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The Canton Township
Comprehensive Plan
WHAT IS A COMPREHENSIVE PLAN?
The comprehensive plan is a general, long-range “blue print” for development which
promotes high-quality orderly growth for Canton Township. Through the development of
policies for land use, environmental resources, public utilities, transportation, and
recreational facilities, the plan aims to protect and enhance the character of the
community and balance the need to accommodate future growth with the community’s
need to maintain its standards and high quality of life. The comprehensive plan should
recognize existing land use patterns and physical constraints and direct future
development in such a way as to maintain and improve the levels of service of the
community’s public facilities and services.
The Comprehensive Plan for Canton is comprised of a general historical perspective and
profile of the community; an analysis of population, housing and employment trends’ and
an analysis of existing land use patterns, physical development and public facility
constraints. The plan also includes goals, objectives, policies and strategies for future
land use (also known as the Master Land Use Plan), the transportation network, public
utilities, and recreational facilities.
The Plan also includes specific small area plans for the Cherry Hill Village area and the
Lotz Road corridor. These plan elements provide an analysis of those areas and set
forth specific goals and development guidelines for those areas.
It is the intent that these goals, objectives and policies will reflect Canton’s overall vision
for the community’s future and provide a valuable decision-making tool for the Planning
Commission, Township Board of Trustees and the staff. The Township faces ever
increasing and economic pressures due to declining property values resulting in declining
revenues and faces an ever increasing demand for municipal services. This is a major
shift from the past twenty years where managing growth was the primary focus. There is
still a need to provide for sustainable development policies that facilitate quality
development to maintain and stabilize property values, balance the needs of the
community, and maintain the community’s capital assets, and continue to provide
responsive and high quality public services.
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INTRODUCTION AND COMMUNITY PROFILE
Location
Canton is approximately 36 square miles in size and located in northwestern Wayne
County approximately equidistant between Detroit and Ann Arbor. The I-275 expressway
runs north and south through the eastern portion of the township with major interchanges
located at Ford Road (M 153) and Michigan Avenue (US 12). I-94 is located just south of
the township and provides easy access to Detroit Metropolitan Airport.

Map 1. Location of Canton
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History
Originally part of Plymouth Township, Canton became an independent township in 1834
and became one of Michigan’s first Charter Townships in 1961. Essentially a rural
community for much of its history, Canton was at one time known as the Sweet Corn
Capital. Between 1925 and 1970, most Canton farmers raised sweet corn and trucked
their crop to markets in Ann Arbor and Detroit. Dairy farming was also an important
agricultural activity during those years.
Prior to the 20th Century, the core of Canton’s population centered around “village”
communities located at crossroads known as Sheldon Corners (located along the Old
Sauk Trail at Michigan Avenue and Sheldon Road), and Cherry Hill Village (located along
Ridge Road at Cherry Hill Road). These villages were characterized by one-room school
houses and inns for travelers stopping over on their way between Ann Arbor and Detroit.
With a population growth of more than 700 percent since 1970, Canton now boasts a
population of over 90,000 people but approximately one-fifth of the townships 36 square
miles still remains in active agricultural uses and rural open space.
The most dramatic changes in the community over the past ten years has been the rapid
westward movement of new development, and then the sudden halt of new development
due to the recession and slow economic recovery. These changes include development
west of Beck Road, including the Vintage Valley, Antique Forest, and Rustic Ridge
neighborhoods.
In addition, the Cherry Hill Village, Uptown, and Hamlet planned
developments have resulted in the beginnings of a new town within the community,
complete with a village center, performing arts theatre, and historic cultural center. Over
the next fen to twenty years, build-out of these projects will provide very traditional forms
of development with a wide variety of living and working options for over 10,000 new
residents of Canton and has already changed the way the community looks at new
development and redevelopment opportunities.
The prime area for new residential development in the next planning horizon is located
north and south of Cherry Hill Village in the area bounded by Ford Road, Ridge/Denton
Roads, Geddes Road and the western township boundary. The challenge over the next
ten years will be how to accommodate and facilitate the evolution of these projects given
the new economic realities in the housing market and demographics.

Canton Township Comprehensive Plan
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POPULATION AND HOUSING PROFILE
Prior to 1960, Canton was primarily an agricultural community and had a population of
only 5,313. As the Detroit metropolitan area grew and out-migration from the central city
occurred, living in suburban areas became increasingly popular. A controversial court
ruling regarding school bussing also increased interest in suburban living. Canton began
to grow quickly since it was west of the boundary affected by mandatory school bussing.
By 1970, Canton’s population had more than doubled to 11,026.
Canton experienced phenomenal growth in the 1970’s, more than quadrupling its
population to 48,616. This yearly average increase of over 3,000 residents was
accompanied by an increase in the housing stock of 12,000 dwelling units. Due to the
economic downturn in the late 1970’s and early 1980’s, Canton grew very little but
rebounded toward the end of the 1980’s. From 1980-2000, Canton’s population grew by
27,750 people, a 57% increase in 20 years.
In 2000 the total population of the Canton community was 76,366 and is now 90,173
based on the 2010 U.S. Census. This was an increase of 13,807 people (18 percent) in
the past 10 years.

Population Distribution
Based on the U.S. Census, the age distribution of Canton’s resident is as follows:
Table 1. Age Distribution
Age Group
Pre-School Years (under 5 years)
School Age Years ( 5-19 years)
Employment Years (20-59 years)
Retirement Years (60 years and over)

Median Age
Source: U.S. Census
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1980
11.0%
27.0%
57.0%
5.0%

1990
8.5%
27.0%
57.5%
7.0%

2000
8.8%
22.6%
60.2%
8.5%

2010
6.7%
22.9%
55.8%
14.5%

26.6

30.1

33.4

36.0
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The Census information shows that Canton’s population is rapidly aging. This is also
confirmed by the Southeast Michigan Council of Governments (SEMCOG) projections
and national trends which indicated that the gradual increase in the median age should
continue. Based on this information, Canton Township should plan for appropriate senior
housing and recreational opportunities as it continues to mature.

Population Projections
The actual Census counts through 2010 and SEMCOG’s population projections, based
on the Regional Development Forecast through the year 2035 are provided in Table 2
below:
Table 2. Canton Population Projections to 2035

Year

Population

Notes

1970

11,026

Actual Census Count

1980

48,616

Actual Census Count

1990

57,047

Actual Census Count

2000

76,366

Actual Census Count

2005

86,683

SEMCOG Estimate

2010

90,173

Actual Census Count

2035
98,793
Source: U.S, Census and SEMCOG

Canton Township Comprehensive Plan

Household Data

SEMCOG Projection

5

Introduction and Community Profile

In 2010, the Canton community had a total of 31,062 households, of which 71.9 percent
were families. The fact that 85 percent of Canton’s population falls into the school and
employment age groups together with this high ratio of families with children confirms the
general feeling that Canton has been and will continue to be a family-oriented
community.
Household size is an important factor in planning for future public service and facility
needs. The U.S. census indicates that the average household size has gradually
decreased from 3.04 persons/household in 1980 to 2.90 persons/household in 2010.
The average family size in 2010 was 3.55 persons.

Education, Employment, and Income
Between 1980 and 2000, the number of high school graduates in Canton rose from 84
percent to over 92 percent and the number of persons holding a Bachelor’s degree or
higher increased from 24.2 percent to 39.4 percent. In comparison, 77 percent of the
total Wayne County population were high school graduates and 17.3 percent had earned
a Bachelor’s degree or higher in 2010. This information indicates that Canton continues
to attract a large number of highly-educated professionals and a highly-skilled work force.
This level of educational attainment is also reflected in the composition of Canton’s
population by occupation. The following data from the 2010 Census illustrated the types
of jobs at which most of Canton’s residents make a living:
Table 3. Predominant Occupation Categories (Within Canton)
Management, business, science ,and the arts occupations
Service occupations
Sales and office occupations
Construction and maintenance occupations
Production, transportation, material moving occupations

49.3%
12.4%
23.2%
4.0%
6.8%

Source: 2010 U.S. Census Bureau American Community Survey
In 2010, the median household income was $71,148 which was a 15.1 percent increase
since 1990 and about the same as 2000.

Canton Township Comprehensive Plan
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Housing
In 2000, the total number of housing units was 28,426. Construction of 6,413 new
housing units between 2000 to 2011 brought Canton’s total housing stock to 34,839
units, an increase of 22 percent. In 1990, the median year that these structures were
built was 1976. Almost 12,000 homes (42 percent) were built in the 1970’s. Over 31,400
homes have been built since 1970 which represents 90 percent of the total housing stock
in Canton Township.
Of the total housing units which existed in Canton Township in 2010, approximately 72
percent were owner-occupied and 21 percent were renter-occupied. Canton had a 6
percent vacancy rate in 2010 for all housing units.
The median value of all housing units in 2000 was $194,100, which was an increase of
$49,781 since 1990. The median gross rent was estimated at $666.
A majority of the housing in Canton is single-family detached, accounting for 60 percent
of the total number of dwelling units in 2010. Mobile Home developments account for
approximately seven (7) percent of the housing stock and multiple-family dwellings, which
include apartments and condominium units, make up the remaining 33 percent. These
percentages are projected to stay approximately the same. Many large attached
condominium projects that were underway or planned were only partially completed or
never started due to the economic challenges in the housing market and changes in
lending practices. Many partially completed attached condominium projects are being
converted to single-family detached site condominiums. Senior apartments are expected
to be a primary source of new attached residential development in the next five to ten
years.

Canton Township Comprehensive Plan
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FUTURE LAND USE ELEMENT
The purpose of the Future Land Use Element is to guide the location and
intensity of land uses within Canton Township to accommodate future growth and
development while protecting and enhancing existing development patterns and
maintaining an economic balance of land uses in the community.
Many factors must be considered in projecting and designating land uses on the Future
Land Use Map. These factors include existing development patterns; availability of public
utilities, transportation facilities, and other services such as police and fire protection;
population and development trends; general character of specific areas; and
environmental constraints and natural features. Future growth should be managed in a
way which encourages development to occur in an orderly manner with respect to these
factors.
The Future Land Use Element includes goals, objectives, and policies, which establish
the foundation for the Future Land Use Map. These policies provide guidance for making
decisions with regard to implementation through zoning and also provide general design
and review guidelines for new development as implemented through site planning and
subdivision regulations. The policies developed herein reflect the desires of the
community in order to ensure that the type and quality of new development is integrated
and compatible with existing development and promotes a strong sense of community
within Canton.

EXISTING LAND USE ANALYSIS
An analysis of existing land use composition and distribution provides Canton with the
opportunity to assess its degree of success in maintaining the desired balance of land
use types and patterns. Comparisons of land use surveys completed at various times
also provides the community with the information necessary to assess its success in
meeting its development goals and identify conflicts and concerns which should be
addressed as the township proceeds with the planning process.
Through use of Canton’s geographic information system (GIS), staff evaluated and
mapped the existing land use coverage for the community at the end of 2001 to
determine current development trends and define areas of rapid change.

Canton Township Comprehensive Plan
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The results of this land use survey are compared to a visual survey completed in 1990.
This comparison provides an indication of general development trends and whether these
trends indicate signs of disproportionate growth in one or more land use categories.
A general description of the composition of each land use category is provided below:
Agriculture/Vacant – All land which is actively farmed or otherwise unimproved.
Commercial/Office – All convenience and comparison retail uses and professional,
executive and medical offices, including related off-street parking and loading facilities.
Industrial – Light and heavy industrial uses including warehousing and storage facilities,
manufacturing, assembling and fabrication activities, research and development
businesses and disposal facilities.
Institutional – Non-governmental public uses including schools, churches, union halls,
hospitals and similar uses.
Multiple-Family – Rental apartments and attached condominiums.
Mobile Home – Manufactured single-family detached housing developments.
Single-Family – Site built single-family detached dwellings which are on individual lots not
located in a platted subdivision.
Subdivisions – Site built single-family detached housing developments which are platted,
including private parks and detached (site condominiums).
Public Facilities – Utility buildings and corridors, the Rouge River conservation corridor,
and Township-owned property including public parks and golf courses, administrative
offices, cemeteries, and historical sites.

Canton Township Comprehensive Plan
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Table 4a summarizes the existing land use distribution for Canton in 1990 and 2001 and
provides the percentage of total land area for each land use category. This table also
provides the percentage change in each land use category from 1990 to 2001. Table 4b.
provides land use coverage in 2008.
Table 4a. Existing Land Use 1990-2001
1990
% of
2001
% of
(Acres)
Total
(Acres)
Total
Agricultural/Vacant
9,335
46.0%
4,895
24.2%
Commercial/Office
722
3.6%
850
4.2%
Industrial
757
3.7%
1,602
8.0%
Institutional
592
2.9%
764
3.0%
Apartments/Condos
453
2.2%
1,380
6.8%
Mobile Home
306
1.5%
306
1.5%
Single-Family
3,753
18.6%
3,071
15.2%
Subdivisions
2,901
14.4%
5,841
28.9%
Public Facilities
1,387
6.9%
1,520
7.5%
TOTAL
20,206
20,206
Note: Acreage totals do not include public road right-of-way.
Land Use Category

%
Change
-48%
18%
110%
30%
205%
0%
-18%
101%
10%

Table 4b. Existing Land Use 2008
Land Use Category
Acres
% of Total
Agricultural
1,069
4.6%
Parks Recreation/Open Space
2,093
9.0%
Single-Family Residential
10,808
46.7%
Multiple-Family Residential
460
2.0%
Commercial/Office
1,728
7.5%
Industrial
2,271
9.8%
Government/Institutional
1,219
5.3%
Roads and Utilities
3,481
15.1%
Total
23,129
Note: Single-Family includes attached condominiums.
Source: SEMCOG and Canton Planning Services Division

Agriculture and Vacant Lands
Land which is maintained in active agricultural use presently makes up approximately 4.6
percent of the total land area of the community and just under half of the remaining
undeveloped land in Canton. This land is primarily located west of Denton Road and is
used for crops, including corn and soybeans. Increased growth pressures in the
community have resulted in a large conversion of farmland and vacant land to new
residential development. New residential growth resulted in a loss of almost 4,400 acres
(48 percent) of agricultural and vacant land between 1990 and 2001.
Canton Township Comprehensive Plan
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Commercial and Office Land Uses

Commercial and office uses comprise approximately 4.2 percent of the total land area of
Canton. The 128 acre (18 percent) increase in this land use category indicates that there
has been a healthy increase in commercial activity in Canton since 1990.

The primary commercial corridor in Canton is Ford Road (M-153) which runs east-west and
is concentrated between I-275 and Canton Center Road. A majority of the increased
commercial activity has occurred along Ford Road due to its prominent location in the
central section of the Township, high traffic volumes characteristic of a state highway and
its easy access to I-275. The regional nature of Ford Road is presently attracting major
restaurant franchises and large retail warehouse or “big box” users such as Home Depot,
Wal-Mart and Sam’s Club. Development along Ford Road is typical of suburban “stripmall” type of development. In order to provide a greater degree of order and continuity to
Ford Road, the Downtown Development Authority (DDA) implemented major streetscape
improvements along Ford Road between Morton-Taylor and Sheldon Roads in 1994. The
zoning ordinance was subsequently amended to require the same type of streetscape and
lighting improvements for newly developed and redeveloped property when the DDA was
expanded to include the entire Ford Road commercial corridor. These improvements
provide consistency in landscaping and lighting throughout the district and make the
commercial corridor safer for pedestrian use.

The Corporate Overlay District, which incorporates the Ford Road corridor east of I-275
and the Lotz Road Corridor from Warren to Cherry Hill Road, was established to provide
a mixed use zone for commercial, high tech industrial, office, and multiple-family
residential uses. The Ford Road portion of this area is now occupied by big box
commercial, including Home Depot, Gardner White Furniture, Wal-Mart and Sam’s Club.
Restaurants, including Hayden’s and Logan’s Steakhouse have also found this area to be
good business locations due
Canton Township Comprehensive Plan
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to the proximity of I-275. It is anticipated that high quality retail and office space will soon
be attracted to this area due to the adopted design standards and regional prominence
near the interchange.

Michigan Avenue, running east-west through the southern portion of the Township, is
characterized by a mix of retail, regional commercial and miscellaneous industrial uses.
Michigan Avenue is also a high volume state highway with easy access to I-275 and I-94,
and is now experiencing a flurry of new development. Residential growth in the southern
portion of the community is creating demand for new commercial development, especially
near Canton Center Road. Canton Center Road was also realigned with Belleville Road
to create a more direct north-south route which also improves access for new commercial
activity. Reconstruction of Michigan Avenue has improved mobility of truck traffic, which
has spurred a dramatic increase in development of new industrial parks.
The third primary commercial corridor in the community is located along Canton Center
Road between Ford and Warren Roads. There has been an increased interest for office
uses in this area, a trend the Township would like to see continued along this portion of
the Canton Center corridor.
A primary community shopping core has developed at Canton Center and Cherry Hill
Road, which supports the residential neighborhoods with a 1-5 to 2 mile radius in the
geographic center of the community. This area is now served by a bank, a new Busch’s
grocery store which is taking over the former Farmer Jack, a drug store, medical ofices,
and a multi-tenant center providing carry-out restaurants and personal service uses.

Canton Township Comprehensive Plan
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Cherry Hill Village, located north and south of Cherry Hill Road west of Denton Road, has
planned for a commercial and mixed use core which will provide pedestrian-oriented
services and entertainment uses (including a performing arts theater) near the village
square at Cherry Hill and Ridge Roads. The Village has also planned a community
shopping area at Cherry Hill and Denton Roads to provide services to future residents in
the western parts of the Township.
In addition to the major commercial corridors, there were numerous neighborhood office
and commercial districts located at primary intersections throughout the Township. Many
of these areas were established through the use of Planned Unit Development (PUD)
concept which was popular in the 1970’s and 1980’s. As resistance to development of
these “planned” commercial areas increased, developers began to see the benefit of
proposing infill residential development as an alternative or compromise solution in many
of these areas. Many of these commercial and office tracts have been successfully
converted to residential uses since 1994.
Canton presently has a very limited amount of commercially-zoned land located west of
Canton Center Road. Centre Village Shopping Center (Kroger) is located at the western
limit of planned commercial areas on the Future Land Use Map. There is a desire to
maintain a semi-rural character in the western portion of the Township.
As residential density and availability of public services decreases and Canton develops
westward, and with the advent of the commercial areas planned within Cherry Hill Village,
there should be less demand for community uses in these areas.

Industrial Land Uses

Canton has several primary industrial areas within its boundaries, situated adjacent to the
major transportation corridors of I-275 and Michigan Avenue. The light industrial core is
located in the northeast sector of the community and is presently concentrated along
Haggerty Road, Koppernick Road and Ronda Drive. These uses are characterized by
warehousing and distribution centers, light manufacturing and business incubation space.
Canton Township Comprehensive Plan
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Mettetal Airport a general aviation facility for small aircraft is also located in this area
south of Joy Road and east of Lilley Road.
Much of the land located near Koppernick and Haggerty Roads in the northeast industrial
sector has been built out. The Commerce Drive industrial park, located south of
Koppernick Road and east of I-275, has seen a high level of development and has been
attractive for corporate headquarters due to its frontage and visibility along I-275. As
mentioned previously, the Corporate Overlay District, located along the Lotz Road
Corridor and adjacent to the east side of I-275, provides opportunities for high quality
industrial development.

The general or heavy industrial uses in the township are located on the south side of
Michigan Avenue and along Belleville and Haggerty Roads south of Michigan Avenue.
These uses include truck and freight lines, metal and steel fabricating, tool and die shops,
food storage and distribution facilities and other similar uses. There are also two sanitary
landfills located in the southern portion of the township. The Sauk Trail Hills landfill is an
existing facility located south of Michigan Avenue along the vacated Lilley Road right-ofway. Woodland Meadows landfill, located in the extreme southeast corner of the
community is presently at capacity and is closed.
Michigan Avenue has become the focus for future industrial growth for the community
and with the reconstruction of Michigan Avenue to support heavy truck use, is the home
to several new industrial developments. Haggerty 2 Corporate Park, located north of
Michigan Avenue on the east and west side of Haggerty Road is under development with
several buildings completed. Singh Executive Park, located at the northwest corner of
Michigan Avenue and Lilley Road is also under construction with several speculative
buildings completed. A third industrial park, Quadrants, is located on the south side of
Michigan Avenue near Beck Road, provides opportunities for light industrial, warehouse
and distribution facilities.

Canton Township Comprehensive Plan
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Single-Family Residential Use
Land devoted to detached single-family homes, including both residential units located in
subdivisions, as well as those located on larger parcels of land, comprise 44 percent of
the land area in the township, compared to 31 percent in 1990.
Subdivision
developments alone account for 29 percent of the total land area. In the past eleven
years, land developed into subdivisions increased almost 3000 acres, a 100 percent
increase since 1990. Single-family detached development accounts for approximately 60
percent of the total housing inventory in Canton.

During the housing boom of the 1970’s, the township experienced fairly high- density
single-family housing development, generally utilizing Planned Unit Development (PUD)
agreements. These subdivisions were primarily located between Haggerty and Canton
Center Roads. The largest single-family development in the 1980’s was Sunflower
Village with ten phases and over 1500 dwelling units located north of Ford Road between
Canton Center and Beck Roads. This development was one of the last projects
approved under the PUD regulations and the first major subdivision to be built west of
Canton Center Road. Single-family development in the 1990’s provided a major shift from
the traditional small lot subdivision (4-5 dwelling units/acre). The newer subdivisions
utilized the cluster housing option which permitted a reduction in lot size in exchange for
provision of open space tracts within the development. Cluster developments differ from
PUD’s in that they provide all single-family residential with no mix of uses common to
most PUD plans.

Canton Township Comprehensive Plan
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These newer developments also began to offer much larger homes (2600 square feet
and up) than its predecessors. This trend toward more upscale housing has filled a niche
in the market for move-up buyers and new residents looking for larger homes on larger
lots. These cluster developments include Glengarry Village and Meadowbrook located
on Canton Center Road south of Ford Road; and Buckingham Place, Lyndon Village,
Royal Pointe, Fox Run and Stratford Park subdivisions located along Beck and Warren
Roads north of Ford Road and west of Canton Center Road.
In 1990, the Planned Development District (PDD) replaced the old PUD regulations in the
zoning code. Since 1990, many developers followed Pheasant Run’s lead and have
utilized the Planned Development option. As development continues toward the west
and begins to encroach on the community’s open space and natural amenities, it will
become increasingly important and difficult to balance the demand for new residential
growth and the township’s goal of preserving these natural features and retain the semirural character of the community. Central Park, Cherry Hill Village, Founder’s Woods,
Hampton Ridge, Royal Pointe West, Westchester Village and the Hamlet are all planned
developments which preserved open space and provided the community with a variety of
housing and higher quality architectural and site design features than many of the older
PUD’s and standard subdivisions.

Multiple-Family Residential Use
Land area presently utilized for apartments and attached condominium units account for
approximately 1,400 acres or 6.8 percent of the total land area in Canton. This
represents a 200 percent increase over 1990.
These developments comprise
approximately 33 percent of the existing housing stock in Canton.
Apartment
developments are primarily located in the eastern portion of the community along
Haggerty Road south of Ford Road and along Lilley Road north of Ford Road, although
new, high quality apartment projects such as Summit Creek and Cambridge apartments
has occurred along Canton Center Road south on Ford Road. Uptown, within Cherry Hill
Village, will provide a substantial number of unique rental units in a traditional town
setting over the next several years.

Canton Township Comprehensive Plan
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Attached condominium developments traditionally located in the same general area but
the township has experienced a trend where developers are finding opportunities to
utilize condominiums as infill developments along major roads adjacent to existing
apartment complexes, on the fringes of the commercially zoned areas, and within larger
planned developments, such as Central Park and Cherry Hill Village. For a period of
time, there was an inclination toward conversion of unmarketable commercial land to
condominiums, which helps the township reduce its oversupply of vacant commercial
property while providing an orderly transition of land use activity and buffering existing
single-family subdivisions. Several apartment complexes, including subsidized units,
have recently converted to condominiums. This has led to renovation and improvement
of these units, but has displaced many families requiring lower cost housing options.
Due to the housing market and lending practices, many condominium projects that were
on the drawing Board are now being converted to single-family detached site
condominiums, such as Hamptons Estates.

Mobile Home Residential Use
Canton presently has seven mobile home parks which comprise just over 300 acres or
1.5 percent of the total land area in the township. These developments account for 2247
manufactured dwelling units which is 7 percent of the total housing inventory in the
community. Most of these parks were developed in the 1960’s and 1970’s with Academy
Point, located in the southeast section of the township on Haggerty Road, being the last
major park to be built in 1988. Fifty additional infill units were constructed in 2001 on
Haggerty Road south of Michigan Avenue. The township expects little demand for
manufactured housing developments in the future.

Institutional and Public Facility Uses

These uses encompass over 1500 acres or approximately 7.5 percent of the total land

area in the township and include property owned and developed by Canton Township,
Plymouth Canton School District, utility and conservation corridors and numerous places
of worship and other non-profit agencies. This represents an increase of 10 percent
since 1990 primarily due to park land acquisition.
Canton Township Comprehensive Plan
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The Plymouth Canton School District owns a large educational park incorporating
approximately 280 acres located south of Joy Road west of Canton Center Road. This
property is presently home to three high schools and associated sports fields. A new
middle school at Hanford and Canton Center Roads and two new elementary schools
located on Cherry Hill Road were completed in the last 10 years. Charter schools have
also had their impact, with three charter elementary schools now located within Canton’s
borders.
Canton presently owns several large tracts of land for its administrative complex and
community parks. One of the largest tracts is located west of Canton Center Road south
of Proctor Road and is home to the Township Administrative Offices and Public Safety
department, the library and Heritage Park. The Pheasant Run Golf Course and Summit
on the Park community center were completed in the mid 1990’s and are connected to
Heritage Park. A nine-hole expansion to the Pheasant Run Golf Course was also
completed in 2001. The township owns land for several other community parks, including
Griffin Park located between Canton Center and Sheldon Roads north of Cherry Hill
Road and Flodin Park, located at Morton Taylor Road and Saltz Roads. Independence
Park, home to a multitude of soccer fields, is located on Denton and Palmer Roads. The
Fellows Creek Golf Course, located south of Palmer Road on the east and west side of
Lotz Road is a public golf course owned by the Township. The Township also
purchased the existing softball park on Michigan Avenue and many upgrades and
renovations to the facility are underway. Currently known as the Canton Sports Center
(CSC) at Victory Park, the sports complex has been joined by High Velocity Sports
(indoor soccer) and Arctic Edge Ice Arena to round out a comprehensive array
recreational facilities serving the Canton community. The Township has also purchased
approximately 130 acres of land at Ford and Ridge Roads, which will be developed when
funds are available.
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The International Transmission Company (ITC) utilizes several major electric corridors
which traverse the township. These corridors run east-west just north of Cherry Hill Road
and north-south between Morton Taylor and Lilley Roads from Cherry
Hill Road south to the township line. Wayne County also owns a conservation corridor
running along the Rouge River, located north of Michigan Avenue located between the
eastern township line and Canton Center Road.
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NATURAL FEATURES AND ENVIRONMENTAL
CONSTRAINTS
Canton’s topography is relatively flat. The average surface of elevation is 686 feet above
sea level, and ranges from 650 to 850 feet. Most of the variation in topography occurs in
the northwest portion of the Township, where the terrain is gently rolling. The flat, fertile
soils found in many areas of the Township account from the strong agricultural presence
once felt throughout the community, and which is still prominent in the western half of the
Township today. One of the more distinct natural features within Canton is a ridge line of
this type, running diagonally across the northwest quarter of the Township. The remains
of an ancient glacial beach separate the relatively flat terrain to the southeast from hilly
terrain to the northwest.

Soils
Parent materials of Wayne County soils were deposited by glaciers of 10,000 to 12,000
years ago. As the glaciers melted and retreated in Michigan, most of Wayne County
became a lake. Much of the area of the Township was once part of this old glacial lake
bed. As the lake retreated from the area it left the parent materials that created the clay
and clay loam soils present in the Township today. Such areas are characterized by a
clay plain with hills and ridges of sand and gravel as high as 25 to 30 feet resting on the
clay plain. The ridges and hills were formed as beaches, terraces and river deltas and
were modified by wind, waves and stream action during the closing part of the glacial
epoch.
Soils in the Township fall into three different soil association categories as outlined in the
Wayne County Soil Survey, published by the U.S. Department of Agriculture Soil
Conservation Service in cooperation with the Michigan Agricultural Experiment Station. A
soil association is a group of soils geographically associated in a characteristic repeating
pattern. The three associations present in the Township are; Wasepi-Gilford-Boyer
Association, Pewamo-Blount-Metamora Association and Thetford-Grandby-Tedrow
Association.
Wasepi-Gilford-Boyer Association – The terrain in this grouping of soils is nearly level
to sloping. Much of the area is made up of outwash plains and deltas, dissected by
streams and creeks. Soils of this type are found in the area along Ridge Road in the
northwest portion of the Township and in the extreme southwest corner near Barr and
Mott Roads. These soils, with the exception of the Boyer types, are poorly drained and
nearly level with subsoil textures ranging from moderately coarse to coarse. These types
of soils can support a variety of agricultural, residential and business uses.

Canton Township Comprehensive Plan

22

Future Land Use Element

Canton Township Comprehensive Plan

23

Future Land Use Element

Pewamo-Blount-Metamora Association – The terrain in this group is nearly level to
gently sloping. The gentle slopes are often part of the lake plains, til plains or low
moraines, dissected by streams or creeks. A moraine is a deposit of soil, rock or sand
left by a glacier. Soils in this Association comprise over 90 percent of the soil types in the
Township. Poor drainage, slow runoff and moderately slow permeability characterize
these soils, with the exception of the Metamora soil type which allows water to permeate
rather rapidly in the subsoil layers. The primary limitations in these types of soils are due
to wetness and frost action. Pewamo soils are subject to flooding and Blount soils have a
high shrink-swell potential.
Thetford-Granby-Tedrow Association – These soil types are present in the extreme
northeast portion of the Township. Terrain here is nearly level, representative of much of
Canton. Drainage is somewhat poor and soil limitations include wetness, seepage and
frost action. Map No. 3 illustrates the general locations of these soil types within the
Township.

Wetlands
Surrounded by the Great Lakes and their glacial wetlands, Michigan contains over two
million acres of wetlands. Michigan’s wetlands fall under the jurisdiction of several state
laws, but the most prominent is the Goamaere-Anderson Wetland Protection Act of 1979.
The Wetlands Act Splits wetlands into two broad categories – contiguous and
noncontiguous; and provides different regulations for each group. Contiguous wetlands
lie along lakes, streams, or ponds. Michigan regulates all of these wetlands, regardless
of size.
Noncontiguous wetlands, which are isolated either hydrologically or
geographically from surface waters, are defined as wetlands located more than 1,000
feet from the ordinary high-water mark of one of the Great Lakes or Lake St. Clair, or
more than 500 feet from the ordinary high-water mark of an inland lake, pond, river, or
stream. Noncontiguous or isolated wetlands smaller than five acres are exempt from
regulation, unless the Michigan Department of Environmental Quality (MDEQ)
determines that such a wetland is essential to protect natural resources from pollution,
impairment, or destruction. Additionally, the MDEQ may regulate wetlands that are
otherwise exempt if the wetland supports federal endangered species or provides
groundwater recharge. Michigan relies primarily on vegetation and aquatic life to
delineate wetlands from uplands. However, in the absence of visible evidence of water,
MDEQ will rely on soil types for wetlands determination.
Canton contains both contiguous and noncontiguous wetland areas. Areas of contiguous
wetlands are located in the immediate vicinity of the Rouge River, Fellows Creek, Willow
Creek, Tonquish Creek and their various tributaries. Map No. 4 shows the general
location of existing wetlands and areas that have a high probability of containing
wetlands.
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The Township is divided into four primary drainage basins, each carrying storm water
downstream through the community.
1)

The Fellows Creek drains the northwest portion of the Township, traveling
southeast, picking up flows from other tributaries until it empties into the Rouge
just north of Michigan Avenue near Hannan Road. The Creek’s
north
and
south
branches converge near Ford and Canton Center Roads.
The southerly extensions of
Fellows Creek join the creek south of Ford
Road and east of Sheldon Road and
include the Green, Mott, Huston and
Truesdell Drains.
2)
The Willow Creek runs southeast from Joy Road, west of Lilley Road to
easterly Township line, south of Ford Road.

the

3)

The Tonquish Creek runs southeast from Joy Road, west of Lilley Road to
the easterly Township line, north of Warren.

4)

The Rouge River runs west to east across the southwest quarter of the Township.
The Lower Rouge, Fowler Creek, and the Goodell, Sines and McKInstry Drains all
empty into the Rouge. The Lower Rouge River is one of the most significant
natural resources in the Township. Cutting across the southern part of the
Township near Proctor and Ridge Roads, it meanders southeast, just north of the
Michigan Avenue and Hannan Road intersection.

Each of these drainage courses and their tributaries has an associated flood plain. A
flood plain is that area adjacent to a river, stream or other body of water that provides
storage for flood water from rainfall or snow events. Flood plains may or may not contain
wetland areas.
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The Federal Emergency Management Agency (FEMA) has mapped the natural
watercourses and identified both the 100- and 500-year flood plain areas for most
streams and rivers in the Township. The term flood plain describes the statistical chance
that a flood of a designated magnitude will occur in any given year. For Example, the
term 100-year flood plain means that there is a one percent chance that water will reach
this area at least once during the year; the 500-year flood plain area means that the
chance is one-fifth of one percent. In 1981 FEMA completed and published a Flood
Insurance Study for the Township to enable the Township to participate in the flood
insurance program of the Federal Insurance Administration. Detailed studies were
completed for the Tonquish Creek, Green Meadows Drain, Willow Creek and Fellows
Creek, with less detailed studies of the remaining creeks drains and the Lower Rouge
River. FEMA maps are updated at the request of the Township or development project
sponsor. The original 1981 flood insurance rate maps were recently updated and adopted
by FEMA in February 2012 Updates are required whenever a construction project
modifies the location, cross-section or capacity of the watercourse and flood plain.
Inadequate planning for development can have an adverse impact on the ability of rivers
and streams to carry storm water runoff downstream at a rate sufficient to prevent
flooding. Pavement and other impervious surfaces such as rooftops increase the amount
of water that is unable to permeate the soil, causing larger amounts of water runoff to
enter local rivers and streams. This increased flow can cause flooding in areas that have
never before experienced high water levels or increases the frequency and severity of
flooding in other areas. Care must be taken in the location and design of new
development projects and development discouraged within the 100-year areas when
feasible. Map 5 illustrates the general locations of the 100- and 500-year flood plain
areas throughout the Township.
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PUBLIC INFRASTRUCTURE
It is recognized that the synchronous relationship that has been established among the
Municipal Water Distribution System Master Plan, Sanitary Sewer Master Plan, the
Canton Community Watershed Management Strategy and Comprehensive Plan must be
maintained to ensure the following goals are attained. Any adjustment made in either
document will affect the other, therefore reciprocity is critical. Below is a brief description
of the Municipal Water Distribution System Master Plan, the Sanitary Sewer Master Plan
and the Canton Community Watershed Management Strategy.

Municipal Water Distribution System Master Plan
The Municipal Water Distribution System is designed to provide a potable water supply
made available by the Detroit Water and Sewerage Department (DWSD). In order to
monitor necessary system improvements, a Municipal Water Distribution Master Plan
was prepared as a guide in making decisions with respect to future water system
improvements. The report assesses the existing system (pipes, junctions, fixed grade
nodes) in relation to anticipated water consumption and distribution needs. This was
accomplished using a hydraulic network-modeling program (WaterCAD) that simulates
system capacity at varying levels of usage. Because the demands on a water distribution
system fluctuate over time, it was necessary to consider the complete range of flows that
may burden the system to ensure proper delivery. Source data inputted to determine
ultimate demand were water consumption billing records and the Canton Township
Comprehensive Plan and Zoning Map. It should be noted that ultimate demand assumes
total occupancy of all the Township’s land for its planned use.

Sanitary Sewer Master Plan
Like the Municipal Water Distribution System Master Plan, the Sanitary Sewer Master
Plan was prepared to identify sanitary sewer system improvements required to meet
ultimate demand according to density and future land use recommendations set forth in
the Comprehensive Plan. The Plan addresses the necessary major trunk sewer
extensions and relief sewers required to serve areas of the Township which are not
currently served by public sewer service. The Plan also evaluates the available
treatment capacity from existing and proposed regional facilities. As is the case with the
Municipal Water Distribution System Plan, a critical relationship exists with the future land
use policies of the Comprehensive Plan.
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Canton Community Watershed Management
Strategy
The Canton Community Watershed Management Strategy provides a framework for
implementing activities that address storm water in the community. Components of this
approach include storm water management requirements for new developments, as well
as the adoption of an ordinance to prevent pollution and flooding of the Rouge River
Watershed. The goal of this strategy is to promote cost-effective and innovative
measures to address storm water runoff in the Canton Community. As is the case with
the Water and Sewer Plan, an interrelationship also exists with the Comprehensive Plan.
The township’s zoning ordinance also includes low-impact design options for on-site
storm water management through the adoption of bio-retention design requirements.
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GOALS, OBJECTIVES, AND POLICIES
Goal 1 – Establishment of the Future Land Use Map
To provide for a logical pattern of land use intensity and density which is consistent with
the existing land use patterns, consistent with the existing infrastructure systems, and
sensitive to the natural systems and character of the community.

Objective 1.1 – Residential Uses
Canton Township shall direct new residential development to areas which are compatible
with established land use patterns which can be supported by available public facilities.

Policy 1.1.1
The Agricultural Land Use designation on the Future Land Use Map is intended to
identify the land which is primarily used for active agricultural purposes. Residential
density for the land designated as Agricultural shall not exceed 1 dwelling unit/40 acres.
The Township shall not allow extension of public facilities and services from existing
service areas to serve agricultural areas unless there is an overriding public benefit to
protect health or safety of the residents.

Policy 1.1.2
The Rural Residential Land Use designation on the Future Land Use Map is primarily
for very large lot rural or estate type housing not usually developed as platted
subdivisions. The density for land designated as Rural Residential shall not exceed 1
dwelling unit/2 acres, except as provided in Policy 1.1.12. The Township shall
discourage extension of public facilities and services from existing service areas to serve
Rural Residential areas unless there is an overriding public benefit to protect health or
safety of the residents.

Policy 1.1.3
The Very Low Density Residential Land Use designation on the Future Land Use Map
is primarily used for large lot residential development located either in platted
subdivisions or individual metes-and bounds lots. The density for land designated as
Very Low Density Residential shall not exceed 1 dwelling unit/acre, except as provided
in Policy 1.1.12. The Township will allow extension of public facilities ands services to
service Very Low Density Residential Areas where it is determined that the conditions are
not suitable to support use of on-site sewage disposal systems.
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Policy 1.1.4
The Low Density Residential Land Use designation on the Future Land Use Map is
generally characterized by existing low density single-family subdivision and vacant land
which serves as a logical area for future low-density development. Density for land
designated as Low Density Residential shall not exceed 2 dwelling units/acre, except
as provided in Policy 1.1.12. These areas generally have potable water and sewer
services in place or readily available.

Policy 1.1.5
Establish a Medium-Low Density Residential Land Use designation on the Future Land
Use Map where the land uses area characterized by moderately-sized single family
residential subdivisions. Density for land designated as Medium-Low Density Residential
shall not exceed 3 dwelling units/acre, except as provided in Policy 1.1.13. These
areas generally have public facilities in place and available.

Policy 1.1.6
Establish a Medium Density Residential Land Use designation on the Future Land Use
Map where the land is characterized by existing small lot subdivision residential
development. Density for land designated as Medium Density Residential shall not
exceed 4 dwelling units/acre, except as provided in Policy 1.1.13.

Policy 1.1.7
Establish a Medium High Density Residential Land Use designation on the Future
Land Use Map generally located in areas adjacent to non-residential uses, primary
roadways carrying high volumes of traffic, or large-scale public or private recreational
facilities which may also act as a buffer to lower density single-family residential
development. Density for land designated as Medium-High Density Residential shall not
exceed 8 dwelling units/acre and is primarily intended for single-family attached
development. Multiple-family and single-family detached uses could be considered
based on land use compatibility where the development is proposed under the Planned
Development District option.

Policy 1.1.8
The High Density Residential Land Use designation on the Future Land Use Map is
generally located in areas adjacent to non-residential uses and primary roadways and
freeways carrying very high volumes of traffic which may also act as a buffer to lower
density single-family residential development. Density for land designated as High
Density Residential shall not exceed 12 dwelling units/acre. Land designated for High
Density for High Density Residential is primarily intended for multiple-family residential
development. Single-family detached or attached uses could be considered based on
land use compatibility and character of the area where the development is proposed
under the Planned Development District Option.
Canton Township Comprehensive Plan

32

Future Land Use Element

Policy 1.1.9
The residential density guidelines established for the agricultural and each residential
land use designations as depicted on the Future Land Use Map represent a maximum
density. The maximum allowable density, as implemented through the zoning ordinance
and depicted on the zoning map shall be based on environmental constraints, land use
compatibility, availability of public facilities and services (including water, sewer, roadway
and storm-drainage), character of the surrounding area, and more specific policies
adopted for specific planning areas in this plan.

Policy 1.1.10
Canton Township encourages the use of the Cluster Development option in the rural,
very low, low, and medium low density residential areas in order to protect environmental
and natural features and to maintain the semi-rural character of the western half of the
community.

Policy 1.1.11
Canton Township encourages the use of the Planned Development District option in the
Medium-Low, Medium, Medium-High, and High Density residential areas to provide a
variety of housing types, provide maintenance of open space, and provide creative
design solutions for new and infill development.

Policy 1.1.12
The Township may consider zoning which would allow attached single-family uses in the
medium-low and medium density residential land use designations which do not exceed
the maximum allowable density specified in those designations.

Residential Development Strategies





The Planning Commission should adopt a policy outlining general design
guidelines and review procedures to help guide new residential development.
Attached single-family uses shall be encouraged in the R-4/R-5 districts as infill
strategy pursuant to the design standards outlined in the zoning ordinance.
Consider making 2-unit attached residential buildings a permitted use instead
of a specal land use.
Develop a users guide to assist develoopers and builders in understanding the
numerous options available for development as well as the community’s
standards and expectations realtive to design.

Canton Township Comprehensive Plan

33

Future Land Use Element

Objective 1.2 – Office & Commercial Land Uses
Canton Township shall provide adequate land for commercial uses and direct new
commercial uses to areas which are compatible with established land use patterns which
can be supported by available public facilities and supports the importance of these uses
in maintaining a balanced mix of land uses and sustaining a viable economy.

Policy 1.2.1a
Establish a Local Shopping Land Use designation on the Future Land Use Map for
office and neighborhood commercial development intended to provide convenient goods
and services that usually serve residents in the immediate vicinity. Local Shopping areas
should be located at intersections of primary collector or arterial roadways. Intrusion of
these uses into surrounding or adjacent residential areas shall be limited and local
shopping areas should be placed at least 1 mile apart.

Policy 1.2.1b
Establish an Office/Residential Land Use designation on the Future land Use Map for
office and condominium development. These areas should be located in areas adjacent
to existing residential neighborhoods as a transition from higher intensity commercial or
industrial uses. Areas recommended for Office/Residential Use shall be indicated on the
Future Land Use Map.

Policy 1.2.2
Establish a Community Shopping Land Use designation on the Future Land Use Map
for community retail uses and personal and professional service which serves a larger
segment of the residential community. These uses are generally located along primary
arterials which carry high volumes of traffic.

Policy 1.2.3
Establish a General Commercial Land Use designation on the Future Land Use Map for
regional and highway-oriented commercial uses. Regional commercial uses generally
serve the retail and service needs for the entire township and adjacent areas and include
larger multi-tenant shopping centers with large ”anchor” tenants located on primary
arterial roadways which carry high volumes of traffic. Highway-oriented commercial uses
should be located within a 1 mile radius of a freeway interchange and provide uses
convenient to the traveler or overnight visitor in the community.
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Commercial Development Strategies





Canton should reevaluate the Planned Development District option as it relates
to providing incentives, standards and procedures for planned commercial and
office developments.
The Township should re-evaluate land use and zoning strategies and support
the use of the Planned Development District option to encourage an integrated,
mixed-use development in the area north of Ford Road and west of Lilley
Road.
The Township should reevaluate the general location and composition of
commercial uses on the Future Land Use Map along the Michigan Avenue
corridor.

Objective 1.3 – Industrial Land Uses
Canton Township shall provide adequate land for industrial development and direct new
industrial areas which are compatible with established land use patterns and public
facilities. Canton supports the importance of these uses in maintaining a balanced mix of
land uses and their role in sustaining a viable economy.

Policy 1.3.1
The Light Industrial Land Use designation on the Future Land Use Map is intended to
accommodate light industrial and research development uses. This land use designation
includes light manufacturing and assembly, warehouse and distribution, and research
and development facilities. These uses are generally located in the Northeast portion of
the Township and have access to the freeway, primary arterial roadways, and railways.
Light Industrial Research use is strongly encouraged to locate in areas with visible
access or directly adjacent to the freeway or primary arterial streets and in areas where
the light industrial designation abuts a residential or conservation area. Areas
recommended for light industrial research use are indicated on the Future Land Use Map.

Policy 1.3.2
The General Industrial Land Use designation on the Future Land Use Map is intended
to accommodate for heavy industrial uses. Heavy industrial uses include large-scale
manufacturing processes, truck terminals, machine shops and other uses being
dependent on chemicals and raw materials in the production process. General Industrial
land uses should continue to be limited to the area of the Township located south of
Michigan Avenue.
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Industrial Development Strategies




The Township should develop a plan and strategies for development of the
Dye Brothers subdivision.
Canton should investigate the potential and develop guidelines and strategies
for re-use of the closed landfill areas.
The Township should reevaluate the general location and composition of
industrial uses on the Future Land Use Map along the Michigan Avenue
Corridor.

Objective 1.4 – Community Facility Uses
Canton Township shall provide adequate land for community facility uses and recognize
land owned by other governmental entities for educational and conservation purposes.
These uses include public administrative complexes, park and recreation facilities, public
education facilities, and public conservation areas.

Policy 1.4.1
Establish a Community Facility Land Use designation on the Future Land use Map for
vacant and developed land owned by public entities for the purpose of providing services
and identifying conservation areas to which will assist in protecting environmentally
sensitive areas for its residents.

Policy 1.4.2
Lands designated for Community Facility Uses which were purchased and intended for
use as recreational facilities shall be more specifically developed in accordance with the
Leisure Services Master Plan.

Policy 1.4.3
The Planning Services Division shall coordinate with the Leisure Services Department in
the review of new development and redevelopment activities to ensure the needs
identified in the Leisure Services Master Plan are achieved.
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Objective 1.5 – Mixed Land Uses
Canton Township shall identify and recognize areas within the community which currently
have or may be conducive to a mix of zoning and land uses. These areas require
flexibility in order to respond to the changes in market demands within the community.
These changes include the nature of Michigan Avenue as a regional transportation
corridor, growth in the industrial sector in the southern part of the community, and future
residential development in the southern portion of the township as the community
reaches build-out over the next 20 years. The southern portion of the Lotz Road corridor
north of Cherry Hill Road is also conducive to a mixed land use policy due to the range of
uses along Ford Road, existing residential uses in Westland, existing residential patterns
along Cherry Hill Road, and the prominence of I-275.

Policy 1.5.1
Establish a Mixed Use designation on the Future Land Use Map which may include, but
not be limited to, certain areas along Michigan Avenue and Lotz Road to allow for
flexibility.

Policy 1.5.2 (Michigan Avenue Corridor)
a.

b.

c.

The Mixed Use designation along the north side of Michigan Avenue between
Sheldon Road and the ITC Transmission Corridor shall allow for the consideration
of Light Industrial Research (LI-R), Office (O-1), Regional Commercial (C-3), MidRise Development (MRD) and/or, R-6, Single-Family Attached Residential zoning,
as long as the R-6 zoning is not exclusive and is part of a mixed use development.
The Mixed Use designation along the south side of Michigan Avenue between
Sheldon Road and Morton Taylor Road shall allow for the consideration of Light
Industrial Research (LI), Office (O-1), Community Commercial (C-2), and/or
Single-Family Attached residential (R-6) zoning.
All other areas along Michigan Avenue that are designated Mixed Use shall allow
for the consideration of Light Industrial Research (LI-R) on the north side of
Michigan Avenue, Light Industrial (LI) on the south side of Michigan Avenue,
Office (O-1), and/or Regional Commercial (C-3) zoning.

Policy 1.5.3 (Lotz Road Corridor)
The Lotz Road Corridor (south of the Willow Creek Drain) shall allow for the
consideration of Single-Family Attached (R-6), Office (O-1), and/or Mid-Rise (MRD)
zoning.

Policy 1.5.4
Any rezoning proposed within the mixed use areas designated on the Future Land Use
Map shall comply with the standard criteria for rezoning. Proper transitions from one
district to another shall be maintained for compatibility.
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Policy 1.5.5
Use of the Planned Development District (PDD) option or Conditional Rezoning process
is encouraged to allow for flexibility of use, layout, and design. Use of these options are
also encouraged to facilitate the clustering of buildings, creation of park space,
preservation of forested areas and other natural features, and provision of pedestrian and
bicycle paths and connections to the community’s regional trail system.

Goal 2 – Provision and Adequacy of Public Utilities
Provide public utilities sufficient to reliably serve existing and future development in a
manner that practically and cost-effectively facilitates the implementation of the longrange vision set forth in the Comprehensive Plan. Direct growth to the most appropriate
and logical locations in order to ensure efficient land use patterns based on availability
and sufficiency of public services and facilities.

Objective 2.1– Plan Coordination
Ensure that the Future land Use Plan is adequately supported by the Municipal Water
Distribution System Master Plan, the Sanitary Sewer Master Plan, and the Canton
Community Watershed Management Strategy through regular interdepartmental
coordination.

Policy 2.1.1
Actively involve the Township Engineer in the development of planning proposals that will
significantly impact the public utility system.

Policy 2.1.2
Process all prospective amendments to the Comprehensive Plan, particularly the Future
Land Use Map, through the Engineering and Public Works Divisions for review and
comment. Should the amendment prove nonconforming with Township utility plans, the
Planning Commission, with assistance from the Township Engineer or other
professionals, shall evaluate the feasibility, economics, and overall impact of the
Comprehensive Plan amendment in relation to the public utility system.

Policy 2.1.3
The Planning Commission, upon adoption, shall transmit a copy of an amendment to the
Comprehensive Plan to the Engineering and Public Works Divisions for department
records.

Policy 2.1.4
Periodically hold an interdepartmental meeting among the Planning, Engineering and
Public Works Division to evaluate the success in achieving Objective 1.1.
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Objective 2.2– Project Review
Ensure that utility improvements are made in accordance with the Municipal Water
Distribution System Master Plan, the Sanitary Sewer Master Plan, the Canton
Community Watershed Management Strategy and the goals, objectives, and policies set
forth in the Comprehensive Plan.

Policy 2.2.1
Incorporate the ultimate water system plan map, master sanitary sewer plan map, and
existing storm utility map into the Comprehensive Plan for reference in reviewing the
development proposals.

Policy 2.2.2
Require that all development review applications with water and sewer needs to be
reviewed and approved by Engineering Services prior to Planning Commission granting
final project approval.

Objective 2.3– Municipal Water Distribution System
Ensure that the structural integrity of the municipal water distribution system is properly
maintained, ensure that the water quality of the system is safe for public consumption,
and that adequate capacity exists prior to permitting additional connections.

Policy 2.3.1
Require that new development(s) have ready access to water distribution facilities, which
contain the capacity to handle projected flows.

Policy 2.3.2
Establish service area boundaries that limit the extension of water mains to no greater
than one-quarter mile.

Policy 2.3.3
Require new development(s) to loop the water system in order to provide high
quality/safe potable water and adequate water pressures and volumes sufficient to serve
the population and to provide ample fire protection.

Policy 2.3.4
Set a limit for the minimum system pressure that can exist at any location within the
Township under normal average day conditions. The minimum system pressure shall not
fall below 45 pounds per square inch (psi) during normal system operations. The
Township shall discourage any further development until system pressures are
determined to exceed this threshold.
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Policy 2.3.5
Set a limit for the minimum system pressure that can exist at any location within the
Township under maximum day demand plus fire conditions. The minimum system
pressure shall not fall below 20 psi during maximum day plus fire flow demand (1500
gallons per minute). The Township shall discourage any further development until
system pressures are determined to exceed this threshold.

Policy 2.3.6
Set a limit for the minimum system pressure that can exist at any location within the
Township under maximum hour demand. The minimum system pressure shall not fall
below 20 psi during maximum hour demand. The Township shall discourage any further
development until system pressures are determined to exceed this threshold.

Policy 2.3.7
Require that the construction and over-sizing of water mains shall be done in accordance
with the Township’s Municipal Water Distribution System Master Plan and/or policies for
design and construction of public facilities.

Water Distribution System Strategies







Incorporate infrastructure improvements identified within the Municipal Water
Distribution System Master Plan into the Township Capital Improvements
Program. Improvements may include, but are limited to, water main
replacement/construction,
meter
pit
construction,
or
pressure
reducing/sustaining station construction.
Evaluate growth rate and development trends on an annual basis to ensure
that the Municipal Water Distribution System can adequately potable water to
the entire service area with adequate pressures to fight fire.
Monitor the supply pressures of the Municipal Water Distribution System at all
meter pits and pressure reducing pits, wherever possible, to maintain system
pressures.
Periodically update the Municipal Water Distribution System Master Plan to
ensure that changes to the water distribution system have been adequately
addressed to meet the changing needs of the community. These updates
should
be
scheduled
on
a
five-year
cycle.

Objective 2.4– Sanitary Sewer System
Direct growth to the most appropriate and logical locations in order to ensure efficient
land use patterns based on availability and sufficiency of the sanitary sewer system.
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Policy 2.4.1
Require that proposed development(s) have ready access to sanitary sewer facilities,
which have the capacity to handle the projected flows from the new development.

Policy 2.4.2
Establish service area boundaries that limit the extension of sanitary sewers within the
boundaries identified in the Sanitary Sewer Master Plan.

Policy 2.4.3
Establish criteria for the modification of service area districts. Service area districts
currently exist within the Sanitary Sewer Master Plan to limit the quantity of sewage that
flows to each sewer. If a petitioner wished to modify a service area district, a formal
request must be made with Engineering Services. The request must be approved by the
Municipal Services Director prior to any request for site plan approval by the petitioner.

Policy 2.4.4
Require that the construction and over-sizing of sanitary sewers be done in accordance
with the Township’s Sanitary Sewer Master Plan and/or policies for design and
construction of public facilities.

Policy 2.4.5
The Township shall discourage development that will result in an increase in the
maximum projected population until the Municipal Services Director has reviewed the
potential impact of the population increase on the sanitary sewer system.

Policy 2.4.6
Establish limits for the maximum rate of transport of sewage to the regional wastewater
treatment plants from the WTUA pumping stations. Such limits are hereby established to
not exceed the current contractual limits of either the Wayne County Rouge Valley
Interceptor System (RVIS) or the Ypsilanti Community Utilities Authority (YCUA)
treatment plant as set out in the Finance and Service Agreement with the Western
Township Utilities Authority (WTUA).

Sanitary Sewer System Strategies



Continue to work with WTUA and MDEQ regarding inflow and infiltration
reduction strategies in order to create maximum storage in the system for new
developments.
Periodically update the Sanitary Sewer Master Plan. These updates are
necessary to ensure that changes to the sanitary sewer system have
adequately addressed the changing needs of the community. These updates
should be scheduled on a five-year cycle.
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Aggressively seek to expand the sanitary sewer treatment capacity to
accommodate projected future growth in accordance with the Future Land Use
Map.
Incorporate infrastructure in improvements identified within the Sanitary Sewer
Master Plan into the Township’s Capital Improvements Program.

Objective 2.5 – Storm Water Facilities
Direct growth to the most appropriate and logical locations in order to support and
maintain the goals of the Lower 1 and Middle 1 Rouge River Watershed, to ensure
watershed management and to ensure efficient land use patterns based on availability
and sufficiency of the storm water facilities.

Policy 2.5.1
Require that new development have ready access to storm water facilities, which have
the capacity to handle the projected flows and the ability to improve storm water quality
from the new development.

Policy 2.5.2
Require that the construction and over-sizing of storm sewers shall be done in
accordance with the Wayne County Storm Water Management Program.

Policy 2.5.3
The Township Engineer shall study and evaluate the best alternatives for long-range
watershed management and determine the feasibility of a regional storm water utility.

Policy 2.5.4
Watershed Development shall be completed in accordance with the standards and
specifications outlined in the Wayne County Storm Water Management Program and
Canton’s general storm water permit including, but not limited to detention basins,
sediment fore bays, storm sewers, open channels, and any other applicable Best
Management Practices (BMPs) and Low Impact Design (LID) techniques.

Storm Water Facilities Strategies



Continue to monitor closely the effectiveness of strategies implemented as part
of its involvement in the Rouge River National Wet Weather Demonstration
Project.
Periodically work with Wayne County to ensure that changes to the Watershed
Management Plan have adequately addressed the changing needs of the
community.
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Goal 3 – Protection of Natural and Historic
Resources
To maintain and enhance the character of the community through land use policies which
protect the natural environmentally sensitive feature and historic resources which remain
in Canton.

Objective 3.1 – Historic Resources
Canton Township shall develop and consider adoption of methods to protect established
and future historic districts, designated historic structures and their resources and shall
encourage appropriate restoration and reuse of important historic structures within the
community.
Map 6 defines the boundaries of the Cherry Hill Village Historic District and the Cherry
Hill Village Planning boundary.
Refer to the Cherry Hill Area Development Plan for more specific land use guidelines for
the Cherry Hill Historic District.

Objective 3.2 – Environmentally Sensitive Lands
Canton Township shall cooperate with the Michigan Department of Natural Resources to
encourage development which is sensitive to the protection and enhancement of
sensitive lands, including those lands containing flood-prone areas and wetlands.
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Objective 3.3– Rural Character

Future Land Use Element

Canton Township shall strive to maintain the rural atmosphere of the Western portion of
the community through use of creative land development regulations and cooperative
development plan review and monitoring.

Policy 3.3.1
The Township encourages the preservation of open space buffers and maintenance of
vegetative covers and canopies along unpaved roads, especially those designated by
Wayne County as Natural Beauty Roads.

Policy 3.3.2
The Township shall encourage developers of proposed developments in the rural areas
of the community to utilize the Planned Development and Cluster options for the purpose
of providing preserved open space buffers along rural roadways. The Township also
encourages new development in rural areas to design circulation systems which do not
adversely impact the maintenance of unpaved roadways and limit direct access to
unpaved roadways where possible.

Rural Character Strategies





The Township shall coordinate with public facility providers and the Wayne
County Public Service Department to prevent unnecessary cutting and pruning
of trees along unpaved and Natural Beauty Roads.
The Township shall evaluate its zoning and subdivision regulations to ensure
that the development standards allow for design flexibility and control to ensure
that development proposed in the Western portions of the community is
compatible with existing development and maintain the character of the area.
The Township shall encourage use of sensitive lighting designs and property
shielded fixtures which minimize glare and light pollution in order to maintain a
high quality rural character in the western part of the community.
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Objective 3.4 – Development for the Southwest
Quadrant
To promote and maintain the highest level possible of development standards in the
Geddes and Denton Road corridor though the use of the planned development and
residential cluster options. New development shall be consistent with the following
principles:

Policy 3.4.1- Public Park Land and Open Space
Encourage dedication of 20 to 40 acres of usable park land suitable for general park use.
Easements and provisions of hard surfaced pathways is recommended along all major
tributaries of the Rouge River. Crossings should be provided to maintain adequate
connections from one development to another. Utilization of existing utility easements for
pathway construction is also encouraged. Wildlife corridors shall be maintained within
and connect to adjacent development.
Storm water detention facilities are recommended to be regional in nature and should be
shard by more than one development. Park areas could be located adjacent to storm
water facilities and path systems should be encouraged to link these areas along the
major tributaries.

Policy 3.4.2 – Common Thematic Elements
Create a sense of place by integrating individual developments with a boulevard collector
system or parkway, consistent within and adjacent to the boulevard system and primary
county roads. This could include use of common street lights, signage, fencing and entry
monument design. The boulevard or parkway should be used to link preserved forest
areas, path systems, and public parks. Architectural designs for the neighborhoods can
also be used to create a sense of place.

Policy 3.4.3 – Gateway Features
Create entry features into the community at Canton’s southern boundary (Denton and
Barr Roads) and at the western boundary (Geddes Road). The standard “Welcome to
Canton” entry monument with landscaping and lighting treatments shall be incorporated
into the developments at these locations.
Enhance the existing streetscape by planting trees within or adjacent to the right-of-way
edge where ever possible.
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Policy 3.4.4 – Housing Elements
Residential development shall be primarily single-family. Where attached single-family is
proposed as a transition from other higher intensity uses, the number of units in each
building should be limited to a maximum of four.
Proposed homes should be oriented toward the primary County roads wherever possible
to maintain the semi-rural streetscape along these roads and reduce conflict with existing
homes which already front onto the county roads.
Garage placements on the homes should be to the side and rear quadrants of the home’s
footprints to eliminate the conditions where the garage becomes the dominant
architectural feature on the front of the home.

Policy 3.4.5 – Cooperative Planning
It is recommended that individual development entities work together on preparing an
overall land use plan for this area to achieve the above objectives.
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Goal 4 – Aesthetics and Quality of Development

To provide and maintain the highest quality of construction and building materials, the
most creative and efficient designs and a greater variety of architectural styles and
features in new residential, commercial and industrial development in Canton.

Objective 4.1 – Residential Development
To enhance the neighborhood character of the community’s residential developments
and ensure livability and long-term re-investment in the homes.

Policy 4.1.1
Canton shall encourage a greater variety of architectural design and use of natural
building materials and promote a high quality of construction.

Policy 4.1.2
Canton shall encourage the provision of a diverse stock, including single-family detached
homes, condominiums and apartment homes, in order to maintain a balanced mix of
housing and accommodate a broad range of interests and life styles within the
community.

Policy 4.1.3
Canton shall promote the use of the Planned Development and Cluster options in order
to provide access to both active open space and preserve important natural resources.

Residential Quality Strategies




The Township should evaluate its zoning, subdivision and other development
regulations to ensure that proper standards are adopted to promote higher
quality construction and continued maintenance of the community’s housing
stock.
The Planning Commission should adopt policies which provide general design
guidelines and review procedures for new residential development.
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Objective 4.2 – Commercial and Industrial
Development
To promote and strengthen the viability of the Township’s commercial and industrial
areas which serve the needs of the community and strengthens the employment and tax
base.

Policy 4.2.1
The Township shall encourage the use of high quality building materials and creative
architectural treatments on new commercial buildings. Canton also encourages the
renovation of older commercial centers in order to strengthen the viability of the
community’s existing commercial core.

Policy 4.2.2
Canton encourages the use of the Planned Development option to promote integrated
and unified developments.

Policy 4.2.3
Canton Township discourages future “strip” commercial development and physical
isolation of adjacent uses from each other. The Township shall require, wherever
practical, the use of marginal access connections, joint access agreements and common
points of ingress and egress to accommodate and enhance inter-project traffic patterns
which will increase pedestrian and vehicular safety and reduce congestion on the
community’s primary thoroughfares.

Policy 4.2.4
All industrial development located on property located adjacent to I-275 shall be
redeveloped as industrial “parks”, subdivisions, or other forms of unified or planned
developments. These developments should be designed utilizing the general guidelines
set forth in the LI-R, Light Industrial Research zoning district.
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MAP 7 FUTURE LAND USE MAP

Canton Township Comprehensive Plan

50

Future Land Use Element

LOTZ ROAD CORTIDOR
DEVELOPMENT PLAN
The Lotz Road corridor from Warren Road to Cherry Hill Road has been identified
as a key focal point for future economic development and community identity within
the Township. The following element provides a description of the location,
physical characteristics, and planning issues for the area and sets forth goals,
objectives and strategies for achieving the development objectives for this corridor.

BACKGROUND
Location
The Lotz Road Corridor is located in sections 12, and 13 in eastern Canton
Township. The study area for this project is bounded by I-275 on the west, by
Warren Road on the north, by the Township boundary on the east, and by Cherry
Hill Road on the south.

Physical Characteristics
Existing Land Use
Current land use within the study area consists of single and multiple-family
residential, commercial, and vacant/agricultural land. These land uses include
such sites as Wal-Mart and Sam’s Club, Village Squire Apartments, Home Depot,
Gardner White Furniture, and Emagine Theater.
Existing Infrastructure
The majority of the uses are served by sanitary and storm sewer, municipal water
supplies, natural gas, and electricity, with the exception of some single-family
residential and vacant land uses.
Major roads include, Interstate Highway I-275, a paved 4 lane expressway with 250
foot right-of-way and exit/entrance ramps to Ford Road (M-153) a paved 5 lane
state highway (Trunk Line); Warren and Cherry Hill Roads, paved 120 foot wide
arterials; Koppernick and Lotz Roads, paved 86 foot wide collectors; and two
unimproved (soil based) local roads.
The Chesapeake and Ohio Railroad bisects Warren and Koppernick Roads in the
northeastern corner of the study area.
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Natural Features
Wetlands and Woodlands
Wetlands were digitized on to the Natural Features Map, attached as Map 8, from
the National Wetland Inventory Map, Wayne Quadrangle, prepared by the U.S.
Fish and Wildlife Service. The largest of the identified wetland areas on the subject
site encompasses approximately 22 acres and is located on the north side of Ford
Road, adjacent to I-275, and the multiple family residential area. Several smaller
areas are located throughout the remainder of the study area. Most of the wetland
areas are heavily wooded.
Flood Plains
The boundaries of the 100 year flood plain within the study area were digitized on
to the Natural Features Map (Map 8) from the Flood Rate Insurance Maps provided
to Canton Township by the Federal Emergency Management Agency. The majority
of the land within the 100 year flood plain is located north of Ford Road, adjacent to
I-275, on both sides of Willow Creek. The balance of the flood plain areas are
associated with both sides of Willow Creek on the south side of Ford Road, and
Tonquish Creek parallel to the north side of Warren Road.
Soils
The Wayne County Soil Survey, published by the USDA Soil Conservation Service,
indicates that the study area is comprised of low topographic relief with soils
forming primarily on 0 to 6 percent slopes. Although the majority of soils within the
study area are composed of sand or loamy sands, the majority of the undeveloped
land contains soils which formed in low areas and on 0 to 2 percent slopes.
Portions of the subject area were mined for sand and some gravel, then filled with
materials too mixed to identify. The low topographic relief and high water table
associated with these soils has caused the formation of hydric soils.
Hydric soils
Formed primarily on lake plains and till plains hydric soils within the study area are
composed of Belleville loamy fine sand (Ba), Corunna fine sandy loam (Co), Granby
loamy sand (Gr), Pella silt loam (Pc), Pewamo loam (Pe) and Sloan silt loam, wet (So).
In general these soils are severely limited for development activities due to seasonally or
permanently high water tables, very slow runoff, susceptibility to flooding. These soils
are suited, however, to woodlands and recreational lands, where the danger of flooding
will not damage structures.
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Map 8: NATURAL FEATURES
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Unique Elements
I-275/Ford Road Interchange
The I-275/Ford Road Interchange allows access to approximately 90,000 vehicles
traveling on I-275, and 43,000 vehicles traveling on Ford Road each day. The subject
site lies to the east of the interchange, and is easily accessible to vehicles traveling in
either direction.
Ford Road/Lotz Road Intersection
The intersection of the main east/west arterial, Ford Road, and the main north/south
arterial, Lotz Road, creates the opportunity to build a visual image of the area at this
location.
Natural Features
The wooded and emergent wetlands and flood plains associated with Tonquish and
Willow Creeks raises an opportunity to protect these environmentally sensitive areas and
provide recreational opportunities for commuting workers and nearby residents.
Existing Zoning
Zoning Districts encompassed by and adjacent to the study area include:
R-2 Single-Family Residential (20,000 sq. ft.)
R-6 Single-Family Attached Residential
MR Multiple-Family Residential
MRD Mid-Rise Development
C-3 Regional Commercial
C-4 Interchange Commercial
LI
Light Industrial
Ford Road/I-275 Interchange
Ford Road contains 5 lanes, with a right-of-way of approximately 120 feet. Left hand
turns by vehicles entering Ford Road from the subject site will be extremely difficult
without additional traffic signals. Only the use of the traffic signal at Lotz and Ford
Roads, makes turning left on to Ford Road feasible in the shortest amount of time.
Hydric Soils and Wetland Areas
Since contiguous and non-contiguous (greater than 5 acres in size) wetland areas are
protected by state and federal laws, mitigation of these areas will likely be necessary to
accommodate the requirements of those laws. Wetland mitigation areas can serve dual
purposes such as retention or detention areas for storm water management. Hydric soils
which do not sustain wetland vegetation exhibit drainage problems as well as structural
limitations for roads, pathways and the construction of foundations for buildings.
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GOALS, OBJECTIVES AND STRATEGIES
GOAL:

Insure development in the study area is
consistent with community standards, including
site and architectural design.

Objective: Provide for high quality construction, coordinated and integrated
appearance of structures and creative architectural design
Strategy: Evaluate the use of the Central Business District (CBD) Overlay
zoning guidelines in Place of the Corporate Overlay District
zoning guidelines.
Objective: Create a park-like setting for development including landscaping and open
space.
Strategy: Review current Ordinance requirements for ability to achieve
the desired appearance of future development.
Strategy: Consider specific landscape requirements for the
Lotz Road and I-275 frontage.

GOAL:

Provide for safe and convenient access to
the area, minimizing impact of increased
traffic generated by new developments

Objective: Assure that design of the road system promotes smooth and
logical traffic flow throughout the District
Strategy: Devise road design standards necessary to achieve
the objective, i.e. parallel service drives, boulevard
cross-section, etc.
Strategy: Evaluate the potential benefits of upgrading Lotz
Road from Warren Road to Cherry Hill as a County
primary road
Strategy: Develop an overall concept plan for internal road
connections between sites to maximize the
integration of individual sites and maximize exposure
to I-275 and access to Ford and Lotz Roads.
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Objective: Minimize impact of additional traffic on Ford Road
Strategy: Consider restricting access to Lotz Road or to
collector drives parallel to Ford Road
Strategy: Utilize the Township/MDOT Access Management
Plan to control future driveway cuts onto Ford road
and to provide for effective interconnectivity between
adjacent sites.

GOAL:

Consider natural features existing on site,
preserve and integrate into development.

Objective: Retain existing woodlands and wetlands to the extent possible
Strategy: Require adherence to the Township’s forest preservation and
tree clearing regulations and associated policies as well as
Michigan DEQ requirements.
Strategy: Encourage and/or reward use of existing natural features in site
design

GOAL:

Assure that development is served with adequate
infrastructure.

Objective: Sewer, water and workable storm drainage systems must be available in
the study area
Strategy: Require adherence to Canton Township Ordinance provisions
and policies with regard to standards for utilities
Strategy: Continue to require adherence to all appropriate Wayne County
and Michigan DEQ requirements
Strategy: Explore ways by which Canton Township can assist in
achieving the goal, i.e. participation in installation of utilities,
creation of special assessment district, etc.
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GOAL:

Provide for coordinated appearance of Ford Road
frontage with DDA plans and proposals.

Objective: Assure that lighting, landscaping, signage for any new projects are in
conformance with design concepts and active proposals of the Downtown
Development Authority
Strategy: Coordinate review of plans by Downtown Development
Authority or by other Township officials for comparison to DDA
plans.
Strategy: Evaluate the application of the Central Business District (CBD)
zoning guidelines for the area of the corridor located within the
DDA.
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LOTZ ROAD CORRIDOR DEVELOPMENT GUIDELINES
The development of this plan element allows Canton Township the opportunity to create
a mixed use district which promotes quality integrated development. The most important
design elements to consider for the plan are:
 Establishment of a gateway to Canton Township from Westland at
the Ford Road /Lotz Road Intersection.
 Establishment of a unique identity in Canton Township from I-275.
 Provision of flexibility that will respond to the market demands of the
corridor while ensuring high quality, cohesive development
The future land use map provides an overall guideline for the future conceptual
development of the corridor, while considering the following land use issues:

Land Use
In accordance with the community's goals, objectives and strategies, this plan promotes
a mixed use district that focuses regional commercial uses along the Ford Road Corridor,
encourages high-tech, research and light industrial uses along I-275 south of Warren
Road, and encourages a mix of urban-scale residential uses, professional offices, and
high-tech industrial offices along the corridor between the Willow Creek and the ITC
Corridor. The following guidelines should be evaluated when considering proposals for
specific uses:
Warehouse Industrial
Warehouse and material distribution centers shall be avoided along I-275 and in all other
areas within the corridor planning areas in an effort to control high volume truck traffic
and promote a green image by recruiting high-tech industrial office uses.
High Tech Industrial
The following types of industrial uses are considered to be clean industries, with relatively
small amounts of solid waste and energy consumption, when compared to traditional
industrial uses. These uses are ideal for the area along Warren Road and the I-275
frontage south of Warren Road.
 Automotive Engineering and Design
a. Experimental vehicles
b. Component parts and testing
 Biomedical
a. Pharmaceuticals, biological products
b. Radiographic, electromedical apparatus
c. Medical instruments and appliances
 Computers
a. Computer parts and equipment
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b. Silicon chips, electronic components
c. Software
 Instrumentation
a. Engineering, laboratory, scientific instruments
b. Measuring, controlling, testing equipment
c. Optical instruments
Professional and Corporate Office
This land use will provide jobs associated primarily with the distribution of information and
services. This land use will fill the gap of large companies and smaller service oriented
businesses to locate in the area where their needs are in demand. A mid-rise office
complex might attract the headquarters of a medium size corporation and provide
hundreds of professional jobs.





Consulting, engineering, design, architecture
Financial services, insurance
Medical services
Industrial company headquarters

Hotel Commercial / Entertainment / Conference Center
The information age makes profitable the dissemination of information and conference
centers keep peers up to date with new trends in the market place and in touch with their
profession. The subject area is so close to regional airports and business centers that
locating a fine hotel and conference center in this area could be the landmark to label
Canton Township as a destination rather than just an area to pass through. These uses
are ideal to be located close to Ford road within the DDA boundaries.
 Fine Hotel and Conference Center
 Upscale Night Clubs
 Fine (Specialty) Restaurants
Specialty Retail Commercial / Personal Services
These land uses will serve the needs of commuting professionals as well as serve the
needs of residents during evening hours. Personal service uses, carry-out and standard
restaurants are best located long the Ford Road corridor within existing multi-tenant
centers or on free-standing sites which are inter-connected with other commercial uses.
Single Family - Attached Residential
High tech industries, corporate headquarters and other offices will inevitably attract
relocating professionals and traveling specialists. Unique residential development which
caters to these types of future residents can provide the luxury, comfort and amenities.
These uses should be limited to the area of the corridor south of the Willow Creek and
north of Cherry Hill Road.
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In order to assure the quality and appropriateness of proposed residential uses, and to
assure proper integration into the overall corridor, these uses should only be considered
utilizing the Planned Development option within the zoning regulations.
Conservation / Recreation
Due to the existence of wooded, emergent and open water wetlands and flood plains in
these areas, these features should be a prominent feature in any future development
proposal. The design should incorporate the following features, amenities and uses.






Dedicated natural woodland and wetland areas
Pedestrian pathway hub
Linkages within and around the District
Storm water retention areas with water features
Landscaped entrances, kiosks, and pedestrian resting areas.

Vehicle and Pedestrian Circulation

Vehicular Circulation
Increased use of an area always results in increased vehicular traffic and calls for
innovative solutions to circulation patterns. The site design, once completed, will seek to
address the following issues:





Accident prone intersections at Ford, Lotz and Warren Roads
Efficiently move unrelated traffic that is just passing through
Use Ford Road to separate competing land uses
Provide for enhancements to the overall street network through provision of
secondary street systems which provide access to the I-275 frontage as well as
to existing primary streets, including Lotz and Warren Roads.

Pedestrian Circulation and Safety
A proposed network of paved pathways will provide pedestrians, bicyclists, and roller
bladers with the following conveniences:
 Create linkages between residential, wetland/woodland preserves, commercial,
office and high tech uses
 Insure public safety, and logical flow to parking areas to place of employment,
etc.
 Require pedestrian access at the main entrances to buildings, which connects
the pedestrian to pathways serving the rest of the development area.
 Provide paving materials, signs and/or pavement markings to distinguish
pedestrian crossings from other portions of the roadway.
 Provide special areas near each commercial building for the safe
pick-up and drop-off of shuttle busses for senior citizens and the handicapped.
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Parking
When designing parking areas, multiple use developments create the opportunity for
shared parking areas. These lots should be conveniently located and connected to
buildings via pedestrian walkways. Pedestrian crossing of interior streets should be
made as safely as possible, while traversing major thoroughfares such as Ford Road and
Warren Road should be avoided. Vast parking areas also create negative visual impacts.
Ways to lessen these negative effects include:






Locate parking lots at the rear or side of buildings whenever
possible
Require shared parking areas with access shared driveways
Allow for shared parking requirements to be relaxed through the site plan
review process
Break up large expanses of pavement with landscaping, including screen
walls and water features
Require a knee wall and/or landscape screening when the parking lot abuts
pedestrian routes

Design and Layout
Unifying elements which tie portions of a single development together include the use of
landscaping, signs, lighting, and other outdoor amenities such as benches, water
features, sculptures, trash receptacles and information kiosks.
Implementation of the Downtown Development and Central Business District design
standards will allow site plan and design review opportunities by the Planning
Commission to aid in the promotion of a positive image for the area. Design guidelines
should be specific in nature, yet flexible. Some options for design guidelines are listed
below.




Locate all buildings at or within close proximity of the front yard setback
line.
Create specific setbacks applicable to commercial, industrial, high-tech and
residential uses.
Develop design guidelines in order to ensure architectural compatibility and
consistency, yet avoid monotony and duplication.
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Orient buildings and design their facades to maximize positive visual
impacts from Ford, Warren and Lotz Roads, I-275, and service entrances to
each site.
Enhance pedestrian connections between buildings, parking areas and
natural amenities, with unobtrusive lighting, resting areas and landscaping.
Cluster buildings with complementary uses around shared parking areas,
with landscaped open space areas and pedestrian crosswalks.

Streetscape
The intersection of Ford and Lotz Roads is the primary image-setting area. Secondary
image areas include the intersections of Warren and Lotz Roads, and on Lotz Road, just
north of Cherry Hill Road. Consistency with the DDA and Central Business District
Overlay guidelines shall be maintained. The above elements should be complimented
with the use of native landscape materials and live plantings.

Landscaping
Canton Township has a unique opportunity to create an integrated mixed use
development around the wetlands and woodlands, native to the soils, topography and
climate of this region. Ways to emphasize landscape elements to contribute rather than
detract from the image of the area include:







Maintain a green image along the I-275 corridor.
Encourage the use of materials native to the region.
Promote landscape buffering between residential and other conflicting land
uses.
Take advantage of wetlands, and hydric soils to create retention areas with
water features and natural landscapes associated with the area's native
plants.
Create unified landscape standards which help to promote the quality and
natural image of the area.
Unify landscaping around buildings, parking areas and pedestrian pathways
through the use of complimentary materials and common themes.
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Lighting
Lighting serves public safety, conveniently highlights points of interest, adds to the
architectural design of buildings, landscaping and sculpture, yet should be designed
around a theme that unifies other the other elements of the site design. The following
four elements should be considered in site design for lighting:

Attractive, yet effective and useful for public safety.

Uniform design centered around a common theme.

Unobtrusive to surrounding properties, subdued, limit vertical height.

Avoid the look of large parking lot and airport style patterns.

Within the Downtown Development Authority (DDA), street lighting
selected by the Downtown Development Authority (DDA) shall be
utilized along Ford and Lotz Road. Private access drives should
choose decorative lighting which is compatible to the DDA fixtures
in order to maintain an image of unity and consistency. In areas
outside the DDA district, lighting plans shall be internally consistent
within multiple-site projects and be compatible with the DDA.

Architecture
The review and control of architectural elements is perhaps one of the most critical
elements in a unifying design. The architectural guidelines of the Central Business
District (CBD) Overlay should incorporate the following elements:
 Exterior building materials - Beyond the streetscape and parking lots, the most
prominent features of site design include the use of exterior building materials. The
use of vertical steel siding and roofing should be avoided in order to move away from
the look of a warehouse district.
 Siting of buildings, parking areas and pathways - Complimenting the building
materials is the actual position of the building in relationship to its parking areas, and
connections with pedestrian amenities. As shown elsewhere in this document,
parking areas should be placed at the sides or rear of buildings, and every effort
should be made to provide the pedestrian with safe, convenient and attractive
pathways for circulation and recreation.
 Building height and appearance from select views, i.e. I-275, Ford, Warren and Lotz
Roads - The corridor, with its prominent location on I-275 and Ford Road, will be
judged by its appearance from this interchange. Maintaining the concept requires
attention to the preservation of the natural landscape through creative use and
protection of wetlands, retention ponds and wooded areas, and includes the use of
sculptures, water features such as fountains, and accent lighting.
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Lotz Road Corridor Zoning Strategies


Repeal the remaining portion of the Corporate Park Overlay District Guidelines
and amend the map exhibit to remove remaining effective areas subject to the
guidelines in section 6.08 of the Zoning code.



Amend the boundaries applicable to the Central Business District (CBD)
Guidelines in Section 6.10 of the Zoning code to include the area within the
Downtown Development Area (DDA) on the north side of Ford road, and south of
Ford road to the Willow Creek Drain.



Encourage a change of zoning for the area located south of Ford Road and north
of the Willow Creek Drain between Lotz Road and I-275 from MRD, Mid-Rise
Development to C-3, Regional Commercial.
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CHERRY HILL AREA
DEVELOPMENT PLAN
Over 150 years ago, a small hamlet called Cherry Hill was established at the crossroads
of Cherry Hill and Ridge Roads. The patterns of land use and most of the basic elements
of the area have remained unchanged. The church, school, and cemetery form a
foundation that the small community was built upon. Today, these important community
elements, as well as a number of other historic properties, provide a unique opportunity
for Canton Township to weave a pattern of new development which maintains and
respects the vestige of a past historical era.
This plan is intended to provide guidelines for the future development of the Cherry Hill
area which will:






Maintain, preserve and enhance historic resources.
Allow for a mixed use concept of new development that advances the creation
of a “hamlet” focusing on the historic resource.
Arrive at a residential pattern which addressed both style and architecture
appropriate for the area.
Address ultimate use of Cherry Hill School and Bartlett-Travis House property.
Develop a vehicular and pedestrian circulation pattern appropriate for a
“hamlet” style of development while recognizing current community and
lifestyle issues.

BACKGROUND
Location
The general area encompassed by the development plan is depicted on Map 6 in the
Future Land Use Element. This area incorporates land located south of Saltz Road, east
of Napier Road, north of Proctor Road, and west of Denton Road.
Existing Land Use and Development Patterns
The Study area is devoted to low density agricultural and rural residential uses. While
both the Zoning Ordinance and Master Plan call for additional development to occur, the
lack of sewer and water has discouraged development proposals until recently. Except
for the immediate Cherry Hill Village area, land has remained divided into larger parcels
fairly typical of a farming community. A number of large undeveloped parcels exist within
the Study Area. Of significance is the fact that the Study Area is located at the extreme
western boundary of the Township. Superior Township, located in Washtenaw County, is
to the west of the study area and is largely devoted to agricultural and rural residential
uses in
very low density patterns.
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Map 9
Cherry Hill Historic District - (showing addresses of buildings)
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GOALS, OBJECTIVE AND STRATEGIES
GOAL: Promote a high quality mixed use
development which will create a unique and
identifiable community in the Cherry
Hill/Ridge area.
Objective: Provide opportunities for a variety of residential building types utilizing
traditional design concepts. Overall density shall not exceed four dwelling
units/acre and any single phase or sub-areawithin an individual project shall
not exceed six dwelling units/acre within the Village Edge. Density within
the mixed use Village Core area shall not exceed 12 dwelling units/acre.
Strategy:

Define areas for single-family, detached
condominiums and attached forms of residential
development.

Strategy:

Create a code or set of regulations which encourages
development of traditional building forms, placement
and relationships.

Strategy:

Encourage use of reduced front setbacks and rear
entry garages.

Strategy:

Take advantage of the existing natural features,
including the river ravines and topography when
determining locations for various types of uses.

Objective: Provide opportunities for “hamlet scale” shopping and special
events which will assist the community in becoming a destination.
Strategy:

Utilize the Township owned properties (Bartlett Travis
House and Cherry Hill School) to create opportunities
for social interaction, e.g., development of a cider mill,
farmer’s market, venue for antiques and arts and
crafts shows, picnic grounds, etc. This may include
development of building and facilities which would
support these activities.

Strategy:

Utilize the proposed parkland in ways which will
promote activity in the district by developing active
recreational facilities in and around the district.
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Objective: Provide pedestrian and bicycle amenities to create active links
between residential, shopping, and park and special events areas.
Strategy:

Strategy:

GOAL:

Identify critical links between and specific locations for
these amenities and develop an implementation plans
for development of these amenities.
Adopt policies and standards for expansion of these
amenities through proposed developments in the
transition area around the district.

Ensure that adequate traffic patterns are
created and acceptable traffic conditions are
maintained.

Objective: Maintain and enhance the existing County roadway network.
Strategy:

Strategy:

Strategy:

Strategy:

Strategy:

Strategy:

Improve existing intersections at Ridge and Cherry
Hill Roads with turn lanes and/or signalization as
necessary.
Utilize the existing intersection configurations at Ridge
and Cherry Hill Roads to slow and manage traffic
through the district.
Require extension of Denton Road north to Saltz and
Ridge Roads to complete the County collector
network.
Improve and pave Saltz Road from Ridge to Beck
Road to support the proposed and anticipated
residential development in the vicinity.
Require development of an integrated system of local
(residential) streets to support new residential
development. This street network shall provide for
coordinated connections to the County arterial and
collector network (Ridge, Cherry Hill, Denton and
Saltz Roads). These coordinated connections shall
promote interconnectivity between individual
neighborhood clusters to enhance development of the
village or hamlet as an identifiable and unique entity
(creating a sense of place).
Investigate and encourage the use of non-street
and/or rear access parking to serve commercial and
office uses along Cherry Hill Road and appropriate
areas.

The historic resource strategies under Objective 3.1 of the Future Land Use Element are
incorporated here by reference.
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CHERRY HILL AREA
PLANNING AND DEVELOPMENT CONCEPTS
In order to advance the goals and strategies established by the Township, a radically
different approach is proposed for the Cherry Hill Study Area. Such an approach is
required due to the unique character of the area that sets it apart from the balance of the
Township.
All too often, the community planning process attempts to build a plan based on
individual elements without taking into account the interrelationship among diverse
elements. Without a philosophical basis, plans and proposals are evaluated from a
single viewpoint or dimension. The concept which will be fostered throughout the
planning process for the Cherry Hill Study Area will be based on design, density, and
dynamics.
Design speaks to the physical manner in which buildings and sites are physically
arranged. The visual quality or identity of the community is enhanced and enriched when
proper attention is given to design detail. In the case of Cherry Hill, a foundation has
been laid for both the architectural elements and physical arrangement of those elements
on the land by the historic resources and patterns which already exist.
Density speaks to the intensity, in which a site is used. In the case of residential
development, density is defined as the number of dwelling units per acre. In the case of
non-residential use, density is frequently referred to as intensity and is considered the
ratio of building area to site area. A mixed use concept playing upon the “hamlet” theme
will result in somewhat higher densities than the balance of the western Canton
Township. However, such densities should be offset by large areas of public and private
dedicated open space.
Dynamics is the relationship of the site to specific elements both within and surrounding
the site. The success or failure of a plan will depend on whether proper care has been
taken to ensure that the various components interrelate in a harmonious manner. It is
this interrelationship between elements with the Cherry Hill area that will ultimately create
a sense of community.
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Maintaining And Enhancing A Sense Of Community
Creating a “sense of place” goes beyond physical design of a space and must foster a
spirit of belonging. This can be accomplished by providing variety, convenience and
“neighborliness” into the living environment. This “sense of place” or “sense of
community” takes the workable aspects of traditional towns and modifies them for
contemporary lifestyles. Instead of separating individual uses, components of the
development are allowed to “mix” and neighborhoods are linked with shops, parks and
other public facilities. This design allows the opportunity a greater degree of interaction
as opposed to the segregated patterns of development which results from standard
zoning codes.
A Mixture Of Uses
The appeal of a small town atmosphere is the mixture of uses. Such a mix brings about
an interest in and spontaneity of activity that is not often hound in a homogenous
environment. A mixed use concept for the Cherry Hill does not imply a “carte blanche”
style of development. In fact, a mixture of uses may require a more organized,
formalized approach. The selection of uses in the appropriate mix requires more
complexity. A determination of scale and design are inseparable from a determination of
uses. More specific uses are described in the concept land use plan portion of this
document.
Design Principles
The concepts of design and use cannot be separated. Therefore, a set of design
guidelines are needed to guide the reuse of existing historic properties as well as new
development. Although detailed guidelines would be needed for regulatory purposes, the
following principles should be followed in the planning of the Cherry Hill Area:
Design To Human Scale
A key element which has been lost in much of the current community planning is
consideration of the ultimate user. While streets, parking and buildings may be designed
for easy automobile access, the human element is lost to functionality. A sense of
community is enhanced when design is reduced to its most intimate scale.
The relationship of design to human scale should be a primary concern in every aspect of
development, including the color, texture and design of buildings, the type and density of
landscape plantings, the location and connectivity of walkways, and the width of street
design.
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Creation Of A Useful Pedestrian Network
All too often, pedestrian walkways are confined to parallel locations along the street.
When provided elsewhere, they are usually added as an afterthought rather than an
integral consideration of a good design plan. Walkways paralleling streets are certainly
an essential component of traditional design, but are limited in the completion of an
integrated pedestrian network. Connections to and through commercial areas, parks and
greenway corridors will provide a pleasant walking experience for those who both reside
within and visit the Study Area.
As important as the completion of a pedestrian network is the design of the surface.
Rather than straight ribbons of concrete or asphalt, variation in width, location and
surface material (i.e. textured or patterned concrete and/or pavers) will add interest for
both the visual and walking experience.
Downscaling The Street Network
Most public road standards, including those of Wayne County, are intended to promote
only automobile function.
There are several important principles associated with street design as it relates to the
Study Area:
 The street is an important component of traditional planning and design.
A street network which is properly scaled and designed will create a more
attractive community and promote the “sense of community” referred to
earlier.
 As they did in the bygone era, streets serve as more than conduits for
traffic. The street and street corridor serves many social functions as a
meeting and gathering place and a focus of activity.
 In traditional development patterns, streets are laid out in a grid pattern.
However, the diagonal pattern of Ridge Road, landform created by the
River Rouge, and irregular parcels call for a more curvilinear pattern, as
demonstrated by the Cherry Hill East Village PDD plan.
 Interconnections between developments are essential to create sense of
community. Street connections should respect the development potential
of neighboring properties and avoid creating long throughways where
excessive speeds are disruptive to neighbors.
 Over design of streets should be avoided. Excessive width encourages
greater vehicle speeds, require more pavement, and the result is greater
storm water runoff, and increased future maintenance.
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Creation Of Open Spaces/Gathering Places
A frequent element of New England villages, as well as many Midwestern villages that
were patterned after New England towns, is the village green. The green was
typically located at the intersection of grid formed by two major roads. The green
served as a focal point for community activity and a gathering place for social
interaction.
While a village green located at the intersection of Cherry Hill and Ridge Road may
not be uniformly shaped, retaining the frontage of Cherry Hill School and developing
the Travis Bartlett property and the parcel directly across Ridge Road (behind Cherry
Hill School) could all form strong elements of a Village green. Other formal gathering
places could also be incorporated into new developments. These may include small
parks developed with benches, play equipment, gazebos and formal landscaping.
In conjunction with either new commercial use or reuse of historic properties space
will generally be more limited. However, many opportunities exist for gathering
places. It may involve widening a walkway to provide for benches and plantings. A
building entryway can serve as good location for public seating. Widened island
between parking bays can be viewed as more than a device to separate cars.
Providing greater walkway space, adding seating, providing shade trees, can enhance
such walkway space as linkages between uses can provide opportunities for social
interaction.
Private open spaces should also be incorporated in new residential developments.
Such open spaces can take on a more informal approach, utilizing the Rouge River
Corridor, and providing a pathway system linking various developments.
Building Architecture
While a detailed set of design guidelines will need to be developed in conjunction with
Zoning Ordinance provisions, design of building architecture strongly influences
whether the Cherry Hill area develops any differently than the balance of the
Township. While the focus should be on promoting “traditional” architecture styles,
such terminology can mean vastly different things to different people. Furthermore,
consumer lifestyles and desires dictate internal space geared to today’s family, not
the farmhouse family of the 1870’s.
A single style of architecture imposed throughout the Study Area would contradict the
eclectic nature of styles that are found in most, if not all, traditional settlements. It is
the varied styles that add interest and diversity. The driving force behind architectural
style should be consistency rather than conformity.
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The architectural elements that define a traditional pattern include the following:


Siting – The consistent orientation of buildings to the street are essential in a
traditional pattern of development. Buildings built at or in close proximity to the
front setback are common. Residences face neighborhood access streets and
there is a consistent location within blocks.



Roof Forms – Whether gable, hip, gabled, or mansard, the simpler the form the
better. It is also better if a given style predominates within street blocks.



Building Width and Spacing – Repetition of common elements, such as front
porches will define the architectural language of a traditional development.



Architectural Elements – Repetition of common elements, such as front
porches, will define the architectural language of a traditional development.



Building Shapes – As with roof forms, building shapes are also more simple.
The basic form is rectangular with attachments such as dormers and porches
to add interest.



Building Height – Building height should also be consistent within street blocks.



Garage Locations – Removal of garage doors as a dominant architectural
feature is key. Side or rear locations, set back significantly from the front
setback, should be predominant. Where attached garages are utilized, they
shall be side entry garages located in the rear quadrant of the house in order to
maintain architectural integrity of the front of the house.



Building Materials and Colors – The use of more natural materials should be
encouraged. However, this must be tempered with current building technology
and owner concerns for maintenance. A consistent color palette appropriate to
the style of the homes, should be utilized.

Canton Township Comprehensive Plan

73

Cherry Hill Area Development Plan

Land Use
As previously indicated, a mixed use approach is called for in the Cherry Hill Area. The
uses described below are not intended to be all inclusive, but simply illustrative of the
types of uses which would be appropriate. The Land Use Plan is depicted on Map 12
and is described as follows:
Commercial/Office (New)
A limited amount of new commercial/office is proposed at the northeast corner of Ridge
Road and Cherry Hill. The intent of this area would be similar to the C-1 Village Shopping
Zoning District, which provides “residential scale convenience and personal uses”.
Furthermore, as with Village Shopping Districts, the proposed designation of this area for
new commercial/office would “utilize residential design features and building materials
and orient the buildings in a non linear manner to prevent common strip commercial
development.”
Commercial/Office (Adaptive Reuse)
The balance of the commercial/office designation involves existing structures which front
on Cherry Hill. Some of these structures are historically significant or contributing, others
are not. The purpose of this designation is to encourage the creative reuse of existing
structures, where appropriate.
In order to encourage restoration of the historic structures, flexibility in use is a central
consideration. In addition to the uses which are normally permitted in the Village
Shopping District, other uses that may be considered include:
 bed and breakfast establishments
 second floor residential above ground floor commercial/office
 home business/office
Also included in this designation is the industrial facility. While this facility is intended to
continue in its present location, it may serve as an excellent location for an
artisans/craftsmen’s guild and/or studio in the future.
The desired end result would be to create a village atmosphere. The core of traditional
village generally consists of a mixture of uses including small grocery store, gift shops,
antique shops, a bank and offices for interior design, attorneys, dentists and doctors, and
realtors.
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Residential
Various forms of housing, including apartments, town homes, and single-family
residences are planned with densities highest in the Village Core at Cherry Hill and Ridge
and decreasing as the distance increases from the Village Core. A maximum density of
12 dwelling units/acre within the Village Core can be considered. Single-Family attached
and detached dwellings surrounding the Village Core (in the Village Edge) may be single
family dwellings planned as either attached or detached units. A maximum density of
four dwellings units/acre can be considered in the Village Edge. The Village Edge area is
intended to serve as a transition between the central core of Township owned properties
and commercial properties that are both new and/or retrofitted for commercial use and
single family residential areas planned for lower densities.
The area surrounding the Cherry Hill development area is designated very-low density
residential or agricultural on the Future Land Use Map. The largest amount of area is
devoted to single family residences average one dwelling unit per acre. This is intended
to provide a buffer between the suburban development patterns found further east in the
Township and the distinctively different development patters proposed for the Cherry Hill
area.

Township Properties
Bartlett/Travis House
The Bartlett/Travis House (aka Preservation Park) and property constitutes approximately
20 acres and would serve as the focus for community activities in this area. In this
sense, the property should become the “Village Green’ for the area.
The house offers the potential for a museum depicting earlier pioneer life in the
Township, as well as the early settlement of Cherry Hill. Rather than follow the typical
pattern of a museum with fixed displays containing artifacts, old photos, etc. a more
dynamic and innovative approach is recommended which would involve a partnership
with the schools, seniors, and other interested community groups. Focusing on the
museum becoming a “Learning Laboratory” historical materials, displays and artifacts
would take on a more interactive “hands on” approach. Designed and constructed by
school and community groups, activity centers within the museum would provide
educational opportunities for both children and adults.
Ideally, activities being conducted within the house would coincide with and be
complementary to activities being conducted outside. For example, an internal activity
center may focus on how apple cider was made, while a demonstration orchard is
initiated and maintained by a local conservation group.
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Outside activities should focus on providing facilities for family and community groups.
Scheduled activities such as a farmer’s market, would provide a regular attraction for
area residents, building community support for other activities conducted on the property.
Special events such as ice cream socials and holidays celebrations would perform a
similar function.
In order to support Bartlett/Travis property as a museum and village green activity center,
certain physical improvements are necessary. A pavilion would provide covered gather
space for family and community picnics and could also be rented for regular and special
events. A playground and outdoor picnic area could be located near the pavilion area.
A parking area capable of initially accommodating up to 50 cars is also needed, although
overflow parking is available behind Cherry Hill School and could be provided in the
future commercial space to the south.
In addition to a demonstration orchard, interpretive gardens would also be consistent with
the use of this property. The key to the success of this activity is to find a local
community group who will take responsibility.
Cherry Hill School
Cherry Hill School currently is rented out for various community activities and events.
Use of the school should continue in this vein, but with a stronger effort to marketing the
facility. The relationship between the School and the Bartlett/Travis property could be
strengthened by coordinating inside activities at the School with outdoor events at the
Bartlett/Travis school. For example, the School may be capable of accommodating a
small wedding with outdoor reception at a pavilion on the Bartlett/Travis property.
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Capital Improvements
Plan
The purpose of the Capital Improvements Plan is to evaluate the necessary public
facilities and programs which are identified in the other elements of the Comprehensive
Plan and prioritize the implementation of these projects based on level of need and the
availability of funds. In order to increase the efficiency of existing facilities and programs
and discourage urban sprawl (inefficient land use and development patterns), emphasis
will be placed on improving those facilities and programs which are determined or
projected to be deficient. This element will also address the need and importance of
additional facilities and programs which will be necessary to accommodate future growth.
The Capital Improvements Plan will identify the necessary facilities and programs by type
and will estimate the cost of those projects for which Canton Township has fiscal
responsibility. These projects may include transportation projects for which Canton is not
responsible, but in which Canton may participate. The fiscal capacity of the Township will
be analyzed to determine the level of funding and sources available for the various
categories of improvements. The criteria are intended to provide a policy framework for
the prioritization and funding of capital projects so that the facilities and programs are
available when they are required based on the needs identified in the other elements of
the Plan. A schedule of capital improvements identifies each specific project and its
general location, lists the projected costs and revenues sources by type of public facility,
and determines the consistency of the programmed projects with each of the applicable
elements of the Plan. This schedule will also depict a prioritization of facilities and
programs based on the criteria identified in this Plan.

CIP REPORT – NEEDS ASSESSMENT
The Township’s Capital Improvement Program (CIP) Report is a dynamic list of current
priorities identified by the senior management staff of the organization. The CIP Report
is one component of our asset management system. It depicts the current year’s
approved projects, together with the recommended priorities for the next five (5) years as
well as some known future priorities outside the current plan.
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The inventory of existing assets, conditions and needs assessments performed in other
elements of this Plan, as well as the Recreation Master Plan, Water and Sanitary Sewer
Master Plans, and other documented sources within the Township, County, and Region
will be used as a basis of identifying capital projects and programs needed to maintain
recommended levels of service standards. This section identifies those projects and
programs for each of the following public facilities:










Transportation Network – Roads and Sidewalks
Water Distribution System
Sanitary Sewer Collection System
Storm Water Management System
Solid Waste Management System
Fleet Replacements
Facility Maintenance
Parks, Golf and Grounds Maintenance
Recreation

It is prudent for the Township to document and prioritize its needs in order to:
1. Preserve our investment in all assets owned and/or operated;
2. Ensure reliable service delivery;
3. Ensure safety of our staff, residents, businesses and visitors;
4. Comply with Federal and State mandates;
5. Maintain the quality of life enjoyed by our residents and businesses; and
6. Meet or exceed the needs and goals of the organization.
The needs as presented in the CIP Report do not obligate the Township Board to fund any
one, or all, projects listed in the document.

CIP General Criteria
In order for a project/purchase to be included in the CIP Report, it must meet one, or
more, of the following criteria:
1. Cost must be at least $10,000;
2. Protect public health and safety;
3. Maintain existing assets;
4. Replace existing assets;
5. Meet needs identified in various Master Plan documents;
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6. Meet needs identified in the Comprehensive Plan;
7. Reduce or maintain operation and maintenance costs;

8. Enhance or improve existing programs, facilities and services.
Various methods are used to establish the priorities in the CIP Report. Documentation
on asset condition, life-cycle cost analysis and projected expenses factor into the
prioritization of projects. Other factors such as available revenues required to fund
projects also factor into priorities in any given year. There are several sources of funding
for projects identified in the CIP Report (i.e. general fund, police and fire fund, enterprise
funds, bonds, community improvement fund, grants, special assessments, etc.).
The projects/purchases identified in the CIP Report are broken down by categories of asset
type such as roads, water, sanitary sewer, fleet, equipment, facilities, etc. Each line item
project or purchase may have multiple items or components in order to simplify this
document.
It shall be the responsibility of each Department within the Township to identify the impact
of any item in the CIP Report on future operating budgets should the Township Board
approve the project and/or capital purchase.

CIP Specific Category Criteria
The following specific criteria are used to determine how projects get added to the CIP for
each program category:

1.

Road System
Road projects are added and deleted from the Township CIP based on decisions
made by Wayne County Federal Aid Committee (FAC). The FAC recommends
projects based on established criteria for road improvements. The recommendations
are ultimately added and deleted on the SEMCOG Transportation Improvement
Program (TIP) which depicts all the projects in Wayne County for the proposed four
(4) year funding cycle.

2.

Sidewalk System
a.

Sidewalk improvements are subject to the replacement criteria identified in
our Code of Ordinances Chapter 62, the MMRMA Insurance Guidelines (as
amended), and the Municipal Services Department Policies. The criteria are
too specific to outline in this document.
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b.

3.

4.

In addition, separate criteria exist for sidewalk gaps to be added to the CIP
where residents or staff has identified missing or incomplete sections of
sidewalk along County roads that would improve mobility and safety of
pedestrians in Canton. Higher priority is assigned to sidewalk gaps that are
near schools, Township facilities and commercial areas.

Water Main Distribution System
a.

If the water main break frequency exceeds five (5) per mile of distribution pipe
during the past three (3) years; then an improvement is added to the CIP to
address the deficient level of service segment.

b.

If the water system model (or field condition) shows areas of low pressure
and/or low fire flows; then an improvement is added to the CIP to address the
deficiency.

c.

Finally, if a new water main extension is required to eliminate dead-end runs
and/or service new customers; then, an improvement is added to the CIP to
accomplish that goal albeit at a lower priority than the prior two criteria above.

Sanitary Sewer Collection System
a.

If the sewer system cleaning frequency repeatedly exceeds the once every
five (5) year cycle dictated by the State; then, an improvement is added to
the CIP to address the segment with the deficient level of service.

b.

If the sewer system model (or field condition) shows areas of capacity
deficiencies and/or a history of overflows exist; then, an improvement is
added to the CIP to address the deficiency.

c.

If hydraulic or structural defects are found following inspection of the sewer
system; then, an improvement is added to the CIP to correct the defect,
trusting that maintenance cannot readily correct it. Finally, if high-risk
components of the system experience deteriorated reliability due to
corrosion, infiltration and inflow, or simply age/condition; then an
improvement is added to the CIP.
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5.

6.

Storm Water System
a.

If log jams or debris are blocking more than twenty (20) percent of the flow in
an open channel, stream or river; then, an improvement is added to the CIP.

b.

Second, if serious stream bank erosion is occurring along a stream or river
that could result in property damage; then an improvement is added to the
CIP.

c.

Finally, if poor water quality exists in a storm water basin (i.e. sediment,
stagnation, odor, invasive species, etc.); then, an improvement is added to
the CIP albeit at a lower priority than the prior two criteria above.

Solid Waste System
The primary capital item in the solid waste system is recycling container
replacements. Annually amounts are budgeted for replacement containers for which
residents reimburse the Township. Other projects anticipated through solid waste
master plans are also depicted in the CIP.

7.

Fleet Replacements
a.

Age.

b.

Mileage.

c.

Maintenance.

d.

Repair costs and physical appearance.

A long-standing policy has existed outlining the details of each criterion which are
evaluated annually for each unit in the fleet. These criteria were developed based
on a combination of best practices coupled with recommended guidelines published
by our insurance pool agency (MMRMA).

8.

Facility Maintenance
a.

If a mechanical or a building system has failed, presents a risk or requires
significant maintenance to operate then the improvement is added to the CIP.

b.

If a mechanical or building system is in need of repair or is near its life
expectancy and the system could possibly be upgraded through Energy
Savings Performance Contracting, the system is added to the CIP.
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9.

10.

c.

If an mechanical or building system is identified on the asset inventory as in
need of replacement due to life expectancy or condition survey an item is
considered for replacement and is added to the CIP.

d.

If a building material has a “market driven” value such as decorations, wall
covering, window dressing, flooring systems and the materials are showing to
be outdated or worn the materials are assessed for usage patterns, public
perception, and revenue impact. If a material upgrade can add benefit to the
facility the improvement is added to the CIP.

Parks, Golf, and Grounds Maintenance
a.

If a park, golf or grounds amenities present a potential risk or require
significant maintenance then the improvement to the amenity is added to the
CIP.

b.

If a park, golf or grounds amenity is identified as an item for consideration of
upgrade or replacement due to life expectancy of condition survey the item is
added to the CIP.

c.

If the amenity has a “market driven” value such as signage, painting,
landscaping, turf, etc. and the item is outdated or in poor conditions the item
is assessed for usage patterns, public perception or revenue impact. If the
item can be upgraded and add benefit to the sites the improvement is added
to the CIP.

Recreation
a.

If recreation amenities present a potential risk or require significant
maintenance then the improvement is added to the CIP.

b.

If a recreation amenity is identified as an item for consideration of upgrade or
replacement due to life expectancy of condition survey the item is added to the
CIP.

c.

If the amenity has a “market driven” value such as recreation stations, outdoor
movie screens, etc. and the item is outdated or in poor conditions the item is
assessed for usage patterns, public perception or revenue impact. If the item
can be upgraded and add benefit to the sites the improvement is added to the
CIP.
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FIVE YEAR CAPITAL IMPROVEMENTS PLAN
(2012-2016)
In total there are sixteen (16) categories of projects/purchases that comprise the
Capital Improvements Plan (CIP). A summary table exists at the front of the next
section of the CIP Report that depicts the totals from each of the detailed worksheets
for the categories.
The project names and descriptions shown on the category tables are intended to
provide general information only. More detailed information on each project and/or
purchase exists in other documents within the respective departments. In several cases
other reports and studies provide the support for the need for the projects listed in the
CIP Report.
This CIP is adjusted and amended yearly for the following five year planning horizon,
thus the CIP is hereby included and adopted as an element of the Comprehensive Plan
by reference.
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Glossary of Terms

Arterial Roadway – roadway classified as a thoroughfare which serves major centers of
activity and designed to carry large volumes of traffic at fairly high rates of speed. Arterial
roadways connect to collector highways. Roads with an ultimate right-of-way width of
120 feet are generally considered major arterial roadways.
Collector Roadway – A roadway which carries moderate level of traffic and connects
and feeds most of the subdivision developments and commercial and industrial
developments. Collector roadways distribute traffic to and collect traffic from local
streets. Roads with an ultimate right-of-way width of 86 feet are generally considered
collector roadways in the Township.
Cluster Development – A site development alternative which provides for flexible design
concepts to protect natural and environmental features and/or scenic vistas along
existing roadways to maintain the semi-rural character of the community. The cluster
development option may also be considered on sites void of natural features if the
applicant demonstrates that open space amenities will be created to enhance the
character of the area and provide recreational opportunities for the residents of the
development. Cluster development is regulated by Section 6.03D of the Canton
Township Zoning Ordinance.
Density – The total number of dwelling units divided by the gross area of developed land.
Infrastructure – Public facilities which include roads, water treatment and distribution
systems, sanitary sewer collection and treatment systems, storm water management
facilities electric and gas distribution lines and other similar facilities which serve
developed areas.
Intensity (Land Use) – A measure or the level of the magnitude and impact of a land use
on surrounding land uses and the environment.
Planned Development District – A planned development district may include such land
use concepts which allow consideration for variety of housing types and flexible design
alternatives. Planned developments should achieve economy and efficiency in the use of
land, natural resources and the use of public services and facilities.
Planned
developments should also encourage useful open space and quality aesthetic features
and encourage the preservation of cultural and historical buildings. It is the intent that
planned developments be located on parcels of land that are suitable in size, location and
character for the uses and structures proposed and develop in a uniform and coordinated
manner. Regulations for planned development districts are provided for in Section 27.04
of the Canton Township Zoning Ordinance.
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Public Facilities – In addition to infrastructure, public facilities may also include parks
and recreation facilities, conservation areas, government administrations buildings and
police and fire protection, emergency medical, educational, and public health facilities.

Readily Available (Public Facilities) – Property which has direct access and ability to
connect and utilize necessary utilities and other essential public facilities or has the ability
to extend public facilities and services from existing services areas consistent with the
policies of the Future Land Use and Utilities Elements of this Comprehensive Plan.
Research Park – A planned industrial development designed to provide for a variety of
applied technology, research, light industrial and related office uses which produce no
external impacts that are detrimental to other uses in the development or to properties in
adjoining areas. Uses with a research park development are fully contained within well
designed buildings on amply landscaped sites with adequate parking and loading areas
and no outside storage. Regulations for research park use are provided for in Section
21A of the Canton Township Zoning Ordinance.

Canton Township Comprehensive Plan

104

Glossary of Terms

