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A | WELCOME
Welcome to the City of Garden City 2015 Master Plan. This Plan reflects a vision for the future
of Garden City: its neighborhoods, sense of place and community, commercial corridors and
downtown core, transportation, and parks and recreation.
The Garden City 2015 Master Plan replaces the previous Master Plan which was adopted in
2007. In many ways, the City’s development pattern is established, functions well, and the City
has many of the amenities that make places great and that are attractive to new residents and
business owners. This Master Plan is intended to capitalize on what is currently working in
the City, fix what is not, and aspire to a greater future for its residents and visitors. The Garden
City 2015 Master Plan is an opportunity to connect and combine efforts for meaningful
reinvestment in the community.

B | REGIONAL SETTING
Garden City is located in western
Wayne County, a relatively built out
urban area of Metropolitan Detroit
and encompasses 5.9 square miles.
The City is surrounded by the City
of Westland to the north, west, and
south; the City of Dearborn Heights
to the east; and the City of Inkster
to the south
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C | BRIEF HISTORY
The City of Garden City first began with the transfer of 160 acres of property to John Lathers
from Andrew Jackson and is patterned after the “Garden City” concept that was popular in
England during the nineteenth century. The model Garden City featured one-acre plot
properties for an individual family which were thought to provide adequate farmland to
support the family’s personal consumption of crops such as fruits and vegetables. Over time,
the plots were divided to accommodate more contemporary residential and commercial
development patterns but the City maintained its grid pattern due to the layout of its streets.
In June, 1927, Garden City became a Village with Arnold Folker as Village President and six
years later, in 1933, the Village was incorporated into the present day City of Garden City.

Garden City Lumber Company (1940s), provided by the Garden City Downtown Development Authority (DDA).
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D | BASIS FOR THE MASTER PLAN AND PURPOSE
The Michigan Planning Enabling Act (P.A. 33 of 2008, as amended) requires cities and villages
to plan and zone. The Act requires that the Planning Commission develop and adopt a
master plan that, at a minimum, addresses certain specific issues. This document, then, is the
Master Plan that has been developed and adopted by the City of Garden City Planning
Commission pursuant to the Michigan Planning Enabling Act.
The Garden City 2015 Master Plan (the Plan) presents the City’s vision for the future. It serves
as a policy guide for the community, and informs the decisions of City officials and
administrators, governmental agencies, organizations, and private individuals. It is designed
to provide a flexible roadmap for future development and to ensure that new growth is
consistent with the City’s goals and objectives.
This 2015 Master Plan is long range in that it examines past trends and makes projections for
the next five to 20 years. This allows the City to plan ahead and anticipate future needs. It
should be noted, however, that projections are most accurate in the short term, and many
factors that will shape the future cannot be anticipated. For this reason, every three to five
years, a joint meeting between the City Council and Planning Commission should be held to
review the Plan and any amendments that may become necessary.
One of the most important functions of the Plan is to provide a solid foundation for future
land use decisions. The recommendations presented in the text and shown graphically will
provide a legal basis for zoning and other land use controls utilized by the City.
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E | ORGANIZATION OF THE MASTER PLAN
The Master Plan is divided into five chapters 1) Purpose & Process, 2) Community Setting, 3)
Land Use & Development, 4) Transportation & Public Space, and 5) Implementation.

1: PURPOSE & PROCESS
The first chapter of this Plan is the goals and objectives that answers the question, "Where do
we want to be?" Part 1 also describes the processes used to involve residents. The public's
input was instrumental in developing a vision for the future of the community. The vision is
set forth in terms of the goals and objectives that are the basis for the future land use plan.
Chapter 1 includes the following sections:
A. | Welcome
B. | Regional Setting
C. | Brief History
D. | Basis for the Master Plan and Purpose
E. | Organization of the Master Plan
F. | Public Input — the Community Survey & Vision Session
G. | Goals and Objectives

2: COMMUNITY SETTING
The second chapter of this Plan is the inventory and analysis that answers the question,
"Where are we today?" This part provides an inventory the demographic profile, population,
and analysis of the key places that make up Garden City. Chapter 2 includes the following
sections:
A. | Community Snapshot
B. | Regional Examples
C. | Analysis Methods
D. | Population, Education, Employment
E. | Housing
F. | Summary of Trends
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3: LAND USE & DEVELOPMENT
The third chapter of this Plan outlines the course for future land use and regulation in Garden
City and answers the question, "How should we grow?" Chapter 3 also describes current
development patterns, community facilities, parks and recreation, and resources and
constraints. The chapter culminates in future land use, zoning and administration. Chapter 3
includes the following sections:
A. | Existing Land Use Analysis
B. | Community Facilities Analysis
C. | Parks & Recreation Facilities
D. | Resources and Constraints
E. | Future Land Use Plan
F. | Zoning Plan

4: TRANSPORTATION AND PUBLIC SPACE
The fourth chapter of this Plan is the goals and objectives that answers the question, "How do
we get there?" Chapter 4 describes the recommendations for the City’s transportation system
and its interface with the design of public space. Chapter 4 includes the following sections:
A. | Complete Streets
B. | Vehicular Circulation
C. | Future Transportation Plan
D. | Aesthetics and Identity

5: IMPLEMENTATION
The final chapter of the Master Plan is the implementation plan that answers the question,
"What do we do next?" Chapter 5 describes the actions and activities for the City to pursue
over the next five years. The goals and objectives of this Plan are ambitious, and the
complete implementation of this Plan will depend on the resources available. Some
objectives cannot be fully implemented without outside resources, such as grants. Thus, the
implementation plan may not be completed in the next five years. However, this part sets
forth the full plan that the City desires to pursue. Chapter 5 includes the following sections:
A. | Getting Started
B. | Policy and Programming
C. | Funding Mechanisms
D. | Action Plan
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F | PUBLIC INPUT
The Master Plan process included regular updates to the Planning Commission, a public
visioning session, an online community survey, round table discussions with City department
heads and the DDA, and a public open house.

VISION SESSION
A community wide vision session was held on April 2, 2014 to help formulate goals and
objectives for the Garden City Master Plan. The vision session was attended by community
members, and members of City Council and Planning Commission.
The vision session workshop featured three phases of engagement. The first an orientation
exercise in which participants identified which area of the City they lived and where some of
their most favorite places to visit were located. During this phase participants were
encouraged to discuss the City with other participants in an informal setting.
The second phase of the evening featured a presentation in which participants were informed
of recent demographic, economic, and regional trends that could affect future development
of the City. The presentation also explained the relevance of the Master Plan process and
how it fits in with State law as a guiding document but not a legal document, like the Zoning
Ordinance.
The final phase of the evening was a group brainstorming activity where the room was
divided into two groups, each focusing on aspects of Garden City they thought need
improvement (fix), aspects of Garden City that they thought needed to be preserved (keep),
and ideas for the future of Garden City (aspire). After brainstorming in each category, the
breakout groups voted on their favorite ideas and presented to the whole room. The evening
culminated with each individual selecting their personal favorites of each idea presented.
The vision session informed the revision of Garden City’s Goals and Objectives presented later
in this Chapter. The results of the session are included in the Appendix.
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COMMUNITY SURVEY
As part of the development of the 2015 Master Plan, Garden City conducted a survey of
residents within the community. The results of the survey were used to guide the planning
process and create a shared vision for the community.
Distribution
The survey was available online from March to April 2014 on the City’s website and additional
paper copies were available at City Hall. The survey was also distributed via email lists and
Facebook pages through the City Departments and the Downtown Development Authority
(DDA).
Characteristics of Respondents
There were 386 online responses and 24 paper responses to the survey. Respondents were
generally middle-aged, with 44.6% between the ages of 45 and 64, and 33.4% between the
ages of 25 and 45. 83.2% of respondents owned a home in Garden City and about 5% owned
a business or a commercial, industrial, or vacant property.
Of the respondents to the survey, 54.4% said they have lived in Garden City for 21 years or
more, while only 9% have lived in Garden City for less than 5 years. 99% of respondents lived
in a single family home.
Responses
Respondents were asked a number of questions dealing with the present and future of
Garden City. The full results of the survey can be found in the Appendix with key takeaways
included here.

CHAPTER ONE
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Table 1: Online Survey Response Summary
Category

Most Popular

Least Popular %

Transportation

Maintain existing roads and sidewalks

54%

Add on-street parking in the downtown

61%

15 Year Priorities

Occupy vacant retail spaces

61%

Incorporate art (murals, statues, etc.) into
public places

33%

Economic
Development

Increase the number of jobs

43%

Restrict the development of new
commercial
and industrial areas

32%

Business Needs

Entertainment

62%

Auto Repair

8%

Most Positive
Aspect of Garden
City

Affordable housing

64%

Transportation and accessibility

3%

Negative Aspect
of Garden City

Road maintenance

50%

Distance to employment opportunities

12.5%

Needs
Improvement

Quality of housing (blight reduction, general
home improvements, etc.)

53%

Variety of housing

33%

Source: Garden City Master Plan Survey 2014

Response Highlights:
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•

Survey respondents supported maintaining existing roads above all other transportation
priorities, but biking and walking trails and sidewalks were also popular (31% and 36%
ranked these as important). Additionally, wider and more attractive sidewalks in
commercial areas ranked high (29% ranked this as important).

•

Survey respondents want more development of high-end single family and affordable
single family (32% and 52%) and also providing housing for seniors and retirees (32%),
but new apartment complexes or duplexes were not popular with 47% and 53% of
respondents saying no new development should occur in this category.

•

Respondents rated occupying vacant retail spaces (61%), maintaining existing roadways
(57%), redeveloping vacant commercial properties (53%), and demolition of blighted
homes (46%) as the top priorities for the next fifteen years. They did not call for
improvements to incorporate art (murals, statues, etc.) into public places (38%) or
improved access to transportation (i.e. bus stops) (22%).

GARDEN CITY MASTER PLAN

G | GOALS AND OBJECTIVES
The goals and objectives of the Master Plan will provide a framework that will guide future
land use decisions.
The community outreach, analysis, and research identified several issues which will impact the
future development of Garden City. The following goals, each with their respective list of
objectives, provide guidance on how the City of Garden City should direct future
development. The goals are organized into the three chapters in which findings and
recommendations for each are contained, Community Setting, Land Use & Development, and
Transportation & Public Space.
Goal statements are general in nature and represent land use related ideals toward which the
City wishes to strive. They represent the ultimate purpose of an effort stated in a way that is
broad and immeasurable. Goals express a consensus of community direction to public and
private agencies, groups, and individuals.
Following each general goal is a set of objectives. Objectives are more specific and are
intended to provide a means to attain the stated goal. Objectives are measurable and
identify the way in which the goal can be attained. In some instances, they are specific
statements which can be readily translated into detailed design proposals or actions.
Strategies and priorities for implementing the goals and objectives are included in the Action
Plan presented in Chapter 4: Implementation.

Goal 1: Community Setting
Promote a high quality of life in Garden City through
community collaboration, partnership, and economic
development to improve housing, neighborhoods, and
downtown.
Objective 1.1 - Housing:
Maintain the viability of housing in strong neighborhoods and improve lower quality housing.
Objective 1.2 - Neighborhoods:
Promote alternative housing types such as attached single family condominiums and senior
housing units.
Objective 1.3 - Downtown:
Support businesses, civic life, and aesthetics of downtown.

CHAPTER ONE
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Goal 2: Land Use & Development
Enhance the image and livelihood of Garden City by
providing residents and businesses access to top-notch
community resources and opportunities to conduct
commerce.
Objective 2.1 - Community Facilities and Recreation:
Continue to provide all segments of the population with high quality and affordable
community services and facilities, including expanding recreation facilities and opportunities
in the City.
Objective 2.2 - Commercial and Office Development:
Promote a well-planned and integrated system of commercial and office uses which will serve
the needs of City residents, enhance the image of the City, and strengthen the City’s tax and
employment base.
Objective 2.3 - Industrial Development:
Maintain and enhance the City’s industrial uses in a way that is consistent with community
values, compatible with surrounding land uses, and preserves and augments the tax base of
the City.
Objective 2.4 - Planning and Administration:
Ensure ongoing interest in, and implementation of, the City’s Master Plan.

Goal 3: Transportation and Public Space
Continue to support the improvement of Garden City’s
transportation systems and public spaces to assure that
they are attractive, functional, and accessible for all
residents by foot, by bike, by car and by transit.
Objective 3.1 - Walkable City:
Encourage the future development of Garden City as a walkable community where youth,
adults, and senior residents can safely cross the streets and walk to and from their homes to
parks, businesses, and other destinations.
Objective 3.2 - Complete Transportation System:
Maintain a safe, efficient vehicular, pedestrian, bicycle, and transit transportation network to
minimize conflicts among transportation users, promote accessibility throughout the
community, and accommodate the circulation needs of all users, especially those with
limitations to mobility.
Objective 3.3 - Aesthetics and Identity:
Improve the appearance and identity of Garden City.
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Chapter Two

COMMUNITY SETTING
A | COMMUNITY SNAPSHOT

2

Similar to other inner-ring suburbs of a metropolitan area, Garden City is experiencing
changes such as an aging population, declining investment in its housing stock, and vacancy
along commercial corridors. These issues are further explored in the demographic and
socioeconomic community profile later in this chapter.
Although Garden City currently faces such challenges, the City also has a great deal of
untapped potential and is prime candidate for redevelopment and revitalization of its
neighborhoods and commercial districts and corridors. Many of the elements that provide the
framework for placemaking, walkability, and vibrant city centers already exist in Garden City.
Such assets include:
•

A centrally located, dense downtown core with historic buildings and entities such as
the Downtown Development Authority;

•

An interconnected street grid which provides a basis for both motorized and nonmotorized transportation routes and walkability; and

•

The wealth and availability of public parks and schools in the majority of
neighborhoods.

These elements are tremendous advantages that, if capitalized on, can ensure a sustainable,
walkable, vibrant community for the future. The overarching goal of this Master Plan is to
build upon the existing framework and amenities to create an inclusive, safe, vibrant
community that is attractive to residents, business owners, and visitors.
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B | REGIONAL EXAMPLES
In response to some of the above referenced challenges, several communities in metro
Detroit have developed successful strategies and programs for reinvestment and growth.
Now, more than ever, individuals desire commercial, cultural, and entertainment
establishments that are close to their residence and even within walking or biking distance.
Case studies of some of these successful projects, along with lessons that are applicable for
the growth and redevelopment of Garden City, are discussed below:

CASE STUDY: FERNDALE, MICHIGAN
In the 1990s, the City of Ferndale was a quiet suburb just north of Detroit, but it was losing
population and businesses and was concerned about its future. At the time, Ferndale’s main
commercial street, 9 Mile Road, featured four lanes of through traffic, no on-street parking,
and narrow sidewalks. Pedestrians were rare, and customers for the businesses parked in lots
behind the stores and then entered through the back.
In 1997, the City completely re-built 9 Mile Road through the core business district, narrowing
it to two lanes of traffic, widening the sidewalks, and adding on-street parking. With the road
now safe for pedestrians, residents started walking to their shopping destinations, adding life
to the street. New businesses moved into formerly vacant storefronts, restaurants added
outdoor seating along the sidewalk, and the community became known for its walkability and
urban vitality.
Today, the shopping, dining, and entertainment in Ferndale’s core attract customers from
around the region, and younger, more affluent residents have chosen to call the city home. In
2013, the City re-built another section of 9 Mile Road, west of the core business area, with
similar pedestrian-friendly features, in the hope of attracting new development and
expanding the downtown.
Lessons for Garden City: Further developing downtown Garden City into a pedestrianfriendly, vibrant core district gives a community a competitive advantage over its neighbors.
People, especially young adults and seniors, enjoy being within easy walking distance of
shopping, entertainment, and amenities. Additionally, people who do not choose to live in
these types of neighborhoods
frequently seek them out for
shopping, dining, or entertainment,
bringing new customers to a
community’s businesses.
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CASE STUDY: MIDTOWN DETROIT, MICHIGAN
The section of Detroit between the City’s Downtown and New Center areas is the home to
several major institutions, including Wayne State University, the Detroit Medical Center, and
the Detroit Institute of Arts. But despite these anchors, for several decades the blocks
surrounding the institutions were blighted, suffering from disinvestment and crime.
The University Cultural Center Association (UCCA), a quasi-public organization tasked with
redeveloping the neighborhood, a strategic plan in 1995 to improve transportation, beautify
the area, market local businesses, and attract new development. In partnership with the
neighboring New Center Council, the UCCA began an ambitious program of capital
improvements, outreach, and branding – including coining the name “Midtown” for the
district. It worked, attracting infill development, rehabilitations of old buildings, and new
businesses in formerly vacant storefronts.
Nearly 20 years later, the UCCA and New Center Council have merged into a new entity called
“Midtown, Inc.” and development is occurring at a faster pace than ever. As more new
residents and businesses move to the neighborhood, the safety and vitality of the area has
improved, creating a virtuous cycle of new development and an optimistic outlook for the
future.
Lessons for Garden City: The Midtown Detroit area was able to capitalize on its strengths to
create a desirable neighborhood where previously blight and crime had been the norm.
Garden City does not have those particular problems to the same extent, but the revitalization
and stabilization of neighborhoods is an important aim of the City. Additionally, there are
several large properties for redevelopment, which further provide an opportunity to develop
Garden City as attractive and vibrant place to live, work, and play. The development of a
branding strategy for Midtown can also be applied to Garden City to market the City’s as a
destination for residents, businesses, and visitors.

Midtown Detroit, Before and After.
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C | ANALYSIS METHODS
Demographic analysis, or the study of the characteristics of a given population, is a
fundamental element of master planning. Planning for future growth and development
requires careful consideration of demand and trends. In the near future, how many individuals
will need City services? What percent of housing will be affordable to residents based on
income levels? How many new housing units will be built? It’s critical to understand these
conditions in order to appropriately anticipate and plan for the future needs of the
community.
The intent of a demographic analysis is to create a snapshot of the community: the
population’s age, gender, education status, employment, and similar features. Differences in
demographic characteristics can indicate issues or areas in which land use planning and
public policies are warranted, identify strengths or assets that can be further developed or
emphasized, and identify weaknesses or problems that need to be addressed.

COMPARISON COMMUNITIES
For purposes of analysis, where appropriate, comparisons have been made with neighboring
communities and Wayne County (excluding the City of Detroit). The neighboring communities
included for comparison purposes are the cities of Dearborn, Dearborn Heights, Inkster,
Livonia, and Westland. In many ways, these surrounding communities face similar trends and
challenges to those of Garden City.

DATA SOURCES
Most of the data presented comes from the 2010 US Census, as compiled by the Southeast
Michigan Council of Governments (SEMCOG). In some cases, the most recent data comes
from the 2010 American Community Survey 5-Year Estimates. The American Community
Survey (ACS) is conducted every year and samples a percentage of the community on topics
such as population, economics, housing, etc. The 5-year estimates for a given population are
considered a reliable source as they represent 60 months of collected data for all geographic
areas. However, in some specific cases, the data may contain inaccuracies due to sampling.
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D | POPULATION, EDUCATION, EMPLOYMENT
Part of the comprehensive planning process is to analyze population characteristics and
trends to gain insight into the City’s future, and to see how these characteristics compare with
those of neighboring communities and the County.
In this section, different aspects of Garden City’s population are analyzed. The future
population is projected and compared with projections from previously mentioned
surrounding communities and the County. In addition, gender, age, educational attainment
and the types of jobs Garden City residents hold are reviewed.

POPULATION PROJECTIONS
In 2010, the total population of Garden City was 27,692 individuals. The City has continual
experienced a slight decline in its population size since the 1980s, due in part to the fact that
at this point, Garden City was mostly developed and built out.
Table 2: Garden City Population Trends, 1990-2040

Garden City

1990

2000

2010

PROJECTED
2040

31,846

30,047

27,692

25,010

PROJECTED CHANGE 2010 - 2040
NUMBER

PERCENT

-2,682

-9.69%

Source: SEMCOG Community Profile, 2013; U.S. Census Bureau 1990, 2000, 2010

A continual and gradual trend of population decline is projected for Garden City. According
to SEMCOG, the population is projected to be 25,010 by the year 2040, which represents a
6.69 percent decrease over the next three decades. However, there are opportunities to
increase the population growth with the redevelopment of neighborhoods and residential
infill to attract young professionals, new families, and provide high quality senior housing for
the regions aging population.
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GENDER DISTRIBUTIONS
Gender distributions in the City are approximately even with a slightly higher female
population. This profile is typical in most communities since females have a longer lifespan
than males.
Table 3: Garden City Population by Gender, 2010
YEAR

GENDER

NUMBER

PERCENT

Female

14,100

51.9%

Male

13,592

49.1%

Source: US Census Bureau, 2010

AGE
The age of a community’s population has very real implications for planning and
development. Table 4 compares the age structure and median age of residents to give a
nuanced view of the makeup of Garden City, in comparison to Wayne County (excluding
Detroit). The median age is the mid-point where half the population is younger and half is
older. Age structure analyzes which proportions of the City’s population are in which stages
of life based on the following categories:
Pre-School
School Aged
Family Forming
Mature Families
Retirement

=
=
=
=
=

Under 5 Years
5 to 19 Years
20 to 44 Years
45 to 65 Years
Over 65 Years

Table 4: Age Structure Comparisons, 2010
GARDEN CITY

WAYNE COUNTY
(EXCLUDING DETROIT)

PERCENT DIFFERENCE

Pre-School

5.3%

6.3%

-1.0%

School Aged

19.8%

21.0%

-1.2%

Family Forming

32.3%

31.6%

+0.7%

Mature Families

28.6%

27.7%

+0.9%

Retirement

14.0%

13.4%

+0.6%

Median Age

39.9 years

38.8 years

+1.1 years

AGE GROUP

Source: US 2010 Census
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In general, Garden City and Wayne County have similar age structures. Garden City tends to
have a slightly smaller percentage of young and school aged children and a higher number of
family forming and mature families. This helps explain why the median age of Garden City is
slightly higher, by 1.1 years, than surrounding communities.

PROJECTED POPULATION BY AGE
Projections for the future age structure of the population help plan for the types of services a
community will require, i.e. an increased or decreased need for schools to serve the
population under 18, housing alternatives, senior services, etc. Table 5 depicts the 2040
projected populations for Garden City by age category. As the overall population of Garden
City is expected to decline in the next several decades, many of the age categories below will
experience a loss. Age categories with the largest population loss include those in the school
age classification and mature families. On the other hand, the age structure with those
approaching retirement and older is projected to experience a significant increase.
This projected population pattern will require a greater emphasis on senior services, and
housing, recreational, and access opportunities that support an aging population. In order to
offset the declining population, Garden City should prioritize attracting young and mature
families.
Table 5: Projected Population by Age, Garden City, 2010-2040
AGE GROUP

CENSUS 2010

CENSUS 2040

CHANGE 2010 – 2040

Under 5 Years

1,478

1,181

-297

5 – 17 Years

4,713

3,506

-1,207

18 – 24 Years

2,385

1,626

-759

25 – 34 Years

3,433

2,945

-488

35 – 59 Years

10,430

8,167

-2,263

60 + Years

5,253

7,585

+2,430

Total

27,692

25,010

-2,682

Source: SEMCOG Community Profile, 2013; US Census 2010
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EDUCATIONAL ATTAINMENT
As shown in Table 6, approximately 89 percent of Garden City residents over the age of 25
have completed four years of high school while approximately 47 percent had received some
college, an associate, bachelor, or graduate, professional degree. Garden City’s percentages of
high school graduates, residents with some college, and those with an associate degree are
higher, if not comparable to percentages of other areas in Southeast Michigan. Compared
with Wayne County (excluding Detroit), Garden City has approximately two percent more
high school graduates but just over half the number of residents with bachelor degrees and
roughly four percent less residents with a graduate or professional degree.
Table 6: Educational Attainment of Population 25 Years and Older

EDUCATIONAL
ATTAINMENT
LEVEL

WAYNE COUNTY
(EXCLUDING DETROIT)

GARDEN CITY
2010
(PERCENT)

PERCENT
CHANGE,
2000-2010

2010
(PERCENT)

PERCENT
CHANGE,
2000-2010

Did Not Graduate High School

10.7%

-8.2%

12.7%

-4.7%

Graduated High School

42.4%

+3.0%

31.1%

+0.0%

Some College, No Degree

26.9%

+1.3%

23.4%

+0.3%

Associate Degree

8.6%

+1.3%

7.3%

+0.9%

Bachelor’s Degree

7.9%

+0.9%

15.9%

+1.9%

Graduate / Professional Degree

3.8%

+1.7%

9.6%

+1.6%

Source: SEMCOG Community Profiles, 2013; US Census Bureau, 5-YR ACS 2010

MEDIAN HOUSEHOLD INCOME
The median household income for Garden City (in 2010 dollars), has declined by 18.6 percent
since 2000, as shown in Table 7. Despite this decline, the median household income is slightly
higher than surrounding communities.
Table 7: Median Household Income
2000 – 2010
DOLLAR AMOUNT
CHANGE

Garden City

$55,229

-$12,625

-18.6%

Wayne County (Excluding Detroit)

$53,980

-$12,573

-18.9%

Source: SEMCOG Community Profile, 2013
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EMPLOYMENT
An increase in educational attainment may correspond with trends in the labor force’s
industry characteristics. As shown in Table 8, the percentages of workers in each employment
sector in 2010 and the 2040 forecasted jobs are given. This is an analysis of what occupations
members of the community are employed in, regardless of where they work. Thus,
commuters from Garden City to other areas are included in the analysis, but commuters from
other locations coming into the City are not. The top four employment sectors for City
residents in 2010 were:
1. Private Education and Healthcare
2. Services to Households and Firms
3. Retail Trade
4. Government
In 2040, the top four projected employment sectors are very similar to the 2010 sectors and
are generally expected to increase with an additional 666 workers. The most emerging
employment sector for Garden City is private education and healthcare with almost 500
employees projected to be added by 2040. Services to households and firms will also
experience a large gain, with 260 employees. Conversely, retail trade will experience a loss of
154 employees, bringing its ranking from number three to four and the government sector
will move up to the third largest sector with the addition of 34 employees.
Overall, the medical and educational, services, and government sectors all experienced an
increase in the number of employees while sectors such as manufacturing and retail trade
experienced a decrease. This can be partially explained by the local and regional demand for
skilled labor in the service and educational/medical industries and less demand for laborers in
the industrial sector.
Table 8: Employment Sectors and Forecasted Jobs, 2010-2040
INDUSTRY

2010

2040

CHANGE IN THE
NUMBER OF EMPLOYEES,
2010 - 2040

Private Education and Healthcare

1

27,86%

1

39.34%

+499

Services to Household and Firms

2

15.31%

2

17.42%

+260

Retail Trade

3

13.91%

4

10.63%

-154

Government

4

12.00%

3

11.39%

+34

Leisure and Hospitality

5

9.42%

5

8.59%

+1

Knowledge-based Services

6

6.63%

6

6.61%

+43

Natural Resources, Mining, and Construction

7

2.79%

7

2.59%

+4

Manufacturing

8

2.67%

8

1.84%

-45

Wholesale Trade, Transportation, Warehousing, and
Utilities

9

1.39%

9

1.58%

+24

Total Employees

-

6,850

-

7,516

-

Source: SEMCOG Community Profiles, 2013
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However, the employment base of Garden City is limited when compared to nearby
communities. The City lacks large tracks of industrially and commercially zoned land for
redevelopment into emerging sectors such as research and technology, medical and
educational facilities, etc. Table 9 compares the acres of industrial land, and commercial and
office land in relation to the total land acreage of Garden City and comparison communities.
Communities such as Dearborn and Livonia have established links with the automobile
industry, and have advantages with links to the transportation network. Like Garden City,
Dearborn Heights was established as a primarily residential community for employees of the
large industries in and around the community. It will difficult for Garden City to compete in
the regional market for employee generating businesses against such communities as Livonia
and Dearborn. Garden City must examine the niche in the regional market for smaller scale,
emerging sectors that could be developed within the community.
Table 9 also illustrates that the overall percent of land for commercial and office in Garden
City is less than that of the surrounding communities. The greater area of land dedicated to
retail and office in cities such as Dearborn, Livonia, and Westland is in part due to the viability
of larger retail developments such as malls which attract a regional population. While small
office building are scatter throughout the community, the majority of Garden City’s
commercial and office uses are situated or in close proximity to the Central Business District.
Further development of the existing commercial corridors and downtown core to maximize
the economic potential is discussed in Chapter 4: Transportation and Public Space.
Table 9: Acres of Land in Garden City and Comparison Communities, 2008
COMMERCIAL / OFFICE LAND

TOTAL LAND
(ACRES)

ACRES

PERCENT
OF TOTAL

ACRES

PERCENT
OF TOTAL

Garden City

3,751

63

1.7%

218

5.8%

Dearborn

15,711

2,858

18.2%

2,221

14.1%

Dearborn Heights

7,531

108

1.4%

346

4.6%

Inkster

4,002

135

3.4%

266

6.7%

Livonia

22,943

2,536

11.1%

2,033

8.9%

Westland

13,083

735

5.6%

1,772

13.5%

Source: SEMCOG Community Profiles, 2008
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E | HOUSING
The quality, affordability, and availability of a community’s housing stock has a significant
impact on the vitality and quality. The following analysis of trends relating to the number of
housing units, new construction, the amount of owner-occupied, rental, and vacant units,
housing values, monthly rent, and the age of housing helps evaluate the health of the City’s
housing stock. Total housing units mirroring the population loss in recent years, the City has
experienced a slight decrease in the total number of housing units. In 2000, there were 11,719
housing units and by 2010, this number had decreased by 103 units to 11,616 dwelling units
(Source: US Census Bureau, 2000 and 2010).
The 2010 Census states that there are a total of 10,860 housing units in Garden City. Each
housing unit represents one dwelling unit – a house, apartment, condominium, etc.

HOUSING TENURE
Housing tenure describes how housing is occupied – by the owner, by a renter, or whether it
is vacant. Table 10 shows that the majority of dwellings within Garden City, over 75 percent,
are owner-occupied. In comparison to surrounding communities, Garden City has a larger
percentage of owner-occupied housing units (with the exception of Livonia at 82 percent).
Garden City also has much a smaller percentage of renter-occupied units and the second
lowest vacant unit percentage. This indicates a healthy occupancy mix in the housing market
and the opportunity to concentrate on maintaining the quality housing stock that currently
exists.
Table 10: Housing Tenure, Garden City and Comparison Communities, 2010
MUNICIPALITY

TOTAL
OCCUPIED
DWELLINGS

OWNER-OCCUPIED

RENTER-OCCUPIED

TOTAL VACANT

UNITS

PERCENT

UNITS

PERCENT

UNITS

PERCENT

TOTAL
UNITS

Garden City

10,894

8,994

77.43%

1,9001

16.35%

722

6.22%

11,616

Dearborn

34,342

23,687

62.55%

10,655

28.13%

3,529

9.32%

37,871

Dearborn
Heights

22,266

17,366

72.15%

4,900

20.36%

1,802

7.49%

24,068

Inkster

9,821

5,144

44.17%

4,677

40.16%

1,826

15.67%

11,647

Livonia

38,714

33,394

82.66%

5,320

13.17%

1,687

4.17%

40,401

Westland

35,886

22,079

56.32%

13,807

35.22%

3,315

8.46%

39,201

Source: SEMCOG Community Profile, 2013; US Census 2010

________________________
1 City records indicate that as of February 2014, there were 1,329 registered renter-occupied units.
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REGIONAL & NATIONAL HOUSING TRENDS
Household preference is considered to be the greatest driving force behind housing market
changes. Racial and ethnic diversification, the emergence of non-traditional household
compositions, and the demand for aging in place all impact the future of housing demand.
Increasingly important are the preferences of young professionals which desire amenities
such as access to public transit and cultural and entertainment opportunities, and
contemporary, “right-sized” housing options with low-maintenance ownership arrangements.
As Garden City’s housing stock consists predominantly of single-family detached dwelling
units, there is a potential risk for the City to lose residents at both ends of the population
spectrum. Both young professionals, couples with no children, and seniors will be more likely
to relocate to communities where alternatives to the traditional single-family arrangement
exists that better suit their needs and preferences. Retention of high quality single-family
areas and the creation of new opportunities for various demographics is key in maintain a
diverse and inclusive community that is highly desired.
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MEDIAN HOME VALUE
The value of the homes in Garden City is one measure of the quality of life in the community
and the health of the economy. In 2010, the median home value in Garden City was $126,000.
This value is slightly less than the majority of surrounding and nearby communities, indicating
that Garden City is an affordable community for many of the City’s residents. Table 10
includes the median housing value for owner-occupied units, the median gross rent for rental
units, and the percent change since 2000 for Garden City and all comparison communities.
The value of owner-occupied housing has decreased in all comparison communities. With a
13.7 percent decrease, Garden City experienced a loss consistent with regional and national
trends. The median gross rent in Garden City did increased by 11.6 percent to $838 in 2010.
Compared to surrounding communities, this is a substantial increase. This trend in monthly
rental costs suggests that residents are willing to pay a higher amount for quality rental units
and additional amenities.
Table 11: Median Value, Garden City and Comparison Communities, 2000-2010
OWNEROCCUPIED

MUNICIPALITY

PERCENT CHANGE,
2000-2010

MEDIAN GROSS
RENT

PERCENT CHANGE,
2000-2010

2000

2010

NUMBER

PERCENTAGE

2000

2010

NUMBER

PERCENTAGE

Garden City

$146,062

$126,000

-$20,062

-13.7%

$751

$838

$87

11.6%

Dearborn

$170,603

$145,300

-$25,303

-14.8%

$844

$925

$81

9.5%

Dearborn
Heights

$145,402

$125,700

-$19,702

-13.6%

$914

$916

$2

0.2%

Inkster

$88,798

$87,100

-$1,698

-1.9%

$735

$708

-$27

-3.7%

Livonia

$211,638

$182,700

$28,938

-13.7%

$958

$854

-$104

-10.8%

Westland

$151,867

$130,600

-$21,267

-14.0%

$827

$750

-$77

-9.3%

Source: SEMCOG Community Profile, 2013; US Census 2000 and 5-YR ACS 2010; (In 2010 dollars)
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AGE OF HOUSING
The age of the housing stock is also an important indicator of the community’s residential
stock as the condition of housing is often related in part to its age. Traditionally, the need for
major repairs or rehabilitation becomes evident when housing reaches an age of 30 years.
Communities where a substantial proportion of the housing stock is over 30 years old
typically initiate programs to encourage reinvestment. Further, since the 1960s, the demand
for homes built with greater efficiency and other amenities has increased. Older homes also
tend to lack features that support handicap access and may not be suitable for aging in place
without significant retrofits.
As shown in Table 12, approximately 87 percent of the Gardens City’s housing stock was
constructed prior to 1970 and is considered older than 30 years. This pattern is consistent
with the fact that the City’s major growth period was during the 1950s.
Table 12: Age of Housing, Garden City 2010
YEAR STRUCTURE BUILT

NUMBER

PERCENT

2005 or Later

26

0.2%

2000 – 2004

206

1.9%

1990 – 1999

294

2.7%

1980 – 1989

196

1.8%

1970 – 1979

677

6.2%

1960 – 1969

1,546

14.2%

1950 – 1959

5,977

55.0%

1940 – 1949

1,225

11.3%

713

6.6%

1939 or Earlier
Source: 5-YR ACS, 2010
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THE MISSING MIDDLE
Much of the conversation surrounding the mismatch between current housing stock and
demographic trends focuses on the need for “missing middle housing”. A response to the
outdated multi-family housing types developed in decades past, missing middle housing is
those types between single-unit detached homes and mid-rise apartment buildings on the
density and typology scale (see image below).

According to the Smart Growth Network (SGN), in its National Conversation on the Future of
Our Communities, 2013, these housing types “are classified as missing because very few have
been built since the early 1940s due to regulatory constraints, the shift to auto-dependent
patterns of development, and the incentivization of single-family home ownership.” The
eight defining characteristics of missing middle housing – according to the Smart Growth
Network - are as follows:
1.

Walkable communities – according to SGN, the most important characteristic of
missing middle housing is that it must be built in walkable urban areas close to
services and amenities such as restaurants, markets, and work.
2. Medium density but lower perceived densities – SGN notes that perception and
design is key when it comes to the perceived densities of missing middle housing. In
short, those missing middle housing is typically medium density (16 dwelling
units/acre to 35 dwelling units/acre), context-sensitive design and small building
footprints help the densities feel more tenable to existing residents and neighbors.
3. Small footprint and blended densities – densities should be blended and smallto medium-sized building footprints maintained for ideal urban infill sites, “even in
older neighborhoods that were originally developed for single-family homes but have
been planned and often zoned to evolve with slightly higher densities”, according to
SGN.
4. Smaller, well-designed units – many urban experts believe that a common
mistake of architects and builders that has resulted in obsolete denser housing types
is the impulse to force typically suburban unit and building types into the urban
core. SGN advocates for smaller, better-designed units to help keep costs down and
widen the affordability of housing in urban cores.
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5.

6.

7.

8.

Off-street parking does not drive the plan – since missing middle housing is
best built in walkable environments, there is often a need for less parking than even
zoning standards call for. When large parking areas are built, “the buildings become
inefficient from a development potential or yield standpoint and can shift
neighborhoods below the 16 dwelling unit/acre density threshold”. The 16 dwelling
unit/acre density threshold is the point at which a neighborhood generally can
support public transit and streets where walkable services and retail become viable.
Simple construction – simple construction methods support two important pieces
in the missing middle housing equation – profitability to the developer and
affordability to the purchaser.
Creating community – with the common spaces typical of many of the forms of
missing middle housing, such as courtyards and bungalow courts, there is the
opportunity for neighbor interaction and community-building often greater than with
traditional single-family and high-rise apartment development.
Marketability – the marketability of many of the missing middle housing types is
key to their success in a competitive market; adding to the attractiveness of many of
the forms is the ability to provide a scale and experience similar to single-family
homes. For example, when occupants enter from a front porch with a dedicated
entrance, rather than sharing interior common space entrances in typical apartment
buildings.

Housing strategies included in the Future Land Use Plan are intended to address the missing
middle housing types and provide some flexibility for encouraging walkable infill housing
development in Garden City.
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F | SUMMARY OF TRENDS
The following is a summary of the trends observed in the preceding analysis:

Declining and Aging Population
Garden City’s population has been experiencing a steady
decline since 1990. This decline is projected to continue
to 2040 by an additional 10% decrease. Garden City’s
population is also getting older. The only age group
expected to increase are people of 60.
Take Away:
Population trends support strategies that promote the ability for residents to age in place as
well as attract new family aged residents. Garden City must strive to provide lifestyle
amenities desired by the young adult population, that is those currently 18 to 34 years of age.
This is the largest population segment in the United States.

Increases in Education
Garden City has experienced an increase in educational
attainment, with more residents graduating high school
and proceeding onto college. However, the City has not
experienced as much of an increase as Wayne County on
the whole.
Take Away:
Educational increases are positive and strategies that promote educational attainment and
attract new educated residents will keep Garden City competitive within the region.

Declining Income
Garden City residents experienced a decline in median
income of about 18% between 2000 and 2010. This is
slightly less than the decline seen for Wayne County on
the whole and is likely a result of two factors 1) retiring
residents, 2) the results of economic recession.
Take Away:
While declining income is a regional trend, strategies to support local commerce and capture
local spending potentially can help offset this trend.
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Employment
Private education and healthcare, and services to
households and firms are the two largest employment
categories for Garden City residents, which included
residents that commute outside of the City for work.
Overall, employment and jobs by sector projected to
increase by 2040, with the exception of manufacturing,
which is projected to decline.
Take Away:
Garden City residents benefit from regional employment trends, strategies promote regional
connectivity by all modes should be encouraged.

Housing Trends
Garden City has a very high rate of owner-occupied
housing and a very low vacancy rate in comparison to its
neighbors. Housing value declined by 13.7% between
2000 and 2010, which is a comparable decline to those
experienced regionally during this time period. Finally, the
housing stock continues to age, with 87% of Garden City’s
housing being built prior to 1970.
Take Away:
Garden City residents are invested in the community, strategies should promote residents
ability to stay in the City as their needs change. Additionally, new infill housing development
could add needed diversity to the housing stock and attract new residents.
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Chapter Three

LAND USE &
DEVELOPMENT

3

A | EXISTING LAND USE ANALYSIS
A major part of a community master plan is to identify existing land use patterns. This task
not only identifies the locations of particular land use activities, but it highlights the areas
with future growth potential and areas where land use conflicts exist.
The existing land uses are illustrated on the Existing Land Use Map by the delineation of the
following seven land use categories.
•

Single and Two Family Residential: This classification includes improved parcels having
one-family detached and two-family attached dwelling units and located in
predominately single-family detached residential areas. Over fifty nine percent of Garden
City’s total land area is covered by single-family dwelling structures and uses.

•

Multiple Family Residential: This classification includes land areas that are occupied by
predominately residential structures containing dwelling units for three or more
households. This classification includes apartments, attached condominiums, senior
housing complexes, and nursing homes.

•

Commercial: Commercial uses provide for the sale of convenience goods and services. In
general, commercial land uses in Garden City are located in one or two-story structures.

•

Central Business District: Land uses included in this category are located within the
central business district. Uses located within the CBD are predominantly commercial in
nature. However, uses such as office and residential exist as well. The CBD is intended to
have a mixture of uses and to serve as the City’s traditional retail core. The uses in this
area are placed in a separate category due to the nature and importance of the CBD.

•

Industrial: This classification includes improved land used for activities such as
manufacturing, assembling and general fabricating facilities, warehouses and other nonmanufacturing uses, which are considered to exert influences on adjacent areas or parcels
due to the scale of operation, type of operation, or type of traffic.

•

Public/Semi-Public: The public lands category includes improved land parcels owned by
Federal, State, County, or City governments, local school districts and public utility
companies. Examples of public land uses are municipal buildings, post office, public
schools and utility sub-stations. Semi-public land uses include facilities that are privately
owned or operated and used by the public or a limited number of persons. Included in
this classification are churches, private clubs, parochial schools, hospitals, and cemeteries.
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•

Recreation: This classification includes parcels either improved or unimproved and are
used for public or private non-intensive recreational activities, including parks, natural
areas, and private outdoor recreational facilities.

Table 13 provides a comparison of land uses since 2005. As indicated land use patterns have
remained relatively stable over this period of time. There was a slight increase in commercial
and industrial land uses, while the amount of multifamily land decreased slightly.
Table 13: Existing Land Use, 2005-2014
EXISTING LAND USE

2005 ACREAGE

2014 ACREAGE

PERCENT DIFFERENCE

Commercial/CBD/Office

221.5

225.2

1.67%

Industrial

65.8

71.5

8.67%

Multiple Family

34.2

31.7

-7.41%

Public/Semi-Public

238.2

243.1

2.05%

Recreation

81.5

82.6

1.38%

Single Family

2260.3

2263.4

0.14%

Total

2901.5

2979.9

1.67%

Source: McKenna Associates, 2014

There is a relatively small amount of vacant land remaining in the City, most of the land
identified in 2005 was underdeveloped single family residential, which has been classified as
single family residential in the analysis above. It is important to identify areas where
redevelopment potential exists. Some of these areas may be sites with vacant buildings, or
large lots that are developed but underutilized.
Redevelopment of the commercial sites within the community is of critical importance to
community appearance and the quality of life. The main commercial corridors in the City are
Ford Road and Middle Belt Road. However, office and neighborhood commercial
development is also scattered along Cherry Hill, Warren, Inkster, Merriman and Venoy Roads.
The City’s development boom occurred in the 1950's, many of the commercial sites are
comprised of relatively small, older buildings with narrow setbacks, little landscaping,
excessive access drives and marginal quality signs. It is vital for the community’s image that
the City pursues opportunities to upgrade commercial sites as new development occurs.
The City’s major roadways are tied to the existing commercial development patterns.
Neighborhood, commercial areas, general commercial areas, and the downtown flow
together with few distinct characteristics. Corridor plans have been developed for Ford and
Middle Belt roads beyond the CBD by SEMCOG and MDOT; however, they may need to be
revisited and updated to align with the current goals of the City. Corridor plans provide
detailed analysis of key corridors, examining parcel specific land uses, access management,
architectural design, landscaping, screening and signage.
Finally, the City should recognize existing land use conflicts. There are several areas along
major thoroughfares, such as Ford and Middle Belt roads, where nonresidential and
residential land uses are adjacent to one another, that do not have adequate buffer areas or
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screening. Such sites must be improved as redevelopment occurs to minimize the adverse
impacts on residential land uses. In particular, there is a need for transition areas between
commercial and residential land uses along the perimeter of the Central Business District
(CBD).
The residential land uses adjacent to the City’s industrial district must be protected from truck
traffic, poorly screened outdoor storage areas, and the potential for exposure to hazardous
materials. In particular, many of the industrial land uses along Block and Maplewood streets
are not properly screened from residential land uses and use this local residential street for
truck traffic.
Summary
1.

The amount of land in each existing land use category has not significantly changed
over twenty years.

2.

Little vacant land area remains for new commercial or residential development.

3.

The City should maintain an inventory of vacant areas and identify opportunities for
redevelopment.

4.

Corridor plan updates for Ford and Middle Belt Road and improved transitions
between residential and commercial districts could help mitigate existing land use
conflicts and access management issues.
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Existing Land Use
City of Garden City, Michigan

City of Westland

February 1 2, 2015

Chester Ave

Elmwood Av e

Elmwood Ave

Municipal Bounadry

Block Ave
Daw son Ave
Birchlawn Ave
Beechwood Ave

Beechwood Ave

Krauter Ave

S Venoy Cir

Leona Av e

Leona Ave

Brandt Ave

Winter Dr

Arcola Ave

Belton Ave

Cardwell Ave

Deering Ave

Harrison Av e

Garden Av e

Arcola Ave

Belton Ave

Cardwell Ave

Kathryn Ave

Florence Ave

Helen Av e

Gilman Ave

Kathryn Av e

Lathers Av e

Alvin Av e

Hartel

Florence Ave

Harrison Rd

Ave

Ros slyn Av e

Deering Ave

Brandt Ct

Winter Ct

City of Westland

Central Ave

Alvin Ave
Kathryn Av e

Sherridan Ave

Sheridan Ave

Middle Belt Rd

Merriman Rd

W Rose Av e

Leona Ave

Ros slyn Ave
Janice Ct
Florence Ave

Lytle Pl

Barton Ave

Av e

Sheridan Ave

Brandt Ave

Kathryn Av e

Susan Ct

Leona Ave

Kathryn Av e

Lespedez a
Ln

Michelle Ct

Ros slyn Av e

E Rose Ave

N Venoy Cir

Alvin Av e

Ros slyn Av e

Marquette Av e
Barton

Clair Ave

Kathryn Av e

Sheridan Ave

Florence Ave

Florence Ave
Alvin Av e

Barton Ave

Brown Ct

Central Ave

Leona Av e

Farming ton Ave

Alta Av e

Ros s C ir

Kathryn Av e

Ros slyn Av e

Moeller Ave

Ros slyn Ave

Craig Av e

Sheridan Ave

Venoy Rd

Douglas Av e

Schuman Av e

Radcliffe Ave

City of Westland

Barton Ave

Florence Ave
Alvin Ave

Marquette Av e

W Rose Av e

Brown Rd

Marquette Av e

Bock Rd

Hennepin R d

Henry Ruff Rd

Brown Ave

Hennipen R d

Brown Rd

Donnelly Ave

John H auk Rd

Brown

Pierce Rd

Greenwood Ave

Cadillac Av e

Ave

Bock Rd

Hennipen R d
Brown R d

Donnelly Ct

Meadow Ln

Shotka R d

Ralph Av e

John H auk Rd

Pierce Rd

Inkster Rd

Arcola Ave

Belton Ave

Cardwell Ave

Deering Ave

Helen Ave

Gilman Ave

Ave

Recreation
Ave

Balmoral Ave

Pardo Ave

Hubbard

Rahn Av e

Farmington Rd

Schuman Ave

Radcliffe Ave

Pierce Rd

Bock Rd

Public/Semi-Public

Balmoral Av e

Pardo Ave

Donnelly Rd

Industrial

Chester Ave

Leona Ave

Inkster Rd

Dav ey
Ct

CBD

Ford R oad

John H auk Rd

Comm ercial

Maplewood Ave

Krauter Ave

Pardo Ave

Multiple Family

Sterling Ct

Ave

Birchlawn Ct
Industrial Rd

Single Family

City of Dearborn Heights

Daw son Ave

Lathers

Mansfield

Burnly Ave
Brandt Ave

Dov er Ave

Deering Ave

Park Ave

Harrison Rd

Sharon D r
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B | COMMUNITY FACILITIES ANALYSIS
Community facilities include municipal buildings, libraries, schools, indoor and outdoor
recreational facilities and infrastructure such as streets and utilities. An analysis of community
facilities is necessary to determine future capital expenditures needed for the provision of
government services and the expansion or maintenance of public facilities.

MUNICIPAL FACILITIES.
The City of Garden City provides a wide array of essential services to the City ranging from
administration, police, fire, streets, utilities and recreational activities. The information below
lists the municipal buildings owned and/or used by the City, and the Community Facilities
Map illustrates the location of these municipal facilities.
•

City Hall - 6000 Middle Belt Road

•

Police and Fire Station - 6000 Middle Belt Road

•

Department of Public Services - 31800 Beechwood

•

Maplewood Community Center/Library - Moeller and Maplewood

•

Garden City Civic Arena - City Park on northeast corner of Cherry Hill and Merriman

•

Athletic Fields - Maplewood, Rotary Park, and Manor Park
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Civic Center
The Garden City civic center is located at 6000 Middle Belt Road, which is the site of City Hall,
st
Police Station, Fire Station and the 21 District Court. The City constructed new facilities for
the Police Department in the early 1990's. No other major expansions have been made or are
planned for the civic center. In the short-term, the priority will be building maintenance,
improvements, and renovations, as necessary. The Department of Public Services continues
to focus on accomplishing this goal through proposed capital improvement programs and
attempts to obtain funding to support these projects (Community Development Block Grant
funds).
Police and Fire Services
The Police Department is located next to City Hall at the civic center. The facility contains onsite training facilities, gun range, fitness room, and all other needed resources.
The Fire Department maintains one station and is located next to the Civic Center. This
facility was built in 1963 and is in good condition.
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Department of Public Services
The Department of Public Services facility, located on a two acre site at 31800 Beechwood.
The facility consists of an office building and a screened outdoor storage area.
School Facilities
The Garden City School District serves the residents of the City. The school district
boundaries are consistent with the City’s political boundaries, with the exception of the
southwest corner where it extends into Westland. School building locations are identified on
the Community Facilities Map and no new facilities are planned.
In addition to the school facilities operated by the Garden City School District, the Cambridge
Center, adjacent to the High School provides adult education, while the Burger Center on
Beechwood provides special education services. Private and Charter schools located within
the City include Tipton Academy (lower and upper campus) and St. Raphael (elementary).
Summary:
1.

The existing public facilities in Garden City are sufficient to provide a sound level of
service to the current population.

2.

The current focus of the City is on renovation and modernization of existing facilities.

3.

All City departments would like to expand their range of services if funding becomes
available.
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Community Facilities
City of Garden City, Michigan
City of Westland

September 3, 2015
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C | PARKS AND RECREATION FACILITIES
According to the 2011 – 2015 Parks and Recreation Master Plan, the community park system
consist of 10 parks and facilities which are owned or maintained by the City. Additionally, the
School District and several private schools also maintain parklands and facilities. The Parks
and Recreation Department works closely with the School District and volunteer organizations
to assure full utilization of municipal and school recreation facilities. The Community Facilities
Map depicts the location of all recreational facilities. In addition, the Middle Rouge Parkway,
part of the Wayne County Park system, runs along the northern border of the City. The 17 and
a half mile parkway is a significant natural resource for Garden City residents, providing active
and passive recreation opportunities as well as a natural runoff for flood control.
The National Recreation and Park Association (NRPA) recommends that a community park
system provide a minimum of 6.25 acres per 1,000 persons. With a minimum of 6.25 acres
and Garden City’s 2010 total population of 27,692, 173 acres of park land should be provided.
Garden City currently provides approximately 90 acres, not including the Middle Rouge
Parkway. The existing park land is a little over half of the park land recommended by the
NRPA. However, an additional 165 acres of public and private school land functions as park
land for the community. School holdings help the City meet the minimum requirements by
the NPRA, but, the City should preserve as much existing park land and open space as
possible in the event that a school should close, be declared surplus, and sold to a private
investor.
In addition to total park land, the NRPA has established a system for classifying parks and
guidelines for each type of park, based on their size and function. Although it is important to
consider the overall amount of park land in the City, it is also important to consider the
conditions, accessibility, and amenities provided at each park facility. All the parks and
recreational facilities, not including schools, in Garden City fall within the following categories:

MINI-PARKS
Specialized facilities that serve a concentrated or limited population, or specific groups such
as tots or senior citizens. For example, suggested recreational facilities for an individual minipark are a tot lot, 2 picnic tables and ½ acre open space.
Service Area:
Desirable Size:
Acres/1,000 Population (Standard):
Acres/1,000 Population (Recommended):
Acres (Actual):
+/-

Less than .25 mile radius
2,500 sq. feet – 1 acre
0.25 – 0.5 acre
6.92 – 13.84 acres
2.32 acres
Lower Than Recommended
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NEIGHBORHOOD PARKS
The neighborhood park / playground is the standard parks unit in Garden City. Neighborhood
parks should offer a variety of activities to accommodate a range of ages, physical abilities,
and recreational interests. Therefore, it is recommended that neighborhood parks should be
comprised of approximately 50 percent active uses (fields, courts, playgrounds, skating, etc.)
and 50% passive uses (trails, picnic areas, etc.). It is recommended that a minimum of 7-10
parking spaces should be provided.
Service Area:
Desirable Size:
Acres/1,000 Population (Standard):
Acres/1,000 Population (Recommended):
Acres (Actual):
+/-
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.5– 1 mile radius
5 – 10 acres
1.0 - 2.0 acres
27.69 – 55.38 acres
32.41 acres
Meets Recommendation

COMMUNITY PARKS
Community-wide parks include larger parks with diverse environmental quality. A variety of
passive and active uses are provided, including athletic fields, sledding hills, trails, picnic areas,
and playgrounds. Typically, uses are separated by activity and age group to limit potential
conflicts between different types of users.
Service Area:
Desirable Size:
Acres/1,000 Population (Standard):
Acres/1,000 Population (Recommended):
Acres (Actual):
+/-

2– 3 mile radius, several neighborhoods
20 – 50 acres
5.0 - 8.0 acres
138.46 – 221.54 acres
55.11 acres
Lower Than Recommended

In addition to park land, the City owns and operates a number of indoor recreational facilities,
including the Maplewood Community Center and the Garden City Civic Arena (ice arena),
which provide opportunities not available in an outdoor park setting.
The Garden City 2011-2015 Parks and Recreation Master Plan lists several capital
improvement projects, which should be implemented. The following projects are organized
by the park or facility and are addressed in further detail in Parks and Recreation Master Plan.

CITY PARK:
•

Renovate main pavilion.

•

Renovate the outfield in baseball
diamond #2.

•

Upgrade walking path.

•

Refurbish parking lot and install ADA ramps
and parking spaces at picnic areas.

•

Create multi-use sports fields.

•

Update play equipment to meet safety
and ADA standards.

•

Renovate restrooms near large pavilion to
meet ADA standards.

•

Install ball field lighting.

•

Tree replacement and reforestation.

•

Install exercise circuit.
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MAPLEWOOD COMMUNITY CENTER:
•

Replace tile floors.

•

Renovate soccer fields.

•

Update restrooms to meet ADA
standards.

•

Update entrance doors to meet ADA
standards.

•

Refurbish parking lot.

CIVIC ARENA:
•

Replace hot water storage.

•

Electrical upgrades.

•

Replace rubber matting.

•

Construct warming room.

•

Scrape and paint girders.

MOELLER PARK:
• Replace worn netting.
•

Renovate diamond #7.

•

Building pavilion.

MANOR PARK:
• Renovate soccer fields.
FLORENCE AND ARCOLA PARK:
• Site drainage improvements.
ALL FACILITIES:
• Replace signage.
•

General landscaping and tree
replacement.

•

Replace worn netting at ball fields.

•

Build a dog park at a facility within the
City.
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D | ISSUES AND OPPORTUNITIES
An analysis of opportunities is vital to the success of a community’s future development and
long-range planning goals. Issues may include such factors as a large concentration of
underdeveloped land, or areas and uses that are becoming obsolete. However, these issues
also present opportunities for new development of businesses or even alternative home
styles, as found desirable in the vision session conducted in conjunction with this plan. This
analysis is represented on the Issues and Opportunities Map.

DEVELOPMENT OPPORTUNITIES
The City of Garden City first began with the transfer of 160 acres of property to John Lathers
from Andrew Jackson and is patterned after the “Garden City” concept that was popular in
England during the nineteenth century. The model Garden City featured one-acre plot
properties for an individual family which were thought to provide adequate farmland to
support the family’s personal consumption of crops such as fruits and vegetables. The City is
now evolved into a successful residential community and while much of its commercial areas
having gone through stages of development and redevelopment, the focus of livability has
remained a high priority. Looking forward, there are many opportunities for redevelopment of
areas of Garden City to continue its heritage as a residential community with high quality of
life.
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Central Business District, CBD
One of the major benefits to the CBD is the high volume of daily traffic on Middle Belt and
Ford roads; however, the design of the roads through the CBD is not successful as it could be
at capturing this traffic and establishing the area as a destination. The intersection of these
two roads forms the heart of the CBD. In an Economic Enhancement Strategy prepared for
Garden City in 1995 by Hyett-Palma, this intersection was identified as the center of a
“Pedestrian Friendly Zone.” This intersection remains the heart of the CBD and an opportunity
for future development. This zone has been and will be continued to be retrofitted with
enhancements such as streetscaping and improved walkways which are friendly to all persons
and prioritize pedestrian activity in the downtown area.
The recommendations of the 1995 Hyatt-Palma plan still form a basis for the vision of the
CBD; but it is essential that this plan is updated to be current with development trends and
design concepts. The downtown needs a new market study, and updated to the urban design
and transportation framework, form-based code, and strategic implementation program.
Opportunities should be explored to create infill building opportunities, redevelop obsolete
buildings and parking areas, provide on-street parking, increase circulation and connectivity,
and enhance the pedestrian and bicycle connectivity.
The City should continue efforts at making the downtown a more pedestrian friendly location.
Continuation of the streetscape project should be pursued. Similar projects should be
considered on Middle Belt. By creating an identity, the major commercial areas of the
community will be better able to retain existing businesses, as well as attract new retail and
office users. Mixed uses should be encouraged to include the potential for residential over
retail and office space in multistory structures. Again, this will add to the population needed
to support a revitalized downtown.
Walkable CBD Neighborhoods
Neighborhoods within ¼ to ½ mile of the CBD are within a walkable distance from
businesses and services in the district. These area have lower housing densities than rest of
the City, creating population gap in the center of the City. An opportunity exists to support
policies for planned densification of these neighborhoods to provide more opportunities for
housing in the core of Garden City.
Downtown Entry Areas
The concentration of density and mixed use buildings should be in the CBD. There are areas
along Ford Road that serve as entry area into the downtown. These commercial areas are
appropriate for single use commercial development when landscaping and building site
design compliment the CBD.
Modernized Industrial Area
The City’s industrial area has had little growth over the last two decades in terms of both jobs
and physical expansions. The City should encourage a new range of light-industrial uses
including, maker spaces and small scale manufacturing. Increased connectivity within the area
should also be encouraged to minimize effects on the neighborhoods. Truck access should be
restricted on Block Street.
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Priority Redevelopment Sites
Core to Garden City’s plan for future development is the continued enhancement and
redevelopment of important sites in the City, priority redevelopment sites. The priority
redevelopment sites represent unique opportunities for the City to take transformative steps
in implementing its goals for the future development of the City and connecting key places
through adding walking and biking connections to the transportation system. There are 10
priority redevelopment sites that are prime for redevelopment.
1.

The K-Mart Site – in the CBD area the potential to redevelop the K-Mart site as an
addition and extension of Garden City’s walkable downtown area is a high priority.

2.

The Town Center Site – much like the K-Mart site, the Town Center Shopping
Center and surrounding parking lots in the CBD represents another opportunity for
downtown walkable infill development.

3.

Pardo Site – just south of Pardo Ave. and east of Middle Belt, within the CBD area,
there is a vacant site that is an opportunity for compact housing development or
mixed use development with high accessibility to downtown amenities.

4.

Balmoral Site – east of Middle Belt and north of the CBD, but still within a walking
distance, there is an area between the Garden City Towers and the high school which
contains vacant structures and vacant land that could be redeveloped to residential
housing at densities compatible with the existing development.

5.

Warren Site – on Warren Road, east of Middle Belt, there is a commercial area with
vacancies that could be redeveloped to better serve the neighborhood.

6.

Inkster Mixed-Use Site – located roughly on the northwest corner of Marquette
Street and Inkster Road is a larger site that could be redeveloped as a planned
development as a mixed use area.

7.

Ford / Hubbard Site – along Ford Road, the former Metropolitan dealership and
the Dearborn gage site represent an opportunity for coordinated redevelopment.
While this Metropolitan property has recently been purchased by another automobile
dealership, the new ownership provides the City with an opportunity to improve this
large tract of land.

8.

The Burger Site – on Dillon Road, between Beechwood and Dawson, there is a
vacant site that was formerly a school that could be targeted for redevelopment.

9.

The Ford / Merriman Site – on the northwest corner of Ford and Merriman a
building has been recently demolished leaving a prominent corner site in the City
open for commercial redevelopment.
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CONNECTIVITY OPPORTUNITIES
Garden City is primarily residential in character. Individually, neighborhoods are walkable,
bikable, and accessible to internal community facilities; however, opportunities exist to better
connect residents and visitors to community resources and the CBD.
Neighborhoods
Most of the City’s neighborhoods are virtually built out. The strength of the community lies
in its stable and well-kept single-family neighborhoods. Efforts should be made to maintain
the physical, aesthetic and economic value of these areas.
Each neighborhood contains some type of public or semi-public use, such as a school,
municipally owned building, or park. Often, it is those features which give a neighborhood an
identity. Properly maintaining the feature which provides a neighborhood with its identity,
will set the standard for property maintenance throughout the neighborhood.
Neighborhood Circulation
Each of Garden City’s neighborhoods processes centrally located public parks or facilities, like
a neighborhood school. Increasing walking and biking connections between these areas
would improve residents access to these facilities, provide opportunities for adults to be
active, and increase safety on the streets for Garden City children.
City and Downtown Gateways
The City does not have sufficient gateways both at its borders and at entrances into
downtown. This issue is made worse by a lack of distinction among communities bordering
Garden City, it is hard to differentiate the City’s from its neighbors. For example, a motorist
could enter and leave Garden City and not notice any difference. Gateway elements include
signs and monuments, but also major street tree planting projects, banners and fixtures, or
even artwork. Clearly defined borders will enhance the City’s image, and identify Garden City
as a unified community.
CBD Connectivity and On-street Parking
The CBD currently has several barriers to functioning as a traditional downtown, two of the
largest being its scale and lack of on-street parking, both of which are connectivity and access
issues. The downtown as it is currently developed is essentially four very large blocks, each
roughly ½ mile by ¼ mile. Walkable block sizes are approximately 200 to 400 feet in length.
Additionally, the road design (speed and lack of on-street parking) prevents the roughly
60,000 vehicles that pass through the district per day from stopping and patronizing Garden
City businesses. On-street parking is the transitional tool between the pedestrian and the
vehicle modes and it is a vital element to a downtown.
Crossing Issues
Middle Belt, Ford, and Merriman are all heavily travelled roads. Crossing enhancements
including, pedestrian activated signals, countdown timers, high visibility crosswalks, lane
narrowing, and safety signs should be considered at all major intersections, especially along
neighborhood connection routes. Additionally, bicycle markings and bicycle intersection signs
should be considered on any street prioritized for the City’s biking system.
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PUBLIC FACILITY AND UTILITY OPPORTUNITIES
While the current focus of the City is on upgrading of existing municipal facilities, a plan
should be put in place in the event that opportunities to acquire desirable parcels arise. An
expansion plan for existing City owned land would permit the identification of lots that may
be acquired to expand civic structures or to build new ones.
Civic Center
st

The City Hall, Fire Station, Police Station, and the 21 District Court make up the Civic Center
complex located at 6000 Middle Belt Road. The City Hall and Fire Department are in need of
building improvements to accommodate changing technology and department staffing. To
ensure that sufficient area is available, the City should consider creating a facilities master
plan and capital improvements plan for the Civic Center. This plan would identify areas for
potential building expansion, department reconfiguration, added parking, and possible
locations for added municipal facilities. The facilities master plan should focus on a 15 to 20
year needs assessment based on the demographic projections of the Master Plan.
Police & Fire
The Police and Fire Department would like to expand the size of their department’s force.
While existing resources appear to be adequate, any plan for expanding the Civic Center
should look at future spatial needs of expanded police and fire departments. Included in this
examination should be possible room needed for accommodating new technology.
Department of Public Services
Should expansion of the Department of Public Services be warranted, acquisition of adjacent
housing would provide an opportunity to expand DPS and the City’s industrial area.
Library
An analysis of the existing library facility should be performed, including what impact an
aging population may have on the types of facilities needed in the future. As ongoing
interior renovations bring the existing facility into compliance with State and Federal
guidelines, the spatial needs of the facility also should be examined. If it is determined that
additional floor space should be provided, the City should examine the parking situation as a
potential solution to determining where to expand the building. If existing parking greatly
exceeds actual demand, some of the parking for the site could be used for building expansion
to house needed facilities anticipated by the recommended study. Another alternative would
be to open a branch library at the Civic Center, or possibly at one of the recreation centers.
Water System
The City’s water supply is provided by the Detroit Water and Sanitary Department (DWSD).
The City owns and manages all water lines and mains internal to the City. The City is
connected to the system at four locations:
•

Warren Road and Middle Belt Road intersection

•

Marquette Avenue and Harrison Avenue intersection

•

Cherry Hill Road and Merriman Road intersection

•

Ford Road and Inkster Road intersection

CHAPTER THREE

| LAND USE & DEVELOPMENT

49

Generally, all water lines are considered to be in good condition and there have been no
documented capacity problems for water service. Some lines were installed in the 1940's in
the older portions of town, while some lines were recently installed in several new
subdivisions; but for the most part the age of the water lines is dependent on the age of the
subdivision.
Sanitary Sewer
The City also contracts with DWSD for wastewater treatment. The City pays the County based
on the quantity of effluent, and then the County pays the utility provider. Like the water
system, the age of the sanitary sewer lines varies. There are older sections of sewer line
however; there are no known long-term problems. The City is connected to the external
system at the intersections of Warren Road with Merriman and Middle Belt roads, and both of
these internal mains are connected to one external main traveling north.
The sanitary sewer system cannot accommodate high volumes of waste water associated with
heavy rains. This problem causes the City to annually exceed the quantity of wastewater
permitted in the contract with DWSD. Corrective action has been effective; however,
additional repairs are needed to bring flows into the contracted quantity. There are currently
two lift stations in the City, and the County is constructing a third at Hines Park which will
assist with the higher flows during wet weather.
The DPS is in the early stages of planning upgrades for the sanitary system. Part of that
planning will include use of optical devices to examine the inside of the sanitary lines. It is
common for tree roots to intrude into sanitary lines.
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E | FUTURE LAND USE PLAN
The Future Land Use Map, which is presented in this chapter, is the culmination of the
comprehensive planning process. This map is based on consideration of the analyses, goals,
policies, strategies and public input set forth in the plan and discussed at several meetings. It
provides a framework to direct zoning and land use decisions.
Future changes to the zoning ordinance text and map are expected over time as the
economic, social and physical climates change. This document should serve as guide in
evaluating proposed changes to the zoning ordinance and/or map. A deviation from the
Master Plan should be considered with care and the reason for the deviation noted when the
Master Plan is updated.

FUTURE LAND USE CONCEPT
In developing the Future Land Use Map, several factors were taken into consideration. These
considerations include:
•

Existing land uses and patterns - In many circumstances, it is advisable to place land in
a future land use designation which corresponds to the actual use of the land. For
example, the majority of the City’s existing single family residential areas are designated
as single family on the Future Land Use Map.
There are occasions where the future land use designations do not correspond with the
existing land use pattern. This is done where the existing lots, buildings and uses are no
longer considered appropriate for their location. A few existing single family areas are
designated as Flexible Residential on the Future Land Use Map. These changes were
made to locate uses that serve as a transition between single family and commercial uses
along major thoroughfares.

•

Goals and Objectives - The goals and objectives of the Master Plan are incorporated into
the Future Land Use Map.

•

Transitional Land Use Planning - The Future Land Use Plan proposes to organize uses
based on a transitional land use planning concept, whereby less intensive development is
buffered, where practical, from higher intensity uses. For example, Flexible Residential is
planned between commercial designations and single family uses.

•

Data and information collected during the master plan process - The data collected
during the master plan process provides a basis for making projections for what a
community may need in the future.

•

Sidewalks and Walkability – The sidewalk network and supporting walkability in the City
is a primary goal of the Future Land Use plan and the Future Transportation plan for
Garden City. All residential and commercial development are required to provide
sidewalks. Efforts to address sidewalk gaps in existing residential neighborhoods are also
a priority.
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OVERVIEW OF THE FUTURE LAND USE PLAN
The Future Land Use Map builds upon past growth and prevailing development patterns. The
City’s commercial development is primarily planned to occur in the Central Business District
and Ford and Middle Belt roads. The Central Business District has the greatest potential for
new commercial development or redevelopment. A wide variety of uses are anticipated to
locate in the Central Business District including specialty retail, high quality
restaurants/taverns, residential and family entertainment establishments such as movie
theaters.
The Ford Road corridor and scattered locations on Middle Belt, Inkster, Warren and Cherry
Hill roads are proposed to remain commercial. These areas are planned to provide Garden
City residents with a wide variety of good and services.
The main industrial area is planned north of Ford Road between Venoy and Moeller roads.
Mixed Use is proposed along several corridors including Ford, Merriman, Middle Belt, Warren
and Cherry Hill roads. Second story residential units are permitted in this designation, along
with office uses.
Areas planned as Recreation correspond with existing parkland. Similarly, all existing public
and semi-public uses are planned as Public on the Future Land Use Map.
Three residential classifications of varying density are shown on the Future Land Use Map.
The vast majority of the City is dedicated to residential development, with Single Family
residential being the predominant future land use category. Sidewalks are planned for all
residential uses, as noted on the Future Transportation Plan Map.
Flexible Residential development, which includes multiple family and small lot or attached
single family is called for in several locations to serve as a transition zone between the single
family areas and more intensive land uses.
The Garden Residential district permits planned infill development that is compatible with
Flexible Residential and Single Family designations. This area is located within two to three
blocks of the CBD and is a desirable area for increases in housing and public open space, as
none of the City’s parks are located in the area.

PURPOSE OF THE FUTURE LAND USE MAP
The Future Land Use Map sets forth recommendations for continued use, new development,
and reuse of land in the City over the next two decades. The Future Land Use Map is a link
between what exists and what City leaders and citizens would like to have developed.
Together, the Master Plan and Future Land Use Map provide a flexible guide to promote
informed public and private decision-making for the betterment of the community. The land
use designations on the map are generalized; they are not intended to be site specific or to
follow specific property lines. Although the Master Plan and Future Land Use Map form the
basis for the Zoning Ordinance and other legal controls, the Plan and Map are intended to be
policy documents and decision-making guides.
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FUTURE LAND USE DESIGNATIONS
Upon full implementation of the Future Land Use Map, 76.77% of the land in the City will be
used for residential uses. The Industrial land use category will occupy 2.51%. Recreation
land, which includes parks, will occupy 3.04%. Non-residential uses, including mixed use,
commercial and public land uses, will occupy about 14.88% of the total land area.
Table 14: Future Land Use Allocations
FUTURE LAND USE

ACRES

PERCENT

CBD

108.12

3.71%

Flexible Residential

95.11

3.26%

Garden Residential

197.93

6.78%

General Commercial

62.21

2.13%

Industrial

73.31

2.51%

Mixed Use

81.61

2.80%

Neighborhood Commercial

59.50

2.04%

Public/Semi-Public

204.30

7.00%

Recreation

88.80

3.04%

Single Family

1947.12

66.73%

Total

2918.03

100.00%

Source: McKenna Associates, 2015

Thus, the Future Land Use map establishes the framework to support Garden City’s historical
identity as a single family residential community, but also recognizes that aging population
and changes in housing preferences requires flexibility to retain a completive edge within the
regional housing market. The plan provides for expansion of non-residential uses to satisfy
projected community and economic development needs and support the development of
Garden City’s CBD. A more detailed review of each land use category follows.
Single Family Residential
Garden City is characterized as community of mature and well-maintained neighborhoods.
The Master Plan Housing Analysis identified Garden City as having one of the highest
percentages of owner-occupied housing units and one of the lowest housing vacancy rates in
the surrounding area.
To preserve Garden City’s character as a community of neighborhoods, the land designated
as Single Family on the Future Land Use Map corresponds with the existing single family
residential land use pattern. This is intentionally done to maintain and strengthen Garden
City’s existing neighborhoods.
The housing stock has been well maintained and many of the older units have been
rehabilitated by new occupants. Approximately 87% of the housing stock was built prior to
1970. All new construction should be of the highest quality and standards.

58

GARDEN CITY MASTER PLAN

The following standards should be used to guide future residential development:
•

Infill development is encouraged as lots become available.

•

New home construction should be compatible with and reflect the traditional
neighborhood design that is found throughout Garden City’s neighborhoods.

•

New homes should be constructed with high quality building materials such a brick.
Creativity in the design of each house is encouraged to avoid a monotonous street
front.

•

Maintain the integrity of single-family neighborhoods as designated on the Future
Land Use Map by keeping out intense commercial uses that generate high volumes
of traffic.

•

Sidewalk connections are encouraged through and between neighborhoods.

Garden Residential
A concentration of garden lots exist within the core mile of Garden City bound by Henry Ruff
Avenue, Maplewood Avenue, Harrison Avenue, and Marquette Avenue. These lots are
located both within a short walk from the central business district, and in an area without
much public park land. Garden Residential is envisioned to preserve existing garden blocks,
permit flexible housing development consistent with the guidelines of the Flexible Residential
district, and promote development of community gardens and open space.
Garden Residential blocks are about 600 feet by 1,250 feet, with a lot depth of is about 300
feet. A typical block in Garden City is about 275 feet by 825 feet with a lot depth of 125 feet.
As a result, the area in the ¼ to ½ mile walkable distance from the CBD has about 50% of the
housing density of the rest of the City. Further, this area is lacking public open space, with no
public parks or facilities.
The Garden Residential district is appropriate for planned densification with the highest
concentration of density located closer to the CDB. The following illustration shows a
conceptual rendering of planned development options available for the Garden Residential
District.
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Tools to implement the Garden Residential include:
Zoning Modifications:
•

Accessory Dwelling Units – Permitting accessory dwelling units.

•

Micro Housing –Standards for smaller housing types and smaller lot type could be
developed to permit single family homes at higher than traditional densities.

•

Attached Housing – Standards for townhomes or condominiums could be developed to
incentivize lot assemblage and development of whole blocks as one cohesive design.

Economic Incentives:
•

Land Bank – If properties in this area become foreclosed, a land bank could be
established in cooperation with Wayne County, to facilitate the transformation of the
areas planned for Garden Residential and the potential preservation of open space.

•

Lot splits – Property owners could be permitted to split and sell a portion of lots to
individual developers.

•

Transfer of Development Rights (TDR), Purchase of Development Rights (PDR) – Areas
developed at higher densities could be required to purchase development rights from
people wishing to preserve their existing lot size or partake in the creation of public open
space.

•

Planned Developments (PD) – Standards for fast tracking PDs in the Garden Residential
areas could remove barriers to developing blocks at higher densities, like town homes.

Rear Lot Access:
•

Easements – rear lots could be accessed via easements to create paths to open space or
residences. Parking could be provided via a shared parking area on each block.

•

New Streets – Blocks developed as part of a single development could include new
streets.

•

Neighborhood Improvement Authority – An NIA could be established and use funds
including tax increment financing and bonds to fund neighborhood improvements. For
the Garden Residential area these funds could be used to assemble properties and
construct public improvements such as new roads and utilities.
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Flexible Residential
Flexible residential areas are planned for more compact single family development and
multifamily development. These areas are planned to meet the needs of all the City’s rental
housing demand, as well as the needs of new young families and retirees who may want a
housing type not currently offered in Garden City’s residential neighborhoods. The
development of flexible residential units are planned near commercial and industrial uses. An
increase in density around commercial areas will help increase the economic viability of
Garden City’s businesses. Flexible Residential guidelines:
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•

Density of 12 to 17 units per acres.

•

Parking should be permitted in the rear yard only.

•

Garages and carports, if any, shall be built in the rear of the unit, screened from road
rights-of-way.

•

Building materials shall be high quality, such as brick reducing required maintenance.

•

Shared hallways are discouraged. Each unit should have its own entry accessible from
outside the building.

•

Roofs shall contain a variety of peaks, gables or dormers to break long, monotonous
roof lines.

•

Facades shall be traditional offering a variety of window openings and other architectural
features.

•

Pedestrian paths shall be provided that connect to the City’s sidewalk system.

GARDEN CITY MASTER PLAN

The Future Land Use Map identifies six general areas where Flexible Residential housing is
appropriate:
1.

On the east side of Middle Belt Road, between Block and Maplewood Avenue. The
Garden City Towers is located at the south end of this area and flexible residential
dwelling units are located to the east.
a.

This site is designated Flexible Residential with the specific intent of
promoting and increasing the housing opportunities.

b.

New senior housing developments at this location is a logical and compatible
extension of an existing land use pattern.

c.

The area is in close proximity to the municipal complex and to local
businesses and is a walkable distance from the CBD.

2.

The Burger site is a priority redevelopment site that is designated as flexible
residential to encourage redevelopment of the site.

3.

Areas to buffer neighborhood commercial, general commercial, mixed use, and CBD
districts along Middle Belt and Ford Roads.

4.

Areas along Krauter Avenue, Pardo Avenue and John Hauk Road are planned to
transition land use and to increase the density next to the CBD.

5.

On the west side of Merriman Avenue north of Ford Road

6.

On the east side of Venoy between Marcello Road and Warren Avenue.
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Commercial Land Uses
There is great potential for commercial (re)development in Garden City. This potential is
bolstered by the lack of variety of goods and services that are presently available. In addition,
there are a number of older commercial properties that are functionally obsolete that may
provide an opportunity for new development.
As such (re)development occurs, it is expected that the particular function, or market niche of
each commercial district will become better defined. The CBD is expected to retain its status
as the primary commercial district in the City. The CBD is also expected to develop as a mixed
use center of office, specialty retail, and destination points.
There are three commercial designations on the Future Land Use Map: Neighborhood
Commercial, General Commercial and Central Business District (CBD).
General Commercial
General Commercial is located in five areas in the City. General Commercial designations are
located at and near major intersections supportive of larger scale commercial development.
The intersection of Ford and Inkster Road and the intersection of Merriman and Ford Road
are the best examples, although smaller pockets exist at Ford and Venoy and Warren and
Venoy. Finally, a large area planned for General Commercial development is located north of
Ford Road between Hubbard Avenue and slightly west of Merriman.
The above mentioned areas correspond with existing land use patterns that contain more
intense, auto related commercial development and uses. These areas are intended to provide
Garden City residents and neighboring communities with goods and services that are not
typically found in the CBD or Neighborhood Commercial developments. The uses are more
intense than found in the other commercial designations. Examples include: automobile
dealerships, building supply, contractors offices, gas stations and auto repair shops.
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Neighborhood Commercial
The Future Land Use Map identifies several locations where neighborhood commercial
development is appropriate. Future development in these areas should consist of lowintensity, convenience commercial uses that are compatible with the surrounding residential
development. These areas should provide goods and services for the convenience of
residences living in adjacent neighborhoods. Intended uses in the Neighborhood
Commercial areas include, but are not limited to: retail stores that provide groceries, baked
goods, drugs, bicycles, video rentals, and flowers; service establishments such as tailors,
cobblers, barber shops, and laundries; stores producing general merchandise to sell on the
premises such as jewelry or leather goods; and professional and medical offices.
CBD
The CBD is planned to be the primary and central commercial area in the City. It is
anticipated that a wide variety of uses and business will locate in the CBD for the amusement
and convenience of Garden City residents.
In accordance with the mixed use pattern proposed for downtown Garden City, the uses
proposed in the CBD includes, but are not limited to: specialty retail establishments that sell
produce, meat, dairy, antiques, pharmaceuticals, flowers, novelty items, hobby items, music
and video recordings, jewelry, shoes, bicycles, clothing, computers, stationary, books,
furniture, and general merchandise; professional and business offices such as accounting
advertising, schools, child care, medical/dental, engineering, architectural, legal, insurance,
real estate, security broker, management, and public relations; indoor amusement/recreation
facilities such as bowling alleys; eating and drinking establishments such as high quality
restaurants/taverns (drive-thrus are generally discouraged), cafes, coffee shops, and delis;
plazas, parks, and courtyards; government and institutional uses such as a schools, post office,
library, churches, civic organizations; and service establishments such as shoe repair, dry
cleaning, and beauty shops.
Attached residential developments and residential units above the first floor should be
encouraged within the CBD area.
Three factors should be considered when evaluating commercial development proposals for
downtown:
1.

The design and scale of any such development must be compatible with design standards
found in the 1996 Downtown Design Plan,

2.

The intensity of development must be appropriate for the size and configuration of the
site on which it is located, and

3.

Emphasis should be placed on upgrading existing facilities and quality building design.

It is imperative that all new development in the CBD be of the highest quality design and built
with high quality building materials. Further, future developments shall reflect the goals of
the 1996 Downtown Design Plan. Ensuring compliance with these documents is essential to
developing a viable downtown. Since the CBD is surrounded by single family neighborhoods,
all new development shall be adequately screened.
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Mixed Land Use
The Mixed Use designation is intended to permit a mixture of commercial, office, institutional
and multiple family developments to transition into the downtown CBD area or in areas large
enough to be developed with a coordinated plan for a mixed use area. Buildings within a
mixed use area are permitted to have a single use but are encouraged to support residential
uses or office uses in combination with compatible uses permitted in the neighborhood
commercial district.
The uses planned in the Mixed Use designation can stand alone, be located next to each
other, or be located within the same structure. When residential units are located within the
same structure as a commercial or office use, the residential dwellings shall be located above
the first floor. Mixed uses are encouraged to include residential units above the first floor in
multi-story structures, especially next to the CBD on Ford Road.
Office uses are encouraged in the mixed use district, including but not limited to:
administration, professional, executive, financial, management, publishing, accounting,
drafting, real estate, sales, business support services, secretarial, or other similar use; technical
and business schools; medical and dental; publicly owned utility offices; and libraries and
museums.
Multiple family housing types are permitted within the Mixed Use designation include
attached townhomes and condominiums. As mentioned above, residential units are
permitted above a commercial or office use. Traditional apartments are prohibited from
being developed in this designation as a single use.
All multiple family developments constructed in the Mixed Use areas shall meet the following
minimum design standards:
•

Parking shall be permitted in the rear yard only.

•

Vehicular access shall be provided at the rear of the lot only to minimize curb cuts on
busy thoroughfares.

•

Garages, if any, shall be built in the rear of the unit, screened from road rights-of-way.

•

Building materials shall be select and high quality reducing maintenance
requirements.

•

Roofs shall contain a variety of peaks, gables or dormers to break long, monotonous
roof lines.

•

Facades shall be traditional offering a variety of architectural features such as window
openings, entrance features (porches) and unique elements.

•

Pedestrian paths shall be provided that connect to the City’s sidewalk system.

•

Open space shall be provide for the enjoyment, use and recreation of the
development’s residents when feasible.

Areas designated as Mixed Use are located at two to three block entrances into the CBD on
Ford Road and south of the CBD on Middle Belt. Additionally, there is a larger area south of
Bock Ave and west of Inkster that is planned for mixed use, primarily to permit flexibility in
redevelopment.
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Institutional
Institutional uses includes, but are not limited to: public and private schools and colleges;
municipal buildings such as community centers, libraries and museums provided there is no
outside storage; private clubs and fraternal organizations; nursing homes and assisted care
facilities; day care and foster care facilities; and religious institutions.
Industrial Land Use
The City's industrial limitations include limited access to freeway and rail transportation
systems, small lots that contain many vacant buildings and a lack of large tracts of vacant
land. The road network in the industrial area does not adequately serve large trucks which
often must use Block Avenue, a residential street. It is for these reasons that the City has not
experienced a large increase in industrial growth in the past.
Areas currently used for industrial purposes correspond with the areas designated as
Industrial on the Future land Use Map. The Industrial designation is intended to maintain the
existing industrial uses that are currently located there. Uses traditionally permitted in these
areas should be be expanded to encourage occupancy and investment. Additional uses that
could be appropriate include: shared office work space, makers space and studios for arts and
crafts.
Land designated as Industrial is located at the northeast corner of Ford and Venoy roads in
the western section of the City. An objective of the plan is to maintain industrial uses on the
west side of the City to minimize the negative effects of trucks, noise, and fumes have on the
adjacent residential uses.
Recreation
It is the goal of the City to provide a variety of recreational land and opportunities throughout
the City. This is evident on the future Land Use Map where nine different locations are
designated as Recreational land use, which contains 90.27 acres of land. One goal of the
Master Plan is to maintain recreational land and prohibit the sale or private development of
the City’s park acreage.
Public/Semi-Public
The Future Land Use Map identifies City facilities, schools and school owned properties, and
semi-public uses such as churches. These areas are planned to remain at their current
location and size. Because these areas provide uses that are an integral part of the
community’s wellbeing, their expansion is generally encouraged, as long as such expansion
does not adversely impact surrounding residential areas.

CHAPTER THREE

| LAND USE & DEVELOPMENT

67

F | ZONING PLAN
The Zoning Ordinance is the major tool available to local government to implement the land
use mapping element of the Master Plan. The Garden City Future Land Use Map indicates
residential growth areas of different densities and provides locations for commercial and
industrial uses. The land use classifications on the map and the corresponding descriptions of
those classifications forms the basis for evaluations of future land use and the corresponding
development associated with that use. The Master Plan provides very general land allocations
while the Zoning Map uses precise land use boundaries through the application of specific
land use decisions. The purpose of zoning is to regulate the use of land and buildings by the
adherence to set dimensional standards and to protect areas from the adverse impact of
disruptive land uses.
A zoning plan is required by the Michigan planning and zoning enabling acts. Section 33(d) of
the Michigan Planning Enabling Act, PA 33 of 2008, as amended, requires that the master
plan prepared under that act shall serve as the basis for the community’s zoning plan. The
Michigan Zoning Enabling Act, PA 110 of 2006, as amended, requires a zoning plan to be
prepared as the basis for the zoning ordinance. The zoning plan must be based on an
inventory of conditions pertinent to zoning in the municipality and the purposes for which
zoning may be adopted (as described in Section 201 of the Michigan Zoning Enabling Act).
The zoning plan identifies the zoning districts and their purposes, as well as the basic
standards proposed to control the height, area, bulk, location, and use of buildings and
premises in the City.

ZONING DISTRICTS
Below, the zoning districts in the City are described and their relationship to the Master Plan
discussed along with recommended new Zoning Districts to integrate new land use
designations.
Districts and Dimensional Standards
There are 13 zoning districts in the City, each of which is described in the current Zoning
Ordinance. There, uses permitted in each district are described. In addition, the Zoning
Ordinance’s schedule of lot, yard, and area requirements defines specific area, height, and
bulk requirements for structures in each zoning district. The Zoning Map is also a part of the
Zoning Ordinance and illustrates the distribution of the defined zoning districts throughout
the City. They are as follows:
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•

R-1, One Family Residential: The intent of the One Family Residential Districts is to
provide areas of the City for the construction and continued use of single family dwellings
within stable neighborhoods.

•

R-2, Two Family Residential: The intent of the Two Family Residential District is to
provide areas of the City for the continued use and improvement of two family dwellings.

•

R-3, Multiple Family Residential: The intent of the Multiple Family Residential District is
to address the varied housing needs of the community by providing locations for

GARDEN CITY MASTER PLAN

development of multiple family housing at a higher density than is permitted in the single
family districts.
•

C-1, Local Business: The C-1 Local Business District is designed for the convenience of
persons residing in adjacent residential areas, and is intended to permit only such uses as
are necessary to satisfy the limited shopping and services needs of the residents in the
immediate area.

•

C-2, Community Business: The intent of the C-2, Community Business District is to
provide for commercial development that offers a broad range of goods and services.

•

C-3, General Business: The intent of the C-3, General Business District is to provide for
intensive commercial development and permitted businesses are frequently autooriented, rather than pedestrian-oriented.

•

CBD, Central Business District: The purpose of the CBD Central Business District Zoning
District is to revitalize the City’s commercial core by retaining uses which favor
pedestrians and comparison shopping and promoting revitalization of the commercial
core through development standards.

•

O-1, Office: The intent of the O-1 Office District is to accommodate various types of
administrative and professional office uses, as well as certain personal service businesses.

•

PD, Planned Development: The intent of the Planned Development regulations is to
permit planned development for the purposes of encouraging innovation in land use
planning and development, achieving a higher quality of development than would
otherwise be achieved, and encouraging assembly of lots and redevelopment of outdated
commercial corridors.

•

M-1, Light Industrial: The intent of the M-1 Light Industrial District is to provide
locations for planned industrial development, including development within planned
industrial park subdivisions and on independent parcels.

•

VP, Vehicular Parking: The intent of the VP Vehicular Parking District is to provide areas
to be used solely for off-street parking as an incidental use to an abutting commercial,
office, or industrial use.

•

PRD Public Recreation District: The intent of the PR Public Recreation District is to
provide a district wherein the City of the Garden City’s parks can be located.

•

SFHD, Straight Farmhouse Historic District: The intent of the Straight Farmhouse
Historic District is to enable the City, as the steward for the preservation of the City’s
history, to protect and preserve the City’s historic and cultural resources for future
generations.

The following is a list of proposed Master Plan land use designations and their corresponding
zoning district. Not all of the Master Plan’s future land use categories will match up with the
current location or regulations of the zoning district that they most closely correspond to.
Recommended revisions the Zoning Ordinance are discussed below.
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Table 15: Future Land Use and Zoning Map Correlation
FUTURE LAND USE DESIGNATION

ZONING DISTRICT

Single Family

R-1, One Family Residential

Garden Residential

R-1, One Family Residential / PD, Planned Development / New Zoning District

Flexible Residential

R-2, Two Family Residential / R-3, Multiple Family Residential / PD, Planned Development

Neighborhood Commercial

C-1, Local Business / C-2, Community Business / O-1, Office / VP, Vehicular Parking

General Commercial

C-3, General Business / VP, Vehicular Parking

CBD

CBD, Central Business District / VP, Vehicular Parking

Mixed Use

C-2, Community Business / VP, Vehicular Parking / PD, Planned Development /
New Zoning District

Industrial

M-1, Light Industrial

Public/Semi-Public

R-1 , One Family Residential / PD, Planned Development / SFHD, Straight Farmhouse
Historic District

Recreation

PRD Public Recreation District

Recommended Revisions to the Zoning Ordinance and map
In order to meet the goals of this plan, the following revisions to the Zoning Ordinance and
Map are recommended:
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•

New zoning districts should be created for the Garden Residential and Mixed-Use
Designations.

•

Review the regulations of the R-2 Two Family Residential District and the R-3 Multiple
Family Residential District base on the description and intent of the Flexible
Residential future land use designation. Consider combining these districts.

•

Eliminate the C-2, Community Business District, VP, and the O-1, Office District and
incorporate the uses / regulations into the C-1 Local Business and C-3 General
Business as appropriate.

•

Review the landscaping and signage standards in the Zoning Ordinance should be
evaluated to ensure they meet City goals and district designations.

•

Consider the development of a form-based code for the CBD.
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A | COMPLETE STREETS
This chapter considers the complete networks of roadways, railways, pedestrian ways, bicycle
ways, and transit, which encompass all the modes of transportation. Examination of traffic
volumes, access points, pedestrian circulation, and conditions of the street network is an
integral part of the Master Plan.

COMPLETE STREETS POLICY
Garden City streets will be safe and accessible for all users: pedestrians, bicyclists, and motor
vehicle drivers. Complete Streets accommodate people of all ages and physical abilities. There
is no single formula or prescription for a Complete Street in Garden City. Streets are
“complete” when they fit in the context of the surrounding area. Not all Garden City streets
will include all of the elements below, but this list represents what the City will strive to
achieve when evaluating future transportation projects.
•

Pedestrians: Garden City’s streets will include sidewalks with unobstructed walking space,
adequate lighting, benches, trees, shading, roadway separation and on-street parking,
easy access to walkable destinations, and safe and frequent crossings.

•

Bicyclists: Garden City’s streets will include spaces to bike comfortably shared with traffic,
or clearly marked bike lanes with appropriate separation based on speed and volume of
vehicle traffic, adequate bicycle parking, intersection treatments, and destinations
accessible by bike.

•

Vehicles: Garden City’s streets will be safe and convenient for driving. Signals will be
timed to reduce congestion, on-street and off-street parking will be easily accessible and
appropriately priced, and streets will be designed to promote safe driving speeds.

•

Streets are places: Garden City’s streets will be places. They will not simply link
destinations; they will be destinations in themselves, and include places for social
gathering, exercising, and relaxing.

•

Streets add value: Garden City’s streets will enhance property value and be coordinated
with land use development standards to support commerce though connectivity, design
aesthetics, street life, and access.
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•

Transit: Garden City’s streets will support access to existing and future transit systems in
the region.

Supporting Complete Streets in Garden City will complement existing development patterns,
enhance the attractiveness and use of the Central Business District, extend traditional
neighborhood development patterns as sites are redeveloped and improve on the walkability
of the City.

PROTECTING VULNERABLE USERS
It is generally recognized that traffic volumes on the major streets through Garden City are
high. This is due, in part, to the centralized location of Garden City in Wayne County. While
higher traffic volumes are desirable for business, excessive volumes and higher speeds cause
a downtown to become less attractive. Adding to the problems caused by high traffic
volumes is the number of accidents. The intersection of Ford and Middle Belt roads is
classified by SEMCOG as a high frequency crash intersection. To promote safety, Garden City
will protect its vulnerable roadway users by prioritizing pedestrians and bicycles in
transportation network design, especially in the Central Business District.

EXISTING NON-MOTORIZED TRANSPORTATION
Non-motorized transportation currently consists of pathways in City Park and Rotary Park;
sidewalks in some residential neighborhoods and along most major streets, although ADA
accessible ramps are not available on all sidewalks. In the fall of 2010, road improvements on
Middle Belt Road and Ford Road included installation of ADA accessible curbs. In 2008 the
City installed a sidewalk along Maplewood Avenue adjacent to Kiwanis Park. The City has
been making an attempt to build handicap accessible sidewalk ramps throughout the
community. These ramps will make Garden City’s sidewalks more user friendly for walkers,
skateboards, roller bladers, and for persons with disabilities. The City has very little in the way
of existing bicycle facilities, although many of the local streets are safe for biking, safe
crossing, bicycle parking, wayfinding, and arterial bikeway treatments are necessary to
provide network connectivity. This plan recommends connections that would make Garden
City a leader in non-motorized transportation within the region.
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B | VEHICLE CIRCULATION
The ability of people and goods to efficiently flow without unexpected stops or
unprecedented congestion is an important part of the quality of life in a community as well as
a vital part to a community's economic well-being and growth.

CIRCULATION ANALYSIS
One way to evaluate the street system is to determine how well each street serves its purpose.
Streets are classified in two ways: [1] a national ranking system called “Functional
Classification” and [2] Act 51 of 1951 by the Michigan Department of Transportation (MDOT).
Functional Classification
The Federal Highway Administration (FHWA) developed the National Functional Classification
(NFC) to classify all highways, streets, and roads according to their function. This system has
been in place since the 1960s and is recognized as the official road classification system by
the FHWA. The following paragraphs list each category in the NFC.
•

Principal Arterials: Principal arterials are the prominent road type in NFC hierarchy and
are generally known as highways and freeways. They provide high speed uninterrupted
travel with limited access or restricted access to regionally important urban areas and
amenities such as airports. They are the major source for interstate travel and fall under
state jurisdiction.
The principal arterials within Garden City include Ford (M-153), Warren, Merriman, Middle
Belt, and Inkster Roads. Ford Road is under the jurisdiction of MDOT as it is classified as a
state trunk line and serves as the City’s major arterial, carrying high volumes of local and
regional traffic and connects the City to greater metropolitan Detroit area.

•

Minor Arterials: Minor arterials are similar in function to principal arterials but they
generally carry less traffic and connect to smaller urban centers. Accessibility is greater
but stops are more frequent due to signalized intersections.
Cherry Hill and Venory Road are the two minor arterials in the City.

•

Major Collectors: Major collector roads are important travel corridors and provide
service to arterial roads and often connect major population and employment centers.
The three major collectors in Garden City are Henry Ruff Street, Marquette Avenue, and
Maplewood Avenue.

•

Minor Collectors: Minor collectors often collect traffic from local roads and private
property and provide connections to more developed areas. Currently, no minor
collectors exist within the City.

•

Local Roads: Local roads primarily provide access to property and include residential
streets. All of the remaining roads within Garden City are local roads.
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Act 51
Act 51 is the mechanism under which the State of Michigan shares road maintenance funds
with communities. Municipalities are awarded funds based on the mileage of roadway within
their boundaries.
Under Act 51, roads are divided into two categories – Major Streets and Local Streets. Major
Streets receive more funding per mile. As shown on the map, Garden City’s street system
provides the most direct route, and better movement of vehicles, from point A to B in
comparison to the curvilinear street patterns present in many newer developed communities.
Curvilinear streets limit travel routes because there are only a few major streets to carry traffic
along and often result in a bottleneck situation, causing congestion.
As shown on the Vehicular Circulation Map, which shows Act 51 Classifications, segments of
many streets around the Central Business District are designated as major streets because
they are eligible for State funding. All major streets located on the Vehicular Circulation Map
are under local jurisdiction.
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Vehicular Circulation
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C | FUTURE TRANSPORTATION PLAN
The Future Transportation Map sets forth recommendations for the development of public
right-of-way in a manner consistent with and supportive of recommendations for Future Land
Use. The Future Transportation Map maintains the existing, functional classification and Act
51 designations, as well as signal locations. The recommendations focus on intersection
improvements, gateway creation, and improvements for more complete streets with
pedestrian, bus transit, and bicycle facilities. The network is designed to link Garden City’s
most important community facilities, link downtown and Garden City Park to the River Rouge
Gateway Greenway, and establish easy to navigate connections for people to walk and bike in
their neighborhoods and around the City.

SIDEWALK NETWORK
Garden City embraces walkability as a primary goal for the transportation system. The City’s
sidewalk system is not comprehensive. There are portions of the City that lack links in the
residential sidewalk network and additional sidewalks are needed to complete the pedestrian
pathway system, especially in the City’s older neighborhoods.
This plan recommends a full build out of the sidewalk network in all areas of the City.
Residential sidewalks should be a minimum of 5 feet wide and have a minimum of 5 feet of
landscape separation from the roadway. Where right-of-way permits a 10 foot landscape
separation in residential areas is desired.
Further, it is important to provide improved pedestrian access between the existing senior
community, the City offices, and the downtown. This will facilitate safe access between these
points, permitting seniors to get to the downtown for appointments or shopping without
reliance on a vehicle. This will aid in supporting efforts to improve the economic climate of
the downtown.

TRANSIT CONNECTIONS
Garden City is served by three SMART bus lines, the 280 Middle Belt South, the 250 Ford
Road, and the 255 Ford Road Express. The 280 connects to the Detroit Metro Airport, the 250
connects into Fairlane Town Center, and the 255 connects into Downtown Detroit. These
routes traverse the entire length of Middle Belt and Ford Road, as well as parts of Venoy,
Warren, and Inkster.
This plan recommends enhanced transit stop design and connections to the pedestrian and
bicycle network along corridors with bus service to encourage use of the bus system. The City
and DDA should work with representatives of SMART to provide bus shelters, information
kiosks, and possibly provide bus loading bays at strategic locations throughout the
downtown area. By providing suitable and comfortable places for bus patrons to wait for a
bus, more pedestrians may choose to visit the downtown area via bus.
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BICYCLE NETWORK
Improvements to the bicycle network in Garden City are intended to support residents’ health
and access to important local destinations. With bicycle network improvements more Garden
City residents will be able to make safe, short trips, to parks, schools, and even downtown
entertainment and shopping, all without getting in the car. Bicycle network improvements
are recommended based on the need for separation from vehicle traffic, existing signal
locations to cross major roadways, and alignment with desirable community destinations, like
schools, parks, public facilities, and commercial areas.
Many of Garden City’s neighborhood streets are comfortable to bike on now, and could be
improved with simple signs. Some corridors can serve as more prominent system links with
on-street pavement markings like conventional bike lanes and marked shared lanes. Most
people don’t feel comfortable biking with heavy traffic; on these corridors complete
separation is desirable. This plan recommends a loop of off-street shared use paths that
connects Garden City Park with downtown. The loop will ultimately link into the River Rouge
Gateway Greenway on the north side of the City. The following types of bike facilities are
recommended:
Shared Use Paths
Shared use paths are paved concrete or asphalt
paths wide enough to accommodate both
pedestrians and bicyclists. They are typically a
minimum of 8 feet wide with 2 feet of clearance on
either side of the path. Shared use paths offer
cyclists a safe place to bike off-street when there is
no space for a bike lane, or it is unsafe to bike on
the street.
Conventional Bike Lanes
Bike lanes create a dedicated space for cyclists on a
roadway. They are appropriate on streets with
moderate to heavy traffic. Bike lanes are indicated
by on-street markings, which can be supplemented
with signage. Bike lanes reinforce proper roadway
etiquette, raise the visibility of bicyclists, and help
both bicyclists and drivers behave predictably when
sharing road space. For safe cycling, bike lanes
should be 4 feet to 6 feet wide.
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Marked Shared Lanes or Sharrows
Marked shared lanes use a double chevron and
bicycle marking, or “sharrow,” in a lane intended
for the joint use of motorized and bicycle traffic.
Chevron symbols direct bicyclists to ride in the
safest location within the lane, outside of the
door zone of parked cars and areas where
debris is likely to collect. Generally, marked
shared lanes are a low-cost treatment suitable
for lightly travelled collector and arterial roads.
Signed Bike Routes
Bike route signs raise all users’ awareness and
acceptance of cycling. They make all residents
aware of the most bike-friendly routes in their
communities. Bike route signs are appropriate
for any roadway that provides an essential link
in a bicycle system, and can offer important,
affordable motorist education and traffic
calming. “Bike Route” signs should be
implemented with a system of wayfinding signs
that provide directions to specific destinations.
These types of bikeway signs provide useful
information and directions for cyclists, drivers
and pedestrians alike.
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INTERSECTION TREATMENTS AND TRAFFIC CALMING
In addition to modifications to the roadway configuration and multimodal network alignment,
intersection modifications can improve the overall safety, walkability, and identity of Garden
City. Intersection treatments like curb extensions, textures, pavement markings, crosswalks,
eliminating free-flow right turn lanes, tightening corner curb radii, and installing pedestrian
refuge islands can improve traffic management and safety at intersections. The following
treatments are recommended.
Pedestrian Crossing Recommendations
Crosswalks are recommended minimally at all
signalized crossings and on the crossing leg
parallel to the arterial network. Crosswalks are
encouraged for pedestrian safety and there are
likely places where further study is needed to
determine if mid-block crossings are warranted.
Painted crosswalks alert drivers of where to
expect people crossing. Crosswalks are typically
two white lines across the street, but other
designs draw more attention to the crossing
and tend not to wear away as quickly. Special
paving or colored markings may also be used.
Additionally, countdown pedestrian signals are
recommended at all signalized crossings.
Countdown signals show how much time
remains before the traffic signal changes and
are designed to reduce the number of
pedestrians who start crossing when there is
not enough time to complete their crossing
safely. Pedestrian crossing signs may also be
considered.
On-street parking and lane narrowing
On-street parking and lane narrowing is
recommended along Ford Road in the
Downtown. On-street parking not only
provides access to businesses, it supports
sidewalk separation from vehicles and calms
traffic by visually narrowing a roadway and
creating additional buffer space between
pedestrians and automobile traffic. Further,
narrowing lanes from high-speed 12-foot-wide
lanes to 10-foot-wide lanes encourages
motorists to slow down and underscores a
transition to a calmer context.
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Core Intersection
The intersection of Ford Road and Middle Belt is the most important intersection in the City.
While it features many quality design elements it is still intimidating for pedestrians. Crossing
distances could be improved with curb extensions, or even right-turn corner islands, or “porkchop” islands. These islands create a refuge between right-turn lanes and the through lanes,
splitting up the crossing movement.
Downtown Gateway Intersections
Gateway features are encouraged at City entrances, however, gateway features should be
incorporated at the entrances into the downtown as well. Gateways can be bold statements,
such as arched entryways, or can be more simply marked by signs and landscaping. Gateway
areas are good places to site wayfinding signs and other identity features, such as banners
and public art installations. Public art installations along the public right-of-way, such as
sculptures and murals, can greatly accentuate the transportation network and improve the
value of a place.
On-street bike crossings
Intersections where the marked on-street bike network is on both streets should include
bicycle crossing signs and wayfinding signs. Additionally, pedestrian crosswalks and bicycle
pavement markings should be installed at the intersection and approaches.
Off-street bike crossings
Intersections where the off-street bicycle network meets the on-street bicycle network should
include bicycle-pedestrian crossing signs and wayfinding signs. Additionally, crosswalks for
shared use paths should be as wide as the shared use path and marked with trail crossing
signs. Bicycle pavement markings should be installed at the intersection and approaches.
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Future Transportation
System
City of Garden City, Michigan
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CORRIDOR DESIGN
The following cross sections are representative illustrations of corridor design concepts to
implement the Future Transportation Plan. Variations on these concepts, including
dimensions and design components may vary block-by block, as determined in the design
and construction process.
Bike Lane on Venoy:

Bike Lane/Marked Shared Lane on Henry Ruff and Harrison, Variation 1:
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Marked Shared Lane on Henry Ruff and Harrison, Variation 2:

Shared Use Path on Cherry Hill, Merriman, Warren, and Middle Belt:
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Marked Shared Lane on Maplewood and Marquette, Variation 1:

Bike Lane on Maplewood and Marquette, Variation 2:
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D | AESTHETICS AND IDENTITY
The City and DDA have invested a substantial amount of time and money planning for, and
constructing, a new streetscape in the CBD. This streetscape dramatically enhances the City’s
image, but this alone cannot create a walkable district. Block sizes in downtown along Ford
Road are more than 600 feet in length. A walkable block sizes for a downtown area is typically
250 feet to 350 feet with frequent crossings and traffic speeds of 20 mph to a maximum of 35
mph. Additionally, there is no provision of on-street parking or managed parking so that
people can park once. Even though these existing conditions seem to dictate the urban form
of downtown Garden City, it is not unreasonable to anticipate and plan for major
redevelopment of the CBD over the next 15 to 25 years.

BRANDING
It is recommended that the City, in cooperation with property owners, work toward
developing a distinct image and identity for the City. A task force consisting of design
professionals (architects and planners), residents, City officials, should be formed for the
purpose of defining the appropriate City image and identifying site and building standards
that convey that image.

DOWNTOWN REDEVELOPMENT
The redevelopment of downtown is a public and private endeavor. The downtown
development should focus on making the area a greater destination point. Care must be
taken to maintain Garden City’s unique downtown character while simultaneously promoting
high-quality, mixed use redevelopment. The zoning standards found in the Central Business
District ordinance need to be enforced to create and enhance a traditional downtown area.
Doing so will ensure sites are redeveloped with: buildings oriented with main entrances
towards Ford and Middle Belt Road; building facades that are consistent with the City’s facade
model; buildings are built to the edge of the sidewalk; an emphasis on pedestrian circulation
and not automobile circulation; parking is located in the rear of the building, never in the
front; adequate landscaping and streetscape fixtures; and an encouragement of mixed uses,
especially residential uses on second floors or in adjoining areas. An alternative method of
achieving the same results would be the use of a planned unit development with appropriate
design guidelines.
Whatever method is chosen, a Corridor Strategic Plan should be developed that evaluates the
reconfiguration of Ford Road and Middle Belt Road to prioritize pedestrians and
accommodate on-street parking. Additionally, the feasibility of retrofitting the downtown
street grid to create more connectivity should be evaluated. All concerned parties should
participate, including the City Council, DDA, Planning Commission, and City staff. Once
developed, such a plan should be strictly adhered to.
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Grid Retrofit
Currently, downtown Garden City
centers on two arterial corridors, or “A”
streets. Each street is approximately 1
mile with its center at the intersection of
Ford and Middle Belt. There is potential
to add a secondary system of “B” streets
in the downtown to improve
connectivity, create more development
sites and disperse new on-street parking
throughout the district.
New “B” streets should be skinny streets
with target vehicle speeds of 15 mph to
20 mph, 26 to 28 feet curb to curb, twoway traffic, on-street parking (7 feet),
marked shared lane marking for bicycles,
and 8 to 10 feet sidewalks. Total ROW
required is 42 to 48 feet.
Currently, every site in the district
manages its own parking, with no onstreet parking, shared parking, or cross
site access. Adding new “B” streets with
on-street parking will create parking
throughout the district so customers can
park-once.
The grid to the right contains, about 5
miles, or 26,400 feet of new or
repurposed downtown B streets,
assuming 20 feet on-street parking, on
both sides of the street, with an 60%
effectively (accounting for site lines etc.),
there is potential to add about 1,600
parking spaces. Adding another ¾ miles
on Ford Road and Middle Belt would
increase this by roughly another 250
spaces, to 1,850 spaces.

buildings that could be
removed to support
grid development
(red)

Grid Retrofit Illustration
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New Downtown Development
The third illustration shows the potential to add new traditional urban buildings into the
retrofitted downtown grid. The illustration shows that a compact urban grid could create
development sites for as many as 75 new buildings with a 5,400 square feet footprint (60 feet
by 90 feet). If assuming an average of 2 stories per building yields a total of 810,500 square
feet of new development. This potential could be incentive to attract develops to Garden
City’s downtown district.
Quality Redevelopment
Redevelopment of the City’s vacant commercial sites is necessary to turn Garden City into a
retail destination. However, these sites should be redeveloped in a proper manner that
ensures they will be aesthetically pleasing and not injurious to surrounding properties and
neighborhoods. Design guidelines and standards should be applied to all new commercial
developments as well as expansions and renovations. Since many retailers specializing in the
sale of comparison goods may not find downtown Garden City a viable location, the City and
DDA may wish to develop a strategy which identifies the niches which could be filled by
specialty retailers who can survive in a true “downtown” environment.

SITE ACCESS MANAGEMENT
Another method for improving pedestrian and traffic circulation in the CBD and secondary
commercial areas is through application of access management. Access management
reduces the number of points of access to the street from adjacent properties. This benefits
pedestrians by reducing the number of points along a sidewalk where they may encounter an
automobile, and it benefits traffic by reducing the potential number of points where another
vehicle entering the street may be encountered. A comprehensive access management plan
should be developed for the downtown area. This plan should include guidelines for
consolidating access points to the businesses along the street. Where it is not possible to
accomplish access consolidation, medians would be effective in reducing conflicts with leftturning vehicles.
One method of achieving consolidation or elimination of access points is through strategic
location of off-street parking lots and replacing some off-street parking with on-street
parking. The DDA and the City should examine the potential for acquisition and consolidation
of land in the downtown area to construct public parking areas. If properly placed, some
shop owners will no longer require individual parking lots and the need for multiple
driveways could be eliminated. A possible enticement to get a shop owner to close a direct
access point is to ensure that a well-defined path for motorists to get to the rear parking area
will be provided. Another possible enticement would be to permit the storeowner to expand
into what was previously a rear parking area, by compensating the loss of parking with
convenient public parking.
It should be noted that access management is often opposed by downtown merchants, as it
is viewed as a limitation to accessing their business. For that reason, an access management
plan must be developed with the cooperation of representatives of the merchants. Access
management should also be developed with the understanding that while direct vehicular
access to each individual property may be eliminated, sufficient parking convenient to those
businesses will be provided.
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COMMERCIAL CORRIDOR ENHANCEMENT
As mentioned prior, corridor plans should be developed to improve the aesthetics and
appearance of the highly visible Ford, Middle Belt, and Merriman Road corridors, outside of
the downtown area. A corridor improvement plan should be developed to revise and
rehabilitate the Ford Road commercial corridor and to promote appropriate and high-quality
commercial and mixed use development along Middle Belt Road. The plans should include
the proposed methods, designs, and financing for improving the streetscape, landscaping,
and utilities along these thoroughfares. Items which should be addressed are: redevelopment
of vacant buildings and lots; additional landscaping and street tree requirements; decorative
lighting and street fixtures; underground conduits for utilities; on-street parking and other
traffic calming measures; traffic circulation and access management; and others.
The following cross sections are representative illustrations of corridor design concepts to
implement for Ford Road in the Downtown Area. Variations on these concepts, including
dimensions and design components may vary block-by block, as determined in the design
and construction process

Ford Road at Intersections - Turn lane / No On-Street Parking, Variation 1:
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Ford Road Link – No Turn lane / On-Street Parking / Curb-Extension, Variation 2:

Ford Road Link –Turn lane / On-Street Parking/ Curb-Indent, Variation 3:
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Chapter Five

IMPLEMENTATION

5

A | GETTING STARTED
This chapter of the Plan presents tools and techniques that citizens, community leaders, and
City staff can use to implement the land use plan. These implementation measures are
workable if there are people in the community with vision and tenacity who are willing to
invest the time and effort required to make them work. Community improvement requires a
compelling vision; persistence; the flexibility needed to respond to changing needs,
opportunities, and circumstances; and an ability to achieve consensus.
The tools and techniques identified in this chapter are capable of being implemented under
current enabling legislation. Legislation has been proposed in recent years that would give
communities additional tools to implement land use recommendations, such as, regional
impact coordination, impact fees, and tax incentives. Inasmuch as adoption of any such new
legislation is uncertain, this chapter focuses on the tools that are available under current law.

B | POLICY AND PROGRAMMING
PUBLIC INFORMATION AND EDUCATION
The success of the Master Plan depends to a great extent on efforts to inform and educate
citizens about the Plan and the need for regulatory measures to implement the Plan.
Successful implementation requires the support and active participation of residents, property
owners, and business owners. A thoughtfully prepared public education program is needed
that creates a sense of ownership by City residents.
For example, a series of hearings entirely dedicated to the Master Plan before the Planning
Commission will enable the public to review and comment on the plan. A joint workshop
should be conducted by the City Council and Planning Commission to discuss the
implementation of this plan. Public input at this point should be focused on implementation,
not revising the content. The hearing at which the adoption is scheduled should be well
publicized to promote as much attendance as possible. Upon adoption of this plan, a second
joint workshop should be conducted to update the residents as to the direction the City will
take towards its future. Substantial advertisement is essential to draw residents to the
meetings. The City must continuously keep its residents updated on progress of the plan.
Citizens, business groups, and public agencies must all be involved in the implementation of
this plan to make it successful.
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Condensed Brochure
The City can produce a more reader-friendly form of the Plan. Most individuals will not take
the time to read a one-hundred-plus page document. However, a small brochure with
reduced versions of the Future Land Use Map combined with condensed versions of the
Goals and Objectives and Implementation Plan sections would make an attractive alternative.
These brochures could be distributed to individuals at City Hall, on the website, or even
mailed to residents and businesses in Garden City.
Design Standards Manual
One component in the City's information/education program should be to include design
standards found in the Downtown Design Plan and Central Business District Ordinance.
These standards should be given to all developers who propose a commercial or office
building in or next to the Downtown. These standards describe the type of development
desired in the City. The benefit of a design standards manual is that it can be used to
communicate concepts and ideas that are not appropriate for the zoning ordinance. Design
issues typically in such a manual include architecture, building orientation, parking and
circulation, landscaping, utilities, lighting, signs, and access management.
Maintaining the Plan
Another way for the general public to stay informed about the Master Plan is to keep the
Planning Commission and City Council actively involved in maintaining it. The Plan should be
an active document and continually reviewed and updated. An annual, joint meeting
between the Commission and Council should be held to review the Plan and any
amendments that may have become necessary. This will help ensure that the Plan is not
forgotten, and that its strategies and recommendations are implemented. Then, every five
years or earlier if the Commission feels appropriate; another full-scale Master Planning effort
should be undertaken. These steps will not only help keep the public aware of the Plan, but
they will also make certain the plan does more than “sit on a shelf and collect dust.”

ADMINISTRATIVE ACTIONS
Cooperation between Units of Government
Implementation will require cooperation between governmental units. Maximum impact will
be achieved only if the City is able to achieve cooperation from other units of government
and agencies. For example, road improvements will affect quality of life, but decisions
regarding some City roads are made by the Wayne County Road Commission, Michigan
Department of Transportation, and SEMCOG. Clearly, these other agencies must be aware of
the City’s land use planning objectives.
Pre-application Conferences
A pre-application conference consists of a meeting between a prospective developer or
redeveloper of property and City representatives. Typically, the City’s representatives consist
of members of the Departments of Planning, Building, and Public Services. Elected and
appointed officials are generally not included in such meetings, as their presence can
influence the free exchange of information which is the desired outcome of such a meeting.
During the meeting, the developer asks City staff their opinion on the approach being
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pursued, the style of architecture, building materials, general site layout, etc. City staff
provides preliminary comments, and may even be in a position to inform a prospective
developer how such a proposal would be received by City officials and the general
community. Pre-application conferences can often help move projects through the
development process much more smoothly, and permit a prospective developer to know
when a particular proposal should be pursued, modified, or removed from consideration. In
the long run, pre-application conferences can save everyone time and money.
Development Impact Analysis
Impact analysis is a policy tool that is intended to describe the probable outcome of a
proposed development project. Typically, an impact analysis involves the identification,
quantification, and evaluation of environmental, economic, social, physical, and other impacts
resulting from the development. Often, an impact analysis will also identify measures that
can be taken to alleviate the impacts. For example, a traffic impact analysis would typically
identify new signalization, changes in road geometrics, and other measures that might be
necessary to accommodate the traffic generated by a proposed development.
An impact analysis is most effective if the City establishes explicit guidelines and then
participates with developers in completing the impact analyses. The guidelines should
identify appropriate sources of information, formulated to be used in calculating impacts, and
reasonable assumptions to be used in the analysis. The City can assist by creating and
maintaining databases deemed necessary to complete the impact analysis.
The benefit of impact analysis is not just in identifying mitigation measures that would profit
from developer participation. Impact analysis also benefits the City by identifying future
public service capacity problems, by identifying the types of development or features that
generate the least impact, and by providing information to the City that can be used to study
and evaluate development over time.
Prior to making impact analysis a requirement, the City must first identify the types of impacts
it wishes to evaluate, and it must establish appropriate guidelines for analyzing each impact.
Then, the City must determine when an impact analysis is warranted. The need for an impact
analysis might be based on the size of the development (proposed number of dwelling units,
floor area of nonresidential uses), its location (in or near an environmentally sensitive area, on
a highly traveled road), or the type of development (commercial or industrial), or traffic
impacts (peak-hour traffic generation, number of turning movements). One approach might
be to conceptually define a "development of City-wide impact" for which development
impact analysis would be required.
Fiscal Impact Analysis
Fiscal impact analysis is a special type of impact analysis that involves the projection of direct,
current, public costs and revenues associated with a proposed development. It involves a
description and quantification of the public costs (police, fire, public works, transportation,
and educational facilities) that come about as a result of development, as well as the revenues
generated from property taxes, user charges, intergovernmental transfers, and other fees.
As with other types of impact analysis, a fiscal impact analysis is most effective if the City
establishes explicit guidelines and then participates with the developer in completing the
impact analysis. The guidelines should identify the appropriate method (average-costing,
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marginal-costing, or econometric), sources of base data, and appropriate demographic
multipliers.
Fiscal impact analysis is one of several other types of analyses that the City could complete in
the course of reviewing a proposed development proposal. Consequently, the results of a
fiscal impact analysis should be just one part of development review and should not be the
sole basis for approval or disapproval of a particular land use.
Establishing Priorities
The Master Plan contains a multitude of recommendations. There may be insufficient staff or
volunteer support to implement all of the recommendations in a carefully planned, deliberate
manner. Consequently, a process for establishing priorities must be established as soon as
the Master Plan is adopted. Participants involved in setting priorities should include City
department heads and appropriate staff, the Planning Commission, and other City officials
who should be involved in implementation of the Plan.

LAND USE CONTROLS
Zoning Regulations
Zoning is the primary regulatory tool used by the City to implement the Master Plan. Zoning
regulations and procedures should be amended to reflect the recommendations identified in
this plan.

CONVENTIONAL ZONING PROCEDURES
Rezoning to Implement the Master Plan
The land use classifications on the Future Land Use Map provide the basis for evaluating
future rezoning requests. Zoning actions that are consistent with the Future Land Use Map
usually receive deferential and favorable judicial review if challenged. The Master Plan should
be the principal source of information in the investigation of all rezoning requests. The City
may initiate rezonings necessary to place land in conformance with the Future Land Use Map,
or they may wait for property owners to come forward.
Planned Development
Planned development involves the use of special zoning requirements and review procedures
that provide design and regulatory flexibility, so as to encourage innovation in land use
planning and design. Planned developments should achieve a higher quality of development
than might otherwise be possible. Continued use of planned development is recommended
to achieve development in accordance with the goals and objectives of this Plan.
Planned development can be used as the regulatory tool to permit open space zoning or
cluster development and to facilitate mixed use redevelopment in the downtown area.
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Performance Standards
Rather than simply regulate development on the basis of dimensional standards, many
communities are establishing performance standards to regulate development based on the
permissible effects or impacts of a proposed use. Performance standards should be used to
supplement conventional zoning standards. Performance standards can be developed to
regulate noise, dust, vibration, odor, glare and heat, safety hazards, and environmental
impacts such as air and water pollution. The complexity of the performance standards should
be based in part on the capacity of City staff to administer the standards.
Performance standards can be particularly useful in achieving environmental and resource
protection goals. If based on a strong body of research, standards can be developed that
relate to critical environmental areas (such as floodplains, wetlands, lakes, woodlands,
groundwater recharge areas, and unique wildlife habitats), and natural resource areas (such as
forest lands).
Incentive Zoning
Incentive zoning allows a developer to exceed the dimensional limitations in the Zoning
Ordinance if the developer agrees to fulfill conditions specified in the Ordinance. Incentive
zoning should be considered to promote innovative land planning techniques identified in
the Plan. For example, a possible increase in density can be used as an incentive for
developments that implement open space zoning standards.
Setback and Other Standards
It is important to review the required setbacks and other dimensional standards to be certain
that they promote the desired type of development and respect historical setbacks and
architectural scale. For example, if side or rear parking is preferred, then it may be necessary
to mandate a build-to line in the Central Business District that is close to the front lot line.

INNOVATIVE ZONING TECHNIQUES
Overlay Zoning
Overlay zoning allows the City to impose a new set of regulations on a special area within an
existing zoning district. In an area where an overlay zone is established, the property is
placed simultaneously in the two zones, and the property may be developed only under the
applicable conditions and requirements of both zones. Thus, the overlay district regulations
supplement the regulations of the underlying zoning district. Overlay zoning has been used
in other communities to address special conditions and features, such as historic areas,
wetlands, and other environmentally sensitive areas, without disrupting the underlying zoning
plan.
Development Agreement
Although there is no explicit legislative authority for such agreements, many Michigan
communities have used development agreements to achieve a mutual understanding
between the developer and City concerning the conditions under which development can
occur. Development agreements are often negotiated as part of a planned development
approval, allowing the community and developer to address complex issues that cannot be
adequately addressed on a typical site plan. Development agreements might prove useful to
achieve desired developments, especially if or when a mixed use development is proposed.
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C | FUNDING MECHANISMS
PUBLIC FACILITY IMPROVEMENTS
Capital Improvements Program
A comprehensive Capital Improvements Program should be adopted by the City of Garden
City on an annual basis. Michigan law (Public Act 285 of 1931, as amended, §125.39) requires
that “the Planning Commission, after the Commission shall have adopted a master plan, shall
prepare coordinated and comprehensive programs of public structures and improvements.
The Commission shall annually prepare such a program for the ensuing six (6) years, which
program shall show those public structures and improvements in the general order of their
priority, which in the Commission’s judgment will be needed or desirable and can be
undertaken within the six-year period.” The program should set the City’s priorities for
infrastructure improvements, utility upgrades, development and improvement of community
facilities, and the purchase of major pieces of equipment. The program should be prepared
and adopted by both the Planning Commission and City Council, and then reviewed annually
at a joint meeting of both. Currently only the City Council participates in the preparation and
adoption of the CIP.
Capital programming influences land redevelopment decisions. By properly coordinating
utility upgrades and other capital improvements with its planning program, the City can
control the pace of redevelopment. Capital programming should be viewed as more than just
a ministerial act. Using the Master Plan to delineate the location and type of development
desired and the Capital Improvements Program to schedule the provision of services, the City
can inform developers when development of a particular parcel will be encouraged and the
type of development that will be allowed.
The need for several important capital improvements have been identified in this Master Plan;
most notably road and non-motorized transportation improvements.
The Capital Improvements Plan must identify feasible funding options for each improvement,
such as developer financing, special assessments, grants, loans, dedicated millage, etc.
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FINANCING TOOLS
Successful implementation of the Master Plan will depend on the ability of the City to secure
necessary financing. Besides the general fund, the following sources of revenue are available
to the City:
Dedicated Millage
Special millages can be used to generate revenues for a specific purpose. For example, one
Michigan community has a special land acquisition fund that is supported by a one-quarter
mill property tax. A land acquisition fund would be a useful tool to promote open space
preservation in the City or assemble property for redevelopment. Millages can also be used
to generate funds for capital improvements. Finally, a sidewalk millage could be used to
address sidewalks gaps and streetscape improvements within the City.
Special Assessments
Special assessments are compulsory contributions collected from the owners of property
benefitted by specific public improvements (paving, drainage improvements, etc.) to defray
the costs of such improvements. Special assessments are apportioned according to the
assumed benefits to the property affected. Special assessment funding might prove useful to
implement some of the recommendations for the CBD and adjacent commercial corridors.
Special assessments are also useful in upgrading street lighting in residential areas, and street
trees and streetscaping in highly visible areas. The most important point regarding special
assessments to keep in mind is that they must be supported by those in the area of the
assessment, or they are doomed to failure. Therefore, before a special assessment is
presented to the public, it must be well thought out, and the benefits versus costs well
demonstrated.
Bond Programs
Bonds are one of the principal sources of financing used by communities to pay for capital
improvements. General obligation bonds are issued for specific community project and are
paid off by the general public through property tax revenues. Revenue bonds are issued for
construction of projects that generate revenues. The bonds are then retired using income
generated by the project (for example, water and sewer service charges). While bonding is a
very common method of funding projects, it is important to remember that this is long-term
debt, and that it is dependent on the growth in the tax base. Therefore, it is essential that
property values are protected, and that the reputation of the community is well maintained to
keep its bonds an attractive investment. It is also important to know how much debt a
community can realistically afford. If a community is to heavily committed to paying off debt,
its credit rating can be damaged. Bonds are useful; however, their use should be balanced
with the other methods of funding available to a community.
Tax Increment Financing
Tax increment financing is authorized by the Downtown Development Authority Act,
Neighborhood Authority Act, Corridor Improvement Act, and the Local Development Finance
Authority Act. When a tax increment finance district is established, the state equalized value
of all properties in the district is recorded. Every year thereafter, the property tax revenue
generated by any increase in the total state equalized value is "captured" by the authority to
finance the improvements set forth in a development plan. Often, revenue bonds are issued
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to finance the improvements, and the tax increment revenues are used to repay the bonds.
MDNR Recreation Grant Programs
Michigan Natural Resources Trust Fund (MNRTF) grants are available for park development
and land acquisition.
The City has effectively used this program in the past to finance park land acquisition and
development. In the future, the City may wish to seek MNRTF funding for acquisition of land
principally for open space and natural resource preservation purposes, and to implement its
Recreation Master Plan.
MAP-21 Transportation Alternatives Program (TAP)
The MAP-21 Transportation Alternatives Program (TAP) is a new program to provide for a
variety of alternative transportation projects, including many that were previously eligible
activities under separately funded programs. The TAP replaces the funding from pre-MAP-21
programs including Transportation Enhancements, Recreational Trails, Safe Routes to School,
and several other discretionary programs, wrapping them into a single funding source. The
Transportation Alternatives Program (TAP) offers funding opportunities to help expand
transportation choices and enhance the transportation experience through implementing a
number of transportation improvements, including pedestrian and bicycle infrastructure and
safety programs, historic preservation and rehabilitation of transportation facilities,
environmental mitigation activities, and safe routes to school programs.
SEMCOG awarded over $6 million in TAP funding in fiscal year 2014. Funds can be used for a
wide variety of projects, including non-motorized improvements, green infrastructure, and
projects encouraging students in grades K through 8 to walk or bike to school. Eligible
applicants include incorporated cities and villages, county road commissions, and public
transit agencies. Other organizations can apply, but they must be sponsored by one of the
eligible applicants just described. A signed agreement between the sponsored and
sponsoring agencies must be completed for the application to be considered.
Community Development Block Grants (CDBG)
CDBG’s can be used for numerous community improvement projects in addition to housing
rehabilitation. Criteria, however, require that they be used primarily to improve housing
opportunities, and recreational and social opportunities for distressed portions of the
community. CDBG funds can also be used for community economic development. Therefore
those areas of Garden City where the lower income households live should be identified and
targeted for projects needed to improve conditions in those areas. Small area neighborhood
plans would aid in identifying what types of projects would benefit areas in decline to
stabilize those areas, and permit them to reverse the conditions which are negatively
impacting them. By using CDBG funds in distressed portions of the community, funds that
would have been spent in completing those improvements are freed up to be used
elsewhere. Therefore, while the residents of a distressed portion of the community benefit
directly from the CDBG program, the City in general benefits by having funds that would have
been spent available for other improvements.
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D | ACTION PLAN
INTRODUCTION
This section presents tools and techniques that residents, community leaders, and City staff
can use to implement this Master Plan. These implementation measures are workable if there
are people in the community with vision and commitment who are willing to invest time and
effort required to make them work. The tools and techniques identified herein are available
for use by Michigan communities under current enabling legislation. This section also
provides specific recommendations for implementing certain strategies set forth previously.

ACTION PLAN
The Garden City Master Plan and its goals and objectives recommend a future vision for the
community. This vision is to build upon Garden City’s existing assets and make the most of
opportunities that can attract new development and residents to the community while
protecting the Portland’s natural beauty and resources. To put it simply, the plan for Garden
City is to create an economically, socially, and environmentally sustainable community where
people want to live, work, visit and play.
The goals and objectives of this plan should be reviewed often and be considered in decision
making by the City. Successful implementation of this plan will be the result of actions taken
by elected and appointed officials, City staff, the Downtown Development Authority, the
Planning Commission, public agencies, and private residents and organizations.
This section identifies and describes actions and tools available to implement the vision
created in this Plan. Broadly stated, the Plan will be implemented incrementally by working
on strategies identified for the City’s three primary goals.
The tables on the following pages present a detailed summary of all of the recommended
implementation activities, including partners for completing the activity, and available funding
resources for each activity.
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KEY

PRIORITY

TIMEFRAME

RESPONSIBILITY (COLOR)

A

Most Important

1

W/in one year

Project Lead

B

Very Important

2

1-3 years

Key Participant

C

Important

3

3+ years

Contributor

Entity Abbreviations
SM

State of Michigan

HO

Home Owners

MDOT

Michigan Department of Transportation

CM

Community Members

SG

Southeast Michigan Council of Government

BO

Business Owners

WC

Wayne County / Regional Transportation Authority (RTA)

DDA

Downtown Development Authority

PC

Planning Commission & City Council

CS

City Staff

Funding
Public

Includes public funds from the City operating budget, County, and State funding. May also include local government bonds and grants.

Private

Includes funds from private sources such as grant monies, corporate funding, or property owners

DDA/TIF

Tax increment financing provided by an authorized body.
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GOAL 1: COMMUNITY SETTING

Encourage codes that support new housing & remodeled housing stock that provide
the amenities and features desired by young professionals and young families.

A

1

CS
PC

CM
BO

●

Keep residents and businesses informed of codes and policies through a monthly
newsletter or quarterly report.

A

1

CS
DDA

CM

●

Work with residents and landowners to fix blighted and abandoned homes.

A

2

CS

CM
HO

●

Address the needs of aging population to allow Garden City residents to age in
place and stay comfortable in their homes.

A

2

CS

CM

●

Attract new high density.

A

3

CS
DDA
PC

BO

●

Enhance the quality of life in residential areas through: high standards of housing
design and construction; provision of high quality public rights-of-way in single facility
areas; attractive parks and recreation facilities within convenient walking distance;
and continued high level of community neighborhood services.

B

1

CS
DDA

CM
HO

●

Develop homeownership programs to assist young families and elderly residents.

B

2

CS

HO

●

Protect single family residential neighborhoods from encroachments of nonresidential
uses such as off-street parking, semi-public and institutional uses.

B

2

PC
CS

BO
HO
CM

●

Use consistent and comprehensive enforcement of the property maintenance code,
code enforcement upon transfer or sale, landlord licensing, and expand housing
rehabilitation to upgrade housing conditions.

B

2

CS

HO
BO

●
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WC
SM

SM
WC

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 1.1: HOUSING
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP

●

●

●

●

●

●

GOAL 1: COMMUNITY SETTING (CONTINUED)

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 1.2: NEIGHBORHOODS
Promote alternative housing types such as attached single family condominiums
and senior housing units.

PRIORITY

PARTNERSHIP

Develop neighborhood centered events, programming, and satellite services
(libraries & parks).

A

1

CS
DDA

CM
BO

●

●

Support the creation of housing in close proximity to downtown and work to
implement the Garden Residential district.

A

1

CS
PC
DDA

BO

●

●

Protect Garden City’s character as a residential community through implementation
of the Future Land Use Plan.

A

2

CS
PC

CM

●

Provide enhancements to neighborhood services like sidewalk maintenance.

A

3

CS

BO

●

Work with owners of vacant residential property and potential developers to foster
alternative housing types.

B

1

CS
DDA

BO
HO

●

●

●

Specifically promote new housing, targeting seniors and new residents, on vacant or
underdeveloped land near the Ford Road and Middle Belt “downtown” to
complement commercial and service uses in this neighborhood.

B

2

CS
PC
DDA

CM

●

●

●

WC
SM
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GOAL 1: COMMUNITY SETTING (CONTINUED)

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 1.3: Downtown
Support businesses, civic life, and aesthetics of downtown

PRIORITY

PARTNERSHIP

Preserve Garden City’s unique identity through downtown events like the Santa
Parade and the Chili Kick-off.

A

1

CS
DDA

BO
CM

●

●

Support the creation of a Garden Residential district and adding new residential
development within walking distance of downtown.

A

1

PC
CD

HO
CM
BO

●

●

Encourage façade improvements in downtown.

A

2

CS
DDA

BO

●

●

●

Encourage downtown infill development, new buildings and redevelopment of vacant
or abandoned commercial properties.

A

2

CS
PC
DDA

SM

BO
CM

●

●

●

Improve appearance of commercial corridors, entrances into the DDA, and promote
Garden Plaza as a community resource.

B

2

CS
DDA

SM
WC
MDOT

BO
CM

●

●

●

Encourage attraction and retention of new businesses, like cafes, bakeries, dining,
and produce markets.

B

2

CS
DDA

SM

BO
CM

●

●

●

Provide adequate parking in the DDA and create on street parking along Ford Road
and Middle Belt Road.

B

3

CS
DDA

SM
WC
MDOT

BO
CM

●

●

●

Encourage new street connections and enhancing pedestrian and bicycle connections
in the DDA.

C

3

CS
DDA

SM
WC
MDOT

BO
CM

●

●

●
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GOAL 2: LAND USE & DEVELOPMENT

Place emphasis on upgrading and enhancing existing parks and establishing new
parks and recreation facilities in order to enhance the local identity, image and
property values and attract young families.

A

2

CS

WC

●

Maintain and, where possible, improved community services including police and fire
protection, regularly scheduled maintenance of street and utility systems, snow
removal, senior citizen services, and library services.

B

2

CS

WC

●

Inventory water, storm and sanitary sewer lines to identify lines in need of expansion
or replacement. Based on the inventory, make improvements as needed.

C

3

CS

WC

●

CHAPTER FIVE

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 2.1: COMMUNITY FACILITIES AND RECREATION
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP
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GOAL 2: LAND USE & DEVELOPMENT (CONTINUED)

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

PRIORITY

PARTNERSHIP
OBJECTIVE 2.2: COMMERCIAL AND OFFICE DEVELOPMENT
Promote a well-planned and integrated system of commercial and office uses which
will serve the needs of City residents, enhance the image of the City, and strengthen
the City’s tax and employment base.

Strengthen design standards to create comfortable and functional pedestrian
pathways and linkages at commercial and office developments.

A

1

CS
PC
DDA

BO

●

Maintain high standards of site design for all commercial and office uses, including
frontage beautification, buffering devices, landscaping, walkway linkages, controlled
vehicular access, and attractive signs – all of which will promote long-term
commercial stability.

A

1

PC
CS
DDA

BO

●

●

●

Reinforce use of front doors of businesses in the “downtown” with Downtown
Development Authority encouragement and assistance.

A

2

BO

●

●

●

Provide incentives and mechanisms for commercial tenants and owners to make site
and building improvements coordinated with City plans.

B

1

CS
DDA

BO

●

Encourage commercial development in established nonresidential areas so as to
protect the integrity of adjacent residential neighborhoods.

B

2

CS
PC

BO

●

Promote conditions such as wider sidewalks that enhance the pedestrian
environment and that will generate greater pedestrian activity in commercial
corridors.

B

3

CS
DDA

MDOT
WC

BO
CM

●

Encourage the City’s role in the assembly and marketing of sites for redevelopment.

B

3

CS
DDA

SM

BO

●

●

●

Develop property information packages, desired use & design renderings, and
financial incentive packages for the priority redevelopment sites identified in Chapter
3, Section D.

B

3

CS
DDA

SM

BO

●

●

●
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CS
PC
DDA

●

●

●

●

GOAL 2: LAND USE & DEVELOPMENT (CONTINUED)

Apply high standards for site improvements or redevelopment, assuring adequate
parking, loading and unloading areas, landscaping, and controlled signs.

A

1

CS
PC

CM
BO

●

Diversify industrial zones to respond to the marginal market for industrial land in the
City.

A

2

CS
PC

BO

●

Require buffering, building setbacks, screening, outside storage controls, and control
of effluents to minimize off-site impacts, particularly on adjacent residential areas.

B

1

CS
PC

BO

●

Encourage appropriate development of vacant or underutilized land parcels within
industrial districts.

B

3

CS
PC

BO

●

●

Keep and continue to improve and develop the City’s industrial areas.

C

2

CS
PC

BO

●

●

CHAPTER FIVE

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 2.3: INDUSTRIAL DEVELOPMENT
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP
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GOAL 2: LAND USE & DEVELOPMENT (CONTINUED)

Revise or replace the zoning ordinance and zoning map to conform to this plan.

A

1

CS
PC

CM

●

Inform the public and resident groups of Master Plan policies assuring that the plan is
thoroughly understood and carried out in conformance with its stated goals and
objectives.

A

1

CS

CM

●

Provide for strict zoning administration and compliance with regards to site plan
review standards, special approvals, and rezoning within the City.

B

1

CS
PC

Prepare plans for specific issues or areas of concern, such as a downtown plan, a
garden residential district plan, neighborhood plans, and housing maintenance
programs.

B

1

CS
PC
DDA

CM
HO
BO

●

Encourage community participation in the planning process and budget for materials
and training for City Council, Planning Commission, and ZBA members.

B

2

CS

CM
HO
BO

●

Prepare a non-motorized implementation strategy for pedestrian and bicycles
facilities for Garden City.

B

2

CS

CM

●

Update the Master Plan on a regular basis.

B

3

CS
PC

CM

●

Set up residents’, business, and police neighborhood planning groups to focus on the
needs of specific neighborhoods which have problems with disinvestment and high
rental occupancies.

C

2

CS

CM

●

Involve the Planning Commission in the recreation planning and CIP processes.

C

2

PC
CS

Cooperate with adjacent communities through exchange of information on
development and redevelopment issues.

C

2

CS
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TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 2.4: PLANNING AND ADMINISTRATION
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP

●

SM
MDOT
SG

SM
ICEA

●
WC
SG

●

●

●

GOAL 3: TRANSPORTATION & PUBLIC SPACE

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

PRIORITY

PARTNERSHIP
OBJECTIVE 3.1: WALKABLE CITY
Encourage the future development of Garden City as a walkable community where
youth, adults, and senior residents can safely cross the streets and walk to and from
their homes to parks, businesses, and other destinations.

Enact a continual, city-wide sidewalk maintenance program.

A

1

CS
DDA

WC
MDOT

CM
BO

●

●

●

Work with residents and business owners to eliminate gaps in the pedestrian network
through planning and incentives.

B

1

CS
DDA

WC
MDOT

HO
BO

●

●

●

Improve the overall quality of public rights-of-way with paving, lighting, sidewalks,
landscaping and controlled public and private signs.

B

2

CS
DDA

WC
MDOT

BO

●

●

●

Utilize pedestrian walkways, where possible, to link various land use types such as
shopping and offices to residential areas, parks, and community activity centers.

C

3

CS
DDA

BO
CM

●

●

●
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GOAL 3: TRANSPORTATION & PUBLIC SPACE (CONTINUED)

Develop a Complete Streets policy to guide in the development of safe and effect
travel for all users of the public right-of-way.

A

1

CS
PC

Require Planning Commission approval of all public rights-of-way projects for
compliance with plan objectives, safety, and impacts on the youth and elderly as well
as the City image.

A

1

CS
PC

Complete a phase 1 corridor feasibility study to implement on-street parking on Ford
Road and Middle Belt Road and grid retrofit possibilities for downtown.

A

2

CS
DDA

Plan for safe and efficient bicycle circulation within the City and its downtown, parks,
and neighborhoods.

A

2

CS
PC

Carefully use the site plan provisions of the zoning ordinance during the review of
development plans to assure minimum traffic conflicts, adequate parking and loading
areas, adequate on-site pedestrian circulation, proper signs, and reduced motorist
confusion resulting from clutter.

B

1

CS
PC

Improve bus stops for design and access.

B

2

CS

WC
SG

Fix and maintain City streets to make them safely passable by cars and bicycles.

B

3

CS

WC
MDOT

Reduce the number of site access drives along major roadways by encouraging the
use of common entrances and shared parking facilities.

B

3

CS
DDA

Limit residential streets to local traffic, excluding through traffic as much as possible.

C

2

CS

Reduce the negative physical and psychological impacts of major thoroughfares
cutting through the community through unified streetscapes, adequate street
crossings, and smooth traffic flow.

C

3

CS
DDA
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CM

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 3.2: COMPLETE TRANSPORTATION SYSTEM
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP

●

●

WC
MDOT
SG

BO
CM

●

CM

●

●

●

●

●

CM

●

●

BO
CM

●

●

WC
MDOT

BO
CM

●

●

WC
MDOT
SG

BO
CM

●

●

●

GOAL 3: TRANSPORTATION & PUBLIC SPACE (CONTINUED)

TIF / DDA

Private

Public

FUNDING

Private

Other
Government

City

TIMEFRAME

OBJECTIVE 3.3: AESTHETICS AND IDENTITY
Maintain the viability of housing in strong neighborhoods and improve lower quality
housing

PRIORITY

PARTNERSHIP

Adopt architectural standards for all commercial zoning districts.

A

1

CS
PC

CM

●

●

Require comprehensive landscaping of all development and redevelopment
proposals prior to City approval.

A

1

CS
PC

BO

●

●

Encourage the preservation of existing vegetation and trees on public sites and all
rights-of-way, and promote additional street tree plantings, particularly along major
thoroughfares.

A

1

CS
PC

BO

●

●

Improve the function and appearance of streetscapes along major corridors and
thoroughfares.

A

2

CS
PC
DDA

WC
MDOT
SG

BO

●

●

●

Develop a strong visual gateway statements at key entry points into the City through
signs, banners and landscaping.

A

3

CS
PC
DDA

SM
MDOT
WC

●

●

●

Encourage more trees and other design features that can be functional and serve as
traffic calming in neighborhoods and along corridors.

B

2

CS
PC
DDA

BO
HO
CM

●

●

●

Encourage preservation of unique features and landmarks, City history, creative
development solutions, and rich visual design.

B

2

CS
PC
DDA

BO

●

●

●

Encourage property owners to upgrade and maintain the environmental quality of
their sites and buildings.

B

2

CS
PC

BO
HO

●

●

●
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Documentation

APPENDICES

A

A | APPENDIX: PUBLIC INPUT DOCUMENTATION
This appendix includes the documentation of the results of the public engagement process
conducted for the 2014 Garden City Master Plan.

VISION SESSION
A community wide visioning session was held on April 2, 2014 to help formulate goals and
objectives for the Garden City Master Plan. The Vision Session included a Fix, Keep, Aspire,
brainstorming session around issues in Garden City to be addressed by the Master Plan
(described in Chapter 1). The following three charts tabulate the issues and preferences
discussed in that session. These results formed the basis for the updating of Garden City’s
goals and objectives.

APPENDICES
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FIX

Green Dots

Blue Dots

Improve Commercial Appear and promote Garden Plaza – NW Corner Fix DDA Bounds

4

1

Sidewalks Streets – condition/size

4

1

3

1

2

1

Gateway Clean-up
Fix blight/abandoned homes
One way streets – Maplewood improve park development
Cherry Hill – Zoning/Commercial
Website fix
Streets – repair/replace
Dumpsters in GC Plaza – Parking lots
Sidewalks/Streets
City Bldg. i.e., library, city hall (maintain)
Blighted properties

1

Vacant properties/new business
Facade improvements in Downtown
Ordinance Officer
Fire Inspection – commercial
More Trees
Youth Rec. Programs

1

Schools

KEEP
City services

GREEN DOTS

BLUE DOTS

7

1

1

1

Parks
Residential community
Downtown
Community organizations/Youth Groups/Kiwanias/Rotary

1

Parade
Hospital
Keep as a Residential City
Retain hospital
Keep parks and enhance
Keep codes /standards and enforce them

1
3

1

5

1

Keep Cherry Hill Residential
Keep and develop industrial area
Keep downtown identity – i.e. Santa Parade – Market, Chili kick-off, etc.
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ASPIRE

Green Dots

Blue Dots

Library relocation/City programming/Events in Park

5

1

Walkable City/Sidewalks

5

1

One way streets

N.W. Corner Enhancement – Small Business (Middle Belt/Ford) Timer for Crosswalks
Improve recreation facilities – i.e., equipment, bldg., etc.

1
3

Improve bus stops
Recycling – curbside

5

1

New library bldg.
Parks & Rec. revitalize

1

Walkable City
Identity – Medical destination
Rec. Center
Adequate Property
Adequate Parking in DDA
New businesses

1

1

Cafe/Bakery
Site Down restaurants
Produce Market
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ON-LINE SURVEY
The following pages document the results of the public survey conducted for the 2014
Garden City Master Plan. The City revived 386 online responses and 24 paper responses
totaling 410 responses.
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