ZoneDetroit — Mapping and A}_nal_ SIS

ZONEDETROIT utiledesign.com



Outline

IV.

V.

VL.

Background

Existing Zoning
Little-used Designation
Building Age

Use Analysis

Potential Study Areas

/ONEDETROIT

15

23

31

95

utiledesign.com



Mapping and Analysis

Background

The intention of the following suite of maps
and analysis is to provide a basis of the
geographic and spatial distribution of
different zoning and land use across the city,
as well as revealing clear development
patterns historically and today. Visualizing
this information illuminates the evolution of
the city and demonstrates the relationship
between residential neighborhoods,
commercial corridors, and industrial districts
as the overall framework of the city’s form.

Large radial streets, and N/S and E/W
corridors are evenly spaced to form the
commercial structure of the city. Yet, these
corridors are so shallow that commercial
uses often need to encroach on surrounding
residential uses, which can cause conflicts.
Outside of the denser downtown area, the
city 1s primarily composed of single-family
neighborhoods. The concentration of

/ONEDETROIT

industrial land uses forms a clear ring
around the inner city, marking the historical
bounds of the city during the height of the
industrial era in Detroit.

Examining the spatial distribution of
vacancy and demolitions reveals the on-the-
ground condition of land use distribution in
the city. The pure land use map is deceiving.
While the maps tell one story of a city’s
structure, the degree of vacancy changes that
condition. Many of the corridors are shells
of commercial spines and some
neighborhoods have been slowly eroded by
abandonment and demolition.

Utility

Understanding the distribution of land use in
the city and the on-the-ground condition
illuminates how adjustments might be made
to the current zoning. While there are no

changes to be made to the zoning map, it is
the zoning designations, and permissible

uses within those designations, that may be
adjusted. Is there a method by which
undesirable uses can be eliminated from
commercial corridors, like auto-related
businesses? Can additional density be
permitted at key intersections or nodes?
Does the code protect the historic single-
family neighborhoods and what amendments
might be made to activate some of these
neighborhoods, such as corner retail or land-
based uses?

The next step in the process is to test
how the current conditions might differ from
the desired zoning to see what adjustments
need to be made. “Testing” the zoning code
through architectural site designs on real-
world parcels can provide a “proof of
concept” to see if code adjustments are not
just possible, but beneficial, as well.
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Existing Zoning

The following mapping exercises provide a layered look at
the existing zoning code in Detroit. Separating the uses in
sequential maps illustrates the prevalence of each use across
the city. When combined, it paints a clear picture of how
basic land uses relate to one another and creates a pattern
repeated across the city; commercial corridors separated by
clear pockets of single-family residential neighborhoods.
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Existing zoning

Commercial

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

B5 — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos

W1 — Waterfront industrial
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Existing zoning

Industrial

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

BS — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos

W1 — Waterfront industrial
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Existing zoning ' EIGHT MILE ROAD

Residential

R1 — Single-family residential
R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential
R5 — Medium-density residential
R6 — High-density residential

ZONEDETROIT utiledesign.com




The Riverbend neighborhood on the east side of Detroit
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Existing zoning

Other uses

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

BS — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 — Special dev., casinos

W1 — Waterfront industrial
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Orleans Landing along the East Riverfront
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Existing zoning : £ ‘:I \ ' i g -EIGHT M|_L.E ROAD‘
s SR i e : ki T - T b
All uses

R1 — Single-family residential
R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential
R5 — Medium-density residential
R6 — High-density residential

Far

B1 — Restricted business

B2 — Local business and residential

B3 — Shopping

B4 — General business

BS — Major business

B6 — General services

M1 — Limited industrial .  ER

M2 — Restricted industrial BT HEMDTRETIN O e | B

M3 — General industrial T :

M4 — Intensive industrial e ; e “_.\&,-ﬁ.___;_ A
M5 — Special industrial e e \\‘\,‘#‘3

PD — Planned development s W o e sl h o\ \"g?“ 8
P1 — Open parking : ” : P a
PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use

SD4 — Special, dev. riverfront mixed-use
SD5 — Special dev., casinos

W1 — Waterfront industrial
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Existing zoning

Takeaways

e Industrial belts follow rail
corridors (shown in white).

» Are there opportunities
for rezoning or
transitional zoning?

« Commercial corridors are
clearly defined.

 How are they used/built
out?

* How can they be
improved through
zoning?

 Few areas are designated for
parkland.
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Little-used zoning designations

In order to streamline the zoning code, we looked for
seldomly used zoning categories. These are scattered
across the city. Is there a way to consolidate or eliminate

some of these zoning categories as part of making the
code more concise and efficient.

/ONEDETROIT
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Little-used zoning designations

SD3

Technology & Research

0 parcels citywide

* Intended for “research facility
development in a campus-like
setting...”

* Universities and colleges in
the city instead typically fall
within dense residential (R5 or
R6) designations

« Wayne State University’s
“Tech Town” incubator area is
zoned SD2 (mixed-use)

» |s this designation needed?
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Little-used zoning designations

M1

Limited Industrial

2 parcels citywide

* Intended for areas of mixed
land uses with older and/or
vacant structures to transition
to warehousing and light
industrial uses.

« This designation fulfills a
similar role as TM does for

residential areas — could the
two be merged? @ ﬂ
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Little-used zoning designations

W1

Waterfront-Industrial

3 parcels citywide

 The only area zoned W1
contains a water pumping
station on two parcels.

* Athird, much smaller, parcel
contains a historic fire station.
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Little-used zoning designations

™

Transitional-Industrial

36 parcels citywide

* Intended for areas with “a
relatively large number of
residential uses” meant to
transition to industrial uses.

» Residential uses are to be
protected “as much as
possible” through the change.

» Only four parcels still contain a
residential use (all single- @
family houses).

« The M1 designation fulfills a
similar role for non-residential
areas — could the two be
merged?
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Little-used zoning designations

B1

Restricted business

89 parcels citywide '

* |ntended for areas
transitioning from residential to
commercial uses.

* |s this designation necessary?
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Little-used zoning designations

P1

Open parking

199 parcels citywide

* Intended to “protect abutting
residential areas from
deleterious effects of adjacent
vehicular parking areas” — by
using vehicular parking areas
as a buffer.

« Use limits do not permit
charging a fee for parking on
parcels in these zones.

« Typical permissible uses
include car sales lots and free
parking lots associated with
churches or banks.

* Many are vacant or
undeveloped.
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Little-used zoning designations

P1

Open parking

199 parcels citywide
* |s this designation necessary?

» Parking should be provided
within residential or
commercial developments.
Structured parking can have a
reduced visual impact on the
urban environment when
wrapped with other uses.

« If a surface lot is necessary,
could language be added to
P1 to require that trees,
landscape features, and/or
permeable pavement be
integrated to create a more
positive visual impact and
minimize stormwater runoff?
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Little-used zoning designations

Composite

SD3, M1, TM, B1, and P1

329 parcels citywide

/ONEDETROIT

utiledesign.com




Building Age

Our analysis looked at the evolution of the City of Detroit
through its development patterns, primarily focusing on
building age. The following maps reveal how the city grew
from its historic center outward.

The first era of buildings prior to 1920 shows a clear
boundary. When cross referenced with the land use map, that
boundary appears to be a legacy of the industrial belt that
circled the city. Pre-industrial city expansion was
accomplished by the frequent annexation of farms and smaller
townships surrounding the core of Detroit, with the city
reaching its current boundaries in 1926. Building construction
boomed across this expanded territory with the growth of the
auto industry in and around Detroit.

The era between 1960-1979 saw a slowdown in the
growth of the city. Progressively, there were fewer and fewer
buildings constructed in the past few decades, corresponding
with the decline of the industrial city.

/ONEDETROIT

Single-family neighborhood on the west side of Detroit (built between 1920-1939).
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Built before 1920

» The historic pattern of the
buildings constructed prior to
1920 already show a city built
around the single-family
neighborhood. The outer band
of the city was defined by an
industrial belt. -

Before 1920

Rail lines (present)
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Built 1920-1939

« The following two decades
show an explosion in the
population and thus built area.

« The majority of the growth was
in residential neighborhoods,
but significant development
occurred in the urban core too.

ERW s e R e

1920 - 1939

Rail lines (present)
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Building age

Built 1940

» Detroit passed its first zoning

ordinance in 1940.

» All of the buildings shown here
pre-date zoning in the city.

Before 1920
1920 - 1939

Rail lines (present)

ZONEDETROIT
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Built 1940-1959

» Post-war housing proliferated
towards the outer edges of the
city, as Detroit became
increasingly suburbanized.

1940 - 1959

Rail lines (present)
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Building age

Built 1960-1979

* The amount of new building
stock began to dwindle, as
the city was built-out and
industry began to decline.

*  Downtown went through a
brief period of renewal with
new commercial and
residential development.

1960 - 1979 i

Rail lines (present)
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Built 1980-1999

* The period represented
minimal growth in housing
development.

* The majority of new buildings
were commercial in nature.
Some planned developments
were built during this period
near the city center.

1980 - 1999

Rail lines (present)
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Built 2000-2016

« Similar to the prior two
decades, the city saw little
growth, and the proliferation
of demolitions and vacancy.

* New sports venues were
constructed downtown during
this period.

2000 - 2016
Rail lines (present)
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Building age

Composite

Before 1920
1920 - 1939
1940 - 1959
1960 - 1979
M 1980-1999
Bl 2000-2016
— Rail lines (present)
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Use analysis

The use analysis investigated common themes that were brought up
early in the process. One of these was how some zoning categories
spatially manifest themselves. For example, residential districts that
set an FAR range, but don’t address issues of height or lot coverage,
create neighborhoods where building heights are out of proportion,
such as R6.

The site metrics of existing residential buildings versus what
is permitted was also examined and revealed inconsistencies with
the historic fabric and the current regulations. Aligning the
dimensional requirements of the zoning with the type of desired
development in neighborhoods should be considered to alleviate
additional review process and to accommodate the market.

Mapping the prevalence of neighborhood vacancy and
demolitions helped inform the conversation around land-based
ventures. Should zoning metrics for residential parcels be
reconsidered in neighborhoods that have experienced severe
vacancy, allowing for flexibility in uses and dimensional standards?

Hoop houses for urban agriculture in a residential neighborhood.

The distribution of commercial uses in the city is low-density
in nature and much of such land is vacant or permits undesirable
uses. The City should reevaluate permissible uses along these
corridors if they choose to maintain the current use pattern.

utile /ONEDETROIT utiledesign.com




Use analysis

Building uses

Educational : - W
Culture & Museum ,‘ I i R '
Religious o W e AR
Governmental
Retail Trade
Automotive Services
Office
Financial Services
Accommodations
Eating and Drinking
Manufacturing
Wholesale Trade
B Storage

Transportation and Utility

Delivery Services
B Parking Structure
Health and Social Service
Hospital
Nursing and Resident Care
Theater and Arena
Amusement and Recreation
Agricultural
Single-family Housing
Attached Condo
Multi-family Apartment
Mobile Home
Accessory Structure

o
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Use analysis

Residential

* The 6 residential designations
increase in by-right density
from 0.5 to a maximum of 2.0.

* Due to a wide range of
permissible uses on
designations R3 and higher,
there is little correlation
between zoning designation
and built form.

» Should permissible uses be
more tightly defined for the
different residential
designations?

* The R4 designation is very -
similar to R3 or R5 other than The buildings in these photos are each built on land designated R6, for high-density residential.

its locational specificity — is it
necessary?
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Use Analysis

Residential

» Setback requirements for
single- or two-family dwellings
in residential zones are:

« 20’ front setback
» 30’ rear setback

* 4’ min. side setback, 14’
combined max.

» Areas of older residential
fabric have numerous cases of
side setbacks less than the
minimum allowed.

« They do typically conform to
minimum front and rear
setbacks.

* Do the inconsistencies
between what is allowed and
what exists speak to the need
to adjust the current metrics?

700gle Earthi 2 S
. -'. - ¢ o %’4

. . .. 2
Do the current metrics limit These houses in Woodbridge were built in the 1910s and do not conform to today’s minimum side setbacks.

future infill development?

ZONEDETROIT utiledesign.com




Use analysis

Residential T

« Many areas designated for " 1
residential uses are either ' W
vacant or are used for non- o
residential purposes.

* Should these areas be
rezoned?

« Should permissible uses be
more restricted on residential
parcels or should they be
added to in order to allow for
compatible uses like corner
stores?

i

B Non-residential building in a residential zone

Only parcels without residential SF shown:
R1 — Single-family residential
R2 — Two-family residential
R3 — Low-density residential
R4 — Thoroughfare residential
R5 — Medium-density residential
R6 — High-density residential
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Use analysis

Parks

* There are more than 300
parks distributed across
Detroit.

B Park

ZONEDETROIT utiledesign.com




Use analysis

Parks

* There are more than 300
parks distributed across
Detroit.

* Only 11% of these are on
parcels that are zoned PR
(parks and recreation).

« 52% of parks are on parcels
zoned R1 or R2, which
conditionally permit parks.

PR zoning district

] Park
utile /ONEDETROIT utiledesign.com




Use analysis

Vacancy
» 38% of parcels in Detroit are
vacant.

Vacant parcel
Occupied parcel
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Use analysis

Vacancy
» 38% of parcels in Detroit are
vacant.

* 17% of these (or 6% of all
parcels) have an unoccupied
structure on them.

B Parcel with vacant structure
Vacant parcel
Occupied parcel

ZONEDETROIT utiledesign.com
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Use Analysis

Demolitions

* More than 15,000 buildings
were demolished across
Detroit between January 2014
and September 2018.

B Parcels with building(s) demolished between Jan.2014 and Sep.2018
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Use Analysis

Demolitions

* More than 15,000 buildings
were demolished across
Detroit between January 2014
and September 2018.

* An additional 1,548 buildings
are contracted for demolition
as of September 2018.

* Another 3,422 buildings are
planned for demolition within
the next 12 months, by
September 2019.

Parcels with building(s) planned for demolition, Sep.2018-Sep.2019
Parcels with building(s) contracted for demolition as of Sep.2018
B Parcels with building(s) demolished between Jan.2014 and Sep.2018
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Use Analysis

Demolitions

* More than 15,000 buildings
were demolished across
Detroit between January 2014
and September 2018.

* An additional 1,548 buildings
are contracted for demolition
as of September 2018.

* Another 3,422 buildings are
planned for demolition within
the next 12 months, by
September 2019.

* These alterations to the
neighborhood may suggest
permissible uses that are land-
based in nature, such as
urban farming.

Parcels with building(s) planned for
demolition, Sep.2018-Sep.2019

Parcels with building(s) contracted for
demolition as of Sep.2018

B Parcels with building(s) demolished between
Jan.2014 and Sep.2018
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the city, generally within a 5 .
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However, often the linear
nature of the retail and
commercial uses means that it
is rarely concentrated enough
to provide access to daily
needs by foot.

ZONEDETROIT utiledesign.com




~ ZONEDETROIT

CLOTHING & MORE

586.219.1414

= Botanica™

e San Lazaro

Consultas - Readings
Limpias y Velas Preparadas

T L Ll

M
Y

'313.721 4270, 8103 vERNOR L]

utiledesign.com

- 53|
* N -PREPARED CANDLES



Use analysis

Commercial

¢ Commercial corridors are
easily accessible for much of
the city.

EIGHT MILE ROAD

* However, they are not densely
developed, with the majority of
buildings within commercial
zones only 1 or 2 stories tall.

1 story tall

2 stories tall

3 or 4 stories tall

5 to 12 stories tall

13 to 25 stories tall
More than 25 stories tall
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Use analysis

Commercial

« Commercial corridors are

o N
easily accessible for much of r : : y W McNICHOLS ROAD
the city.

* However, they are not densely
developed, with the majority of
buildings within commercial
zones only 1 or 2 stories tall.

X
WYOMING AVE

SCHAEFER HIGHWAY
(L |

\ PURITAN AVE

MEYERS ROAD

1 story tall 2 :

2 stories tall N
3 or 4 stories tall

5 to 12 stories tall

13 to 25 stories tall
More than 25 stories tall

- FENKELL AVE

/ONEDETROIT
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A low-rise commercial corridor on Harper Ave on the east side
T T TR T e T R R e Y S

utile ZONEDETRO'T utiledesign.com 50



Use analysis

Commercial

*  54% of commercially zoned
parcels are unbuilt — either
vacant or used for parking.

EIGHT MILE ROAD

i

* Despite what the zoning and
land use maps might indicate,
retail concentration and
accessibility in neighborhoods
is much lower in reality.

» Should areas be rezoned to
encourage greater commercial
density on some corridors and
not on others?

» Should commercial activity be
encouraged away from these
corridors?

B Commercial parcel, unbuilt
Commercial parcel with building(s)
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Use analysis

Commercial

*  54% of commercially zoned
parcels are unbuilt — either
vacant or used for parking.

* Despite what the zoning and
land use maps might indicate,
retail concentration and
accessibility in neighborhoods
is much lower in reality.

» Should areas be rezoned to
encourage greater commercial
density on some corridors and
not on others?

» Should commercial activity be
encouraged away from these
corridors?

B Commercial parcel, unbuilt
Commercial parcel with building(s)

SCHAEFER HIGHWAY"

MEYERS ROAD

= | 1 11 N
W McNICHOLS ROAD

ENE IR H]
m 11
WYOMING AVE

PURITAN AVE

W  mmE i
FENKELL AVE

-, | .

--1

utile
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Use analysis

Commercial

« Auto services buildings (gas
stations, dealerships, repair
shops, and car washes) are on
8% of commercial parcels.

EIGHT MILE ROAD

« Many of these uses are
unsightly, inhospitable, and
cause environmental
contamination and noise
pollution.

« Maintenance and repair shops
are only permitted
conditionally in most
commercial districts; greater
care should be taken to limit
such intensive uses in more
heavily residential areas.

« Auto services are also overly
frequent on commercial
corridors—can this be better
regulated?

B Parcel with an auto services building
Commercially zoned parcel
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Use analysis

Commercial

» Auto services buildings (gas 1 &
stations, dealerships, repair =={8 i
shops, and car washes) are on ’ i) =N =L =l (W S e < - i = dla=l=
8% of commercial parcels. = = o - = i PLYMOUTH ROAD

* Many of these uses are 1 C
unsightly, inhospitable, and .
cause environmental I

|

14

contamination and noise
pollution.

« Maintenance and repair shops
are only permitted
conditionally in most
commercial districts; greater
care should be taken to limit
such intensive uses in more i
heavily residential areas.

W CHICAGO'ST. =¥ = | = 5

GREENFIELD ROAD

i B i
« Auto services are also overly '
frequent on commercial = -
corridors—can this be better al 5 : = ,, « i
regulated? = - e = .
J .~ JOYROAD

B Auto services building -
Commercially zoned parcel
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Use analysis

Commercial

« Of parcels with auto services
buildings on them, nearly 10%
are within B2 districts, where
they are currently permitted
neither by right nor
conditionally.

EIGHT MILE ROAD

LIVERNOIS AVE

'SQUTHFIELD ROAD

FENKELL'AVE

« These instances are mostly
concentrated between
Livernois Ave and Southfield

Road (M39), north of Fenkell
Ave to Eight Mile Road.

B Auto services parcel within a B2 district
Other parcel with an auto services building

utile /ONEDETROIT
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Use analysis

Commercial

 Of parcels with auto services g ; "
buildings on them, nearly 10%  |= s W McNICHOLS ROAD "
are within B2 districts, where
they are currently permitted
neither by right nor
conditionally.

« These instances are mostly
concentrated between
Livernois Ave and Southfield
Highway, north of Fenkell Ave I
to Eight Mile Road.

Q
&
WYOMING AVE

S PURITAN AVE

m N SCHAEFER HIGHWAY
2

MEYERS ROAD
(1]

[ | 1 | |
- == == 1= n FENKELL AVE

B Auto services parcel within a B2 district l
Other commercial parcel with auto services
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Potential study areas

While there is a consistency in Detroit’s overall form—Ilarge
commercial corridors with single-family residential
neighborhoods between them—there are a number of
occasions in which a unique confluence of uses and physical
patterns occur.

We investigated a number of these conditions where
street networks come together in odd orientations or where
uses change abruptly. These points of conflict are areas where
the compatibility of different zoning designations, and their
use and form requirements, can be evaluated. It is also at such
points that recommendations for making adjustments to the
current regulations and dimensional requirements are best
illustrated.

Many of the typical relationships between commercial
corridors and in-board residential neighborhoods also show a
parcel pattern that does not lend itself to the requisite areas
needed for contemporary commercial or higher-density
residential development. Specifically, commercial parcels on
these corridors are too shallow, which can lead to commercial
encroachment into residential areas. This calls for a
rethinking of the dimensional requirements of some zoning
categories.
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Study area

Council district 1

Conditions to study:

utile

Meeting of residential and
commercial zones, either by
adjacency or across a street

Meeting of various street grid
alignments

Instances of PD districts

Example of a radial citywide artery
condition (Grand River Ave)

Example of a citywide E-W artery
(W McNichols / 6-mile Road)

Designated “Town Center” under
Future Land Use Plan

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R5 — Medium-density residential
B2 — Local business and residential
B3 — Shopping

B4 — General business

PD — Planned development

/ONEDETROIT

B. o [udgdfBnane = || @ 0OY
— = gt = W [ Tlel | | jwl LIRS L
= = 8l Ll ST g R LR ERR| |E

== o@E| 0O | | 1 L1 m Il

= opal || @@ 0 mudepbOzgona

Dmb

dogge |desgs oenpepeenEl QO
| om Ll gl 1] ol = “‘"E‘l“D

gB | @@l | || ‘
m || |gm rEE TR T

m @ |mal g B0 B R P

T T\ || ]| @ bl @) =

"7‘ = | D? 11 ““U:“‘D "Ile‘ ‘D‘. “,D

\pa! | L LU SINSInalals i

@z o m

R g8

DDD%

a E

g =

(R

,D, ol _D,

Bo =

-

-, B
B2, 8

Eyy &

)

S £32
]EI oooooclnll Dzl&g

S 2 fecnengys
= -E ol | |dam

oo =]

ol Byolopueel

=

W McNICHOLS ROAD

= ™ ‘ {m g - I ‘
DDE:' B ﬂc?glrﬂnji % = oo\ 0eoe | [jJ Eﬂ [ g B |, =l
B [ m | B e g | (S e W (e |"
[ ==Y la @ R || 8 | g o ‘ N ] %r‘ P Dé‘ﬁ %1
d & &8 B 0 e L] = = ] =8 3
s p=l.E Rl i LI 5 EDB ~H g e
[ B & @ | — | o [ ] B 0O | 9
v, . B § |8 _@gism | | A %,ED,E | E D @ | a9
By | B | g gl T el 4 | | m o = S om| =g &
D_.DD o | B o (s = - D% ELDETED‘J % ! ! B ED!:E; Y =
B, "R B | B By ED [ [ 5 ™l E,,D [l W
g m ®u 8 @9 ] L g [ | [ | m | =
e ,g‘ﬂ g
am = ‘ ‘ Ug o
zele = = lavgidge | | 848 enea {55 (&Y 2

utiledesign.com



2 0 Dﬂ_ﬁ_ﬂﬂ_ﬂ_,mﬁ_mmﬂ GDDESD ol (IDJ_HI_MWB‘DDDD i L e —
- WEDDDG\D Dn_ﬂ_um__ Dmu_unnmu_un Damm 8 = mw [y aaEn DEmm MDDDED
w‘ FDDDGDDEEDDD abBEEkyagla EEBDDDEDGDDD DDDEDEDDEDEDE&E mu
foeggyeroayERgEq e FO9s
3. &0 ggugegesp Sa89TeaNaT e e AnphjH ol s
| =] oo U oool opo@BBle , || Palm e = - —
m mw_@&f, ﬁw %m mﬁwﬁﬁgmﬁﬁyﬂj,a ﬁgD
m_m<:ow L
Y R | CEa g e e
,,Zi_,:i; - ,‘\D\D_:W,DD,DFU\_ 5D D,DD
] [ ] oo DDDD_H_ DDDDDDDDDDD DDD ,,_,,,,
= g ° qgupbbosp wbElAEDoEnE ,gsggggsagg odnadudadudedies 1qd
= | =%pncedughon dgyEgudgn gppapaaNpPIERan
- Mm Dumumn_anaﬂm do nﬂuuummﬂmmnﬂ m ‘m\m‘\nﬁ__mmmmw nn__m_gmn_unu _E
=5 o[ g o gos gpoon [0 ‘ggg 1B a
2 Be dbgopigas g=gpanfidsD m apoabuud g_g_uu@
@ ] o poppobm dedpdnnsody il W Hogogdgdono
_.D‘ ] o |Bdn ld omEonnal @28 Ilu_ Dmmmamanm
uﬁm_ fg popooQgmUOe (EgoggEg [§qg M o jegegn
mm mu T s gibbEpanbel =pp0ERbbEnd e moUEpoobpos 4
, @ < & 9 dgooipgly =BERqEARESe L B ooggbogoes
MHU‘ R D_um o gf |don 0Bl onE0boo V L - 00 O B - % DD‘_
um A O p D Ugg0 | |8° rog ([gogg 2 E DDD Dm
T M\\w S pbeopeEpoo gfpanadbobl [y 9
5 AV.n = 2 ngoppppEee =A90G00e] 7 dugdsgnagEE o
o= = 5 nm_uumm_ g0 @ 080080 é sl Bl bim
o= o . Bg g ©| BEEOEAERE & oE [ OE g (g [ (8%
— el :mumammaa DDDDQGBDD D oodeoflpbeppepn B
| g = ‘ndgadedgpd DeE@OQOoac k&\\ﬂﬁgamm oogogpoggogegeas o
O = | § =Eps)| po|lo obhpoe@O ololmbe _u_u O
| = |=s00g 0g ool O jOg o gy [OEm = B
1 =7, aid gadel Boo A/ /\ kgu%agg%@ Bagaggaaauma:ﬂ% C
D ﬁﬂ_wuum ogppoooe vo&z QBEDGDDEBE higopdandoaobp ¢
uuﬂ ‘Dwmﬂ_, _un:un___uu o _mmammu plelolsl Plgl elelsla E
amﬁ. ﬂmuu BpEERD DEnEpEpoEE | @@ E
il e alln. Addaduypied sadetudonns | §9
o= » ppnpegme aghEbhoohy| myoonGoAlRqUARE !
umum‘ﬂm @ k EDG EH_ ED _umﬁ_mm_@ _u_mmnnn_ L)) %DDMD I
e 5 =o7l ,,Daou ujnv B P B] Opo b o
B ﬂ sy mgagam%ga% D:uDGDDE_ gouadados o o

N\

Study area

O&DEFDGDDD GDE@D GDDDD gig 988

DD,m_ slboDboe

& 0oag mggammmmmgm ﬁ,ﬂ%ﬂﬂﬂmﬁ@
Av , Dmu%amn___w m n_,_n_,mﬁ_,m_m,_u" = 2 n__u_“,_ L

| BE A po@ood | § o
DDDDDDDDDDDD gooo

| el e cnf o T P mbiie0oms

g plopB|om

-U (=] ooo

==

5 FOREREYAI %wﬁﬁﬂ@m I CREEERIE
ALLE

@)
AN c
g5
e
O 2 n 0 =2
" — © 20 o <
— - c S © 8
- 3 = T =
tS S.Itd
(7)) cHh 20 &2 ¢
H .. eln bSd O
> O =2 —= 0 o =
d o ‘g5 P (4v} ~— >
n 2 )
o o O ®
— 2 00 o0& L o=
C O..m.l..mu O @
-— m o 0 > =
C o 25 2% 3 TL
c T O ©
c SEg S € 30
= gl
@ dmo Qg 2 2o
Qs -°="°7""
C Y ° . .

=Eiylvl=lFla =R
| el ml w1 111

.D , ,D
D g g5

o
() o s

gl sgparEcEpege
n® o DDD nODo

g E EYg s rE

| Dj-_.il_j? _I:J?_i_

©
e
c
_ o
s _E%
E® e o T
o235 Q
..m.e.mnsm
%..measw.
S8 . 220
Wmm%.&vmu
E>8 c 5382
S=c ol
S E o> =0T ®
a_uanmep
I_.._|0|enn
D0 g ® c
c O 0 S g @
=< 0 2=
D 3I0O0QO0
S AT N YO
yrerocoonoao

utiledesign.com

=
o
(2
-
Ll
[mm]
L
=
)
N




Study area

Council district 3

Conditions to study:

 Transition from intensive industrial
to residential and commercial
districts

* Meeting of different street grids

« Comparison between single-family
(R1) and two-family (R2)
residential districts

« Example of an E-W citywide artery
(McNichols / 6 Mile Road)

R1 — Single-family residential
R2 — Two-family residential
B4 — General business

M2 — Restricted industrial

M3 — General industrial
M4 — Intensive industrial
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R1 — Single-family residential
R2 — Two-family residential
R4 — Thoroughfare residential
B1 — Restricted business

B4 — General business

P1 — Open parking
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Study area

Council district 5

Conditions to study:

* Transition between industrial and
residential districts

« Transition between high- and low-
density residential districts

» Instances of special riverfront and
PD districts

R2 — Two-family residential

R5 — Medium-density residential

B4 — General business

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

PD — Planned development

PR — Parks and recreation

SD4 — Special development, riverfront
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Study area

Council district 6

Conditions to study:
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Meeting of intensive industrial and

residential districts

Meeting of different residential

districts and a commercial corridor

Major N-S artery that meets the

river (W Grand Blvd)
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R2 — Two-family residential
R3 — Low-density residential

R5 — Medium-density residential

B B4 - General business

B M4 - Intensive industrial
B PD - Planned development
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» Meeting of intensive industrial and
residential districts
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» Meeting of residential districts and

a commercial corridor
» Rail corridor condition
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R1 — Single-family residential
R2 — Two-family residential

R3 — Low-density residential

R5 — Medium-density residential
B3 - Shopping

B4 — General business

B6 — General services

M4 — Intensive industrial

PD — Planned development

P1 — Open parking
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Existing zoning

Commercial

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

B5 — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos

W1 — Waterfront industrial

utiledesign.com



Existing zoning

Industrial

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

BS — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos

W1 — Waterfront industrial
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Existing zoning

Residential

R1 — Single-family residential
R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential
R5 — Medium-density residential
R6 — High-density residential

_ EIGHT MILE ROAD
B E el

2 o e
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PD - Planned development
P1 — Open parking

PC — Public center

PCA — Public center adjacent

Ll "N
A &

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use

SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos
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Existing zoning ' EIGHT MILE ROAD
Single-family

R1 — Single-family residential
R2 — Two-family residential
R3 — Low-density residential

ZONEDETROIT utiledesign.com




Existing zoning

Multi-family

R1 — Single-family residential

R2 — Two-family residential

R3 — Low-density residential

R4 — Thoroughfare residential

R5 — Medium-density residential
R6 — High-density residential

B1 — Restricted business

B2 — Local business and residential
B3 — Shopping

B4 — General business

BS — Major business

B6 — General services

M1 — Limited industrial

M2 — Restricted industrial

M3 — General industrial

M4 — Intensive industrial

M5 — Special industrial

PD — Planned development

P1 — Open parking

PC — Public center

PCA — Public center adjacent

TM — Transitional industrial

PR — Parks and recreation

SD1 — Special dev., small-scale mixed-use
SD2 — Special dev., mixed-use
SD4 — Special, dev. riverfront mixed-use
SD5 - Special dev., casinos

W1 — Waterfront industrial
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