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Introduction

Canton Township is located on the far western edge of Wayne
County and is approximately 36 square miles in size. The
township of Canton was established in 1834 (one of Michigan’s
first charter townships) and has grown from 5,300 residents in
1961to over 82,000 residents today! Canton Township is one of
the fastest growing communities in the state.
The Canton DDA District, located in Canton Township, includes
properties along both the north and south sides of Ford Road
between the eastern boundary of the Township and a short
distance west of Canton Center Road. A far cry from Canton’s
humble beginnings as a self-sustaining farming community, there
are now over 400 commercial entities in the Canton DDA
District including a wide range of retail establishments, department stores, health and other professional services, financial
institutions, auto supplies and services, a variety of restaurants,
sports and entertainment venues, motels and apartment and
condominium complexes. Churches and Senior citizen’s housing
also occupy the district. The DDA District is strategically located
to serve the entire Canton Community and the wider regional
market as the population in the area continues to grow.
During the Fall of 2001, members of the DDA Board participated
in a Long Range Planning session to discuss their vision for the
Canton DDA District. In preparation for the session, the findings
of the 1994 Ford Road Task Force were reviewed, and it was
noted that many of the items envisioned by the Task Force have
been addressed and implemented through the efforts of Canton
Township and the Canton DDA. The DDA Board considered
other initiatives outlined in the Task Force study. High on the list
of priorities was the development of a Comprehensive Plan for
the Canton DDA and in the fall of 2002, the DDA began the
process by hiring Beckett & Raeder, Inc. A series of community
vision sessions and findings from the Market Analysis conducted
during the course of this plan’s development provide the direction for redevelopment and revitalization strategies that will
catalyze investment, nurture a quality business mix based on
trends in the marketplace, and reinvigorate Canton’s commercial
core.
The timeframe for this plan’s vision spans over five, ten and
even fifteen years or more and includes projects and actions that
will help the community capitalize on opportunities that “fit”
within the framework of the community’s vision.
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Public Involvement

Developing a Vision to Define the Future
Three visioning sessions, facilitated by Beckett and Raeder and
hosted by Canton Township, were held at the Summit on the
Park. Each session was aimed at a different audience as follows:
f September 3, 2002 -- Joint Session with DDA, Township
Trustees and staff, and Chamber of Commerce members
f September 18, 2002 -- Business and Property Owners
f September 19, 2002 -- Community at large
Each session followed a similar format, incorporating a series of
small-group discussions and exercises to identify issues and elicit
ideas. Through a voting process, the sessions also guided
participants to prioritize these issues and ideas. Group leaders
were identified by each host organization, and participants were
divided into small groups with one group leader. Each small
group chose a scribe to list all comments. Participants “voted”
on their priorities by placing colored dots next to the most
important ideas that came out of particular discussions. Finally, a
member from each group presented the group’s findings to the
entire audience.
Many commonalities arose not only out of each visioning
session, but also among all of the sessions. Presented here,
organized around the small-group exercises, is a summary of the
most often cited ideas and issues from all of the visioning
sessions combined. Also, because each session fostered ideas
unique to its participants, a list of comments from each session
follows the summary.

Exercise 1: Understanding the Present
In many instances those factors that participants felt the most
proud about were also noted as the greatest liabilities in the
DDA District. For example, participants felt that the convenience
to shopping in Canton was an asset, but felt the retail mix was
generally poor. Many noted the great variety of restaurants, but
also noted the lack of upscale retail and the redundancy of
banks and pharmacies. Other assets (“prouds”) expressed by
participants included the DDA streetscape elements such as the
walls, lighting and landscaping.
On the other hand, the lack of a “sense of place”, the lack of
curb appeal of businesses in the District, and the poor image of
the I-275 entrance were all noted as liabilities. Overwhelmingly,
participants noted traffic congestion, especially along Ford Road
as a major liability. In addition, participants at all three sessions
acknowledged the lack of a central core, or downtown. Although all noted this a liability, some felt it should be remedied,
while others thought it could not be changed. Additionally, all
groups noted the fact that the District is not pedestrian friendly
as a significant liability, identifying the lack of adequate public
space, green space and safe crosswalks.

The “Visioning Process”
Exercise 1: Understanding the Present
While in small groups, participants were
asked to brainstorm the things they feel
most proud and most sorry about Canton
Township’s DDA District. Afterward, each
person was asked to vote on the two most
important positive issues and the two most
important negative issues that were
identified in their group.
Exercise 2: Events, Developments and
Trends
Participants were asked to think about
events, development and trends which they
are aware of, that infleunce the Township.
This part of the workshop helped focus the
group on specific topics and gave the
session grounding in reality. Comments are
focused around broad topics that each
group was asked to discuss.
Exercise 3: The Preferred Future
Participants were invited to take a trip via
hot air balloon over Canton Township in
the year 2020. Each small group was asked
to describe the images they see that please
them the most. Once listed, each member
was asked to vote for his or her top three
preferred images.
Exercise 4: Realizing the Image
Each group brainstormed strategies to
move toward their “preferred future”. The
discussion yielded ideas for funding some
of the changes, including finding money
from federal, state and local sources, as
well as from the private sector and community fundraisers.
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Exercise 2: Events, Developments and Trends
From this exercise arose in-depth discussions on specific issues
pertinent to the DDA District. What follows is a summary of the
common points that came from these discussions.
Land use and Economic Development
Currently, the predominent development pattern in Canton is
strip commercial with chain stores. This was noted by participants, who felt that the District is missing the intimacy that
connects “person to person” and “business to business” found in
traditional downtowns. Some identified the reason for this was a
lack of cohesive planning regarding land uses in the district.
The pattern of allowing shopping centers to develop “piece
meal” has resulted in marginal access between shopping
centers, which adds to traffic congestion on main roads.
Participants would like to see a greater mix of land use types in
the district, including residential and office uses. In addition,
they want more elements to encourage pedestrian use such as
cafes, outdoor seating, cooperative gardens and places to roller
blade and skateboard.

Business Recruitment
All groups agreed that the DDA needs to encourage new and
positive development. The way in which participants defined this
varied. Some wanted to see a greater degree of independentlyowned businesses because they felt independents are more
community-oriented. Many wanted to see additional chain
stores, specifically “high end” stores. One retail theme common
among all the sessions, was the desire to see new businesses
that would broaden the entertainment opportunities in the
District, including bookstores, coffee shops, night clubs, and a
multiplex movie theater.
Some groups felt that the process for development is overregulated. Another suggestion was to divide land into smaller
parcels that would attract more small businesses.

3
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a series of brainstorming exercies. Each group
prioritized by voting for the most important
ideas generated.
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Appearance and Design
“The district lacks a sense of identity”. This comment was often
heard in a variety of ways. Many identified the need for more
consistent use of building materials and a sign ordinance to give
the district a more cohesive “look”. Participants felt the use of
brick and stone for new architecture and façade improvements
should be encouraged. Many also wanted to see improvements
to the backside of businesses in the district.
The types of physical improvements neccessary, according to
many participants include:
1.
2.
3.
4.

Planters and landscaping along Ford Road
Brick cross walks
Fountains, public art and sculpture
Pedestrian features such as benches, walkways and lighting.

Transportation and Infrastructure:
Traffic along Ford Road presents a major problem. Too much
congestion, “stop and go” traffic and high speeds were all
identified as specific traffic problems on this road. Suggested
solutions included developing perimeter roads and minimizing
curb cuts to alleviate some of the traffic volume; reducing traffic
speed and installing “smart” traffic lights for better flow. Many
want to see strict speed enforcement along Ford Road because it
has become a safety issue.
Participants in the second session, the DDA district businessowners and stakeholders, wanted to investigate the possibility of
a new access ramp to I-275, noting that this would allow better
access to that major freeway.
The general concensus was that the district needs to encourage
a greater variety of transportation alternatives, including biking,
walking, cab service and public transportation. Many noted the
absence of pedestrian and bike traffic is due to the lack of a
comfortable environment for these uses.
Opinions varied on whether access to residential areas from the
business district should be improved. Some felt that connecting
the business district to residential nieghborhoods would be
beneficial to both, while others wanted to keep access limited.

Once the exercises were complete, the entire
group reconvened to hear the findings from
each small group during a presentation
session.
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Other Issues
When discussing the topic of security and crime, most participants said “it’s not a problem” and many said they feel safe and
secure in Canton. However, some felt that police foot patrol and
DDA-funded law enforcement would be beneficial.
When discussing the issue of diversity in Canton, many said they
were proud of the ethnic mix, and that was reflected in the
great variety of ethnic restaurants in town. Many would like to
see Canton celebrate its diversity through ethnic festivals held in
the business district.

Exercise 3: The Preferred Future
Participants related their visions for Canton in the year 2020 as
positives scenarios that covered a broad spectrum of improvements, from land development changes to an improved sense of
community. Although the descriptions of these scenarios varied,
many had common themes. The following example, from one
group’s vivid description, illustrates some of what participants
envisioned:
“When we arrive in Canton (coming from I-275) the
road is smooth and pot-hole-free. The green areas are
lush and colorful and in full bloom. There are no vacant
buildings and fewer strip malls than before. It almost
seems like Frankenmuth. All ages of people
are happy and enjoying themselves. Children and
grandparents are walking dogs and stopping to talk with
the Canton police bicycle patrol. We turn off and park in
a local shopping area. Families are gathered near the
gazebo and town square listening to the sounds of local
jazz musicians. Off in the distance we see a group of
seniors in their established condo lifestyle. A few of the
men have gathered for a game of bocce ball with their
grand children. The women are tending their community
garden to provide food for the needy. Further down the
road the older teens are gathered in small groups around
the bubbling fountain at the new local bookstore, which
features a cyber café. Park benches are on every block.”
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Other preferred future comments from each session are listed on
the following page.

Exercise 4: Realizing the Image
Each group brainstormed strategies to move toward their
“preferred futures”. The discussion yielded interesting strategies
for further review and included:
•

•
•
•
•
•
•
•
•
•
•
•
•

Fund pocket parks and boulevard through state
transportation grants, community improvement funds
and DDA. Inlcude DDA elements along boulevard and
sculpture in parks.
Get a vision to the general public. Seek community
involvement through donations and volunteers; work
with local schools for student art projects.
Require businesses to have outdoor courts.
Connect areas for theater, coffee shops and outdoor
seating.
Seek easements for perimeter roads and offer developer
incentives to construct.
Reduce speed limits along Ford Road
Place more architectural requirements on existing
businesses.
Develop pedestrian crossings and islands at major
thoroughfares.
Identify and recruit specialty developers for upscale
retail. Locate on lots with vacant businesses, (such as
where Frank’s sits vacant).
Develop an overlay district to create an identity for the
DDA District.
Seek out examples of positive commercial development
and mixed-use development.
Increase density levels and promise bonuses to develop
downtown residences.
Instead of trying to fix the entire corridor, concentrate on
a smaller, compact area.
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So

The Preferred Future for Canton Township
An overall review of the comments compiled from the three
visioning sessions can be grouped into four THEMES which can
be carried forward through the planning process. These
THEMES are:
f
f
f
f

Sense of Place
A Balanced Corridor: Functional but Friendly
Quest for Consistency: In Architecture and Signs
Continuity: Corridor and Community

Reoccuring “Vision Session” Themes
Theme
SP
BC
QC
CC

Descriptions
Sense of Place
A Balanced Corridor
Quest for Consistency
Corridor and Community

The following information summarizes the Preferred Future
expressed at each of the three Community Visions Sessions.

Visioning Session, September 3, 2002
DDA, Canton Township and Chaber of Commerce
• Better traffic flow and smart signals along Ford Road
• Identification marking the entrance of the DDA District
• Lighted and Landscaped Boulevard along Ford Road
• Pocket Parks with fountains throughout the DDA District
• A “Gateway” at I-275, with trees and wildflowers
• A hallmark event to draw people to the DDA District
• Upscale Retail in the style of Chicago’s Miracle Mile
• Nightlight: clubs, theater, coffee shop

SP

BC

QC

CC

Visioning Seson, September 18, 2002
Stakeholders Within the DDA District
• New exit onto I-275
• Perimeter roads accessing businesses along Ford Road
• Beautiful tree-lined streets and lush landscaping
• Pedestrian and bike paths through the DDA District
• Pocket Parks and a “natural reserve” park
• Designation as a City, not a Township
• An “on the map” event
Visioning Session, September 19, 2002
Community Session
• Small “mixed-use” cluster with unique shopping
• People walking from business to business
• Artwork and sculpture in courtyards located between
business centers
• An interesting place for teens
• Continuity of architecture and signage
• Green space with fountains, benches and nearby cafes
• Bike paths connecting many places
• Boulevard with trees and pedestrian walkways
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Existing Conditions

Review of Community Plans

DDA Development/TIF Plan (1984 as amended)
This plan, as amended up to 1997, has a “micro” emphasis on
specific projects, but lacks a “macro” overall approach and
direction for the entire DDA District that extends from Canton
Center Road to east of I-275. This lack of an overall direction is
evidenced by: piecemeal projects; elements in the Township
Comprehensive Plan not carried forward into the zoning ordinance; and the multitude of zoning districts that cut up the DDA
District into varying purposes and development standards.
Contrast this DDA Development Plan with the Ford/Lotz Road
Corridor Development Plan (contained within the Township
Comprehensive Plan), which has an overall vision with internally
consistent components that support the overall direction, similar
to the Corporate Overlay zoning district.
Ford Road Strategic Plan (1994)
This plan, apparently attempted to fill the macro void, noted
above, with a master plan for Ford Road.Recommendations
included to create an economic development plan and marketing theme; to address issues of connectivity between shops; and
provide focal points including open space, parks and plazas.
Township Comprehensive Plan (2002)
This document should be the overall guide for future development within the DDA District. The DDA Development/TIF Plans,
and Township Zoning Ordinance, both should be consistent with,
and should advance, the Township Comprehensive Plan. The
Ford/Lotz Corridor Plan (contained within the Comprehensive
Plan) is more advanced, comprehensive, and internally consistent than any existing plans for the remainder of the DDA
District. The Ford/Lotz Plan defers to DDA standards for physical
design elements. The DDA Development Plan should use the
Ford/Lotz Corridor Plan as a model.
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Township Zoning Ordinance (1989 as amended)
Some elements from the Comprehensive Plan are not carried
forward into zoning ordinance, e.g., discourage physical isolation
of adjacent uses from each other, using access connections, joint
access agreements, and common points of ingress/egress. Article
2 of the Zoning Ordinance contains provisions addressing private
road standards and the Township is currently using this provision
to require access between adjoining properties. Further, there is
a multitude of zoning districts that dissect the DDA District into
varying purposes and development standards.
The Corporate Overlay District (Ford/Lotz Road Corridor) differs
from zoning requirements in remainder of DDA district as
follows: requires coordinated site access; prohibits front yard
parking; requires less off-street parking; requires less front yard
setbacks (50 feet); establishes higher standards for open space,
landscaping, lighting, pedestrian paths, building architecture,
etc. Zoning provisions for the Ford/Lotz Corridor (i.e., corporate
overlay zone) should be used as a model for the remainder of
DDA District.

Sam’s Club within the Corporate Overlay District

The following zoning requirements are noteworthy for the
remainder of the DDA District (i.e., from Canton Center Road to
I-275). Off-street parking requirements are excessive, and are
very excessive for individual retail and restaurant uses, ranging
from 6.7 to 25 parking spaces per thousand square feet of gross
floor area (GFA) for individual shops, but require only 4 spaces
per thousand GFA for shopping centers. Because the Canton
Township parking requirements are based on “usable” square
footage these ratios were proportionately adjusted to gross
square feet in order to compare against national parking guidelines.
The front yard building setback of 85 feet is excessive. Although
all commercial zoning districts allow Planned Development (PD)
zoning, or flexibility in the regulation of land development, the
PD requirements do not provide the latitude in design offerred in
the Corporate Overlay District.
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Land Use Analysis

Density
While the DDA District averages only 8% lot coverage by
commercial buildings, well over one-quarter of the DDA district
is occupied by commercial parking lots and auto circulation
space. This represents a very low density for businesses and the
buildings that contain them. The development standard for this
low density of buildings is contained in the aforementioned
zoning requirements (parking, building setback, etc.).
Parking
There are 15,580 commercial parking spaces. When compared
with commercial floor space, this represents 5.2 parking spaces
per thousand square feet of gross floor area (GFA). Business and
shopping environments vary most notably in their density and
resulting physical arrangements, including parking facilities.

Building Utilization
A summary of land uses and floor area in the district:
BLOCK AREA
Lot Coverage by Buildings
Commercial Parking Area

32,793,036 SF (753 acres)
2,649,517 SF (8% )
6,797,960 SF (21% )

COMMERCIAL GROSS FLOOR AREA
Retail/restaurant uses
Service uses
Office uses
Vacant

2,649,517 SF (100% )
1,938,194 SF (64% )
559,477 SF (19% )
334,128 SF (11% )
171,680 SF (6% )

Successful downtown environments, by nature, are compact
vertical arrangements of mixed use buildings containing shops
that share customers; use space efficiently to minimize walking
distances; and share infrastructure such as parking facilities,
which generally ranges from 2 to 3 parking spaces per 1000
GFA.
Strip commercial developments are horizontal arrangements of
single, or small collections, of “destination” businesses that do
not share customers with neighboring businesses and that
require, and are designed for, vehicular access. Since commercial strip developments are not oriented to pedestrian shoppers,
all visitors must be accommodated by automobile, which requires that parking be sized for peak periods, or about 4 to 5
parking spaces per 1000 GFA. This arrangement, of course,
results in most parking spaces being empty, or underutilized,
most of the time. Regional shopping centers, though containing
stores that effectively share customers under one roof, depend
upon visitors arriving exclusively by automobile and size the
surrounding parking facility for about the second or third busiest
shopping day of the year, resulting in 6 or more parking spaces
per 1000 GFA.
It is noteworthy that off-street parking requirements are significantly higher for individual businesses as opposed to shopping
centers. The off-street parking requirements are very excessive
for restaurants, ranging from 15.4 to 25 spaces per 1000 GFA,
plus one space per employee.
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Physical Conditions Along the Corridor
An assessment of existing physical conditions along the Ford
Road corridor reflect how property is developed, situated,
signed, and used. Because the development of the corridor
spans several decades some of the changes have been influenced by local zoning regulations, permitting procedures, and
prevailing market conditions. Ford Road, like other urban corridors, provides a visual appreciation on the evolution of suburban
commercialization. From “mom and pop” stores to shopping
centers to “big box” developments the variety of building types
and uses is prevalent along the corridor.
Looking at the corridor from a physical viewpoint, the following
observations are noted:

Ingress and Egress
Due to the linear nature of the corridor, ingress and egress to
property varies considerably. Many locations have individual
access points to their property. However, In several locations
traffic access management has been employed. The Bob Evans
Restaurant and Tim Horton’s are good examples of access
management techniques. However, connections between sites
are limited, requiring the consumer / patron to exit the business
via Ford Road to travel to the next location. Because the depth
of the lots adjacent to Ford Road is limited there is minimal
opportunity for service drives.
Traffic Signalization
Traffic signals along Ford Road consist of mast arm assemblies
with traffic signals and traffic signals on span wires.

Shared Ingress and Egress

Overhead Utilities Along Ford Road

Overhead Utilities
The bane of many Michigan roadways is the overhead utility
wire. Although necessary for transmission of electricity and
telecommunications, this form of infrastructure causes significant
visual clutter and aesthetic disruption to the built environment.
Ford Road has not been spared this blight.
Signs
Ford Road has every type of sign including pole, freestanding,
ground, and marquee signs. Some of the signs reflect new
standards in sign construction and lighting and other pre-date
new codes and ordinances. The rate of speed along the corridor
translates into larger signs. The less time a motorist has to
identify a message the larger the sign. This correlation is documented and sign companies have done an excellent job educating the business community on this relationship.
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Building Character
Many of the buildings along Ford Road are one-story and span thirty
plus years of commercial architecture. More recent buildings have
been constructed with higher quality materials such as brick and
reflect the quality of Canton residential neighborhoods. Building
placement is primarily to the rear of the lot with parking in the
front: a trend most often associated with suburban corridor
commercial developments.
Building Services
Along the side or rear of many buildings are unscreened dumpsters
and loading / unloading areas. Unfortunately many of these areas
are adjacent to residential neighborhoods and have the potential to
cause blight. In response to this situation the township has enacted
new regulations for the placement of waste receptacles, width,
height, angle of handling, and materials used for screening.
I-275 Interchange
The I-275 interchange at Ford Road is the primary gateway into
the Canton Community and the business district. The jurisdiction
of the interchange is under the auspices of the Michigan Department of Transportation. Wayne County Road Commission also
has jurisdictional control of Ford Road. Several years ago the
interchange was the recipient of enhancement funding through
MDOT but the project did not evolve as planned. Another visual
problem with the interchange is the underdeck side walls and
the slope along the interstate. Both elements are in need of
improvement.
Underutilized Property
There are several underutilized or vacant properties along the
corridor which negatively reflect on the economic viability of the
business district. One property in particular is the former “HQ”
building site. There were several vacant buildings along the
corridor but the percentage of building vacancy as a percentage
of total gross building square footage is approximately 6% which
is acceptable. A large amount of the vacant square footage is
tied up in the former “HQ” property.

Low Scale Commercial Buildings with Expansive
Front Yard Parking

Rear Yard Dumpsters

I-275 Interchange Bridge
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Market Assessment

Background
Canton Township, Michigan, through its Downtown Development Authority (DDA), sought a consultant to conduct a market
analysis of potential need for retail uses. The Strategic Edge
teamed with Beckett & Raeder, Inc. as part of a broad, overall
study of the Canton DDA district. The geography of the DDA
area is the Ford Road Corridor from the Westland City Limits to
the east to one-fourth mile beyond Canton Center Road to the
west, including the adjacent portions of the surrounding side and
cross streets.
The marketing evaluation was based on businesses that are
located within the Downtown Development Authority District of
Canton, Michigan. For purposes of this study, the DDA area was
defined as the Ford Road Corridor from the Westland City Limits
to the east, to one-fourth mile beyond Canton Center Road to
the west, including the adjacent portions of the surrounding side
and cross streets.

Retail Business Mix
Canton DDA retail establishments were classified within the
following categories:
·
·
·
·
·
·
·

Shopping Goods
Food/Liquor/Services/Restaurants
Food/Grocery/Convenience
Drug & HBA (Health and Beauty Aids)
Personal Services
Entertainment
Other (Motor Vehicle Parts, Gasoline Stations, Building
Materials & Supplies Dealers, etc.)

A standard classification system was used to categorize establishment in the Canton DDA district. The system was developed
using the North American Industry Classification System (NAICS)
with few exceptions. This classification system is used by the
U.S. Census of Retail Trade to categorize retail and service
establishments.
The two most frequently found retail categories in the Canton
Downtown Development Authority District are Shopping Goods
and Food/Liquor/Services/Restaurants, each representing nearly
28% of the total retail outlets. In terms of square footage,
however, Shopping Goods represents nearly 54% of the total,
while the Food/Liquor/Services/Restaurants represents less than
12%, a testament to the differing store sizes of the two categories. Stores such as Kohl’s, Meijer, Target, Super K, Wal-Mart
and Sam’s Club are included in the Shopping Goods category.

Market Assessment Methodology
Intercept Surveys
An intercept survey form was prepared and
used to collect information from patrons within
the Canton Business District. Surveys were
collected over a sixteen hour period on one
weekday and a Saturday.

Defined Trade Area.
Defined Trade Area. The intercept survey
method of trade area creation is superior to
ring (radius) or drive time trade area estimation.
The results of the survey provided a much more
realistic estimation of geographic draw. All
patron zip codes were tabulated and mapped.
A trade area was defined that represents
roughly 70% to 80% of Canton Township
patrons.

Telephone Survey
The purpose of the telephone survey component of the consumer research was to provide
reliable indicators of the trade area residents’
shopping habits and preferences. It was
important to develop a meaningful, non-biased
questionnaire to elicit results from which
actionable recommendations can be derived.
Similarly, it was important that the intercept
interviews precede the telephone interviews, to
ensure that interviewing was conducted in the
correct trade area.

District and Competition Analysis
Reviewed the inventory of Canton Township for
its “tenant mix” including current retail,
entertainment, and service related businesses.
This information provided a foundation for
analyzing market positioning and competitive
analysis.

Tenant Mix Recommendations
Compared Canton Township’s “tenant mix” by
detailed retail category and broad classification
to that of the other commercial districts.

Tenant and Market Strategy
Recommend the most appropriate strategy and
tenant mix for Canton Township to raise its
patronage and sales productivity.

Canton Township DDA Master Plan
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Trade Area Definition
A trade area was created using the zip codes gathered from the
intercept surveys. The total number of interviews from each zip
code was used in conjunction with the estimated 2001 total
population of each zip code to create an index (Index = (Number
of Patrons per Zip Code/2001 Population)*10,000)). This index
reveals the per capita penetration of Canton in each zip code.
Penetration levels are depicted on the trade area map with
shadings from low to high. The zip codes with the highest levels
of penetration were chosen until the 70% to 80% threshold
(patrons of Canton) was attained.
Population and Demographics
According to the 2000 Census, the population for the Canton
trade area was estimated at 135,214, with 56.5% of those
(76,366 people) located in Canton proper. The market assessment relied on SEMCOG (Southeast Michigan Council of Governments) Regional Development forecasts to estimate and
project population for Canton Township. The following table
shows the historic and projected population growth for selected
years through 2015.
The 2000 median household income of the Canton trade area
was $71,166, very similar to the incomes in Canton Township
($72,495) but 32% higher than the metropolitan income level
($49,175). In the trade area, 86.8% of the 2000 population
was white compared to 71.2% in the Detroit PMSA and 83.9%
in Canton Township. In 2000, the median age in the Canton
trade area was the same as the metro area (35.6); Canton
Township is younger at 33.6. According to 2001 estimates,
26.0% of the trade area residents are college graduates
compared to 18.2% in the metro region and 24.8% in Canton
Township. In 2000, owner-occupied housing units in the Canton
trade area represented 74.5% of all occupied housing units.
Within the Detroit metropolitan area, the owner-occupied
percentage was 68.4%.

Canton Trade Area By Zip Code
Z
Z
Z
Z

48187
48188
48170
48184

Canton
Canton
Plymouth
Wayne

Existing and Forecasted Population

Year
1990
2000
2002
2005
2010
2015

Canton Trade
Area

Canton
Tow nship

112,337
135,214
140,291
148,047
160,686
172,254

57,040
76,366
81,196
87,382
94,889
104,714

Demographic Characteristics
Canton
Trade
Population
Households
Average Hhld Size
Median Age
Per Capita Income
Median Hhld Income
% White
% Black
% Asian
% Hispanic
% Owner Hhld

135,214
51,046
2.61
35.6
$29,870
$71,166
86.80%
4.80%
5.80%
2.00%
74.50%

Canton
Tow nship

Detroit
PM SA

State of
Michigan

76,366 4,441,551 9,938,444
27,490 1,695,331 3,785,661
2.77
2.58
2.56
33.4
35.5
35.5
$28,609 $24,354
$22,168
$72,495 $49,175
$44,667
83.90%
71.20%
80.20%
4.50%
22.90%
14.20%
8.70%
2.30%
1.80%
2.30%
2.90%
3.30%
79.10%
72.40%
73.80%
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Expenditure Potential
The trade area expenditure potential was estimated for a vast
array of retail categories. This involved analyzing the 1997
Census of Retail Trade and other US Censuses to develop 1997
per capita expenditures for various geographies: Detroit Primary
Metropolitan Statistical Area (PMSA), Wayne County, State of
Michigan and Canton Township. Adjustments were made where
necessary for the unique demographic characteristics of the
trade area. The per capita and total trade area expenditure
potential were developed for 2002, 2007, and 2012, using
various inflation and population growth assumptions.

Expenditure Potentials for the Canton
Trade Area
Z
Z

2002 - $1.4 Billion for Retail, Services,
and Entertainment
2012 - $2.0 Billion Estimated

Because of the affluent trade area and the growing population,
trade area total expenditure potential is very high, estimated at
over $1.4 billion for retail, services, and entertainment in 2002,
increasing to over nearly $2 billion by 2012.

Retail Environment
The Canton DDA district itself is a very strong shopping area
with many strong big box retailers. Downtown Canton faces
competition from a variety of shopping formats ranging from
Amount Spent Per Person other downtowns and strip centers to major regional shopping
Amount Spent
Percent
of
Intercept
Survey
centers.
Per Person

< $5.00
The major competition for Canton comes from Westland Shop$5.00
- $9.99
ping Center and the numerous power centers and big boxes
that
$10.00 - $14.99
have sprung up around Westland Shopping Center. In the
$15.00 - $19.99
aggregate, the shopping centers and retailers north along the
$20.00 - $24.99
I-275 Corridor also provide measurable competition to the Ford
$25.00 - $29.99
Road Shopping District. Within Canton Township itself, there
is a- $39.99
$30.00
limited amount of retail development aside from the Ford$40.00
Road - $49.99
Corridor.
$50.00 - $59.99
$60.00 - $69.99
$70.00 - $79.99
$80.00 - $89.99
$90.00 - $99.99
$100.00 - $500.00
> $500.00
Refused
Median $ Spent

Respondents
13.20%
4.90%
6.60%
4.90%
6.00%
2.20%
4.90%
7.10%
9.30%
2.70%
2.70%
3.30%
8.20%
18.70%
3.30%
1.60%
$48.84
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Consumer Research Findings
There were ten questions asked in both the intercept and
telephone surveys that were the same or similar. This provides a
comprehensive analysis of Canton patrons and their shopping/
dining/entertainment patterns. It also allows for comparison of
the trade area demographics with those of the patrons.
Trip Purpose
The intercept survey asked Canton patrons what the one main
purpose of their trip was whereas the telephone survey respondents were allowed to give multiple answers as to the typical
purpose of a visit to Canton. In both surveys shopping is the
main reason for patronizing Canton. Among telephone respondents, 38.3% identified that they live in Canton. Dining was also
a common reason for visiting Canton among people in both
survey pools.
Stores/Businesses Patronized
The most frequently visited stores/businesses (those with greater
than or equal to 1.0% visitation in either the intercept or telephone surveys) are listed below. Of the 55 businesses listed,
47% are dining-establishments. Super Kmart and Home Depot
were popular destinations among the intercept survey respondents but did not show strong results among those interviewed
by telephone. Similarly, Target, Kohl’s and Meijer show much
higher responses in the telephone survey than in the intercept
survey. (Target, Kohl’s and Meijer were the retailers that did not
grant permission for intercept surveys to be conducted on their
premises.)

Trip Purpose
Percent of
Respondents
Trip Purpose
Shop
Dine
Work
Business/Professional Services
Live
Park or Playground
Banking
Library
Bars/Drinking
General Browsing
Personal Service
School
Special Events
Walk/Hang Out
Other

Intercept
Survey

83.50%
7.70%
4.40%
3.80%
0.50%
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

Telephone
Survey

42.80%
15.40%
5.00%
4.00%
38.30%
3.00%
2.50%
2.50%
1.00%
1.00%
1.00%
1.00%
1.00%
1.00%
1.00%
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Suggested Additions to Canton
Borders and Wal-Mart were the most frequently mentioned
additions to Canton. Of the 20 most frequently suggested
additions (those with greater than or equal to 1.1% responses),
half are restaurant/food related. Similarly, over half of all the
suggested stores, restaurants, or services suggested (52 total
recorded) are restaurant/food related.

Stores That Are Patronized

Canton “Likes”
Among respondents to both surveys, Canton received the
highest ranking for convenience. In addition, the variety of
stores, atmosphere, safety and cleanliness were common
responses among all interviewed.
.
Canton “Dislikes”
The most disliked aspect of Canton by all surveyed is clearly
traffic congestion. Among those interviewed by telephone,
crowds was also cited as an important dislike. A considerable
number of people from the telephone survey indicated “don’t
know” and “nothing in particular.”
Amount Spent
The amount of money spent by patrons in Canton was asked
differently in the two surveys. For the intercept survey, the Store/ Business
median amount of $48.84 is per person across all business
types.
Super
Kmart
Home Depot
In the telephone survey respondents were asked how much
Office Max
money they spend (not per person) on a typical trip to Canton
Meijer
for four categories of businesses. Retail, including stores Walgreen’s
and
galleries, is where patrons spend the most money ($46.20).
La Z Boy
Outback Steakhouse
Sears Hardware
ABC Warehouse
Sunnydaze Hallmark
Richardson’s Pharmacy
Jo Ann Fabrics
Target
Canton Cinema
Kohl’s
Family Christian Stores
Fantastic Sam’s
Borders Outlet
Johnson’s Restaurant
Kroger
Murray’s Discount Auto
Wendy’s
Boston Market
KFC
McDonald’s
Subway
Other
Applebee’s
Max & Erma’s
1st Rate Mortgage
Mexican Fiesta II
Chili’s Grill & Bar
Cooker Bar & Grill
Palermo’s Pizzeria
AAA Insurance
Damon’s Ribs
Lashish

Percent of
Respondents*
Intercept Telephone
Survey* *
Survey
20.90%
6.50%
18.10%
4.50%
12.60%
N/A
12.10%
26.90%
12.10%
1.50%
8.80%
N/A
7.10%
8.00%
6.60%
1.00%
6.00%
N/A
4.40%
N/A
3.80%
N/A
3.80%
3.50%
3.30%
27.40%
2.70%
2.00%
2.70%
27.40%
2.20%
2.00%
2.20%
N/A
1.60%
N/A
1.60%
N/A
1.60%
7.50%
1.60%
N/A
1.60%
N/A
1.10%
N/A
1.10%
N/A
1.10%
1.50%
1.10%
N/A
18.50%
N/A
N/A
7.50%
N/A
6.00%
N/A
4.00%
N/A
4.00%
N/A
3.00%
N/A
3.00%
Canton Township DDA Master Plan
N/A
3.00%
N/A
2.50%
N/A
2.50%
N/A
2.50%
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Suggested Additions to Canton
Respondents to both the intercept and telephone surveys were
asked what stores, restaurants or services they would like to see
added to Canton. Wal-Mart received the highest number of
votes from both survey pools. Wal-Mart and Sam’s Club opened
in October, 2002. Among telephone respondents, various
department stores and book stores, as well as a mall were
common answers. Note, however, that the vast majority of those
interviewed by telephone indicated no additions are needed.
Among intercept survey respondents, half of the suggestions are
restaurant/food related.

Suggested Addditions

Desired Changes
In view of their dislikes regarding Canton, it is not surprising
that patrons would most like to see traffic congestion alleviated
and roads improved in Canton. Intercept survey patrons were
allowed multiple answers whereas those surveyed by telephone
were permitted only one response. Other common answers from
the intercept survey include better access to I-275, a mall and
the establishment of a downtown area. A number of telephone
respondents indicated “nothing” or “don’t know” when asked
what one thing they desired changed in Canton.

Additions
Borders
Wal-Mart
Family Style Restaurant
Upscale Restaurant
Best Buy
Costco
Italian Restaurant
Starbucks
TGIF
Indian Restaurant
Old Navy
Olive Garden
Recreation/Activities Facility
Sam’ s Club
24 Hour Restaurant
Dick’ s Sporting Goods
Marshall Field’s
Mongolian BBQ
Movie Theater
Steakhouse
Other – General
None – Services
None – Restaurants
None – Retail
Mall
JC Penney
Department Stores
Barnes & Noble
Cracker Barrel
Retail – General
Seafood
Ethnic
Lord & Taylor
Macaroni Grill
Red Lobster
Retail – Upscale
Bed, Bath & Beyond
Book Store

Survey

Survey

Percent of
Respondents* *
Intercept
Telephone
3.80%
1.50%
3.80%
8.50%
2.70%
2.50%
2.70%
1.50%
2.20%
1.50%
2.20%
1.00%
2.20%
1.50%
2.20%
2.00%
2.20%
1.00%
1.60%
N/A
1.60%
N/A
1.60%
2.50%
1.60%
N/A
1.60%
2.00%
1.10%
N/A
1.10%
N/A
1.10%
4.00%
1.10%
N/A
1.10%
3.00%
1.10%
N/A
16.00%
N/A
N/A
90.00%
N/A
78.60%
N/A
61.20%
N/A
4.50%
N/A
3.50%
N/A
3.00%
N/A
2.50%
N/A
2.50%
N/A
2.50%
N/A
2.50%
N/A
2.00%
N/A
2.00%
N/A Township
2.00% DDA Master Plan
Canton
N/A
2.00%
N/A
2.00%
N/A
1.50%
N/A
1.50%
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Canton Business District Market Strategy
Canton’s tenant mix was anlayzed in light of the competitive
framework, other Michigan business districts, the consumer
research (intercept and telephone survey) results, the visioning
workshops, the trade area and its population, demographic, and
expenditure potential characteristics. These analyses have
resulted in an understanding of downtown Canton’s strengths
and weakness, and opportunities for improvement.

Strengths
The Canton DDA district has a sizeable and affluent trade area,
currently estimated at 140,000 persons with a median household
income of $72,661 in 2000. Three census tracts within the trade
area have median household incomes in excess of $100,000. In
addition, there is substantial close-in population which finds the
Canton Downtown Development Authority District to be convenient for their shopping needs. Regional accessibility is excellent
as provided by I-275 and also by Ford Road and a number of
north/south arterials.
The Canton Downtown Development Authority District has over
200 retail establishments, which provide mass and makes it a
viable retail shopping node. Furthermore, the Canton business
district has strong representation in the restaurant category as
well as the personal services category.

Strenths
Z
Z
Z

Sizeable and Affluant Trade Area
Over 200 Retail Establishments
Visually Attractive Business District

Weaknesses
Z
Z
Z

Traffic Congestion
Too Many Curb-Cuts
Lack of Defined “Downtown or

Central Area

From visual and architectural perspectives, the Canton business
district is making improvements with new landscaping and walls.
Also the architecture of the new Wal-Mart and Sam’s Club
represents a significant upgrade from their typical battleship gray
exteriors.

Weaknesses
There is almost universal agreement that the number one
problem in the Canton downtown area is traffic. Respondents to
the intercept survey, the trade area telephone survey and the
participants in the Visioning Workshops all focused on the issue.
Similarly, the alleviation of traffic congestion was cited as the
most desired change. The traffic congestion issues related to
both Ford Road and the Ford Road/I-275 interchange.
The historic development of the Ford Road corridor has led to
numerous strip centers and free-standing facilities, and consequently, too many curb cuts. Therefore, residents, shoppers, and
stakeholders bemoan the lack of a defined “downtown” or
central area. In a similar vein, there is not enough clustering of
establishments with similar or complementary uses. At the
present time, the Canton Downtown Development Authority
District is deficient in upscale retailers, whether local, regional or
national. This deficiency is particularly notable in view of the
number of affluent residents in the trade area.
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Opportunities
A strong, growing and affluent population base in the Canton
trade area provides a favorable atmosphere for new retail
concepts and an area where entrepreneurs can launch their
ventures. These population and demographics also generate the
potential for additional moderate to better/upscale retailers.
Furthermore, selected important retail categories are significantly
underrepresented in the Canton Downtown Development
Authority District.

Opportunities
Z
Z
Z

Strong, Growing Affluent Population
Favorable Retial Atmosphere
Potential for Better Upscale Retailers

Although the traffic on Ford Road needs to be calmed, the traffic
counts are very attractive to retailers considering possible
locations.

Threats
As more development takes place, there is the likelihood of
increased traffic congestion at the Ford Road/I-275 interchange
and on Ford Road itself. Retail development east of I-275 could
detract from the cohesiveness and strength of the retail corridor
west of I-275. The desire of residents and officials for a focal
point/central area/downtown for Canton could be made even
more difficult by development in this area. If some of the current
trends continue, the Canton Downtown Development Authority
District could become a destination for only big box and discount
retailing.
Recommended Tenant Types
Canton’s tenant mix from a number of perspectives –
· Likes and dislikes of patrons, trade area residents, and
Visioning Workshop participants,
· Suggestions from patrons, trade area residents, and
Visioning Workshop participants
· Mix compared to other Michigan downtowns,
· Compatibility of the mix with the trade area
demographics,
· Competitive framework in which Canton DDA district
operates,
· Trade area expenditure potential.

Threats
Z
Z
Z

Traffic Congestion
Development East of I-275
Becoming a “Big Box” Destination

Supportable Retail Venues
Z
Z
Z
Z

Women’s, Children and Men’s Apparel
Books
Home Furnishings

Restaurants

The following retail categories are recommended for additional
space in the Canton Downtown Development Authority District.

Women’s, Children, and Men’s Apparel
The greatest opportunity in Canton appears to be for specialty
stores carrying women’s, children’s, as well as men’s apparel.
The opportunities for these specialty stores are in the moderate/
better price points. The other price points are well covered by
existing women’s and children’s specialty stores and the department and discount department stores. The opportunity in the
shoe category is also in the moderate/better price points as the
other price points are already being satisfied.
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Books
The book category appears to be under-stored in the Canton
Downtown Development Authority District with only an outlet
bookstore and a Christian bookstore. Clearly an opportunity
exists for a large chain bookstore such as Borders or Barnes and
Noble. The opportunity is also supported by educational attainment levels above those of the Detroit Metropolitan Area and
requests made by trade area residents and Visioning Workshop
participants.
Home Furnishings
Significant opportunity exists in the home furnishings category
for moderate/better price points. The current square footage is
concentrated in floor covering, certain narrow categories, and
promotional price points. The specific opportunities are in home
furnishing accessories as well as furniture.
Restaurants
Canton has a relatively good selection of restaurants; however,
there remains an opportunity for additional restaurants. The
patron and trade area survey respondents and the Visioning
Workshop participants all requested additional restaurants.
Consistent with trade area demographics and the kinds of other
retail tenants being requested, the quality of other added
restaurants should be better quality, even tablecloth restaurants
when incorporated into lifestyle centers.
The adjacent table summarizes the current square footage by
retail category, the recommended additional space in 2002, and
the resulting total space. For both the current and recommended
total space, we have also presented the share or percentage of
space. For each of the eleven major retail categories, a low and
a high market share was estimated. The high market share was
designed to reflect above average performers and the low
market share was designed to reflect below average performers.
The sales productivity levels for 2002 are based on benchmark
data by retail category gleaned from The Urban Land Institute’s
Dollars and Cents and Shopping Centers. This analysis is designed to determine a range of supportable space in Canton
DDA District. However, just because a certain amount of space
is supportable, in no way does it mean that more space is
recommended. The recommendations for additional space are
designed to reflect opinions as to the appropriate mix and
character for Canton.

Supportable Square Footage
Retail Category

2002
Square Feet
Clothing & Accessories Stores
40,000
Furniture & Home Furnishings
15,000
Stores
Sporting Goods, Hobby, Book &
25,000
Music Stores
Food
/Liquor
Services &
15,000
Restaurants
95,000
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To summarize, there is currently 1,993,901 square feet of
occupied retail space; we recommend a minimum of an additional 95,000 square feet of retail space at the present time.
Because of Canton’s projected rapid growth, we recommend
that at least 130,000 square feet be added within the next ten
years. As this growth occurs, the added space can be supported
in the retail categories cited above and in complementary retail
categories.
Positioning and Cluster Strategy
The most compelling needs from a retail perspective in Canton
are moderate/better price points in the retail categories cited
above and the creation of a focal point or Town Center. The
intercept survey respondents, telephone survey respondents, and
the Visioning Workshop participants all were concerned about a
lack of a traditional downtown or central area. We recommend
that the additional retail space be concentrated in one geographic area, perhaps in a single center. The clustering of a
group of retail stores carrying moderate/better price points on
one geographic area or center could serve as a magnet for
similar, future development.
The ideal situation would be the creation of a “town center” in
the heart of the Canton Downtown Development Authority
District. As envisioned, the “town center” would have access
from Ford Road, but with the development designed to utilize
undeveloped land or vacant or underutilized buildings – set back
from Ford Road. Some land assembly could be required to
facilitate such a development.
A “town center” in Canton could take the form of a lifestyle
center. While the big box power concept is clearly understood,
the lifestyle center/village is less so. Therefore, the International
Council of Shopping Centers (ICSC) prepared a formal definition
and a comprehensive list of characteristics for lifestyle centers.

Village at Rochester Hills Lifestyle Center
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So, What’s a Lifestyle Center
A lifestyle center caters to the retail needs and “lifestyle”
pursuits of consumers in its trading area. As they exist today,
lifestyle centers are most often located near affluent residential
neighborhoods and have an upscale orientation. They typically
range between 150,000 square feet (sf) and 500,000 sf of
leasable retail area, but may be larger or smaller.
There are two important and typical features of most lifestyle
centers as they exist today:
1) They have an open-air configuration and
2) They include at least 50,000 sf of space occupied
by upscale national chain specialty stores

Composition of a Lifestyle Center
Z

Z

Z

Apparel stores such as Gap,
Ann Taylor, Eddie Bauer, Banana
Republic, Limited Express, Chico’s,
Talbots and Victoria’s Secret
Home goods retailers such as
Williams-Sonoma, Pottery Barn,
Restoration Hardware and Bombay
Company
Books and music stores like Barnes &
Noble and Borders

In addition to upscale national chains, local independent specialty stores and one or more “big box” retailers may also be
included in the mix.
While retail composition is one important aspect, a lifestyle
center includes other elements that make it an appealing
destination for more than just shopping – and, the lifestyle
center usually serves as a multi-purpose leisure-time destination.
Restaurants and Entertainment. A lifestyle center usually
includes one or more table-service restaurants and may also
have a multiplex cinema.
Design Ambience. A lifestyle center usually includes a design
ambience and amenities such as fountains and street furniture
conducive to leisure-time visits and casual browsing. The retail
layout and street pattern often reflect a “Main Street” type
ambience.
Department Stores. A lifestyle center may have one or two
conventional or fashion specialty department stores as anchors,
but they are generally smaller than full-size units.
The current population levels and the current average household
income levels around Canton are certainly sufficient to support a
lifestyle center as they are at or near the ICSC database average. Based of this data, it appears that a lifestyle center development of some size and character may be a candidate to
create a “Downtown” in Canton.
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Corridor Framework

Considerations for the Corridor Framework Plan
The Canton Downtown Development Authority district is not
dissimilar to other suburban communities, which developed
outward from their host central city. The Ford Road corridor reflects
the radial urban growth pattern of Detroit, which commences in
downtown Detroit and extends as a spoke in a wheel along Gratiot,
Woodward, Grand River, Ford Road, Michigan Avenue, and Fort
Street corridors. A tour of these corridors highlights the evolution of
corridor retail development commencing with the small “mom and
pop” business on small narrow lots culminating with the large big
box retailers like Wal-Mart and Sam’s Club sitting on acres of real
estate.
Problems confronting suburban and urban corridors are similar.
Corridors tend to develop over a longer period of time than a
traditional downtown and therefore reflect a myriad of architectural styles and land development patterns. They lack density
and typically are linear in fashion thus making it difficult for
pedestrian movement and more preferable for vehicular traffic.
Due to this phenomenon the commercial district lacks physical
and business integration resulting in self-contained sites versus
shared facilities such as public squares and public parking areas.
And, the physical layout of the commercial corridor also presents
organizational constraints where merchants at one end of the
district may not know their fellow business owners, or even
share in the same concerns and issues. Lastly, the type of
businesses or the patronage of the businesses within the corridor
sometimes does not reflect the needs or the spending patterns of
the resident population. As a result, the corridor and community
may not reflect the same values.

Canton Ford Road Themes
Z

Sense of Place: How is the Canton
Township section of Ford Road
different from the Ford Road in
Westland, Garden City, and Dearborn?

Z

A Balance Corridor: Is there an
opportunity to serve both the
pedestrian and vehicular traffic moving
along and into the corridor?

Z

Quest for Consistency: Should the
visual image of the corridor be
consistent and identifiable as
“Canton’s?”

Z

Corridor and Community: Can the
corridor serve various age, ethnic,
and income groups?

Not all of these problems apply to Ford Road but some do. The
Visioning Sessions held in September 2002 helped identify four
public policy themes to explore in the strategic plan which were
based on participant observations and expectations for the Ford
Road corridor.

Land Use and Economic Development Issues
Most participants involved in the strategic plan process recognize
that Ford Road consists of strip developments populated by a
variety of retail and restaurant chain franchise establishments.
As a result, the business district is not “pedestrian” friendly and
lacks the intimacy, which connects people to people and business to business. To create diversity the need to insert other nonretail uses such as residential and professional offices was noted
as a possible development scenario. This lack of intimacy is
enhanced by the low percentage of building coverage within the
business district. As noted in the land use analysis there is a total
of 752 acres within the district and only 61 acres or 8% of this
land is covered with buildings.
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In addition, a more staggering statistic is that surface parking
comprises more than 2.5 times more space than buildings within
the district. These two factors in combination reinforce the low
density and lack of connectivity within the business district.
Building vacancies noted in the land use analysis only accounted
for 6% of the 3,000,000 plus square feet of commercial floor
area and a large contributor to this number was the former HQ
“Big Box” near Lilley on Ford Road. This site along with several
parcels on the west side of I-275 and an “agricultural” property
on the north side of Ford Road by Morton Taylor Road should be
viewed as potential development and redevelopment sites within
the district.

Surface Parking in Relation to Building Mass Along
Ford Road

Business Recruitment
Canton’s eco-demographic profile and the market assessment
suggest that the primary trade area market can support higherend retailers and services. In fact, as noted in the market
assessment the Canton market could support a “lifestyle”
center, which gives the business district some interesting options.
Appearance and Design
The Canton Township Ford Road business district has three
distinct identities. The first identity has been established in the
segment of the business district east of the I-275 / Ford Road
interchange in the area containing the Wal-Mart and Sam’s Club
developments. These development and associated improvements
resulted from their location within the Corporate Overlay District,
which gives the Township Planning Commission certain latitudes
in exterior design guidelines. The second identity is established
in the segment of Ford Road between Morton-Taylor and Canton-Center Roads. This area received streetscape improvements
including uniform screen walls, roadway lighting, landscaping,
and signage. The balance of the corridor, which has not undergone any public realm improvements, establishes the third
identity along Ford Road. As a result, the district lacks a sense of
place.
Traffic and Infrastructure
Aggravating the sense of place and connectivity issues is the
amount of vehicular movements and the problems associated
with corridor traffic such as lack of consolidated curb cuts,
deceleration lanes, inability to make “left turns” and AM and
PM peak hour congestion. Induced to some degree by land
development patterns the linear nature of the business district
dictates the use of vehicles as the principle means of access
between businesses. As a result, the business district is not a
comfortable place for pedestrian traffic.
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Corridor Framework
The context of the Ford Road business district in Canton Township will change. Real estate and land development trends note
that strip-shopping districts are unsustainable and will eventually
face the same dilemmas as traditional downtowns. Further,
changing consumer preferences toward shopping and recent
corporate decisions to close several “Big Box” chains (Service
Merchandise, HQ, Builders Square, etc.) have unquestionably
impacted the dynamics and image of the commercial corridor.
As a result, strategies to ensure an active and sustainable
corridor need to add non-retail uses to the mix of land uses,
tame the impacts associated with traffic, create new standards
that promote high quality land development and architecture,
and focus development/redevelopment into higher density
projects. Referring back to the four public policy themes a basic
framework for the Canton Township business district can be
crafted.

Reoccuring “Vision Session” Themes
Theme
SP
BC
QC
CC

Descriptions
Sense of Place
A Balanced Corridor
Quest for Consistency
Corridor and Community

Sense of Place
There is a local desire to have a definable business district:
indigenous to Canton Township along Ford Road. The underlying
rationale for this desire is to establish the corridor as a “place”
within the Canton-community versus a collection of strip shopping centers. To accomplish this theme projects and programs
must incorporate some of the following elements:
• Integration of adjacent properties, which encourage
vehicular and pedestrian movements between
developments.
• The application of uniform high-quality materials into
development / redevelopment projects.
• Uniform and distinctive lighting (no high pressure
sodium) in public and private areas.
• The promotion of mixed-use projects which contain a
variety of non-retail land uses such as residential and
office.
• Introduction of public art into the corridor.
• Installation of identical gateway treatments at the east
and west end of the corridor. These gateways would be
twfold: one announcing entry into the Canton
Community and secondly to the Canton business district.
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A Balanced Corridor: Functional, But Friendly
Everyone involved in the preparation of the strategic plan
acknowledged the impacts associated with traffic on Ford Road.
When the corridor was developed many of the traffic access
management best practices were not in place, nor advocated by
county road commissions or the Michigan Department of Transportation. In addition, Ford Road, like other urban corridors, has
a high volume of traffic and during various peak hours of the
day congestion and delay are the norm. As a result, the corridor
has become unfriendly to pedestrians. However, the solution is
not to reduce traffic volumes because it is the traffic volumes,
which support the establishment and continuation of business.
Traffic on Ford Road must be recognized, as an asset, but
managed. The following items should be folded into the overall
strategy:
• Instead of pursuing a goal to make the entire Ford Road
corridor (from east to west Township jurisdictional limits)
pedestrian friendly another approach would be to
introduce pedestrian environments within new
development / redevelopment projects along the
corridor. This would result in pedestrian friendly
“nodes” or “zones” versus a linear pedestrian friendly
corridor.
• Traffic access management principles, especially crossaccess easements between properties should be
vigorously pursued to ensure connectivity within the
corridor primarily for vehicular traffic and pedestrian
movements.
• Entrances at the east and west of the corridor should
identify entry into the Canton community and the
business district.
• Revisit beautification enhancements to the I-275
interchange including improvements to the bridge
underdeck and structural sidewalls. In addition,
investigate the installation of a roundabout at the west
end of the interchange ramp system as a potential
solution to improve traffic flow, as well as, function as
entry gateway to the Canton community.
• Introduction of smart traffic light signal technology to
adjust traffic flows based on peak volumes.

Introduction of Pedestrian Amenities within New
Developments
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Quest for Consistency
Due to the evolutionary development of urban corridors the type,
size, placement, and appearance of buildings and signage varies
considerably. This array of architectural styles, building materials,
and signs results in visual fragmentation of the district and
minimizes the opportunity to create a “brand” image for the
business district. As a result, the business district has an “anywhere USA” identity. To counter this trend the following items
should be considered under this theme.
• Establishment of an overlay district, which embodies
design guidelines for land development, building
placement, materials, and site elements. This overlay
would be similar to the Corporate Overlay district
located on the east side of I-275.
• Reduce off-street parking requirements for individual
uses, particularly retail stores, standard restaurant,
restaurant/bars, office/business professional, and
financial institutions.
• Establish standards for maximum off-street parking
requirements.
• Reevaluate the 85-foot front yard setback to encourage
building placement closer to the sidewalk, or allow
where feasible front yard outlot development in order to
increase building / lot coverage and overall mass within
the corridor.
• Extension of “streetscape” improvements along the
entire length of Ford Road using the same family of
furnishings (lights, landscaping, etc.)
• Extend public improvement elements into private
developments to bridge the distinction between public
and private realms.
Continuity: Corridor and Community
The Ford Road business district should not be a distinct entity
separate from the Canton community. Ford Road should be the
community’s business district and a reflection of the vitality and
energy often associated with Canton Township. It must be
acknowledged that due to its linear nature and volume of traffic
Ford Road will not evolve into a traditional downtown for the
Canton community like the downtowns in neighboring Plymouth
and Northville. But this acknowledgment doesn’t preclude the
business district from being part of the community either.
Methods to accomplish this theme should include the following:
• Recruitment of high-end retail stores which mirror the
eco-demographic profile of the community. For
example, a lifestyle center was recommended in the
market assessment.
• Weave into the business district redevelopment projects,
which include high-density owner-occupied residential
housing and other non-retail uses.
• When the opportunity presents itself incorporate public
uses and buildings in the business district.

Extension of Public Elements into Private
Developments
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•

Extend certain “streetscape” elements such as lighting
along side streets and north-south arterials (Sheldon,
Morton Taylor, Canton Center, etc.) to create visual
connections with the community and adjacent land uses.

Canton Ford Road Framework
The Framework Plan, which focuses on the physical design
organization of the corridor, is graphically depicted on the next
page and includes some of the concepts discussed for the
respective themes. The following narrative highlights those
concepts and includes the following:
1. Incorporation of the entire corridor business district from
I-275 to the west limits of the business district into a new
overlay district, which allows higher density development,
greater local control of design, maximum parking ratios by
land use, higher density mixed-use developments, and
residential land uses.
2. Redevelopment of the former “HQ” site as a mixed-use
development incorporating higher density residential
development.
3. Redevelopment of the farm property as a mixed-use
development incorporating a lifestyle center and mixeduses. The development concept for this site is envisioned
to promote development perpendicular to Ford Road in
order to draw customers and residents into the
development. This development should also accommodate
a higher density of uses and be arranged as traditional
shopping district with on-street parking and zero lot line
buildings.
4. Development of front yard “building pads” to
accommodate single purpose retail buildings such as
restaurants.
5. Creation of identical “gateway” entry at the east and west
terminus of the business district. The gateway treatments
would also incorporate elements found in the existing
streetscape area.
6. Beautification enhancement of the I-275 interchange.
7. Subject to a feasibility assessment, installation of an
interstate ramp roundabout to serve as an entry icon for the
Canton Community.
8. Extension of the streetscape east and west of the present
streetscape. A supplemental design element would be the
inclusion of street trees between the light standards.
9. Burial or relocation of overhead utilities.
10. Extension of streetscape lighting along north-south streets
at least two blocks into the adjacent land uses with the
exception of Canton-Center Road where certain streetscape
elements should extend to the Canton Township
governmental complex.

New Development Perpendicular to Ford Road
Incorporating a Pedestrian Streetscape and Higher
Density.

29

Canton Township DDA Master Plan

Canton Township DDA MasterPlan

IImplementation for the Master Plan for the Canton Township
Downtown Development Authority (DDA) will require commitment and perseverance from the DDA Board, Township Trustees,
community leaders, business owners, property owners, and
residents. An overall strategy should be put in place to ensure
that all areas for business district enhancement are considered in
the revitalization process. The following strategy is divided into
two components: Programs and Projects, and each recommendation is cross-referenced by activity, timeframe, and responsible
party. The activities are patterned after the National Main
Street Center four point approach to business district revitalization. Although this program was developed several decades ago
to address the revitalization of traditional downtowns the same
underlying principles apply to the revitalization of urban corridors. Further, each recommendation is assigned a preliminary
timeframe and is classified as Near-Term (0 to 2 Years), MidTerm (3-5 Years), or Long Term (Over 5 Years).
Master Plan Programs

Ford Road Overlay District
Amend zoning ordinance (Section 6.07, Site Development
Standards for DDA District; Section 27.04, Planned Development) and create DDA overly zone provisions. Amendment to
Township Comprehensive Plan, first, may be necessary.
1.Utilize an Overlay District for the Ford Road business district.
2.Reduce off-street parking requirements for individual uses,
particularly retail stores, standard restaurant, restaurant/bar,
restaurant drive-thru, ice cream parlor, office business, office
professional, and financial institution.
3.Establish standard for maximum off-street parking.
4.Allow further reduction in required parking via shared
parking among any uses, whether uses are within same or
different buildings.
5.Require shared and coordinated access with adjoining sites,
per Comprehensive Plan.
6.Reduce 85-foot front yard setback to allow building place
ment closer to sidewalk.
7.Allow more flexibility in Planned Development District (Sec.
27.04), such as in density and mixed uses, and reduce or
eliminate the constraints of meeting requirements of the
underlying zoning district. Planned Development is currently
permitted in all of the commercial zones within the DDA
District.
8.Amend Section 6.07, Site Development Standards for DDA
District, to address certain site development issues (e.g.,
shared access).
9.Amend Section 27.04 (Planned Development) to allow
greater flexibility in the regulation of land development.
10.Create overlay zone in DDA District to address other issues
of parking, building setback, mixed uses.

Implementation Key
Activity
DP
OR
PM
ER

Description
Design and Physical Improvements
Organization
Promotion and Marketing
Economic Restructuring

Preliminary Timeframe (Not Prioritized)
0
Near-Term (0-2 Years)
3
Mid-Term (3-5 Years)
5
Long Term (5+ Years)
Primary Responsible Party
D
Downtown Development Authority
T
Canton Township

Implementation Key

DP OR PM ER 0 3 5 D T
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Implementation Key
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DDA Board Public Relations
All of the downtown management organization’s external
communication is, in effect, public relations. All pieces of
information can be used to formulate and shape the public’s
opinion of the organization. An overall public relations program
to raise the level of awareness of DDA activities and accomplishments should be in place. This can be handled through a column
in the DDA newsletter, continued use of visible project sign
boards, press releases announcing new board and/or committee
members and continued use of the DDA web site. Raising the
level of awareness of DDA activities will help to inform the
community of upcoming projects and give the DDA more credibility when proposing new projects in the future.
By-Law Review
The DDA By-Laws should be reviewed annually for sections that
may be outdated and so that necessary amendments can be
recommended and approved by the DDA.
Memberships
Affiliate Memberships should be reviewed and if not already a
member, at a minimum, the DDA should consider organizations
such as the Michigan Downtown and Finance Association,
Michigan Retailers Association, Michigan Economic Developers
Association, and the National Main Street Center. These organizations can provided vital information and education regarding
economic development and commercial district revitalization and
development, and will also keep the DDA Executive Director and
Board Members informed about the latest issues affecting the
district.
Technical Assistance/Fundraising
Pursue technical assistance and resources for DDA projects and
operations available through local, regional, state and federal
organizations and government agencies. If fundraising is necessary for specific events or projects, the DDA may take the lead
in identifying ways to raise the necessary funds.
Town Meetings
The DDA Board may consider holding semi-annual or seasonal
‘Town Hall Meetings’ to give business and property owners an
opportunity to express their concerns or give suggestions for
improving the district. It will also give the DDA an opportunity to
discuss current and future projects.
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Board Planning Retreat
An annual Board Strategic Planning Retreat should be planned to
review the DDA Master Plan and set goals and work plans for
the following year.
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Design Review
Consider a DDA ad-hoc committee to review future public
improvements including Streetscape projects, building renovations, signage, parking, entryways, etc.
Banner Program
The existing banner program should be extended as the
streetscape is extended.
Maintenance
DDA Board Members should try to be the eyes and ears for
maintenance issues within the district. Any problems should be
brought to the attention of the DDA Director so that solutions
can be researched. The DDA should manage the design, implementation and maintenance of the district beautification projects
that promote a quality image and enhance customer convenience including flowers, plantings, banners, flags, way finding
signage, entryway beautification, and parking areas if applicable.
Create an Identity for the District: Branding
Identified in the vision sessions and also reiterated and embraced in the Board Planning Session, an Identity and/or Image
Program needs to be created for the District emphasizing its
unique strengths that will ultimately raise the level of awareness
and increase business for the district. A coordinated identity/
image program will help maintain consistency in all marketing
efforts and help to carve out a particular and important position
for the commercial district. Decisions must be made about the
commercial district’s position in the market. The most successful
marketing strategy requires market segmentation, positioning
and a clear consistent message of the image that is created.
Marketing Director / Marketing Firm
Hire a Marketing firm that can assist in developing the identity
desired by the DDA and the community and assist the DDA in
creating a consistent program, based on market analysis information, that will address at the minimum; a media relations
program, a complete graphics program, a special events program, a retail events program, a well-planned public relations
and advertising program, a DDA web site, and program to
recruit new business to the Canton Community (hand in hand
with the Economic Development efforts.) Another approach
would be to hire a Marketing Director to either complete the
above, or to implement the plan created by the Marketing firm.
The DDA Board would be responsible for overseeing the overall
plan and progress of the Marketing activities.
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Special Events
Through the visioning sessions, and also at the Board Planning
session, it appears that the community desires a ‘signature’
special event to be developed. The DDA may solicit ideas from
the community or utilize a Marketing firm to help create such an
event. Many volunteers will be needed to put on a ‘signature’
event, and the DDA should be prepared to assist in this area.
The Canton DDA should consider an annual events calendar to
determine what community events are currently taking place,
and where any gaps could be filled in for future events. Consideration may also be given to small, “localized” events held in
specific areas throughout the district, and organized by community organizations like the Chamber, the Kiwanis Club, Optimist,
etc. These types of events will help to fill out your event calendar without having to provide all the resources from the DDA.
Newsletters
Continue the DDA Newsletter to update the district on DDA
projects and accomplishments. You may consider highlighting
businesses in each issue to educate the district about existing
businesses. Coupons for lunches/dinners from area restaurants
may also give business owners and employees the incentive to
patronize the district businesses.
Press Releases
Create press releases to highlight the district news regarding
new businesses, new developments, future projects, status of
existing projects, new board or committee members, and
volunteer accomplishments. Develop relationships with local
print, radio and cable businesses. Identify national associations
or magazines related to businesses in your district so that press
releases can be developed to highlight special services of these
businesses.
Cable Program
Work with your local cable station to create a program highlighting the district’s strengths and unique businesses and services.
One suggestion is to provide a weekly DDA ‘talk’ show where
business owners and community leaders can be interviewed to
educate and inform the community about their business or
upcoming promotions and events. Advertising on local cable can
also be efficient and cost effective. Encourage district businesses
to take advantage of this opportunity. Possibly work with the
cable station to provide special rates if a number of businesses
sign up.
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Web Site
Press Releases and the district newsletter should be placed on
the DDA web site on a regular basis. The DDA should also
consider, if not already in place, linking to district businesses and
other related organizations, posting periodic updates, providing
available space information (also mentioned in the economic
development section) providing an annual events page, and
providing a way to contact the organization. Additional sections
within the web site could include the results of the market
assessment, eco-demographics for the community, listing of
available properties in the district for sale and lease,
downloadable copies of the applicable zoning ordinances,
applications for sign and facade programs, and contact information.
Business Retention
Continue workshops and training for businesses within the
district. Consider surveying the business owners to determine a
calendar of workshops that will specifically address their issues.
There are several retail consultants to choose from that can
address a myriad of topics including; advertising on a budget,
customer service, creating a destination store, Internet strategies, etc. A survey could also assist the DDA in finding out if
any businesses are planning to expand, and if so, what needs
they may have for expansion. Impending closures may also be
revealed through the survey process so that the DDA can be proactive in filling the vacancy.
Consider developing programs that bring the DDA, businesses
and schools together. Some activities may include school to work
programs that can provide cost-effective help for the business
owners and at the same time training for students for the
workforce. Students can also be involved in the planning process
and implementation of special events.
Keep your businesses informed by distributing a copy of the
market analysis along with trade area maps and demographic
information, passing along new market trends, keeping abreast
of the competition, and any other news that may affect their
individual businesses or the district as a whole.

Realtor / Developer Forum
Conduct a realtor / developer forum to review the recommendations of the market assessment and the strategic plan. Outline
during this forum DDA priorities, incentives, and public/private
partnership arrangements such as providing assistance with
public improvements, utility extensions, and local permitting.
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Business Recruitment Program
To develop an overall Business Recruitment program, the DDA
should complete the following:
•
•
•
•
•
•
•
•
•

•

Maintain a database of available lots, buildings and
rental spaces which would be available on the DDA web
site.
Develop a list of desired businesses to be recruited
utilizing the information derived from the Market
Analysis Report.
Consider developing a business cluster analysis.
Match desired business list with available locations
Develop a Business Recruitment Packet that would
include the following information:
Demographic Information including; age, household
size, number of households, household income,
education level, home ownership.
Trade Area Statistics including; employment rate,
employers, sales figures, estimates of total square feet
of stores in different retail categories, trends
Geographical Features including; access to highway,
distance to larger towns, proximity to popular
destinations.
Commercial District Characteristics including; anchors,
total number of employees, major employers, institutions
(hospitals, colleges, courts, long established well known
businesses that draw customers), vacancy rates, rent
rates, features of the business climate (organized
merchant groups, DDA organization, active Chamber),
established calendar of promotional events, favorable
regulatory environment, availability of financial
assistance, ongoing revitalization strategy
Include a brochure of Incentives and Business Assistance
Services listing the overall advantages of doing business
in Canton.

Strategic Plan Projects

Façade/Sign Grant Program
Consideration should be given to create Incentive programs to
improve and maintain the physical appearance of the buildings
and signage within the district. This can be accomplished
through grant or loan programs for building facades and signs.
Hand in hand, design guidelines may be considered to guide the
preferred future development for both buildings and signage
within the district. In addition, the Township should explore the
enactment of an ordinance which amortizes the useful life of
nonconforming signs as a means of bringing more properties into
conformance with current signage regulations.
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MDOT Access Study
It is understood that the Michigan Department of Transportation
is interested in completing an Access Study within the Ford Road
Corridor in the near future. Since this was an issue repeated in
each of the visioning sessions, the study will be important to the
future development of that area. DDA Director will ‘oversee’ the
process and keep the DDA Board informed of its progress and
recommendations.
Public Development
The DDA should consider controlling selective properties in order
to recruit developers willing to redevelop property within the
context of the strategic plan and the market assessment. Methods to control property would include obtaining an option for a
timeframe sufficient enough to solicit developers, retaining a
right of first refusal, or fee simple acquisition. Two such properties would include the former “HQ” site and the existing farm
property between Lilley and Morton Taylor. Once these properties are under the control of the DDA the board could then
solicit devlopment proposals either privately or through an RFP
process.
I-275 Gateway Entrance
This project would evaluate the feasibility from a traffic engineering and design viewpoint the installation of an interstate
ramp roundabout. This could be integrated with the upcoming
MDOT Traffic Access management study for Ford Road or could
be done independently.
Gateway Entry’s
Installation of notable and broadly designed gateway entry
enhancements at the east and west limits of the business
district, which include elements found in the existing
streetscape.
I-275 Beautification
The I-275 and Ford Road interchange is the primary entry into
the business district and the Canton Community. Due to the
organizational and administrative structure of Act 51 funding the
Township must rely on Wayne County Road Commission as
agent for improvements and maintenance. The DDA and Township need to procure an enhancement and maintenance agreement from Wayne County Road Commission and MDOT, which
gives the Township greater control of improvements and longterm maintenance of the interchange. Improvements to the
interchange should exceed typical landscaping improvements
allowed by existing transportation agencies, and should include
improved wall treatments, landscaping, lighting, banners, and
signage.
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Ford Road Streetscape Extensions
Continue the eastward and westward extensions of the
streetscape project. Maintain the same streetscape elements but
supplement the design with the intermittent installation of street
trees. Streetscape extensions should occur in segments where
the overhead utilities have either been relocated behind the
buildings on Ford Road or buried.
Side Street Enhancements
Extend down the north and south side streets the lighting used
on the present streetscape for approximately several blocks. In
order to visually link the business district with the core community, it is recommended that certain Ford Road streetscape
elements be extended down Canton Center Road to the Municipal Center and Park complex. These may include lighting,
landscaping, banners, and plantings.
Installation of “Smart” Traffic Signal Technology
Coordinate with the Wayne County Department of Public
Services the installation of “smart” traffic signal technology
along Ford Road. This system will improve the flow of traffic by
automatically adjusting the timing of traffic signal based on the
flow and volume of traffic.
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Implementation Strategy

The proposed master plan program accounts for over $30 million
in capital projects and programs. If the Tax Increment Finance
Plan is extended through 2041 and future TIF revenues approximate the TIF forecast there may be sufficient funds to implement
the full scope of activities envisioned in the master plan. However, this situation will require the prioritization of projects and
programs as a means of ensuring that adequate levels of
fundings are available to meet public commitments.
Accordingly, priorities should be identified to determine where
available funds are best allocated to achieve the highest return
to the business district and the DDA. Reviewing the Master Plan
Programs the DDA should focus on the following broad-based
expenditure objectives in the order of the priority stated below:

Priority 1
Fund programs and projects which address DDA
organizational and fiscal matters.
Priority 2
Fund programs that assist in the implementation of the
market assessment recommendations.
Priority 3
Fund programs and projects, which have the propensity
to leverage private investment in the district.
Priority 4
Fund programs and projects and which require a higher
standard of development on the private sector.
Priority 5
Fund programs that advance communication with property
and business owners on existing activities, available
opportunities, and proposed projects within the business
district.
Priority 6
Fund projects that enhance the infrastructure of the
business district.
Using these objectives current and near-term financial resources
should be allocated to the following programs and projects as
enumerated in the adjacent table. The sequencing of larger
capital expenditure projects outlined as Priority 6 coincides with
the availability of DDA revenues to pay for additional debt
service. Depending on funding availability and opportunities
within the district projects and programs can be implemented
out of sequence. For example, the procurement of a grant or
DDA involvement in a new private development project should
necessitate rearrangement of priorities.

Recommended Priorities and Schedule
Schedule 2003 - 2004
Priority 1
Ford Road Overlay Zoning
Property Acquistion
DDA Board Public Relations
By-Law Review
Memberships
Board Planning Retreat
Press Releases
Priority 2
Realtor / Developer Forum
Business Retention
Business Recruitment
Marketing Director (Part Time -5 Yrs)
Web Site - Design
Web Site - Maintenance
Schedule 2003 - 2009
Priority 3
Maintenance
Façade / Sign Grant Program
1 Public Development
Priority 4
Design Review

Priority 5
Town Meetings
Public Relations / Advertising
Newsletters
Special Events
Cable Program
MDOT Access Study

Schedule 2005 - 2020
Priority 6
Banner Program
Smart Traffic Signal Technology
Technical Assistance / Fundraising
Gateway Entry' s
2 I-275 Gateway Entrance
2 I-275 Beautification
3 Overhead Utility Burial or Relocation
2 Ford Road Streetscape Extensions
2 Side Street Enhancements

Total Master Plan Program

$
8,000
$ 1,000,000
$
$
$
1,000
$
1,250
$
1,000
$ 1,011,250
$
$
$
$
$
$
$

1,800
25,000
15,000
105,000
8,500
1,500
155,000

$
175,000
$ 1,000,000
$ 3,500,000
$ 6,001,300
$
$

3,500
3,500

$
$
$
$
$
$
$

2,500
5,000
9,500
15,000
12,000
25,000
69,000

$
$
$
$
$
$
$
$
$
$

21,000
375,000
5,000
700,000
3,000,000
2,500,000
5,200,000
9,675,000
1,785,000
23,261,000

$ 30,501,050

Notes
1 Dependent on Private Redevelopment Projects
2 Dependent on DDA Bonding Capacity
3 Variable Cost per Mile
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The Canton Downtown Development Authority’s primary source
of funding is tax increment financing established through the
DDA enabling legislation (PA 179 of 1975). As property values in
the district increase the current years’ taxable valuation is
subtracted from the base year taxable valuation and the prevailing millage rates of participating taxing jurisdictions are applied
to derive the revenue. The DDA receives its revenue in September from the Township. The DDA’s annual revenue is forecasted
on the table entitled “Canton DDA Tax Increment Forecast.”
Using conservative assumptions (1.0% annual real property
growth and -3.0% personal property decline) the DDA is forecasted to accumulate approximately $70 million in revenues
from 2001 through 2041.
Based on a review of the 2000 and 2001 fiscal year operating
statements the DDA revenues exceed its expenses when capital
outlay projects are adjusted. Operating expenses before capital
outlays (projects) and debt service averages around 37% of total
revenue. Debt service accounts for approximately 20% of the
expenses, and comprises around $200,000 for principal and
interest. This debt service payment consists of the principal and
interest payments for a 1994 ($850,000) and 1999 ($1,500,000)
limited general obligation bonds. The largest payment for
combined debt service will be made in 2009 for $256,000. After
2009 the debt service payments will reduce to approximately
$150,000 per year because the 1994 bond issue will have been
retired. Expenses related to capital outlays account for approximately 40% of the annual budget.
A capital outlay is a cash contribution toward an approved
project. As a result, the DDA has on average $450,000 per year
to expend on DDA approved projects. Some of these funds can
be use to implement programs and projects enumerated in the
master plan. The analysis on the following page describes the
prioritization of projects and programs based on certain objectives. Based on the budget assessment it appears that the DDA
has the ability to fund many of the programs and projects in
Priority 1 through Priority 5 with the exception of the public
development project which is dependent on the private sector.
In addition to DDA tax increment financing several other programs should be pursued for funding. These include the Transportation Equities Act for the 21st Century (TEA-21) for beautification enhancement projects, Michigan Economic Development
Corporation (MEDC) funds for private-public partnership projects,
and special assessment districts for infrastructure projects.
Another funding avenue would be to authorize an additional
limited general obligation bond (LTGO). Assuming normal tax
growth in the DDA district it would be conceivable that a
$5,000,000 to $10,000,000 bond could be supported for larger
capital expenditure projects.

DDA Operations Fiscal Statement
fiscal year
2001
2002
Revenues
TIF Revenue Capture
Other Revenue Sources
Total Revenues

$ 805,150 $ 966,260
$ 50,971 $
36,757
$ 856,121 $ 1,003,017

Expenditures
Salaries
Fringe Benefits
Consultants - Legal
Consultants - Architect
Contracted Services
Community Promotion
Insurance
Utilities
Maintenance & Repair
Maintenance - Irrigation
Conferences
Other
Tax Refunds
Transfer to General Fund
Bank Service Charges
Operating Expenses

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

843
12,745
600
16,660
27,755
141,301
2,275
1,031
376
33,557
230
237,373

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

56,834
593
8,314
32,195
141,911
2,249
2,030
821
441
245,388

Bond Issuance Costs
Capital Outlay Equipment
Bonded Debt - Principal
Bonded Debt - Interest
Paying Agent Fee
Bond Related Expenses

$
$
$
$
$ 100,000 $
$ 95,427 $
$
812 $
$ 196,239 $

2,407
105,000
90,736
812
198,955

Capital Outlay
Capital Projects

$ 440,928 $
$ 440,928 $

757,972
757,972

Total Expenditures

$ 874,540 $ 1,202,315

Revenue / (Expense)
transfer from Fund Balance
transfer to Fund Balance

$ (18,419) $ (199,298)
$ 18,419 $ 199,298

Net Revenue / (Expense)

$

-

$

-

Capital Outlay Forecast
Total Revenues

$ 856,121 $ 1,003,017

Expenditures
Operating Expenses
Bond Related Expenses
Total Expenditures

$ 237,373 $
$ 196,239 $
$ 433,612 $

245,388
198,955
444,343

Available for Capital Outlays $ 422,509 $

558,674

(without Capital Outlays)

Revenue/Expense

$

-

$

-
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The master plan process for the Canton Downtown Development
Authority involved the business community, residents, elected
local officials and consumers who patron Canton businesses.
Information, ideas, and expectations were solicited, data was
collected and assessed, and consensus was reached on key
issues. As the master plan evolved information was complied
from:
• Vision sessions with business and property owners,
elected officials, and the community.
• Strategic Edge performed a retail market assessment.
• Land use, building, and parking information was
collected.
• A physical assessment of the business district was
conducted, and
• A DDA Board planning retreat
Projects and programs outlined in the previous section are a
consequence of this process and the following strategies for the
Canton Downtown Development Authority are recommended.
1. The DDA should concentrate its early efforts to control
underutilized and underdeveloped properties within the
central core of the business district.
2. The DDA needs to move into the role of “public
developer” by packaging property, soliciting developers,
and procuring the type of businesses recommended in
the retail market assessment performed by Strategic
Edge. The DDA does not want to squander the retail
opportunities currently present in the market. Similar
developments in adjacent communities could negate the
retail potentials identified.
3. The DDA should, in concert with the Township Trustees
and Planning Commission, amend the zoning ordinance
to provide for an overlay district, which reflects the goals
of this study. Elements such as allowing higher density
development, mixed-uses, and quality design and
materials need to be included in the overlay zone.
4. Efforts to make the corridor more accessible to
pedestrians should be encouraged with the underlying
understanding that the corridor, due to its linear nature
and traffic, will not be totally “pedestrian friendly.” The
corridor should always be walkable. Pedestrian areas
should be incorporated into new development and
redevelopment projects internally to the development.
5. Public infrastructure projects should be implemented
where it has the highest potential to leverage private
sector development and meet the objectives of the
projects identified in the master plan.

Areas to Concentrate Efforts
Z
Z

Z

Z
Z

Z
Z

Control Underrutilized and
underdeveloped Property
Inform the Development and Regional
Real Estate community of the findings
of the Market Assessment
Create a new corridor identity at the
I-275 interchange and near the west
end of the Business District by Canton
Center Road.
DDA to become a “Public Developer”
New Overlay Zoning Ordinance which
allows mixed use and high density
developments
Incorporate Pedestrian areas inside
new developments
Utilize public infrastructure to leverage
private investment in DDA district
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Supporting Material

1
2
3

Land Use Map
Land Use Analysis & Commercial Floor Area
Business Inventory and Classification
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