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INnfroduction

Roseville is located in Michigan’s lower peninsula, near the lower south-
east portion of Macomb County. It has a land area of 5.0 square miles
The center of the City of Roseville is approximately 11 miles northeast
of downtown Detroit, 18 miles east of Southfield, and 50 miles east of
Ann Arbor. Communities immediately adjacent to the City include the
cities of St. Clair Shores to the east, Eastpointe to the south, Warren
and Fraser to the west, and Fraser and Clinton Township to the north.

Two interstates in the City serve as major access routes to the south-
east Michigan area. 1-696 runs through the City in an east/west direc-
tion and parallels 11 Mile road. I-94 follows the City’s eastern border with
St. Clair Shores from 10 Mile Road until 12 Mile Road, then is wholly
in the City until exiting into St. Clair Shores near Masonic Boulevard (13
1/2 Mile Road). These interstates allow residents easy and efficient ac-
cess to Ann Arbor, Detroit, Southfield, Royal Oak, Novi, and Port Huron.
Gratiot Avenue, (M-3), is a major metropolitan thoroughfare that tra-
verses the entire length of the City in northeast/southwest direction, and
it allows convenient non-interstate access to Mt. Clemens and Detroit.

History of Roseville Plan

In 1998, Roseville Officials adopted a new Master Land Use Plan for the
community entitled “The Master Plan for Land Use for the City of Rose-
ville”. The 25 page document included an overview of existing land use
at the time. During the life of the current Plan, City Officials have en-
deavored to implement its land use recommendations and have used
the land use recommendations of the Plan to help guide their decisions
on requests to rezone land in the City. They have utilized the land use
guidelines of the Plan in developing the City's current zoning standards
and in the review of site plans for new development in the community.

“The Roseville Plan” has endured over the years because it was a
well-conceived Plan. It has persevered as well because the City ap-
proached its physical development capacity many years ago. There
is practically no land left in the community for new development.

In 2008, the Michigan Legislature adopted Act 33, the Municipal Planning
Enabling Act. Section 33(1) in Act 33 states that a municipal Master Plan
may project 20 years or more into the future. Section 45(2) states that at
least every five (5) years after adoption of its Master Plan, the municipality
shall review the Plan and determine whether to commence the procedure
to amend the Master Plan or adopt a new Master Plan. Since the Plan was
over ten years old at the time, City Officials determined to amend the plan.

February 2010 - Beckett & Raeder, Inc. 1
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Reasons Behind the Master Plan

This update is intended to serve as an amendment to the
Master Plan approved in August 1998, which serves as a road map for
the ultimate development of the City and guides land use decisions.

In 1998, the Roseville Planning Commission concluded its work on the
current Roseville Master Plan for Future Land Use report. In the eleven
years since the Master Plan was completed, the Planning Commission has
strived to ensure conformity with promulgated goals of the Plan when re-
viewing land for rezoning or site plans for development or redevelopment.

The Roseville Master Plan Update for Future Land Use has and can con-
tinue to guide the development of the City of Roseville into a pleas-
ant and desirable community in which to live and do business. In or-
der to continue providing a quality lifestyle for residents, visitors and
establishments, this Master Plan Update considers issues that affect
demographics, the physical profile, public participation, goals and
objectives, a redevelopment action plan and future land use, as well
as means to implementing the plan. The current information detailed
in this plan highlights trends that will assist community and public
officials in making informed decisions that result in sound public policy.

This Master Plan Update also assists the City in envisioning the
ultimate size and capacity of public improvements such as utility in-
frastructure, parkland and public services. In addition, it provides the
public with an understanding of desired future land use relation-
ships while directing the City through zoning choices and decisions.

This Plan was conceived with careful review of and regard for land use

in adjacent areas. The Plan, however, is limited to the City boundaries
out of practical ability to affect land use decisions outside of the City.

February 2010 - Beckett & Raeder, Inc.
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Our Community

Demographic factors such as age, income, gender, ethnicity, education
and occupation, among others, help shape the growth of the City of
Roseville. In this chapter of the Master Plan, the City’s demographics are
analyzed to reveal patterns and trends that can influence future land use
and planning policies.

SOCIAL CHARACTERISTICS

Population Trends

The City of Roseville has seen its population decrease over the last three
decades from a peak of 60,529 in 1970 to 48,129 in 2000. (The July
2009 estimate by SEMCOG was 45,927). This is contrary to the total
population growth during this time span for Macomb County, which
has seen growth occur in newer townships beyond the region’s inner
ring. The population in Macomb County has increased from 700,243
in 1980 to 788,149 in 2000, a net growth of 87,906 residents. (Table
1). This net increase reflects the continued migration of residents further
and further out from the urban core of the region. As a result, inner-
ring suburbs such as Roseville continue to reflect a population decrease.

This population decrease is not only common for inner-ring sub-
urbs, but according to U.S. Census data is a recurring trend in South-
east Michigan. In fact, of the 233 communities in Southeast Michigan,
67 (29%) experienced a population loss from 1990 to 2000. Accord-
ing to SEMCOG estimates, this number increased to 92 communities
(39%) from 2000 to 2007. Moreover, the State of Michigan and the
Great Lakes region as a whole continue to suffer from population
loss due to a range of factors including an aging population, decreas-
ing family sizes, the out migration of younger, potentially family-ready
populations from the area, and the exodus of recent college graduates.

Table 1 also reveals a slowing down of the population decrease in Roseville,
and for most of the adjoining communities. The population of Roseville de-
creased from 51,412 in 1990 to 48,129 in 2000, a net decrease of 6.4%.
In comparison, the population loss in the neighboring communities for the
same time period are: Detroit -7.5%; St. Clair Shores -7.4%; Eastpointe -
3.4%: Warren -4.6%; and Harper Woods -4.4%. Not surprisingly, the com-
munities of Fraser and Clinton Township, which are the farthest from the his-
toricurban core, showed populationincreasesof 10% and 11 % respectively.

SEMCOG had predicted the July 2008 populationto be 46,268, a decrease of
slightly less than 4%. As mentioned earlier, their July 2009 estimate showed
adecreaseto 45,927, approximately 4.5% from 2000 and a decrease of 341
people from the 2008 estimate. SEMCOG also forecasts the population of
Roseville will continue to decrease until reaching a low of 44,979 in 2025.
By 2035 the total population is expected to increase slightly to 45,203.

February 2010 - Beckett & Raeder, Inc.
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Table 1 Population of Roseville and Surrounding Region 1980-2000 (Census)
Municipality 1980 1990 2000 Total Change % Change Total Change % Change
1980-2000 1980-2000 1990-2000 1990-2000
Roseville 54,311 51,412 48,129 -6,182 -11.4% -3,283 -6.4%
Clinton Twp 72,400 85,866 95,648 23,248 32% 9,782 11.0%
St. Clair Shores 76,210 68,107 63,096 -13,114 -17.2% -5,011 -7.4%
Harper Woods 16,361 14,903 14,245 -2,116 -12.9% -658 -4.4%
Warren 161,134 144,864 138,247 -22,887 -14.2% -6,617 -4.6%
Eastpointe 38,280 35,283 34,044 -4,203 -11.0% -1,206 -3.4%
Macomb County 700,243 717,400 788,149 87,906 13.0% 70,749 10.0%
Table 2 - Population by Age - SEMCOG
Roseville Eastpointe Warren Macomb County
Age Group | Census Change Census Change Census Change Census Change
2000 1990-2000 2000 1990-2000 2000 1990-2000 2000 1990-2000
Under 5 3,140 -586 2,172 314 8,784 222 51,062 2,148
5to9 3,260 -203 2,374 87 9,023 520 54,125 6,044
10to 14 3,012 -188 2,415 359 8,862 1,077 53,865 7,721
15 to 19 2,787 -453 2,138 136 8,050 -810 48,684 228
20 to 24 2,877 -305 1,822 -305 7,511 -3,859 44,772 -8,916
25to 29 3,942 -615 2,448 -615 9,792 -3,461 54,689 -8,763
30to 34 4,007 -659 2,729 -659 10,758 -1,594 61,025 -3,849
35to 39 4,022 115 2,807 115 11,131 1,548 66,183 9,726
40 to 44 3,930 1,003 3,012 1,003 10,808 2,613 66,318 14,984
45 to 49 3,288 1,024 2,483 1,024 8,822 907 57,616 14,595
50 to 54 2,683 461 1,814 461 7,430 -1,560 50,645 14,297
55 to 59 2,035 -396 1,191 -396 6,686 -2,089 40,135 6,429
60 to 64 1,727 -1,073 1,065 -1,073 6,689 -2,003 31,376 -3,089
65 to 69 1,701 -1,134 1,145 -1,134 6,297 3,297 38,012 -3,221
70to 74 2,113 -448 1,471 -448 6,218 338 27,968 2,079
75 to 79 1,821 150 1,398 150 5,299 1,285 23,825 7,312
80 to 84 1,070 265 989 265 3,509 1,251 15,957 6,338
85 & > 714 138 604 138 2,548 871 11,889 4,686
Total 48,129 -3,283 34,077 -1,206 138,247 -6,617 788,149 70,749
Median Age 36.2 36.6 37.9 36.9
Table 3 Population Trends (SEMCOG)
1970 Total Population 60,529
1980 Total Population 54,311
1990 Total Population 51,412
2000 Total Population 48,129
2005 Total Population 47,664
2015 Population Estimate 45,885
2025 Population Estimate 44,979
2035 Population Estimate 45,203
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Population Forecast

In addition to Census and SEMCOG data, AnySite Online data was
also evaluated (Table 5). This data closely mirrors SEMCOG data for the
previous years 1990 and 2000, but deviates somewhat from 2007 for-
ward. AnySite Online actually showed a very slight population increase for
Roseville from 2000-2007. They also show the population decreasing from
2007-2012, again with slightly different figures than SEMCOG. (Anysite On-
line's 47,211 in 2012 compared to SEMCOG's 45,885 predicted in 2015).

Age — Life Cycle

It is important to understand the age distribution within a population.
This knowledge assists communities in matching public services to com-
munity characteristics. It also helps in determining special needs of cer-
tain age groups. If Roseville was seeing an increase in the younger age pop-
ulation, they may want to focus some of their housing efforts on rental
housing and/or smaller homes. An increase in the elderly population would
direct resources toward assisted living facilities and other senior living options.

As shown in Table 1, Roseville has seen a decrease in population, but
this decrease is not evenly distributed among the different age catego-
ries. Table 2 shows each grouping 34 and younger lost population, while
each group 35-54 gained people. Population dropped off again from 55-
74, and increased in all groupings 75 and older. The decrease in certain
population segments appears to be due to several indicators including:

e 3 decrease in the number of families with children,

e adecrease in teenagers,

e adecrease in people in their twenties and thirties,

e adecrease in people in their mid fifties to late sixties.

From 1990 to 2000 the number of families decreased from 6,659 t0 5,706, a 14.3
percent decrease (Table 6). This decrease in the number of families equates to a de-
crease in the number of school-aged children. Both Eastpointe and Warren showed
an increase in the number of school aged children, ages 5 to 14, with Eastpointe
also showing an increase in the ages 15 to 19. Eastpointe’s increase appears to be
due to an influx of residents moving to the City from Detroit. Roseville appears to
be like many older bedroom communities, losing young people to newer suburbs.

Inordertoretainsomeof theseresidents, itisimportanttoaddressthe actual reasons
forout-migrationoftheseagerangesandpopulationsets. Thesereasonsmayinclude:
* a lack of larger lot homes as families look for more space
e a shift in the ethnic/racial make-up of the community
¢ failure to provide recreational opportunities
* a lack of entertainment/shopping options for the under 34 segment
e lack of job opportunities

Once these issues are identified, a detailed plan can be developed for retention.
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Table 4 Roseville Population Trends - SEMCOG
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0
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“By century’s end, many
places with virtually no
history or immigration
were attracting
Immigrants®. Table 5 Population Trends (AnySite)
Dr. Audrye Signer, May 17, 1990 Population 51,312
2007 2000 Population 48,129
2007 Population 48,579
2012 Population 47,211
Change 1990-2000 -6.2%
Change 2000-2007 +0.93%
Change 2007-2012 -2.82%
Looking back to 1980, the Table 6 Household Type (Census)
foreign born in cities and
suburbs were about equal. Census 2000 Change
By 2005, suburbs were 1990-2000
attracting approximately Live Alone 6,143 1,318
50% more foreign born
than central cities. Under 65 3,627 1,204
65 and over 2,516 294
Families with children 5,706 -953
Married 4,098 -1,018
Unmarried 1,608 65
Families without children 7,017 -235
Unrelated persons 1,110 309
Total Households 19,976 439
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Gender

Table 7 shows the percent males to females in the City of Roseville and
surrounding communities, Macomb County, and the State of Michigan.
Roseville has fewer males to females than the County, the State, and the
cities of Warren and Eastpointe.

Crime

Table 8 is a crime chart compiled from Sperling’s Best Places, comparing
Roseville to surrounding municipalities and the United States. Violent
and property crimes are rated on a scale of one (low crime) to ten (high
crime). Violent crime is composed of four offenses: murder and non-
negligent manslaughter, forcible rape, robbery, and aggravated assault.
Property crime includes: burglary, larceny-theft, motor vehicle theft, and
arson. The object of the theft-type offenses is the taking of money or
property, but there is no force or threat of force against the victims.

Overall, the City of Roseville has a moderate to high crime rate. Compar-
ing Roseville to the surrounding communities, none had a higher rate of
violent crime or property crime. In addition, Roseville had higher violent
crimes and property crimes than the US average. The higher rates may
be related to the fact that Roseville has a large shopping center, Macomb
Mall, along with many other big box retailers. Many communities that
have large malls show higher crime rates than communities with more
traditional strip center development.

The City should also closely monitor the effect of the increasing number
of foreclosures, which has resulted in a number of vacant properties. It is
suggested that the city implement measures to minimize the amount of
potential future property crimes on the vacant properties. One method
would be through the investment or encouragement of increased Neigh-
borhood Watch areas.

February 2010 - Beckett & Raeder, Inc.
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Table 7 Gender

Roseville St. Clair Warren East- Macomb State
Shores pointe County
M F M F M F M F M F M F
Percent 48.2 | 51.8 47.7 52.3| 48.9 |51.1149.7150.3| 49.2 | 50.8 | 49.24 | 50.76

Table 8 Sperling’s Best Places Crime Report (October 2007)

St. Clair Clinton National

Roseville | Eastpointe Shores Fraser | Warren | Township | Average
Violent Crime 5 2 3 3 5 4 3
Property Crime 7 3 6 5 5 2 3

Table 9 Race and Hispanic Origin

Census 1990 Census 2000 Percentage Sperling’s Best | Percentage
Point Change | Places Market- | Point Change
1990-2000 ing Data 2007 2000-2007
Non-Hispanic 50,783 | 98.8% 47,407 | 98.55% -0.3%
White 49,479 | 96.25% | 44,472 | 92.4% -3.8% 90.41% -1.99%
Black 511 1.0% 1,247 2.6% 1.6% 4.91% 2.31%
Asian or Pacific 564 1.15% 796 1.7% 0.6% 2.17% (Asian
Islander only)
Other 231 0.4% 887 1.8% 1.4% 2.77%
(Including Na-
tive American)
Hispanic 627 1.2% 722 1.5% 0.3%
Total Population | 51,412 100% 48,129 100%

Table 10 Race and Hispanic Origin (Anysite)
2000 2007 2012

White Population | 44,968 43,187 38,340

Black Population 1,242 2,767 2,936
American Indian/ 201 119 74
Alaska Native

Asian/Hawaiian/ 800 1,110 3,206
Pacific Islander

Other Population 908 1,396

(inc 2+ Races)

Hispanic 722 948 1,429
Population
Non-Hispanic 47,407 47,631 45,782
Population
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Race/Ethnicity

The City of Roseville is becoming a more diverse community. From 1990
to 2000, with the exception of White, every race categorized increased
as a percentage of the total population (Table 9). The largest increase,
1.6%, was in the Black population. Asian or Pacific Islanders, Hispanic
and Other also showed an increase in percentage of the total popula-
tion. However, the Non-Hispanic White population showed a decrease.

Since the 2000 Census, independent marketing research published by
Sperling’s Best Places estimates that there has continued to be an increase
in the Black population, now approaching 5% (Table 9). The White popula-
tion continued to decline during that time span with a decrease of 1.99%.

Table 10 shows the 2000, 2007 and projected 2012 Race figures from
AnySite Online. The population projections for 2012 provide valuable
insight into the shifting population breakdown by race for Roseville.
According to their projections, between 2000 and 2012 the percentage
of Whites will again decrease, this time by approximately fifteen percent
(15%). During this same period, population gains will be made in the
African American, Asian/Hawaiian/Pacific Islander, and Other Population
categories. Most notable, the Hispanic population is projected to more
than double in this same time period. This trend of a growing Hispanic
population will be seen in many communities across the United States.

Education

The percentage of the population age 25 and older that received
a graduate or a professional degree, bachelor's degree, or associ-
ate degree remained mostly stagnate, whereas the percentage of the
population with some college education increased 5.1% (Table 11).
It is important that the City of Roseville maintain quality education-
al facilities and increase the educational attainment of its residents.

In addition, Sperling’s Best Places report (Table 12) shows the City of
Roseville comparing somewhat behind its surrounding municipalities
when it comes to Pupil/Teacher Ratio, School Expenditures, and Students
per Counselor. Since schools are the number one reason why people
choose to purchase a home, it is highly recommended that the City work
closely with the school district to ensure its quality of education not only
is comparable with the surrounding area, but improves to best in class.

February 2010 - Beckett & Raeder, Inc.

Demographers are
predicting by 2050, a
mere 40 years away,
25% of our popula-
tion will be Hispanic.
How dramatic is this?
In 1970, non-Hispanic
whites made up 80%

of California’s popula-
tion. In 2008, they made
up 43%. That is nearly
a 50% reduction in a
quarter century. This es-
timate is based on past
trends, and most likely
will affect either where
you work or a place
nearby. This is because
if patterns hold true,
in the fifty (50) largest
US cities, non-Hispanic
white are now, or will
soon be, in the minority.
That is for all 50 of the
LARGEST CITIES in the
United States

Both Macomb Community
College (above) and Wayne
State University (below)
offer classes nearby.




Table 11 Highest level of Education (population age 25 and older

Highest Level Census 2000 Percentage Point Change
Completed 1990-2000
Graduate/Profes- 1.8% -0.4%
sional Degree

Bachelor's Degree 5.4% 0.6%
Associate Degree 6.1% 0.0%
Some College 24.2% 5.1%
without Degree

High School 38.7% 1.4%
Did not Graduate 23.8% -6.8%
High School

Table 12 Sperling’s Best Places Education Report (October 2007)

. East- St. Clair Clinton
Roseville [ pointe Shores | Fraser | Warren | Township

School $6,713 $7,146 $6,846 | $7,080 | $7,731 $6,062
Expenditures
Public/Teacher 19 20 18 19 19 21
Ratio
Students per 604 419 286 411 379 545
Librarian
Students per 900 634 499 765 537 578
Counselor

Beckett & Raeder, Inc. - February 2010



Implications for Public Policy

* The demographic forecast for Roseville is comparable with surround-
ing first and second tier suburbs within the Detroit metropolitan area.

e For the most part, the City of Roseville is a totally built out
community. This means there is little land available for development,
including residential dwelling units. To attract and retain young,
growing families, in turn minimizing population loss, it is important
for the City to maintain its strong housing stock, redevelop existing
parcels, and attract businesses that will fulfill the needs of the current
shifting population characteristics. One way to minimize population
loss is by attracting immigrants. Many older urban areas have experi-
enced population growth in recent years as their foreign born popu- ———

lation increased. The growth in population in places large and small,  A¢ 5 puilt out community, there is
from New York, Los Angeles and Chicago to Hamtramck and the  jimijted land for new development
MexicanTown area in Detroit, was due mainly to immigrants moving Photo: Beckett & Raeder; Inc.

into these cities and communities. Many would argue the old inva-

sion-succession model is still in effect. But our metropolitan area is

no longer the place most immigrants move to. In fact, we attract

far fewer immigrants than most other regions. What consequence

does this have for Roseville as we look five, ten, and twenty years

out in our master planning process? What can Roseville do to attract

immigrants, and most critically, if they do, how should we plan in

order to address what will surely be emerging cultural issues? With-

out immigrants, Roseville will have greater difficulty in preventing

further population decrease. Data shows the more prosperous areas

are the ones that attract immigrants: Ann Arbor, Oakland Coun-

ty, Grosse Pointe. Roseville should look to these communities as

examples of how to attractand plan for new residents and immigrants.

e Roseville showed an increase in residents in the 35-59 year old
and 75 and older age groups. The former category tends to be the
prime income ages for many. The City should attempt to ensure this
positive trend continues. Roseville also needs to ensure there are an
adequate number of housing options for residents 75 years and older.

e The decrease in the number of school-aged children may be
due to several factors: sprawl, residents wanting larger lots,
newer amenities, or residents losing faith in the education
facilities. It is important for the City to address the actual
reasons for out migration of these age ranges. Once these issues are
identified, abetterplancanbedevelopedforretentionofthisagegroup.
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Housing: New home construction

in the City
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Housing: Existing housing
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percentage of ow ner occupied housing units compared to neighboring
communities and county as a w hole. Data Source: SEMCOG

HOUSING CHARACTERISTICS

Housing Tenure

The City of Roseville continues to be a community of single family homes,
as it has been for its entire history. Despite the recent trend of younger
families leaving the City, it has maintained a high percentage of own-
er occupied housing units. As Table 13 shows, Roseville’s rate is 73%.
Though lower than all the surrounding communities except Clinton Town-
ship (Table 14), it is still a desirable rate. And only two communities have
a significantly greater rate: St. Clair Shores and Eastpointe. The City of
Roseville’s rate is also close to the County rate of 76%. Compared to sur-
rounding communities, housing in Roseville is the most affordable despite
a $24,655 median housing value increase over the past decade (Table 14).

Sperling’s Best Places lists Roseville’s 2007 median housing costat $115,900,
which is an increase of $18,100 from SEMCOG's 2000 data. However,
Sperling’sBestPlacesalsoshowanegativehomeappreciationrateof-3.34%,
whichisasignificantly higher decrease than St. Clair Shores, Warren, or East-
pointe.Inalllikelihood, ithascontinuedtodecrease over thelastcoupleyears.

Vacancy statistics can be helpful in determining future growth and housing
demand. A high vacancy rate for an older developed community is most
likely an indicator of residential decline, even though it is good to have some
vacant units available in the event of growth. The Urban Land Institute uses
a five percent (5%) vacancy rate as necessary to provide adequate housing
selection and to keep home prices from rising faster than inflation. Rates be-
low five percent (5%) indicate a restricted housing market. Table 14 reveals
that the City of Roseville has a fairly low vacancy rate of three (3%) percent,
indicating a restricted housing market.
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However, the U.S. Census Bureau reports that the housing vacancy rate
has significantly increased in the Detroit Urban Area (which includes Ros-
eville) between 2000 and 2005, from 5.5 percent to 9.3 percent. This
increase is likely related to Michigan’s slumping economy in recent years.
Following the continued challenges to the states economy, the housing
vacancy rate is likely higher today and will likely continue to increase for
the next couple years, creating a more open housing market in Roseville.

The age of a structure is one factor used to evaluate a house’s struc-
tural quality. Generally, the housing industry uses 50 years as the life
span of a single family home. As illustrated in Table 15, Roseville hous-
ing age at 42 years is lower than surrounding communities. Overall
though, the neighborhood communities are all comparable. How-
ever, at 42 years it is approaching the industry’s 50 year life span. It
should be understood the industry’s use of the life span of 50 years
does not take into account the original construction and contin-
ued maintenance of the housing units. From a visual survey the over-
all maintenance and quality of housing appeared to be good, with
only a portion of the housing stock approaching the end of its utility.

Housing Type

Table 16showsthatthe Cityremainsasingle familycommunity. Rosevillealso
shows positive data with the permitting of 70 new single family detached
homes between 2000-2007, highlighting the City’s ability to attract single
family homeowners. The City also demolished 19 homes during the
same period.

February 2010 - Beckett & Raeder, Inc.
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Table 14 Housing Tenure

Roseville | Clinton Twp | Eastpointe | st Clair Harper | Warren | Fraser Macomb
Shores Woods County
Percent 73% 67% 86% 83% 79% 78% 73% 76%
Owner Oc-
cupied
Median $97,800 | $145400 | $98,100 | $123,700 | $108,600 | $117,800 | $139,100 [ $139,200
Housing
Value (1999
dollars)
Change $24,655 | $29,874 | $25087 | $31,675 | $21,064 | $26,039 | $36,281 | $37,801
1990-2000
Percent 12% 29% 12% 14% 17% 19% 26% 20%
Renter Oc-
cupied
Vacant 3% 4% 3% 3% 3% 2% 3%
Table 15 Housing: Sperling’s Best Places (October 2007)
. St. Clair Harper
Roseville | Eastpointe Shores Woods | Warren
Median Home Cost $115,900 $113,000 $147,500 | $115,000 | $128,100
Home Appreciation -1.29% -1.74% -3.34% -2.26% -2.46%
Median Home Age 42 51 45 49 51
Table 16 Housing Type
Census 1990 Census 2000 Change New Units Permitted
1990-2000 2000-2007
Single Family Detached 12,277 12,421 144 70
Duplex 169 154 -15 0
Townhouse/Attached Condo 176 169 -7 0
Multi-Unit Apartment 977 1,043 66 0
Mobile Home/Manufactured Housing 5 178 173
Other 80 0 -80
Total Housing Units 13,684 13,965 281 70
Units Demolished 19
Net Total (Total Housing Units - Units Demolished) 51
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Implications for Public Policy

¢ By reviewing and considering the information presented on household
size, tenure, vacancy and age of the housing stock the City of Roseville
can begin to prepare for the future by implementing programs that will
rehabilitate, enhance, maintain and improve housing choices in the City.

e The streets are designed in a grid pattern. The City developed
as most inner-ring suburbs have, in a relatively short period of time
after World War Il. Thus the neighborhoods display a considerable
amount of consistency in housing size, lot size, age, and architectural
form. Multiple-family housing comes in the form of garden apartment
style units (both owned and rented), duplex units, and row housing.

e Fortunately the housing stock in the City of Roseville is in relatively good
shape. What has started to appear is the need for maintenance, as most
houses built within the City are beginning to experience increased mainte-
nance costs due to age. As original materials (windows, insulation, doors,
siding, roofing, flooring) and equipment (electrical, mechanical, plumb-
ing) begin to age, they require an increased financial commitment from
the homeowner to maintain the quality of the house. Based on median
household incomes for the area, while it may be easy for some residents,
it is a struggle for others. In order to control the issues of creeping blight
and abandonment, there are options available to the City including:

Community Development Block Grant (CDBG)

Expanded Housing Maintenance Program

Employing a Code Enforcement Officer

Existing Home Energy Efficiency Tax Credit

e Because the City is “built-out” with very limited opportunities for new
residential development, the conversion of underutilized office and retail
land uses along Gratiot Avenue could be viewed as potential sites for urban
mid-rise mixed use residential development. This public policy would en-
sure that mature community residents have housing opportunities within
the City if they decide to sell their larger homes, and newer residents would
have access to a culturally diverse community with a high quality of life.

February 2010 - Beckett & Raeder, Inc.

Housing: Well maintained homes

are found throughout the City
Photo: Beckett & Raeder, Inc.

Vacant lots can be used for infill

development
Photo: Beckett & Raeder, Inc.
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Table 17 Household Income Census 2000

. St. Clair Clinton East- Macomb

Roseville Shores Fraser Warren | Township | pointe County
$200,000 or 81 277 35 443 625 47 4,542
more
$150,000 to 131 399 131 613 956 113 6,981
$199,999
$125,000 to 288 640 194 1,154 1,213 187 10,868
$149,999
$100,000 to 698 1,789 518 3,114 3,001 746 25,098
$124,999
$75,000 to 2,068 3,727 869 6,480 5,504 1,757 44,675
$99,999
$60,000 to 2,549 3,688 799 6,086 5,150 2,060 41,217
$74,999
$50,000 to 2,044 2,996 514 5,950 3,722 1,420 29,691
$59,999
$45,000 to 1,235 1,358 265 3,052 1,919 716 15,092
$49,000
$40,0000 to 1,270 1,612 234 3,271 2,484 871 16,378
$44,999
$35,000 to 1,560 1,709 327 3,491 2,518 733 17,143
$39,999
$30,000 to 1,359 1,675 387 3,434 2,222 842 16,896
$34,999
$25,000 to 1,148 1,700 302 4,230 2,559 750 18,224
$29,999
$20,000 to 1,359 1,670 440 3,874 2,401 816 16,704
$24,999
$15,000 to 1,316 1,538 305 3,541 1,723 791 14,923
$19,999
$10,000 to 1,121 1,327 434 2,778 1,928 802 14,229
$14,999
Less than 1,502 1,390 324 3,388 2,349 968 16,841
$10,000
Median $41,220 $49,047 $50,339 | $44,626 $50,067 $46,261 $52,102
Household
Income
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ECONOMIC CHARACTERISTICS

Household Income

The Census 2000 data (Table 17) shows the City of Roseville has the
lowest Household Income of the surrounding communities. Its House-
hold Income actually decreased 4.9% from 1990, and the only oth-
er community to show a larger decrease was Warren. The City's
Median Household Income in 1999 dollars was, at $41,220, less
than Eastpointe’s, Warren's, Harper Wood’s, and St. Clair Shores.

As for the County as a whole, the City of Roseville’s Household income
was significantly less than the County’s figure of $52,102. This is not sur-
prising since earlier it had been noted the City has a decreasing percentage
of people in the 55 to 69 age range (high income wage earners). In many
older suburbs, these high wage earners in their fifties and sixties are mi-
grating further out from the center of the region, while younger residents
move in. Typically these younger residents in their thirties make less then
their older counterparts. This is what appears to be happening in Roseville.

Employment/Jobs

Jobs have continued to leave the City of Roseville, as it lost 2,642 jobs be-
tween 1990and 2000(Table 18). Thisisadecrease of 10.4%. However, SEM-
COG predicts jobs will rebound in the community and reach a high in 2025.

The Southeast Michigan Council of Governments estimated job loss
was greatest in Retail Trade, Manufacturing, and the Professional,
Scientific, & Technical Services categories. There was an increase in
Health Care & Social Assistance along with Financial Activities categories.

Reviewing where residents work, the highest numbers of work-

ers in the City are City of Roseville residents, and the largest number
of Roseville residents work in the City of Roseville (Table 19 and 20).

February 2010 - Beckett & Raeder, Inc.

Closed businesses are not only un-

attractive but also cost the City jobs
Photo: Beckett & Raeder, Inc.
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Table 18 Jobs (SEMCOG)
Estimate
1990 25,327
Table 19 2000 22,865
Where workers commute from (Cen- Forecast
sus 2000)
City Workers | Percentage 2010 22,754
Roseville | 3,432 17.0% 2015 22,971
Detroit | 2,593 12.9% 2020 23,147
Warren 2,109 10.5% 2025 23,311
rowmm | 8.6% 2030| 23,158
St. Clair 1,565 7.8% 2035 23,042
Shores
Sterling 1,005 5.0%
Heights
Eastpointe 891 4.4%
Chesterfield 613 3.0%
Township
Macomb 600 3.0%
Township
Commute: Besides the interstates, -
people use both Groesbeck (above) Har”sh‘?” 595 2.9%
and Gratiot (below) Township
Photo: Beckett & Raeder, Inc. Elsewhere 5,027 24.9%
Totals [ 22,502 100%
Table 20
Where residents work (Census 2000)
City Workers Percentage
Roseville 3,432 15.3%
Warren 3099 13.8%
Detroit 2,277 10.1%
Sterling 1,592 7.1%
Heights
Clinton Twp. 1,457 6.5%
St. Clair 1,209 5.4%
Shores
Troy 1,152 5.1%
Fraser 798 3.5%
Mount 601 2.7%
Clemens
Southfield 578 2.6%
Elsewhere 6,307 28.0%
Totals 22,502 100%
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Implications for Public Policy

e The economic analysis for the City of Roseville establishes a base from
which planning decisions can be made with regard to employment and
jobs. This information confirms Roseville faces many of the same chal-
lenges of other older inner-ring suburbs: an aging housing stock, smaller
lots than in newer townships, higher redevelopment costs than green-
field development, and a loss of higher income wage earners. This is
common for a mature stable community. Roseville needs to continue to
attract new residents and businesses if it is to remain a vibrant — — —
community. Vacant Property along Groesbeck

Highway
Photo: Beckett & Raeder, Inc.

¢ As the population continues to decrease or stagnate in the City and
the surrounding suburban communities, there will be more challenges
for adapted reuse of commercial development to prevent fragmentation
of the commercial fabric. This impact of land use can already be seen in
the amount of available vacant commercial space along the Mile roads
and Gratiot Avenue. The City has not developed into a traditional town
center. Except for Macomb Mall, the city lacks a focal retail, and the
challenges that Gratiot Avenue poses for pedestrians further complicates
the use of this corridor for a community based town center or down-
town district.

¢ Roseville should take the proper steps to ensure its commercial areas

in general and its principal shopping district in particular, Macomb Mall,
remain viable. The City should look at allowing greater flexibility in its
regulations along with permitting mixed-use developments throughout
many of its commercial districts. This should help ensure the commercial
areas remain active and Macomb Mall does not follow the trend of many
older malls and become a Greyfield.

e Roseville should establish a town center on Utica heading north from
Gratiot to 12 Mile Road. This would give the City a identifiable down-
town to create a small town urban experience.

¢ The City should look to increase flexibility of uses along Groesbeck
Highway to offset the number of vacant properties and buildings.

Reuse of Space
Market - before (top) and after

(bottom) renovation
Photo: Beckett & Raeder, Inc.
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Land Use: The City continues to be dominated by

single family homes
Photo: Beckett & Raeder, Inc.

Land Use: The City continues to attract commercia
development around and nearby the I-94/Gratiot

Interchange
Photo: Beckett & Raeder, Inc.

Land Use: Automotive
Photo; Beckett & Raeder, Inc.
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Land Use: Mix of uses along Groesbeck Highway
Photo: Beckett & Raeder, Inc.

Land Use: Vacant property
Photo: Beckett & Raeder, Inc.
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LAND USE

Existing Land Use

The intent of an existing land use study is to provide current informa-
tion on existing land use in the City of Roseville. The information will
enable City Officials to more accurately evaluate future land use trends
in the community. The knowledge will also facilitate the development
of a new Master Land Use Plan that will more effectively represent
current and future land use development, and particularly, potential
redevelopment trends. The existing land use data was completed dur-
ing August of 2008.

The study began with a review of existing information that was
mapped and catalogued in the 2002 Existing Land Use section of the
City’s Master Plan for Future Land Use report.

A detailed windshield survey of land within the City was conducted in
the field. The use of each parcel of land was recorded in the field on
the base map. The 2002 Existing Land Use Map was consulted in the
field for reference and orientation.

An electronic copy of the existing land use for the City was obtained
from the Macomb County Department of Planning. This mapped data,
along with our earlier land use map of 2002, were the basis for creat-
ing the more current map of existing land use.

As each land use type was recorded, the land area involving the use
was also recorded in acres. The sum of the individual land use acres
were then added together to provide an overall acreage total to each
specific land use category. The acreage of each land use was compared
to SEMCOG's land use calculations. Overall there was good comparison
between the land use calculations.

Changing land uses in the City
Photo: Beckett & Raeder, Inc.
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Existing Land Use Evaluation

There are no set standards that dictate how much land a community
should devote to certain types of land use. Almost all communities
appear to have a predominance of residential land use. Some will
have vast areas devoted to commercial and industrial land use while
others have little land devoted to such uses.

It is important to note that an Existing Land Use Map is intended to
reflect the current use of the land, not the zoning classification or
the Master Plan designation.

Y
T i L

TE TA M.

The 2008 existing land use analysis documents the predominance of

Vacant buildings along Groesbeck Single Family Residential uses in the City.

Highway
Photo: Beckett & Raeder, Inc.

The amount of vacant office and commercial space is a concern in
older inner-ring suburban communities, and Roseville is no differ-
ent, as it appears the amount of vacant business space has increased
since the last Master Plan. This is due to many factors including a
declining population, changing buying patterns, and easy access to
larger nearby malls.

The field survey of the existing land uses carried out in August of
2008 shows notable consistency between the land use categories
from the 1998 plan and the updated map.

Vacant land: Utica Junction
Photo: Beckett & Raeder, Inc.
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Existing Land Use Classification

The following classifications have been applied to City land uses:
Automotive Commercial, Cemetery, Commercial, General Industrial,
Light Industrial, Mobile Home Residential, Multi-Family Residential, Of-
fice, Park, Public, Quasi-Public, School, Single Family, Two Family, and
Vacant.

Automotive Commercial: Commercial uses devoted to automobiles

It includes car washes, auto parts stores, auto repair shops, and gas
stations. These uses are scattered throughout the City on the major
thoroughfares, consisting of a little over 2% of the land area and 107
acres.

Cemetery: This category consists of one parcel located on Little Mack
and Masonic Boulevard making up less than 1% of the land area.

Commercial: The vast majority of nearly 500 acres of commercial con-
tinue to be located on Gratiot Avenue, on or near Masonic Boulevard
including and around Macomb Mall, the 1-94/Gratiot interchange, and
the Mile Roads. This represents just over 10% of the land area.

General Industrial: The land use is predominately located along
Groesbeck Highway, and east of Little Mack in the far northeastern
part of the City. Presently there has been an increase in the number
of vacant industrial buildings. Including occupied and vacant buildings,
this land use category makes up over 4% of the land use.

Light Industrial: Consisting of over 300 acres and almost 7% of the
land use, this category is similar to General Industrial in its location:
along Groesbeck Highway and Little Mack, with a few locations on
Gratiot Avenue.

Mobile Home Residential: The City has one Mobile Home Park in the
southern part of the City just east of Gratiot Avenue, making up just
0.2% of the land use.

Multi-Family Residential: Just over 300 acres, the category is scattered
throughout the City, with concentrations near 13 Mile Road and Utica,
12 Mile Road east of Groesbeck, and Masonic Boulevard around Gra-
tiot Avenue and Interstate 94. It represents 7% of the land develop-
ment in the City.

Office: The City has a little over sixty acres (or 1.3%) of its land devot-
ed to Office. The majority of offices continue to be located on Gratiot
Avenue and Utica.

Park: The City has a little over thirty acres in parks, (less than 1%),
however, this total does not include any of the facilities within school

property.

February 2010 - Beckett & Raeder, Inc.
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Table 21 SEMCOG Land Use Cover (in acres)
2000 Change
1990-2000
Acres Percent Acres Percent
Residential 3,927 62.5% 41 1.1%
Single-Family 3,649 58.0% 35 1.0%
Multi-Family 277 4.4% 6 2.2%
Non-Residential 2,227 35.4% 32 1.5%
Commercial & Office 833 13.3% 26 3.3%
Industrial 681 10.8% -1 -1.5%
Institutional 385 6.1% 18 5.0%
Communication, 257 4.1% -2 -0.9%
Transportation, Utility
Cultural, Outdoor 69 1.1% 0 0.0%
Recreation, Cemetery
Under Development 2 0.0% -6 -76.0%
Active Agricultural 0 0.0% 0 0.0%
Grassland and Shrub 41 0.6% -61 -60.1%
Woodland and Wetland 32 0.5% -5 -14.2%
Extraction and Barren 37 0.6% 0 0.0%
Water 22 0.3% 0 0.0%
Total 6,286 100.0% 0 0.0%
Table 22 Land Use acreage from 2008 Field Observation
(not including right of ways)
Acres Percent
Residential 2,968 57.0%
Single-Family 2,649 50.90%
Multi-Family 303 5.8%
Two Family 8 <1%
Mobile Home 8 < 1%
Non-Residential 2,227 42.8%
Automobile Commercial 107 2.1
Commercial 497 9.5%
Office 61 1.2
General Industrial 206 4.0%
Light Institutional 332 6.4%
Public 21 <1%%
Quasi Public 167 3.2%
Cemetery 8 <1%%
Park 31 <1%%
School 212 4.1%
Vacant 16 <1%%
Total 5,201 100.0%
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Quasi Public:

Consisting of 167 acres representing 3.4% of the land use, this category
is made up of uses that are oriented to public use but are not owned or
operated by a public agency such as municipal, county, state, or federal
government. Such land uses may include churches, lodge halls, electric,
gas, telephone, and similar utility companies. Quasi Public is scattered
throughout the community.

Public:

Much of the land is this category includes City buildings such as the
Central Fire Station, City Hall, Court, and Police Station. This category
makes up almost 21 acres consisting of just less than 1/2 percent of total
land in Roseville. Most of this land use is found in the City's government
complex, located on Gratiot Avenue, just south of Common Road.

e =
City Library
Photo: Beckett & Raeder, Inc.

School: The City of Roseville is served primarily by Roseville Community
Schools. There are nine public elementary schools and four secondary
schools, including one high school. In addition, the extreme northwest
corner of the City is served by Fraser schools. Schools make up 212 acres
and 4.3% of the City.

Single Family Residential: The majority of the City continues to be single-
family residential homes (58%). According to SEMCOG, the total housing
units increased 1.1% from 1990 due to new housing construction in the
City. Land within this category totals 2,927 acres.

Two Family Residential: Approximately 8 acres of the City is made up of
Two Family Residential. These small sites are located throughout the City
and make up less than one half of one percent of the acreage.

Vacant Land: Included in this category are permanent open space, and
vacant land. Total acreage is 16 acres, or 3% of total land.

Government Complex
Photo: Beckett & Raeder, Inc.
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The City needs to make sure it maintains

its strong housing stock
Photo: Beckett & Raeder, Inc.
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Walkable, well cared for neighborhoods

add to the sense of community
Photo: Beckett & Raeder, Inc.
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Implications for Public Policy

e As a built out community, it is not surprising to see minimal changes
in land use. This means there is little land available for development,
including residential. The City continues to be predominantly Single
Family, with close to sixty percent (58.0%) of its land cover. Single fam-
ily units are quite desirable due to the strengths they normally bring to

a community, including more stable occupants which translates into
lower turnover. The City needs to recognize the possibility of units being
turned into rental housing due to the challenging economic times, and
implement strategic measures to maintain desirable single family hous-
ing stock.

® The greatest asset of the City of Roseville is its established and historic
residential neighborhoods. The quality and continued viability of these
neighborhoods are important because they comprise the majority of the
City’s tax base. As a result, the economic viability of the neighborhoods
will have a direct bearing on the overall fiscal health of the community.
The increased number of foreclosures and homes for sale in the City

is clearly evident, as it is throughout our region and state. To minimize
degradation of housing quality and increase retention of residents, it

is strongly recommended the City develop some sort of action plan,
including an enhanced blight ordinance and other initiatives for assisting
those home owners at risk, as well as attracting new residents to fore-
closed properties.

e The City of Roseville is a small community located in the intermediate
ring of suburban communities that are near or adjacent to the City of
Detroit. While itself a suburban community, Roseville has been adversely
impacted by sprawl. Major roads and highways divide the residential
areas in Roseville. The additional roadways through the community
have created cut-through traffic, as well as the need for more buffering
areas or traffic calming techniques to shield residents from the negative
aspects related to non-neighborhood traffic. Compounding the physi-
cal separation between neighborhoods, Interstates 696 and 94, along
with Gratiot Avenue and Groesbeck Highway create major separation
between areas.

e To attract and retain young growing families, in turn minimizing
population loss, it is important for the City to maintain its strong hous-
ing stock, continue to redevelop existing parcels, and attract commercial
businesses that will fulfill the needs of the current shifting population
characteristics.

e |t is important that the City of Roseville maintain the quality of its edu-
cational facilities in order to attract and retain young families.

Land Use and Zoning Comparison

A well-conceived and well-planned community will be one in which the
map of current zoning districts mirror the land use recommendations of
the Master Plan. From a planning point of view, it appears the City of
Roseville is in this enviable position. The zoning map districts align rather
well with the Master Plan uses, which will assist the City of Roseville in
carrying out the recommendations of the Plan.
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- Roseville

The proposed TownCenter District has main street components already in place: zero
lot lines, parking in front of buildings, and a decorative streetscape
Photo: Beckett & Raeder, Inc.
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Chapter

Our Vision

Community participation brings vitality to a Master Plan. When the
community comes together to provide a guiding vision for the path they
want their community to take, they provide a framework for creating
their community the way they want it to be. The Master Plan becomes a
unique and individual roadmap that enables the community to achieve
their specific vision it identified through the community participation
activities.

The community vision, as a framework, can guide community leaders
and residents toward developing a unique and vibrant community. The
City of Roseville understands the importance of this and provided resi-
dents an opportunity on Thursday, September 29, 2008 to take part in
the development of its Master Plan. Participant input, ideas, and goals
have been compiled and analyzed to develop a list of themes and strate-
gies to help guide future development and redevelopment of the City.

Brainstorming Session
Photo: Beckett & Raeder, Inc.

Visioning Workshop

Over sixty residents, business owners, community members, and City
officials all interested in voicing their ideas about the future of Roseville
participated in the visioning process. The session consisted of a series
of brainstorming exercises in which small groups of participants worked
together to formulate ideas about the City of Roseville.

During the workshops, participants outlined some of the issues concern-
ing their City. They focused on particular areas of concern such as vacant
buildings and blight, then recorded their ideas and established priorities
by voting for those most important to them. Finally, they shared their
results with the entire audience. The ideas that came out of each small
group were diverse, but they also had many commonalities.

Presented here, organized around the brainstorming exercises, are the
results.

Understanding the Present

Small group discussion: Participants are asked to brainstorm the things
they feel most proud of and most sorry about in their Roseville Commu-
nity. This discussion follows the rules of brainstorming. After each group
has compiled their list, each member is given three dots and is asked to
vote on the proudest “prouds” and the sorriest “sorries”. The group
determines the three top prouds and sorries. Sheets are collected from
each table and posted on the wall.
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Participants felt the most proud about the following in Roseville (the
complete listing is in the appendix):

e City and civic services — 11

e Citizen participation — 8

e Diversified restaurants — 8

e Library -5

e Library, parks and recreation — 4

e Department of Parks and Recreation — 3
e Variety of small businesses — 3

e Good representation — 3

e Shopping convenience — 3

It is interesting to note that services provided by the City and citizen par-
ticipation received some of the highest vote totals. Having citizens feel
their voice is heard, they can participate in the process of government,
and they are happy with the services they receive, is remarkable.

Participants were most sorry to see the following (the complete list is in
the appendix):

¢ Vacant homes and buildings — 6
e Graffiti— 5

e Condition of parks — 4

e Foreclosures — 4

e City's web page - 3

e Homeless — 3

e Pawn shops — 3

e Macomb Mall -3

e Blight - 3

* \Weak code enforcement — 3

It is not surprising to see participants concerned about vacant homes and
buildings, graffiti, and foreclosures. On the other hand, having Macomb
Mall ranking number five (tied) indicates the City needs to be concerned
that it does not become a Grayfield.

Events, Developments and Trends

Small group discussion: Participants are asked to think about events,
developments and trends which they are aware of that affect the City of
Roseville. This part of the workshop helps focus the group on specific
topics and gives the session grounding in reality. Because this discussion
can sometimes be discouraging, each group leader must make sure that
the content is both positive and negative and not dwell on any one topic
for too long. Every effort was made to discuss all topics.
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Economic Development Trends:
Downtown/Outdoor mall with fountain pond
Offer grants to improve storefronts

Bike routes

Foreclosed homes/ Business fronts
Transportation (senior transportation outdated)
Senior housing with mixed residents
Teenagers/Diversified area

Boat launch with St Clair Shores

Community networking

Shared services

Re-plat neighborhoods

Swimming pool

Skateboard park

Expansion of existing facilities (ballparks)
More youth activities

More parks/Small parks/Good parks
Proximity to freeways/Railroads

Parks closer to the residents

Infrastructure

Preventive maintenance

Lack of new businesses

Encouraging local business to hire Roseville residents
Retaining current business (tax abatements)
Approval of millage bond (new schools)

Events: Sorries included no parking on
isi Gratiot.
Egtter Aﬁvertlsmg e Ci Example of Inconsistent parking on
ring other communities into City events Gratiot Avenue.

Photo: Beckett & Raeder, Inc.
Trends:

Increase in rental housing
Enforcement and expansion of current ordinances

Natural Resources:

SEMCOG

Good recycling with Department of Public Works
Agricultural

Land Use:
Vacant commercial and industrial properties
Lack of available land to develop

Housing Quality:

Poor upkeep of residential properties (rental)
Too many rental properties

Proactive in use of code enforcement

Public Facilities
Good maintenance of current facilities
Good schools/New schools

Transportation:
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Decorative features give charm and

character to Utica Junction
Photo: Beckett & Raeder, Inc.
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Need for more mass transportation
Traffic flow/timing of lights
Bus lines

Infrastructure:
Big need for repair
Continuous repair work

~ Walkability:

Lack of walking parks/trails
Macomb Mall winter walking

The Preferred Future

The next to final exercise of the Visioning workshop involved looking into
the future and describing the City of Roseville. Participants were invited
to take an imaginary ride through the Roseville Community in the year
2018. The participants were again asked to brainstorm and collect any

' ideas or dreams they may have for the City as it develops in the future

and to list them in the present tense. At the end of the exercise par-
ticipates were able to vote for three ideas or images they hoped would
occur in the City. After voting had taken place, a leader from each group
presented the top three from the preferred future to the entire group.

The list of priorities totaled from all groups included seventy (70) topics.

In general, theses topics tended to reinforce those items identified in the
previous exercises. The top vote getters are listed below. (The complete

list is in the appendix).

e Increase in downtown activities — 5

e Well lit streets — 5

e Historic districts = 5

e Martin and Utica area refurbished — 4

e Casino and gambling — 4

® Themed festival — 4

e Monument /statue on Gratiot — 4

e Spearhead mass transit — 4

e Safe places for kids to play — 4

® Downtown feel — 4

e Upgraded housing stock — 4

e Districts (park, shopping, entertainment/water features) — 4
e Better schools (higher graduation and higher MEAP scores) — 3
e Expanded park and trail system — 3

e Gratiot more like a Mainstreet (covered walks, benches, etc.) - 3
¢ No vacant buildings — 3

e Crime free community - 3

e Open space/green space/gardens — 3

* Fountain at both ends of City or Utica Junction — 3

e Bustling community/no vacant property — 3

e Manicured property/well kept maintained streets — 3

Beckett & Raeder, Inc. - February 2010



Collective Prioritization and Voting

During the Preferred Future exercise, the visioning facilitator compiles

a list of the priorities made during the presentations. The collective list
combines items that were repeated from groups. The result was a list of
items representing the group’s preferred vision for Roseville in 2018. That
list was posted on the wall. The final exercise of the Visioning Workshop
involved voting on the collective list. Participants were asked to vote on
the three (3) items they would like most to see in the City of Roseville in
2018.

It is clear from reviewing the results of the City’s visioning workshops
that participants have a clear image in mind for the future of the City of
Roseville. There was a strong repeating consensus on a number of key
issues: this consensus will help direct the City into developing a Master
Plan that will guide growth and produce an outcome that is supported
by its residents. The identification of current trends lends support to
previous planning efforts and City policy, however, it is clear that new P i ;
and innovative changes in the planning of the City are strongly desired. Urban Streetscape:
Pinpointing the trends also helps the City to build upon and improve Photo: Beckett & Raeder, Inc.
those areas of the community that residents often utilize and enjoy. They

are, in the order of priority, as follows:

e Downtown life and feel — 32

e Swimming pool/Water park —18

e Mass transit along Gratiot Avenue — 14
e Special place for kids — 9

e Parks/Trails =9

e Bike paths — 8

e Best in class schools =7

e Special districts (shopping and entertainment) — 6
® Themed festival — 4

e Casinos -4

e Heath systems/Health care -4

e Combine City services with different municipalities — 4
® Reduce crime -3

e Address vacant buildings — 3

e Manicure properties —3

e Walkability — 3

e Fountain (both ends of City) -2

e Lighting on streets -2

¢ \Welcome monument — 2

e Community feel — 1

e Historic Preservation — 1
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more pedestrian friendly atmosphere
Photo: Beckett & Raeder, Inc.

Quincy Market, Boston:
Developments can become gathering places
Photo: Beckett & Raeder, Inc.
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Analysis of Findings
e The participants of the Visioning Session were uniform in most of
their “prouds” and “sorries”, although a few respondents presented
opposite opinions on similar subjects:
Some liked Macomb Mall, others did not
Parks and Recreation was rated high, others thought parks
needed improvements

e Concerning the City neighborhoods, the community did not empha-
size much on the proud side. They did mention foreclosures, rentals,
and blight as their sorries.

e Also garnering many “sorry” comments were the concern for vacant
buildings and homes, and noise from cars in City neighborhood.

e Restaurants in the City were viewed optimistically, generally receiving
positive comments.

Sorries included no bike paths.
Special Pavement Markings for

o . , Bike Lanes
the challenges of an older urban community including Grayfields, Photos- Vendor Websites

empty stores, lack of sidewalks, and Macomb Mall. The community
appreciates the shopping, library and senior centers.

e There was a general lack of cohesiveness to the Land Use category
with residents voicing varying concerns. Many were focused around

e Under Walkability, the community noted the lack of sidewalks and
no bike paths. Some liked the historic downtown area, while others
did not like the Gratiot Cruise.

e One of the current trends with communities across the nation is
becoming more green, but this did not show up in the prouds and
sorries.

e The Collective Prioritization and Voting saw the participants coalesce
their vision around the features of a more urban community. This was
noted by: Downtown life and feel, Walkability, Community feel, Foun-
tains, Welcome monument, and Mass transit.
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" Roseville

Expanding the uses allowed on Groesbeck Highway should
diminish the amount of vacant land. Creating a TownCenter

would give Roseville a sense of place
Photos: Beckett & Raeder, Inc.
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Chapter
Our Plan

COMMUNITY MASTER PLAN
The Master Plan is a key deliverable, as it represents an amalgamation
of all the research and strategies that have been developed throughout
the planning process. Following a set of priorities defined by community
residents, the Planning Commission and the City Council of Roseville,
the Master Plan presents a strategy that will enable the City to promote
redevelopment and reinvestment in the Gratiot and Groesbeck corridors,
create a community focal point and preserve housing and the resources
and characteristics that make this community unique. The planning ob-
jectives used in the creation of this Master Plan include:
e reorganizing commercial land along Gratiot Avenue to create
defined districts.
e introduction of mixed-uses along Gratiot Avenue to encourage
a variety of land uses, activities, and redevelopment options.
* a long range opportunity to create a historic TownCenter and

- Mixed-Use
Walkable Qelghborhoods. ) Photo: Urban Land Institute: Beckett & Raeder, Inc.
e incorporating access management techniques such as the

consolidation of drives along Gratiot Avenue and other major
thoroughfares within the City.
e allowing increased flexibility of uses along Groesbeck Highway.

The development of the Master Plan is based on community expectations
and priorities grounded in professional planning practices including:

e recognition by the community that proactive planning is
preferred over reactive planning.

e the decision to create a TownCenter.

e reorganizing of commercial development along major traffic
corridors by creating defined and compact commercial nodes,
instead of accepting suburban strip commercial development.

e maintaining strong and economically stabilized neighborhoods.

e creating a sense of place and community for the City.

e improving the taxable valuation base of the City.
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Lack of pedestrian amenities:

Gratiot Avenue
Photo: Beckett & Raeder, Inc.

New development: Gratiot Avenue
Photo: Beckett & Raeder, Inc.

Blank walls should be discour-

aged
Photo: Beckett & Raeder, Inc.
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GRATIOT AVENUE REORGANIZATION

Present-day corridor commercial districts are looking to avoid strip devel-
opment characteristics of their 1950’s and 1960's predecessors. Parts of
Gratiot Avenue resembles these older commercial corridors where lots
were platted more along residential standards or individually developed
for stand alone commercial or office businesses or aggregated into larger
parcels for wider but shallow depth commercial development. Many
times the parcels are not dimensionally sufficient to accommodate to-
day’s commercial uses, which need suitable offstreet parking. In addition,
the past pattern of development was focused on vehicular accessibility
resulting in numerous curb cuts, site-specific parking lots, minimal con-
nectivity between adjacent properties and virtually no pedestrian ameni-
ties. The development of retail centers (malls, large regional shopping
centers, and lifestyle centers) further hastened the decline of commercial
corridors resulting in fewer traditional retail uses and more “errand-ori-
ented” commercial uses, as well as increased vacancies. The average
daily traffic (ADT) counts hover around 65,000 to 67,600 vehicles per
day along sections of Gratiot Avenue. This is a large level of traffic which
also hinders pedestrian walkability.

The same trend has influenced the professional office market where ten-
ants congregate in office centers and larger multi-tenant office buildings,
which offer various support services and larger parking facilities versus
stand-alone professional office buildings. Most of the area’s major linear
urban corridors are in some stage of decline or transformation. The pres-
ent economic climate in Michigan will undoubtedly contribute to further
decline and disinvestment.

Recommendations for land use programming along Gratiot Avenue call
for the aggregation of commercial (retail) uses into distinct districts, or
nodes, which is a dramatic change since the last Master Plan. The func-
tion of the nodes is to concentrate commercial activity in defined loca-
tions in lieu of encouraging it to sprawl along Gratiot Avenue. There are
three cornerstones of this strategy: one is the TownCenter Area, which
consists of all the land on Utica Road from the northwest side of Gratiot
Avenue to 12 Mile Road. The second node, called General Retail, would
consists of all the land on Gratiot Avenue between the City's southern
border and Common Road, excluding the intersection of Utica Road. The
final node would be the land from Common Road north, and focused
around the 1-94 exits to Gratiot Avenue and Little Mack, and called Big
Box Commercial.

TownCenter Node:

The TownCenter area is the cornerstone of the City’s pedestrian oriented
commercial area because it promotes the concentration and mixture of
related uses. To further strengthen this compact and unique business
district for the City the following design and development components
are suggested:

* New development should be managed through a planned
unit development approach which gives the developer
flexibility on the building and parking program and the City
some control over design and site integration with adjacent
residential neighborhoods. This will ensure that the proposed
uses, architecture, parking, and placement of structures are
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completed as a unified development.

e Building heights along Gratiot Avenue in the TownCenter
should be increased to 4 stories.

e Site improvements (lighting, landscaping, and signage) should
be complimentary for public and private areas

This node would be created to become the definable downtown for the
City of Roseville, and would have the depth and dimensions to accom-
modate a planned commercial, civic, and mixed-use center. Modifications
to Utica Road, such as providing additional on-street parallel parking,
lower speed limit, and additional streetscape would further increase op-
portunities for a more pedestrian-friendly business district.

Due to the complexities associated with the development of the Town-
Center area, it is recommended that this area be managed through the
creation of Downtown Development Authority (DDA), Act 197 of 1975.

General Retail:

The segment of Gratiot Avenue between the City's southern border and
Common Road can help strengthen the proposed DDA district by serving
as an identifier to the DDA and encourage the introduction of mixed-

: , Macomb Mall: Commercial anchor
use developments. The number of vacancies and presence of functionally  for 45 years

obsolete buildings warrants this change in land use. These developments  Photo: Beckett & Raeder, Inc.
would include ground floor retail or office space and upper story office

and residential space. Property owners would have the flexibility to mix

uses responding to changing economic and market conditions.

Big Box Commercial:

North of Common Road to 14 Mile Road, and the area around Masonic
and Little Mack including the 1-94 exit, should continue to be where Big
Box development is located.

3

Height of Districts:

In addition to the organization and intensity of uses along Gratiot Av-
enue, the Master Plan recommends an increase in building height to
accommodate the mix of uses. The General Retail would have a height 2= ok
allowance 3 % stories and the TownCenter node would have a height al- . e
lowance of 4 stories. The Big Box Commercial node would have a height = Excessing parking at Macomb Mall
allowance of 4 %2 stories. provides opportunity of infill

developments
Photo: Beckett & Raeder, Inc.

A broader concern confronting the Gratiot Avenue corridor is the speed
and configuration of the boulevard. A posted speed of 40 MPH infers
that 15% of the traffic will exceed 45 MPH. To effectively reposition the
corridor as a business district the City must lobby and prevail on having
the speed limit on Gratiot Avenue reduced to 35 MPH. Further, due to
the width of the right of way the application of on-street parking within
protected bays should be expanded through the TownCenter and Gen-
eral Retail areas. Lastly, traffic signals should be timed to create sufficient
gaps in traffic for safe pedestrian crossings. Without these measures the
long-term viability of the business district is challenged.

By focusing commercial development in concentrated areas, more vibrant
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Excessive parking requirements
Photo: Beckett & Raeder, Inc.

Side street municipal parking
Project: Beckett & Raeder, Inc.
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Gateway example: Fountain in
Chicago, IL
Photo: Beckett & Raeder, Inc.

H | %é
F SR
Gateway example: Roundabout at

Huron Parkway and Nixon Rd. in

Ann Arbor, MiI
Project: Beckett & Raeder, Inc. and OHM

44

commercial cores should be created while establishing a sense of place
for each area.

Commercial Parking:
There are two factors that affect commercial off-street parking on Gratiot
Avenue. They are the City Zoning Ordinance and the boulevard.

The City's Zoning Ordinance parking standards are excessive. For exam-
ple, the following minimum parking spaces are required:

Business Offices (One space for each 200 sq. feet of usable floor area)
Restaurants (One space for every 35 sq. feet of usable floor area)

Retail stores (One space for every 150 sq. feet of usable floor area)

These ratios are excessive and result in over parking, more impervious
surface and stormwater, and an increased heat island effect. A typical
large scale merchandiser, such as Meijer and Wal-Mart, will strive to have
5 spaces per 1,000 square feet of usable floor area. Enclosed malls aver-
age out at 3.5 spaces per 1,000, and traditional downtowns operate at
2.5 to 3 per 1,000 square feet. The parking ratios in the ordinance are in
need of review and revision.

Due to the restrictive depth of some of the commercial lots off-street
parking can be a challenge. An option for consideration is the develop-
ment of side street municipal parking.

Gateways:

Gateways into the city of Roseville currently do not effectively announce
arrival and communicate the sense of pride and the character that em-
bodies the area. Gateways are physical symbols of city or district limits
that express a sense of territory to those entering. They can vary in al-
most any aspect of their existence. Signs usually display the actual name
of the area being entered while sign materials and landscaping express
the tone which best describes the theme set forth by the community.

Depending on their location, they can simply be set alongside the ad-
jacent thoroughfare or can be incorporated into the thoroughfare via
boulevards or traffic circles. An option to be explored for the City of
Roseville would be to look at major intersections as preferred locations to
incorporate Gateways.

The City of Roseville, in partnership with Macomb County, SEMCOG,
MDOT, and eight local communities developed and adopted the 2009
Gratiot Avenue Corridor Improvement Plan. The Plan’s vision for Gratiot
Avenue is to restore and preserve road capacity, reduce crash potential,
and support the long-term vision for expanded regional transit, non-mo-
torized systems and community sustainability.

GROESBECK HIGHWAY REORGANIZATION
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Groesbeck Highway, designated M-97, runs approximately 2.35 miles
in a northeastern direction through the City of Roseville from [-696 to
Thirteen (13) Mile Road. This trunk line through Roseville is parallel to
railroad tracks that are immediately west of the highway. To the east,
approximately 1.5 miles is Gratiot Avenue. Groesbeck Highway, built
to relieve traffic traveling between Detroit and Mt. Clemens, can be
defined as a more mature and fragmented business corridor.

The average daily traffic (ADT) count hovers around 35,800 vehicles
per day, which is a large level of traffic, based on the configuration of
the road.

M-97 is a remnant of the pre-expressway era where these regional
highways connected adjoining communities and with time became
commercial and business districts, though Groesbeck has stayed pri-
marily industrial.

Although there are residential neighborhoods in close proximity on
either side of Groesbeck Highway, the corridor’s predominant feature
within the City of Roseville is one of an aging industrial area. This es-
tablishes the perceived image of the general area. Unfortunately, the
overall condition of the corridor is reminiscent of many aging Michi-
gan industrial and commercial highways with a wide collection and
variation of land uses. Motels, vacant commercial buildings and sites,
industrial operations, junk yards, with some newer commercial and
office buildings dot the corridor.

A visual assessment of vacant and under-utilized properties along
Groesbeck Highway resulted in numerous parcels of potential redevel-
opment property. Several of these properties by virtue of their former
use (i.e. gas station, junk yards, light industrial operations) would be
considered eligible facilities for redevelopment as “Brownfields."”

In addition, restaurants, motels, mom-and-pop businesses lined these
arterials. After the advent of the interstate system these arterials be-
come distressed, businesses closed or changed hands, blight increased
and undeveloped property remained undeveloped. Telegraph Road
(M-125), Dixie Highway, and US-12 (Detroit to Chicago) are also ex-
amples of this phenomenon. Though industry dominates the status of
the area today, there has been a smattering of new general business
establishments, and there are several multiple family developments
almost adjacent to Groesbeck Highway.

Reorganization (Rethinking) of Groesbeck Highway:

General business and multiple family should determine the organiza-
tion of the area and become the foundation for area wide redevelop-
ment. Accepting this concept, the industrial core would accommodate
commercial, business, and multiple family at a density similar to a
traditional commercial corridor. To aid in the redevelopment it is sug-
gested that M-97 be visually enhanced.

February 2010 - Beckett & Raeder, Inc.
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Groesbeck Highway is currently home to

many vacant industrial parcels. The current
manufacturing climate makes the prospect
of these parcels becoming active industrial

uses again anytime soon slim.
Photo: Beckett & Raeder, Inc.
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Throughout Groesbeck Highway in Roseville industrial uses would re-
main, however multiple family could serve as a transition zone from
industrial to residential. These areas should also accommodate the larger
commercial uses.

Because redevelopment of this scale takes a concerted and sustained
effort, the use of a Corridor Improvement Authority, Act 280 of 2005,

is recommended. These authorities are comprised of a board of direc-
tors appointed by the governing body and are charged with preparing a
development plan for the district and implementing the projects identi-
fied. Funding normally comes from tax increment financing derived from
the incremental increase in the taxable value over the base year in which
the authority was established. Like many authorities it will take several
years for the incremental revenues to amass enough funds to begin the
redevelopment process.

Expanding the uses in the area to allow multiple family and general

business would not only allow for greater flexibility of the sites but also
increase the City’'s tax base by allowing for more development options.
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INSERT FUTURE LAND USE MAP
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= CITY OF

Rosevi]le

Future development in the proposed Town-
Center should have more of a pedestrian
focus, limiting the number of auto related uses
(above), and allow for attached Townhomes as

infill development (below)
Photos: Beckett & Raeder, Inc.
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Our Programs

The information presented in the plan is based on the distinctiveness

of an older community with a desire to reinvent itself. The implementa-
tion strategy focuses on initiatives and strategies associated with older
and redeveloping communities. In some locations of the City, planning
and zoning reviews may be the sole tool for the City to use to guide
appropriate development. In other areas, redevelopment tools such as
the Downtown Development Authority, Corridor Improvement Act, land
banking, and established code enforcement programs may be needed to
encourage new reinvestment.

Strategies and Initiatives

Mixed Use Development:

The term mixed use refers to a zoning district that allows a variety of
uses. The popularity of mixed-use development has grown with the
“Smart Growth” movement. It has been found that appropriately de-
signed mixed-use developments create better living environments and
have substantial fiscal and economic benefits for a community. Embodied
in the concept of mixed-use are higher density, land use variety, public
spaces, and pedestrian oriented retail. Mixed-use development can be
prompted through the use of a planned unit development ordinance or
the City can create a specific zoning district, or zoning overlay district to
accomplish this planning objective.

Concentrated Code Enforcement:

Concentrated Code Enforcement is a locally designed building inspec-
tion program targeted at specific neighborhoods, which have a high
incidence of blight and housing maintenance problems. The program
is initiated by sending a notice to property owners within designated

neighborhoods notifying them of the inspection schedule. Only the Adaptive Reuse: Argus Office
exterior of structures and lots are part of the inspection programs; there ?“’/td’”? (former Argus Camera
actory,

are no internal inspections. The code used to inspect the exterior of the
building is often the existing building maintenance code. Once property
owners are noticed of violations they are normally given 60 to 90 days to
make necessary repairs.

Photo: CDI

Walkability:

Walkability applications include a variety of techniques, including ap-
propriate dimensions for walkways and sidewalks, the width of roadway
cross-sections, availability of pedestrian crossings, and travel speeds on
major and local streets. In addition, a walkability survey could be done in
conjunction with a sidewalk inspection program.

Use of outdoor cafeleating areas

Land Banking:
Photo: Beckett & Raeder, Inc.

Serious attention should be given to acquiring real estate which could
be banked for new development. This technique could also be used by a
TownCenter if it created a Downtown Development Authority to assist in
the development process, quicken the pace of redevelopment and con-
trol the type and intensity of development. Examples of DDA real estate
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Buildings at Utica Junction
should be preserved and allow
for a variety of options

Example: Dillworth Hotel - Boyne
City, Michigan

Photo: Beckett & Raeder, Inc.

Suggested Land Uses: TownCenter

Office
insurance and Real Estate
Design Services (Architects, Engineers,
Graphic, etc.)
Interior Design Studios
Internet Web Design Firms
Attorneys

Commercial
Apparel Stores
Art Galleries
Bookstores
Camera and Photo Stores
Card and Greeting Shops
Internet Cafe/Coffee Shops
Flower Shops
Gift Stores
Interior Design Stores
Restaurants (no drive thru
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acquisition and development assistance include the Maywood Town-
home project in Pleasant Ridge (Oakland County) and the Monument
Park Mixed-Use Building in Dexter (Washtenaw County).

Traffic Calming & Pedestrian Safety:

Traffic Calming and Pedestrian Safety are factored into a walkablity pro-
gram. However, this has to be a primary initiative for the Gratiot Avenue
Corridor. The City should look to implement access management tech-
niques throughout its community along with allowing parking along Gra-
tiot Avenue from 10 Mile Road until Common Road (12 > Mile Road).
This should include better parking stripping.

Corridor Improvement Act (CIA):
Similar to a DDA, the Corridor Improvement Act can be used for the
Gratiot Avenue corridor outside of the DDA.

Mass Transit:

Recent increases in gas prices, a greater concern for global warming, and
the awareness of decreasing non-renewable resources is elevating the
discussion of regional mass transportation. Bus, intra-metropolitan light
rail networks, and regional rail connections are now being evaluated as
future solutions. Because Roseville is predominately a residential commu-
nity, these options should be seriously considered as an element of sound
community building. Depending on the rate of growth and acceptance
of these alternative methods of transportation, decisions on where to
reside may be influenced on the availability of these options.

Creation of a TownCenter/DDA:

The City should look to establish a TownCenter around the Utica Junc-
tion area to spur development and implement a downtown look and
feel as brought out in the Visioning session. The creation of a Downtown
Development Authority would provide additional tools to use in creating
this walkable area.

Safe Routes to School:
A Safe Routes to School committee should be established before the
2010-2011 school year.

Zoning Ordinance Revisions:

The Zoning Ordinance is in need of selective revisions to comply with the
changes recommended in the Master Plan. In addition, off-street parking
regulations should be revised to reflect parking space requirements based
on usable square footage with a minimum and maximum range.

Overlay District:

Lastly, the application of an overlay district called the Gratiot Avenue
Overlay District should be evaluated for inclusion in the zoning code to
regulate the development of this area.
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Recommended Action Program

The recommended Action Program is an outline of near-term programs
needed to effectively implement the community Master Plan. They are
focused and results oriented.

Although several entities will be involved in various aspects of a project
or program, the Action Program identifies the lead party or parties most
likely to shoulder the responsibility for overseeing the process. Funding
for projects will come from a variety of sources, including local capital
improvement funds, general fund allocations, tax increment financing
through a DDA or CIA, and state and federal funding programs.

1. Design Plan for Gratiot Avenue General Retail
Responsible Party: Planning Commission/City

The proposed changes to Gratiot Avenue should be designed and imple-
mented with local input through the preparation of a design plan. The
Plan would suggest the corridor design and enhancements, pedestrian
crossings, traffic signalization, and corridor lighting.

2. Changes to Groesbeck Highway
Responsible Party: Planning Commission

The industrial uses would remain, uses in and around Groesbeck High-
way should be revised to allow more flexibility of industrial uses and
multiple family housing.

3. Zoning Ordinance Revisions
Responsible Party: Planning Commission

The ability to facilitate change along Gratiot Avenue and Groesbeck
Highway will be predicated on revision to the Zoning Code. The com-
mercial districts, parking, mixed use, and special provisions (i.e. Overlay
District) need to be reworked to accommodate suggested height dimen-
sions and land use.

4. TownCenter
Responsible Party: Planning Commission/City

The development of a TownCenter will require close working relationship
between the City, downtown groups, the proposed DDA, and private
business owners.

5. Corridor Improvement Authority (CIA)
Responsible Party: Planning Commission/City

The City should consider the creation of a CIA. This organization would

assist with the proposed changes and improvements along Groesbeck
Highway.

February 2010 - Beckett & Raeder, Inc.
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Streetscape elements including

benches should be incorporated in

the TownCenter
Photo: Beckett & Raeder, Inc.
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6. Land Banking
Responsible Party: City

If financially feasible the City should selectively acquire property along
Gratiot Avenue and Groesbeck Highway for redevelopment. Acquisition
priorities would include blighted and vacant buildings, obsolete build-
ings, and properties considered strategic due to location and proximity to
the proposed TownCenter.

7. Safe Routes to School
Responsible Party: City/Planning Commission

A steering committee should be created to implement a Safe Routes to
School program to increase the safety of students walking to school and
to increase the number of children walking to school. Funding will be
available in the new Transportation Enhancement Bill. The state is pres-
ently accepting applications for fiscal year 2010.
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Below is the complete list of the Prouds and Sorries from the
Appendix Visioning Session and the number of votes each received.

Prouds
City Services — 11
Citizen participation — 8
Diversified/Many restaurants — 8
Library - 5
Library, parks and recreation — 4
Department of Parks and Recreation — 3
Variety of small businesses —3
Good representation — 3
Shopping convenience — 3
Senior center — 2
Good budget management — 2
People of Roseville — 2
Community shopping — 2
City services (snow plowing) — 2
Bond support for schools — 2
Neighborhood Watch Program (Police Officer Susan Payne) — 2
Police and Fire Departments — 2
Law Enforcement day and Macomb Mall -1
Fireworks —1
Appearance -1
Recreation Center and programs — 1
Library -1
Corporations bring in revenue - 1
Schools -1
Retail stores —1
Historic downtown area —1
Macomb Mall - 1
New City Hall -1
City Officials — 1
Business capital improvement — 1
Motto of City — 1
Big Bird Run — 1
City council members — 1
Water department — 1
Millage — 1
Comfortable living — 1
New shopping centers — 1
Schools and their relationship with the City — 1
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Sorries
Vacant homes and buildings — 6
Graffiti— 5
Foreclosures — 4
Condition of parks — 4
Foreclosed — 4
City’s web page — 3
Homeless -3
Pawn shops — 3
Macomb Mall -3
Blight — 3
Weak code enforcement - 3
Lack of sidewalks — 2
Gratiot exit from Interstate 94 — 2
High property taxes — 2
Downtown — 2
No bike paths — 2
Rentals — 2
More sports fields — 2
Poor property maintenance -2
Pricilla’s Closet — 2
Empty stores — 2
Downtown — 2
High property taxes — 2
No bike paths — 2
More parks — 2
Need swimming pool/Water park — 2
Lack of youth programs — 2
No transit system — 2
City Council focus — 2
Traffic control - 2
Lack of pride by young citizens —1
Property values — 1
Young folks leaving/Brain drain — 2
Small/undefined downtown — 2
Interstate 94 exit to Gratiot — 1
Gratiot Cruise — 1
Grass not cut on Interstate 696 to Groesbeck —1
Noise, cars, neighborhoods —1
Blight — home maintenance (empty homes) —1
No parking on Gratiot —1
No parks on the north end — 1
More aggressive baseball teams — 1
Civic image -1
Grayfields —1
Family oriented parks and recreation — 1
Gang issues
Security at parks
City Council Meetings
Winter parking Ban
Rental housing
Ticket pettiness
12 Mile Road between Groesbeck and Utica Roads.
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Future Land Use

Single Family Residential
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