Fe
g

\\

. oy
AR £

4%

| (S



CITY OF OAK PARK

Planning Commission

David Dystant, Chairperson
Gary Torgow, Vice-Chairperson
Charles Knoppow, Secrstary
Joe B. Brown
Louis Demas
Daniel Fitzpatrick
Oscar Genser
Morry Kassawa
Gerald Naftaly

City Council

Gerald Naftaly, Mayor
Arthur Frohlich, Mayor Pro-Tem
- Raymond M. Abrams, Councilman
Louis Demas, Counciiman
Michael M. Seligson, Councilman

City Planner
Kevin Rulkowski, AICP

Planning Consultant

Birchler Arroyo Associates, Inc.

o
%

Made with recycled paper

hl



INTRODUCTION

A community’s Master Plan is a blueprint for the future. It is a comprehensive document, long-
range in its view, and intended to guide positive change in the City over a period of 10 fo 20 years.
The Master Plan sets forth public policies that will be followed regarding growth, development, and
redevelopment. The information and concepts presented in the Master Plan are intended to guide
local decisions on both public and private uses of land, as well as the provision of public facilities.
The Master Plan should be imaginative in projecting what the City can be while realistic in
recognizing what is possible. \

Unlike the City Zoning Ordinance, the Master Plan is a set of policies, not a set of rules and
regulations controlling the use of land. While the Zoning Ordinance and Zoning Map are intended
to regulate the use of land over the short term (3 to 5 years), the Master Plan and its maps and
policy statements are intended to guide land use decision-making over the long term (10 to 20
years). While the Master Plan must guide the future, it must also be flexible enough to respond to
the City's ever changing needs.

The Municipal Planning Act of 1931 empowers the City Planning Commission with the authority and
the duty to make and adopt a master plan for the physical development of the City. Furthermore,
the city must have such a master plan as the basis for its zoning ordinance and zoning map.

In order to make sound recommendations regarding public development policy, the City Planning
Commission needs public input. This public input was solicited at two key points in the process.
First, the Vision Statement that constitutes Chapter 6 of this document involved a group of up to 40
“stakeholders’ in a series of three meetings. These meetings were designed to assist the
Commission in developing a vision of what Oak Park should be in 20 years. The Vision Statement
developed with the help of these 40 stakeholders became the basis for the Planning Commission’s
goals, objectives, and policies statements.

The second request for pubiic input comes in the form of soliciting comments on the Master Pian at
the official public hearing. The Planning Commission’s careful consideration of these public
comments ensures that the Master Plan truly reflects the needs of its citizens.

The Oak Park City Planning Commission is pleased to present their Master Plan for the future
development of the City of Oak Park. This Plan is not a static document, forever “cast in stone”. In
order to truly reflect the City’s changing needs, the Plan will likely require modification over time.
Re-evaluation and adjustment, after all, is the final stage of the planning process. It is this re-
evaluation and adjustment that ensures the Plan will remain relevant tomorrow as well as today.



TABLE OF CONTENTS

Page
Regional Setting and Existing Land USe..........cc.cc.ooeviiiiiiii et 1
Population, Housing, Employment, and INCOME.........c.cccoovivvieiiiee e eeee e 18
Existing Thoroughfare Conditions...........c..eeovieiiii i e 35
Community Charejcter ISSUBS. ...t e st e e e e 52
Existing Community Faciliies..........ccieiviiiiin i 61
Oak Park Vision Statement...........ocvieiii i et 69
Trends, Patterns, Problems, and Opportunities.............ocvorveeeeeeee e eeee s ve s ree e 75
Goals and OBJECLIVES. ........coiiiiie et e e e e rer e et e e 79
Land USE Plan..........coiiiii i ettt 85
ThOroUGNTare PIAN.........cooiiiriie et e e e e s e 94
Priorities for FUNCHONEI PIans............cooiiiiee et 105
Implementation Strategies and OpPOrUNITES. ..........oovviviiiee e v v eete e e 109



14 thru 1-6
1-7 thru 1-8
2-1

22 -

2-3

3-1

3-2
3-3
34
3-5
4-1
4-2
4-3

44

LIST OF FIGURES

Page
REGIONA] LOCAHION. .....eeeeeiiieiiiii ittt e s et e reienes 2
EXiSting Land USe.........ocvviiiiei et et sn e 6
Dwelling Units by Neighborhood: 1994..............cccovevvviiieiieee e 8
Land Use Photos.............c.oooiiiiii e 18
Land Use Photos..........ocoiiviiiiiiiic e e 17
Major Age Group COMPENSON..........cociviiiiiriieee e e e 19
Arab & Chaldean Residents.............ccccoveeeeineeeennnn. Cere e e 22
African-American Residents..........c..coovvevei e, 24
Relationships Between Transportation, Land Use, the Economy, and the
ENVIFONMENT. ..o e e e 36
Street Classification System Concept.........ccvevvvveeeeiiciie e 38
. Mobility & Land Access Relationship by Functional Classification.................. 39
Existing Lanes and Signals............c..ccooeeivveeiiiieeie e 42
Existing Traffic Volumes - 1993..........ooimrii e, 44
Landscape SCreening..........cooveeevcviiecieiiieiiiis e s 53
Consistent Fencing-Residential Greenbelt..................cccovvevveeipiee i, 54
St TIES....co ittt e et 54
Industrial Park.............cooeoni s 55
Armory Redevelopment Concept...........ooviiirieciriiiiie e 56



46
47
4-8
51

9-1

10-1
10-2

10-3

10-4

10-5
10-6

10-7

Parking Expansion from Street Closure.............cccooevvveeiee e 58
City - Sponsored Dumpster ERCIOSUE. ...........covvievieeiinieeiee e ecneeraeres 58
SHEBE SIgNAGE.....oeee et e v n e 59
Community Facilities Map..........cccoo v 68
ToWn Center Map.......cooiveieeeeeceec et 90
Land Use Plan.............ccooeiriviiiiiiice ettt 93
Thoroughfare Plan...........ccoociiiiiiii e 96
Accident Rates for Road Sections............cccceeeieiiie i 98
Effect of Control of Access on ACCidents..........c.cvrveevnee e s 98
DrVEWaY TUIING OPHONS. ......ve.eesveseeeeevs s sse s ses e eeseens 99
Rear Service Road EXample..........cccvveeeiinieniiieee e 101
Right Turn Swept Path...........coeeii i 102
Vehicle Trajectory in Parking LOts............coovviviviviriiiiiiiie e ceeecereeeeee e 104



REGIONAL SETTING:
Metropolitan Influences On The City

INTRODUCTION

The City of Oak Park is located in southeastern Oakland County, adjacent to the north boundary of
the City of Detroit. Freeway and regional highway access are provided by -696 (W.P. Reuther
Freeway), US-10 (Lodge Freeway and Northwestern Highway), and M-102 (Eight Mile - Baseline
Road). These provide regional connections to I-75, the Southfield Freeway, and Woodward
Avenue to name only a few.

Oak Park developéd as one of the inner ring suburbs of Detroit. Incorporated in 1945, Oak Park
has grown and prospered so significantly over the past 50 years that the City is now 98%
developed. According to a 1988 land use survey by the Development and Planning Division of
Oakland County, only 2% of the City's total acreage was vacant land.

The growth that has occurred in Oakland County over the past several years is unprecedented. In
1992, total construction in Oakland County represented 36% of all construction dollars spent in the
seven county SEMCOG region. Even though Oak Park is nearly fully developed, the City was 3rd
in commercial permits issued from 1988 - 1992, behind only Waterford Township and Novi. In
1992, Oak Park ranked 2nd among the Top Six Communities of dollar amount in industrial buildings
sales. Oak Park also had the highest average sales price of aimost $2 million that same year.
Even though Oak Park is one of the County's older communities (in terms of when it fully
developed) and one of the smaller communities (in land area) it ranked in the top 1/3 in 1993 for
total real estate value at over $350 million.

IMPACT OF 1-696

The access that Oak Park residents and businesses have to the expanding southeast Michigan
region has been improved by major new road construction. The most significant improvement is
the completion of a 7.9 mile link of 1-696 between Lahser Road and I-75. 1-696 now connects 1-275
in Farmington Hills with 1-94 in St. Clair Shores, forming a ring road or beltway around the
metropolitan Detroit area (Figure 1-1).

The significance of the 1-696 freeway to traffic flow in the region can best be undersiood by
examining its relationship to the existing freeway and frunkline system in the Detroit area. As
ilustrated in Figure 1, Detroit's freeway system developed in a "fan" or modified radial pattern.
Major freeways and trunklines such as M-1 (Woodward Avenue), US-12 (Michigan Avenue) and M-
53 (Van Dyke Avenue} "fan out" from downtown Detroit throughout the region. The most significant
traffic fiow problem created by this pattern is the fack of east-west and north-south routes away
from the center city. The north-south flow issue was resolved with the opening of I-275 in the
1970's. The east-west flow has long been the burden of Eight Mile Road and, to a lesser extent,
other mile roads to the north. The completion of 1-696 not only serves the demand for east-west

Qak Park Master Plan ' 1 b
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traffic, but also completes what has been called the Detroit Area Beltway.

The common concern regarding the potential impacts of I-696 on the corridor communities was the
impetus for the formation of the 1-696 Corridor Committee. This coalition of municipal
administrators shared the goal of maintaining and improving the quality of life and development
opportunities in the corridor communities.

Because of its ideal location, Oak Park is in a position to realize significant economic benefits from
the completion of -696. The "uptown freeway" as it has been dubbed, will serve as the major
corridor for commerce and industry in both Macomb and Oakland Counties. Because of its ideal
location along 1-696, the City of Oak Park will have new opportunities created by reduced travel
times to other areas in the region.

Q Prior to the freeway opening, Oak Park was somewhat isolated from much of the metro
area. East-west travel was forced to rely on 8 Mile Road while north-south movement was
accommodated by Woodward Avenue and southbound travel to Detroit by the Lodge
Freeway.

Q With the opening of |-696, Oak Park now enjoys superior accesé {o the eastern suburbs and
Lake St. Clair, the western suburbs and Lansing, and I-75 is now easily accessed.

a Job centers in the I-275 corridor to the west and those in the Pontiac - Auburn Hills area
along I-75 are now within easy reach of Oak Park residents.

Q -696 was originally seen as a potential barrier that would divide and perhaps even ruin
established neighborhoods in Oak Park. As a result of the citizen review process, the
Michigan Department of Transportation committed several million dollars to construct
Victoria and Rothstein Parks. These two award winning park facilities not only provide
recreation areas above the freeway but they also maintain important pedestrian corridors in
and between neighborhoods.

Q Property along the 10 Mile/l-696 corridor that was once stagnant in value is now undergoing
a resurgence, as evidenced by the success of projects like the Parkwoods Plaza shopping
center.

a Metro area residents who may not have had a clear picture of Oak Park's physical location
now pass by it frequently when travelling 1-696. Current average daily traffic volumes on |-
696 are estimated to be in excess of 171,000 vehicles! With the Greenfield and Coolidge
exits both identified as "Oak Park”, the City now has incredible regional exposure.

Oak Park Master Plan 3 *



ADJACENT COMMUNITIES

Oak Park is bordered by the cities of Detroit, Ferndale, Pleasant Ridge, Huntington Woods, Berkley
and Southfield, as well as Royal Oak Township. The suburbanization of Detroit proceeded at a
fairly rapid pace untit the population of the City reached approximately 2 million. Of all the major
central cities in the United States, Detroit developed as the mast suburban in form, with relatively
large single family lots on tree lined streets and boulevards.

As Detroit's development began to strain its own boundaries, its suburbs also began to expand.
Those located on the Woodward Avenue corridor to the north and the Jefferson Avenue - Lake St.
Clair Shoreline to the east were the first to grow, as did Dearbom because of Michigan Avenue
(US-12) and Henry Ford's auto empire. Oak Park, Southfield and Berkiey saw their growth take off
during the second 'wave that followed the Lodge Freeway and the infill area between the Lodge and
Woodward Avenue.

The Woodward corridor communities experienced growth earlier and over a longer period of time
than Oak Park. As a result, housing styles tend to have more variety in communities like Pleasant
Ridge and Huntington Woods. In Oak Park, the peak development decades of the 1950's and
1960's saw the "midwestern ranch” style house take the City by storm!

Royal Oak Township

The future of Royaf Oak Township is a question which cannot be ignored by Oak Park in planning
its own future. The Municipal Planning Act authorizes Oak Park to plan beyond its current
boundaries into the unincorporated township. In addition, the planning act requires that Oak Park
consult with its neighbors during the formulation of a City Master Plan. Royal Oak Township is
composed of two sub-communities which are geographically two miles apart: the West Eight Mile
Road Community and the Ten Mile/Greenfield Community. (These two areas are the residual
fragments of the original 36 square mile township of which Oak Park, Ferndaie, and most of
southeastern Oakland County were part.)

When communities like Royal Oak Township experience difficulties in providing competitive
municipal services, they often examine alternate arrangements with their immediate neighbors.
The possible range of discussion that could take place one day include at least the following:;

a Continue the status quo;

a Contract with adjoining communities for various municipal services, such as police, fire
protection, public works, etc.;

o Annexation by adjoining communities:

. Ten Mile/Greenfield area to Oak Park, and Eight Mile area to Ferndale;

Oak Park Master Plan ' 4 .



o Ten Mile/Greenfield area to Southfield, Eight Mile area west of Wyoming to Oak
Park, and east of Wyoming to Femdale;

d QOther alternatives or combinations of altemnatives.

EXISTING LAND USE: Changing Patterns & Implications For The Future

The City's future is impacted by many factors. One of the principal factors is the current distribution
and intensity of existing land uses. In order fo analyze growth, development, and redevelopment in
the community and provide a reasonable base from which to make current and long-range planning
recommendations; the existing use of land must be surveyed and evaluated. In many cases, the
existing fand uses have already set a pattern in certain parts of the community. In other areas,
there may be vacant or underused land that can be evaluated for its development or conservation
value.

The information contained herein is based primarily on a parcel-by-parcel survey of land use
performed by the City planning consultants in September of 1994. The information was recorded in
a detailed format on a base map of the City and checked with aerial photographs. In addition, the
land use patterns were compared with two previous maps of Existing Land Use, one prepared by
the County and another by a former City planning consultant in 1969. (Figure 1-2).

LAND USE CLASSIFICATIONS
The following is a description of the various land use classifications used in the survey.

Singte Family - This classification is for those areas containing single-family dwelling units and
accessoary structures.

Two-Family - This classification is for those properties occupied by Oak Park's characteristic duplex
homes containing two dwelling units along with accessory structures and yard areas.

Multiple Family - Included in this group are all apartment and multiplex type of units where three or
more separate residential units occupy a single building on a lot.

Office - Land areas where professional, medical and general business offices are found.
Mixed Business - In some of Oak Park's older business areas, office, retail and service uses are

intermingled in the same building or the same block. The Mixed Business category was used to
identify these areas.

Oak Park Master Plan ' 5 -
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Retail & Service - This category was used to identify properties where retail sales, personal
services, and business service establishments are concentrated.

Office/Warehouse - Within the City's industrial areas, many businesses combine corporaté, sales or
engineering office functions with product warehouse and/or distribution activities. These uses
generally provide products and services but do not manufacture on-site.

Industrial - This category includes uses with or without buildings where materials are processed,
fabricated, assembled, or manufactured, or where equipment, materials, or wastes are stored out-
of-doors.

Utility - This category includes such uses as telephone, electric, gas, sewer and water stations and
substations, as welt as radio and television broadcast facilities and towers.

Parks & Recreation - This category identifies all public parks and recreation facilities, including
active and passive outdoor uses as well as community centers and similar indoor uses. Also
included in this category are the City's several open space greenbelts.

Schools - This classification identified all public and private elementary, junior high, and senior high
schools. Also included are religious schools and nursery schools and child day care centers.

Public - All city-sponsored uses, such as City Hall/district court complex, Public Service yard, and
similar public properties, except recreation facilities, were included in the Pubic category. This
category also includes the new State Police Post at 10 Mile and Kenosha.

Quasi-Public - This category includes such uses as synagogues, churches, youth centers,
community centers, and the like, sponsored by religious or private organizations.

Vacant - Ali land currently unoccupied by buildings or surface uses were designated vacant.

LAND USE ANALYSIS

The following is a brief analysis of existing land use by each major group described in the previous
section.

Single Family Residential

Oak Park is well-known for its stable neighborhoods of primarily single family homes. The map
entitled Dwelling Units By Neighborhood: 1994 illustrates the distribution of homes throughout six
neighborhoods. Each neighborhood has an elementary school as its hub. The City's original
design followed what have become traditional neighborhood planning principals: interconnected
residential developments served by an elementary school with no penetration of the neighborhood
by major thoroughfares.

Qak Park Master Plan 7 -
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Oak Park has a total of 9,262 single family homes in six neighborhood areas, none of which is
larger than one square mile. Housing quality is generally high in Oak Park. There were scattered
examples of individual units in need of major repair, however, none of the six neighborhoods
exhibited any significant signs of blight. Code enforcement and programs stressing neighborhood
pride should easily correct the problems observed by the consulting team. The City's aggressive
programs of street repaving and sidewalk repair have a very positive influence on neighborhood
character.

The Jackson neighborhood is the only one that still has a number of gravel sireets. Although the
City's storm drainage system is generally adequate in this area, special assessment petitions for
street paving have historically failed to gamer the required 51% support of the frontage landowners.

Two-Family Residential

Oak Park is home to 156 two-family dwellings. The typical unit is a two-story, duplex style home.
They are found primarily along the major thoroughfares, especially Coolidge Highway and Nine Mile
Road. In many cases the duplex developments have served in a transitional role, separating one-
story single famity homes in the neighborhood interior from the traffic influence of the City's busiest
streets. As with the City's single family homes, the duplex units are in generally good condition with
only a few instances where major repair is warranted.

Multiple Family Residential

Rounding out the City's neighborhoods are 1,744 multiple family units. Most of these are rental
apartments. A few of the smaller apartment complexes have undergone condominium conversions
where residents are able to purchase their apartment rather than continuing to pay rent.

The City has several fine examples of well-planned, garden apartments. Perhaps the most notable
of these is Village Green with it beautifully landscaped courtyards, each named for 2 vintage
automobile!

The City's apartment developments have been properly integrated into the neighborhoods, rather

than standing alone outside the boundaries. Several of the smaller complexes serve transitional
roles simiiar to the duplex units.

Oak Park Master Plan ' 0 e



Office

The primary conceniration of office uses in Oak Park is found along the Greenfield Corridor
between Eight Mile Road and just north of Nine Mile Road. The City's office development has
suffered in recent years from high vacancy rates. These were due to a combination of factors,
including:

d the continued shift in metropolitan Detroit's growth to the north and west

Q a regional glut of new office space that resulted in raiding of oider buildings by new
developments offering free rent or other inducements,

a older office space, like that in Oak Park, whose owners did not keep buildings well-
maintained and did not provide modern interiors and amenities for tenants. At the same
time, rents were often maintained at unrealistically high levels

In addition to the Greenfield Corridor, small office uses are also found on the mile roads, especially
Nine Mile, and along Coolidge Highway.

Mixed Business

The mixed business category occurs primarily along Nine Mile Road. This use group is
characterized by older, multi-tenant buildings in linear strips. Over the years, tenant changes have
resuited in a mix of retail stores, offices, and personal services establishments, such as hair salons,
tailors, and the like. Though somewnhat outdated in appearance, many of these mixed business
areas provide vital goods and services within walking distance of many neighborhood residents, as
well as a variety of clerical and service employment opportunities.

Retail & Service

The retail and service uses in Oak Park tend to occur in one of three distinct settings. The first
includes the planned shopping centers, such as Northland Plaza, Lincoln Center, Parkwoods Plaza,
and the three centers at Nine Mile and Coolidge. The second setting includes individual, large-
scale uses such as the auto dealerships. The third setting includes the concentrated strips of
primarily retail stores along Nine Mile Road and Greenfield south of Eleven Mile.

The age of many of these smaller, linear retail and service areas is beginning to affect their
economic vitality. Because they are often unable to offer such amenities as the ample parking and

- wide selection of goods that is common at shopping malls, they have difficulty attracting a steady
customer base. _

Qak Park Master Pian o 10 *



These older commercial areas can adapt many of the merchandizing techniques that make the
malls so successful. Downtowns have become fashionable places to shop once again. Downtown
merchants are finding that updating their storefronts, pooling their advertising dollars, and agreeing
to maintain the same store hours is winning the shoppers back from the mails. Older, linear
commercial areas can benefit from these same approaches.

Office/Warehouse

Office/Warehouse uses are found in two of the City's three identifiable industrial districts. The most
recognizable concentration occurs along Coolidge Highway south of Northend. Office/warehouse
uses are generally considered a non-nuisance type of use because they do not involve
manufacturing processes or outdoor storage. Their location in industrial zones is necessary
because of the need for loading/unloading facilities capable of handling over-the-road trucks.

Industrial

Oak Park has three distinct industrial areas. The Eleven Mile Road Corridor is characterized by
older buildings on relatively small parcels. Most of the frontage sites were originally fairly shallow.
Land assembly and redevelopment activities, combined with earlier public improvements, are
beginning to show promise in this area. Examples include the redevelopment of Lamina, Inc., the
City-sponsored public parking along the north side of Kingston, and recent joint meetings of the
Oak Park, Berkley, and Huntington Woods Planning Commissions to discuss visual enhancements
along Eleven Mile.

The City's largest concentration of industry occurs in the southeast comner, bordering Royal Oak
Township, from Eight Mile to Capital, East of Coolidge. The City has attempted to support the
individual improvements of many of the businesses by public investment in rebuilding streets and
parking areas within the right-of-way. Besides manufacturing activities, this area includes
recognizable concentrations of contractors yards, food industry uses such as dairies, and iron and
steel products distributors.

The final industrial concentration is found north of Eight Mile/east of Greenfield. The bulk of this
district involves a single site - the Michigan National Guard Armory. Although the north % to 2/3 of
this site is free of buildings at this time, new industrial development would require an environmental
analysis of the site conditions and possibly an infrastructure investment in storm and sanitary sewer
improvements. '

Utility
The utility uses in Oak Park are dominated by the broadcast antenna facilities of the metropolitan
area's radio and television stations. The City hosts three major tower sites. The remaining utility

uses include the AT&T facility on Northend and several retention areas and lift stations for the
storm and sanitary sewer systems.

Oak Park Master Plan ' 11 e



Parks & Recreations

Oak Park has developed a comprehensive system of indoor and outdoor recreation facilities and
programs to serve its residents. A full range of facilities from tot lots and play grounds to city-wide
major parks and recreation centers are conveniently located to serve all City residents.

The City's development, based on traditional neighborhood planning principles, is echoed by its
park facilities. Each and every neighborhood is served by a City park, thereby avoiding the dangers
associated with children crossing major thoroughfares to reach local recreation sites.

The use of open space greenbelts has assisted in properly separating residential areas from the
impacts of industry and high traffic thoroughfares. The City's principal industrial district is ringed
along its north and west edges by major greenbelts, thereby protecting the Lessinger and Einstein
neighborhoods. The Pepper neighborhood is similarly protected from Greenfield traffic, although
new free plantings and a consistent, high quality screen fence are needed. The Avery
neighborhood enjoys similar benefits from the greenbelt that was incorporated into the pubic
parking development north of Kingston.

Schools

The City is served by three school districis: Oak Park, Ferndale, and Berkley schools. Each of the
City's neighborhoods has at least one operating elementary school. All three districts operate
middle schools in the City and Oak Park High Schoot occupies a prominent site across the
boulevard from City Hall.

In addition to the public schools, Oak Park is also home to at least six private schools.
Public

The public category includes the City Hall, district court and community center complex on Oak
Park Boulevard and the DPW facility on Capital. Other public uses include the new post office on
Eight Mile and the public parking lot north of Kingston. The state police post site at 10 Mile and
Kenosha will finally become reality after effective lobbying by City and County officials along with
the support of two governors and both major political parties.

Quasi-Public

There are a large number of quasi-public uses serving the City of Oak Park. Most of these are
ptaces of worship. Also included are such facilities as the Jewish Community Center and the youth
center at Nine Mile and Parklawn. '
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Vacant

Only about 2% of Oak Park is vacant land. At 9.5 acres, the former Weber Brothers Nursery site is
the largest vacant parcel. There are quite a few vacant or partially vacant industrial sites. About 40
vacant, buildable residential lots are left in the City. Many of these, however, are currently used as

yard space by their owners.

The armory site on Eight Mile Road is the City's largest potential vacant site. If the facility is ever
abandoned by the Michigan National Guard, a major development site of 80 acres could become
available. At this location the City might expect a combination of retail and industrial or similar
uses.

CHANGING PATTERNS OF LAND USE

One of the principal benefits of completing a survey of existing land use is the opportunity to
observe on-going changes in the community's pattern of development. the more important
changes identified included:

o Although a few vacant sites still exist, the past 25 years have resulted in the
virtual build-out of the City.

a The Greenfield Road office corridor is experiencing constant pressure for
retail conversion, due primarily fo the weak metropolitan market for
secondary office space.

0 New retail development and redevelopment activities appear strong, as
evidence by the new Parkwoods Plaza and Northland Plaza centers, along
with major renovations and new tenants at Lincoln Center and Oak Park
Shopping Plaza.

Q The completion of 1-696 has literally "put Oak Park on the map®. Once
thought of as a potential barrier, I-696 has connected the City with the rest
of metropolitan Detroit and resulted in two major new City parks, buift over
the freeway decks in order to preserve neighborhood integrity.

Q Because of the lack of large iots in Oak Park, large footprint contemporary
homes typically require acquisition of two residential lots. Since Oak Park
has very few residential lots remaining, the City has been experiencing
“tear-downs” of small, existing homes in order to build large modem
replacements. Many of these tear-downs have occurred north of Ten Mile.
The foliowing table reflects the tear-down/infill process occurring in Oak
Park. While there has been new residential construction in the City, there
has not been a net gain in residential units.
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SINGLE FAMILY HOME CONSTRUCTION
City of Oak Park: 1984 - 1993

Detached Single Family

Less Demolition Units

Year Homes Net Total Units
1993 8 ¥ 1
1992 7 4 3
1991 0 1 -1
1990 5 0 5
1989 1 0 1
1988 1 4 -3
1987 0 1 -1
1986 0 3 -3
1985 0 0 0
1984 0 2 -2
. TOTALS 22 22 0

Source: Southeast Michigan Council of Governments, “Residential Construction in Southeast
Michigan,” 1984-1993,

IMPLICATIONS FOR THE FUTURE

The changes that occur within a community can be positive or negative. What is important is that
the City recognize their potential impact then plan for a positive outcome. Several changes with
implications for future development must be watched and carefully planned to avoid negative
impacts. These include, but are not limited to the following:

( The City's aging housing stock must not be allowed to deteriorate and

become substandard. Neighborhood conservation efforts should be

designed to prevent this from occurring, rather than reacting after the fact.

a Revitalization of business districts is required to prevent harmful impacts on
adjoining neighborhoods, and to maintain appropriate local retail and

personal services for City residents. Organization of the business

community under an umbrella group like the Chamber of Commerce may
provide a best first step.

M Some industrial areas still exert negative influence on portions of

neighborhoods. Opportunities are available to improve screening by
improvements along the linear greenbelts.

Qak Park Master Plan
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d As the popuiation of the City ages, new housing opportunities are needed to
keep long-time residents in Oak Park after retirement. Housing types such

as single family condominiums must be promoted to expand options for
older citizens.

Q Conversion of office areas to commercial activity must be carefully
controlied so that it is not permitted to adversely affect adjoining
neighborhoods. Working to develop a market niche for the older office
space, with large scale community institutions like Providence Hospital and
Oakland Community College, could result in encouraging owners to reinvest
in these important properties. These institutions typically have a number of
sateliite centers for office and service activities related to their principal
business.
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Figure 1-4

attractive residential boulevards and

@ Oak Park is recognized as a City of
well-designed, garden apartments. .

Figlire 1-5

Fig:ﬁe 1-6

Many City neighborhoads
enjoy the protection and
recreational benefits
afforded by greenbelis
that separate them from
industry and high traffic
thoroughfares.




Figure 1-7

Attempts to screen
incompatible uses are
often ineffective or poorly
located - prompting
nomeowners 1o devise
their own protection.

Figure 1-8

Some businesses ighore
. their responsibilities
@ leaving all efforts at

beautification to the

nearby homeowner.




POPULATION, HOUSING, EMPLOYMENT, AND INCOME:
Oak Park's Demographic and Housing Trends

SUMMARY

3 Population has stabilized.

Q3 Senior population grew sharply from 1970 to 1990.

Substantial ethnic and racial change has taken place.

Educational attainment has improved.

Housing values have increased since 1990; declined from 1980 fo 1990.

High percentage of owner-occupied houses are owned by seniors, suggesting high turnover in the
next few years.,

Oak Park is positioned for further growth in housing values; the quality of public education will be
a key factor.

Median household income is lower in Oak Park than Oakland County as a whole.

During the 1980’s, median household income in Oak Park grew at a lower rate than in Oakland
County as a whole.

Retail sales by Oak Park stores substantially exceed Oak Park residents’ retail power.

GROWTH TREND

O oo 0O 0Uooo

After a 20-year period of population decline, Oak Park's population has stabilized. From 1970 to
1990, Oak Park's population declined from 36,762 to 30,462, a 17% loss. This loss reflected a
decline in birth rates and family size. From 1970 to 1990 the average household size decreased from
3.4 10 2.8 ~ a 17.6% drop. SEMCOG estimates that since 1990, Oak Park's population has shown a
small increase of about 0.4%, and the number of occupied housing units grew by 34 or 0.3%. As
younger families continue to move in, we expect to see little if any population loss in the next few
years, and possibly a population increase. For planning purposes, the City’s population is assumed to
reach 31,000 by the year 2000 and 32,000 by 2010.

AGE GROUPINGS

Age groupings generally define several social categories. The preschool group includes those under
five years of age. Those from age 5 to 14 make up the elementary/middle school age group, while
the high school sector includes those between 15 and 19. The bulk of the work force is found from
age 20 to 64, with the 25 to 44 age bracket representing family formation years and 45 to 64
representing mature families.

The accompanying figure and table (Figure 2-1 and Table 2-1} illustrate the sharp increase of the 65+
age group from 1970 to 1990. There was also a slight increase in the 20-44 age group and the two
youngest age groups, indicating that Oak Park may be experiencing a slight influx of younger families
with young children.
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City of Oak Park, Michigan

1990 U.S. Census Information

Total Population 30,462
Sex Male 14,587 47 9%
Female 15,875 52.1%
30,462
Race White 19,071 62.6%
Black 10,512 34.5%
Am Indian, Eskimo 24 0.1%
Asian 678 2.2%
Other 177 0.6%
30,462
Age 4 and under 2,500 8.2%
5-18 6,492 21.3% 29.5%
19-29 4,570 15.0%
30-39 5,492 18.0% 33.0%
40 - 49 4,004 13.1%
50-59 2,326 7.6% 20.8%
60 - 69 2,708 8.9%
70 and over 2,370 7.8% 16.7%
30,462
Birthplace Michigan 19,262 63.2%
U.S. other than Michigan 6,658 21.9%
Foreign Born 4542 14.9%
30,462
Education less than 9th grade 1,268 6.6%
Persons 9th - 12th, no dipolma 2,434 12.6% 19.2%
25 years or High School Grad 5,234 27.1%
older Some College, no degree 4,813 24.9% 52.0%
Associate's Degree 1,208 6.7%
Bachelor's Degree 2,809 14.5%
Graduate or Prof. Degree 1,474 7.6% 28.9%
19,328
Household Less than $10,000 1,254 11.5%
Income $10,000 - 19,9989 1,415 13.0%
$20,000 - 29,999 1,675 15.3% 39.8%
$30,000 - 39,999 1,788 16.4%
$40,000 - 49,999 1,614 14.8% 31.2%
$50,000 - 59,999 1,063 9.7%
60-000 - 74,999 1,055 9.7% 19.4%
$75,000 - 98,999 772 7.1% 7.1%
$100,000 - 124,999 154 1.4%
$125,000 - 149,999 28 0.3%
$150,000 or more 95 0.9% 2.5%
10,913
Median
Household
Income , $36,090

-

City of Oak Park, Planning Division - 1997
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home, or whether the respondent is a fifth-generation descendent from a German immigrant. Also, at
times the categories provided by the census are too general and encompassing to reflect the more
specific ancestral groups, forcing people to choose a broader category for which they may not have a
strong affiliation. For instance, Chaldeans are generally considered to be Arab or Assyrian in census
information, though they may identify themselves as a totally different group.

The Arab and Chaldean populations continue to be a strong sector of the population in both Oak Park
and in the metro region. Southeast Michigan has the largest concentration of Arabs and Chaldeans in
the United States. SEMCOG's 1994 publication, Patterns of Diversity and Change in Southeast
Michigan, states that over 1.7% of the region’s total population (77,000 people) is of Arab or Chaldean
ancestry, compared to only 0.4% nationally. See Figure 2-2 for the distribution of Arab and Chaldean
residents in Oak Park.

TABLE 2-3
Southeast Michigan
Arab And Chaldean Occupations
] % of Workforce
Managerial & Professional %
Technical, Sales, & Administrative Support 41%
Service 10%
Farming, Forestry, Fishing 1%
Precision Prodtuction, Craft, & Repair 10%
QOperators, Fabricators, & Laborers 11%
TOTAL 100%

SEMCOG's Pattems of Diversity and Change in Southeast Michigan, 1994

As demonstrated by Table 2-3, the majority of Arabs and Chaldeans are employed in Technical,
Sales, and Administrative Support. This is largely due to the many Arab and Chaldean family-owned
retail businesses, such as grocery stores, party stores, and gas stations. Often times family
members and recent immigrants are given jobs in these establishments to provide the necessary
support when first amriving in a new country.

Within southeast Michigan, Oak Park is a popuiar destination for Chaldean immigrants. SEMCOG's
report states that “since 1980, about half the new immigrants have settled in Oak Park, where
families from north Detroit have purchased homes.” (SEMCOG, p. 36). Table 2-2 illustrates the
relatively large proportion of Arabs and Chaldeans that reside in Oak Park. The percentage of Oak
Park's population which is Chaldean is seven times iarger than Oakland County's. In fact, Oak Park
is home to over 20% of Oakland County’s entire Chaldean population.
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On January 27, 1995 the Planning Consultant met with Father Kallabat,
pastor of Mar Addai Catholic Chaldean Church. Father Kallabat offered
estimates of the 1995 Chaldean population of Oak Park, provided insight into
difficulties in the 1990 Census, and suggested the reasons why Oak Park is
a popular destination for Chaldean immigrants.

The 1990 Census reported that 1,932 Oak Park residents were of Chaldean
or Assyrian ancestry, and that 1,452 Oak Park residents were of Arab/Arabic
ancestry. Father Kallabat, however estimates the 1995 Chaldean population
in Oak Park to be between 4,000 and 5,000. He suggests that there are only
a very few residents of Arab/Arabic ancestry in Oak Park. It is his opinion
that most of the 1,452 persons enumerated as Arab/Arabic are actually
Chaldean. Father Kallabat's explanation is that persons who answered the
1990 Census questionnaire are not always fluent or literate in English. He
feels certain that many Chaldeans answered the ancestry question “Arabic”
thinking that it was a question about language. If Father Kallabat is correct,
there may have been nearly 3,400 persons of Chaldean ancestry in Oak
Park in 1990.

Father Kallabat offered four primary reasons why Chaidean immigrants are
seftling in Oak Park. Foremost is their feeling of safety in the City.
Chaldeans feel free to walk to church, shopping, schools, and the like with
complete confidence in their personal safety. Second was this City’s central
location in the metropolitan Detroit area. Access to jobs throughout the
region is simplified by Oak Park's access to [-696 and other major
transportation routes. The third and fourth reasons are religious and political
freedom afforded Chaldeans in the United States. They are free to worship
without fear of reprisal. Once they become integrated into the community,
Chaldeans enjoy taking an active role in local affairs.
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Southeastern Michigan and Oak Park also have a proportionately farge African-American population.
Nationally, African-Americans constitute 12% of the population. In Southeast Michigan, African-
Americans constitute 21% of the region's total population. Within Oak Park, African-Americans
comprise 34.5% of the population. Table 2-2 shows that the percentage of Oak Park’s population
which is African-American is five times larger than Oakland County’s. See Figure 2-3 for the
distribution of African-American residents in Oak Park.

Table 2-4 illustrates the types of jobs that African-Americans in the Detroit metro area hold. Compared
to other population groups, the percentage of African-Americans in managerial and professional
occupations tends to be lower, while the percentage of African-Americans working in the service
sector or as operatives or laborers is higher.

TABLE 2-4
Southeast Michigan
Employment Of African-Americans By Sector
% of Workforce
1 Managerial & Professional : 20%
Technical, Sales & Administrative Support 32%
Service 20%
Farming, Forestry, & Fishing 0%
Precision Production, Craft, & Repair 8%
Operators, Fabricators, & Laborers 20%

SEMCOG's Patterns of Diversity and Change in Southeast Michigan, 1994

Oak Park's African-American population has only recently been growing. SEMCOG's 1994 report,
Pattems of Diversity and Change in Southeast Michigan, explains that the City of Detroit has
traditionally been the center of the African-American population in southeast Michigan, buf that “the
1980 census reflected a small change in this pattemn...For the first time, the expansion of Black
neighborhoods in Detroit crossed the city limits into the suburbs, in Oak Park and Southfield.”
(SEMCOG, p.24) This was due in large part to fair housing legislation in the 1970’s. Ancther
explanation, however, is that middle class African-Americans have been moving to the suburbs for the
same reasons as other racial and ethnic groups -- befter schools, less crime, shorter commutes to
work, and similar motives.

Table 2- 5 offers additional insight into the ethnic and cultural diversity of Oak Park by looking at an
aspect of everyday life—the language spoken at home. Compared to Oakland County, it is apparent
that Oak Park has a greater racial, ethnic, and language diversity. In particular, the Arabic and
Yiddish languages are well-represented in Oak Park relative to Oakland County.
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TABLE 2-5

City Of Oak Park
Language Spoken At Home
Number Of Oak Park % of Oak Park % of Oakland Co.
Language Spoken At Home Residents Population Population
English Only 22,447 73.7% 84.7%
Arabic 1,345 4.4% 8%
Yiddish 619 2.0% 2%
‘Spanish or Spanish Creole 399 1.3% 1.2%
Tagalog 318 1.0% 2%
Polish : 151 5% 5%
Russian 123 4% 2%
German 123 4% 6%

U.S. Census, 1980

The higher percentage of ethnic and language diversity can be largely explained by the influx of
immigrants into Oak Park. Table 2-6 chronicles the number of people from foreign countries entering
Oak Park. Assuming that Oak Pari’s portion of Oakland County’s population has remained steady
throughout the years at approximately 3%, Oak Park has maintained an above-average rate of in
migration from abroad as can be seen in the chart's last column.

TABLE 2-6
City Of Oak Park
Immigration Into Oak Park By Year
Imrigrants into Qak Park

Year of Entry into U.S. | Number of Immigrants into Oak | As % of Total Immigration into

Park Oakland Co.
1987 - 1990 351 3.8%
1385 - 1986 121 3.9%
1082 - 1984 299 7.7%
1980 or 1981 516 12.4%
1975 - 1979 1,004 11.7%
1970 - 1974 507 £.6%
1965 - 1969 185 2.6%
1960 - 1964 163 4.0%
1950 -1959 413 3.9%
Before 1950 983 5.5%

U.S. Census, 1990
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Table 2-7 shows citizenship status in Oak Park. The higher percentage of persons not native-bom
citizens in Oak Park compared to Oakland County again reflects the diversity found in Oak Park.

TABLE 2-7
City Of Oak Park
Citizenship Status
Number of Oak Park % of Qak Park % of Oakland Co.
Residents Population Population
Native of U.S. 25,920 85.1% 93.0%
Naturalized Cilizens 2,590 8.5% 4.0%
Not Citizens 1,952 6.4% 3.0%

U.S. Census, 1990

As in many metropolitan areas, Detroit's Jewish population has been concentrated in a geographic
area which has changed over time. In its 1991 report, Jewish Population Study of Metropolitan
Detroit, the Jewish Federation of Metropolitan Detroit refers to this concentration as “the core.”
Having spread north and west from Hastings Street in Detroit to Orchard Lake and Maple in West
Bloomfield, the “core” now ranges from 8 Mile along the Southfield and Oak Park borders north and
west to include Lathrup Village, Franklin, Beverly Hills, Birmingham, Bloomfield, Bloomfield Hills,
West Bloomfield, and the northern portion of Farmington Hills.

As the core has grown it has become less concentrated. Where neighborhoods used to be 85%
Jewish, they are now more commonly about 35% Jewish in core areas. According to the Jewish
Federation’s report, “{t]he only section of the present-day core which approaches the Jewish density of
40 years ago is North Oak Park, the square mile between 10 and 11 Mile Roads, Coolidge and
Greenfield." (Jewish Federation of Metropolitan Detroit, p. 4) Approximately one-half of all Jewish
households within the core are located in Southfield and Oak Park. West Bloomfield has the largest
concentration of Jewish residents in the outer suburbs.

There are about 12,200 Jewish persons and 5,100 Jewish households in Oak Park. The Jewish
household in Oak Park tends to be smaller than its counterparts in the outer suburbs, due to the fact
that approximately 50% of Oak Park’s Jewish households consist of empty-nesters and older persons.
Within the metropolitan Detroit area, 63% of Jewish persons own their own single family home; 10%
own condominium units, and 27% rent. In Oak Park, where there are few condominiums, 71% own
single family homes, 2% own condos, and 27% are renters. (Jewish Federation of Metropolitan
Detroit, p. 7)

SOCIO-ECONOMIC STATUS
Educational achievement of the adult population has improved in recent years. Of persons 25 years

and over, 80.8% were high school graduates (or higher)} in 1990, compared to 75.5% in 1980.
Persons with Bachelor’s Degrees or higher were 22.2% in 1990, compared to 21.2% in 1980.
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The unemployment rate declined from 1980 to 1990. However, the percentages of persons and
families below the poverty level increased somewhat from 1980 to 1990.

EMPLOYMENT

Table 2-8 shows employment by sector in Oak Park in 1990. Like many other communities, the
sector including the clerical, sales, and administrative support employs the most people. The
percentage of people working in each sector has remained fairly constant from 1980 to 1990, while
the total number of people working has decreased slightly, reflecting the slight decrease in Oak Park's
population and growth of refirees during the eighties.

TABLE 2-8
City Of Oak Park
Employment Of Resident Workforce By Sector

1980 % of Workforce 1990 % of Workforce
Manageridl/Professional Specialty 4,185 28.4% 4,083 - 28.64%
Clerical, Sales, Administrative Support

5,885 39.9% 5,788 40.5%
Service 1,380 9.4% 1,308 9.2%
Farm, Fisheries, Forest 43 0.3% 65 0.5%
Precision Production, Craft, Repair 1,521 10.3% 1,248 8.8%
Operators, Fabricators, Laborers 1,749 11.9% 1,775 12.5%
TOTALS 14,763 100.0% 14,257 100.0%

U.8. Census, 1980 and 1990
HOUSING

Oak Park has been essentially built up since 1980. Except for a few scattered lois and sites, there
has been very little potential for housing growth. Although the housing inventory remained somewhat
static from 1980 to 1990, the number of owner occupied housing units declined by about 841 units or
9.5%; most of this change was accounted for by shift to rental. The U.S. Census reported a
substantial decline (in inflation adjusted dollars) in the median value of owner occupied units from
1980 to 1990. (Value of owner occupied units reported by the U.S. Census is based on owners'
estimates, not sales or assessed values.) This decline in housing values was not unique to Oak Park.
Several communities in southern Oakland County experienced declines in housing values in constant
inflation adjusted dollars from 1980 to 1990, including: Southfield, Ferndale, Lathrup Village, Madison
Heights, Berkley, and Farmington. Common elements seem to be a relatively older housing supply
(compared to outlying suburbs), and little development of single family houses, due to the lack of new
housing sites. However, since 1990 there has been a substantial increase of Oak Park's housing
values as indicated by assessed valuations (largely reflecting actual sales). From 1990 to 1994, the
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assessed valuation of the housing stock increased by 28.8%. This growth almost entirely refiects an
increase in average values of existing houses, since few housing units were built during the eighties.

Of the 8,032 owner occupied units in 1990, 40% were owned by persons over the age of 54; 2,063 or
26% were owned by persons over the age of 64. (By comparison, 16% of the owner occupied units in
West Bloomfield were owned by persons over 64. In Troy, the percentage was 12%.) These age
characteristics reflect the concentrated period of residential growth in Oak Park from 1950 to 1970,
and suggest the prospect of continued housing turnover at fairly high levels in the next few years.
Housing conditions in the City appear generally sound, based on the survey of existing land use
conducted in September of 1994. Very few units were identified that required more than ordinary
maintenance. As housing tumover brings younger families back to Oak Park, modernization of older
units can be expec:ted to occur.

COMMUNITY ATTRACTIVENESS

As the experiences of Huntington Woods, Royal Oak, and Pleasant Ridge demonstrate, older built-up
communities can experience growth in housing values largely through advantages in location,
comnmunity facilities, and services. The I-696 Freeway has undoubtedly strengthened the competitive
position of Oak Park and its neighboring communities. With geographic centrality and highway
accessibility, these southeastern Oakland County communities are within 30 minutes driving time to
most of southeastern Michigan's jobs and atiractions. According to the 1990 U.S. Census, the

population center of metropolitan Detroit was at three blocks south of 8 Mile Road and one block east
of Southfield Road.

Other factors of great importance are public education, and finance. The recent restructuring of public
school financing through passage of "Proposal A" has given substantial school property tax relief to
several school districts in southeastem Oakland County, including the Oak Park, Ferndale, and
Berkley Districts which serve the City of Oak Park. The quality of public education in Oak Park and its
neighboring communities will be of vital importance in determining the future viability and
attractiveness of residential neighborhoods.

INCOME AND PURCHASING POWER

As the following tables show, growth of Oak Park’s per capita income, and median household income
lagged behind Oakland County during the 1980’s. In 1979, Oak Park's median household income
was 88% of that for Oakland County; in 1989 it declined to 83%. (The difference in per capita income
is even greater, since average household size is larger in Oak Park than in Oakland County. Oak
Park's 1989 per capita income was only 63% of that for Oakland County.)
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TABLE 29
City Of Oak Park And Oakland County
1979 And 1989 Per Capita And Household Income

1979 1989 % Change

Per Capita Income

Qak Park $ 8,773 $14,544 65%

Qakland County $10,658 $21,125 98%
Median Household income

Qak Park $22,215 $36,090 652%

Qakland County $25,323 $43,407 71%

U.S. Census, 1980 and 1990
TABLE 2-10

City Of Oak Park And Selected Other Places
1989 Per Capita Income (As Reported In 1990 U.S. Census)

Royal Oak Township $11,182
Fermndale $12,704
OAK PARK $14,544
Royal Qak $18,065
Southfield $21,098
Qakland County $21,125
Huntington Woods $28,897

U.S. Census, 1990
EFFECTIVE BUYING INCOME
We estimate Oak Park's Effective Buying income for 1993 at about $40,298 per household. (Effective
Buying Income is the same as “disposable income” or “after-tax income,” and includes imputed rental

income of owner occupied housing units).

The retail purchasing power of Oak Park’s average household is in the magnitude of $18,940,
distributed approximately as shown in Table 2-11. :
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TABLE 2-11
City Of Oak Park
Average Retail Purchase Power Per Oak Park Household, 1993

$ %
Food $ 2425 12.8
Eating and Drinking Places $ 1,670 8
General Merchandise $ 2793 14.7
Fumiture, Fumnishings, Appliances $ 1,456 7.6
Automotive $ 4,703 24.8
Dug ~ . $ 678 36
Other (Including Non Store Retail) $ 5215 27.7
Total $18,940 100%

Derived by proportionate calculations from Oakland County Retail Sales By Store Group and Oakland
County Effective Buying Income as estimated by Sales and Marketing Management, August 30, 1993.

The total magnitude of annual retail purchases by Oak Park's 10,885 households is estimated at
about $206 million distributed as shown in Table 2-12.

TABLE 2-12
Annual Retail Purchases By
Oak Park’s Resident Population, 1993

$ Million
Food 26.4
Eating and Drinking Places 18.4
General Merchandise 30.3
Fumiture, Fumishings, Appliances 15.7
Automotive 51.1
Drug 74
Other {Including Non Store Retail) 571
Total $206.2 million

Derived by applying the percentage distribution of retail sales from Table 2-8 to the calculation of
total retail sales potential for Oak Park.

Only a portion of these purchases can be expected to be transacted within Oak Park. On the other
hand, Oak Park’s merchanis can and do attract sales from beyond the City's boundaries.

In the Land Use Plan, the potential for growth in Oak Park's commercial uses will be estimated.
Inputs into this estimate will include:
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1. The above estimates of annual retail purchasing power from the resident
population.

2. Estimates of current retail sales in Oak Park's existing retail outlets.

3. Estimates of potential for Oak Park's outlets to attract a higher share of resident
and non-resident purchasing power.

4, Strategies for attracting such potentials.

RETAIL TRADE

There are 257 retail establishments in Oak Park, which in 1992 had total annual sales of
$360,373,000. The distribution of total sales is shown in Table 2-13.

TABLE 213
City Of Oak Park
Annual Retail Trade, 1992

Type of Establishment Number of Stores Annual Sales %
Miscellaneous Retail Stores 65 $37,120,000 10.3%
Food Stores 56 $81,331,000 22.6%
Gasoline Service Stations 35 $47,895,000 13.3%
Eating & Drinking 33 $16,596,000 4.6%
Apparel & Accessory 25 $18,610,000 5.2%
Drug & Proprietary 12 $17,259,000 4.8%
Fumiture & Home Fumishings 10 $13,311,000 3.7%
Building Materials / Garden Supplies 8 $15,996,000 4.4%
Automotive Dealers 7 * *
(eneral Merchandise 6 * *
TOTAL 257 $360,373,000 100%

1992 Census of Retail Trade

* Due to the relatively low number of establishments in these two categories, the sales figures have been suppressed to protect
the privacy of the owners. The combined retail trade total from Automotive Dealers and General Merchandise is $112,255,000—
approximately 31.1% of Oak Park’s total retail trade.

Oak Park is home to 3.4% of total retail establishments in Oakland County, accounting for
approximately 3% of total county sales. Comparison of these two figures illustrate that the retail
establishments in Oak Park are grossing approximately 11.8% below their proportionate share of
sales in Oakland County. This may be partially explained by the relatively small size of Oak Park's
stores, which limits sales volumes. The nearby communities of Southfield and Royal Oak are more
successiul in retail trade. Southfield, which offers both larger stores and more variety, has a 12.5%
share of Oakland County’s retail establishments and attained 12.9% of County sales. Royal Oak
where off-beat, interesting shops are more prevalent is home to 5.4 % of Oakland County's retail
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market and received 5.3% of total County sales. Berkley is not doing as well with 1.5% of retail
establishments and only 0.8% of sales.

The annual total payroll in Oak Park amounts to $43,866,000 for 2,784 total employees. Oak Park
retail employees tend to be paid higher than other Oakland County retail employees as they amount
to 2.6% of the County's total employees, and are paid 3.1% of the County’s total payroll.

COMPARING OAK PARK’S RETAIL TRADE AND RETAIL PURCHASING POWER

Oak Park retailers’ total sales ($360,373,000) were greater than Oak Park residents’ total retail
purchases ($206,843,740) by $153,529,260. Oak Park residents do not limit their shopping to stores
in Oak Park; the amount of money spent in Oak Park by non-residents is therefore greater than
$153,529,260, meaning that at least 42.6% of Oak Park retailers’ sales came from non-residents.

Oak Park food retail stores do a large part of their business with non-residents. Oak Park residents
spent $26,483,425 on food, consisting of only 32.6% of all food store sales in Oak Park. This can be
partially explained by Oak Park’s selection of ethnic food stores. Oak Park was home to Dexter-
Davison Market, a traditional kosher market which carried many items difficult to find elsewhere. The
Market has recently been incorporated into the Farmer Jack on 10 Mile and Coolidge, and stilt offers
many of the kosher items the original Dexter-Davison Market did. Middle Eastern food markets are
also located in Oak Park. People living in other communities are willing to drive a few extra miles to
buy the special foods of their ethnic or religious background.

Three large supermarkets are located on Oak Park’s borders, causing people who live in adjacent
communities to shop in Oak Park. The Farmer Jack on 10 Mile and Coolidge -- Oak Park’s northemn
border — probably draws a large number of shoppers from Huntington Woods and Berkley, while the
Farmer Jack on 8 Mile and Greenfield - Oak Park’s southem border - draws people from Detroit.
Also, the grocery store located at Lincoln and Greenfield (also a Farmer Jack), attracts patrons from
Southfield.

Oak Park residents spent more money at eating and drinking establishments than received by such
establishments in Oak Park. Oak Park residents spent $18,238,070 at eating and drinking
establishments, while total sales of Oak Park retailers equaled $16,596,000. This suggests that there
is a larger market for restaurants and bars in Oak Park, than what the present establishments are
capturing. This can be partially explained by the fact that Oak Park does not have any bars within its
borders. Oak Park residents who do want to go to a bar, must go to another community. Also, itis
not unusual for people to frequent restaurants that are not in their neighborhood. Other factors, such
as place of work, residences of family and friends, and simply favorite spots contribute to choosing a
place. Even if more eating and drinking establishments were located in Oak Park, or if present
restaurant owners were to increase advertising and promotion, this would not guarantee a rise in the
sales of Oak Park’s eating and drinking refailers.
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Oak Park residents spent more money on furniture and home fumishings than received by such
establishments in Oak Park. Oak Park residents spent $15,900,976 on fumniture, while furiture
retailers in Oak Park made $13,311,000. When purchasing rather expensive items like furniture,
people tend to comparison shop. They do not necessarily buy in their own community.

Unlike the restaurant and furniture store owners, the majority of Oak Park retailers gross more than
Oak Park residents spend. This can be explained by the location of Oak Park’s major shopping
centers. Northland Plaza at Greenfield and Eight Mile; Lincoln Center at Greenfield and Lincoln;
Parkwoods Plaza at 10 Mile; and Coolidge Oak Park Shopping Plaza, Coolidge Park Plaza, and Park
Place at 9 Mile and Coolidge are near the adjacent communities of Detroit, Southfield, Berkley, and
Huntington Woods. Residents of the other communities shop in Oak Park, raising the level of non-
resident purchases. The convenient access fo Oak Park from two exits on 696 also gives Oak Park
additional exposuré to non-resident commuters and travelers.
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EXISTING THOROUGHFARE CONDITIONS
INTRODUCTION

About 50 years ago the U.S government, realizing the need for a safe, efficient, and economical
transportation system for the better defense of the United States, began building a large network of
roads and freeways. Since then Americans have used roads--and the automobile--as their prime
source of transportation. While such a transportation system provides an effective means to move
people and goods among various geographical areas, it also has some side effects. Because
transportation has a significant impact on land development, energy consumption, environmental
quality, economic conditions, and the overall quality of life in a community, it is critical that future
transportation needs and problems be anticipated and reflected in the Master Plan process. Figure

3-1 on the following page illustrates the relationships between transportation and other influencing
factors.

A community’s transportation system is often related to other community functions. While the
primary purpose of roadways is to move goods and people, the course of the road often determines
the paths for public utility lines, including water, sanitary sewer, storm sewer, gas, electrical power,
and communications. Public services such as police, fire, and emergency rescue rely on the safe
and adequate provision of roadways. Streets and rights-of-way are often used as the sites for
unique landscaping, public art, and monuments, giving a community a distinct character.

Also impacting the character of a community is the arrangement of streets. A good example of a
street pattern lending historical significance to a community can be found in the original plan for
Washington, D.C. A French national, who was greatly influenced by a vision of the United States
as a great industrial nation with a strong centralized federal government, positioned the Capitol
building in a prominent location, with a radial plan of boulevards and roadways. The Capitol
building became the dominant feature and hub from which all major roadways began. Similarly, the
French Quarter in New Orleans is well-known for its straight narrow streets lined with balconies,
which lend character and history to the city.

Like most cities west of the Appafachian Mountains, the layout of the City of Oak Park was
influenced by the Ordinance of 1785, which established a land survey system to give the western-
moving pioneers a definite description of their land. The area was divided into congressional
townships of six miles square, equaling thirty-six square miles. Each one square.mile was called a
section. In addition to making land identification easier, the establishment of townships and
sections provided a logical system for the provision of roadways along section lines.

As the City of Oak Park was originally part of Royal Oak Township, the major roads in the City
represent a grid pattern generally following section lines. Major east-west roads are referred to as
Mile roads (e.g., Ten Mile, Nine Mile, efc.) and major north-south roads have individual names
(e.g., Greenfield Road, Coolidge Highway, efc.)
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RELATIONSHIPS BETWEEN TRANSPORTATION,
LAND USE, THE ECONOMY, AND THE ENVIRONMENT
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FUNCTIONAL CLASSIFICATION OF ROADS

The physical condition, level of use, and direction of certain roadways, as well as the overall fand-
use pattern in American cities, cause automobile traffic to be concentrated on certain roadways.

On average, about 20 percent of the roads carry approximately 80 percent of vehicle miles traveled.
In order to set priorities for funding the roads with the highest volumes, transportation planners

established a street classification system. Figure 3-2 on the following page illustrates the street

classification system concept.

Although there is some variation in their classification, roadways are typically divided info those that
carry through traffic and those that carry local traffic. (Through roadways are further divided
according fo their function.) The distinction between through and local traffic is made due to the
substantially diffefent kind of street required to serve both types of traffic. It is desirable to
physically separate these two road types as much as possible to eliminate conflicts between the
two levels of traffic carriers.

In order to function successfully, the overall traffic circulation system, with both through and local
streets, must be carefully integrated. Due to variations in traffic flow, there can be several types of
through streets. Local streets include both traditional neighborhood streets and cul-de-sacs. tn Oak
Park, the four basic types of roads are freeways, arterials, collectors, and local streets. Freeway
service drives are also found along 1-696. The role of each road classification in providing access
and mobility is illustrated in Figure 3-3.

Freeways

A freeway is designed to handle large volumes of iraffic moving at high speeds over long distances
or between urban areas. Experience has shown that the addition of lanes to existing major
thoroughfares usually cannot meet this demand, often times making the provision of a freeway the
only answer to the problem of overburdened thoroughfares. A freeway's capacity is greatly
increased by the elimination of all driveway curb cuts and all at-grade intersections. Points of
entrance and exit are carefully controlled to maximize roadway capacities.

Arterials

Arterial roads -- the backbone of the one mile grid system-- provide continuity from one

township/city to another. They can provide routes for lengthy trips if a freeway alternative is not
available. In fact, some major arterials resemble mini-freeways by providing six or eight through
lanes, partially-controlled access, and a wide median strip. Eight Mile Road is a good example.

Arterial roads have a dual function: to provide routes for through traffic volumes while providing

access to abutting properties and minor intersecting streets. This often leads to congestion and
traffic accidents because of turning vehicles conflicting with or impeding through traffic.
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In the City of Oak Park, the effects of the Ordinance of 1785 are still apparent. All of the section
line roads created by the traditional grid system--Eleven Mile, Ten Mile, Nine Mile, Eight Mile,
Greenfield, Coolidge, and Wyoming (south of Nine Mile) - serve as arterials. All of the arterials in
Qak Park are one mile from each other.

Collector Streets

The intent of a collector street is to collect vehicles from the local subdivision streets and distribute
them to either local destinations or to an arterial. The collector street system provides both land
access and traffic circulation within residential neighborhoods, commercial and shopping centers,
and industrial areas.

In coordination with the arterials, which are found at one-mile intervals, collector roads in Oak Park
are found at several half-mile locations. Collector roads in Oak Park include Lincoln, Oak Park
Boulevard, Northend, Church, Scotia, and Meyers. These roads feed traffic from local streets to
arterials, usually at signalized intersections, allowing motorists to efficiently access the arterial road
system.

Local or Minor Streets

Providing access to adjacent land is the sole function of local streets. Although these streets make
up a large percentage of total street mileage of the City, they carry a small portion of vehicle miles
traveled. The aim of local neighborhood streets and industrial district service drives is to provide
access to collector streets and through routes, but in such a manner that through traffic is not
encouraged to use the minor streets as a shortcut route.

Service Drives

Service drives along urban freeways facilitate freeway access, increase interchange capacities, and
eliminate “cloverleaf-type" interchanges, which consume large amounts of land. Slip ramps provide
the connection between the freeway and the surface street road system. Service drives are usually
designed and referred to as "one-way pairs" because there is typically one one-way service drive
on each side of the freeway. The only service drives in Oak Park are found along 1-696.

The following table shows the functional classification of major roadways within the City of Oak
Park.
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City of Oak Park
Roadway Functional Classification

ROAD TYPICAL PLANNED RIGHT-OF-WAY

FREEWAYS
I-696 300" to 350" (varies)
ARTERIALS
Eleven Mile 120’
Ten Mile 120°
+ Nine Mile 120° . )
Eight Mile 200’ - 300’ (varies)
Greenfield Road 120°
Coolidge Highway 120°
Wyoming 120
COLLECTORS
West Lincoln 36’
Church 36’
QOak Park Bivd 86’
Scotia 8¢’
Northend 36’
Meyers 86’

EXISTING VOLUMES, CAPACITIES, AND ROAD NETWORK

A good thoroughfare plan can be prepared only after a study of existing traffic conditions is
completed. Figure 3-4 on the following page shows the location of existing traffic signals and the
number of lanes provided on major streets. As the map illustrates, there are approximately 44
traffic signals in the City of Oak Park. The signals’ cycles, distances between signals, and inability
to coordinate signal timing make it difficult to travel long distances without stopping. This frequent

Qak Park Master Plan ' 41 *



b-¢ aInbi4

T

N L_JL.

| TR
o

' [z ]
=T = —
il o = s
1E 1 :
a i | i f .
° . | H
=< B -1
» ; EE. e —1 | oo
r R i _ =
: —i ; ,
i Co- R y
s = TR L Ll Ly
» il - i .- - N * ]
= L a . i H
I L G
H [ H 1 A A BB
S DR R b m
o ! BER o S
o JERieE: L

|

S3IANVY1 ONILSIX Q: T

uebyay ‘Qunog pueyeo

Nied %eo Jo Auo %

)

g s - 5 440D - ] ~ =5 5 = & ' = I
L T TR T B T ] (ATRRREL
P . AT SR
i - : )
! : M - N
ENINS ! - ik
- — ! - Loy L N - 1
" HHHIH 4 P 4 g o Bl
> HbRaHE B HE _p PEEET SRI=1 IILIHE L._._ fild
* Figi B HEET 4 I EE SRS~ N8
o - i 7 I3 3 CHF =
. 1 4
. . ? R :
m . [ R
11500 | et | RThan | R ci

mn j_. AT
_ EFRAININ
! :
A1 | il

eubisoyesl QO
saueT g N

soue / mwmmm

SOUET g m—
SOURT G e
seuelpy —
souel g ——

i HRRSIRPORE - FH I N

I

— " ;:
e _- i

I =
(1] LIrir AN 7] i L_Th
| | | _ _
40

IRRRRE lﬁ T

uuuuuuu




stopping, while eliminating high levels of speed, reduces road capacity, increases fuel
consumption, and adds more air pollution emissions.

The Existing Lanes and Signals Map also shows the right-of-way width of Oak Park's streets. The
majority of the streets are two lanes wide. Greenfield Road provides at least five lanes throughout
Oak Park, and widens to six and seven lanes at some places. Coolidge provides four lanes with a
left-turn lane. The four mile roads provide at least two lanes in each direction. Nine and Ten Mile
Roads provide a left-turn lane, while Eight Mile Road provides four lanes in each direction.

The Existing Volumes Map (Figure 3-5) shows the 24-hour traffic volumes and approach counts on
the major roadways. As expected, the highest volume road in the City is |-696, carrying
approximately 174,000 vehicles per day at Greenfield and 180,000 vehicles per day at Coolidge.
These numbers are high for the capacity of the road. According to the Transportation Research
Board's, Highway Capacity Manual, Interstate-696, which is a divided six-lane highway, can carry
97,000 cars per day to be deemed adequate at Level of Service "D". For the sake of comparison,
Level of Service "F" indicates gridlock and Level of Service "D", which is the minimum d931red level
of service for an urban area, borders on unstable flow.

The bu5|est intersection in Oak Park, as illustrated by the approach counts in Figure 3-5, is
Coolidge and Ten Mile. Over 67,000 vehicles travel through that intersection each day.

The table below shows generalized urban and suburban arterial capacities based on methodologies
in the Highway Capacity Manual. Two sets of values are provided for reference: one based on a
road getting 50 percent of the effective green time at traffic signals, and the other based on 65
percent green time. These are generalized capacities for planning purposes only. Generally,
consideration should be given to widening or other capacity/demand improvements before these
volumes are reached, if stable traffic flow is desired.

Generalized Capacities Of Urban/Suburban Arterials

Number of Lanes Capacity (50% Green)* Capacity {65% Green)*
Two 16,000 20,800
Four 31,200 40,600
Six 45,700 59,400
Eight 60,300 78,400

* Assumes 50 percent of green time per signal cycle and is based on methodologies in the Highway Capacity Manual.

** Assumes 65 percent of green time per signal cycie and is based on methodologies in the Highway Capacity Manual.
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Based on a general capacity analysis of major surface streets in Oak Park, only Greenfield Road
appears to be close to the maximum capacity guidelines set forth above.

TRAFFIC ACCIDENTS AND HAZARD AREAS

In this section a general examination of traffic accident causes, factors that influence traffic safety,
and traffic accident trends and conditions in Oak Park will be given.

Causes of Traffic Accidents and Factors that Influence Safety

Many factors infiuence the frequency and severity of traffic accidents: defects in the roadway or
vehicle; violations or unsafe acts by drivers or pedestrians; and difficulties, such as low visibility and
slippery conditions, caused by weather. The most frequent cause of traffic accidents is attributed to
improper driving. Following too closely, excessive speed, and failure to yield the right-of-way are
the principal sorts of improper driving behavior that can cause accidents. More than one-half of the
fatal traffic accidents in the United States are attributed fo the misuse of alcohol and other drugs.

Although it may seem that weather has a substantial effect on traffic accidents because a high
number of accidents can occur during a short period of time, the majority of total traffic accidents
take place on dry pavement.

When examining the relationship between increased traffic volumes and accident frequency, the
impact of congestion becomes apparent. Studies show that as volume increases, accident rates
also increase to a certain point; and then as congestion and volumes continue to rise, the accident
rate drops. The peak in one study was found to be 650 vehicles per hour on California highways;
another study of two-lane rural roads showed similar results with a peak at about 8,000 vehicles per
day.

Roadway design and safely features also affect accident rates. A discussicn on several roadway
design and safety features follows.

Lane Width. Generally, as vehicle speeds increase the ability of roadway widths to reduce
traffic accidents increases. One study illustrated that widening a highway from nine-foot
wide lanes to 11-foot wide [anes for 240 miles reduced accidents by 47 percent on high
volume roads and by 21 percent on low-volume roads.

Highway Shoulders. Studies have shown that increasing shoulder width can decrease the
number of accidents. Motorists traveling on roads with wide shoulders have a stable area
on which to drive if their vehicle leaves the edge of the pavement. The shoulder also
provides extra room for motorists to swerve away from suddenly stopped vehicles or on-
coming collisions.
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Horizontal Curves. Curves in roadway pavement increase the possibility of traffic accidents.
The most frequent accident type is skidding.

Vertical Alignment. A change in pavement elevation can also have an impact on accident
rates. Long, steep grades and steep grade/horizontal curve combinations can greatly
increase the frequency of accidents.

Intersections. The design, location, number of approaches, traffic controls and vehicular
volume of an intersection influence the number and type of accidents that will occur at a
given intersection. For example, an intersection with three approaches is generally safer
than one with four approaches because of the reduced number of conflicting movements.
The sight distance for the motorists approaching the intersection is also a critical variable.

Speed. The speed at which vehicles travel must reflect an appropriate response to existing
road, fraffic, and weather conditions in order to minimize the frequency and severity of
accidents. On roads designed for high speed travel, high speeds are often safer than slow
speeds, provided road and weather conditions are good. However, while decreasing the

- frequency of accidents, high speeds can increase the severity of accidents. According to
the Institute of Transportation Engineers, the following principles apply to speed
designation:

1. Motorists govern their speed by existing road and traffic conditions rather than
posted speed limits.

2. Speed limits must be enforceable; a majority of motorists should be willing to
observe the limit voluntarily.

3. Accidents are more related to the spread in speed (from highest to lowest) than
average speed.
4, Speed limits based on study of prevailing speeds and existing road/traffic conditions

tend to reduce the spread of speeds.

Other Factors. Other factors that influence speed and safety include night lighting,
interchanges, pedestrian crossings, railroad crossings, and median designs. A
comprehensive discussion of all these factors is beyond the scope of this report. The
general discussion above has been included to provide the reader with some background
on the causes of traffic accidents and the influence of safety factors before examining
accident data within the City of Oak Park.
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Traffic Accident Data and Trends - City of Oak Park

Traffic accident data collected by the Oakland County Traffic iImprovement Association (TIA)
provides some traffic accident statistics for the City of Oak Park for 1993, 1994, and 1995, In
particular, accident frequency at intersections and road link segments will be discussed.

High Accident Locations

Traffic accident data is available for 33 intersections in Oak Park. The table below shows the 10
intersections with the highest accident frequency in the City for the years 1993, 1994, and 1995.

City of Oak Park
High Accident Locations: 1993 - 1995

Intersection Total Accidents Annual Average
Coolidge/Ten Miie 210 70

| Greenfield/Ten Mile 152 - 50.7
Greenfield/Nine Mile 102 34
Coolidge/Nine Mile 88 29.3
Greenfield/Lincoln 82 27.3
Coolidge/Eleven Mile 78 26
Coolidge/Oak Park Blvd. 74 24.7
Eight Mile (WB)/Greenfield 63 21
Greenfield/Mt. Vernon 54 18
Eleven Mile/Greenfield 43 - 143

Data Source: Traffic Improvement Association Data Center
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The TIA also collects accident statistics for the entire County. In 1995, the accident frequency for
the top ten intersection accident locations in Oakland County ranged from 140 accidents fo 80
accidents. Only one Oak Park intersection appears in the top ten accident locations. In 1995, 82
accidents occurred at Coolidge and Ten Mile, ranking it as ninth in intersection accident frequency
in Oakland County for that year. (Note: This is an annual evaluation. The same intersections are
not on the list each year.) The previous table shows that the three-year average number of
accidents for this intersection is actually lower, suggesting that 1995 was an atypical year. Also,
only 53 of these accidents actually occurred in Oak Park: the others occurred in Huntington
Woods. An accident frequency of 53 would drop the Oak Park intersection far below the number of
accidents experienced at the top ten intersection accident locations.

A commonly accepted "yard stick" by which to define high accident locations is to determine an
accident rate per million entering vehicles (MEV) per year at an intersection. With a rate per MEV,
intersections can be compared using a common denominator. The fact that a road has a higher
traffic volume will not skew the MEV rate. The ten intersections with the highest MEV rate in Oak
Park follow.

City of Oak Park
High Mev Rate Locations: 1993 - 1995
Intersection MEV Rate
Coolidge/Ten Mile 6.39
Northend/Wyoming 2.61
Greenfield/ Ten Mile 2.61
Coolidge/Oak Park 2.38
Coolidge/Eleven Mile 2.05
Coolidge/Nine Mile 1.96
Greenfield/Nine Mile 1.39
Greenfield/Lincoln 1.36
Greenfield/Mt. Vemon 1.24
Scotia/Ten Mile 1.08

The Northend/Wyoming intersection has the lowest traffic volume of Oak Park intersections
studied. Only 8,730 cars enter the intersection per day, yet it has the second highest MEV rate.
This could be attributed to a variety of factors. The intersection is in an industrial area where there
is a substantial amount of truck traffic. Trucks often travel at slower speeds and have limited sight
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distance behind them and around corners. Several of the industrial and warehouse establishments
do not have large turn-around areas in their parking lots, forcing trucks to use the street to change
direction. While the low traffic volume indicates that such behavior does not cause traffic flow
problems, all motorists should exercise caution and patience when driving in this area.

Compared to the MEV rates for other intersections in the County, the intersection of Coolidge and
Ten Mile ranked twenty-third in 1995, which is substantially lower than its ranking as ninth in
{ accident frequency.

TIA data is also available for 22 roadway links, which are road segments between intersections.
The ten roadway links with the highest number of accidents in Oak Park follow.

| o City of Oak Park
| High Accident Locations: 1993 - 1995
| Roadway Link Total Accidents Annual Average
|  Coolidge 183 61
| Nine Mile - Ten Mile ' -
: Coolidge 128 42.7
Eight Mile - Nine Mile
Greenfield 99 33
Eight Mile - Nine Mile
Greenfield ' 8% 297
Lincoln - Eleven Mile
Nine Mile 79 26.3
Coolidge - Greenfield
1-696 EB 70 23.3
Coolidge - Oak Park
Greenfield 67 22.3
Nine Mile - Ten Mile
Nine Mile 67 223
Republic - Scotia
|
ﬂ Eight Mile (WB) 59 19.7
Coolidge - Greenfield
[-696 EB . 58 19.3

Qak Park Blvd - Coolidge
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When comparing the frequency of roadway link accidents in Oak Park to roadway fink accidents in
Oakland County, Oak Park’s statistics fall well below the County's most troubled areas. The
accident frequency for the top ten roadway link accident locations in Oakland County ranged from
181 accidents to 126 accidents for 1995. There was an average of only 61 accidents per year at
the roadway link in Oak Park that experienced the most accidents.

Similar to statistics for intersection accidents, roadway link statistics account for traffic volume by
using a rate of how many accidents occur per million vehicle miles traveled (VMT). The following is
a list of the ten locations within Oak Park that have the highest million VMT rates:

City of Oak Park
High Million Vmt Rate Locations: 1993 - 1995

Roadway Link VMT Rate

I-696 EB 18.63
Kenosha - Coolidge

" Coolidge 11.03

Nine Mile - Ten Mile

Greenfield 5.33
Lincoln - Eleven Mile

Coolidge 4,89
Eight Mile - Nine Mile

| - 696 EB 4.82
Coolidge - Scotia

Nine Mile 3.26
Hyland - Republic

Nine Mile 3.25
Coolidge - Greenfield

Ten Mile 3.05
Greenfield - Church

Nine Mile 240

Republic - Scotia

Eleven Mile 2.38
Greenfield - Coolidge
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Both the intersection and roadway link data suggests that Coolidge Highway from Eight Mile Road
to Eleven Mile Road is an area that may warrant further study. Although, the Coolidge intersections
of Nine Mile, Ten Mile, and Oak Park Boulevard are three of the top ten locations for accidents for
the City of Oak Park, they are not extremely high accident locations when viewed in the context of
all Oakland County. The intersections of Nine Mile, Ten Mile, Eleven Mile and Coolidge are three
of the ten locations with the highest MEV rate in Oak Park. In roadway link data the two one-mile
segments of Coolidge from Eight Mile to Ten Mile are two of the top ten roadway links where most
accidents occur in the City. The MEV rate indicates that Coolidge from Nine Mile to Eleven Mile
has the most accidents per million VMT in Oak Park. When compared to other intersections and
roadway links in the County, however, Oak Park does not appear to have serious problems
concemning accident frequency.

CONCLUSION

The information presented in this chapter provides the background data necessary to understand
existing transportation-related issues and apply this knowledge to future land use and
transportation plans to be developed as part of the Master Plan Process. The type of data
presented in this chapter is frequently used by the City’s police and engineering staff to identify
problem areas and design specific corrective measures.

Oak Park Master Plan 7 51



COMMUNITY CHARACTER ISSUES
INTRODUCTION

There are many aspects of Oak Park’s historical development that exemplify appropriate land use
and positive community character. Stable, tree-lined neighborhoods, attractive garden apartments,
City-owned greenbelts, and neighborhood schools, parks and shopping areas easily come to mind.

There are also some excellent examples of redevelopment strategies that have produced positive
results. These might include public parking between Eleven Mile and Kingston, the Northland
Plaza and Parkwoods Plaza shopping centers, |-696, and the Rothstein and Victoria freeway deck
parks, among others.

Oak Park continues to experience many challenges related to maintaining and improving
community character. This chapter will attempt to identify some of these challenges and suggest
design techniques that could be applied to address the challenges in a positive manner.

GREENBELTS

Oak Park has several greenbelts along major thoroughfares. There greenbelts are a unique
resource among communities in the Detroit region.

The principal greenbelts are on:
O Greenfield Road

Q Nine Mile Road

Q Coolidge Highway

These greenbelts provide a buffer between the rear or side lot lines of houses and the major
thoroughfares. In areas where the frontage was developed for retail use, such as the west side of
Coolidge south of Nine Mile, the greenbelt area would normally transition into a landscaped area
comprised of the street right-of-way and the front yard of the shops. Due to shallow business sites,
however, this area was used to develop parking for the businesses. :

Inspection of these greenbelts suggests conditions of quality and maintenance ranging from poor to
fairly good. (In a range of 1 fo 10, most sectors range between 3 and 6 in quality and condition). A
major problem is the condition of rear line fences on private residential homesites, many of which
are unsightly and in disrepair. Another problem in several locations is the accumulation of litter.
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In several areas, such as the Coolidge greenbelt north of Eight Mile Road, there are opportunities
for installation of flower beds and additional plant materials, which would add to the beauty of the
community.

Q The compost or wood chips pick-up area at Cloverdale and Coolidge couid be improved by the ~
addition of an attractive buffer composed of landscape plantings around the area where the
chips and soil are stored.

Q The following sketches illustrate concept(s) for uniform screen fencing along the residential
property line of the greenbelts and a concept for screening the wood chips pick-up site.

LANDSCAPE SCREENING

Wood Chips AR
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Figure 4-1
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CONSISTENT FENCING - RESiDENTIAL GREENBELT
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style fencing, and evergreen flowering and canopy trees F'gure 4-2

STREET TREES

In many neighborhoods of Oak Park, civic foresight resulted in generous planting of streets in the
City's formative period from 1955 - 1970. Now, these neighborhoods enjoy the beautiful canopy of
mature trees which add to the value and line ability of the homes. Other streets, however, are
virtually bare or have experienced disease-related or other loss of street trees.

Figure 4-3

.
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An ongoing program of street free planting, organized to obtain the involvement and support of
residents, will help to maintain essential neighborhood character.

In commercial, institutional, and industrial areas, tree planting both in street rights-of-way, and on
private properties presents a cost effective way to improve the attractiveness of the community and
the district. The selection of a particular community by small to medium sized industries is
frequently influenced by top management's impression of the city as an attractive place to live,
work, play and attend school for their families and those of their employees.

Figure 4-4

EIGHT MILE BOULEVARD

Oak Park’s Eight Mile Road frontage of 1.5 miles is in a transitional period. The completion of the
1-696 freeway a few years ago relieved Eight Mile Road's congestion. Oak Park is participating
with thirteen other communities, including Detroit, in a program to revitalize Eight Mile Road.
Recent construction of a Kroger-anchored shopping center in Royal Oak Township, and Home
Depot in Southfield point to the potential for major development in the corridor. Redevelopment of
the National Guard Armory, long discussed, would be a major impetus to revitalizing the frontage.
As has been seen from recent Eight Mile developments like Home Depot and the Royal Town
Center, retail development is gaining new strength in the corridor. While the rear 40 acres of the
armory site may still be well-suited for a modern, light industrial park, the 40 acres on the frontage
may be better suited to large scale *hig box” retail store development. Store location philosophy of
such users often looks for older areas with stable homes that have reached a point in their life cycle
where new owners are likely to be involved in major redecorating and renovation projects. Oak
Park, Southfield and north Detroit exhibit these same demographic characteristics.
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LINEAR COMMERCIAL

There are several linear commercial districts composed mainly of small retail and service
establishments. They are principally:

QO Coolidge Highway, west side, south of Nine Mile Road

L Coolidge Highway, west side, between Ten and Eleven Mile Roads.

O Nine Mile Road, east of Scotia.

These districts are generally thriving, and include many small businesses which cater to diverse
ethnic markets that represent the wonderful diversity of the City’s population. The main problems in
these districts are:

Q3 inadequate or poorly designed off-street parking

QO Adverse relationship of parking and service areas to abutting neighborhoeds

(As has been described earlier in this chapter, the greenbelt or setback area of many of these linear
retail zones has been developed as parking for the businesses).

There are different ways of dealing with these interrelated problems:

L1 Development of parking within the existing linear commercial strip.

Q Improved screening of service areas.

Q Expansion of parking into adjoining residential districts.

Q Provisions of City-sponsored trash receptacles and enclosures to serve businesses.

Refer to the following sketches for visual examples of these techniques.

Unlike some other cities with a similar problem (such as Berkiey), the City of Oak Park has not
developed any municipal parking lots to serve these linear retail districts, with the possible
exception of the right-of-way and front setback areas identified earfier. This has not been the case
regarding industrial areas, however. The parking lot between Kingston and Eleven Mile Road
frontage was developed several years ago by the City fo serve mostly industrial frontage. This
parking area, together with its associated screen wall and landscaping illustrates one option for
parking to serve linear districts. The most important design component of the Eleven Mile /

Kingston project was the maintenance of a landscaped, residential - style front yard along the north
side of Kingston.
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Any municipal parking solutions would likely require the financial participation of commercial
property owners. If the owners and tenants seek improved parking the most likely method of
financing the improvements would be the use of special assessment districts.

STREET SIGNAGE

Berkley has recently installed a system of overhead street signage on Coolidge between 11 and 12
Mile Road which greatly facilitates driver orientation at the more important intersections.
Continuation of such signage system along Coolidge through Oak Park and Huntington Woods
deserves consideration.

OAK PARK BOULEVARD
City Hall / District Court

City Logo
Component

Figure 4-8
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HOUSING DIVERSIFICATION

Oak Park would benefit by more diversification in its housing inventory, which is currently
characterized by single family ranch homes, mostly between 950 and 1,500 square feet floor area,
and rental apartments which by current standards are mostly rather small units. As sites become
available for development, such as the Weber Site on the 1-696 Ten Mile service drive,
consideration should be given to up-scale condominiums or rental apartments.

Recently, the City has experienced a new trend of residents combining lots and demolishing
existing homes in order to construct larger, more contemporary houses. This same trend can be
seen in area communities like Birmingham, Frankiin and Beverly Hills, among others. To-date, this
trend has been most evident in the northernmost areas of Oak Park, north of 10 Mile and -696.
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EXISTING COMMUNITY FACILITIES

CITY BUILDINGS

The City of Oak Park’s administrative office complex is located on Qak Park Boulevard between
Coolidge and Church. The complex consists of six structures. City Hall houses the City's
administrative offices, the Council Chambers, District Court 45-B Chambers, and the department of
Public Safety offices. The General Services building houses the Department of Technical and
Planning Services, Water Division, and the Department of Community Services. The Community
Center provides large meeting rooms for various city groups and organizations, as well as serving
as the meeting place for many of the Senior Citizen programs. It is also home to the Recreation
Department. The Library is adjacent to the Community Center. The city complex also sports an ice
arena, a swimming pool, and the Department of Public Information, where City information is
prepared and distributed. The Department of Public Works has another building on Capitol Street
between Meyers and Wyoming.

DEPARTMENT OF PUBLIC SAFETY: POLICE AND FIRE

The Department of Public Safety is located in City Hall on Oak Park Boulevard. There are 70 full-
time officers, who are cross-trained as both police officers and fire fighters. Duties rotate between
the officers. The department has 11 police-marked patrol units, and 5 fire trucks, which includes 4
pumper trucks and 1 ladder truck. The Emergency Services Council, a 9-person committee made
up of 4 citizens, a City Council Representative, the Director of Finance, Director of Public Safety,
Director of Public Works, and the Emergency Services Coordinator, meet once a month to discuss
policy and recommendations that will be passed on to the City Council.

The Public Safety Department responded to a total of 20,526 calls in 1994: 18,810 police calls, 325
fire calis, and 1,401 emergency medical calls, The calls for service in 1994 are up slightly from the
1993 totals, while Part | crimes and Part Il crimes reported declined by 3.1% and 2.8% respectively
during the same period.

There are no precise statistics on the average response time of Oak Park’s Department of Public
Safety. Due to the relatively small size of the City and the central iocation of City Hall, the
Department’s response time objectives are as follows:

O 2 minutes for emergency calls
O 10 minutes for non-emergency calls
Q 5 minutes for fire apparatus to arrive on the scene

The City participates in mutual aid, which provides fire and rescue assistance to/from surrounding
communities in the event of a major emergency or severe shortage of equipment or personnet.

Oak Park Master Plan 81 ¥



The City's fire department has not had problems with water availability in the event of a fire. The
Insurance Services Organization, an organization which surveys fire department facilities and
equipment, has given Oak Park a good rating for the adequacy of its water supply.

The Department of Pubic Safety offers its services to Oak Park citizens through a variety of
programs. The Neighborhood Awareness Programs encourage residents fo take an active role in
protecting themselves and their neighbors’ property. Information is presented to any group who
asks.

The Department of Public Safety actively participates in promoting fire safety in October--Fire
Safety Month. Presentations are made fo kids in elementary and middle schools. Information and
presentations are also given to the public on request. Block clubs, day camps, and industry are jUSt
a few examples of organizations that request information.

SCHOOLS

There are three school districts that serve the City of Oak Park: Oak Park School District, Berkley
School District, and Ferndale School District. Within the City of Oak Park, there are 11 public
schools and 6 private schools. The following list of schools identifies each school located in Oak
Park by school district, and includes grade level and number of enrolled students.

Grade Level Number of Students
Oak Park
Einstein Elementary K-5 471
14001 Northend
Qak Park, Ml

Key Elementary Pre-K-5 330
400 Jerome
Oak Park, M|

Lessenger Elementary K-5 314
12901 Albany
QOak Park, Mi

Pepper Elementary K-5 516
24301 Church Road
Oak Park, Ml

Eleanor Roosevell Middie School 6-8 738
23261 Scotia '
Oak Park, M|

Qak Park High School 8-12 961
13701 Oak Park
Oak Park, M|

Berkley

Avery Elementary K-5 432
14700 W. Lincoln Bivd.

Oak Park, MI
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Grade Level Number of Students

Norup Middle School 6-8 494
14450 Manhattan
Qak Park, M|

Ferndale

Jackson Elementary K-6 316
23561 Rosewood
Oak Park, Ml

Jefferson Elementary K, 4-6 174
22002 Republic
Oak Park, MI

Best Junior High School 7-8 337
24220 Rosewood
Oak Park, MI

RECREATION

The Recreation offices are located in the Community Center building in the city complex on Oak
Park Boulevard. The building also has 3 iarge meeting rooms, 5 small meeting rooms, an arts and
crafts room, and kitchen, which are used for the many recreation programs.

The Department consists of 9 full-time employees, 8 part-time employees, and varying numbers of
seasonal employees. In the summer, about 100 people are employed as lifeguards, scorekeepers,
day camp counselors, etc. During the other seasons, 15-20 people are employed. The Recreation
Advisory Board, which consists of the Mayor, 2 members of the Recreation Department, and 7
citizens meet once a month. They make policy recommendations to the City Council.

The table on the following page lists the City parks and the parks located on schoo! grounds that
are located in Oak Park and the type of recreation each facility offers. The Recreation Department
and the School Districts of Oak Park, Berkley, and Ferndale have agreed to allow each other the
use of their respective facilities for free or for a small charge to cover custodial expenses. Victoria
and Rothstein Parks, which were built over |-696 in order to preserve QOak Park neighborhoods,
won the 1992 Michigan Municipal League’s Municipal Achievement Award.

The Recreation Department also offers organized leisure activities. There are exercise, yoga, and
dance classes, athletic events, programs for the physically and mentally handicapped, a summer
and winter concert series, and a 10-day Funfest celebration that takes place during the 4th of July.

There are no exact numbers to describe how many people are involved in activities sponsored by
Oak Park's Recreation Department. Many activities and events, such as a parade or fireworks
show are free, or in the case of the City swimming pool are accessed by a seasonal pass or daily
admission. Over 25,000 patrons used the swimming pool in 1995. The City's Recreation
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Department Director estimated the number of people who have contact with at least one event or
program sponsored by the Department per year to be around 250,000 people.

Senior Citizens Program

The Senior Citizens program in Oak Park is very popular. Approximately 50 seniors eat at the
Community Center each weekday, with 3040 more meals delivered to seniors in their homes. The
Department of Recreation provides transportation to the center, and also provides transportation for
errands, such as grocery shopping and doctor's appointments. Other services, such as mowing
grass and shoveling walks are also provided to Oak Park seniors. The Program also promotes
health awareness. Seniors can monitor their blood pressure and visit a podiatrist who comes to the
Community Center once a week. The Department of Recreation organizes tutoring sessions,
education and enrichment classes, arts and crafts, and volleyball games.

DEPARTMENT OF PUBLIC WORKS
Road Maintenance and Construction

The Department of Public Works is responsible for the maintenance of 86 miles of residential and
major'streets. This includes the removal of snow and ice along thoroughfares, the construction and
maintenance of sidewalks, and new road construction.

Water And Sewer

All of Oak Park is served by public water, sanitary sewer, and storm sewer facilities. Water is
supplied to Oak Park by the City of Detroit. Although there are problems with combined storm and
sanitary sewers in some areas, there are no plans for separation in the future.

Grounds Maintenance

The Department of Public Works staff is responsible for the care of dozens of acres of parks,
greenbelts, and other municipal properties. DPW staff also cares for 14,000 city trees. Recently
the City of Oak Park’s Beautification Committee, with assistance from the Department of Natural
Resources and the Department of Forestry refurbished the United Nations Tree Stand located at
Shepherd Park, which showcase trees from 52 couniries. Twenty kwanzen cherry trees have also
been planted on boulevards throughout the City. Fiyers printed in 3 languages were circulated,
resulting in many volunteers, including people from Oak Park's Russian and Chaldean population
helping with the tree planting. The Department of Public Works has been responsible for the
continuing maintenance of these special trees.

Recycling Program

The City of Oak Park has been providing curb-side recycling in conjunction with garbage pick-up
since 1993. The goal of the program is to reach a 60% participation rate. Presently, a large
number of items are accepted into the recycling program, including newspapers, magazines,
catalogs, brown paper bags, telephone books, plastic jugs and bottles, glass botties and jars, metal
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cans, pie tins, paint and aerosol cans, and household batteries. More products may be added as
markets expand.

The City received a grant from the Michigan Department of Natural Resources to create a multi-
lingual recycling education program. Flyers were distributed in Russian and Arabic fo inform non-
English speaking Oak Park residents about recycling. The program received statewide and
national recognition. The City of Oak Park received a certificate of achievement from the Michigan
Municipal League and also received an Honorable Mention from the Michigan Recycling Coalition.
National recognition was given by Public Technologies, Incorporated through a program entitled
“Winning Solutions ‘94,” in which public entities are cited for their achievements.

The City of Oak Park is also working to encourage recycling in muiti-family dwellings. Presently,
the Jewish Federation Apartments and Coolidge Apartments have established on-site bins for
recyclable materials. The Jewish Federation Apartments are experiencing an 80% participation
rate.

In addition to collecting recyctable materials, the City of Oak Park also participates in curb-side
collection of yard waste and leaves. The material is hauled to the nearby Southeastern Oakland
County Resource Recovery Authority (SOCRRA) and turned into compost whlch is made available
to member communities and citizens.

LIBRARY

The Oak Park Public Library is located in the municipal complex adjacent fo the Community Center.
The Library employs a total of 31 employees, including 5 full-time librarians, (including the Director)
6 part-time librarians, 3 full-time clerks, 5 part-time clerks, and 6 part-time pagers.

L

The Library Advisory Board, a 5-member citizen Commission appointed by the City Council meets
monthly. The Library Director and one City Council member serve as ex-officio members. The
Commission makes policy recommendations to the City Council, who makes the final decisions
about issues conceming the Library.

As of May, 1995 the Oak Park Public Library housed 86,240 books. This figure does not include
the volumes written in Russian and Arabic, of which there are about 2,000. The Library also has
1,843 videos, 287 books on tapes and 501 audio tapes. The Library serves 16,170 regular patrons,
which is about 53% of Oak Park's population.

The Oak Park Public Library is a member of The Library Network, a consortium of over 55
members libraries located in Wayne, Oakiand, Livingston and Washtenaw Counties. These
libraries are finked by computer so that patrons can quickly discover which materials are available
at other libraries. More computerized access, including Internet capabilities, is planned for the Oak
Park Public Library and may be on fine as early as fall 1995.

The Library organizes various special programs for its patrons. Story Time for children 3 - 5 years
old and Toddler/Parent Story Time for 2-year-olds is offered year-round. There is also a Summer
Reading Program for school-age children. The Arts and Cultural Commission organizes activities
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for adults, which take place af the Library. They sponsor art exhibits, dramatic readings, and invite
contemporary authors to speak.

DEPARTMENT OF PUBLIC INFORMATION

The offices and studios of the Department of Public information are located within the municipal
complex. Within their offices the Department has a studio, three offices, equipment storage room,
a conference room, and an elevator for the disabled. In addition, a multi-camera/audio live
cablecasting system is in operation within City Council chambers. The department has 2 full-time
employees, 2 part-time employees, and one intern. The Department’s main activity is to provide
governmental news to Oak Park citizens. They use 2 primary vehicles to illustrate how Oak Park
city tax dollars are being used: a monthly newsletter and 2 cable channels.

The Oak Park Report is a 4-page monthly tabloid that contains news submitted by the various
departments in city government. Articles include information about upcoming City events, City
programs, road construction or maintenance schedules, and safety information. No articles from
private citizens or businesses are included.

A division of the Public Information Department, Cable Operations, also sponsors 2 cable channels,
(channels 15 and 29) which are available to Oak Park residents who subscribe to basic cable.
About 68% of Oak Park households are cable subscribers. The cable channels offer live
programming of City meetings and a bulletin board-style information board. The Department
expects to have a new interactive channel on-line in late 1995. Oak Park cable subscribers will be
able to use the keypad on their telephone fo access hundreds of informational screens.

The Department also supplies internal technical support to City Departments. The Public
Information Department publishes the Annual Report/Calendar and other departmental brochures.
Many of the departments publish their own reports and brochures after obtaining advice from the
Public Information Department personnel. In the past, the Department has been active in the
Sidewalk Repair Program by providing technical support and helpful operational tips in videotaping
those sidewalks that need to be repaired. Within this fiscal year, the Cable Operations Division will
be purchasing an independent Ku Band satelfite receiver for teleconferencing and downloading
educational programming for employees.

ADMINISTRATIVE SERVICES

For the past several years, the City of Oak Park has been undergoing an ambitious reevaluation
and reorganization of its administrative structure. The results have been very positive and the
impact has been felt in all aspects of city government. The reorganization and new management
philosophy has brought about a new openness in government, administration, and management in
Oak Park. The new openness extends from the elected officials to the professional staff to the
volunteer-appointed officials all the way down to individual citizens. While access to City
government was always available, the City's new philosophy has truly opened up government to
the community.
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IMPLEMENTATION STRATEGIES AND OPPORTUNITIES
INTRODUCTION

The Planning Commission’s thoughtful preparation and adoption of the Master Plan would all be
wasted effort without a program of implementation strategies. Fortunately, an active community
like Oak Park has many implementation tools and techniques available to it. Aggressive
implementation techniques permit the City to tum potential problems into real opportunities. As an
introduction to the implementation strategies proposed by this chapter, a brief review of the
statutory basis for the plan and its implementation appears appropriate.

STATUTORY BASIS

The Municipal Planning Act (Michigan Public Act 285 of 1931, as amended) provides that the City
Planning Commission “shall make and adopt a master plan for the physical development of the
municipality...” The master plan should iliustrate the commission’s recommendation for such things
as land use, streets, parkways, playgrounds and open space, public buildings and properties, the
extent of public utilities, widening or abandonment of public ways, the character of neighborhoods
and the development of areas that are deteriorating. The Planning Commission may also adopt
special plans devoted to a particular section or sections of the municipality, such as the three
Functional Plans recommended in the preceding chapter.

State Law provides for continual oversight by the Planning Commission for both public and private
improvements covered by the Master Plan. Review and approval of private development takes
place through the procedures associated with rezoning, site plan approval, special use permits,
subdivision plats, condominium plans, and planned unit developments, among others. Public
improvements such as streets, parks, open spaces, and public buildings shall nof be “constructed
or authorized in the municipality....... until the location, character and extent thereof shall have been
submitted to and approved by the (planning) commission.....”

IMPLEMENTATION TOOLS

The City has a wide variety of techniques at its disposal to help implement its long range planning.
These tools and techniques include but are certainly not limited to the following:

Zoning Ordinance Standards

Re-zoning Review & Approval

Code Enforcement

Subdivision & Condominium Regulation

Special Design Plans

Public, Private and Quasi-Public Regulation

Utility Extension Policies and Utility System Design Capacities
Public-Private Partnerships
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