor detention instead of deep detention ponds that
require security fencing. Storm water facilities should be landscaped with
plantings adapted to hydric conditions to create a system that emulates
the functions of natural wetlands and drainage ways both in terms

of hydrology and natural habitat. Use of rain gardens is increasing in
popularity and require little maintenance if designed correctly.
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