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Exe cuti ve Su mmar y
Detroit CLICS (Commercial Land Inventory City Study)
is a study of commercial land in the City of Detroit documenting the use, condition, and design of approximately one third of all commercially zoned parcels
in the city. Detroit CLICS has two major objectives.
(1) To better inform planning and zoning processes
for commercial lands in the city so that the Zoning
Ordinance (ZO) does not undermine the vision put
forth in the city’s Master Plan (MP). (2) To share our
data with interested stakeholders and governmental
departments so that they may make more informed
decisions with regard to planning and investment
in commercial areas. As it stands, there are glaring
inconsistencies between the MP and ZO. Furthermore, the city’s involvement in the Detroit Works
Project (DWP) has increased the need for improved
information and analysis regarding commercial areas throughout the city. This type of study has not
been conducted in nearly three decades, so the Data
analysis from CLICS can add valuable content to the
discussions occurring through the Detroit Works Project as it investigates ways to restructure the city.

DETROIT
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The CLICS data gathering process began with the
creation of a methodology to ensure the survey was
done in a consistent and meaningful manner. Survey
geographies were chosen based on the priorities of
the client- the City of Detroit Planning and Development Department. Data regarding design and condition was then collected for 9,536 parcels along
commercial corridors. The data was then analyzed
and recommendations were formed for a number of
focus areas that were chosen based upon individuals’ knowledge and interests of the areas that they
surveyed. This data analysis was used to formulate
overall recommendations for the cities commercial
areas as well as to create an enriched understanding of the relationship between the ZO, MP, and DWP.

While these results varied greatly, they are a critical
component in the story of Detroit- a city built for over
two million that today is home to just over 700,000
residents. Our study has revealed that vacancy, a
lack of design consistency, and an over-abundance
of surface parking lots plague Detroit’s commercial
corridors, but it has also showed that the buildings
on commercial parcels are in relatively good condition. Additionally, our study found that the predominance of B4 General Business District zoning is overwhelming in Detroit’s Zoning Ordinance. Ultimately,
it is essential that the City of Detroit develop new
planning strategies that confront issues of decline
and one-size-fits-all zoning. Creating a unified vision
for the ZO and MP that is consistent with DWP and
confronts the realities of Detroit is the first necessary step if future planning is to be successful in this
great American city.

1. Int rodu c ti on
Detroit CLICS (Commercial Land Inventory City Study)
is a study of commercial land in the City of Detroit
documenting the use, condition, and design of approximately one third of all commercially zoned parcels in the city. It is the first study of its kind conducted at this scale in twenty-eight years. The project
was prompted by a lack of data pertaining to the use
and condition of commercial parcels in the city, as
well as inconsistencies between the use of many of
these parcels, Detroit’s Zoning Ordinance, and the
city’s current Master Plan.
Detroit CLICS developed through a partnership between the Department of Urban Studies and Planning (DUSP) at Wayne State University (WSU) and the
City of Detroit’s Planning and Development Department (P&DD). Surveying was conducted by our team,
a group 19 students in WSU’s DUSP Master of Urban
Planning capstone course. Our analysis of the survey
data and our recommendations to P&DD are found
in this report.

Detroit CLICS focuses on priority areas identified by
the City of Detroit P&DD, the Detroit Works Project,
and our own areas of interest. The priority areas consist of:
• Traditional Main Street Overlay Areas
• Major Corridor Overlay Areas
• Major Thoroughfares
• Detroit Works Project short-term demonstration
areas (New Center/North End, Hubbard Farms,
and Bagley/Palmer Woods)
In addition to the city’s priorities, our survey teams
selected areas based on local knowledge that we felt
would create a richer database and might encourage new priorities for the city’s planning efforts. See
Appendix A for more detailed information about the
CLICS study area.
We developed our survey categories under the guidance of P&DD. These categories were coded into a
smart phone application developed by Code for America. To our knowledge, this is the first time a survey
of this type has been conducted using smart phone
technology. The survey was conducted in June and
July of 2012 by six teams, each composed of three
students. Each team was assigned a specific geography. Using the smart phone application, teams drove
their designated roads and inputted data for each
commercial parcel in their assigned geography. Geographic Information System (GIS) software was used

to perform analysis of the data and generate maps
of survey areas.
Detroit CLICS has two major objectives:
• To better inform planning and zoning processes
for commercial lands in the city so that zoning
regulations do not undermine the vision put
forth in the city’s Master Plan.
• To share our data with interested stakeholders,
be they city departments, community groups,
or developers, so that they may make more
informed decisions with regard to planning and
investment in commercial areas.
Our survey is not comprehensive, but our work has
created a foundation that can be expanded upon by
the city and community groups. We recommended
plans of action within this report, based on our observations, both qualitative and quantitative, of the
conditions and uses of commercial land in the CLICS
survey area. We have provided specific recommendations for focus areas identified by survey groups
(Chapter 3.6), as well as general recommendations
for the entire survey area (Chapter 4). We hope our
recommendations will increase the profile of commercial land planning in the City of Detroit.
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2. A n O ver vi ew of Det ro i t ’ s M a s t e r P l a n , Z o n i n g O r din an c e , an d C o mme r c ial P r o p e r tie s
2.1 A Brief History of Detroit’s Master
Plan
The Master Plan (MP) for the City of Detroit began
evolving during the 1940s with its foundations approved by the Mayor and City Council.1 During this
period, the city experienced extensive growth and
planned accordingly like many other cities around the
country. In 1951, Detroit’s first MP, titled Plans for a
Finer City, was published by the City Plan Commission. This plan would shape the city’s development
for the next two decades. The public was consulted in
the 1951 MP; however, local organizations led grassroots campaigns in the 1960s to engage the city and
provide more insight for specific communities. These
proactive organizations believed in their neighborhoods and delivered recommendations to the city
compiled by private planning consulting firms. Those
recommendations were later amended into the 1973
MP.2 Permitting public input and creating recommendations for the MP in collaboration with the City of
Detroit was the start of a healthier dialogue between
the city and its citizens. The public’s participation in
the city’s planning process played an increasing role
in the 1992 and 2009 MPs.

The 1973 MP included amendments to address community issues with the original 1951 MP, but it otherwise continued the original plan’s focus on growth
management and residential development. Unfortunately, Detroit’s growth has not continued. The 1992
MP attempted to better reflect the current conditions
in the city. The PDD decided to create a more comprehensive MP than its predecessors, dividing the
city into nine sectors to better evaluate conditions
and implement recommendations. In 2009, the city
was again divided into ten neighborhood clusters to
reflect approximately 100,000 residents3 in a specific region. The MP is not a static document. It has
continued to be amended to furnish “a basic pattern
for the guidance of normal change and growth (or decline) within the city’s legal and financial capacity.”4

1

Detroit Master Plan 1973, Page 7

3

Master Plan 2009, Page 1, Executive Summary

2

Detroit Master Plan 1973, Page 7

4

Detroit Master Plan 1973, Page 11

5

Detroit Master Plan of Policies 2009, Page 1
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The current MP is based on the vision of the Land
Use Task Force (LUTF) of 1994, but the initial version
of the current MP was not submitted by PDD to City
Council until 2004 and not adopted until July 2009.5

2.2 Detroit’s Zoning Ordinance
Detroit passed its first zoning ordinance on Christmas
Eve, 1940 in the wake of the recent national housing
market crisis and economic recession. Today, Detroit
is facing more challenges than it was when its current Zoning Ordinance (ZO) went into effect on May
28, 2005. The ZO must be understood as a work in
progress. The ability to adjust the ZO is vital to its
effectiveness. The current ZO includes a process for
making amendments to the ordinance and map. It
states:
“Wherever it is deemed desirable in order to meet
the public need, promote the general welfare, conform with good zoning practice, and adhere to the
guiding principles and intent of the Master Plan and
this zoning ordinance, after report thereon by the City
Planning Commission and subject to the procedures
set forth in this division, the City Council may amend,
repeal, or add provisions in this zoning ordinance by
passage of an ordinance .”1

1

The stated purpose of the ZO is “to guide and regulate the appropriate use or development of all land in
a manner which will promote and protect the public
health, safety, and general welfare.”2 As experience
and knowledge expand, strategies to achieve this
goal change to reflect the current conditions of the
city. Detroit’s ZO, as it exists, represents the evolution of Euclidean style zoning – the predominant
style in the United States – since the publication of
the Standard Zoning Enabling Act in 1924. Euclid,
Ohio pioneered restrictive zoning as a response to
the negatives effects of increasing industrialization
and urbanization; such as, the need to protect residential and commercial areas from the nuisances
and health issues associated with industrialization.
2

The primary purpose of zoning is often to separate
functionally incompatible uses, such as residential,
commercial, and industrial. The Detroit ZO divides
the city into 29 different zoning classifications, 17 of
which are strictly residential, commercial, or industrial. The primary concern of planning in Detroit is
no longer focused on the negative affect of industrial use on residential areas. Instead, the ZO needs
to address issues related to vacant space, promote
livability, and leverage the health of its more stable
neighborhoods. As such, critics believe the continued
focus on simply zoning for the separation of uses is
overstated and do not reflect the current condition in
many of Detroit’s neighborhoods.

Detroit Zoning Ordinance 2012, Page 1

Detroit Zoning Ordinance 2012, Page 52
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The dominance of Single-Family Residential (R1) in
Detroit is clear with a quick glance at the city’s zoning map. The city is largely composed of large blocks
of single-family homes intersected by a grid of major
roads zoned for General Business (B4). The prominence of low density residential also contributes to
the city’s auto-oriented zoning. It is difficult for many
residents to travel to a commercial area from their
home without an automobile. There is a lack of mixeduse outside of the central business district. Detroit’s
zoning tradition reflects dependence on the automobile. A majority of the city is zoned for single-family
residential neighborhoods that resemble many suburban neighborhoods constructed in the same era.

Detroit’s ZO reflects a lack of focus or care. Seventysix percent of the parcels surveyed by Detroit CLICS
are zoned General Business (B4) despite the fact
that the MP often has a much more specific vision for
the areas containing those parcels. It is important for
the city to consider the current condition of its commercial corridors and zone them in accordance with
its MP. Accessibility to vibrant and functioning commercial corridors enhances quality of life. Though the
MP guides the vision of the city, amending the ZO to
conform to that vision is necessary for the city to develop in a more thoughtful way.

Table 1. Zoning Classifications in CLICS Study Area
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An Overview of Detroit’s Master Plan, Zoning Ordinance, and Commercial Properties

2.3 Detroit’s Current Master Plan
The MP’s future land use map does not address
“small-scale” decisions for areas less than ten acres;
such as the specific characteristics of residential development or the design of specific commercial and
other non-residential uses. The MP is, instead, a
broad illustration of how Detroit should grow within
its boundaries. It is envisioned as a way to guide
the broad strokes that shape the city’s “rational urban form” and to set the stage for infilling.1 The MP
points to the City’s ZO as the primary tool used to
specifically regulate the manner in which individual
properties are used and to implement the policies
recommended in the MP.2
Detroit’s current MP offers policy suggestions that
include city design, transportation, casinos, riverfront redevelopment, and retail along the city’s major thoroughfares. It also considers the importance
of neighborhood commercial thoroughfares and the
value of pedestrian oriented-development. The plan
calls for mixed-use development, particularly in the
city’s older areas, and recognizes the importance of
regional mass transit and non-motorized routes. In
support of its vision, the MP designates land use and
transportation goals to guide development in each of
the city’s ten neighborhood clusters.
1

Detroit Master Plan of Policies 2009, Page 7

2

Detroit Master Plan of Policies 2009, Page 8

Detroit’s current MP offers policy suggestions that
include city design, transportation, casinos, riverfront redevelopment, and retail along the city’s major thoroughfares. It also considers the importance
of neighborhood commercial thoroughfares and the
value of pedestrian oriented-development. The plan
calls for mixed-use development, particularly in the
city’s older areas, and recognizes the importance of
regional mass transit and non-motorized routes.3 In
support of its vision, the MP designates land use and
transportation goals to guide development in each of
the city’s ten neighborhood clusters.
A full list of the MP’s land use classifications is provided as Appendix C. It is helpful, however, to introduce the classifications most associated with CLICS
survey area in greater detail.
3

Detroit Master Plan of Policies 2009, Executive 		
Summary, Page 1

An Overview of Detroit’s Master Plan, Zoning Ordinance, and Commercial Properties

DETROIT

5
commercial land inventory city study

Commercial Areas
• Major Commercial (CM) - Area is unique to
Detroit’s Downtown and New Center; envisioned to include high-density office buildings
with ground floor retail. CM areas are generally
located along mass transit routes, are serviced
by parking on the street and in nearby structures, and are pedestrian-oriented.
• Special Commercial (CS) – Area is primarily in
Detroit’s Downtown and New Center. CS areas
include stadiums, theaters, convention centers,
casinos, restaurants, bars and other attractions. CS areas should be easily accessible by
mass transit, provide parking on the street and
in structures, and pedestrian-oriented.
• Retail Centers (CRC) – Area is automobile-oriented and typically includes big box retail and
grocery stores with adjacent parking lots.
• Neighborhood Commercial (CN) – Area is
pedestrian-oriented with wide sidewalks and
landscaped streetscapes. CN areas are usually identifiable by contiguous storefronts along
main neighborhood streets; can also include
institutional uses such as post offices and
libraries.

Mixed Use Areas, Town Centers
• Thoroughfare Commercial (CT) – Area is similar
to CN areas, but located along larger thoroughfares and thus more amendable to high traffic
volumes and auto-oriented development.4
4

Detroit Master Plan of Policies 2009, Page 61-62

In addition to the five classifications specific to commercial areas, the MP includes areas designated as
mixed use. Mixed Residential-Commercial areas
(MRC) are typically located along major thoroughfares, transportation nodes and gateways into the
city.
A Mixed-Town Center (MTC) is a major center of activity with an emphasis on pedestrian-oriented development. MTCs are similar to CN areas in the sense
that both are envisioned to include wide sidewalks,
consistent building facades, street-front access to
retail and landscaped streetscapes, but MTCs are
associated with incentives or penalties to compel
developers to improve the landscaping and façade
of a structure to bring a building in line with design
guidelines.1

1

Detroit Master Plan of Policies 2009, page 63

DETROIT

6
commercial land inventory city study
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Transportation Classifications
It is also useful to note the MP’s four classifications
related to street type. The MP divides the city’s roads
into Freeways (TF), Major Thoroughfares (TM), Secondary Thoroughfares (TS) and Local Streets (TL).
Ideally, a commercial area’s classification will correlate with the classification of the roadway traversing
it. Many of the city’s commercial areas may also be
located along Mass Transit Routes (TMT). Structures
around TMTs are ideally high density and mixed use.
Finally, there are also designated Truck Routes (TTR)
in the MP. The desirability of being located along a
TTR or a TMT will vary depending on the individual
needs of a specific business or service; however, it
is likely pedestrian activity will be more much prominent – and enjoyable – along TMTs as opposed to
TTRs. 1

1

Detroit Master Plan of Policies 2009, page 65-66
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2.4 Recommendations in the Master
Plan Related to the Zoning Ordinance
The MP does not have the authority to guarantee
the implementation of its suggested policies. The
process of applying the MP to actual conditions in
Detroit is left to the city’s ZO. The MP, however, does
provide recommendations as to how zoning should
be used and what goals it should advance. The MP
calls for zoning that alleviates land use conflicts by
strengthening and enforcing buffers between residential, commercial and industrial areas; developing
and enforcing design guidelines to improve commercial areas; strengthening regulations protecting residential areas from industrial uses, traffic, noise and
emissions.

The MP also suggests zoning remain flexible enough
to accommodate diverse uses in commercial areas.
The goal is to encourage mixed-use development,
such as lofts and live-work environments, to allow
agriculture and passive recreation areas in residential, commercial and industrial areas with significant
amounts of vacant land, and to consider performance
standards in high density areas to help improve lighting, air quality, noise levels and traffic. Finally, the
MP envisions zoning that offers incentives for high
density, mixed-use development along transit corridors (TMT), incentives to encourage additional green
space, as well as incentives to encourage public art.1

1

Detroit Master Plan of Policies 2009, Page 58-59
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2.5 The Master Plan’s Vision for City’s
Retail Corridors
In addition to general suggestions related to zoning,
the current MP proposes solutions to issues often
found in the city’s commercial corridors. Again, the
MP does not have the authority to enforce these suggestions. As a result, many are focused on recommending ways the city can direct resources and staff
to help retail areas address individual issues:

Issue Two: The potential for land use conflicts between the businesses that line a commercial corridor and the surrounding residential area - The MP expresses concern that issues between different areas
can “aggravate community relations and impair the
development of a livable community and a vibrant
business environment.” 2

Issue One: The physical state of Detroit’s commercial
corridors – The MP suggests that, “while many of the
city’s commercial areas contain viable businesses,”1
a lack of accessibility and the generally poor appearance of many commercial parcels discourage customers and new business owners from utilizing a
commercial area.

The MP recommends zoning to control the number
of establishments that serve liquor, eliminate the
impact of adult-oriented businesses on surrounding
residential areas, schools and institutions, as well as
encouraging buffering requirements to control the
impact of commercial sectors on residential areas.

The MP recommends the removal of graffiti and
blight, the development of design guidelines for façade and landscape, as well as streetscape improvements for targeted commercial areas. The MP also
suggests assisting ethnic retail districts attract visitors and capitalize on the potential for tourism. It
also encourages the development of transit and pedestrian links between business districts, efforts to
minimize parking issues on surrounding residential
areas, and the development of funding strategies for
improvement districts.
1

Detroit Master Plan of Policies 2009, Page 52

The MP proposes supporting local businesses by
strategically allocating city staff and resources to assist local business owners, encouraging local colleges and universities to offer career training services,
supporting community-based entrepreneurial programs and targeting assistance to support minority
and women owned businesses. The MP also suggests utilizing tax and other incentives to attract businesses and strengthen existing business in targeted
areas, as well as the development of promotional
material to advertise specific commercial areas as
a whole. Finally, the MP encourages the continued
examination and use of new methods to continue improving the city’s neighborhoods.

Issue Three: The harm of real and perceived crime
on local business attraction and retention – The MP
suggests even the perception of crime can discourage new businesses and customers from visiting a
commercial area.
The MP recommends commercial centers to establish local crime watch efforts with local police and
residents as well as the promotion of crime prevention through urban design.

2

Detroit Master Plan of Policies 2009, Page 53
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3 . C LICS Su r vey Meth o do l o gy

The survey area included every commercially zoned
parcel within the city limits of Detroit but was narrowed down to priority areas determined by PDD
and areas of interest by survey teams due to time
constraints. This section will discuss the criteria considered when deciding which parcels to survey, how
that determination was made, the materials and applications used to conduct the survey, the procedure
created to collect and display the survey data. It will
also share the challenges and limitations we encountered collecting and analyzing our data. The purpose
of this section is to ensure transparency between
those who collected the data and those utilizing the
data; also, to provide a guide for other public, private
and nonprofit entities that may have an interest in
conducting a similar land use survey.

Figure 1. Building on W. Warren in “Demolish” Condition
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3.1 Focus of Study: Commercial Land
in the City of Detroit
WSU students enrolled in the 2012 MUP Capstone
Course acted as consultants to the City of Detroit
in order to inventory the use of each parcel of land
along the city’s main commercial corridors. Students also considered the condition of the land or
any structures on each parcel. Students met with
faculty from the WSU DUSP, as well as city planners
and representatives of local organizations to develop
a working definition of commercial land use.
Given a sixteen week timeline to complete the survey
and report, priority areas were chosen by the class to
be completed. The class chose to complete a survey
of each parcel located on Michigan Avenue, Gratiot
Avenue, Grand Rive Avenue, Jefferson Avenue and
Woodward Avenue

Five main commercial corridors were chosen as obvious starting points. Additional corridors were assigned to survey teams that completed their respective corridor early. For a full description of the CLICS
survey area, see Appendix B. Each commercial corridor studied contains parcels with residential uses,
industrial uses, parking lots, empty lots, etc. Not
all of the land that lies on commercial corridors is
zoned for commercial use. Nevertheless, all of the
land along commercial corridors in the CLICS area
was surveyed.

DETROIT
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3.2 Survey Technology

Figure 2. CFA Application Screen Shots

The materials used to complete the survey consisted
of the Code for America (CFA) Neighborhood Data
Collector survey application, smart phones, automobiles, Microsoft Office, and Geographic Information
Systems (GIS).
Survey data on individual parcels was inputed into
the smart phone application developed by CFA, which
utilized the City Assessor’s GIS parcel shape file.
The survey was primarily conducted by driving through
designated geographies. The CFA application allowed survey teams to view a map of Detroit with the
commercial parcels highlighted. Individual parcels
could then be selected on a smart phone. When a
parcel was selected, a drop down menu would appear allowing a coder to record the use and condition
of each parcel. Microsoft Office and GIS were used to
process, analyze, and display the data collected. In
some cases, the land was surveyed manually using
paper maps and the data was later entered through
the CFA website. CFA employees attended class sessions and accompanied survey teams on trial runs,
and CFA was available throughout the project to provide technical support.

DETROIT
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CLICS Survey Methodology

3.3 Survey Categories
Survey categories were created by WSU capstone
students in consultation with PDD. CFA designed an
application that allowed coders to locate their present location on a map, select an individual parcel
and code the parcel accordingly. When a parcel was
selected, a drop down menu would appear with a list
of options (a full list of the survey hierarchy is available in Appendix B). These options included:

Each survey team coded parcels according to a list
of definitions that was created by a team of students
and PDD staff (found in Appendix B). The definitions were developed through several meetings with
staff, faculty and students. Furthermore, a methodology document was created to guide survey teams
in the field (also in Appendix B). The definitions and
methodology were arrived at by consulting the City of

Detroit’s ZO definitions and other organizations that
conducted other parcel surveys in Detroit, such as
Data Driven Detroit (D3) and the Lower Eastside Action Plan (LEAP).

• What is on site
• What the land is used for

Table 2. CLICS Selection Criteria

• Whether or not it is occupied
• Whether the land is automobile or pedestrian
oriented
• The condition of the property
• The general condition of the property
The application also allowed coders to identify parcels with residential space above the ground floor
uses and allowed them to add additional land uses
if an individual parcel consisted of “multiple codes.”
The survey application allowed the for the imputation
of quite specific data. For example, clicking on the
“retail” option would bring up an additional menu enabling the coder to identify the specific type of retail
uses existing on the parcel (auto parts, grocery store,
hardware store, etc.).
DETROIT
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3.4 Survey Procedure
Survey teams consisted of three people: a driver and
two coders. Teams were designated priority areas
to survey. Areas varied in size and design, but were
each quite expansive. Automobiles were necessary
to conduct the survey at this scale, though some parcels were surveyed on footbwhen this method proved
more efficient. Driving (or walking) along the roads of
designation areas, two coders used the CFA application on personal smart phones to code parcels outlined on a map. Using street addresses and intersections to help identify the parcels, coders could select
the parcel and record findings directly through the
CFA application. The survey teams averaged 66.7
parcels per hour per car in the early stages of surveying, but the pace quickened to 90-100 parcels per
hour per car as teams became practiced. Signage,
local knowledge, architectural design, and product or
service display helped us determine the use(s) of a
parcel. Accessory uses, for example, a convenience
store at a gas station were not surveyed, though multiple businesses on one parcel (often found within
strip malls) were surveyed as multiple-codes.
Figure 3. Good Condition, Pedestrian-Oriented Buildings in W. Vernor TMS Area

After a parcel was coded, the data instantly uploaded to an online database. From there it was downloaded, analyzed, and prepared for presentation by a
designated team that specialized in Microsoft Excel
and GIS.
DETROIT
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3.5 Challenges and Limitations
Data Collection
While conducting the survey, each team encountered
various issues with the application technology. The
bukket points below highlight some of the recurring
issues that the survey teams faced.
Smart Phone Application Issues
• Issues included not being able to track survey
progress, the satellite image failing to display,
definitions not being included on the menu,
and difficulty recording the design of a building
(e.g. auto/pedestrian- orientation, residential
above, condition). We promptly alerted CFA of
issues with the application, who would correct
the issue within 24-48 hours, but we still had to
correct several parcels’ data regarding design
by using the street view function of Google
Maps.
• Additional data errors (that were eventually
corrected) were due to multiple entries from recent exported files, upload errors, application
glitches, multi-code discrepancies.

• The number of parcels in a given area is often
inconsistent with the size of its current development (e.g. strip malls, national chain pharmacies and, large condominiums). In other words,
a single building could include multiple parcels.
We coded each individual parcel as the same
use, which has somewhat skewed our data. For
example, if a new pharmacy was constructed
on four parcels that were not consolidated, it is
likely represented as four pharmacies (one for
each parcel), as opposed to a single business.
• Mismatches occured between parcel information supplied by the City and CFA.

• Condition of empty lots was determined quite
subjectively. A lot that was strewn with debris might be considered in poor condition,
as might an overgrown lot, which, after being
mowed, could be considered in good condition.
• Our survey is only a reflection of commercial
activity and use at the time each area was surveyed. It is possible certain corridors are more
active at night or on days when we did not survey (e.g. Sunday). It was difficult to confidently
categorize some parcels as vacant given the
activity (or lack thereof) in the one particular
moment it was surveyed.

• We were very conservative in when we recommended a building for demolition. This accounts for the low number of buildings recommended for demolition in our results. It is likely
more buildings should be condemned rather
than rehabilitated, but it is difficult to make
this judgment when only viewing the exterior of
buildings from a car.
• Our survey did not catalog parking lots that
were secondary uses on commercial parcels,
so the actual number of parking lots in the
City’s commercial corridors is likely higher than
the already significant amount surveyed.
DETROIT
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Surveying Without a Smartphone – Mazumder’s
Method
Most survey data was gathered using the methodology based on the applications developed by CFA.
However, the application is not currently compatible
with Microsoft Windows Mobile Operating Systems.
Consequently, one survey team found itself without
a working smartphone for several days. In response,
they created a hybrid data collection system.
This system, called Mazumder’s Method, is based
on manually combining Google Earth maps with the
parcel maps from the City of Detroit before recording
and inputting data. The process involves four steps:

1. Prior to surveying, the team printed out the
selected survey areas/streets from Google
Streets (often taping the pieces of paper
together so they visually mirrored the desired
travel route of that day’s survey).
2. The city parcel outlines were hand drawn onto
the printouts and the parcel numbers written
in, with the help of both Google Earth map and
online map from CFA.
3. Handwritten notes were made in a notebook
during actual surveying indicating each numbered parcel’s category definitions.
4. After an area was surveyed the hand written
data was input into the CFA database.
This multi-step process was more time consuming
than the mobile coding process, but the on-street
windshield coding was quicker, and was easily done
by two people. Mazumder’s Method can be used by
any group that wants to do the kind of parcel surveying done by the CLICS survey teams but do not have
access to a smartphone.
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Issue with Data Collected
In both the mobile coding and Mazumder’s Method
approaches, the data collected was not “clean.” In
order to be processed, it needed to be saved as a DBF
file that allows text to be saved as data. Though the
CSV format, in which the exported data were stored,
is a common form of data storage, it was far more difficult to work with text variables in this format as CSV
files do not recognize text variables. Consequently,
CVS stores all fields as quantitative data unless they
are clearly qualitative (e.g. Parcel IDs were stored as
quantitative even though they contained elements of
text, and were entered as such in GIS). Further development of this application and how data are stored
and retrieved should store the data gathered from
these surveys into a DBF format rather than a CSV.

Survey teams also experienced significant issues of
incompatibility between the different shape-files provided by the city to the CLICS GIS team. CLICS requested this information in order to incorporate the
current land use along with the city’s zoning map and
master plan. The shape-file provided, however, was
inconsistent with the shape-file used to develop the
application (which was based on data from the Assessor’s Office). This issue significantly delayed both
the processing and analysis of the data collected.
When using this application in future studies, it is essential for all parties to ensure that the data used to
develop the application is the same that is forwarded
to the group gathering and analyzing the data.

DETROIT
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4. C LICS Su r vey F i n di n g s

The following is a descriptive summary of results
found by Detroit CLICS. The results are categorized
by the city as a whole and by geography; traditional
main streets, Detroit Works Demonstration Areas,
major corridors, and major thoroughfares. Geography boundaries are defined in the methodology
(Chapter 2). Notable features identified geography
are indicated below and a summary of total results
can be found in Appendix E.
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4.1 Findings for CLICS Area
A total of 9,538 commercial parcels were sampled
for this survey, which accounts for roughly a third of
all commercial parcels in the City of Detroit (table x).
A majority of parcels had a standing building with a
single business onsite, 57.3 percent (5,468). A fifth
(1,891) of parcels are parking lots and 17.9 percent
(1,711) are empty lots. The remaining parcels are
identified as multiple codes or parks. Of the parcels
with buildings we surveyed, a quarter (1,477) are
classified as probably vacant or vacant/abandoned.
Just over half of the parcels (54 percent, 5,147) either contain no buildings or contain a building that is
either probably vacant or vacant/abandoned. A majority of parcels with buildings are occupied or probably occupied (62.1 percent, 3,642 and 12.7 percent,
747, respectively). This figure does not account for a
nominal number of businesses that operate on parking lots or empty lots (ex. paid parking, cell phone
tower, and billboard).

Parcels with empty lots had the greatest percentage
in fair and poor condition (35.8 percent, 613 and
31.6 percent, 540). A small number of structures,
both multi-code and one business, need to demolished, 1.5 percent (86) and nearly a fifth are in fair
condition (1,135). In addition, 1.3 percent (75) of
buildings are fire damaged and 4.4 percent (256)
are vacant, open, and dangerous. These results show
that a majority of buildings are in good condition or
require only moderate repairs.

A majority of parcels are in good condition (65.1 percent, 6,214). An even greater number of buildings
with a single business on site or that are multi-coded
buildings are in good condition (71.7 percent, 3,923
and 78.4 percent, 312, respectively). Additionally, a
majority of parking lots and parks are in good condition (76 percent, 1,441 and 79.7 percent, 51, respectively).

A quarter of parcels with a building on-site are autooriented (1,465) and the remainder are pedestrianoriented.

Figure 4. CLICS Study Area

The number of uses exceeds the number of parcels
within our survey, since multi code recorded multiple
uses within a single parcel. Accounting for multi code
buildings, there are a total of 10,074 uses of which
55 percent (5,537) are in buildings with known uses.
A majority of buildings with known uses are retail and
service (30 percent, 1,659 and 32.1 percent, 1,775,
respectively).

Table 3. Use by Type: CLICS Area
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4.2 Findings for Detroit Works Project
Demonstration Areas
Slightly more than a quarter of parcels (2,545) surveyed are located in the Detroit Works Project Demonstration Areas (Table 5). A majority of the parcels
had a building on site, 62.2 percent (1,582). Nearly
an equal number of parcels are parking lots, (18.6
percent, 473) and empty lots (18.1 percent, 461).
Compared to the total survey results, there are fewer
probably vacant and vacant/abandoned parcels with
a building in the DWP demonstration areas (17.8 percent, 282). Additionally, just less than half of parcels
have no building or a building that is probably vacant
or vacant/abandoned. Three-quarters of buildings
are occupied (1,189) which is more than 10 percent
higher than overall results.
Nearly 70 percent of parcels are in good condition
(1,772). A majority of parcels with a building on site
are in good condition (79.8 percent, 1,263). Parcels
with a park or parking-lot also are most often in good
condition (75.9 percent, 22 and 75.7 percent, 358,
respectively).

Parcels with empty lots had the highest percentage
of both fair and poor condition (38.6, 178, percent
and 32 percent, 148, respectively). A small number
of buildings on parcels are in poor condition or in
need of demolition (5.1 percent, 80 and 1.6 percent,
26, respectively). Only 1.8 percent (28) of buildings
is fire damaged and 2.6 percent (41) are vacant,
open, and dangerous.
There are a total of 2,732 uses when multi-coded
buildings are broken down by use. Due to limitations
in our data only the first two uses could be extracted
for multi-use, accounting for 97 percent (2,650) of all
uses. There are a total of 1,541 first two known uses,
excluding parking, parks, and empty lots. Of these,
the most prevalent use is residential, 30 percent
(463) which is 20 percent higher than overall results.
In addition, 25.8 percent (398) are service and 22.6
percent (348) are retail. A majority of service uses
are unknown, 29.4 percent (117) and nearly a fifth of
services are salon and motor-vehicle services (19.6
percent, 78, and 18.8 percent, 75, respectively).
Roughly half of retail uses are other (178) and 12.6
percent (44) are grocery stores.

Table 4. Detroit Works Project Study Areas

Table 5. Site by Type: Detroit Works Project Areas
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4.3 Findings for Traditional Main Street
Overlay Areas
There are 2,321 parcels surveyed in the main street
overlay area (Table 6). The parcels in this area account for 24.3 of all parcels surveyed. A majority
of parcels have a building on the site, including a
building with one use and multi-coded, 57.9 percent
(1,344). The percentage of parking lots in the traditional main street overlay is roughly 10 percent higher than overall areas at 29.6 percent (687). Furthermore, the area has a 6 percent lower percentage of
empty lots than overall areas at 11.4 percent (264).
Parcels with buildings on site had a probably vacant
and vacant/abandoned of 22.6 percent (304). More
than half of the parcels (1,281) contain no building
or have a building that is probably or vacant/abandoned. A majority of parcels with a building are occupied or probably occupied (68.5 percent, 921 and
8.9 percent, 119, respectively).
A majority of parcels are in good condition (73.7 percent, 1710), which is 8 percent higher than overall
areas. More than three quarters of parcels with a
single business or that are multi-coded are in good
condition (76.1 percent, 100 and 76.3 percent, 923,
respectively). Parcels with a park or parking lot have
a higher percentage of good condition than overall
areas (92.3 percent, 24 and 85.4 percent, 587, respectively).

Parcels with empty lots are mostly in fair or poor
condition (31.4 percent, 83 and 27.7 percent, 73).
Less than one percent of parcels with buildings, both
multi-code and one business need to be demolished
(0.7 percent, 9) and 16.4 percent (220) are in fair
condition. Additionally, 0.5 percent (7) of parcels
with buildings are fire damaged and 2.3 percent (31)
are vacant, opened, and dangerous.
There are a total of 2,544 uses when accounting for
multi-coded buildings. The first two uses were extracted, which is 95.9 percent (2,439) of total uses.
There are 1,304 first two known uses, excluding
parks, empty lots and parking lots. Of these retail
and service are the most frequent use (27.8 percent,
363 and 31.4 percent, 409, respectively.
A majority of parcels with buildings are pedestrianoriented, 81 percent (1,088) and 19 percent (256)
are auto-oriented.

Figure 5. Traditional Main Street Study Areas

Table 6. Site by Type - Traditional Main Street Areas
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4.4 Findings for Major Corridor Overlay
Areas
There are 4,762 parcels surveyed in the major corridor overlay area (Table 7). The parcels surveyed
from this area account for nearly half of all parcels
surveyed. A majority of the parcels have a building
on site 60 percent (2858). Additionally, 23.3 percent
(1,110) of parcels are parking lots and 16.17 percent
are empty lots (770). Slightly more than a quarter of
parcels (740) with buildings are probably vacant or
vacant/abandoned. More than half of parcels either
contain no building or have a building that is probably vacant or vacant/abandoned (2,644). A majority
of buildings are occupied or probably occupied (59.5
percent, 1,701 and 14.6 percent, 417 respectively).
These figures are similar to results found for the entire study area.
A majority of parcels with buildings, parks and parking lots are in good condition. Parcels with a building
and single business have a slightly lower percentage
(67.4 percent, 1,789) of good condition than overall
results. Multi-coded buildings on parcels are in good
condition more frequently than a single business
(78.3 percent, 159). Additionally, parks and parking
lots are most often in good condition (75 percent, 18
and 76.3 percent, 847, respectively).

Parcels with empty lots are most often in fair or poor
condition (38.2 percent, 294 and 30 percent, 231,
respectively). Parcels with a building, both multi code
and one business, need to be demolished 1.2 percent (34), and 23 percent (656) are in fair condition.
Furthermore, 0.9 (25) percent are fire damaged and
5 percent (142) are vacant, open, and dangerous.
There are a total of 5,103 uses accounted in all of
the surveyed parcels in major corridor overlay areas. The following data represents 96.6 percent of
the total uses found in this area, accounting for only
the first two uses in multi-coded buildings. There are
3,022 first, two known uses, excluding parks, empty
lots, and parking lots. Of these, retail and service are
the most frequent use (32.4 percent, 841 and 35.2
percent, 916, respectively).

Figure 6. Major Corridors Study Areas

Table 7. Site by Type - Major Corridors
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4.5 Findings for Major Thoroughfare
Areas
There are 484 parcels surveyed in the major thoroughfares area (Table 8), accounting for 5.1 percent
of all parcels surveyed. Three quarters of parcels
have a parcel with a building (362), which is more
than 10 percent higher than overall results. Major
thoroughfares also have a lower percentage of parking lots and empty lots than the overall areas (12.8
percent, 58, and 12 percent, 62, respectively). Of the
parcels with buildings, 30.1 percent (109) are probably vacant or vacant/abandoned. Nearly half of parcels either have no building or have a building that
is probably vacant or vacant/abandoned. A majority
of parcels with buildings are occupied or probably
occupied (47.8 percent, 173 and 22.1 percent, 80,
respectively).

Parcels with empty-lots have the highest percentage
of fair and poor condition (58.6 percent, 34 and 12.1
percent, 7, respectively). Only one parcel with a building needs to be demolished and 19.1 percent (69)
are in fair condition. Additionally, 1.4 percent (5) of
buildings are fire damaged and 2.5 percent (9) are
vacant, open, and dangerous.

A majority of parcels are in good condition (70.5 percent, 341) which is 5 percent higher than overall areas. A greater proportion of buildings with a single
business or that are multi-coded are in good condition (74.9 percent, 254 and 87 percent, 20, respectively). All parks are in good condition (2) and 77.4
percent (48) of parking-lots are also in good condition.

A majority of parcels with buildings are pedestrianoriented, 73.5 percent (266) and 26.5 percent (96)
are auto-oriented.

There are a total of x uses, when including multi-coded buildings. The first two uses are extracted, which
accounts for x percent of all uses (498). There are a
total of 309 first two known uses, excluding parks,
parking-lots, and empty lots. Of these, service and
retail are the most frequent use (28.5 percent, 88
and 35.6 percent, 110, respectively).

Figure 7. Major Thoroughfare Study Areas

Table 8. Site by Type - Major Thoroughfares
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5 . C LICS F oc u s Ar ea s

This section examines quantitative as well as qualitative characteristics of 10 focus areas in the City. The
focus areas surveyed were selected based on the
data collected along the city’s main commercial corridors, thoroughfares and its traditional main street
areas, as well as the personal interests of each survey team. The focus areas consist of: East Warren
Business District, West Warren (Greenfield to Rouge
Park), Gratiot Avenue/Eastern Market District, a
more detailed look at Grand River Avenue (Meyer to
West Grand Boulevard), Chaldean Town (7 Mile from
Woodward Avenue to John R), Conant (Hamtramck
to Outer Drive), Livernois (8 Mile to the Lodge Freeway), Michigan Avenue, Midtown/New Center Detroit
Works Demonstration Area, and West Vernor Highway. This section will provide a closer analysis of the
qualitative and quantitative characteristics of these
focus areas, such as aspects of design, activity, and
traffic. It will also propose specific recommendations
for each section.
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5.1 East Warren Business District
East Warren Business District (EWBD) is a major corridor along Warren Avenue west from Devonshire to
Detroit’s border with Grosse Pointe Farms (Grosse
Pointe) at the intersection of Warren and Mack Avenue. We surveyed 216 parcels in the EWBD. The
EWBD e corridor’s parcels are in good condition.
Nearly 84 percent of the parcels are in good condition. Less than one percent of the parcels are categorized in poor condition. 61 percent (131) of the
buildings in the corridor appear to be occupied or
probably occupied. Conversely, 26 percent (57) of
the parcels appear to be vacant or probably vacant.
This is in line with the vacancy rate for the total parcels surveyed in major corridors throughout the city.

Legend
Condition
Poor
Demolish
Parcel Site
Building (s)

The buildings along the EWBD provide a variety of
retail and service options. A plurality of the corridor’s
storefronts, nearly 34 percent, offers a service; including legal and medical offices, automotive repair,
barbers. 23 percent of the occupied businesses in
the EWBD are retail; including bike shops, hardware
stores, grocers. Less than 3percent (6) of the parcels surveyed are liquor stores. Diversity of use is
a feature throughout the EWBD. However, the quality of corridor’s structures, it’s landscaping and the
number of professional services offered increase as
the corridor approaches Grosse Pointe.

Multiple Codes
Park
Parking Lot
Empty Lot

Source: SEMCOG and City of Detroit GIS Library
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Figure 8. Site by Type and Condition on E. Warren

Table 9. E. Warren: Condition and Vacancy of Buildings
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The EWBD’s proximity to Grosse Pointe likely contributes to the corridor’s relatively high levels of activity
and occupancy. It may also help account for the diversity of commercial uses; particularly the increase
in professional services available in the eastern part
of the EWBD. The area of Warren in Grosse Pointe,
immediately across the border with Detroit, is similar in design to the EWBD. Buildings are generally
no more than two stories. There are restaurants and
small retail fronted by sidewalks with planter boxes
and shaded by trees. It does, however, become noticeably better maintained and active. Storefronts are
well landscaped; there is pedestrian activity around
sidewalk patios. The EWBD can draw from this activity. The commercial areas along Warren in Grosse
Pointe can contribute to the critical mass of shoppers crucial to the success of any commercial area.

There is currently no need for additional parking in
the EWBD as drivers can easily find a space along
the street and in the corridor’s ample off street parking; nearly 11 percent of the parcels surveyed in the
EWBD are exclusively used for parking.
Nearly 97 percent (210) of the parcels surveyed in the
EWBD fall within an area classified in Detroit’s Master Plan as Neighborhood Commercial (CN). Four are
classified as Low Density Residential (RL) and one is
designated Recreation (PRC). Likewise, 93 percent

(202) of the parcels are zoned B4. B4 zoning comfortably allows the commercial activity of the EWBD’s
storefronts. In fact, it is an unnecessarily intense zoning classification for an area envisioned by the MP
– and in reality – as a neighborhood shopping area.
This is emphasized by the number of pedestrian-oriented structures in the EWBD. Over 70 percent (157)
of the corridor’s buildings are pedestrian-oriented.

The effect of Grosse Pointe is apparent in the stretch
of the EWBD close to its border. The western part of
the EWBD includes storefronts that are clearly vacant and stretches of inactivity; however, it is secure
and has not been vandalized. The parcels generally
are in good condition, but the eastern portion of the
EWBD would benefit from efforts to improve landscaping and the façade of its structures. Despite the
pedestrian orientation of much of the EWBD, pedestrian activity is fairly light along the corridor. There is
a fairly high level of automobile traffic along Warren.
DETROIT
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Figure 9. Storefronts on E. Warren

CLICS Focus Areas

Recommendations
The EWBD is a relatively healthy corridor, but it still
struggles with vacancy and would benefit from improvements to its landscaping, lighting, and the façade of its structures. The DWP has targeted the
area surrounding the EWBD as an area for investment (table X.). Efforts to encourage new business
along in the EWBD will be more successful if the city
is able to market the corridor as an attractive and
safe shopping destination. The city should target
the EWBD for improvements such as flower boxes,
benches, incentives to improve building facades,
lighting and signage.
Improvements to Warren Avenue itself can also have
an impact. Currently, the street is designed for higher
levels of automotive traffic than necessary. Reducing
the number of automotive lanes in favor of bike lanes
and better-defined street parking will encourage biking in the area, particularly given the EWBD’s location along a major corridor between Grosse Pointe
and Midtown Detroit. Better defined parking along
the street and the slower traffic speeds associated
with fewer automotive lanes, will also work to slow
the traffic through the EWBD. This not only makes
the area more pedestrian-friendly, but also gives
passing drivers an improved chance of noticing the
businesses along the corridor and then being able to
park to visit.

It is important for the City of Detroit to ensure the ZO
helps ensure the MP’s vision of the EWBD. The DWP
has designated the area surrounding the EWBD as a
place the City of Detroit should target for investment.
Incentives to attract businesses to the EWBD’s useable vacant space will clearly be beneficial to the corridor. A concern, however, is that the city’s current
ZO has much of the corridor zoned B4. This is an
unnecessarily intense classification for an area envisioned in the MP as a Neighborhood Commercial
area. Unless its zoning is reduced, the EWBD could
develop in a way that ruins the desired pedestrianoriented, neighborhood feel. It is suggested that the
city consider rezoning much of the area as Neighborhood and Local Business (B2).
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5.2 West Warren Focus Area
This stretch of West Warren Avenue is located on the
peninsula of Detroit that juts into Dearborn and Dearborn Heights. The commercial strip along this stretch
of West Warren is contiguous between Dearborn and
Detroit. General conditions (aesthetics, façades, and
sidewalks) change when Warren transitions between
Dearborn and Detroit, becoming less orderly as you
move into the city.
The Dearborn stretch appears better maintained,
though the core character of both areas is similar.
Despite its noticeable lack of maintenance, 89.1 percent of West Warren’s commercial buildings in Detroit were found to be in good condition, and 79.6
percent of commercial buildings are occupied or
probably occupied. 82.4 percent of parcels containing buildings surveyed in this area are pedestrianoriented in design. The area originally developed in
a pedestrian-oriented manner, but new construction
often takes the form of auto-oriented strip malls,
likely due to the fact that all 272 commercial parcels
along this stretch of West Warren are zoned as General Business (B4).
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Source: SEMCOG and City of Detroit GIS Library
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Figure 10. Site by Type and Condition on W. Warren

Table 10. W. Warren - Condition and Vacancy of Buildings
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This zoning is contradictory to the MP’s designation
of the area as Neighborhood Commercial area. The
zoning ordinance deems B4 zoning as appropriate
for business and commercial uses typically found on
a major thoroughfare (e.g. automobile oriented commercial uses). A neighborhood commercial district,
as defined by the MP, however, “generally consist of
a large collection of contiguous storefronts along a
street or streets” and is “pedestrian oriented.” For
the MP’s recommendations to be truly actionable,
the zoning of West Warren needs to be changed, ideally to Local Business and Residential District (B2).
Legend

The pedestrian-orientation of the area is undermined
by the prevalence of surface parking lots. Existing
businesses have seen fit to convert vacant parcels
into parking lots to better accommodate customers. This survey area has relatively few empty lots
when compared to the entire CLICS survey area (3.9
percent vs. 17.7percent of parcels), though it has a
slightly higher proportion of parking lots (21.1 percent vs. 19.6 percent). A significant number of parcels contained parking lots as ancillary uses to commercial buildings, even if the building themselves
were pedestrian oriented, but these ancillary parking
lots were not included in our totals.

Building with Residential Above

Source: SEMCOG and City of Detroit GIS Library
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Figure 11. W. Warren - Buildings with Residential Above

The roadway throughout this section of West Warren generally consists of four lanes of traffic with illdefined parking in the right lanes. Crosswalks lack
striping and signals. The sidewalks are mostly in poor
condition, as are the areas between sidewalks and
roadways.
The presence of second story residential units is
greater along this stretch of West Warren than on
many of the areas in our survey (17.5 percent of

CLICS Focus Areas

0

buildings on West Warren have the potential for residential units above ground floor commercial uses,
whereas only 11.3 percent of buildings in the entire
CLICS survey area had second story residential). To
enhance the area’s main street feel, the city should
adopt policies that encourage the development of
second story residential units above ground floor retail shops.
DETROIT

29
commercial land inventory city study

Recommendations
Based on our qualitative observations and data collection along West Warren, we have formulated some
general recommendations for strengthening the
commercial district in the area. Like in Dearborn, the
commercial strip in Detroit is populated with a variety
of ethnic businesses. Arabic script is found on business signage up and down the street. As West Warren is home to a concentration ethnic retailer and the
surrounding neighborhoods are home to a significant
immigrant population that is primarily Arab, the city
could promote the area as an ethnic neighborhood
destination much like Mexican Town. Efforts should
be made, in coordination with the city of Dearborn,
to attract non-residents to neighborhood businesses.
Indeed, better coordination of planning efforts with
the city of Dearborn would promote the attractiveness and coherence of the commercial district that
is contiguous between both municipalities. An example of this could be the installation of pedestrian
oriented lighting in the Detroit section that is similar to that which exists in Dearborn. Rezoning to B2
would better align development in the Detroit section
with that in Dearborn, which is zoned as a Community Business District. With such good overall building
conditions in the area, West Warren would benefit
from façade improvement programs, which are recommended in the current MP.

Figure 12. Businesses catering to the Arab Population on W. Warren

Lastly, if parking were better defined on the street
with striping and signage, the perceived need for surface lots might be reduced and the pedestrian orientation of structures would be enhanced. This would
also help to calm automobile traffic on West Warren,
which appeared to exceed speed limits and make it
difficult for pedestrians to cross the street.
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5.3 Gratiot Corridor (I-75 to 8 Mile)/
Eastern Market
Within the Gratiot corridor, 792 commercial parcels
were surveyed between I-375 and Eight Mile Road.
38 percent (302) of the parcels with buildings were
classified as occupied or probably occupied. Roughly 22 percent (174) of the commercial buildings are
vacant or possibly vacant. 54 percent (431) of the
parcels appeared to be in good condition. 16 percent (125) of the parcels were listed in poor condition. Only nine of the parcels are recommended for
demolition.
The area surveyed in the Eastern Market District
is spatially compact, with only 48 commercial parcels, intermixed with industrial parcels. The specified streets surveyed in the area of Eastern Market
include Russell, Division, Wilkins, Winder, Adelaide,
South Gratiot, Riopelle, Alfred, Market, Orleans, and
Service. 83 percent of the buildings were occupied
and 6 percent were probably occupied. No poor or
demolished commercial buildings remain, which is of
not surprising. Eastern Market attracts about 45,000
visitors every Saturday during growing season, is the
site of many popular restaurants and shops, and has
just received $10 million from the US Department of
Transportation to make vital improvements. 79 percent of the buildings are listed in good condition, and
20 percent are listed in fair condition.

Nearly 13 percent (105) of the parcels surveyed in
the Gratiot corridor are classified as Neighborhood
Commercial (CN) in Detroit’s Master Plan. About 63
percent (499) of the parcels in the corridor are classified as Thoroughfare Commercial (CT). The majority of the buildings on the corridor of Gratiot were in
close proximity of each other, resulting in more pedestrian-oriented parcels, due to the lack of space
for parking. 69 percent (392) of the buildings were
considered pedestrian oriented, while only 31 percent (177) were auto oriented. In the Eastern Market
District, all 48 parcels are categorized as distribution
in the MP. Nearly 80 percent of the buildings in the
district are considered pedestrian-oriented, while
only 20 percent of the commercial buildings are auto-oriented.

The Gratiot corridor provides a range of options for
customers looking to shop or dine. 23 percent (178)
of the commercial parcels were identified as retail,
while nearly 5 percent (42) parcels were identified
as restaurants. Future developments for more dining
options would help balance the retail to dining ratio.
Currently 43 percent (18) of the restaurants have a
drive-through and six are labeled as bars. Retail options are dominated (17 percent) by motor vehicle
related sales, 90 parcels are designated other, 19 liquor stores, 16 gas stations, 9 health stores, 8 hardware stores, and 6 grocery stores. Gratiot also offers
various service options, about 20 percent (154) are
considered service commercial units with the majority being auto service related at 33 percent, 28 percent classified as other, and 20 percent as salon. In
addition, 10 parcels were identified as medical service, 9 as drycleaners, 8 banks, 2 general entertainments and 1 hotel/motel.

Table 11. Gratiot and Eastern Market - Occupancy and Condition
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The specified streets surveyed in the Eastern Market
included numerous shopping options for customers.
About 60 percent (29) of the buildings are coded as
retail. Only 10 percent (5) of the buildings were identified as restaurants in the specified district within
the Eastern Market. Over the past few years, Eastern
Market has seen significant investment, which has
strengthened its core by providing a variety of options for visitors. The district has many assets; however one visual piece that is missing is lack of green
space. The district suffers one setback, which is the
difficulty of connectivity from almost all methods of
transportation. It is awkwardly jammed between Gratiot and I-75, while the Dequindre Cut ends prematurely without any safe access for cyclists or pedestrians to enter the market. Providing bike lanes within
Eastern Market would allow cyclists an opportunity to
have a great experience without having to compete
with vehicles.
Gratiot near I-75 and the I-375 interchange could
also use an easier form of connectivity. The traffic
and street signage are clustered together which can
create a bottleneck and can become very confusing.
Clear and concise signage illustrating to traffic how
to properly enter the market off of Gratiot and I-75
may alleviate traffic congestion and create a better
flow of traffic within the district.

Motor Vehicle Sales
Motor Vehicle Repair/Service

Sources: SEMCOG and City of Detroit GIS Library
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Figure 13. Motor Vehicle Sales and Repair Businesses along Gratiot

DETROIT

32
commercial land inventory city study

Legend

CLICS Focus Areas

Recommendations
The Gratiot corridor and Eastern Market district have
their share of planning issues, but they also have
some great qualities. These qualities consist of new
developments, mixed use commercial units, unique
characteristics surrounding the commercial units.
The corridor provides a lot in terms of transportation
as a major thoroughfare in Detroit, a connection to
I-94, I-375, Coleman A Young airport, and the Dequindre Cut. A new development is being built at
Gratiot and French Rd. The façade of the buildings
are well kept as you travel towards the Eastern Market area. There is also decorative lighting located on
numerous buildings throughout the Gratiot corridor.

Looking at the entire Gratiot corridor and Eastern
Market, the traffic patterns may not currently require
six lanes of traffic. It may be beneficial to the corridor
as a whole to look into closing one lane of traffic each
way, create a designated bus lane and bicycle lanes.

There are many opportunities to demolish residential homes behind Gratiot to create parking lots off
of Gratiot to reduce traffic complications. Providing
lots behind buildings would clear reduce the amount
of traffic. Heavier mass transit for the corridor would
prove more options for transportation, especially
near the City Airport at Conner. It would also be beneficial to concentrate on new developments at major intersections, such as Vandyke, Seven Mile, Eight
Mile and the Edsel Ford Freeway.

In addition to the diverse food markets located in
the EMD, the Gratiot corridor offers grocery markets.
Save-Mart is located on Gratiot at East Grand Blvd.
Farmer Johns Market is located on Gratiot and Harper. Mike’s Fresh Market is located on Gratiot and Lappin. Providing pocket parks with satellite markets
would transform the area into a better food corridor.

Figure 14. Businesses in the Eastern Market
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5.4 Chaldean Town
Along 7 Mile Road from Woodward to John R is a
commercial strip that runs through an area known as
Chaldean Town; historically a place where Chaldean
immigrants have settled. When one drives down
this Traditional Main Street, the Arabic writing on the
businesses and the existence of the Arab American
and Chaldean Council (ACC) are the only indicators
this may be an ethnic enclave. Furthermore, the lack
of activity of this commercial corridor make these indicators seem more like relics of the past.
The design of the buildings through Chaldean Town
is predominantly pedestrian-oriented, making up 48
out of the 62 buildings surveyed. Pedestrian traffic,
however, is low along the corridor. This is often the
case in even the more vibrant commercial districts
of Detroit, but many of the businesses surveyed are
vacant. Many of the buildings are in poor condition.
In fact, Chaldean Town has twice the vacancy rate
than the total parcels surveyed (23 percent vacant,
23 percent probably vacant; 13 percent vacant and
12 percent probably vacant). Likewise the conditions
of the buildings are worse off than the city average.
In the city as a whole, only about 7 percent of parcels
with buildings are in poor condition. In Chaldean
Town 23 percent of the buildings are in poor condition.

Figure 15. Site by Type and Condition on 7 Mile (Chaldean Town)

Table 12. 7 Mile (Chaldean Town) - Condition and Vacancy of Buildings
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Recommendations
With easy access off the 7 Mile exit from I-75, functioning industrial along the train tracks at the eastern edge of the area, a prominent residential neighborhood (Palmer Woods) directly across Woodward,
and an authentic ethnic identity, it is to ignore this
commercial corridor. The higher percentage of parcels with buildings gives the area potential as the
backbone of a commercial area (assuming buildings
surveyed as in poor condition can be restored). Attracting businesses to this strip and reducing vacancy and blight needs to be priority. Therefore, at
this point, it may not be appropriate to change the
current zoning in a manner that would make it more
restrictive. What is more important is to ensure that
new developments in the area maintain the pedestrian-oriented functionality of the area. Businesses
change much more fluidly than buildings. Providing
incentives for new immigrants to open businesses in
the area could help to maintain the area’s authenticity and lower vacancy. Additionally, blighted buildings could be sites of community art projects that
improve the aesthetic and highlight the character of
the neighborhood. Filling empty lots with community
gardens made available to neighborhood residents
could bring people from the neighborhood to this traditional main street.

Figure 16. Commercial Uses on 7 Mile (Chaldean Town)
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Ultimately, Chaldean Town has the pedestrian design
and remnants of an authentic neighborhood identity that could support a vibrant commercial district.
However, the vacancy and blight greatly undermine
these qualities. It is important to pursue solutions
that will work to enhance these fading characteristics before the area no longer has a leg to stand on.
Although the relatively new and nicely landscaped
ACC building may act as an anchor for the Chaldean
neighborhood, it seems to be an oasis in the desert.
Although the MP mostly calls for approximately 80
percent of the area to be CN, the great majority of
the parcels – 93 percent - are zoned B4. It is difficult to determine if this is the result or a symptom of
an area seemingly losing its neighborhood identity,
but moving forward the city must decide on what its
vision for Chaldean Town is. If the city decides the
area is stable it should change the zoning to B2 to
reflect their image as expressed in the MP. However,
in a struggling area it is understandably difficult to
make zoning any more restrictive than is necessary.

Figure 17. Building Design on 7 Mile (Chaldean Town)
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5.5 Grand River Focus Area
Figure 18. Site by Type and Condition on Grand River

The Grand River Focus Area (Grand River FA) consists of Grand River Avenue running east west between the endpoints of Meyer and West Grand Boulevard. Throughout the segment of Grand River from
Meyer to West Grand Blvd is where we surveyed the
highest levels of vacancy of the Grand River corridor.
With ample amounts of vacant space, this area has
become a target of pollution due to debris and garbage. Strips of weeds and untreated lawns add to
the overall unattractive of the area and make it difficult to encourage new businesses to invest in this
area. Pedestrian orientation accounts for slightly
half (51 percent) of the FA’s design, contributing to
increased walkability for commuters of the low dense
residential area.

Legend
Condition
Poor
Demolish
Parcel Site
Building (s)
Multiple Codes

Decent sidewalks provide for typical interactions
along this focus area, but seem to become more
active nearing the intersection of Myers and Grand
River. Although this may be the least productive segment of the corridor, the Grand River FA remains
vibrant with a majority of the parcels containing
buildings providing retail services (27 percent). The
service and retail uses are pretty much evenly distributed throughout categories, perhaps slightly skewed
towards automobile sales, parts and repair. These
viable businesses, however, are forced to contend
with the presence of extreme vacancy and empty
lots; large belts of inactivity.

CLICS Focus Areas

Park
Parking Lot
Empty Lot

Source: SEMCOG and City of Detroit GIS Library
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Table 13. Grand River - Condition and Vacancy of Buildings
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A total of 398 parcels were surveyed within the Grand
River FA. Slightly more than half (53 percent), of the
surveyed parcels do not have a building. The majority of these lots are composed of empty lots (72 percent), while 27 percent are developed parking lots.
Within this area there is one park accounting for less
than 1 percent of total parcels. To add to this fact,
there are almost as many empty lots (38 percent of
the entire focus area) as there are parcels with buildings (45 percent). Of the parcels containing buildings 42 percent appear to be vacant, 14 percent
appear to be vacant-open-and-dangerous, less than
1 percent contain fire damage or have been recommended for demolition. Some vacant buildings appear to be vandalized or tagged by graffiti. Optimistically 46 percent of the parcels appear to be in good
condition with 32 percent being noted as fair condition, 19 percent in poor condition, and less than 1
percent in need of demolition. The parcels remaining
in good condition could benefit from landscaping and
façade improvements.

DETROIT

of unity for the communities. Furthermore, some the
65 parcels classified as “Mixed-Town Centers” in the
Master Plan seem to be dependent upon places of
worship.

Figure 19. Empty Lots on Grand River
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Also, 66 parcels (16 percent) are classified as “MixedTown Centers” within the Grand River FA while it is
pretty inconceivable that these mixed town centers
meet the bar. There is an urgent need to capitalize
on such mixed town centers to attract the general
population, as well as provide for the needs of the
people. In addition, 19 percent of the buildings are
used for religious purposes, which is a strong symbol

CLICS Focus Areas

Recommendations
To mend the gap between the zoning and the land
use guide for this focus area, the city must tackle
the task of filling in the unoccupied empty lots to further advance the 324 parcels (81 percent) as classified “Thoroughfare Commercial” uses. In compliance
with the zoning, 92 percent of the Grand River FA is
zoned B4, permitting commercial pursuit along the
Grand River corridor. However with many vacant parcels and empty lots consuming the area, it is evident
our inventory provides a clear need for conformity
between the city’s zoning and the land use guide. At
large this area is nothing more than a shopping district spaced out by more than a few empty lots and
abandoned buildings. The DDA could capitalize on
this opportunity to coordinate with local businesses
to develop pocket parks where unoccupied vacant
lots exist. By seeking private support from local businesses, community development corporations alongside the DDA could transform these impaired areas
to enhance the aesthetics of the focus area, also
increasing the presence of “Mixed-Town Centers”.
Typically created for this sole purpose, pocket parks
transform vacant unoccupied land into vibrant areas
of greenery, and outdoor community gathering without large-scale redevelopment.

Figure 20. Empty Lots on Grand River
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5.6 The Avenue of Fashion: Livernois
(McNichols to 8 Mile)
Encompassing the University of Detroit Mercy, Livernois bound between McNichols and 8 mile has been
coined The Avenue of Fashion (Livernois between 7
and 8 mile). Both are potential assets to the corridor
and may have an impact on its future success. This
focus area neighbors the Bagley community, to the
West, as well as sustainable residential neighborhoods, such as Sherwood Forest and the University
District, to the East.
Most of the businesses in this focus area (78.9
percent) were pedestrian oriented in design. The
streetscape and infrastructure is congruent with the
pedestrian design of the buildings. Traffic islands
reduce the speed on this part of the corridor to 30
miles per hour. Cross walks are not as far apart as
those in more auto-oriented corridors such as 8 mile,
which supports pedestrian activity as well. Worth
mentioning is the presence of a metered lot which
encourages visitors to park and walk to their destination which increases the likelihood that they will stop
in other businesses while in transit. There is less
commercial density between 6 and 7mile.

Figure 21. Site by Type and Vacancy on Livernois
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The University of Detroit Mercy is predominantly a
commuter college, interaction with the neighboring
community could increase livability for students that
reside on or near campus. The private school is gated off from the community, which is a clear sign of its
detachment from the surrounding neighborhood and
its amenities. Residential homes in neighborhoods
surrounding the campus are relatively large and appear well kept, which could be a great option for off
campus student housing. Low-rise attached commercial property between 7 and 8 mile have the potential
to be mixed-use developments with residential units
above the ground floor.

Figure 22. Hair, Barber, and Nail Salons on Livernois

Table 14. Livernois - Condition and Vacancy of Buildings

The sentiment that any development is good development can diminish the identity of the Avenue of
Fashion. Nearly, 56 percent of the commercial parcels with buildings were vacant and an additional 15
percent were possibly vacant. While these rates are
high, there is an opportunity to strategically attract
future development in order to remain consistent as
a retail-focused corridor. During our observation, the
corridor seemed to have an abundance of hair and
nail salons. In the entire two-mile strip 26 parcels
were coded as containing these services.
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Recommendations
While some services are useful, for this strip to maintain its retail identity, the zoning ordinance should
support retail development first. Currently 68 percent of the commercial parcels in this area are zoned
B2: Local Business and Residential District. According to the zoning ordinance the B2 designation is for
“[A District that] provides the day-to-day consumer
goods and services required to serve a small residential area.” If the goal for this area is to be a retail destination, it would service the local residential
area but would also seek to attract business from
outside the local area. We feel that a more appropriate designation would be B3: Shopping District which
currently only makes up 8.6 percent of the parcels.
This classification should not only be used for shopping centers and strip malls but for areas that have a
retail focus. This would give the City the opportunity
to be selective with development on this strip and
make retail the primary use over.

While this area may be on the radar of the City and
local business organizations, the formation of a visible business association or organization designated
solely to business development in this area would
create a sense of ownership in the corridor. Displaying a strong presence in the corridor could be accomplished through marketing efforts such as banners
that welcome visitors to the Avenue of Fashion and
marketing materials in storefronts.

Figure 23. Storefronts along Livernois
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Of the commercial parcels that contained buildings,
12 out of 303 had residential above the first floor.
Adjustments to the zoning ordinance could increase
density and as a result encourage development of
residential units above the commercial parcels. Before increasing residential properties in this area
place-making efforts are needed to create an environment that will retain commuting students and
turn them into residents. Lastly, the Livernois Focus
Area lacks a presence of ownership in the corridor.

CLICS Focus Areas

5.7 New Center/North End
The Midtown/New Center Area, in addition to one of
Detroit Works! Project (DPW) demonstration areas,
includes Woodward Avenue, Grand Blvd., and the
North End/Virginia Park DWP area. Woodward Avenue was surveyed from South of Highland Park, to
North of I-75. Grand Blvd. was surveyed from Grand
River/Linwood on the west to Oakland on the east.
North End/Virginia Park DWP area, includes commercial corridors along Linwood Avenue, Rosa Parks
Boulevard, Second Avenue, and Oakland Avenue, in
addition to elements of the corridors previously listed.
The New Center area includes a high number of pedestrian-oriented parcels (550+). It is at odds with
the high # of parcels zoned B4 (778). The general
business does not have the restrictions and codes
that might help to promote a more pedestrian-oriented neighborhood. There is also a significant amount
of residential, which makes the case for potential rezoning, but would need further examination. There
are relatively few VOD (28/1228) on commercial
parcels (2.3 percent). Nineteen (1.6 percent) of the
commercial parcels had low fire damage. Both VOD
and low fire damage could be explained by the concentrated attention and efforts of CDCs and the City
to continue to improve and strengthen commercial
opportunities in this area.
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Sources: SEMCOG and City of Detroit GIS Library
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Figure 24. Oakland Ave. - Site by Type and Condition
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Figure 25. Parking Lots in New Center

Table 15. New Center/North End - Condition and Design
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Recommendations
Parking is the main concern in the New Center Area;
the built environment is interrupted by this issue. Fortunately, the property conditions are generally good
in the New Center area. There is also good potential
for reinforcing mixed-use/pedestrian oriented at W.
Grand/Woodward intersection, as for repurposing
parking lots in New Center to generate infill development focused on mixed-use and retail/service sectors that could take advantage of built environment.
Rosa Parks is an area that could benefit from redevelopment. The planning potential is significant. The
empty lots on the east side are in good condition.
They are fairly well-maintained and free of dumping.
The area already has a large shopping center, and is
close to new condo developments and senior housing, plus a new community center and park/community land. The street could also provide commercial
corridor to service Boston-Edison and help stabilize
intervening neighborhoods. The corridor could benefit from its location within/near the boundaries of
Live Midtown.

There were high incidence of vacant lots, and, as
noted previously, maintenance was worse than Rosa
Parks. Existing businesses are somewhat diverse,
but widely scattered around the corridor and heavily surrounded by vacant lots. It appears to have
very limited commercial demand or viability when
compared with other corridors in the demonstration
area. A deemphasizing of Oakland in future seems
to make sense, given limited city resources and low
density and deteriorated condition of both business
and residential establishments.

Oakland Avenue has significant disinvestment. There
were 102 out of 200 parcels in poor/demolish condition, which is by far most significant concentration in
demonstration area.
Figure 26. A Poor Condition Building on Oakland Ave.
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5.8 Michigan Avenue/Vernor
The Michigan Avenue/Vernor focus area covers four
major locations: Michigan Ave. from I-75 to the east
and Wyoming to the west, Vernor Highway from 16th
to the east and Woodmere to the west, Lawndale
from Ford St. to the south and Vernor Highway to the
north and Springwells from Ford St. to the south and
Vernor Highway to the north. Similarly, each of the
streets had a large number of parcels that were pedestrian oriented. The major corridors also have a
relatively large portion of parcels that were classified
as “residential above”. There were a significant number of empty/vacant lots along Michigan Ave. The
commercial properties ware densely packed along
Vernor Highway. In summary, the commercial parcels were recorded as lots (parking or empty), retail,
restaurants/bars and service, based on observation.

Vernor Highway is made distinctive by the ethnic
restaurants, businesses, and bars. The area is pedestrian orientated, except for the split at Waterman
Street, where there is a lull in commercial activity.
Along Vernor was a full range of commercial businesses, including grocery, pharmacy, restaurants,
automotive, retail shops, etc. The community is
ethnically and religiously diverse, and many of the
businesses along the Vernor Hwy. are small, locally
owned businesses giving the community a sense of
place and identity that may not exist anywhere else
throughout the city.
Figure 27. Michigan Avenue - Site Conditions

The corridors could be classified as transit oriented,
mixed use communities, especially Vernor Hwy. In
fact, a large portion of the individual parcels are
mixed use as many structures consist of residential
above. Each corridor has sidewalks, public and transit routes. Michigan Ave. contains bike lanes, giving
local residents a variety of transit options to choose
from.
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Recommendations
Based on observations, there are some recommendations for the Vernor/Michigan Ave. area. These
include enforcing certain regulations related to land
use and zoning. Regulations that encourage, maintain, enhance the current mix of commercial and
residential uses, the existing condition of multiple
transit options, and the ability of small scale entrepreneurs to open businesses would improve the area
as a whole.

Figure 28. Vernor/Springwells - Design
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5.10 Master Plan, Zoning, and Detroit
Works Project in Light of Findings
The CLICS survey collected data regarding the current conditions of commercial parcels in the City
of Detroit. This is necessary to begin tackling the
daunting task of addressing the disconnect between
the ZO and the MP. Throughout the surveyed commercial areas, the most glaring inconsistency is the
large number of parcels designated by the MP as
Neighborhood Commercial (CN), yet merely zoned as
General Business (B4).

Table # illustrates how 3,662 of the 9,538 parcels
surveyed are designated CN by the MP. CN areas
are likely best represented by a Local Business and
Residential (B2) or Shopping District (B3) zoning
classification. Our findings, however, show 76 percent (2,893) of the CN parcels surveyed are currently
zoned B4.

In order to amend the ZO in a manner that supports
the vision of the MP, parcels that are designated as
CN should be rezoned either B2 or B3. However,
common knowledge often suggests high levels of vacancy in much of the city – including many areas designated as CN – make it difficult to recommend more
restrictive zoning. The need to attract new business,
in any form, has complicated attempts to align Detroit’s ZO and MP.

Table 16. Zoning vs. Master Plan Designations in CLICS Study Area

DETROIT

CLICS Focus Areas

47
commercial land inventory city study

6. Re com m en da ti on s
IIssue:

Recommendations:

The Detroit Works Project (DWP) categorized the entire city into four market types; steady, distressed,
transitional, and varied. DWP identified three Demonstration Areas, (Bagley, North End, and Southwest), using the different market types. The level of
service concentration that each area will receive is
based on the market type that it has been assigned
and will be lowest in distressed markets, which are
characterized by “long term physical decline, near
absence of market activity, and high vacancy rates”
(Detroit Works Project). Our study reveals that economic vitality exists in areas that DWP has classified as distressed. For instance, commercial parcels
along Gratiot Avenue are not represented by “near
absence of market activity.” In contrast, Gratiot had
a higher percentage of parcels with buildings than
overall areas in our survey. The majority of which are
in good condition, and either probably occupied or
occupied (60.9 percent, 333, and 69.4 percent, 379
respectively). Since this area is classified as a distressed market, DWP indicates a low concentration
of services dedicated to improving commercial corridors (http://detroitworksproject.com/wp-content/
uploads/pdf/DWP.MarketDescrip2.pdf).
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A. Re-evaluate market areas based on current
commercial conditions.
• CLICS data should be used to verify the condition of commercial areas prior to determining
the level of services offered in neighboring
residential areas.
• Reclassify commercial areas that may be economically viable such as Gratiot Avenue, which
is currently classified as a distressed market
area, however our results indicates otherwise.

Issue:
More than half of the surveyed parcels have no
building (park, parking lot, empty lot) or have a building that is probably vacant or vacant/abandoned
(54 percent, 5,147). Additionally, 1.3 percent (75) of
buildings are fire damaged and 4.4 percent (256) are
vacant, open, and dangerous. These parcels tend to
have no operable business on-site and are limited in
use.
Recommendations:
A. Down-zone unviable or under-developed commercial areas where there is a higher concentration of vacancy or absence of buildings.
• Down-zoning reduces the density or permitted
use of a site and results in a less intensive use.
Resources should be targeted toward areas
possessing greater economic viability.
• An area that would be well suited for down-zoning would be Grand River, between Meyer and
Grand Boulevard. This area had a prevalence of
vacant lots and buildings that are in demolish
condition (Appendix z- map of GR-demolish)
B. Due to the prevalence of vacant property, commercial areas that are economically unviable
should be downzoned to open space or parks.

C. Target demolition of commercial buildings that
are vacant, open and dangerous, fire-damaged, and in demolish condition, as defined by
our survey. Data from our survey geographically locates commercial buildings in the worst
condition.
• Prioritize demolition, in areas where clusters
of buildings have high occupancy and are in
good condition. Demolition of these structures
will have a positive impact on the surrounding
businesses and neighbourhood. It will help
remove illicit activity that often occurs within
and around these structures. After demolition
has been completed, work with the County and
State Land Banks to encourage adjacent property owners to purchase the vacant parcel(s).
• In economically distressed or high vacancy
areas, the city should acquire the recently demolished parcels to restrict new development
unless a market study has been completed to
encourage rehabilitation of neighboring structures.
• Define the Southwest Demonstration Area
and similar commercial areas as a top priority.
Southwest has a substantial number of occupied buildings and businesses that would benefit from the removal of a small number buildings that were classified in demolish condition.

Recommendations

D. Encourage investment, development and rehabilitation efforts in areas where there was a
higher prevalence of buildings in good and fair
condition, with low vacancy rates.
• It is essential to preserve these areas to prevent them from reaching a threshold of underdevelopment.
• These areas could benefit from establishing
business organizations that are mandated to
attract and retain businesses and economic
development, promote, and beautify their district.
E. Enforce city codes using an updated, more
focused, zoning ordinance.
• Designate a city department responsible for
enforcing city codes and zoning ordinances
and make contact information available to the
public.
• Create a simple, user friendly online reporting tool to encourage business owners to file
complaints about violations occurring in their
commercial area.
• Ensure businesses are aware of general
violations during the permitting process and
through the online reporting tool.
DETROIT
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Recommendations:

Issue:
While the majority of parcels that contained structures are pedestrian-oriented in their design (75.3
percent), streetscape and public infrastructure do not
always promote or encourage pedestrian traffic. The
Center for Disease Control and Prevention cited the
environment as a major cause of obesity including
accessibility to environments that encourage physical activity (CDC, 2012). Pedestrian-oriented design
was defined by our study as buildings situated on the
lot line or a slight setback but do not contain parking
between the building and the sidewalk. An important
feature of pedestrian-oriented design is that the front
façade has an entrance facing the street or sidewalk
and the entrance is accessible from the sidewalk.

A. Crosswalk Enhancements

B. More Frequent Bus stops

• Longer crossing lights, countdown signals, and
crosswalk buttons can enhance pedestrian
safety when crossing busy commercial corridors such as Woodward Avenue or Gratiot
Avenue while using existing infrastructure such
as islands (Sustainable Mobility Initiatives for
Local Environment (SMILE), 2004).Time lights
to reduce traffic speeds and improve the safety
of pedestrians.

• Addressing the design and conditions of bus
stops by taking measures such as improving
lighting and seating will encourage walking and
public transit use (SMILE, 2004).

• Woodward Avenue in Ferndale, MI is an example of a high traffic corridor, which through
strategic streetscape principals has created a
more walkable environment for its pedestrianoriented buildings.Traffic lanes are reduced
by constructing a wider island and a parking
lane.All crosswalks are located away from the
edge of the traffic island, which makes street
crossing safer.There are artistic fixtures and
informative plaques in the traffic islands which
increases aesthetic properties and enhances
the pedestrian’s experience. Speed limits are
reduced to 30-35 miles per hour.

C. Design aesthetics
• Address sidewalk pavement hazards by adopting and enforcing standardization so that
pavements and sidewalks make walking convenient, safe, and accessible for all pedestrians.
(SMILE, 2004).
• Create design standards that require new
developments to follow pedestrian-oriented design in corridors that currently support it; and
address deterrence to walkability concerns in
corridors that do not currently support pedestrian-oriented design.
D. Community Awareness
• Bringing community awareness to the health
benefits of walking through the use of neighborhood campaigns will encourage support of
alternatives to motorized transportation.
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Recommendations

Issue:
Due to a lack of stringent regulations, auto-oriented
parcels are placed intermittently throughout commercial areas. The placement of auto-oriented parcels and pedestrian-oriented parcels haphazardly
along commercial corridors creates disconnected development. In these areas, especially where vacancy
is high, design regulations may be more important
than restricting the type of business use. Typically
buildings last a lot longer than the businesses that
inhabit them; therefore it is essential to enforce consistent design standards to protect the character of
these commercial areas moving into the future.

Recommendations:
A. Establish design regulations that designate
commercial areas as either pedestrian-oriented or auto-oriented to encourage development
and create a uniform streetscape.

D. Establish form-based codes in commercial
neighborhoods (as defined by the MP), Traditional Main Streets and special areas such as
Midtown and Downtown.

B. Designate Traditional Main Streets and similar
areas as pedestrian-oriented.

• Improve the ‘sense of place’ of an area by promoting and regulating pedestrian-orientation,
walkability, density, mixed use, streetscapes,
signage, etc.

C. Designate corridors with high prevalence of
auto-dependent development and high traffic
as such.
• West Davison is an example of a mostly autooriented commercial corridor. Many businesses
on this corridor are setback with parking lots in
the front. Both the Jefferies Freeway and John
C. Lodge Freeway exit onto West Davison, creating high volumes of fast traffic into this corridor
(Appendix F). New construction also appears to
be in the form of strip malls that are auto-dependent. Since this area is increasingly autodependent, design standards should be geared
toward the auto, opposed to being distributed
randomly along side pedestrian-oriented buildings.

• Establish simple design requirements that
developers can easily adhere to and which provide a more attractive option than dealing with
traditional zoning options.
• Do not limit the use of particular businesses,
such as auto-related. Instead, ensure that they
adhere to design standards.
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Issue:

Recommendations:

While buildings occupied nearly 61.5 percent of the
parcels zoned for commercial use, about 19.3 percent of these parcels were occupied by parking and
another 17.5 percent were empty lots. The majority
of the parking lots surveyed were for public use and
do not collect revenue. The data does not distinguish
between open parking lots that were adjacent to
businesses and those that were free standing.

A. Increase the amount of taxes paid toward
parking lots, since they are currently taxed less
than an operating business .
• Create a parking threshold so that only lots
with a particular square footage or space are
obliged to the tax.

• Set a parking maximum for a single building or
an entire block. The maximum would prevent
the excess of parking, where it is already available.
• Require new development to have parking lots
located at the rear of their structure.

B. Place a moratorium on parking lots and structures in areas that have an abundance of
parking until additional information or a market
study can be completed.
• Evaluate the necessity of parking in areas with
‘too many’ spaces. If the evaluation reveals an
abundance of parking, establish strategies to
limit additional spaces.
• Develop and refine a plan specifically for parking that can be implemented both city-wide and
on a local scale.
C. Set guidelines that limits the number and
placement of parking spaces for new development.
• In pedestrian-oriented areas create metered
lots or structures where people can safely park
cars and walk along the corridor. This would
limit the amount of on-site parking required for
each business and increase pedestrian activity.
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Recommendations

Issue:
The use, condition, and design of commercial parcels within our survey are removed from the context
of the surrounding neighborhoods and economic
conditions. Our analysis does not account for adjacent land uses, such as residential or industrial uses,
which undoubtedly impact one another. Residents
throughout the city differ in terms of socio-economic
conditions, and will have differing demands based
on these characteristics and neighborhood perspectives. CLICS does not account for these differing
conditions, which shape the function of commercial
property in the city.

Recommendations:
A. Work with neighborhood stakeholders to establish feasible planning objectives and strategies
for commercial areas on a local scale.
• Neighborhood stakeholders have insight into
the vitality of their commercial areas and can
analyze CLICS results in the context of their
own neighborhood.
• Stakeholders and the city can work together
from their findings and determine how best to
plan their neighborhood.
• Engage local stakeholders to establish community support and align objectives to proposed
changes to the zoning or master plan.

• Gather socio-economic data, market conditions, and shared neighborhood perspectives
to better understand the context of planning
commercial use on a local scale.
• Distribute CLICS results to interested community organizations and stakeholders and encourage informed decision making in regards
to investment and planning commercial areas.
• Use CLICS to guide current and proposed initiatives initiated by stakeholders.
• Assist interested community organizations to
extract and analyze CLICS data on a refined
scale.

Recommendations
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Issue:
CLICS is a point-in-time sample of nearly one-third of
all commercial parcels within the city, and is limited
to prioritized geographies, as detailed above. The
limitations are listed in 3. Survey Methodology.
Recommendations:
A. Do a complete analysis as it is necessary to
continue the survey and complete the remaining parcels.

• In order to make the application more userfriendly and easily accessible it needs to be
refined to address our limitations and other
problems that occurred during our survey.
• Code for America has the capacity to digitize
paper survey results, which were unavailable
for our sample. Local organizations may benefit
from paper surveys when smart phones are not
available.

• This can be achieved by engaging local organizations including chambers of commerce and
business associations. This data will assist
local organizations in characterizing the commercial property in their neighborhood and
planning accordingly. This could serve as an
incentive for organizations to survey remaining
commercial properties and update results over
time.
B. The database can remain up-to-date by obtaining specific information such as use and condition as new businesses occupy the commercial
spaces.
C. Expand on the preliminary smart phone application developed by Code for America and
create the potential for the application to be
used on a much larger scale.
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Recommendations

7. C o n c l u si on

The Detroit CLICS survey provides a foundation for
City of Detroit to build upon as it continues to improve its understanding of its commercial corridors.

Empty Parcels and Building Condition

The Need for Consistent Design

Vacancy is the biggest impediment to development
in many of Detroit’s commercial corridors. More
than half of surveyed parcels have no building (e.g.
an empty lot, a park, a parking lot) or have a building
that is probably vacant or vacant/abandoned (57.3
percent, 5,468). Additionally, 1.3 percent (75) of the
buildings is fire damaged and 4.4 percent (256) are
vacant, open and dangerous. These parcels tend to
have no operable business on site and are limited
use. Despite these challenges, the majority (71.7
percent or 3,923) of the buildings were categorized
as being in good condition. Buildings categorized as
having multiple codes were even more likely to be
in good condition (78.4 percent or 312). Our survey
suggests that many commercial buildings have the
potential to be rehabilitated and marketed for new
businesses. Stretches of parcels that we categorized as empty lots, however, present a challenge to
revitalization in many corridors. Any efforts to revitalize a commercial area must first involve a plan to
improve the condition of vacant lots, streetscape and
building facades.

75 percent (4,401) of the parcels surveyed for this
report have buildings that are pedestrian-oriented.
However, many of the streets dissecting the city’s
commercial corridors have been allowed to develop
in a way that does not encourage pedestrian traffic.
Streets that include more automotive lanes than necessary or that lack adequate pedestrian crossings or
signage are detrimental to the sense of place that
is a vital in attracting shoppers to an area. In addition, many of the areas surveyed have auto-oriented
parcels scattered randomly throughout an otherwise
pedestrian-oriented area. This interferes with a corridor’s overall walkability and discourages pedestrian
activity. It is strongly suggested that the city work to
ensure areas envisioned as pedestrian-oriented are
designed as such. Likewise, the city should avoid
spending resources on efforts to promote pedestrian-activity in an area that is already dominated by
auto-oriented development.
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Major Corridors

Findings Related to the Detroit Works Project

Nearly half (4,762) of the parcels surveyed are in a
major commercial corridor. 60 percent (2,858) of the
parcels in these areas have a building on site. This is
slightly a higher percentage than the one associated
with our survey as a whole. Similarly, a slightly higher
percentage of parcels along main commercial corridors (23.3 percent or 1,110) are parking lots. The
percentage of parcels that are empty lots is lower
than the average survey total (16.17 percent or 770.
Still, vacancy is an issue in major corridors, with a
little more than a quarter of the buildings surveyed
(740) categorized as probably vacant or vacant/
abandoned. Combined, 2,644 parcels in major corridors have a building that is probably vacant or vacant/abandoned, or no building at all. These figures
are similar to results found for the entire study area.
The city’s major corridors have a higher percentage
of parcels with buildings, but vacancy is still significant.

25 percent (2,545) of the parcels surveyed by Detroit CLICS are located in Detroit Works Project (DWP)
Demonstration Areas. Generally, the parcels in DWP
areas are in better condition than parcels in other
areas surveyed. Parcels in DWP areas were also
more likely to be categorized as residential; 30 percent compared to 7.6 percent of the total parcels
surveyed. This feature makes Demonstration Areas
uniquely suited for mixed-use zoning and development guidelines. We also found, however, that the
current condition of a commercial corridor does not
always reflect the condition of the surrounding residential areas.

The focus areas surveyed, particularly those on the
city’s east side, help paint a more nuanced picture of
vacancy than the one currently promoted by the DWP.
There are residential areas surrounding Gratiot, for
example, that have been designated as mostly vacant by the DWP, yet include stretches of fairly established commercial activity. This suggests efforts to
encourage residents to move from the area around
Gratiot to a denser part of the city will inevitably contribute to the loss of active business areas. There
has been an understandable focus on the incentives
and needs associated with encouraging residents to
move from mostly vacant to denser parts of the city.
The DWP needs to consider similar incentives to help
businesses move to denser areas, particularly if it is
a current business in an area of the city otherwise
slated for disinvestment.
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Conclusion

Master Plan and Zoning Ordinance
Detroit’s current MP clearly offers a vision that includes commercial areas of varying density, traffic
and range of services offered. It includes suggestions to improve the streetscape and façade of its
commercial corridors, as well as efforts to improve
the security and vitality of pedestrian-oriented retail sectors. The MP recognizes certain commercial
areas should remain neighborhood-focused, while
others need to accommodate traffic volumes and
density associated with being regional destinations.
The plan often expresses support for pedestrian and
transit oriented development. Many of the current
MP‘s suggestions, however, fail to adequately reflect
the current condition of Detroit’s neighborhoods.

Each of the MP’s 10 Neighborhood Clusters is meant
to represent 100,000 residents. These clusters
are largely based on the city’s population in 1990
(1 million). The reliance on outdated census data
threatens the MP’s ability to offer realistic proposals
to address community needs. In addition, the description of activity and opportunity in each cluster
is often overly optimistic. Residential development is
a prominent theme; whether infill single-family housing on the east side or the proposed renovation of
riverfront warehouses into trendy lofts. The MP presents a strategy of growth, including the seemingly
assured redevelopment of Michigan Central Depot
and the - now demolished – Tiger Stadium. As such,
it may discourage the difficult and creative work required to develop a plan to help stabilize and revitalize neighborhoods unlikely to experience growth.
The old strategies no longer apply and the MP needs
to demonstrate a willingness to address challenges
associated with the delivery of services amongst decline and vacancy.
The city’s current ZO is also flawed, particularly in
terms of its ability to shape development as envisioned in Detroit’s current MP. 76 percent of the parcels surveyed are zoned General Business (B4). This
suggests the city has been relying on B4 as a catchall classification for the city’s commercial corridors

Conclusion

instead of tailoring of its ordinances to fit the needs
of individual areas. The ZO is intended to provide
the detailed rules required to promote development
that is in-line with the broader vision of the city’s MP.
Currently, Detroit’s ZO does not currently provide this
detail for a great majority of the city’s commercial
parcels. This makes it nearly impossible for the city
to enforce its MP.
It would be too simple to suggest the City of Detroit
downzone all of its B4 areas to less intense classifications (such as B2 or B3). There are commercial corridors that should be zoned B4. There are commercial
corridors that may no longer be zoned commercial at
all. It is important for the city and community organizations to consider the realistic long-term viability
of an area before committing limited resources and
energy to the revival of a commercial area. The vacant stretches between commercial strips on some
portions of Grand River, for example, can be rezoned
as Parks or Recreation space (PR) in order to encourage community gardens, recreation space or passive
natural space on parcels that are currently not a priority for new development. Portions of Oakland also
present areas that could be downzoned to PR. It is
recommended that the city promote additional surveys to more accurately shape its ZO and MP to fit
current conditions.
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Beyond Detroit CLICS
It is crucial to consider the health of the surrounding
neighborhoods, which is something this survey was
unable to do. We hope this report acts as a foundation. We believe the city and its community stakeholders can use the findings of our survey to shape
better plans for commercial corridors. We also hope
the methods of Detroit CLICS will encourage additional surveying to complete the work we started and
ensure it is updated.
This long-term approach will require effort, but it will
also provide a better understanding of the condition of city neighborhoods, making it easier to shape
plans for commercial areas. The city is encouraged
to work with neighborhood partners not only in the
development of long-term goals, but to help residents
continue the surveying method developed by Detroit
CLICS. Involving residents in the surveying process
will help the city collect the data required for thoughtful plans. It will also promote a better understanding
of the health and potential of neighborhoods. Residents that are informed and involved in the planning
process are also more likely to understand and support the city’s goals.
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A1. CLICS Study Area
A2. Traditional Main Street Study Areas
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A3. Detroit Works Study Areas

A6. Additional Survey Areas

A4. Major Corridor Study Areas

A5. Major Thoroughfare Study Areas
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Appendix A - CLICS Study Area
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Appendix B - Methodology

CLICS Selection Criteria

DETROIT

Appendix B - Methodology

67
commercial land inventory city study

CFA Application Screen Shots
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Appendix D - CIty of Detroit Zoning Ordinance
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CLICS Area Site Findings

CLICS Area Use by Site Findings

CLICS Area Parcel Condition Findings

CLICS Area Design Findings

DETROIT

Appendix E - CLICS Findings

75
commercial land inventory city study

CLICS Area Residential Above Findings

CLICS Area Retail Uses Findings

CLICS Area Service Uses Findings
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Appendix E - CLICS Findings

CLICS Site Use Findings by Geography
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Appendix E - CLICS Findings
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DWP Bagley/Palmer Woods Study Area - Site Condition
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New Center/North End DWP Study Area
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New Center/North End DWP Study Area - Site Condition
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Southwest Detroit DWP Study Area
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Southwest Detroit DWP Study Area - Design
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Southwest Detroit DWP Study Area - Site Condition
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Southwest Detroit DWP Study Area - Use
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8 Mile Road Major Corridor Study Area
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8 Mile Road Major Corridor Study Area - Design
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8 Mile Road Major Corridor Study Area - Site Condition
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8 Mile Road Major Corridor Study Area - Use
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8 Mile Road Major Corridor Study Area - Adult Entertainment
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Gratiot Avenue Major Corridor Study Area
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Gratiot Avenue Major Corridor Study Area - Site Condition
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Gratiot Avenue Major Corridor Study Area - Use
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Michigan Avenue Major Corridor Study Area
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Michigan Avenue Major Corridor Study Area - Site Condition
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Michigan Avenue Major Corridor Study Area - Use
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East Jefferson Avenue Major Corridor Study Area

Legend
Surveyed Parcels

Source: SEMCOG and City of Detroit GIS Library

DETROIT

102
commercial land inventory city study

0

0.1

0.2

Miles
0.4

±
Appendix F - Maps

East Jefferson Avenue Major Corridor Study Area - Design
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East Jefferson Avenue Major Corridor Study Area - Site Condition

Legend
Condition
Poor
Parcel Site
Building(s)
Multiple Codes
Park
Parking Lot
Empty Lot

Source: SEMCOG and City of Detroit GIS Library

DETROIT

104
commercial land inventory city study

0

0.1

0.2

Miles
0.4

±
Appendix F - Maps

East Jefferson Avenue Major Corridor Study Area - Use
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Grand River Avenue Major Corridor Study Area
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Grand River Avenue Major Corridor Study Area - Design
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Grand River Avenue Major Corridor Study Area - Site Condition
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Grand River Avenue Major Corridor Study Area - Use
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Greenfield Road Major Corridor Study Area

Legend
Surveyed Parcels

DETROIT

110
commercial land inventory city study

Sources: SEMCOG and City of Detroit GIS Library
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Greenfield Road Major Corridor Study Area - Design
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Greenfield Road Major Corridor Study Area - Site Condition
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Greenfield Road Major Corridor Study Area - Use
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Van Dyke Major Corridor Study Area
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Van Dyke Major Corridor Study Area - Design
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Van Dyke Major Corridor Study Area - Site Condition
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Van Dyke Major Corridor Study Area - Use
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Woodward Avenue Major Corridor Study Area
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Woodward Avenue Major Corridor Study Area - Site Condition
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W. Davison Ave. Major Thoroughfare Study Area
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W. Davison Ave. Major Thoroughfare Study Area - Design
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W. Davison Ave. Major Thoroughfare Study Area - Site Condition
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W. Davison Ave. Major Thoroughfare Study Area - Use
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E. Warren Ave. Major Thoroughfare Study Area
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E. Warren Ave. Major Thoroughfare Study Area - Design
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E. Warren Ave. Major Thoroughfare Study Area - Site Condition
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E. Warren Ave. Major Thoroughfare Study Area - Vacancy
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E. Warren Ave. Major Thoroughfare Study Area - Use
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Joy Road Major Thoroughfare Study Area
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Joy Road Major Thoroughfare Study Area - Design

Legend
Auto-Oriented
Pedestrian-Oriented

Source: SEMCOG and City of Detroit GIS Library
DETROIT

132
commercial land inventory city study

0

0.2

0.4

Miles
0.8

±
Appendix F - Maps

Joy Road Major Thoroughfare Study Area - Site Condition
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Joy Road Major Thoroughfare Study Area - Use
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Grand River Ave. TMS Study Area
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Grand River Ave. TMS Study Area - Design
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Grand River Ave. TMS Study Area - Site Condition
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Grand River Ave. TMS Study Area - Use
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Woodward Avenue TMS Study Area
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Woodward Avenue TMS Study Area - Design
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Woodward Avenue TMS Study Area - Use
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7 Mile Road (Chaldean Town) TMS Study Area
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7 Mile Road (Chaldean Town) TMS Study Area - Design
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7 Mile Road (Chaldean Town) TMS Study Area - Site Condition
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7 Mile Road (Chaldean Town) TMS Study Area - Use
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Bagley/Vernor TMS Study Area
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Bagley/Vernor TMS Study Area - Design
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Bagley/Vernor TMS Study Area - Site Condition
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Bagley/Vernor TMS Study Area - Use
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Grand Boulevard TMS Study Area
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Grand Boulevard TMS Study Area - Design
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Grand Boulevard TMS Study Area - Site Condition
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Grand Boulevard TMS Study Area - Use
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Michigan Avenue TMS Study Area
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Michigan Avenue TMS Study Area - Design
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Michigan Avenue TMS Study Area - Site Condition
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Michigan Avenue TMS Study Area - Use
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Livernois/McNichols TMS Study Area
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Livernois/McNichols TMS Study Area - Design
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Livernois/McNichols TMS Study Area - Site Condition
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Livernois/McNichols TMS Study Area - Use
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Vernor/Springwells TMS Study Area
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Vernor/Springwells TMS Study Area - Design
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Vernor/Springwells TMS Study Area - Site Condition
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Vernor/Springwells TMS Study Area - Use
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