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with an existing zoning designation which may 
currently confl ict with the Master Plan, and may 
be rezoned in the future once the existing use 
terminates or conditions change.  In addition, 
conditions in these areas may change following 
amendments to the Zoning Ordinance.

In particular, the City’s M-1, Light Industrial 

district may require signifi cant revision, or 

full replacement, with a new or series of new 

zoning categories.  While titled “Light” industrial, 
this District permits a wide range of more 
conventional manufacturing uses that make the 
creation of a high-tech environment diffi  cult.  
The allowing of uses which require regular heavy 
truck traffi  c or which may create nuisances 
complicate the development of a light industrial 
environment primarily geared toward research 
and other more technologically advanced 21st 
Century industrial uses.  The District should 
continue to accommodate wholesale activities, 
warehouses, and should be specifi cally geared 

toward industrial operations dedicated to the 
business-to-business market whose external 
eff ects are restricted to the immediate area.  

Overlay or Special Districts

The City should consider the development of 

special zoning districts or overlay districts in 

areas like Rochester Road, the Transit Center, 

or Maple Road in order to create site-specifi c 

regulations for special areas of the City.  Big 
Beaver Road, for example, is the focus of a special 
development code being drafted in 2008.  This 
code will be designed to implement the specifi c 
policies of the Big Beaver Corridor Study.  The 
code will require development in the Big Beaver 
Corridor to incorporate characteristics of the 
Study and will off er incentives to developers to 
go beyond minimum requirements.  For instance, 
a height and area bonus may be granted for 
appropriate site design and the inclusion of 
green development standards.
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The City is using overlay districts to realize the potential of special areas in the City.
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Planned Unit Development:

Planned Unit Development (PUD) is a powerful 
tool in the City of Troy that will play an important 
role in the development of land within the City 
in accordance with this Master Plan.  As of the 
adoption of this Master Plan, the current Zoning 
Ordinance does not specifi cally permit mixed-
use development; however, this Master Plan 
encourages mixed use in many areas.  While 
in some instances the development of special 
district regulations, such as the Big Beaver 
Development Code, may eventually allow the 
City to permit mixed-use development by right, 
PUD will undoubtedly remain a critical tool in the 
development of mixed-use projects.

Given the extensive areas of the City in 

which mixed-use development is encouraged 

by the policies of Chapter 9, the PUD option 

will be used extensively in the coming years.  

Developments which include a mixture of 

land use opportunities, including residential, 

offi  ce, commercial land uses and parks or open 

space are important for fostering the high 

quality of life envisioned within this plan, and 

as noted above, PUD may be the only tool 

available to allow it to move forward.  A PUD 

also off ers the benefi ts of fl exible design and 

encourages innovative and creative planning.  

Consequently, PUD should be encouraged 

within any area of the City planned for mixed-

use development.

Conditional Rezoning

Conditional zoning is a technique permitted 
in Michigan which allows an applicant seeking 
a rezoning to voluntarily attach conditions to 
the request which would further restrict the 
property, should the rezoning be approved.  In 
other words, an applicant may wish to voluntarily 
submit a rezoning request to an intense 
commercial category, with an added condition 
that the property will not be used for a fast-
food establishment.  The technique can not be 

used to loosen regulations of the underlying 
zoning district.  The primary application for 
conditional zoning may be in cases where a 
specifi c intended use an applicant has in mind 
would require a rezoning to a much more intense 
category than necessary.  In order to protect 
the community from the other uses that could 
be permitted by the more intense category, the 
applicant can voluntarily propose conditions 
that would prohibit the use of the property for 
the more intense uses.  Conditional zoning must 
be introduced by the applicant; the City is not 
permitted to request conditions.

SPENDING

Capital Improvements

The City Council adopts a budget which 
includes an in-depth analysis of planned 
capital expenditures developed within 
individual departments.  This budget is 
carefully developed with input of the City’s 
department heads.  However, the City does not 
have a comprehensive, coordinated plan for 
major improvements and purchases, and this 
budgeting process is not done within the context 
of planning.  

A Capital Improvement Plan (CIP) is a 

blueprint for planning a community’s capital 

expenditures, typically over a fi ve (5) year 

timeframe.  This Capital Improvement Plan 
would be a long range plan, designed to be 
evaluated yearly.  It coordinates planning, 
fi nancial capacity and physical development.  
The Capital Improvement Plan would be used 
as a management tool for the City budget 
and planning processes.  The Plan would 
help to achieve maximum use of taxpayers’ 
dollars, encourage more effi  cient government 
administration, aid in grant processes and help 
maintain sound fi nances.
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A wide range of public facilities and equipment 
should be considered in capital improvement 
planning.  Capital improvement planning 

deals with the purchase or construction of, 

major repair, reconstruction or replacement of 

capital items, such as  buildings, utility systems, 

roadways, bridges, parks and heavy equipment 

which are of high cost and have a longer useful 

life.  A Capital Improvement Plan has a number 
of advantages including;

Facilitates coordination between capital • 
needs and operational budgets.

Allows for better scheduling of public • 
improvements and coordination of 
construction.

Enhances the community’s credit rating, • 
control of its tax rate, and avoids sudden 
changes in its debt service requirements.

Typically, there are two (2) parts to a Capital 
Improvement Plan.  First, the capital budget, 
which is the year’s spending plan for capital 
items.  Second is the capital plan, which is the 
strategic plan for the fi ve (5) year span of capital 
improvements.

A critical part of the Capital Improvement Plan 
process is the relationship to the Master Plan.  
The Master Plan was developed with broad 
citizen input and participation throughout 
the plan process.  The Master Plan encourages 
sound planning principles both with private 
development and with the services that the City 
provides to residents.    The Plan recognizes that 
public facilities and services directly impact the 
quality of life, and that quality of life must be a 
prime focus of the City in order to compete for 
a 21st Century workforce.  Therefore, capital 

improvements should be carefully planned 

and developed in a manner which minimizes 

adverse eff ects on the City’s environment, 

population and economy.  

A proven process for preparing a fi ve (5) year 
Capital Improvement Plan involves a series of 
steps relying upon the participation of individual 
City Department Directors.  The process would 
be as follows:

Initial Meetings.  The Department Directors 1. 
would meet as a group and would be asked 
to identify anticipated capital improvements.  
Directors would be asked to provide priority 
rankings, without identifying a specifi c year 
for implementation.  The results of these 
meetings would then be compiled. After 
which possible opportunities for cooperation, 
as well as potential confl icts, would be 
identifi ed.

Plan Formulation.  Following the input of the 2. 
Department Directors, the plan would be 
drafted.  The draft plan is then presented to 
the City Council.

City Council Input.  In a study session, the 
City Council would provide feedback to the 
Department Directors.  The City Council should 
off er policy guidance and input on the priority 
projects listed in the plan.

A CIP will allow the City to plan for local 
improvements which specifi cally support the 
high quality of life, transit-oriented features, and 
mixed-use, walkable character for which this 
Master Plan advocates. 

Corridor Improvement Authorities:

A new tool is available to Troy targeting aging 
commercial corridors.  This is a new community 
development tool signed into law in 2005.  This 
tool is available throughout Michigan and is 
described here for informational purposes only.  
Any consideration of establishing a Corridor 
Improvement Authority would be done at the 
City Council level.  The Act allows communities 

to create “Corridor Improvement Authorities” 

(CIA) which function in a manner similar to a 
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Downtown Development Authority (DDA), but 

with special powers, conditions, and criteria 

unique to commercial corridors.  One of the 
chief features of a CIA is the ability to fund 
improvements through the use of tax increment 
fi nancing.  A CIA must have an adopted 
development plan to establish how it intends to 
utilize its funds.

The Act is intended to combat the 
deterioration of existing business districts and 
promote economic development eff orts within 
these districts.  Unlike DDAs, communities are 
permitted to create as many CIA districts as they 
wish, provided no single parcel is located within 
more than one CIA district.  

Like a DDA, a CIA is granted specifi c powers 

and duties to empower it to accomplish its 

mission.  Specifi c objectives may include:

Construction and improvement of public • 
facilities and infrastructure

The acquisition, owning, conveyance, • 
disposal of or leasing all or part of land, real 
or personal property, or interests in property.

Accepting of grants and donations of • 
property, labor or other things of value 
needed to implement projects identifi ed in 
CIA planning documents. 

In order to create a Corridor Improvement 
Authority, the City is required to pass a resolution 
of intent to establish such an authority for a 
specifi c area.  As noted above, the establishment 
of a CIA and the use of TIF to fund its progress 
require a development plan.  The plan sets forth 
the objectives for the improvement of the CIA 
District, provides a schedule of implementation, 
anticipated revenues, procedures for the 
spending of revenues and disbursement of 
excess revenues.

The boundaries of a CIA district are referred 
to in the Act as the “development area.”  The 
Act provides criteria to determine what may 
constitute a development area; and states that 
the proposed area must comply with all of the 
following:

The development area must be situated • 
adjacent to an arterial or collector road, 
as defi ned by the Federal Highway 
Administration manual “Highway Functional 
Classifi cation- Concepts, Criteria, & 
Procedures.”

The development area must contain no • 
less than 10 contiguous parcels or at least 5 
contiguous acres.

No less than 50 percent of the existing • 
ground fl oor area must be commercial within 
the proposed development area.

Residential, commercial or industrial uses • 
have been permitted and/or conducted 
within the development area for the past 30 
years.

The development area must currently be • 
served by municipal water and sewer.

The development area must be zoned to • 
allow mixed use development, including 
high-density residential.

The City must agree to expedite the • 
permitting and inspection process, and 
to modify the Master Plan to provide for 
walkable, non-motorized interconnections, 
such as sidewalks and streetscapes, within 
the development area.
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Downtown Development Authority

The Troy Downtown Development Authority 
(DDA) is an existing committee appointed 
by the Mayor and City Council, charged with 
the planning for the DDA area. The DDA may 
acquire land, build or renovate buildings, and 
buy, create, or renovate public facilities within 
the DDA boundary. The Boundary of the Troy 
DDA surrounds the most intense parts of the 
Big Beaver Corridor.  The DDA is able to use tax 
increment fi nancing to build a fi nancial structure 
to proactively improve parts of the DDA area.  

Brownfi eld Redevelopment Authority

As described in Chapter 7, the City of Troy 
Brownfi eld Redevelopment Authority can 
off er fi nancial incentives for cleanup and 
redevelopment in the form of Tax Increment 
Financing (TIF) reimbursements and the Single 
Business Tax Credit.  

Using these resources, the work of the 
Brownfi eld Redevelopment Authority has 
resulted in redevelopment of sites throughout 
the community that could otherwise have 
remained vacant or underutilized.  

FURTHER PLANNING AND STUDY

Site and Architectural Pattern Books

The City of Troy Master Plan envisions 
a community of unique neighborhoods, 
corridors, and public places.  The mixture of 
uses, accessibility, architecture and site design 
all contribute to the fi nal product.  Techniques 
adopted within the Zoning Ordinance will 
allow the City of Troy to drive development 
that includes an appropriate mix of land uses, 
while meeting established minimums for area, 
bulk, height, and site layout.  However, the less 

quantifi able elements of development, such 

as aesthetic quality, material choices, and 

architectural elements are harder to regulate.  

In most cases, the City should not specify a 

homogeneous style, but should provide a 

framework within which site designers and 

architects can work so that their project, 

while an expression of the owners vision, is 

complementary to the character of the setting 

in which it is placed.

Given that many of the mixed-use 
developments that are and will occur within 
Troy will be developed under the City’s Planned 
Unit Development option, the City will have a 
certain degree of latitude with regard to site 
and architectural design.  Consequently, the 

City should consider developing a pattern 

book which may also be known as a site and 

architectural design guide, to inform the 

planning process, and to empower designers 

to create projects that are most appropriate 

in the setting within which they are working.  

Ultimately, the pattern book, or a series of 
pattern books for diff erent areas, will drive 
development that is consistent with the intended 
character of areas throughout the City while 
allowing for variety from project to project.

The pattern book is essentially a master 

plan for aesthetics.  In other words, it 
establishes a series of philosophies about site 
and architectural design.  The pattern book is 
intended to provide a foundation upon which 
City staff , the Planning Commission, and City 
Council can evaluate design choices in the 
context of the intended character of an area, 
especially in cases where PUD regulations are 
being used.

Pattern books are best applied in small areas, 

to incubate the look or character of a special 

neighborhood, corridor, or district.  In many 
cases, communities would benefi t from having 
several pattern books throughout the City, each 
designed after a public participation process 
in the area for which it is being developed.  A 
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combination of local analysis, public input, and 
professional expertise is necessary to draft such 
a document.  Ultimately, the draft will be fi ltered 
through the lens of this Master Plan, and fi nally, it 
would be adopted by the Planning Commission 
as a policy.  The pattern book is then provided to 
prospective applicants and local decision makers 
to help these two parties come together more 
quickly on development projects.

While an applicant may not be expected to 
fulfi ll all the standards within a pattern book, 
they will often fi nd comfort in that the pattern 
book is a document created by the Planning 
Commission in order to better communicate 
the design ideas they most value.  The Planning 

Commission and City Council, when considering 
a site plan, special land use, or PUD, will have the 
added benefi t of the pattern book’s guidance to 
discuss potential site design characteristics with 
an applicant.

Areas in the City where the creation of a 
pattern book may be most appropriate include, 
but are not limited to, Rochester Road, the area 
surrounding Oakland Mall, and the Transit Center 
area.

Green Building Manual

The City should consider the development 

of a Green Development Manual.  This 
Manual would be applicable throughout the 
City and would describe the most desirable 
green practices the City seeks in development 
and redevelopment projects.  The Manual 
would serve in a capacity similar to a site and 
architectural pattern book, which sets standards 
upon which designers could base their work.  
The Manual could include a wide variety of 
techniques, many of which may help a project 
achieve LEED Certifi cation, although the 
obtaining of LEED Certifi cation itself should not 
be a specifi c focus of the Manual.  Instead, the 
Manual would introduce a wide variety of green 
techniques, explain where they would be most 
appropriate, describe the potential pros ad cons, 
costs and impacts, and provide alternatives.  

Incorporation of elements introduced in the 

Manual would be used as additional incentives 

during the approval process for PUDs, site 

plans, or other projects within the City.  The 
manual would be heavily illustrated, regularly 
updated, and widely distributed.  In the spirit 
of regional leadership, such a document could 
be shared throughout the Southeast Michigan 
area to help other communities create their own 
green development manuals or standards.

PTER 10: IMPLEMENTATION

Small areas with unique characteristics, such as the historic area, 
may benefit from a pattern book to address special design needs.
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The manual would provide specifi c direction 

for designers and could also prioritize those 

green features that would make the largest 

impact in a given area of the community.  For 
instance, the green manual could call for specifi c 
storm water management techniques along 
Rochester Road.  More than a simple manual for 
green techniques, it could serve as a policy guide 
as well.

Development Standards

The City of Troy employs Development 
Standards to regulate the physical specifi cations 
for engineering elements throughout the 
City.  One of the many areas covered by the 
Development Standards is the design of 
detention and retention basins.  Many LID 
techniques can be applied to these necessary 
features to make them more eff ective, to 
encourage infi ltration, to reduce maintenance, 
and to help them become more aesthetically 
pleasing.  The City should consider revising the 
existing Development Standards, especially with 
regard to stormwater management, to ensure 
that LID strategies are employed whenever 
possible.

Subarea Plans

Special zoning districts and overlay districts 
are powerful regulatory tools, and pattern 
books are benefi cial advisory tools that allow 
the City to tailor development in specifi c areas 
of the community.  In order to develop these 

tools, however, the City must fi rst engage in 

a planning process to build a foundation for 

these regulations or standards.  The creation 
of target areas, or subarea plans, is an advisable 
step designed to build consensus and inform 
the City’s administration.  Such studies can help 
the City Council make spending decisions, help 
the Planning Commission make development 
decisions, and assist potential developers 
in selecting the best sites for their intended 
projects.

The unique characteristics of certain areas 

within Troy warrant additional study that goes 

beyond the scope of this Master Plan.  The level 
of detail necessary to more fully understand the 
physical characteristics of certain neighborhoods 
would require a degree of analysis that must 
be included in a stand-alone document.  These 
stand-alone documents can be incorporated by 
reference into this Master Plan.  The Big Beaver 
Corridor Study, for instance, is incorporated as 
an adopted part of this Master Plan, although 
it was developed separately.  The creation of 
a Big Beaver Development Code relies on the 
special planning process and collected data 
and recommendations made in the Big Beaver 
Corridor Study.

While pattern books may be suffi  cient to 
assist in the development review process where 
PUDs and isolated projects are proposed in 
certain areas, very special areas that have little 
or no similarity with the rest of Troy may require 
their own special zoning provisions.  The area 
surrounding the Transit Center, Rochester Road, 
or Oakland Mall should fi rst be analyzed in a 
separate subarea study.  Additional study will 
reveal the best course of action in such locations, 
be it a special district, an overlay district, pattern 
books, or other methods best suited to realize 
the intended character of the area being studied.

UPDATES & PLAN MAINTENANCE

The planning process, in order to be eff ective, 
must be continuous.  The Master Plan must have 
a character that encourages its regular use in 
the planning process, as it represents the City’s 
policies for the future. If the Plan is to perform its 
proper function in a continuous planning process 
and serve as the offi  cial reference for discussions 
and decisions on many diff erent matters, it must 
be kept up-to-date. This program for revision of 
the Master Plan is therefore necessary.
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In addition to keeping the Master Plan up 
to date, a regular monitoring program has 
several other benefi ts. First, such a program 
broadens the area of community agreement on 
development policies over time. The process 
invites open reconsideration of alternatives to 
major decisions and encourages exploration of 
new issues and secondary questions.

Review of the Plan at regular intervals 

will broaden and deepen the Planning 

Commission’s and City Council’s knowledge of 

the Plan, and help to identify its shortcomings. 

Along with the Plan’s use in day-to-day decision 
making, a regular review process will assure that 
the Plan will be a living document.  The Plan’s 
policies, while fi rm and defi nite, must not be 
frozen in time. 

Regular review will avoid delays that might 
otherwise be caused by calls for more study 
on certain issues before the Plan updates are 
adopted. A regular review program assures that 
issues requiring further examination will be 
studied at proper levels of detail at appropriate 
times and that policy changes resulting from 
such studies can be made swiftly. 

The Master Plan maintenance program will 
have two objectives: 

Determine the extent to which the City is 1. 
actually implementing the policies of the 
Master Plan. 

Determine whether the Plan’s policies are 2. 
still desirable and appropriate in light of 
changing circumstances.

The program will consist of an annual review 
by the Planning Commission; the results of which 
will be transmitted to the City Council in a report. 
Such review might result in a recommendation 
to change a portion of the Plan.  A more 
comprehensive review of the Master Plan should 

be made at intervals no longer than fi ve years 
to comply with State of Michigan enabling 
legislation.  This practice will also enable the 
Planning Commission and City Council to see the 
implications of accumulated annual revisions in 
perspective and to make proper adjustments. 
Annual reviews may indicate the need for a 
major review in less than fi ve years.

The actual components of an annual review 
will be determined by the Planning Commission 
at the start of the review. The following should be 
among the elements studied by the Commission; 
others might be added as circumstances suggest.

Development proposals approved or denied: • 
rezoning petitions, site plans, PUDs, etc.

Land use regulations: Zoning Ordinance • 
amendments made in the past year or 
expected to be needed in the future.

Building permits issued, by land use category; • 
estimate of number of dwelling units, by 
type, added to the housing stock; estimates 
of current population of the planning area.

Sanitary sewer and water capacities and • 
planned improvements.

State equalized valuation, by assessor’s • 
categories.

Traffi  c counts in relation to road capacities.• 

Programmed road improvements.• 

Changes in public transportation service, past • 
year and proposed in the future, that aff ect 
the planning area.

Major zoning and land use changes in the • 
past year and likely in the coming year.
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PROMOTION OF THE PLAN

Citizen involvement and support will be 
necessary as the Plan is implemented.  Local 
offi  cials should constantly strive to develop 
procedures which make citizens more aware of 
the planning process and the day to day decision 
making which aff ects implementation of the 
Plan. A continuous program of discussion, 

education, and participation will be extremely 

important as the City moves toward realization 

of the philosophies contained within the 

Master Plan.  

The City may wish to consider developing 

a marketing strategy for the Master Plan 

involving promotion of the Plan’s adoption, 

distribution of the document digitally over 

the City’s website or a dedicated website 

designed exclusively for the Plan, and a series 

of workshops.  The City may also consider 

development of an executive summary poster, 

pamphlet, or brochure with widespread 

distribution throughout the City.  A single point 

person should be trained and available at the 

City to give a consistent, accessible voice to the 

Master Plan.

A comprehensive marketing program for 
the Master Plan will help the City more fully 
incorporate the policies and philosphies of the 
Plan in everyday decision making throughout 
City departments and at the Council level.  
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Implementation Summary

Regulation
Initiate a comprehensive Zoning Ordinance revision.• 

Consider creation of new zoning classifi cations or major revisions to existing categories.• 

Create special districts or overlay districts for target areas.• 

Use Planned Unit Development in areas prescribed for mixed-use development, especially where • 
underlying zoning complicates execution of projects in keeping with this Master Plan.

Utilize conditional rezoning to allow for the creation of special zoning considerations for unique • 
sites and in instances where special attention to potential negative impacts must be observed.

Spending

Develop a separate Capital Improvements Planning process, independent of the City’s budget • 
process, to ensure that planned improvements are in keeping with the philosophies and policies 
of the Master Plan.

Consider the use of Corridor Improvement Authorities along Rochester Road and Maple Road in • 
order to capture tax increment fi nancing to accomplish policies set forth in the Master Plan.

Coordinate with the Downtown Development Authority and Brownfi eld Redevelopment • 
Authority to ensure that these important entities are supporting projects most in keeping with 
the philosophies and policies of the Master Plan.

Further Planning and Study

Develop site and architectural pattern books for areas throughout the City where special • 
characteristics diff erentiate the area from the rest of the community, especially in areas where 
PUD will be used to accomplish the goals of the Master Plan.

Create a green development manual for the City to encourage and consider environmentally • 
sustainable development.

Revise the City’s Development Standards to mandate the use of innovative stormwater • 
management techniques throughout the City.

Develop subarea plans for special areas, such as the Rochester Road Corridor, where unique • 
characteristics of the area require in-depth study to determine the specifi c courses of action the 
City should take to achieve the larger goals of the Master Plan.

Updates and Maintenance

Adopt a regular monitoring program for the Master Plan involving annual Planning Commission • 
review and a comprehensive review every fi ve years or less.

Promotion of the Plan

Continuously promote the Master Plan in regular business of the Planning Commission and City • 
Council, and within the departments of the City.

Develop a marketing strategy involving the internet, promotional materials, and public • 
workshops to promote and educate users about the Master Plan.
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Index of Key Concepts

This Master Plan includes a great deal 
of material on a wide variety of topics.  
However, it focuses on a series of 

important concepts that were supported by 
Troy Vision 2020, the SGRAT workshop, the 
Community Survey, and the feedback of the 
Planning Commission and City Staff .  This Index 
is intended to help the reader fi nd references to 
these main ideas more quickly.   

Each Key Concept or topic area below is 
followed by a series of pages on which references 
to it can be found:

Aging population: 77, 79, 80, 81

Art: 22, 26, 101, 102, 106, 113, 117, 121

Brownfi elds: 40, 49, 66, 126

Civic Entrepreneurs: 3, 7, 8, 141

Downtown Development Authority: 38, 
124, 126

Education and Learning: 17, 18, 19, 23, 24, 
27, 28, 38, 39, 88

Energy and Energy Planning: 14, 29, 31, 35, 
36, 59, 60, 63, 67, 68, 69, 70, 71, 72

Knowledge Economy: 9, 14, 17, 23, 24, 29, 
31, 32, 34, 49, 50, 80, 81, 82, 83, 109, 111

Leadership in Energy and Environmental 
Design (LEED): 68, 69, 70, 71, 88, 111, 127

Low Impact Development (LID): 5, 15, 58, 
59, 61, 65, 67, 75, 103

Mixed-use: 5, 20, 21, 22, 24, 26, 27, 31, 32, 
33, 37, 38, 40, 48, 49, 52, 67, 71, 85, 87, 93, 
99, 01, 103, 104, 105, 107, 109, 115, 117, 123, 
124, 126

Non-motorized transportation, pathways 
and trailways: 4, 22, 23, 27, 41, 46, 47, 52, 
53, 67, 88, 95, 125

Sustainability and Sustainable 
Development: 13, 14, 15, 29, 30, 31, 34, 40, 
55, 58, 61, 63, 67, 68, 70, 75, 83, 88, 106

Transit: 12, 13, 15, 39, 40, 44, 47, 48, 49, 51, 
53, 52, 54, 67, 70, 72, 75, 86, 105, 106, 107, 
108, 110, 112, 115, 116, 117, 122, 124 

Villaging: 20, 27, 47, 48, 52, 57, 65, 87, 88, 
93, 96, 108, 115
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Land Use Category Acres SQ 
Mile 

% of Total
 Land Use

Residential Low Density 10122.1 15.8 47.0

Rights of Way / Private Road-
way

3708.1 5.8 17.2

Industrial 1631.8 2.5 7.6

Public / Quasi Public 1463.8 2.3 6.8

Recreation / Open Space /
Water

1291.4 2.0 6.0

Offi  ce High Intensity 513.6 0.8 2.4

Residential High Density 499.0 0.8 2.3

Offi  ce General 460.1 0.7 2.1

Research & Technology 382.4 0.6 1.8

Commercial Local 386.5 0.6 1.8

Residential Medium Density 267.0 0.4 1.2

Utility 205.8 0.3 1.0

Commercial Center 184.8 0.3 0.9

Commercial Regional 175.7 0.3 0.8

PUD 113.7 0.2 0.5

Auto Dealership 100.6 0.2 0.5

Table A.1: Existing Land Use Inventory By Percentage

Appendix 1.1

Current Land Use Conditions

An existing land use inventory is a critical 
planning tool.  In the development of 

long range planning goals, the City 

must possess a clear understanding of the 

current conditions in the community. 

Consequently, this Appendix includes a 
complete Existing Land Use Inventory. The 
Inventory was prepared using the City’s 
Geographic Information System (GIS) using data 
provided by the City’s Assessing Department, 
and was current as of March, 2007.  

Note that vacant buildings and property are 
not specifi cally designated in this inventory.  For 
example, a vacant lot in a residential is shown to 
be a residential lot.  Notable vacant buildings and 
sites in Troy include the following:

There is a vacant 24 acre parcel at the • 
northwest corner of Crooks and Long Lake 
Road, in section 8.

The offi  ce building on the 40-acre Kmart • 
site at the northwest corner of Coolidge and 
Big Beaver is vacant and is scheduled for 
demolition.  On October 15, 2007, conceptual 
development plan approval was granted 
for The Pavilions of Troy PUD, a mixed use 
development.

Approximately 15 percent of all industrial • 
buildings in Troy are vacant. 

Residential Uses

The pattern of existing land use in Troy is 
heavily infl uenced by the rapid post-World 
War II investment in new development.  The 

most intense period of residential growth 

occurred between 1960 and 1980, a period 

characterized nationwide by a trend of 

suburbanization.  Approximately 51 percent 

of Troy’s existing residential properties 

were developed during these two decades.  

Residential growth continued at a slower pace 
throughout the 1980’s and 1990’s, then slowing 
signifi cantly during the new millennium as the 
City approached build-out.

Residential land uses in the City have been 
classifi ed under the following categories within 
the Existing Land Use Inventory:
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Year Number of 
Properties

% of Total Total Sq. Ft. % Sq Ft

Prior to 
1910

66 0.26 166,357 0.31 

1910 - 1919 53 0.20 77,678 0.14 

1920 - 1929 281 1.09 391,747 0.73 

1930 - 1939 249 0.96 325,294 0.60 

1940 - 1949 642 2.48 905,893 1.68 

1950 - 1959 2,344 9.06 3,643,936 6.77 

1960 - 1969 3,716 14.37 6,840,259 12.72 

1970 - 1979 9,542 36.90 18,454,895 34.31 

1980 - 1989 3,263 12.62 8,066,919 15.00 

1990 - 1999 3,849 14.88 10,247,788 19.05 

2000 - 2007 1,854 7.17 4,667,904 8.68 

Totals 25,859 100.00 53,788,670 100.00 

Table A.2: Residential Properties Built By Year

Year Number of 
Properties

% of 
Total

Total Sq. Ft. % Sq Ft

Prior to 
1910

5 0.31 138,112 0.25 

1910 - 1919 3 0.19 9,362 0.02 

1920 - 1929 2 0.12 13,022 0.02 

1930 - 1939 3 0.19 3,417 0.01 

1940 - 1949 14 0.87 62,314 0.11 

1950 - 1959 63 3.91 955,189 1.76 

1960 - 1969 344 21.33 10,306,018 18.99 

1970 - 1979 534 33.11 16,683,112 30.74 

1980 - 1989 389 24.12 16,518,995 30.43 

1990 - 1999 147 9.11 5,688,012 10.48 

2000 - 2007 109 6.76 3,901,245 7.19 

Table A.3: Commercial and Offi  ce Properties Built By Year

Low Density Residential

This category includes areas containing 
detached single-family dwelling units and 
accessory structures in subdivisions or site 
condominiums (0 to 5 units per acre).  This is 
the most predominant land use in the City, 
comprising almost one-half of the area of 
the City.  Lot sizes are generally largest in the 
northwest corner of the City and get smaller 
as you move in a southeasterly direction.

Medium Density Residential 

This category includes areas containing 
attached dwelling units and accessory 
structures (6 to 10 units per acre). These 
consist of a variety of housing forms, 
including duplexes, townhouses, apartments 
and assisted living facilities.  These uses are 
generally located on major thoroughfares 
and have historically been thought of as 
transitional uses between the road and low 
density residential neighborhoods.

High Density Residential

This category includes areas containing 
multiple attached dwelling units and 

accessory structures (11 or more units per acre).  
These consist of a variety of housing forms, 
ranging from three-story buildings to high-rise 
apartments.  These uses are generally located in 
the southern third of the City. 

Manufactured Housing Community

This category includes manufactured housing 
community and accessory structures, buildings 
and open spaces.  The only manufactured 
housing community in Troy is the 285-unit Troy 
Mobile Home Villas, located east of Stephenson 
Highway in Section 26.

Commercial and Offi  ce Uses

The rate of commercial and industrial growth 

accelerated in the 1960’s and peaked during 

the 1970’s.  Approximately 57 percent of 

Troy’s commercial and industrial properties, 

about 33,000,000 square feet of space, were 

constructed during this time.  Approximately 
5.2 million square feet of offi  ce was developed 
during the 1970’s and 9.7 million square feet 
of offi  ce was developed during the 1980’s, as 
Big Beaver evolved into the preeminent offi  ce 
market in Metropolitan Detroit.
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General Offi  ce

This category includes smaller offi  ce buildings 
that are one, two, or three stories in height.  
General offi  ce uses are mostly located along 
major thoroughfares in Troy, with some areas 
along Big Beaver Road, Maple Road, and Kirts 
Boulevard.  

High Intensity Offi  ce 

This category includes larger offi  ce buildings 
that are four or more stories in height.  High 
intensity offi  ce uses are generally located along 
Big Beaver Road and Stephenson Highway and in 
the Northfi eld Hills Corporate Center area.  Some 
high intensity offi  ce buildings include attached 
accessory uses such as restaurants or commercial 
retail.

Local Commercial

This category includes commercial uses 
designed to meet the daily convenience, 
shopping and service needs of persons 
residing in adjacent residential neighborhoods.  
These uses are generally located along major 
thoroughfares.

Center Commercial

This category includes commercial uses 
designed to meet the needs of a larger consumer 
population than is served by Local Commercial 
uses.  Commercial centers are comprised 
of a large commercial anchor with smaller 
supporting commercial businesses.  These uses 
are generally located at the intersection of major 
thoroughfares.

Regional Commercial

This category includes commercial uses 
designed to meet regional shopping needs, 
characterized by the presence of large-scale 
comparison shopping establishments.  There 
are two regional commercial areas in the City, 

Troy Somerset Collection on the north and south 
sides of Big Beaver in sections 20 and 29 and 
Oakland Mall on the north side of 14 Mile in 
section 35.

Automobile Dealership

This category includes the automobile 
dealerships located within the planned 
automobile dealership center located north 
of Maple Road in section 29.  There is also an 
isolated automobile dealership located on John 
R, north of 14 Mile in section 35.

Planned Unit Developments

This category includes uses that are designed 
and approved through the Planned Unit 
Development (PUD) approval process.  These 
locations encompass a variety of diff erent 
land use types, and are often home to a mix of 
land uses on the same site, and may include 
residential as well as commercial or offi  ce 
development.

Industrial Uses

The City of Troy has a signifi cant industrial area 
south of Big Beaver Road.  While experiencing 
a high rate of vacancy in recent years, between 
15 and 18 percent1, the availability of prime 
industrial or former industrial sites in the City 
provides a unique opportunity to encourage and 
implement many of the techniques described 
throughout this plan to attract knowledge 
economy businesses.  The following use 
categories have been assigned to the industrial 
areas of the City:

Research and Technology 

This category includes industrial-research and 
offi  ce-research uses.  These uses are generally 
located in the Northfi eld Hills Corporate Center 
area in sections 8 and 9, south of Big Beaver in 

1. City of Troy Assessing Department, July 2007
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section 26 and in the Stephenson Highway 
area in section 35. 

Industrial

This category includes uses where materials 
are processed, fabricated, assembled, 
manufactured or where equipment, materials 
or wastes are stored indoors or outside.  

Industrial areas are generally located within 
industrial parks in the southern third of the 
City. Two industrial parcels are exceptions 
to this rule, Versa Tube in section 15 on 
Rochester Road and KAMAX-G.B. Dupont, L.P. 
at the northeast corner of Long Lake and I-75.

Public Uses

Public/Quasi-Public

This category includes publicly owned 
facilities such as public schools, parks, 
government buildings, and cemeteries 
and quasi-public uses such as public land, 
churches, clubs, and schools.

The Troy School District operates twelve • 
elementary, four middle, and three high 
schools within the City.  These schools 
occupy about 390 acres of land.  In 
addition to the schools, the Troy School 
District has other properties in the City, 
including Niles Continuing Education 
Building, the Administration Building, bus 
garage, and several vacant properties.  
The Troy School District encompasses 
most of the City, but small segments 
along its perimeter are served by six other 
school districts.  Three of these school 
districts, Birmingham School District, 
Avondale School District, and Warren 
Consolidated Schools, have elementary 
schools in Troy.  In many cases throughout 
Troy, local schools are located at or near 

the center of the individual sections of the 
City, providing an excellent framework for the 
social neighborhoods of the City, which are 
explored in more detail in the future land use 
discussion in this Plan.

There are 56 churches distributed throughout • 
Troy, occupying approximately 415 acres in 
area.

Troy has four publicly-owned cemeteries.  In • 
addition, White Chapel Cemetery is a 205-
acre private cemetery located west of I-75 in 
section 16.

Government buildings located in Troy include • 
Troy City Hall and Troy Police Department 
(500 W. Big Beaver), Troy Department of 
Public Works (4693 Rochester Road) and 52-4 
District Court (520 W. Big Beaver).

There are six fi re stations spread throughout • 
the City.  The Fire/Police Training Center 
is located at 4850 John R in section 11.  
Administrative Offi  ces are located in City Hall, 
500 W. Big Beaver.

Recreation / Open Space / Water

This category includes public and private parks, 
preserved or dedicated open space and open 
water features.

The Troy Parks and Recreation Department 
manages more than 850 acres of parkland 
including 14 existing parks, two golf courses, 
a nature center, community center and family 
aquatic center. Parks are generally located near 
residential neighborhoods.  There are presently 
12 undeveloped City-owned parcels that are 
under consideration for development as parks.

The most signifi cant water feature in Troy is 
the Rouge River, which fl ows southerly through 
the northwestern portion of the City.  Several 
creeks and drains provide drainage to other 
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areas within Troy.  There are some small lakes 
and ponds scattered throughout the City.  A 
concentration of seven lakes in section 2 is 
surrounded by single-family development.

Utility / Retention Basin / Airport

This category includes public utilities such 
as the Detroit Sewer & Water facility in section 
1, all retention basins and the Oakland/Troy 
Airport in section 32.

Rights of Way / Private Roadway

This category includes public rights of ways 
and private roads.



CITY OF TROY MASTER PLAN

141APPENDIX

Appendix 1.2

Smart Growth Readiness 

Assessment

Excerpt from the Introduction

“To engage the civic entrepreneurs of Troy, on 
June 21, 2007, the City conducted a Master Plan 
workshop which involved a selected participant 
list of over 150 invitees.  Those invited to 
participate on the workshop process represented 
a wide cross section of Troy’s population, 
and included business owners, City offi  cials, 
volunteers, and many other participant groups.

In this workshop, the participants were 
engaged to employ the “Smart Growth Readiness 
Assessment Tool,” (SGRAT) a new program 
designed by the Michigan Land Policy Institute 
at Michigan State University. The tool is designed 
to help communities learn how to incorporate 
“Smart Growth” principals into their land use 
management practices.  “Smart Growth” is a term 
conceived in 1996, when the Environmental 
Protection Agency lead a group of organizations 
to form the Smart Growth Network.  The Smart 
Growth Network is a group dedicated to creating 
new land development practices which “...boost 
the economy, protect the environment, and 
enhance community vitality,” as stated by the 
Smart Growth Network.

A comprehensive document including the 

results of the June 21, 2007 workshop and 

an analysis of the fi ndings uncovered by the 

SGRAT can be found in an appendix to this 

Plan.  The Tool is intended to assess how well a 
community is prepared to develop according to 
the Ten Tenets, to allow communities to measure 
progress over time, and to supply resources for 

communities interested in growing smart.  The 
SGRAT is the most comprehensive such tool in 
the nation.”

The following Appendix section is the 
Summary report identifi ed in the Introduction.
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Introduction 
On June 21, 2007, the City of Troy conducted a Master Plan workshop which involved a 
selected participant list of over 150 invitees.  Those invited to participate in the 
workshop process represented a wide cross section of Troy’s population, and included 
business owners, City officials, volunteers, and many other participant groups. 

This workshop was designed to help the City Planning Commission work with a focused 
group of individuals to complete a program designed by the Michigan Land Policy 
Institute at Michigan State University called the “Smart Growth Readiness Assessment,” 
or SGRAT.  The SGRAT was designed to help communities learn how to incorporate 
Smart Growth principals into their land use management practices.  The Smart Growth 
framework, and consequently the Smart Growth Readiness Assessment Tool, is 
organized around a set of Ten Tenets. These Tenets are: 

1. Create a range of housing opportunities and choices.  

2. Create walkable communities.  

3. Encourage community and stakeholder collaboration in development decisions.  

4. Foster distinctive, attractive communities with a strong sense of place.  

5. Make development decisions predictable, fair, and cost-effective.  

6. Mix land uses.  

7. Preserve open space, farmland, natural beauty and critical environmental areas.  

8. Provide a variety of transportation options.  

9. Strengthen and direct development towards existing communities.  

10. Take advantage of compact building design.  

What is the Smart Growth Readiness Assessment Tool? 

• It is a set of online assessments for scoring how well a community is prepared to 
develop according to the Smart Growth principles. 

• It is designed to provide communities with a baseline score, and can be used to 
measure progress. 

• It provides extensive resources for communities interested in growing smart, 
including case studies of Michigan communities successfully following Smart Growth 
principles. 
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• The assessment is based on the ready/set/go model. Scoring will help a community 
determine if it is: 

o Ready for smart growth. It will measure if the community has the 
necessary plans in place.  

o Set to act. It will measure if the community has the necessary regulations 
adopted or capital improvement resources secured.  

o Go. It will measure whether the community has already initiated action 
such as implemented a regulation or capital improvement that supports 
smart growth.  

• The purpose of the facilitated Smart Growth Readiness Assessment is to help guide 
communities through an evaluation of growth in their community, an evaluation of 
the plans and implementation tools they currently use to guide growth, and an 
identification of tools that may better help communities produce a smart pattern of 
growth in the future. 

Why did Troy decide to use the Smart Growth Readiness Assessment Tool? 

The SGRAT is the most comprehensive such tool in the nation- especially with the 
comprehensive set of online resources and local case studies provided at the 
conclusion of the assessment. 

By measuring Troy’s Smart Growth Readiness, the City will be able to: 

• Point to successes as a source of community pride and marketing.   

• Understand and use successful best practices.  

• Spot the gaps in your community’s Master Plan, Zoning Ordinance and 
similar documents that limit the capacity to grow smart.  

• Use it as an educational opportunity for a wide range of community 
stakeholders on what it takes for a community to grow smart.  

• Organize dialogue with neighboring jurisdictions regarding growth issues 
that cross boundaries.  

• Realize cost efficiencies.  
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Executive Summary 

 

The following is an executive summary, by Tenet, of the results of the Smart Growth Readiness 
Assessment Tool in Troy. 

Tenet 1: Create a range of housing opportunities and choices. 

Points Awarded  150 

Points Missed  610 

Percentage  20% 

The SGRAT indicates that while Troy has made some steps towards smart growth as it relates 
to affordability of a wide variety of housing types, it has room for improvement.  For instance, 
while the assessment highlights the fact that the City has funded training for City staff for 
housing affordability programs, it does not actively promote housing affordability or formally 
encourage diversity of housing types in its existing planning documents.  Further, while there 
are a variety of housing types in the City that may allow for an array of people to become 
homeowners, the City has not proactively pursued funding assistance or renovation assistance 
for the lowest ends of the economic spectrum.   

Tenet 2: Create walkable communities. 

Points Awarded  272 

Points Missed  284 

Percentage  49% 

Troy scored well in the area of walkability, having earned nearly half of the available points for 
this Tenet.  For the most part, Troy scored well on the basis of existing conditions rather than on 
formal requirements for pedestrian facilities.  In other words, the City has done a great job 
encouraging developers to incorporate pedestrian amenities, and has provided them on its own, 
without the backing of strong formal planning and zoning requirements.   

The assessment indicates that existing sidewalks and paths are largely contiguous, with very 
few breaks; however, those pedestrian systems may not always provide pedestrian access to 
the most desirable places. That is, while subdivisions or other areas may be well provided with 
continuous sidewalks, they may not ultimately provide access to shopping or civic uses, 
specifically schools.  Children and seniors are more likely to walk or ride bicycles when 
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compared with younger adults, who most frequently have access to private automobiles, 
however, the assessment seems to indicate that access to schools or other civic buildings, used 
most frequently by seniors and children, are not provided strong access via sidewalks or 
pathways.   

In short, the assessment identified a weakness with regard to formal walkability requirements or 
planning, strength in maintenance of existing networks, and a need for access to specific 
facilities most used by populations most in need of pedestrian access.  Therefore, the City may 
consider devoting new recourses to more aggressive sidewalk and pathway planning and 
requirements, especially where mixed-use areas and civic uses are concerned. 

Tenet 3: Encourage community and stakeholder collaboration in development decisions. 

Points Awarded  222 

Points Missed  330 

Percentage  40% 

Troy was awarded approximately 40 percent of the available points for Tenet 3, which promotes 
collaboration between the community and its stakeholders.  While the participants perceived the 
City of Troy to be very good about collaboration in formal settings, such as the development of 
new Zoning Ordinance amendments or Master Plan revisions, the perception of collaboration 
outside of those programs was poor.  In other words, respondents felt that the City has room to 
improve when it comes to general encouragement of an open, collaborative environment with 
special interest groups, adjoining communities, and the general public, especially as it relates to 
smart growth principles. 

The assessment did identify that the city has funded Staff education, and that officials have 
developed new programs or positions on various topics as result of new information provided by 
Staff as a result. 

Another area where the City could improve its score in this area is to develop stronger 
community outreach programs with regard to planning and growth issues.  While collaboration 
with schools scored well, education and collaboration with the general public, especially when 
initiated by the City itself, was not perceived well. 

Tenet 4: Foster distinctive, attractive communities with a strong sense of place. 

Points Awarded  197 

Points Missed  422 

Percentage  32% 
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The assessment awarded Troy just over 30 percent of the available points with regard to the 
fostering of attractive communities with a sense of place.  The most points were awarded to the 
City for its strength in the area of promoting good site design for neighborhood commercial and 
highway commercial development.  The City missed points in the areas of historic preservation, 
light regulation, and streetscape design.  Perhaps most notably, the City has not actively 
promoted historic preservation programs, although the extent of resources which could be 
preserved is not factored in.   

While site design practices for commercial development scored well, the same was not true for 
residential developments or for streetscapes in general.  In particular, areas for increased 
scores could be found for streetscape landscaping, natural features preservation, or the 
development of more residential units in mixed-use developments. 

Tenet 5: Make development decisions predictable, fair, and cost-effective. 

Points Awarded  400 

Points Missed  140 

Percentage  74% 

The City scored very well within the Tenet 5 section, which dealt with land use development 
decision-making.  The City received nearly 75 percent of the available points in this area, thanks 
to a strong perception that the City diligently maintains it’s Zoning Ordinance, Master Plan, and 
other community planning documents, its consistency between its zoning and planning, and 
perception of fairness to the development community.  Respondents felt that developers are 
given a fair chance to innovate in Troy, and that most new development makes a strong 
contribution to the City as a whole.   

The City could score even higher in this area were it to permit additional density for developers 
who propose more smart-growth oriented developments.  Also, participants felt that more 
attention to long-range planning could be paid, although there was a positive recognition that 
current practices for ongoing development were strong and fair.   

The City received extra points for supporting participation in elected and appointed official 
training programs, such as the Michigan State University Extension Citizen Planner Program, 
and continuing education in the area of planning 

Tenet 6: Mix land uses. 

Points Awarded  230 

Points Missed  531 

Percentage  30% 
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The City received only 30 percent of the available points possible for Tenet 6, which 
emphasizes the importance of mixed-use development.  While the assessment rewarded Troy 
for having encouraging language regarding the development of mixed-use projects in its 
planning documents, it lost points with regard to actual regulations permitting or encouraging 
mixed-uses.  For instance, while the City has received vocal input from a variety of groups with 
regard to mixed-use development, and has taken steps to plan for such development, the 
Zoning Ordinance still only permits such projects exclusively within planned unit developments, 
or PUDs.   

Consequently, there was a perception among respondents that developers were not pursuing 
mixed-use as much as they could, as they are more likely to develop projects that are permitted 
by right in their zoning district.  Furthermore, the assessment highlighted the lack of service or 
commercial uses within walking distance of dense residential areas or high-employment 
centers, and the limitations on live-work units and home occupations. 

Tenet 7: Preserve open space, farmland, natural beauty and critical environmental areas. 

Points Awarded  380 

Points Missed  1070 

Percentage  26% 

Troy received only 26 percent of the available points for Tenet 7, which highlights the 
preservation of open space, farmland, natural beauty, and critical environmental areas.  It must 
be noted that, in our opinion, as a nearly built-out community many of the questions within this 
section disproportionately penalize a community of Troy’s maturity.   

Troy received the most points within this area from its efforts in preparing inventories for natural 
features and open space, its strong parks and recreation planning, permitting and promotion of 
cluster housing developments, and water quality preservation techniques.  The City was 
penalized for a number of responses that are typical and in many cases, acceptable for a more 
built-out community, given that the SGRAT does not take into consideration the fact that a 
community may not have any farmland, open space, or critical natural features that require 
regulation or formal protection efforts. These areas where Troy did not score well include formal 
forest land or agricultural preservation requirements, site plan or subdivision review standards 
which help identify or protect critical farmland or large open space areas, the presence of eco-
tourism or agri-tourism in the community, or the presence of non-profit groups dedicated to 
natural features, open space or farmland preservation.   

Troy could gain points in this area mainly with regard to better management of stormwater, 
more active watershed planning, or the active preservation of areas of natural beauty or of 
critical environmental concern. 
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Tenet 8: Provide a variety of transportation options. 

Points Awarded  268 

Points Missed  548 

Percentage  33% 

The assessment granted 33 percent of the available points to Troy for Tenet 8, which is 
concerned with transportation options.  The City received many points for its strong capital 
improvements planning, access management standards, well-developed subdivision 
regulations, provision of transportation options for the mobility impaired (either by income 
restrictions or physical limitations), and the mitigation of the negative impacts of parking on 
surrounding areas. 

The assessment demonstrated that the City can improve its transportation score in a variety of 
areas, especially by providing stronger access to public transit, rail service, or a multi-modal 
method of access to a regional airport (which are all common shortfalls for many of Southeast 
Michigan’s communities and are not necessarily unique to Troy).  Troy could also gain points by 
encouraging better infrastructure for cycling as a viable option, and the provision of park-and-
ride areas for bus service.  Further, the City does not make extensive use of traffic calming 
devices, which can restrict automobile traffic, but encourage safer non-motorized transportation 
in certain circumstances.  

Tenet 9: Strengthen and direct development towards existing communities. 

Points Awarded  286 

Points Missed  484 

Percentage  37% 

Tenet 9 is largely geared towards communities that have, or are part of, an urban “edge,” that is, 
an area where development is occurring adjacent to undeveloped areas and growth 
management is very important.  Given Troy’s location in the greater Southeast Michigan 
context, and its nature as a built-out community, Troy was not always able to achieve maximum 
points in that some of the practices encouraged within this Section would not apply in this 
situation.  With that in mind, Troy was awarded about 37 percent of the available points for 
Tenet 9. 

While Troy does get points for strict observation of its development capacity with regard to 
infrastructure, it was unable to gain points for the provision of any sort of urban growth 
boundary, given its nature, as noted above.  The City did score well by focusing in the 
maintenance of existing infrastructure as opposed to the development of new infrastructure, the 



Appendix 1.2: Smart Growth Readiness Assessment Results Summary 
 

150

utilization of brownfield redevelopment programs, the appropriate location of schools and other 
civic buildings. 

Troy could gain additional points within Tenet 9 by using a wider variety of tools, such as 
Business Improvement Districts, Principal Shopping Districts, or Business Improvement Zones, 
as the need for such support arises.  The City could also gain points by using more of the 
federal or state programs available for economic incentives for business recruitment, such as, 
but not limited to, Community Development Block Grant funds, Cool Cities Grants, or the Main 
Street Program. 

Troy does not currently get maximum points for the encouragement of redevelopment, or 
promotion of infill development.  The City did score well with regard to adaptive reuse, but could 
gain additional points by focusing new efforts on historic preservation, providing density 
bonuses for projects which are redeveloping an existing site, or developing new programs to 
help turn over tax delinquent property in developed areas. 

Tenet 10: Take advantage of compact building design. 

Points Awarded  200 

Points Missed  330 

Percentage  38% 

Troy scored just under 40 percent for Tenet 10.  Tenet 10 encourages communities to take 
advantage of compact building design.  Primarily, Troy lost points for this Tenet based on its 
lack of a formal city center, with very high density development in a central, limited area.  While 
community leaders have expressed support for a compact city center, the Zoning Ordinance 
does not expressly concentrate such development in a single, limited central area. 

No restrictions have been placed on the design of big-box retailers in Troy to encourage their 
design to be more compatible with the tighter urban pattern encouraged by this Tenet, nor has 
the City taken steps to permit or encourage “Traditional Neighborhood Development,” (a type of 
mixed-use town-style design) which could both gain additional points for Troy’s next 
assessment.  Other areas for additional points could include the integration of parks and 
residential uses in conventionally commercial-only areas, and the reuse of vacant industrial or 
warehouse buildings for residential development.  

While the City is currently considering adoption of a form-based code along an area of Big 
Beaver, the lack of any form-based codes on the books at the time of this assessment cost the 
City additional points in this area. 
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Glossary

The following document, “Planning and Zoning 
Concepts for a Sustainable Future” was provided 
to the City at the beginning of the Master Plan 
Process and has been available for use and 
reference by project particpants throughout the 
process.
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Access Management
Access management is the process or development 
of a program intended to ensure that the major 
arterials, intersections and freeway systems serving a 
community or region will operate safely and efficiently 
while adequately meeting the access needs of the 
abutting land uses along the roadway (FHWA, ITE, 
2004). Implementing access management techniques 
can help increase roadway capacity, manage 
congestion and reduce crashes.  Examples 
of less obvious benefits, in the case 
of businesses, include: reduction in 
maintenance and other costs by 
utilizing shared driveways or 
eliminating entrance/exit points 
and increased road frontage 
and improved aesthetics 
as a result of eliminating 
driveways.  

There are a number of 
physical design and policy-
related tools and techniques 
that can be used to achieve 
access management.  Some 
of the basic design principles 
are described below:

Provide a specialized 
road system—design and manage roadways according 
to the function they are intended to provide.

Limit direct access to major roadways— 
preserve the traffic function of higher volume roads 
serving regional thru traffic.  

Promote intersection hierarchy—intersection 
types should reflect roadway hierarchy.  For example, 
two major arterials would form a junction as would a 
driveway and a local street. 

Locate signals to favor through movements—
Allows for better coordination of signals, continuous 
movement of traffic at the desired speed and reduces 
delays.

Preserve the functional areas of intersections 
and interchanges—The area where motorists respond 
to the intersection or interchange is the area required 
for safety and efficiency.  Access points too close to 

1)

2)

3)

4)

5)

Glossary of Terms

intersections or interchange ramps should be avoided.

Limit the number of conflict points—
Simplifying the driving environment by limiting the 
number of conflict points among vehicles, pedestrians, 
bicyclists and transit helps improve safety. 

Separate conflict areas—Traffic conflicts 
can also be reduced by separating conflict areas.  
Encourage less cluttered sight distance for the motorist, 

thus allowing longer reaction time and 
improving safety.

Remove turning vehicles from 
through traffic lanes—When turning vehicles 

are removed from through traffic lanes, better traffic 
flow and is maintained, roadway capacity is better 

preserved and safety is improved.

Use non-traversable medians to 
manage left-turn movements—Research 
shows the majority of access-related crashes 
involve left turns.  Use medians to channel 
turning movements.

Provide a supporting street system 
and circulation system—Well-planned 
communities with a supporting network of 
local and collector streets, unified property 
access and circulation systems are better able 
to accommodate development.  

(Information from TRB Access Management Manual, 2003)

Civic Entrepreneur
“Civic Entrepreneur” is a phrase coined in 1997 in the 
book   “Grassroots Leaders for a New Economy—How 
Civic Entrepreneurs are Building Prosperous Communities” 
by Collaborative Economics.  The basic principle of civic 
entrepreneurship is that an individual of influence, be 
it social, economic, political or some combination of 
these, chooses to volunteer their time and attention for 
a greater good at a large scale.  Often associated with 
regional initiatives, civic entrepreneurs are known to 
use their connections and resources to lead opinions 
and bring visibility to large-scale initiatives.

Collaborative Economics state that civic entrepreneurs 
“…have the personality traits commonly associated 
with entrepreneurial business leaders. They are risk 

6)

7)

8)

9)

10)
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Form-Based Code
An emerging approach 
to land regulation, 
influenced by new urbanism 
that has recently been 
applied in a number of 
communities, including:  
Arlington County, Virginia 
(http://www.arlingtonva.
us/Departments/CPHD/
forums/columbia/current 
CPHDForumsColumbia
CurrentCurrentStatus.
aspx) and Azusa, California 
(http://www.ci.azusa.ca.us/
com_development/PDFs/04-
0623%20development%2
0code.pdf ).  The approach 
“places primary emphasis on 

the physical form of the built environment with the end 
goal of producing a specific type of ‘place’. Standing in 
contrast to conventional land development regulations 
(which, it is argued, favor regulating use over form), 
form-based regulations are designed to place the 
ultimate form of the development in a superior position 
to the use to which the property is put” (Form-Based Land 
Development Regulations, Robert J. Sitkowski, Brian W. Ohm, THE URBAN 
LAWYER VOL. 38, NO. 1 WINTER 2006).  

As explained by the Form-Based Codes Institute:

Form-based codes address the relationship between 
building facades and the public realm, the form and mass 
of buildings in relation to one another, and the scale and 
types of streets and blocks. The regulations and standards 
in form-based codes, presented in both diagrams and 
words, are keyed to a regulating plan that designates the 
appropriate form and scale (and therefore, character) of 
development rather than only distinctions in land-use 
types. This is in contrast to conventional zoning’s focus on 
the segregation of land-use types, permissible property 
uses, and the control of development intensity through 
simple numerical parameters (e.g., FAR, dwellings per acre, 
height limits, setbacks, parking ratios). Not to be confused 
with design guidelines or general statements of policy, 
form-based codes are regulatory, not advisory.  

takers. They are not afraid of 
failure. They possess courage 
born of strong conviction. 
They are people of vision. 
They are passionate and 
energetic. They bring out the 
best in people and know how 
to encourage them along.”

The five common traits of 
civic entrepreneurs according 
to the authors of “Grassroots 
Leaders for a New Economy” 
are that they:

— See opportunity in the 
new economy

— Possess an entrepreneurial 
personality

— Provide collaborative leadership to connect the 
economy and the community

— Are motivated by broad, enlightened, long term 
interests

— Work in teams, playing complementary roles

(Information from “Grassroots Leaders for a New Economy—
How Civic Entrepreneurs are Building Prosperous Communities” 
Collaborative Economics, 1997 and “The civic entrepreneur 
— a new leadership model is taking root, but not here” 
Charleston Regional Business Journal 07/30/2001, http://www.
charlestonbusiness.com/pub/4_16/news/1875-1.html)

Comprehensive Plan
A document or series of documents prepared by a 
planning commission or department setting forth 
policies for the future of a community.  In Michigan, the 
MZEA requires that a Zoning Ordinance be based on 
the plan.  It is normally the result of considerable citizen 
participation, study and analysis of existing physical, 
economic, and social conditions, and a projection of 
future conditions.  Typical elements include Goals 
and Policies, a Land Use Plan, Thoroughfare Plan, 
Greenways/Open Space Plan and Implementation 
Strategies.  It serves as a guide for many public 
decisions, especially land-use 
changes and preparation 
of capital improvements 
programs, and the enactment 
of zoning and related growth 
management legislation.   

EXAMPLE OF HOW A FORM-BASED CODE CAN SPECIFY 

DIFFERENT BUILDING TYPES FOR EACH FACE OF THE BLOCK, 

ALLOWING MORE FLEXIBILITY THAN CONVENTIONAL ZONING 

WHICH ASSIGNS A SINGLE USE/DENSITY CATEGORY FOR AN 

ENTIRE BLOCK OR GROUP OF BLOCKS.
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Form-based codes commonly 
include:

Regulating Plan. A plan or 
map of the regulated area 
designating the locations 
where different building form 
standards apply, based on 
clear community intentions 
regarding the physical 
character of the area being 
coded.

Building Form Standards. 
Regulations controlling the 
configuration, features, and 
functions of buildings that 
define and shape the public realm.

Public Space/Street Standards. Specifications for the 
elements within the public realm (e.g., sidewalks, travel 
lanes, street trees, street furniture, etc.).

Administration. A clearly defined application and project 
review process.

Definitions. A glossary to ensure the precise use of 
technical terms.

Form-based codes also sometimes include:

Architectural Standards. Regulations controlling external 
architectural materials and quality.

Annotation. Text and illustrations explaining the 
intentions of specific 
code provisions.

(Information from http://www.
formbasedcodes.org/)

Green Building
“Green Building is a 
collection of design and 
construction strategies 
that significantly 
reduce or eliminate 
environmental impacts 
of a building while 
providing healthy 
indoor space for its 
occupants.  Building 
green requires an 
integrated design 
approach that looks at 
all components of the 
building project and evaluates the interrelationships 
among the building, its specific components, its 
surroundings and its occupants.”   Some of the benefits 

of Green Buildings include: more 
efficient and cost effective use of 
building resources, energy and 
operational savings, improved 
productivity and reduced 
absenteeism among occupants 
and reduced air pollution and 
stormwater impacts.  Recent 
analysis show that the upfront cost 
of building green ranges from 0-
5% of the total construction cost, 
but is often recouped over the life 
of the building and often within 
the first few years, due to reduced 
operational costs.

(Information from Building Green Building Smart, Arlington County, VA, 
March 2005)

Infill Development
It has become clear in recent years that current patterns 
of sprawling, low-density development at the urban 
fringe of many U.S. cities is consuming land (including 
farmlands, wetlands, and other resource lands) at a 
much faster rate than population growth.  Increased 
traffic congestion, overburdened public facilities, 
increased housing and infrastructure costs, loss of open 
space and loss of other valued community resources are 
some of the problems associated with such patterns. 

An emphasis on infill development is one way to 
reverse some of the 
growing problems caused 
by sprawling development 
patterns.  Infill development 
focuses on developing vacant 
or under-utilized parcels 
within existing urban areas 
that are already developed.  
The focus should not be on 
piecemeal development 
of individual lots. Rather, 
infill development should 
fill in gaps within the 
neighborhood, fit the 
neighborhood context, 
contribute to a healthy mix of 
uses, support transportation 
choices and add convenience 
for residents.  

(Information from Infill Development 
Strategies for Shaping Livable 

Neighborhoods , June 1997 - Report No. 38 http://www.mrsc.org/
Publications/textfill.aspx)

LEED CATEGORY AREAS OF IMPACT

Sustainable Sites Project location, how building 
is situated on the property, 
and how it relates to the 
surrounding community

Water Effi  ciency Water effi  ciency for 
landscaping and potable 
supply

Energy and Atmosphere Energy effi  ciency and global 
warming issues

Materials and Resources Reuse and recycling of 
materials, materials selection

Indoor Environmental 

Quality

Indoor air quality, ventilation, 
daylight

Innovation and Design Creative green building 
applications

THE FORD ROUGE FACTORY TOUR VISITOR CENTER 

IN DEARBORN, MICHIGAN RECEIVED GOLD LEED 

CERTIFICATION IN 2004 

SOURCE: FORD MOTOR COMPANY
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EXAMPLE OF A MIXED-USE DEVELOPMENT AT AN INTERSECTION IN 

CHERRY HILL VILLAGE, A NEIGBORHOOD BASED ON THE PRINCIPLES 

OF NEW URBANISM LOCATED IN CANTON, MICHIGAN

SOURCE: CYBURBIA IMAGE GALLERY

LEED
The LEEDTM (Leadership in Energy and Environmental 
Design) Green Building Rating System, developed by 
the U.S. Green Building Council (USGBC), is the national 
benchmark for high performance green buildings.    The 
LEED rating system allots points in 6 major categories 
and using LEED as a guide, a project can attain one of 
the following LEED award levels: 

Certified (26-32 points)

Silver (33-38 points)

Gold (39-51 points)

Platinum (52-69 points)

As part of the LEED certification process, the project 
team must document specific credits to be obtained. 
Once the project is completed, the USGBC reviews the 
documentation package submitted by the applicant 
and confirms that the project is “green” and assigns an 
award level.

LEED is flexible in that the project team decides which 
points offer the greatest benefit for the project. Also, if 
there is a specific aspect of the project that enhances 
environmental aspects, but does not fit within a specific 
category, there is an option to develop four Innovation 
Credits.

(Information from Building Green Building Smart, Arlington County, VA, 
March 2005)

Low Impact Development (LID)
LID principles began with the introduction of 
bioretention technology in Prince George’s County, 

•

•

•

•

Maryland in the mid-1980’s.  It was pioneered to 
address growing economic and environmental 
limitations of conventional stormwater management.

LID is an innovative stormwater management 
approach whose basic principle is modeled 
after nature: managing rainfall at the source 
using uniformly distributed decentralized micro-
scale controls.  The goal is to mimic a site’s 
predevelopment hydrology by using design 
techniques that infiltrate, filter, store, evaporate 
and detain runoff close to its source.  LID addresses 
stormwater through small, cost-effective landscape 
features located at lot level, rather than conveying 
and managing/treating stormwater in large, costly 
end-of-pipe facilities located at the bottom of 
drainage areas.  LID’s landscape features are known 
as Integrated Management Practices (IMPs) and 
can include almost all components of the urban 
environment, such as: open space, rooftops, parking 
lots, streetscapes, sidewalks and medians.  LID’s 
approach is versatile and can be applied to new 
development, urban retrofits and redevelopment and 
revitalization projects. 

(Information from http://www.lid-stormwater.net/intro/background.
htm)

Mixed Use Zoning
Zoning that permits a combination of two or more 
land uses within a single development project. The 
term has often been applied to major developments, 
often with several buildings, that may contain 
offices, shops, hotels, apartments and related uses. 
Optimal mixed-use development promotes a variety 
of uses (residential, work, recreation, retail, etc.) in 
close proximity to residents.  Many zoning districts 
specify permitted combinations of uses, for example, 
residential and retail/office. 

In the 1990s, mixed use emerged as a key component 
of Smart Growth, Transit Oriented Development 
(TOD), Sustainable Development and other 
movements.

(Information from http://www.mncppc.org/html/glossary2.htm 
and Land Development East, May 2006 http://ncppp.org/resources/
papers/surprenant_development.pdf#search=%22optimal%20mixed
%20use%20development%22)

New Urbanism
An approach to urban planning that borrows from 
traditional city planning concepts, particularly 
those of the years 1900-1920, and applies them to 
modern society. New urbanism advocates integrating 
housing, workplaces, shopping, parks and civic 
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facilities into compact, pedestrian-friendly, mixed-
use neighborhoods linked by transit and bikeways. 
Developments are characterized by buildings placed 
directly along relatively narrow streets, with parking 
and driveways located to the rear, complemented by 
pedestrian-oriented amenities such as front porches 
and sidewalk cafes.  (see Traditional Neighborhood 
Development)

(Information from http://www.indygov.org/eGov/City/DMD/Planning/
Resources/glossary.htm#M and http://planning.city.cleveland.oh.us/
cwp/glossary/glossary.php) 

Overlay Zone
Within their zoning ordinances, communities 
may choose to include overlay zones (districts) or 
“combining zones” to protect particular natural or 
cultural areas, such as historic districts, steep slopes, 
waterfronts, scenic views, agricultural areas, aquifer 
recharge area, wetlands, watersheds, or downtown 
residential enclaves. Overlay zones may also be 
instituted for a specific purpose within a neighborhood.  
For example, an overlay zone could be used to promote 
a mixed-use development near a community center or 
could be used to allow affordable housing as a use by 
right in areas selected by the 
community, regardless of the 
current zoning. 

As part of the Zoning 
Ordinance, overlay zones build 
on the underlying zoning for 
a given area, by establishing 
additional or stricter standards 

and criteria.  
Developments within the overlay 

zone must conform to the 
requirements of both zones 

or the more restrictive of 
the two.

 The primary 
advantage 

of overlay 
zones is 
to allow 

the 

community the 
flexibility to 
impose specific 
requirements for 
area-specific or site 

specific needs. A disadvantage is that too many zones 
may result from this approach, and it can be difficult to 
identify all relevant requirements for a particular site. 
The overlay zone is a relatively standard zoning tool 
within the overall Euclidean framework of most cities’ 
zoning ordinances.

(Information from http://www.co.tompkins.ny.us/planning/vct/tool/
overlayzones.html  and http://www.city.palo-alto.ca.us/planning-
community/zon-code_frmtsdp.html#Types)

Performance Zoning
Performance standards are zoning controls that 
regulate the effects or impacts of a proposed 
development or activity on the community, instead of 
separating land uses into various zones.  It was initially 
developed to set commercial and industrial standards 
(e.g., noise, vibration, odor, glare, air pollution, toxics, 
outdoor storage) in the 1950’s, but was expanded in 
the 1960’s and 1970’s to include: impervious cover 
limitations, building coverage, landscape surface ratio, 
trip generation, and water/sewer impacts . Although 
performance zoning was intended to minimize 
discretion in project review, these criteria are more 
commonly used to supplement “use” provisions and 

dimensional standards, rather than to supplant them. 
For example, with regards to home occupation, a 
performance standard may read: “The number of 
square feet used for conducting the home occupation, 
whether in the residence or other permitted structure, 
shall not exceed twenty-five percent (25%) of the total 
area of the home plus attached garage, not to exceed 
500 square feet.”  In some communities, performance 
zoning has been used to create point systems to 
evaluate development, however, still relying on some 
highly discretionary criteria, such as “neighborhood 
compatibility,” for approval. 

An advantage of performance zoning is to 
provide flexibility regarding density and floor area 
requirements, rather than focusing on project impacts. 
Disadvantages of the performance approach include: 
a) impacts are frequently site-specific, so that a set of 
numbers may not be adequate to address all impacts; 
b) the requirements can be difficult to implement, 
since they often involve complex calculations not 
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familiar to those 
who use the code; 
and c) performance 
zoning to replace 
“use” limitations 
ignores some of 
the fundamental 
reasons to provide 
for or prohibit uses 
(such as providing 
for neighborhood-
serving commercial 
uses or prohibiting 
liquor stores in 
a single-family 
residential area). 

Cities have been 
reluctant to deviate 
from density and 
intensity limits and/or a highly discretionary review 
process to apply a performance zoning approach. 
Performance zoning in codes today is generally limited 
to providing special standards for specific uses, such 
as the nuisance-related criteria for industrial uses, or 
standards for large-family day care facilities, home 
occupations, etc., to minimize discretion in the review 
of some of these uses.

(Information from City of Palo Alto Discussion Paper, Types of Zoning 
Codes and Formats, http://www.city.palo-alto.ca.us/planning-
community/zon-code_frmtsdp.html)

Sustainability
The United States Environmental Protection Agency 
(U.S. EPA) defines sustainability as “the ability to achieve 
continuing economic prosperity while protecting the 
natural systems of the planet and providing a high 
quality of life for its people”.   It further states that 
“achieving sustainable solutions calls for stewardship, 
with everyone taking responsibility for solving 
the problems of today and tomorrow-individuals, 
communities, businesses and governments are all 
stewards of the environment”. 

Sustainability covers many areas.  In terms of the 
Master Plan, sustainable development may be the most 

important concept to be 
familiar with.  A simple, 
common definition for 
sustainable development 
was originally presented in 
the report “Our Common 
Future.”  It reads:

“Sustainable development 
is development that meets 
the needs of the present 
without compromising 
the ability of future 
generations to meet their 
own needs.”

Sustainable development 
essentially means 
improving quality of life 
without increasing the use 

of natural resources to the point of exhaustion.

(Information from http://www.epa.gov/sustainability/, World 
Commission on Environment and Development (WCED). Our 
common future. Oxford: Oxford University Press, 1987 p. 43 and 
http://www.sdgateway.net/introsd/definitions.htm)

Traditional Neighborhood 
Development (TND)
Traditional Neighborhood Development (TND), 
sometimes called Neotraditional Development, 
Neoclassical Development or New Urbanism, refers 
to a pattern of land planning and development that 
emulates the towns and suburbs built in the early to 
mid-20th century.   TNDs stress a walkable scale, an 
integration of different housing types and commercial 
uses, and the building of true town centers with civic 
uses.  The idea of TNDs arose in the 1980s and gained 
popularity in the 1990s, due to dissatisfaction with the 
by-products of suburban development patterns over 
the proceeding decades.  

TNDS often include a variety of housing types and 
land uses in a defined area. The variety of uses permits 
educational facilities, civic buildings and commercial 
establishments to be located within walking distance 
of private homes. A TND is often served by a network 
of paths, streets and lanes suitable for pedestrians as 

well as vehicles. Public and 
private spaces have equal 
importance, creating a 
balanced community that 
serves a wide range of home 
and business owners.

EXAMPLE OF A MIXED-USE PUD IN HOWELL, MICHIGAN DESIGNED USING 

TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND) PRINCIPLES. 

SOURCE: HTTP://WWW.TOWNCOMMONSLLC.COM/OVERVIEW.HTML 
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RENDERING OF ASSEMBLY SQUARE, A MIXED-USE, TOD DEVELOPMENT IN 

SOMMERVILLE, MA

SOURCE: MBTA

Some TNDs that 
are substantially 
built and have 
gained significant 
national attention 
include: Kentlands 
(Gaithersburg, MD), 
Seaside (Florida), 
Harbor Town, 
(Memphis, TN), 
Celebration (Florida), 
and Laguna West 
(Sacramento County, 
CA). Many zoning 
and subdivision 
ordinances do 
not permit the 
development of 
TNDs because of the 
codes’ requirements 
for large lots, large 
setbacks, wide streets, and separation of uses.  PUD 
ordinances have allowed development of TNDs in 
certain locations and some communities have adopted 
their own TND ordinances.

(Information from http://www.tndtownpaper.com/neighborhoods.htm 
and NAHB)

Transit Oriented Development (TOD)
“Transit-oriented development (TOD) is compact, 
walkable development centered around transit stations. 
Generally including a mix of uses—such as housing, 
shopping, employment, and recreational facilities—
TOD is designed with transit and pedestrians as high 
priorities, making it possible for visitors and residents 
to move around without complete dependence on a 
car.” (Massachusetts Bay Transportation Authority, http://www.mbta.
com/projects_underway/tod.asp)

Components of TOD include:

Walkable design with pedestrian as the highest 
priority

Train station as prominent feature of town center

A regional node containing a mixture of uses in 
close proximity including office, residential, retail, 
and civic uses 

High density, high-quality development within 
10-minute walk circle surrounding train station

Collector support transit systems including 
trolleys, streetcars, light rail, and buses, etc

Designed to include the easy use of bicycles, 
scooters, and rollerblades as daily support 

•

•

•

•

•

•

transportation systems

Reduced and managed 
parking inside 10-minute walk 
circle around town center / 
train station

(Information from http://www.
transitorienteddevelopment.org/
index.html)

Benefits of TOD include:

Quality of Life: “Quality 
of life” is often used to 
represent a host of factors 
that collectively describe a 
good place to live. It includes 
concepts such as safe 
neighborhoods, access to 
jobs and recreation, a sense 
of community, ease of getting 
around, and moderate cost of 

living. 

Increased Mobility Choice: Because of their 
pedestrian orientation, mix of uses, and access to 
transit, TODs increase the number and of proportion 
of all trips made by transit, walking, and cycling. 

Reduced Congestion: To the extent that TOD 
allows more people to use transit, walk, and bicycle, 
it reduces road and highway congestion. 

Conservation of Land and Open Space: By 
concentrating development, TOD helps to curtail 
sprawl, which protects open space. 

Health Benefits: By providing more opportunities 
for walking and bicycling, TODs offer direct health 
benefits—significant at a time when obesity has 
become a national epidemic, fueled partly by the 
sedentary lifestyle associated with sprawl. 

Enhanced Sense of Community: Research 
suggests that residents in suburban sprawl 
neighborhoods feel no strong “sense of community.” 
TOD, however, provides and emphasizes public space 
that affords residents spending opportunities for 
face-to-face contact. 

Economic & Social Benefits: TOD can lower cost 
housing costs and reduce household transportation 
spending. 

Jobs-Housing Balance: A jobs-housing imbalance 
occurs when jobs are located far from housing. 
Bringing jobs, housing, and services closer together 
and linking them with transit helps mitigate this 
mismatch. 

•

•

•

•

•

•

•

•

•
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Redevelopment Opportunities: TOD can combine 
public and private investment, so that scarce public 
funds can be used most efficiently and effectively. 

(Information from Business Transportation and Housing Agency and 
California Department of Transportation, 2002. Massachusetts Bay 
Transportation Authority, http://www.mbta.com/projects_underway/
tod.asp)

Wayfinding
Properly designed 
wayfinding enables people 
to navigate the community 
and find destinations. 
“Wayfinding is defined 
as a succession of clues 
comprising visual, audible 
and tactile elements.  
The components of any 
visual wayfinding system 
exceed signs to encompass 
architecture, lighting, 
landscape, and landmarks. 
Good wayfinding helps 
users experience an 
environment in a positive 
way and facilitates getting 

from point A to point B.  When executed successfully, 
the system can reassure users and create a welcoming 
environment, as well as answer questions before users 
even ask them” (Definition from Patrick Gallagher, principal of 
Gallagher and Associates (Washington, D.C.), and president of the 
Society for Environmental Graphic http://www.signweb.com/ada/cont/
wayfinding.html).

Some of the basic design strategies communities can 
use to improve orientation and wayfinding include: 

Outside spaces should be easily recognized and 
identifiable with landscaping that supports orientation;

Use community landmarks to help to provide 
memorable locations and orientation clues. Visibility 
and memorability are important features of landmarks 
that can assist in wayfinding;

Provide signs and maps, use color coding, 
institute landmarks, form points along paths, achieve 
spatial hierarchies, and give sensory clues for 
orientation and wayfinding;

Paths should be well-structured and not 
meandering or confusing;

Use sight lines to give an indication of what is 
ahead; 

Observe legibility standards. Typeface, font, size 
and spacing between letters and words are important 

•

1)

2)

3)

4)

5)

6)

elements in wayfinding. For example, a combination 
of uppercase and lowercase letters is easier to read 
than only uppercase. Color contrast is also important 
to improve readability of signs. There also must be 
attention to the speed, visual environment and distance 
from which the information is viewed on a sign to avoid 
too much or too little information. (http://www.signweb.
com/ada/cont/wayfinding.html); and,

Do not provide too many choices to the user.7)
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Demographics

An important prerequisite to community 
planning is to develop a common understanding 
of the current state of the City as well as 
anticipated trends.  Information gathered 
through this process is critical to the accurate 
projection of future needs and development 
patterns and the formulation of policies.

The following report provides the basic 
demographic background information collected 
as part of the planning process. Some of the text, 
graphics, and fi gures may appear in summary or 
in their enturety within the main Chapters of the 
Master Plan.  

Existing and Projected Population

The population of the City of Troy has steadily 
increased since the 1960 U.S. Census.  The current 
population, according to SEMCOG’s September 
2008 projections, is 80,497 people.  This 
represents a 10.4 percent increase over the 1990 
Census fi gure of 72,884.  The City of Troy’s own 
projection was 87,594 in 2007.

However, SEMCOG predicts that by the year 
2035, the City of Troy can expect to have a total 
population of 86,528, an increase of 6.8 percent 
from the 2000 Census population.    Some 
communities surrounding Troy are also expected 
to experience population increases between 
2000 and 2035, while others are expected to 
decrease.  The communities where growth is 
expected are located to the north and east of the 
City of Troy.

Existing and Projected Household Number 
and Size

According to the 2000 U.S. Census, the City of 
Troy has 30,018 households.  By the year 2035, 
SEMCOG predicts that the number of households 
will increase by approximately 19%.  The fi gure 
on the following page refl ects the number 
of existing and projected households in Troy.  
Current household size in the City of Troy is 2.69 
(2000 U.S. Census) and 38% of households have 
children.  

A common trend in Southeast Michigan 
is a higher rate of increase in the number of 
households than total population growth.  In 
the City of Troy, between 1990 and 2000, total 
population increased by 11% while the number 
of households rose by 14%.  Commensurate 
with an increased number of households is a 
decrease in the size of households.  By 2035, 
household size in Troy is projected to be 2.41 
persons per household.  The trend towards 
increased households with a decline in total 
population is due to several factors, including: a 
decrease in the number of children being born to 
women, couples having children later in life and 
an increasing number of aging baby boomers or 
“empty nesters”.

Population Characteristics

Population characteristics play an important 
role in determining the future land use needs 
of a community.  The following pages provide a 
brief summary of some of the key characteristics 
of residents in the City of Troy.

Appendix 1.4
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CITY OF TROY POPULATION
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Single Parent Households (8.4%)

Non-Family Households (27.1%)

Married Couple Households (64.5%)

Households by Type (Percentage)
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POPULATION DISTRIBUTION BY AGE GROUP (2000)

65+ (10%)

35-64 (45%)

18-34 (19%)

5-17 (20%)

0-4 (6%)

Age Group  (Percentage)

Source: SEMCOG

EDUCATIONAL ACHIEVEMENT OF RESIDENTS OVER 25 YEARS OF AGE

Graduate or Professional Degree (22%)

Bachelor's Degree (28%)

Associate Degree (6%)

Some College, No Degree (18%)

Graduated High School (17%)

Did Not Graduate High School  (8%)

Education Level  (Percentage)

Source: SEMCOG



CITY OF TROY MASTER PLAN

167APPENDIX

Household Type

Over 72% of the City’s population live in 
family households.  The percentage of family 
households is slightly higher than Oakland 
County’s which is 66.9%. The remainder of 
the population is composed of non-family 
households.   Non-family households consist of a 
group of unrelated persons or one person living 
alone.  

Racial Composition

The City of Troy’s population is diverse with a 
higher percentage of Asian residents than any 
other city in Michigan.  According to the 2000 
U.S. Census, the racial makeup of the City was 
82.30% White, 2.09% African American, 0.15% 
Native American, 13.25% Asian, 0.02% Pacifi c 
Islander, 0.36% from other races, and 1.82% from 
two or more races. 1.46% of the population is of 
Hispanic or Latino origin. 

Age Composition

More than half of the population of the City of 
Troy is over the age of 35.  As shown in the 2030 
forecast, 45% of residents are between the ages 
of 35-64.  The 5-17 and 18-34 age ranges contain 
the next highest proportion of residents, with 
20% and 19% respectively.  The median age in 
the City of Troy is 36.7 according to the 2005 
American Community Survey produced by the 
U.S. Census Bureau.  

By 2030, a substantial shift is expected in the 
age distribution.  As indicated in the table, the 
age 65+ age range will increase from 10% to 22% 
by the year 2030. 

Income

The City of Troy has experienced an increase 
in affl  uence compared to the previous decade.  
According to the 2000 Census, the median 
household income in the City of Troy was 

$77,538 (1999 dollars), a 4% rise from the 1990 
median income of $74,251 (1999 dollars).  The 
U.S. Census Bureau 2005 American Community 
Survey reported that the 2005 median household 
income in the City of Troy was $81,111 (2005 
infl ation-adjusted dollars).  This well exceeds the 
Oakland County 2005 median income of $64,022 
(2005 infl ation-adjusted dollars).

Education

The City of Troy has a well-educated 
population. Almost 75% of Troy’s residents have 
some college education.  Fifty-six percent of 
residents have an advanced degree, including a 
bachelor’s, associate’s or graduate/professional 
degree.  Only 8% of residents did not graduate 
high school.

2030 AGE FORECAST

Age Groups 2000 Census 2030 Forecast

Age 0-4 4,991 (6%) 4,422 (6%)

Age 5-17 16,227 (20%) 13,514 (18%)
Age 18-34 15,225 (19%) 12,639 (16%)
Age 35-64 36,230 (45%) 29,868 (39%)
Age 65+ 8,286 (10%) 16,603 (22%)
Total Population 80,959 77,046

Source: 2000 U.S. Census
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Residential Characteristics 

The 2000 U.S. Census reported  30,872 housing 
units in the City of Troy, an increase of  13.5% 
over the 27,197 units reported in 1990.  The U.S. 
Census Bureau American Community Survey 
tallied 33,172 housing units in the City of Troy as 
of 2005. 

Housing Unit Type

Based on the 2000 U.S. Census, 75% of housing 
units in the City of Troy are owner-occupied units, 
22% are renter occupied units and the remainder 
are vacant.  The predominant housing type in 
the City of Troy (73%) is a single-family detached 
home.   Twenty-percent of units are multi-unit 
apartments with the remainder being one-family 
attached homes or duplexes/townhomes.

Age of Housing

The City of Troy’s housing stock is relatively new 
and built mostly after the 1970’s.  The following 
table indicated the approximate number of units 
and percentage of the housing stock built for 
each given year.  

Housing Costs

According to the 2004-2005 Community 
Profi les compiled by the Oakland County 
Department of Planning and Economic 
Development, housing costs in the City of 
Troy have risen in recent years. The average 
housing cost in 1999 was $215,062, compared to 
$253,889 in 2001 and 270,745 in 2003. 

The increase in housing costs is attributable to 
new construction, the increased popularity of the 
City of Troy as a residential and business setting 
within metropolitan Detroit community and 
general rises in housing costs within southeast 
Michigan.

Year Number of 

Units

% of Total 

Number of 

Units

1999-Mar. 2000 486 1.6%

1995-19958 1,545 5.0%
1990-1994 2,531 8.2%
1980-1989 4,522 14.6%
1970-1979 12,096 39.2%
1960-1969 5,363 17.4%
1940-1959 3,580 11.6%
1939 or earlier 749 2.4%

Source: 2000 U.S. Census

AGE OF CITY OF TROY’S HOUSING STOCK



CITY OF TROY MASTER PLAN

169APPENDIX

Troy Oakland Airport 

Approach Plan

In 2006, the State of Michigan enacted a new 
Michigan Zoning Enabling Act, Public Act 110 
of 2006.  Section 203 of the Act requires that 
If a local unit of government adopts or revises 
a master plan (as they are required to do if 
they utilize zoning) after an airport layout plan 
or airport approach plan has been fi led with 
that local unit of government, the master plan 
shall incorporate that layout or approach plan.  
This appendix has been added to satisfy this 
important requirement.  The airport approach 
plan for Troy Oakland Airport is included on the 
following page . 

Appendix 1.5
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