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Introduction and Regional Context
Introduction
Authority
The City of Sterling Heights derives its authority to prepare a master plan from the Michigan Planning
Enabling Act, Public Act 33 of 2008, as amended. Public Act 33 states:
“A Planning Commission shall make and approve a master plan as a guide for development within
the planning jurisdiction.”
In describing a master plan, Public Act 33 states:
“A master plan shall address land use and infrastructure issues and may project 20 years or more
into the future. A master plan shall include maps, plats, charts, and descriptive, explanatory, and
other related matter and shall show the planning commission's recommendations for the physical
development of the planning jurisdiction. A master plan shall also include those of the following
subjects that reasonably can be considered as pertinent to the future development of the planning
jurisdiction:
(a) A land use plan that consists in part of a classification and allocation of land for
agriculture, residences, commerce, industry, recreation, ways and grounds, public
buildings, schools, soil conservation, forests, woodlots, open space, wildlife refuges, and
other uses and purposes.
(b) The general location, character, and extent of streets, railroads, airports, bicycle paths,
pedestrian ways, bridges, waterways, and waterfront developments; sanitary sewers and
water supply systems; facilities for flood prevention, drainage, pollution prevention, and
maintenance of water levels; and public utilities and structures.
(c) Recommendations as to the general character, extent, and layout of redevelopment or
rehabilitation of blighted areas; and the removal, relocation, widening, narrowing,
vacating, abandonment, change of use, or extension of streets, grounds, open spaces,
buildings, utilities, or other facilities.
(d) For a local unit of government that has adopted a zoning ordinance, a zoning plan for
various zoning districts controlling the height, area, bulk, location, and use of buildings
and premises. The zoning plan shall include an explanation of how the land use categories
on the future land use map relate to the districts on the zoning map.
(e) Recommendations for implementing any of the master plan's proposals.”
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Purpose
The master planning process is cooperative and public. Input from the public and various
governmental entities are gathered throughout the planning process. Public Act 33 requires the
Planning Commission to hold a public hearing before the final adoption of the master plan and allows
for review of a draft master plan by adjacent communities, the county and other entities prior to
adoption. This planning process offers the Planning Commission the opportunity to analyze and
address a myriad of planning and development issues as part of a collaborative planning process with
citizens, stakeholders, adjacent communities and regional entities.
The planning process is designed to involve the conscious selection of policies relating to growth and
development in a community. The master plan serves to promote these polices through the following:
1. Provides a general statement of the City’s goals and provides a comprehensive view of the
community’s preferred future.
2. Serves as the primary policy guide for local officials when considering zoning land division,
capital improvement projects, and any other matters related to land development. Thus, the
master plan provides a stable and consistent basis for decision making.
3. Provides the statutory basis for the City’s Zoning Ordinance, as required by the Michigan
Zoning Enabling Act, Public Act 110 of 2006, as amended.
4. Helps to coordinate public improvements and private development activities to assure the
judicious and efficient expenditure of public funds.
5. Establishes a common, united set of adopted planning policies, goals, objectives, and
strategies to be utilized by leadership entities throughout the organization (City Council,
Planning Commission, City departments, etc.).

Plan Organization
The City of Sterling Heights Master Plan 2016-2036 is organized into two companion documents: a
Master Plan Summary Report and this Master Plan Technical Report. The Master Plan Summary Report is
intended to provide a concise description of the key trends, recommendations, policies and vision
embraced by the plan and will serve as a succinct reference for City leadership, citizens, business
leaders and other interested parties. This Master Plan Technical Report provides an in-depth
discussion of pertinent trends and background conditions, goals and policies, future land use
planning proposals, and other strategic recommendations.

Regional Context
The City of Sterling Heights is the fourth largest city in the state of Michigan, by population, with a
year 2010 population of 129,699. The City encompasses an area of roughly 36.8 square miles, making
it the third largest city in land area in the state of Michigan.
It is located in southeast Michigan, approximately 14 miles north of the City of Detroit’s central
business district. The City’s geographic location places it within one of the region’s most prominent
economic growth corridors with a strong industrial and commercial tax base. Fiat Chrysler
Automobiles (FCA) operates the Chrysler Sterling Heights Assembly plant in the City. Ford Motor
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Company’s Ford Sterling Axle Plant is also located there. Lakeside Mall, a two-level enclosed shopping
center is located in the City too. It has 1.5 million square feet with over 180 stores. The City of Sterling
Heights also retains Freedom Hill County Park and Amphitheater, one of the region’s premier
entertainment venues. This outdoor amphitheater accommodates an audience of 7,200 persons who
are annually entertained by many of the world’s greatest performing artists.
The City’s growth and land development pattern has been influenced by regional factors, such as
transportation systems, population migration patterns, regional recreational facilities, and the existing
land use pattern and proposals from adjoining communities. Understanding this context will provide
local decision-makers with a broader foundation for developing future land use recommendations
which are consistent with its position in the region.

Historical Population Growth
The City’s history begins with the opening of the Erie Canal in 1825. This canal linked the eastern
seaboard to the Great Lakes region, and opened the American interior to increased settlement.
Immigrants were attracted to the land well suited for farming in the Clinton River watershed. Early
immigrants first came from the British Isles, followed by German and Belgian families interested in
growing fruits and vegetables, or raising dairy cattle.
The Sterling Heights farm culture remained through the 1940s. It retained a very small but stable
population during this period. Prior to its incorporation as a City in 1968, Sterling Township had a
population of 2,184 people in 1930, 3,648 people in 1940, and 6,509 people in 1950. (Sterling
Township was known as Jefferson Township from 1836 until 1838.) Following World War II, industrial
plants began to move into the community which rapidly expanded the local population base. The
population reached 14,622 people by 1960; however, it greatest rate of population growth was
achieved during the following decade. It gained an additional 46,743 people, reaching a year 1970
population of 61,367 (an increase of 319.6 percent over this 10-year period).

Recent Population Change and Migration
The City’s population continued to increase over the next 30 years, achieving a total population of
124,471 people in 2000. Today, the City’s population is 129,699 (2010 U.S. Census). The Southeast
Michigan Council of Governments (SEMCOG) predicts the City’s population will achieve only modest
population growth by 2040, increasing to 136,527 people.
Recent population gains enjoyed by the City are, in part, attributable to net migration patterns within
southeast Michigan, combined with movements to and from areas outside the region. The general
pattern has been outward from Wayne County into surrounding counties, and movement away from
Wayne, Oakland and Macomb counties to outside southeast Michigan. Between the years 1995 and
2000, 15,000 Macomb County residents moved to areas outside the region, while 39,000 residents
located elsewhere in the region relocated to Macomb County, a net inflow of domestic migration
equaling 24,000 people. 1 Macomb County’s net migration between the years 2000 and 2010 slowed
slightly, exhibiting a gain of 15,462 people.2

1

Southeast Michigan Council of Governments, “Migration and Its Impact on Southeast Michigan, 1990-2003”,
November 2004, page 24.
2
Southeast Michigan Council of Governments, “Population and Households in Southeast Michigan, 2000-2010,
September 2010, page 3.
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The Influence of Regional Transportation
Growth and migration would not have happened without a regional transportation system to support
it.
In the late 1800s, approximately 29 street car companies had operated either horse-drawn or electric
powered streetcars along streets in and around the City of Detroit. By 1897, there were three
companies remaining – the Detroit Citizens Street Railway, the Detroit Electric Railway, and the Detroit
Fort Wayne and Belle Isle Railway. On December 31, 1900, they were absorbed into a newly formed
Detroit United Railway (DUR).3
During the 1800s, another form of mass transportation was also emerging, known as the Interurban
Electric Railway System (better known as interurbans). Like streetcars, they operated on rail lines and
were powered by overhead wires, but they were larger and more luxurious than streetcars which ran
only within city limits. The interurbans also traveled at speeds of 40-50 miles per hour over routes
ranging in length from 20-75 miles long.4 Lines fanned out of Detroit in all directions and included
the Rapid Railway and the Shore Line – both which extended to Mt. Clemens. The DUR had succeeded
in purchasing all but one of the interurban lines by 1901. By 1903, southeast Michigan had the largest
transit system in the United States and was known as the “interurban capital of America”. 5
The City of Detroit’s population quickly grew, and the DUR found itself unable to service the
increasing crowds. In 1922, Detroit residents voted to buy the streetcars, line and all operations and
the Department of Street Railways (DSR) was formed. Two decades later, World War II brought
rationing. Tires and gasoline were hard to obtain. As a result, public transportation ridership
increased.
Rationing ended at the end of World War II. It was also the advent of the interstate highway system,
and the dismantling of the streetcar system.
By the 1930s, the private ownership of automobiles was increasing, and roadways were getting more
congested. The federal government, to address this growing issue and as a means to help the country
recover from the Great Depression, passed The Federal Highway Act of 1938 which directed the
Bureau of Public Roads to examine the feasibility of building a six-route, transcontinental toll highway
network. The report instead recommended a 43,000 mile, non-toll highway system.
Support for a national highway system diminished with the onset of WW II. As the war ended,
attention again refocused on creating a federal highway program. With the popularity of President
Eisenhower behind it, the Federal – Aid Highway Act was signed into law in 1956.
Constructing the interstate highway system has improved the mobility of people owning automobiles
and allowed central-city residents and businesses to move to suburban locations like the City of
Sterling Heights. Today, the City benefits from its proximity to I-75, I-94, and I-696.
Coincidentally, the year 1956 was also the year all Detroit streetcar service ended. Buses became the
default public transportation option. In 1964, the DSR proposed a merger with a tri-county “Rapid
3

Refer to website, www. detroittransithistory.info/TheDURYears.html, page 1.
Refer to website, www. detroittransithistory.info/TheDURYears.html, page 2.
5
Refer article on patch.com by Michele Fecht, “Interurban Provided Northville with Mass Transit”, March 5, 2012,
page 2.
4
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Transit Authority” which would allow it to expand its services to the suburbs. Establishing a regional
system drew little support until state passage of the Metropolitan Transportation Authorities Act of
1967, which formed SEMTA (the Southeast Michigan Transportation Authority). SEMTA was
established to provide suburban mass transit service in Wayne, Oakland, Macomb, Washtenaw,
Monroe and St. Clair counties. SEMTA acquired the DSR as well. Seven years later, the DSR was
reorganized as the Detroit Department of Transportation (DDOT).
In 1988, SEMTA was restructured into a 3-county agency, which excluded Detroit and renamed SMART
(Suburban Mobility Authority for Regional Transportation). Efforts to merge SMART and DDOT in the
1990s failed. DDOT terminated its suburban bus service in 1998 with SMART picking up the
abandoned routes. Today, SMART provides bus service to the City of Sterling Heights along six
different routes. For the past 3-years, oversight of SMART’s operations occurs via the Regional Transit
Authority for Southeastern Michigan (RTA). The RTA was formed to oversee the existing public transit
agencies in Macomb, Washtenaw, Oakland, and Wayne counties and to develop and operate a rapid
transit service in the four counties.6

Connecting to Regional Parks
The rapid migration of population into the City from urbanized areas which occurred during 19501970 was not only the result of the increased mobility enjoyed by householders and businesses alike,
but also their conscious decision in site selection – selecting a destination offering the services and
lifestyle characteristics they preferred. Premier among them are nearby regional recreational
opportunities offered to them by the Huron – Clinton Metropolitan Authority (HCMA).
The HCMA is a regional special park district covering Wayne, Oakland, Macomb, Washtenaw and
Livingston counties. At the time of its inception in 1940, the park system was created to provide a
variety of outdoor recreational and educational opportunities for an expected expanding
metropolitan population, to preserve important natural features, and to protect environmentally
sensitive lands. The HCMA is funded by a property tax levy of 0.25 mills.
Currently, 13 Metroparks are strategically distributed along the Huron and Clinton Rivers which
occupy approximately 39 square miles. Located near the City of Sterling Heights are the Lake St. Clair
Metropark located in Harrison Township (770 acres), Wolcott Mill Metropark in Ray Township (3,200
acres), and the Stony Creek Metropark located in Shelby and Washington Townships (containing 4,400
acres).
The Metroparks are currently being planned to be connected to other recreational assets in Macomb
County through a hierarchy of trailways (regional corridors, county connectors, and local connectors).7
A regional corridor is planned within Sterling Heights, extending from Dodge Park. The City has
indicated a route along Schoenherr Road and connecting to Freedom Hill County Park and the
Metropolitan Parkway system.

Neighboring Development
Long-range planning for the City of Sterling Heights must be coordinated with neighboring
communities. These communities are Shelby Township, Clinton Township, the City of Warren, the City
6

For a complete chronology of public transit service in southeast Michigan, refer to website www.smartbus.org.
A complete description of the proposed routes, including their location, can be found in the “Macomb County
Trailways Master Plan”, adopted by the Macomb County Board of Commissioners in November 2004.
7
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of Troy, the City of Utica and the City of Fraser. Given the developed nature of the City and
surrounding communities, the zoning districts map of each neighboring community was evaluated to
identify the zoning categories which are adjacent to the City’s corporate limits. In this manner, the
land development pattern they intend to permit can be assessed for their planning and zoning
influence on the City. An Area Zoning Pattern Map has been prepared, which represents a consolidation of
the numerous unique zoning district classifications of each adjacent municipality into six broad
zoning district categories. Most commonly, the adjacent communities feature low density residential
zoning with the exception of the areas surrounding key road intersections, which are typically zoned
for local business/office use or general commercial use. Adjacent to the City to the northeast, general
commercial zoning is most prevalent within the adjoining townships of Shelby and Clinton. This
general commercial zoning is consistent with the City’s zoning pattern surrounding Lakeside Mall.
Consistent with the City’s industrial corridor between Mound Road and Van Dyke Avenue, industrial
zoning extends both to the north (Utica) and south (Warren).
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Land Development Pattern Analysis
Existing Land Use
The existing Land Use survey reveals general land use patterns and trends in the City. The first step in
conducting an existing land use survey is to define land use categories. A field survey is then
completed, and a map is created to determine the amount of land in each category. The existing land
use map also serves as the basis for completing an existing land use analysis. The existing land use
analysis examines land use patterns and trends, redevelopment opportunities, and other specific land
use issues.
An existing land use survey was completed in June of 2015. The existing land use of each parcel was
recorded and mapped, and the acreages of each type of land use were computed using GIS software.
The results of the survey are illustrated on the Existing Land Use Map and in Table 1.

Land Use Categories
The following generalized land use categories were used for the Sterling Heights existing land use
survey:
Single Family Residential
This category includes all single-family homes and related accessory structures.
Multiple Family Residential
The category includes residential uses and buildings with two (2) or more dwelling units.
Mobile Home Park
This category includes mobile home park developments.
Office
This category includes professional offices, including medical or dental offices.
Commercial
The commercial land category includes regional, community, and local commercial uses.
Neighborhood commercial uses primarily serve nearby residents and draw upon the smallest
geographical area for their customers. Community commercial uses primarily serve the residents of
the City. Community commercial uses draw upon a smaller geographical area than regional
commercial uses, but a larger geographical area than a neighborhood commercial use. Regional
commercial uses serve a regional population, drawing upon a large geographical area extending
beyond the City’s borders to attract customers.
Industrial
This category includes both light and heavy industrial uses. Uses such as light fabricating or uses
located within industrial parks are considered light industrial uses. Large manufacturing operations
such as auto plants are considered heavy industrial uses.
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Parks/Public Open Space
This category includes City parks, County parks, nature preserves and other open spaces which are
developed for recreational purposes and accessible to the general public. It does not include common
elements and recreational spaces found within residential developments which are generally only
available for use by residents of the development.
Public/Semi Public
This category includes public uses (not operated by the City) and semi-public uses which are generally
open to serve the public. Examples of public uses include a road commission storage yard and post
office, while semi-public uses include places of worship and fraternal organizations.
Municipal Buildings (City)
This category includes all facilities owned and operated by the City of Sterling Heights, including City
offices, police stations, fire stations, library, and the senior center.
Golf Courses
This category includes golf courses and related facilities such as clubhouses and practice greens.
Schools
This category includes public and private school facilities, including preschools, elementary schools,
middle and high schools, as well as institutions of higher learning.
Utilities
This category includes public and semi-public utility facilities and properties, which may include
transmission/pipeline corridors, substations, and related facilities.
Vacant
This category includes lands which are generally vacant or undeveloped, such as open spaces, vacated
sites, forested lands and agricultural lands.
These existing land uses have evolved over the last few decades to create a framework for future
development.

Existing Land Use Framework
The existing land use framework in Sterling Heights is made up of neighborhoods, corridors, and
districts.
Neighborhoods
Neighborhoods that include single-family, multiple-family, public facilities (schools, parks, etc.) and
retail uses comprise the majority of the City.
Districts
Districts are similar in size to neighborhoods but are dedicated to a single use. Lakeside Mall is an
example of a dedicated commercial district. There are a number of districts in the City, including
industrial districts and multiple family districts.
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Corridors
Corridors are also an important part of the framework of Sterling Heights. The land along and between
Van Dyke Avenue and Mound Road form the most dominant corridor in the City, if not the county.
Primarily defined by their role in providing transportation, these corridors also contribute to land use
patterns and the overall image of the City. Primarily industrial and commercial in nature, these
corridors also provide access to adjacent neighborhoods and districts.

Existing Land Use Trends and Analysis
Table 1 shows the amount of acres in each land use category in Sterling Heights in 2015, 2003, and
1985. Over the approximately 30 year span, the City has seen a sharp increase in developed land
acreage versus vacant land acreage. The total residential land has increased from 29.2% of the City in
1985 to 45.5% of the City in 2015. During this time, commercial land increased from 2.7% to 6.0%,
office land increased from 0.6% to 1.7%, industrial land increased from 6.2% to 10.5%, and institutional
land increased from 25.3% to 29.4% of the City.
Residential Land Uses
Residential land uses comprise 10,698.9 acres or 45.5% of the City. The majority of this acreage is
single-family residential land (8,500.8 acres), while multiple-family residential land accounts for 1,917.8
acres and manufactured home park land accounts for 280.3 acres. Single-family residential lands are
located in neighborhoods throughout the City, with the exception of the industrial corridor between
Mound Road and Van Dyke Avenue. Multiple-family residential lands are generally located adjacent to
higher intensity office and commercial uses, and serve as a buffer between lower density single-family
residential uses. A few areas with particularly high concentrations of multiple-family housing include
the Lakeside Mall area and the lands south of M-59 between Dequindre and Mound Roads. There are
two manufactured housing complexes in the City. Sterling Estates is located on the west side of Utica
Road, south of 19 ½ Mile Road, and Rudgate Manor is located south of 18 Mile Road between Mound
Road and Ryan Road.
Commercial Land Uses
Commercial land uses range from neighborhood commercial districts that serve a small population to
regional shopping areas that draw from adjacent communities as well as the City of Sterling Heights.
In total, commercial lands occupy 1,400.4 acres or 6.0% of the City. There are two primary commercial
corridors in the City, Van Dyke Road and M-59, while Mound Road is a secondary commercial corridor.
These corridors contain many regional commercial uses, including national chain stores and big box
retailers. The Lakeside Mall area, south of M-59 between Schoenherr and Hayes Roads, is the largest
single concentration of regional commercial use in the City. Most other commercial uses within the
City are concentrated in smaller commercial nodes at key intersections. Such commercial
development usually consists of neighborhood commercial uses including grocery stores,
convenience stores, gas stations, and retail strip centers with various uses.
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Table 1
Existing Land Use Acreage by Category
City of Sterling Heights, 1985 - 2015
Land Use Category
Residential
Single Family Residential
Multiple Family Residential
Manufactured Home Park

2015
Acres

2003

% of Total

Acres

1985

% of Total

Acres

% of Total

10,698.9
8,500.8
1,917.8
280.3

45.5%
36.1%
8.2%
1.2%

10,823.9
9,224.1
1,359.5
240.3

46.0%
39.2%
5.8%
1.0%

6,874.0
6,080.0
564.7
229.3

29.2%
25.9%
2.4%
1.0%

Commercial

1,400.4

6.0%

1,322.3

5.6%

623.7

2.7%

Office
Industrial

403.8
2,473.6

1.7%
10.5%

256.4
2,508.3

1.1%
10.7%

130.6
1,466.5

0.6%
6.2%

Institutional

6,902.3

29.4%

7,272.8

30.9%

5,959.2

25.3%

1,119.2
549.1
40.0
662.0
644.4
135.3
3,206.8
545.5

4.8%
2.3%
0.2%
2.8%
2.7%
0.6%
13.7%
2.3%

1,061.2
421.6
106.0
661.0
689.6
196.5
3,651.8
485.1

4.5%
1.8%
0.5%
2.8%
2.9%
0.8%
15.5%
2.1%

1,295.0
793.1
---85.3
3,131.3
654.5

5.5%
3.3%
---0.4%
13.4%
2.8%

1,610.0
23,489.0

6.9%
100.0%

1,317.3
23,514.0

5.6%
100.0%

8,460.0
23,514.0

36.0%
100.0%

Parks/Public Open Space
Public/Semi-Public
Municipal Buildings
Golf Courses
Schools
Rivers/Lakes
Roads/Railroads
Utilities
Vacant
Total

Source and Notes: The 2015 land use data was compiled by Wade Trim in June of 2015. City of Sterling Heights total land
acreage is based on 2014 Macomb County Geographic Framework Base data from the Michigan Geographic Data Library
(MIGDL). Total acreage of rivers and lakes is based on a river and lake polygon GIS layer obtained from the City of Sterling
Heights, 2015. Some differences between the 2015, 2003 and 1985 land use data calculations are the result of different
methods of measuring and computing acreage. The 2005 Master Land Use Plan was the source for the 2003 land use data.
The sum total of the 2003 land use data equals 23,501.0 but was listed as 23,514.0 in Table 7 of the 2005 Master Land Use
Plan. The 1985 Master Plan was the source for the 1985 land use data. In 1985, different categorizations of institutional land
uses were utilized.

Office Land Uses
Office land use occupies 403.8 acres or 1.7% of the City. Office uses are most often intermixed with
commercial uses along the City’s major commercial corridors and nearby the major road intersections.
Industrial Land Uses
Industrial land use accounts for 10.5% of the total land of City, or 2,473.6 acres. Almost all of the
industrial land is located between Van Dyke and Mound Roads, within an approximately one-mile
wide and six-mile long planned industrial corridor which splits the City’s generally into two-halves.
Industrial land uses are characterized by both heavy and industrial uses, including auto and auto parts
manufacturing, and light industrial uses. Industrial development that has occurred since the 1985 land
use survey has largely been in the form industrial parks and other light industrial development, and
has been located along the entire length of Mound Road on the west side of the industrial corridor.
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Institutional Land Uses
Institutional use (including numerous “sub-categories”) makes up 29.4% of the City’s total land.
Generally, institutional uses are scattered throughout the City to serve the City’s many residential
areas. However, one particular concentration of institutional use is found within the Clinton River
corridor between Utica Road and Clinton River Road, consisting of large recreational areas in addition
to the City’s governmental center located at the intersection of Utica Road and Dodge Park Road.

Non-Conforming Land Use Analysis
Completion of the existing land use inventory provides the ability to identify existing non-conforming
uses within the City of Sterling Heights, by comparing land use field data against the City Zoning
Ordinance text and map. This non-conforming land use analysis can be used for a variety of purposes,
including allowing City staff to monitor non-conforming land uses and guard against their
unauthorized expansion, or help the City institute proceedings for their condemnation and removal in
accordance with the Michigan Zoning Enabling Act. Additionally, the non-conforming use analysis
could help to identify locations in the City where codes have unintentionally caused non-conforming
land use conditions.

Methodology
In order to identify potential non-conforming uses within the City, a matrix of allowable land uses by
zoning district was prepared (Table 2). This matrix lists the 93 total land use types which are specifically
listed as being allowed within the City Zoning Ordinance. The matrix then shows the various existing
zoning districts established and notes (with an “X”) whether the specific land use classification is
allowed within the zoning district, either as a principal permitted use or a special land use.
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Table 2
Matrix of Allowable Land Uses by Zoning District
City of Sterling Heights, 2015

Dwellings, Independent
Living
Dwellings, Mobile Home
Parks
Dwellings, Multi Family (Low
Rise 2 or Less Stories)
Dwellings, Multi Family (Low
Rise 3 Stories)
Dwellings, Multi Family (Mid
to High Rise 3+ Stories)
Dwellings, One Family
Detached
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M-1

M-2

O-R

FP

P-1

C-4

C-3

C-2

C-1

O-3

O-2

O-1

RM-3

RM-1 & RM-2

MHP

R-2

TRO

Adult Entertainment
Establishments
Agriculture
Ambulance Service Dispatch
Amusement Device Centers
Auto, Gasoline Service
Stations
Auto, Impound Lots
Auto, Sales Dealerships &
Rental
Auto, Service Centers
(General)
Auto, Service Centers (Part
of Planned Development)
Auto, Wash Establishments
Banquet Facilities
Building Construction
Contractors
Cemeteries
Central Dry Cleaning Plants
and Laundries
Child Care Centers
Clubs, Private
Concrete and Asphalt
Crushing Plants
Dance Halls
Dwellings, Assisted Living
Dwellings, Boarding Houses

R-80, 90 & 100

Existing Land Use
Classification

R-60 & 70

Zoning Districts

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X

X
X

X
X

X

X

X

X

X
X

X

X

X

X
X

X

X

X
X

X

X
X
X
X

X

X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
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Table 2 (cont.)
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M-1

M-2

FP

P-1

C-4

C-3

C-2

C-1

O-3

O-2

O-1

RM-3

RM-1 & RM-2

MHP

R-2

X

TRO

Education, Higher
Institutions
Education, Primary Schools
Funeral Homes
Hospitals
Industrial, Recycling Stations
Industrial, Refuse and
Garbage Incinerators
Institutions, Post Offices,
Public Facilities and DPW
Yards
Institutions, Public (City)
Institutions, Public (NonCity)
Junkyards
Kennels
Lodging, Hotels and Motels
Manufacturing, Assembly of
Electronics and Machines
Manufacturing, Heavy
Manufacturing, Light
Nonautomotive Paint Shops
Offices, professional
Parking Lots, Off-Street
Parking Lots, Structures
Personal Service, Appliance
Repair
Personal Service, Body Art
Facilities
Personal Service, General
Places of Worship
Printing and Publishing
Public Utilities, Local Service
Public Utilities, Regional
Service
Recreation, Bowling Alleys

X

O-R

Dwellings, One Family
Detached
Dwellings, Rehabilitation
Centers
Dwellings, Two Family

R-80, 90 & 100

Existing Land Use
Classification

R-60 & 70

Zoning Districts

X

X

X

X

X
X
X

X

X

X

X

X

X

X

X
X

X
X
X

X

X

X

X

X

X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X

X

X

X

X

X
X
X

X
X
X
X

X
X

X
X

X
X

X
X

X

X

X

X

X
X

X

X
X
X

X

X
X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

TECHNICAL REPORT

14

Sept 29, 2015 DRAFT

X
X

Table 2 (cont.)

X

TRO

O-R

FP

P-1

X

X

X

X

X
X
X
X

X

X

X

X

X

Research, Development and
Testing Facilities
Research, Medical Tech
Facilities
Restaurants (Including Drive
Thru)
Restaurants (No Drive Thru)

X

X

Retail, Art Galleries
Retail, Auto Supply Stores

X

X

X

X

X

X
X
X

X
X

X

Retail, Building Materials
and Outdoor Supply Stores

X

Retail, Bulk Food Stores

X

X

Retail, Department Stores

X
X

X
X

X

X

X

X

X

X

X

X

X

X

Retail, General
Retail, General Merchandise
Store
Retail, Home Furnishing
Stores
Retail, Jewelry
Retail, Multi-Tenant
Shopping Center
Retail, Nursery, Lawn and
Garden Stores
Retail, Office Supplies

X

X

X

Retail, Pawnbrokers
Retail, Regional Shopping
Centers
Retail, Supermarkets
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C-4

C-3

C-2

C-1

O-3

O-2

O-1

RM-3

RM-1 & RM-2

MHP

R-2
X

M-2

X

M-1

Recreation, Commercial
Indoor or Outdoor
Recreation, Golf Courses
Recreation, Miniature Golf
and Golf Driving Ranges
Recreation, NonCommercial Recreation
Centers
Recreation, Physical Fitness
Facilities
Recreation, Public Riding
Stables
Recreational Vehicle Storage

R-80, 90 & 100

Existing Land Use
Classification

R-60 & 70

Zoning Districts

X

X

X
X
X
X
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X

X

X

X

X

X

X

X

Table 2 (cont.)

Studios
Theaters, Auditoriums,
Concert Halls and Similar
Places of Assembly
Theaters, Movie
Tool Rentals
Truck Terminals and Truck
Storage Yards
Truck, Equipment, RV, Boat,
Mobile Home Rentals
TV and Radio Broadcast
Stations
Union Halls
Veterinary Offices
Warehouses and Wholesale
Establishments
Wireless Communication
Towers

X

M-2

M-1

TRO

O-R

FP

X
X

P-1

C-3

X

Self-Storage Facilities

C-4

C-2

C-1

O-3

O-2

O-1

RM-3

RM-1 & RM-2

MHP

R-2

R-80, 90 & 100

Existing Land Use
Classification

R-60 & 70

Zoning Districts

X
X

X
X
X
X

X

X

X

X

X

X

X

X

X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

Table 2 Notes:
1. X = Allowable Use (Principal Permitted Use or Special Land Use)
2. The PCD (Planned Center District) allows broad mix of land uses upon review and approval of the City and thus has
not been included in the matrix.
3. All vacant land uses have been classified as conforming uses.
4. For geographic distribution of zoning districts, refer to the City of Sterling Heights Zoning District Map.
Source: Wade Trim Analysis based on June 2015 existing land use survey and City of Sterling Heights Zoning Ordinance text
and map, Ordinance 278-1 through 278-170.

Each parcel in the City was then coded into one of the 93 specific land use categories. In order to
accomplish the analysis, the generalized land use classifications shown on the Existing Land Use Map
(i.e., “Commercial”) were further divided into such categories as “Banquet Facilities” and “Retail,
Supermarkets”. Next, each parcel was coded its current zoning district classification, based on the City
of Sterling Heights Zoning Districts Map. Finally, a comparison was made between the land use
classifications and zoning districts in order to determine which parcels were conforming or nonconforming.
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Analysis
Out of more than 50,000 total parcels within the City, a total of 992 were flagged as having a nonconforming use. The locations of these non-conforming parcels are shown on the Non-Conforming Use
Map. The map also flags parcels which were identified as non-conforming based on the land use and
zoning district comparison, but are part of a consent judgment or contract zone agreement. In these
cases, such agreements such land uses may actually be deemed legal conforming uses depending on
the terms of the consent judgment or contract zone.
Non-conforming uses can be found scattered throughout the City. However, they are more commonly
found fronting the primary north-south and east-west roadways. Of these major roadways, the Mound
Road and Van Dyke Avenue corridors feature the largest concentration of non-conforming uses. Few
non-conforming land uses are found within the residential neighborhoods.
The non-conforming land use results are further summarized by land use category in Table 3. Of the
992 total parcels with non-conforming uses, the largest number (454) contain two-family dwellings.
Two-family dwellings are allowed by the City Zoning Ordinance only within the R-2 District. Most
commonly, the non-conforming two-family uses are located on parcels zoned RM-1 District. Another
common non-conforming use found in the City is multi-family dwellings (low rise, two stories or less),
totaling 332 parcel instances, most commonly zoned R-100 District. Multi-family dwellings (low rise,
two stories or less) are allowed by the City Zoning Ordinance only within the RM-1, RM-2 and RM-3
Districts. A total of 66 non-conforming use parcels within the City contain one-family detached
dwellings. Most commonly, these non-conforming land use parcels are zoned M-1 District.

Table 3
Non-Conforming Use Summary
City of Sterling Heights, 2015
Total Non-Conforming
Parcel Count

Most Common Zoning
District Designation
(current)

Adult Entertainment Establishments

1

C-3

Auto, Gasoline Service Stations

5

C-1

Auto, Service Centers (General)

Non-Conforming Use Classification

21

C-3

Building Construction Contractors

7

R-80

Child Care Centers

4

R-60

Clubs, Private

2

O-1, C-1 (tied)

17

M-1

1

RM-3

332

R-100

66

M-1

454

RM-1

Concrete and Asphalt Crushing Plants
Dwellings, Assisted Living
Dwellings, Multi Family (Low Rise 2 or Less Stories)
Dwellings, One Family Detached
Dwellings, Two Family
Education, Primary Schools

2

O-1

Funeral Homes

2

O-1

Hospitals

1

C-2

Industrial, Recycling Stations

3

M-1
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Table 3 (cont.)
Total Non-Conforming
Parcel Count

Most Common Zoning
District Designation
(current)

Industrial, Recycling Stations

3

M-1

Institutions, Public (City)

1

M-2

Manufacturing, Heavy

2

M-1

Manufacturing, Light

2

C-3

Offices, Professional

1

R-60

Personal Service, Body Art Facilities

1

C-3

Personal Service, General

1

O-1

12

C-2

Public Utilities, Regional Service

1

FP

Recreation, Bowling Alleys

3

C-2

Recreation, Golf Courses

1

M-1/M-2 Split Zone

Recreation, Non-Commercial Recreation Centers

3

R-70

Recreation, Physical Fitness Facilities

1

C-1

Recreational Vehicle Storage

1

RM-3

Restaurants (Including Drive Thru)

4

C-1

Restaurants (No Drive Thru)

3

O-3

Retail, Building Materials and Outdoor Supply Stores

5

M-1

Retail, General

6

O-1, M-1 (tied)

Retail, Home Furnishing Stores

2

M-1

Retail, Nursery, Lawn and Garden Stores

2

R-60

Retail, Office Supplies

1

C-3

Retail, Pawnbrokers

2

C-3

Retail, Supermarkets

3

C-4

Self Storage Facilities

3

M-1

Truck Terminals and Truck Storage Yards

9

M-1

Union Halls

3

C-3

Veterinary Offices

1

O-1

Non-Conforming Use Classification

Places of Worship

Total

992

Source: Wade Trim analysis
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Natural Systems Assessment
The Natural Features Assessment provides a description and analysis of the significant natural features
within the City. These features include rivers and tributaries, bodies of water, wetlands, floodplains,
woodlands and other habitat, and topography.
The assessment of natural features may impact future land use decisions, and the preservation of
these features may significantly improve the quality of life for citizens and visitors to the community.
Additionally, identification of natural features is essential for recreation planning, and increasingly for
economic development initiatives that are tied to recreation.

Clinton River Watershed and Subwatersheds
The City of Sterling Heights falls entirely within the Clinton River Watershed, which is a portion of the
Lake St. Clair Regional Sub-basin. The City contains two subwatersheds of the Clinton River
Watershed: the Red Run Subwatershed and the Clinton River East Subwatershed.
The Red Run Subwatershed contains the majority of land in the City; the northeastern portion of the
City is within the Clinton River East Subwatershed. The Clinton River is the most prominent waterway
in the City, running through the northeastern portion; other significant tributaries located within the
City include the Red Run Drain, the Plum Brook Drain, Big Beaver Drain, Crissman Drain, McCoy Drain,
Gibson Drain, and many smaller tributaries.
Rapid urban expansion and subsequent losses in habitat, alterations in riparian corridors, and
increases in impervious surfaces and flooding over the last fifty years or more have resulted in the
Michigan Department of Natural Resources (MDNR) listing the entire Clinton River Watershed and the
near shore area of Lake St. Clair an Area of Concern (AOC) in 1995. Several concerns were cited in the
Clinton River Remedial and Preventative Action Plan that described why the river was listed as an AOC.
These concerns were: 1) conventional pollutants including high fecal coliform bacteria and nutrients,
2) high total dissolved solids, 3) contaminated sediments including heavy metals, PCBs, oil and grease,
and 4) impacted biota. Many old closed landfills in the watershed are also of concern. The TMDL for E.
coli in the Red Run Drain and Bear Creek was established in September 2006.
Many projects are currently underway to address Areas of Concern, such as extensive water quality
monitoring on the Clinton River, St. Clair River, and Lake St. Clair; bacterial source monitoring; several
wastewater treatment system upgrades; SSO and CSO corrections; and numerous other nonpoint
pollution control projects are either in progress or in the planning stages.
The Clinton River Watershed Council, an organization whose mission is to preserve and enhance the
quality of the Clinton River Watershed and Lake St. Clair, is comprised of governmental, business, and
civic members who work through a Board of Directors to achieve mutual goals. Sterling Heights is a
member of the Watershed Council. The Council provides educational and conservation resources to
assist member communities in their efforts to preserve water quality. These resources may in turn
form the basis of land use policies or regulations that may be formally adopted by the City of Sterling
Heights and implemented when reviewing development proposals.
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Bodies of Water
While lakes are not prevalent in the City, several bodies of water exist. The largest bodies of water are
the lakes just south and east of Lakeside Mall in the northeastern portion of the City. Island Park is
located interior to the southern-most lake. Commercial and residential development surround the
lakes.
Bodies of water exist within the Clinton River Park areas and Joseph J. Delia Jr. Park. Other smaller
bodies of water exist in association with wetlands throughout the City, and as storm water control
facilities in association with both residential and commercial development.

Wetlands and Floodplains
Wetlands within the City are primarily located in association with waterways; the largest areas of
wetlands are in association with the Clinton River. The locations of wetlands within the City are shown
on the Wetlands and Floodplains Map, based on data provided by the National Wetlands Inventory as
maintained by the U.S. Fish and Wildlife Service. Generally, wetland areas are most commonly found in
the northern half of the City along the Clinton River, Plumbrook Drain and Crissman Drain. Some
larger areas of wetlands are also found within the industrial corridor of the City located between
Mound Road and Van Dyke Avenue.
Wetlands are specifically defined by the State of Michigan in Part 303 of the Natural Resources and
Environmental Protection Act. Wetlands of over five acres in size are protected by the State, as well as
wetlands of five acres or less which are contiguous to a body of water (lake, pond, river or stream), and
other essential wetlands that may be identified by the State.
Local units of government may take additional steps to protect wetlands that are not otherwise
protected by the State, such as with vegetated buffers and construction setbacks. Sterling Heights
may wish to adopt regulations which further protect wetlands not currently protected by the State.
Floodplains are identified according to criteria established by FEMA (Federal Emergency Response
Administration) and are mapped on Federal Insurance Rate Maps (F. I. R. M.). The Wetlands and
Floodplains Map shows the locations of 100-year flood zones and 500-year flood zones within the City.
These flood zones are commonly adjacent to waterways and drains, particularly the Clinton River,
Plumbrook Drain and Red Run Drain. For properties within the 100-year flood zone, flood insurance is
required for mortgages that are federally backed through the National Flood Insurance Program.
Article 16 of the City of Sterling Heights Zoning Ordinance regulates development in the floodplain
area.

Woodlands
Since the City is largely developed, significant woodlands are not present within the City, with the
exception of those areas near the Clinton River, other waterways and areas within parks. Several
wooded areas near residential subdivisions have been preserved.
The City has adopted regulations for tree management in public places and rights-of-way found in
Article I of Chapter 51 of the Codes and Ordinances of the City and has adopted a Tree Preservation
Ordinance found in Article III of Chapter 51. An Official Woodlands Map has been adopted by the City
as part of the Tree Preservation Ordinance, and is available for review in the office of the City Clerk.
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Topography
Topography within the City is generally level, and does not present a challenge to future land use.

Green Infrastructure and Natural Features Inventory
Regional planning agencies including SEMCOG and Macomb County have focused on the
preservation and enhancement of green infrastructure elements at the county and region level. Green
infrastructure refers to natural elements and related land uses including parks, lakes, ponds, existing
and potential wetlands, riparian corridors and similar features. Green infrastructure is increasingly
being recognized for its contribution not only to environmental quality, but also to placemaking,
economic values, and healthy communities.8 In 2014, SEMCOG prepared a report entitled Green
Infrastructure Vision for Southeast Michigan, which is a framework and guide for the preservation and
future implementation of green infrastructure within Southeast Michigan. At the county level,
Macomb County has mapped existing and potential green infrastructure elements. Within Sterling
Heights, such elements include potential wetlands, water bodies, Michigan Natural Features Inventory
elements, parks, woodlots, and riparian corridors. The principal green infrastructure areas/corridors
within the City include: the Clinton River and adjacent wetlands, floodplains and recreation areas; the
Red Run Drain and adjacent floodplains; the Big Beaver Creek and adjacent wetlands, floodplains and
recreation areas; and, the lands including and adjacent to the Plumbrook Nature Preserve in the
northwestern portion of the City.
Michigan Natural Features Inventory elements that are present within the County are discussed in a
document entitled Lake St. Clair Habitat Evaluation Study, dated November of 2012. Ecological
summaries were prepared for several sites within the City of Sterling Heights, including Dodge Park
and the surrounding lands along the Clinton River. Several natural communities exist within the park,
including dry-mesic oak forest, emergent marsh, inundated shrub-swamp, and a sapling-pole stand.
More detailed information on this area may be found in the Lake St. Clair Habitat Evaluation Study.
Disturbances and threats, as well as stewardship considerations are also included in the study.
Aquatic sampling was done at several points along the Clinton River within the City; these samplings
are detailed within the Lake St. Clair Habitat Evaluation Study. The study outlines “potential
conservation areas” within the City of Sterling Heights including lands along the main branch of the
Clinton River within the City and the area including and adjacent to the Plumbrook Nature Preserve.

Blue and Green Infrastructure Vision
Embracing the quality of life, placemaking and economic benefits of green infrastructure as well as
blue (water-related) infrastructure, Macomb County has identified and adopted a blue and green
infrastructure vision of interconnected water routes, trail and natural corridors, recreation areas,
walkable downtowns and coastal city hubs. This vision is highlighted in the Macomb County Blue & Green
Infrastructure Vision Map. Key contributing elements of this vision within Sterling Heights include the
Clinton River corridor, Clinton River Trail, Clinton River Water Trail, Plumbrook Nature Preserve, Red
Run Drain corridor, Big Beaver Creek corridor, and the planned Governor’s Belle Isle to Wisconsin Trail.

8

Green Infrastructure Vision for Southeast Michigan. SEMCOG, 2014.
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Special Development Option Ordinance
The City of Sterling Heights Zoning Ordinance contains regulations which have resulted in the
preservation of over 425 acres of privately held open space since the regulations were adopted in
1990. These regulations, found in Article 22 of the Zoning Ordinance, include the one-family cluster
option, the planned subdivision option, and the Planned Unit Development (PUD) option.
The purpose of these options is to permit single family residential development which, through
design innovation, preserves desirable open space in the form of wetlands, woodlands and other
natural assets. In the case of PUD’s, innovation in design for non-residential uses is permitted.
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Infrastructure Assessment
Transportation Network Assessment
Mobility constitutes a vital part of the social and economic well-being of a community. A successful
transportation system is one that enhances the mobility of residents by providing efficient access from
home to work and other facilities supplying basic needs. A successful transportation system also
contributes to the success of businesses and industries, and allows for outside investment by
attracting visitors to the community. Given the transportation system’s great influence upon the
overall framework and well-being of the community, the transportation element must be fully
coordinated with the other elements of the Master Plan. Therefore, the purpose of this section is to
ensure that future improvements and land use decisions complement the needs and goals within the
community for continued and improved mobility.

National Functional Classification (NFC)
The Transportation Network Map shows the National Functional Classification of the City of Sterling
Height’s roads. The National Functional Classification (NFC) is a federal classification system for all
public highways, roads, and streets. This classification system provides the basis for federal aid
eligibility of roadways (United States Code, Title 23). In Michigan, MDOT has the primary role in
cooperation with appropriate local agencies in updating and revising the NFC. Updates and revisions
are subject to Federal Highway Administration approval.
Roads are classified first as rural or urban, dependent based on their location within or outside the
federal aid urban/rural boundary. All of the roads and streets in Sterling Heights are designated as
urban. The two primary considerations in classifying highway and street networks functionally are
access to property and travel mobility, as defined by trip travel time or operating speed. For example,
local roads provide access to property, but would be rated low in mobility. The basic classifications for
the functional systems are:
 Arterial highways, which generally • handle longer trips and operate at higher and more
uniform speeds;
 Collector roads, which collect and disperse traffic between arterials and the local roads; and,
 Local roads, streets, and other public ways, which serve the land access function to the
residential areas, businesses, individual properties, and other local areas.
Interstates and freeways are at the top of the NFC system hierarchy. Portions of two freeways (noninterstate) extend into Sterling Heights, including M-53 and M-59. Numerous road segments in
Sterling Heights are classified as arterials. Arterial routes are designed to provide for relatively high
travel speeds and minimum interference to through movement. Principal arterials generally carry long
distance, through travel movements between cities and provide access to important traffic
generators, such as major airports or regional shopping centers. Minor arterials are similar in function
to principal arterials, except they carry trips of shorter distance and to lesser traffic generators.
Principal arterials within Sterling Heights include Hall Road (M-59), Van Dyke Avenue (M-53), Mound
Road, 14 Mile Road, Metropolitan Parkway, Dequinre Road and Schoenherr Road. Minor Arterials
include 19 Mile Road, 17 Mile Road, 15 Mile Road, Canal Road, Clinton River Road, Utica Road, Dodge
Park Road, Ryan Road, Hayes Road and Moravian Drive.
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Collector roads tend to provide more access to property than do arterials. Collectors also funnel traffic
from residential or rural areas to arterials. Several major collectors are located in Sterling Heights,
including Merrill Road, 18 ½ Mile Road, Saal Road, and Plumbrook Road.

Traffic Volumes
The Traffic Volumes Map displays twenty-four hour Average Daily Traffic (ADT) counts for selected road
segments within Sterling Heights. These traffic counts were obtained from SEMCOG’s traffic database
obtained in June of 2015. For most streets, two-way traffic counts are shown; however, for freeways
and other divided streets (Mound, Van Dyke, etc.), one-way traffic counts are shown. The most heavily
traveled road segments in Sterling Heights include M-59, Van Dyke Avenue, Mound Road,
Metropolitan Parkway, Hayes Road, Ryan Road, and Dequindre Road.
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Traffic Crash Statistics
Accident statistics for the City of Sterling Heights for 2012, 2013 and 2014 were obtained from
SEMCOG. For the three year span, a total of 12,641 traffic crashes were reported. These included 14
fatal, 66 A-level, 444 B-level, 2,232 C-level and 9,885 PDO accidents. The total number of accidents has
increased during the three year span, from 3,905 crashes in 2012, to 4,043 in 2013, to 4,693 in 2014.
Listed by total number of accidents, the highest number of traffic accidents occurred on the following
roadways:
1. Van Dyke Ave – 1,667 total accidents
2. Mound Road – 1,279
3. Metropolitan Pkwy – 1,236
4. Schoenherr Road – 1,041
5. Hall Road – 932
6. 15 Mile Road – 830
7. Ryan Road – 599
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8. Hayes Road – 572
9. Dequindre Road – 460
10. 18 Mile Road - 334
Generally, the traffic accidents which occurred along these roadways during the three year span were
not isolated in any particular location; rather, they were fairly evenly distributed along the corridors.
However, a review of the accident locations shows a more concentrated number of traffic accidents
occurring along the following road segments within the City:
 Hall Road, east of Van Dyke
 Schoenherr Road, between 19 Mile and Hall
 Hayes Road, between 19 Mile and Hall
 Mound Road at Hall Road
 Mound Road, south of Metropolitan Pkwy
 Van Dyke, between 14 Mile and 17 Mile

Public Transit
Public Transit service is primary provided through SMART. The SMART Bus Routes Map illustrates the
locations of SMART bus routes within the City of Sterling Heights. Schoenherr Road and Van Dyke are
the primary north-south routes with Fourteen Mile, Fifteen Mile and Hall Road being major the major
east-west transit corridors. In addition to main line transit routes, SMART also offers specialized transit
services including curb-to-curb connector service and ADA Paratransit service.
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Drinking Water
Source
The City purchases its drinking water from the Detroit Water and Sewerage Department (DWSD). The
water is treated and processed before being delivered to the City’s water distribution system.

Water Quality
The DNRE, in partnership with the U.S. Geological Survey, the DWSD and the Michigan Public Health
Institute, performed a source water assessment to determine the susceptibility of potential
contamination. The susceptibility rating is on a seven-tiered scale from very low to high based
primarily on geologic sensitivity, water chemistry and contaminant sources. The Detroit River source
water intakes were found to be highly susceptible to potential contamination. The Lake Huron source
water intake is categorized as moderately low susceptibility to potential contaminate sources.
However, all Detroit water treatment plants that use source water from the Detroit River and the Lake
Huron water treatment plant have historically provided satisfactory treatment to meet drinking water
standards.
The City of Detroit treatment facilities operate 24 hours a day, seven days a week. The treatment
process begins with disinfecting the source water with chlorine to kill harmful microorganisms that
can cause illness. Next, a chemical called Alum is mixed with the water to remove the fine particles
that make the water cloudy or turbid. Alum causes the particles to clump together and settle to the
bottom. Fluoride is also added to protect our teeth from cavities and decay. The water then flows
through fine sand filters called beds. These filters remove even more particles and certain
microorganisms that are resistant to chlorine. Finally, a small amount of phosphoric acid and chlorine
are added to the treated water just before it leaves the treatment plant. The phosphoric acid helps
control the lead that may dissolve in water from household plumbing systems.
The chlorine keeps the water disinfected as it travels through the water mains to reach your home. In
addition to a carefully controlled and monitored treatment process, the water is tested for a variety of
substances before treatment, during various stages of treatment and throughout the distribution
system. The DWSD tests hundreds of samples each week in their certified laboratories by a highly
qualified, trained staff. Detroit water not only meets safety and health standards, but also ranks among
the top 10 in the country for quality and value.
Since 1992, the City of Sterling Heights’ water division has been testing homes with plumbing systems
that may contribute lead to their household water supply. Of the twenty four (24) homes tested in
2011, none were found to have lead levels above the action level. Homes in Sterling Heights do have
copper pipes that, prior to late 1988, were connected by lead solder. Lead solder was widely used prior
to being banned in 1988, but it is still available in hardware stores for purposes other than home
plumbing. The actual presence of lead connections does not indicate a lead problem. Over time, a
protective coating builds up inside the pipe. This coating can reduce the amount of lead that might
dissolve in the water. If your home was built prior to 1989, it may have piping that has lead soldered
joints. If present, elevated levels of lead can cause serious health problems, especially for women and
young children.
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Lead in drinking water is primarily from materials and components associated with service lines and
home plumbing. The city of Sterling Heights is responsible for providing high quality drinking water,
but cannot control the variety of materials used in plumbing components.9

Sanitary Sewer
The City of Sterling Heights maintains and operates its own sanitary and storm sewer systems to
ensure proper functioning. Staff of the City’s Sewer Division inspect, repair and restore damaged utility
structures, sewer lines, and replace the concrete required by these repairs. Included among duties of
this Division is the maintenance of retention ponds to assure proper functioning for the temporary
retention of storm water drainage. Staff is also responsible for responding to emergency flooding
conditions, checking known sanitary sewer system and lift station problem areas for surcharging and
proper operation during heavy rainfall.10
The key goals of the City’s Sewer Division include:
 To provide a systematic preventative maintenance sanitary sewer cleaning program to
prevent sewer blockages.
 To provide efficient and economical maintenance, repair and restoration of the City's sanitary
and storm sewer systems.
 To provide an efficient, competent and responsible sewer connection utility inspection
program.
 To ensure safe, well maintained, functioning storm water retention basins for temporary
detention of storm water run-off without damaging our stream ecology while preventing
street and basement flooding.
 To minimize infiltration into the sanitary sewer system through inspection and an ongoing
rehabilitation program.11

Stormwater12
Overview
The entire City falls within the “urbanized area.” Thus, the storm water regulations apply to all the
separate municipal storm sewer systems (MS4s) within the City limits. As of 2010, when the City last
updated its Stormwater Management Plan (SWMP), there were 700 properties in the City that are
served by on-site septic systems.
There are two nested school districts within the City of Sterling Heights. They are the Utica Community
School District and Warren Consolidated School District. The City does not have any cooperative
agreements between these jurisdictions for stormwater systems within the corporate limits. Both
school districts have contractual agreements with Macomb County and are blanketed under the
County’s Phase II General Permit. All student campuses have potential for contamination of storm

9

City of Sterling Heights. 2013Annual Water Quality Report. Published June, 2014.
http://www.ci.sterling-heights.mi.us/1194/Sewer-Collection
11
http://www.ci.sterling-heights.mi.us/1194/Sewer-Collection
12
City of Sterling Heights Stormwater Management Plan. prepared in compliance with Michigan Department Of
Environmental Quality Phase I Storm Water Regulations NPDES Individual Permit MIS040085 Issued March 3,
2009; Revised February 2010.
10
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water runoff from large parking lots and from maintenance operations at the facilities, grounds, and
athletic fields.
The Macomb County Public Works Office has a number of storm drains within the City and the City is
committed to working with this agency and the schools to coordinate and integrate efforts, where
applicable. The Road Commission of Macomb County (RCMC) and MDOT have road rights-of-way
within the City and both have their own permit coverage.

Storm Sewer System
The City of Sterling Heights maintains storm water map which includes all municipally-owned storm
water outfalls, catch basins, and tributaries. This map was submitted to MDNRE in June 2006 and is
available upon request. The City currently has 250 outfalls under their jurisdiction. They discharge to
various receiving sites including the Macomb County Public Works Office (MCPWO) drains, land
owned by the City of Sterling Heights, the Utica Community School District, Warren Consolidated
School District and other privately owned property within the City of Sterling Heights. All storm water
from the City ultimately drains to the Clinton River.
The General Drain Fund services debt that was created by the sale of bonds by Macomb County under
Chapter 20. The proceeds from these bond sales are realized in the Capital Projects Fund and are used
to construct drains within the City. In 2014/15, there were no new drains programmed to be
constructed with bond sale proceeds.

Capital Improvements and Funding
The Water & Sewer Fund equipment, vehicles, and technology improvements are budgeted within the
respective Water & Sewer Divisions. The primary funding sources for Water & Sewer Fund
improvements and replacement projects are fees charged for connections into the existing system
and funding from special assessments. In budget year 2014, sanitary sewer projects totaling
$1,673,000 and water main expenditures of $3,344,500 were programmed and another $10,000 was
budgeted for the Fire Hydrant Replacement Program. Provided on the next page are maps showing
the locations of capital improvements related to sanitary sewers, water mains, and storm drains for
program year 2014/15.

Energy - Gas and Electricity
DTE Energy provides gas and electricity services to both businesses and residences in the City of
Sterling Heights.
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Source: Sterling Heights Capital Improvement Projects 2011-2015
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Socioeconomic Trends and Projections
Introduction
This analysis will describe the socioeconomic characteristics of Sterling Heights, Michigan. These
characteristics include information on population, age, race, gender, households, income, education
and employment. In many cases, the figures for Sterling Heights are compared to the adjacent City of
Warren and Charter Township of Clinton for comparison purposes. These two communities have been
selected to provide a relevant comparison given that they are similarly sized (in terms of both
population and land area) and situated (within urban Macomb County). Additionally, the City’s figures
may also be compared to Macomb County as a whole to gauge its characteristics with the immediate
region. An examination of these statistics will help determine future land use and programmatic
needs. A variety of data sources have been utilized for this analysis, including the decennial reports
from the U.S. Census Bureau, American Community Survey (ACS) estimates from the U.S. Census
Bureau, and the Southeast Michigan Council of Governments (SEMCOG).

Population Characteristics
Population Trends and Projections
As shown in Figure 1, the population of Sterling Heights steadily grew from 1970 to 2010. A total of
68,064 residents have been added to the population between 1970 and 2010, representing a growth
of 110.4%. However, the bulk of this increase occurred in the 1970’s, as the population grew by 47,364
residents during the decade. Since 1980, the City has seen a slow, steady population growth.
According to SEMCOG forecasts, the City’s population is projected to continue to grow at a slow,
steady pace and is expected to reach 136,527 residents by the year 2040 (5.3% increase from 2010).

Figure 1
Sterling Heights Population Trends and Projections
1970 to 2040

108,999

117,810

129,699

131,058

134,666

136,527

124,471

2000

2010

2020

2030

2040

61,635

1970

1980

1990

Source: 1970, 1980, 1990, 2000 and 2010 US Census;
SEMCOG 2020, 2030 and 2040 forecasts
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Population trends from comparable municipalities and Macomb County as a whole provide a frame of
reference for the trends for Sterling Heights. Figure 2, below, shows population trends for these entities
from 1990 to 2014. Similar to Sterling Heights, Clinton Township and Macomb County have witnessed
increasing populations during the time period. However, Macomb County’s rate of population growth
(10.3% between 1990 and 2014) was higher than both Sterling Heights (6.5%) and Clinton Township
(5.1%). The trend for the City of Warren shows a slow population decline between 1990 and 2010
followed by a modest growth between 2010 and 2014.

2000

144,864
138,247
134,056
134,805

85,866
95,648
96,796
100,529

1990
117,810
124,471
129,699
132,616

1,000,000
900,000
800,000
700,000
600,000
500,000
400,000
300,000
200,000
100,000
0

717,400
788,149
840,978
869,159

Figure 2
Population Trends Comparison
Sterling Heights, Comparable Municipalities and Macomb County
1990 to 2014

2010
2014 (Year End)

Sterling Heights Charter Twp of City of Warren
Clinton

Macomb
County

Source: 1990, 2000 and 2010 US Census;
SEMCOG Dec. 2014 Population and Households

Age Trends and Projections
Information on age distribution within a population can assist a community in matching public
services to community characteristics and in determining special needs of certain age groups. For
example, the younger population tends to require more rental housing units and smaller homes, while
the elderly population may have a need for assisted living facilities. Analysis of age distribution may
also be used by policy makers to identify current gaps in services and to project future service needs
for housing, education, recreation and medical care. It is of equal importance in planning to anticipate
which age groups are likely to increase during the planning period. Examples of this are the aging
“baby boomers” and their children; both forming waves of population rise and fall as they move
through their lifecycles.
Table 4 shows a gradually aging population within the City of Sterling Heights. According to the 2013
American Community Survey, the largest age group in Sterling Heights is the Young Adult & Family
Formation age group (20-34 years). The population of this group increased greatly from 2000 to 2013,
rising from 25,381 to 37,163 (46.4% increase). Contributing to this trend is the aging of the Primary
School Years population group, as those aged 5-19 decreased by 5.9% during the same time period.
The population of the Mature Families age group (35-54 years) decreased by 35.8%, and
correspondingly, the population of the Empty Nesters age group (55-64 years) increased by 33.5%.
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The Retirement Age population group (65 years and older) also increased substantially between 2000
and 2013, growing by 40.7% over the time span.
Further evidence of a gradually aging population is the City’s overall median age figure, which has
increased from 37.0 years in 2000 to 40.8 years in 2013.
Table 4
Age Group Trends
City of Sterling Heights, 2000 to 2013

7,729
25,237
25,381
38,708
12,778
14,638

7,126
24,269
24,283
37,181
17,139
19,701

6,792
23,754
37,163
24,837
17,063
20,600

% Change
2000-2013
-12.1%
-5.9%
46.4%
-35.8%
33.5%
40.7%

124,471

129,699

130,209

4.6%

Age Groups

2000

Young Children (Under 5 Years)
Primary School Years (5-19 Years)
Young Adult & Family Formation ( 20-34 Years)
Mature Families (35-54 Years)
Empty Nesters (55-64 Years)
Retirement (64 Years and Older)
Totals

2010

2013

Source: 2000 and 2010 U.S. Census; 2013 ACS 5-Year Estimates

Figure 3 shows the population projections by selected age groups for the City of Sterling Heights
through 2040, based on data from SEMCOG’s 2040 Forecast. The figure clearly shows a shifting
population within the City in terms of age. The City’s younger age groups (Under 5 Years, 5 to 24
Years, and 25 to 34 Years) are projected to remain relatively steady through 2040. The population of
the City within the 35 to 64 year age group is projected to decline significantly, from 54,320 citizens in
2010 to 47,734 citizens in 2040 (-12.1% change). Conversely, the population of the City within the 65
years and over age group is projected to increase dramatically, from 19,701in 2010 to 34,461 in 2040
(74.9% change).
Similar age group projections are expected within comparable municipalities (Warren and Clinton
Township) and Macomb County, based on SEMCOG’s 2040 Forecast. For all units of government, the
65 years and over age group is projected to increase significantly. Macomb County, as a whole, is
expected to nearly double its 65 years and over population, growing from 120,180 in 2010 to 228,895
in 2040 (90.5% change). Similar to Sterling Heights, the 35 to 64 years age group is projected to
decline for all three units of government. Notably, Sterling Heights is the only unit of government
where the under 5 year age group is projected to increase between 2010 and 2040.
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54,320
7,823

10000

7,126

19,701
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Figure 3
Age Group Projections
City of Sterling Heights, 2010 to 2040

2010
2040

0
Under 5
Years

5 to 24
Years

25 to 34
Years

35-64 Years

65 Years
and Over

Source: 2010 U.S. Census; SEMCOG 2040 Forecast, 2012

Race Trends
One important social characteristic of a community is its racial make-up. Understanding the racial
composition of a community helps to identify the diverse needs of its population. According to the
U.S. Census Bureau, Sterling Heights is primarily composed of those who identify as White. The
amount of people who identify as White has only slightly declined from 2000 to 2013, at rate of -1.3%.
While the number of people who identify as Black or African American is a relatively low percentage of
the City as a whole (6,697 residents or 5.1% of the City), it is the fastest growing racial group in the
City, more than tripling in population between 2000 and 2013. Other growing racial groups in the City
between 2000 and 2013 included Native Hawaiian and other Pacific Islander (86.7%) and Asian (44.8%)
(see Table 5).
Table 5
Racial Trends
City of Sterling Heights, 2000-2013
Race

121,359

127,378

% Change,
2000-2013
5.0%

112,899
1,614
260
6,123
45
418

111,449
6,697
72
8,868
84
208

-1.3%
314.9%
-72.3%
44.8%
86.7%
-50.2%

3,112

2,831

-9.0%

2000

One race
White
Black or African American
American Indian and Alaska Native
Asian
Native Hawaiian and Other Pacific Islander
Some other race
Two or more races

2013

Source: 2000 U.S. Census; 2013 ACS 5-Year Estimates
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Gender
As of 2013, females accounted for 50.8% of City population while males accounted for 49.2% of the
population. Generally, the gender distribution within the City has stayed steady in comparison to
2000.

Household Characteristics
This section examines households in terms of the relationships among the persons who share a
household. Some households are families, consisting of two or more persons related by blood,
marriage, or adoption, while others are non-family households composed of persons living alone or
with unrelated persons. Table 6 highlights the household characteristics of the City of Sterling Heights
and trends between 2000 and 2013.
According to the Census Bureau’s American Community Survey estimates for 2013, 49,551 households
are found within the City. Of these, 34,736 or 70.1% are comprised of family households, while 14,815
or 29.9% are non-family households. Of the 34,736 family households, 26,965 or 77.6% are husbandwife families, while the remainder is single-parent families (either male or female headed family
households). Of the 14,815 non-family households, 13,348 or 90.1% are householders living alone.
The City’s household characteristics are slowly changing, as evidenced by the comparison of statistics
from 2000 and 2013. Generally, the distribution of family households versus non-family households is
steady; however, the trend shows slight increases in non-family households versus family households.
Within the family household group, the percentage of husband-wife families is declining (from 83.7%
of all families in 2000 to 77.6% of all families in 2013), while the percentage of single-parent families is
increasing.
Table 6
Household Characteristics
City of Sterling Heights, 2000-2013
2000

% of
Total

2013

% of
Total

Total Households

46,319

100.0%

49,551

100.0%

Family Households
Husband-Wife Family
Male Householder, No Wife present
Female Householder, No Husband present
Non-Family Households
Householder Living Alone

33,392
27,959
1,478
3,955
12,927
11,160

72.1%
60.4%
3.2%
8.5%
27.9%
24.1%

34,736
26,965
2,732
5,039
14,815
13,348

70.1%
54.4%
5.5%
10.2%
29.9%
26.9%

Household Characteristics

Average Household Size
Average Family Size

2.66
3.21

Source: 2000 U.S. Census; 2013 ACS 5-Year Estimates
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2.61
3.19

Household Size and Projections
Since the 1970’s, the nationwide trend has been a decline in household size. This trend has occurred
because of a number of reasons which include: declining number of children per family, higher
divorce rates, and a growing number of elderly living alone. Declining numbers of persons per
household often is accompanied by an increase in the total number of households and demand for
new housing units. This is often true even in circumstances of negative population growth. Following
the national trend, and as shown in Table 6, the City of Sterling Heights average household size has
declined slightly between 2000 and 2013, from 2.66 to 2.61. According to the SEMCOG 2040 Forecast,
the City is projected to increase in total households from 49,451 in 2010 to 54,116 in 2040 (9.4%
change). During this time, the average household size within the City is projected to continue to
decline, reaching 2.50 by 2040 (-6.0% change from 2000). Similar to Sterling Heights, the comparable
communities of Warren and Clinton Township, as well as Macomb County as a whole, are projected to
witness declining household sizes between 2010 and 2040.

Economic Characteristics
Household Income Levels
The overall distribution of households by income levels within Sterling Heights has changed between
1999 (income levels from the 2000 U.S. Census were recorded in 1999) and 2013. In 1999, Sterling
Heights had a total of 46,381 households; this figure increased to 49,551 by 2013 (6.8% change).
Generally, increases in the number of households within the various income brackets between 1999
and 2013 were most pronounced in the lowest and highest income brackets, while the middle income
brackets saw modest increases or declines (see Figure 4). During this period, the number of households
within the two highest income brackets ($150,000 to $199,999; $200,000 or more) nearly doubled (by
98.0% and 98.7%, respectively). At the same time, the number of households within the three lowest
income brackets (Less than $10,000; $10,000 to $14,999; $15,000 to $24,999) all increased by more
than 20% (20.1%, 30.2% and 30.8%, respectively). Of the middle five income brackets, no bracket saw
the total number of households increase by 20%. In fact, the number of households within the $50,000
to $74,999 bracket declined by 8.8% and the number of households within the $75,000 to $99,999
income bracket declined by 13.1%.
Generally similar household income trends between 1999 and 2013 were witnessed in Macomb
County as a whole. In terms of the number of households, the top two income brackets grew most
significantly within the County between 1999 and 2013. Like Sterling Heights, the number of
households within the lowest three income brackets also increased significantly in the County.
However, unlike Sterling Heights, the number of households in the $100,000 to $149,999 income
bracket increased significantly within the County, by 25.7% between 1999 and 2013, while the same
income bracket in the City increased by only 3.8%.
Largely as a result of a nation-wide economic downtown in the late 2000’s, median household income
levels throughout the nation have declined. The same is true in Sterling Heights, as the median
household income in 1999 was $60,494 but declined to $57,075 by 2013. When adjusted for inflation
($1 in 1999 equaled $1.40 in 2013, according to the Bureau of Labor Statistics CPI inflation calculator),
the median household income level declined from $84,692 in 1999 to $57,075 in 2013, representing a
decline of 32.6%. A comparable median household income level decline occurred within Macomb
County as a whole (26.7% decline).
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Figure 4
Total Households by Income Bracket
City of Sterling Heights, 1999 to 2013

1,097
552

$200,000 or more

2,615

$150,000 to $199,999

1,321
7,244
6,977

$100,000 to $149,999

7,026

$75,000 to $99,999

8,087
9,824
10,773

$50,000 to $74,999
6,757
6,497

$35,000 to $49,999

2013
1999

5,158
4,473

$25,000 to $34,999

4,903

$15,000 to $24,999

3,749
2,337
1,795

$10,000 to $14,999

2,590
2,157

Less than $10,000
0

2,000

4,000

6,000

8,000

10,000

12,000

Source: 2000 U.S. Census; 2013 ACS, 5-Year Estimates

Educational Attainment
Education levels of the population over 25 years old in Sterling Heights have increased slightly
between 2000 to 2013. In 2000, according to the U.S. Census, 84.0% of the population 25 years and
over had obtained at least a high school diploma, GED or alternative credential. By 2013, according to
the ACS 5-Year Estimates, this same group had increased slightly to 85.8% of the population 25 years
and over. In 2000, 23.0% of the City population 25 years and over had obtained a bachelor’s degree or
higher educational credential (master’s degree, doctorate degree, etc.). By 2013, this percentage had
increased to 25.8% of the population 25 years and over. Similar trends in educational attainment
levels were witnessed within Macomb County as a whole between 2000 and 2013.

Employment
Data provided by SEMCOG shows the projected job growth and industry groups for the City of
Sterling Heights between 2010 and 2040. In 2010, a total of 58,338 jobs were available within the City.
By 2040, the total number of jobs is projected to increase by 12.9% to 65,872. Similarly, the
comparable communities of Warren and Clinton Township, as well as Macomb County as a whole, are
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all projected to increase in total jobs between 2010 and 2040. However, the total projected job growth
for Sterling Heights, at 12.9%, is slightly lower than the three other units of government (Warren –
14.4%; Clinton Township – 14.2%; Macomb County – 13.1%).
Table 7 shows the forecasted jobs by industry for the City of Sterling Heights between 2010 and 2040,
based on the SEMCOG 2040 Forecast. As of 2010, the largest number of jobs (12,997) were held in the
Knowledge-based Services industry, followed by the Manufacturing industry (11,686). In combination,
these two industries represented 42.3% of all jobs within the City. Between 2010 and 2040, the
industries that are expected to grow at the highest rates include Private Education & Healthcare
(59.4% increase), Natural Resources, Mining & Construction (30.7%) and Services to Households &
Firms (20.8%). Of the nine industries, only Manufacturing (-7.1% change) and Retail Trade (-5.0%) are
projected to decline in the total number of jobs.
Table 7
Forecasted Jobs by Industry
City of Sterling Heights, 2010-2040

Industry

Natural Resources, Mining,
& Construction
Manufacturing
Wholesale Trade,
Transportation,
Warehousing, & Utilities
Retail Trade
Knowledge-based
Services
Services to Households &
Firms
Private Education &
Healthcare
Leisure & Hospitality
Government
Total

2010

2015

2020

2025

2030

2035

3,423

3,905

4,091

4,319

4,438

4,522

4,473

30.7%

11,686

12,652

11,831

11,470

11,335

11,128

10,857

-7.1%

3,095

3,168

3,139

3,294

3,461

3,514

3,420

10.5%

6,927

6,809

6,544

6,570

6,644

6,727

6,581

-5.0%

12,997

13,633

13,947

14,067

14,287

14,665

14,830

14.1%

4,710

4,984

5,032

5,214

5,390

5,607

5,688

20.8%

5,307

6,056

6,719

7,053

7,542

7,945

8,457

59.4%

5,982
4,211

6,206
4,133

6,042
4,290

6,276
4,399

6,432
4,516

6,634
4,622

6,871
4,695

14.9%
11.5%

58,338

61,546

61,635

62,662

64,045

65,364

65,872

12.9%

Source: SEMCOG 2040 Forecast
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Tapestry Segmentation Profile
Various commercial data services including Esri provide demographic analyses which identify certain
lifestyle characteristics from traditional demographic data. These analyses go beyond income, age and
employment and assess the lifestyle characteristics of populations and address subjects like housing
type preferences, spending habits, leisure preferences and family associations.
Esri’s Tapestry Segmentation is a geodemographic system that identifies 68 distinctive markets in the
U.S. based on socioeconomic and demographic characteristics to provide an accurate, comprehensive
profile of U.S. consumers. Of the 68 tapestry segments within the United States, 20 are found in
Sterling Heights. These 20 tapestry segments, ranked by percentage of the City population, are
graphically displayed in Figure 5.

Figure 5
City of Sterling Heights
Tapestry Segments, 2015
1.30%

1.20%

1.10%
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20%
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3.50%
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3.60%
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3.90%

Pleasantville
Savvy Suburbanites

4.10%

13.30%
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Small Town Simplicity
International Marketplace

Source: Esri Tapestry Segmentation Area Profile, 2015.
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Provided below is a narrative summary of the characteristics (i.e., “lifestyle preferences”) of the top 10
tapestry segments found within the City of Sterling Heights. To the right of each summary is a quick
profile, which highlights each tapestry segment’s average household size, median age, diversity index
(0 = no diversity, 100 = complete diversity), median household income, median net worth, and
average household budget index in 9 retail categories (housing, food, apparel & services,
transportation, health care, entertainment & recreation, education, pensions & social security, and
other).
For more information on Esri Community Tapestry, including detailed information on data
methodology and descriptions of all 68 tapestry segments within the United States, visit Esri.com.

Comfortable Empty Nesters
(20.0% of City Households / 2.5% of U.S. Households)
Comfortable Empty Nesters are older, with more than half of
all householders aged 55 or older and live in the suburbs,
often the same suburbs in which they grew up. They earn a
comfortable living and most are professionals working in
government, health care, or manufacturing. In the nation,
34% are college graduates and nearly 66% have some
college education. They have low unemployment at 7% and
most of their incomes are from wages or salaries, but a third
of this group also draws their income from investments and
retirement. Comfortable Empty Nesters value their health
and are physically active, as well as financially active, and
home maintenance is a priority among these homeowners.

Comfortable Empty Nesters
Quick Profile
Average Household Size: 2.50
Median Age: 46.8
Diversity Index: 30.6
Median Household Income: $68,000
Median Net Worth: $258,000
Average Household Budget Index: Above US
average in all but 1 category

Rustbelt Traditions
(13.3% of City Households / 2.2% of U.S. Households)
The Rustbelt Traditions group is comprised of marriedcouples and singles who live in older developments of
single-family homes. The work force primarily holds whitecollar jobs, with jobs in manufacturing, retail trade, and
health care. Most have graduated from high school or have
spent some time at a college or university, and the
unemployment rate is below that of the U.S. at 8%. They are
hard-working consumers with modest incomes but aboveaverage net worth. Most of their income is derived from
wages and salaries, but nearly 30% of households collect
Social Security and nearly 20% draw income from
retirement accounts. They are located in the dense urban
fringe of metropolitan areas throughout the Midwest and
South.
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Rustbelt Traditions
Quick Profile
Average Household Size: 2.46
Median Age: 38.4
Diversity Index: 44.2
Median Household Income: $49,000
Median Net Worth: $79,000
Average Household Budget Index: Below US
average in all 9 categories
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Salt of the Earth
(10.3% of City Households / 2.9% of U.S. Households)
Salt of the Earth residents are generally traditional and live
rural lifestyles. They are older and many have grown
children who have moved away. They spend much of their
free time outdoors and are the last to buy the latest
products. The majority of these residents have a high school
diploma or some college education, and many were
employed in manufacturing or related industries. The
group’s household income is just over the national median,
while net worth is double the national median. This
population is concentrated in the Midwest, particularly in
Ohio, Pennsylvania, and Indiana. Because of this, singlefamily homes are affordable and home ownership rates are
high.

Salt of the Earth
Quick Profile
Average Household Size: 2.58
Median Age: 43.1
Diversity Index: 18.3
Median Household Income: $53,000
Median Net Worth: $134,000
Average Household Budget Index: Below US
average in all but 1 category

Green Acres
(9.5% of City Households / 3.2% of U.S. Households)
Those who fall under Green Acres live in rural enclaves of
metropolitan areas, primarily in older homes with acreage.
They are an older group made up primarily of married
couples, and most have no children. About 60% of the
group’s population is college educated, they maintain a low
(6%) unemployment rate and derive their income from
wages and salaries, self-employment, investments, and
increasingly, from retirement. They are self-described
conservatives and value outdoor activities such as
gardening, hunting and fishing, camping, and golfing. They
are cautious consumers and are comfortable with
technology, but see it more as a convenience than a trend.

Green Acres
Quick Profile
Average Household Size: 2.69
Median Age: 43.0
Diversity Index: 24.0
Median Household Income: $72,000
Median Net Worth: $226,000
Average Household Budget Index: Above US
average in all but 1 category

Golden Years
(5.6% of City Households / 1.3% of U.S. Households)
Those in the Golden Years segment are active seniors who
are either nearing the end of their careers or are in
retirement. They are primarily singles or empty nesters who
are focused on leisure interests such as travel, sports,
museums, and physical fitness. They are financially secure
and well-educated with 20% holding graduate or
professional degrees, 26% with bachelor’s degrees, and 26%
with some college credit. Unemployment is low (7%) but so
is the labor force population (55%) as residents reach
retirement age. Median household income is high ($61,000)
and income comes from wages, investments, Social Security
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Golden Years
Quick Profile
Average Household Size: 2.05
Median Age: 51.0
Diversity Index: 40.6
Median Household Income: $61,000
Median Net Worth: $140,000
Average Household Budget Index: Above US
average in all but 1 category

Sept 29, 2015 DRAFT

benefits, and retirement income. They are well-connected in terms of internet access, and are
generous supporters of the arts and charitable organizations.

Retirement Communities
(5.4% of City Households / 1.2% of U.S. Households)
Most households in this segment are single seniors who
Retirement Communities
live alone, and a fourth of the population is comprised of
Quick Profile
married couples with no children living at home. They are
highly educated, as 14% of residents aged 25 years and
Average Household Size: 1.86
older hold graduate degrees, 35% have a bachelor’s
Median Age: 52.0
degree, and more than 60% have attended college. A
high amount (57%) of households live in multi-unit
Diversity Index: 46.4
buildings, but 34% of the housing stock is single-family
Median Household Income: $35,000
structures, and 8% is townhouses. These neighborhoods
Median Net Worth: $36,000
consist of single-family homes and independent living
Average Household Budget Index: Below US
apartments, assisted living, and continuous care nursing
average in all 9 categories
facilities. The homeownership rate is 54%, and the
median home value is $183,328. This group has more
time to spend on leisure activities, spend time with family, and join civic clubs and charitable
organizations.

Old and Newcomers
(4.4% of City Households / 2.3% of U.S. Households)
These residents are either beginning their careers or
Old and Newcomers
retiring. They range in age from their 20’s to 75 and older.
Quick Profile
There are more singles and shared households than
families in these neighborhoods, and they are in a state of
Average Household Size: 2.11
transition as more than half the population aged five
Median Age: 38.5
years and older has moved in the past five years. About
Diversity Index: 50.1
54% of the housing stock is renter occupied and 44% of
the housing units are multi-unit buildings. The
Median Household Income: $39,000
unemployment rate is 7.8% and 62.6% of the population
Median Net Worth: $23,000
is in the labor force. About 28% of the population has a
Average Household Budget Index: Below US
college degree, 33% have some college education, and
average in all 9 categories
10% are still enrolled in college. Their purchases reflect
the lifestyles of singles and renters, and they spend less
on groceries and do not own larger vehicles. Leisure activities and spending activities are varied by
age but the residents’ age is not always obvious from their choices.
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Midlife Constants
(4.3% of City Households / 2.5% of U.S. Households)
Midlife Constants are seniors who are at or approaching
retirement and are located in metropolitan areas outside
of the central cities in smaller communities. About 64% of
Midlife Constants have a high school degree or some
college, they have below average labor force
participation due to age, and almost 42% of households
receive Social Security and 28% also receive retirement
income. They primarily live in single-family homes with a
median value of $141,000, and less than half are still
mortgaged. This population is generally traditional and
opts for convenience and comfort over cutting-edge
technology, and they are attentive to prices, but not at
the expense of quality.

Midlife Constants
Quick Profile
Average Household Size: 2.30
Median Age: 45.9
Diversity Index: 34.0
Median Household Income: $48,000
Median Net Worth: $104,000
Average Household Budget Index: Below US
average in all 9 categories

Parks and Rec
(4.1% of City Households / 2.0% of U.S. Households)
This segment is characterized by suburban homeowners,
many of whom are two-income married couples
approaching retirement age but do not plan on retiring in
the near future. The amenities of the neighborhood are
now attracting a new generation of young couples. Town
homes and duplexes are scattered throughout the
neighborhoods and single-family residences are built
prior to 1970. More than half of the population is college
educated, and the work force is diverse with residents
who are professionals in health care, retail trade, and
education, or are skilled workers in manufacturing and
construction. The residents are generally practical in
terms of their finances and carefully research their
options before making large purchases.

Parks and Rec
Quick Profile

Pleasantville

Pleasantville
Quick Profile

(3.9% of City Households / 2.2% of U.S. Households)
Members of this group are primarily slightly older
couples, and they move less than any other market. This
group has incomes ($85,000), home values ($312,000),
and net worths ($285,000) that are higher than the
national medians. Most homes are owned and the
housing stock is older. The residents are located in
suburban areas primarily in the Northeast and the West.
Members of this group are highly educated, with 64%
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Average Household Size: 2.49
Median Age: 40.3
Diversity Index: 47.5
Median Household Income: $55,000
Median Net Worth: $98,000
Average Household Budget Index: Below US
average in all but 1 category

Average Household Size: 2.86
Median Age: 41.9
Diversity Index: 58.1
Median Household Income: $85,000
Median Net Worth: $285,000
Average Household Budget Index: Above US
average in all but 1 category
Sept 29, 2015 DRAFT

college educated and 34% with a bachelor’s degree or higher. They have a low unemployment rate
(7.8%) and high labor force participation (67%) and a higher proportion of households with two or
more workers. They are primarily professionals in finance, information/technology, or management.
They are generally not cost-conscious, and are willing to spend more for quality and timeless
products.
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Housing Profile
Housing is a vital characteristic of any community. Houses are highly visible, relatively permanent, and
immobile, and for these reasons serve as great indicators of the well-being of a community. This
housing profile will present a variety of housing data including type, age, value and ownership. This
analysis will assist the City in determining its future housing needs.

Housing Stock
The housing stock of a community provides indicators of the preferences and lifestyles of the
population, as well as the density of development. Consistent with the results of the existing land use
analysis, the housing stock within Sterling Heights is primarily composed of single-family detached
housing (34,386 units or 66.6% of the 51,626 total housing units in the City) as of 2010 (see Table 8).
Multi-unit apartments comprise 10,210 units or 19.8% of the City’s housing stock, while
townhouse/attached condos comprise 5,283 units or 10.2% of the City. Duplexes, mobile
home/manufactured housing, and “other” types comprise only a small percentage of the City’s
housing stock.
Between 2000 and 2010, the total number of housing units increased by 8.6%, from 47,547 to 51,626.
During this time, townhouse/attached condo units increased most significantly (2,261 new units
representing a change of 74.8%), followed by duplex units (increase of 93 units representing a change
of 69.4%). Single-family detached housing units showed a large increase in total units between 2000
and 2010 (1,784), but had a modest rate of change of 5.5%. Multi-unit apartment units increased at a
rate of only 1.4%, while mobile home/manufactured housing units decreased by 194 units (-11.3%
change) between 2000 and 2010.
Table 8 also shows new housing units permitted within the City between 2010 and 2014. Notably,
single family detached units accounted for 426 or 80.7% of the total units permitted, while 98 or 18.6%
were townhouse/attached condo units and 4 or 0.8% were duplex units. No permits were issued for
other housing types between 2010 and 2014.
Table 8
Housing Stock Trends
City of Sterling Heights, 2000-2014
Housing Type

32,602

34,386

1,784

New Units
Permitted
2010-2014
426

134

227

93

4

2000

Single Family Detached
Duplex
Townhouse / Attached Condo

Change 20002010

2010

3,022

5,283

2,261

98

10,070

10,210

140

0

1,714

1,520

-194

0

Other

5

0

-5

Total

47,547

51,626

4,079

Multi-Unit Apartment
Mobile Home / Manufactured Housing

528

Units Demolished

-12

Net (Total Permitted Units - Units Demolished)

516

Source: 2000 U.S. Census; 2010 ACS 5-Year Estimates; SEMCOG Community Profile of Sterling Heights
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Sterling Heights’ housing stock composition is relatively unique when compared to the adjacent
communities of Warren and Clinton Township. As of 2010, the City of Warren’s housing stock is
dominated by single-family detached units, comprising 76.7% of its total housing stock (compared to
66.7% for Sterling Heights), while multi-unit apartment units comprise 14.0% of the total housing
stock (compared to 19.8% for Sterling Heights). Contrary to Sterling Heights and Warren, only 49.8% of
Clinton Township’s total housing stock consists of single family detached units. Clinton Township has
a much larger percentage of townhouse/attached condo units (16.5%), multi-unit apartment units
(29.2%) and mobile home/manufactured housing units (4.0%).

Housing Stock by Age
The age of a dwelling unit is one factor used to evaluate its structural quality. The average industry
standard for the life span of a single family dwelling unit is generally 50 years. However, this typical life
span often depends on the quality of the original construction and continued maintenance of the
unit. Using this standard, the homes within the City constructed prior to 1959 may be approaching the
end of their utility.
Figure 6 highlights the age of housing stock within the City of Sterling Heights according to 2013 data
from the American Community Survey. As is shown, more than half (53.5%) of the City’s 52,094 total
housing units were built between 1960 and 1979. More than one-quarter (27.5%) of the housing stock
was built between 1980 and 1999, while 10.3% was built after 2000. Only a small percentage of the
housing stock was built between 1940 and 1959 (7.8%) while less than 1% of housing units were built
prior to 1939. Generally, the housing stock by age distribution for the City of Sterling Heights is
comparable to the adjacent communities of Warren, Clinton Township and Macomb County as a
whole.

Figure 6
Housing Stock by Age
City of Sterling Heights, 2013
0.9%
7.8%

10.3%
Built 2000 or Later
Built 1980 to 1999
27.5%

Built 1960 to 1979
Built 1940 to 1959

53.5%

Built 1939 or Earlier

Source: 2013 ACS 5-Year Estimates
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Housing Tenure and Vacancy
In 2013, Sterling Heights contained 49,551 total occupied housing units. Of these occupied units,
74.7% were owner-occupied while 25.3% were renter occupied. As shown in Figure 7, trends indicate a
declining percentage of owner-occupied housing units and an increasing percentage of renteroccupied housing units. Similar trends are found in Warren, Clinton Township, Macomb County and
the entire region and may be reflective of numerous factors including an economic downturn,
housing foreclosure crisis, and changing housing type preferences.
Figure 7
Housing Tenure Trends
City of Sterling Heights, 2000 to 2013
90.0%
80.0%

79.0%

74.7%

70.0%
60.0%
50.0%

Owner‐occupied housing
units

40.0%
30.0%

21.0%

Renter‐occupied housing
units

25.3%

20.0%
10.0%
0.0%
2000 Percent of total 2013 Percent of total
housing
housing
Source: 2000 U.S. Census; 2013 ACS 5-Year Estimates

Between 2000 and 2013, the total number of vacant housing units within the City increased from
1,228 to 2,543, representing an increase of 107.1%. While occupied housing units also increased
between 2000 and 2013, from 46,319 to 49,551, the growth rate was significantly lower at 7.0%. In line
with these trends, the City’s overall vacancy rate increased from 2.7% in 2000 to 4.9% in 2013.
Although the vacancy rate has increased in recent years, the City’s rate is lower than the comparable
communities of Warren, Clinton Township and Macomb County as a whole, which have vacancy rates
ranging from 6.2% to 9.5%.

Housing Value and Affordability
Analyzing housing values and rent is one method of evaluating both the quality and affordability of
housing. It is of crucial importance that both quality and affordable housing is maintained to help
retain current residents and attract new homeowners to a community.
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Housing Value Trends
Consistent with state and national trends caused by the recent economic downturn, the overall
median housing value within Sterling Heights decreased from 2000 to 2013, based on data from the
2000 U.S. Census and 2013 American Community Survey. The median housing value within the City in
2000 was $157,800, which declined to $144,200 in 2013, representing a decrease of 8.6%. Similar
median housing value declines were witnessed in the comparable communities of Warren, Clinton
Township and Macomb County as a whole. Median rents within the City and region have similarly
declined between 2000 and 2013. As of 2013, the City’s median rent stands at $856.

Housing Affordability
According to a report from the U.S. Census Bureau, the conventional public policy indicator of housing
affordability in the United States is the percent of income spent on housing. Housing expenditures
that exceed 30 percent of household income have historically been viewed as an indicator of a
housing affordability problem.13 For housing units with a mortgage, the Census Bureau tracks the
percentage of household income spent on selected monthly owner costs. For occupied units paying
rent, the Census Bureau tracks the percentage of household income spent on gross rent.
Within the City of Sterling Heights, according to 2013 ACS data, a total of 8,014 or 33.4% of housing
units with a mortgage spent more than 30% of household income on selected monthly owner costs.
In 2013, a total of 5,729 or 49.3% of occupied units paying rent spent more than 30% of household
income on gross rent. These figures are an indicator that a housing affordability issue exists within
Sterling Heights’ housing market for both rental units and mortgaged units. However, housing
affordability is not a localized concern, as comparable affordability rates are found within the adjacent
communities of Warren, Clinton Township and Macomb County as a whole.

Housing Quality Assessment
In order to gauge the overall livability and quality of the City’s housing stock, a housing quality
assessment was conducted by the project team. This analysis consisted of a structural quality survey of
all single-family residential homes, analyzed to determine the extent, character, and patterns of
deterioration within City neighborhoods. The overall goal of this analysis was to ensure that the
neighborhoods of Sterling Heights, a foundational component of community quality of life, are
receiving consistent attention in terms of housing livability and quality.
There are many reasons for the deterioration of a home or neighborhood, such as proximity of
incompatible land uses, inadequate building and housing code enforcement, and poor environmental
conditions causing blight. However, the major contributor to housing deterioration is inadequate
original construction and lack of building maintenance. Just as housing deterioration can be
attributed by a combination of factors, so too is the myriad of reasons for lack of proper housing
maintenance. Often, older areas of a community are inhabited by the elderly population and first-time
homebuyers, who have limited income to make repairs. Also, there may be a lack of incentive on the
homeowner’s part due to concerns about neighborhood blight and the stability of property values.
Finally, poor original construction may increase the cost of repairs to the homeowner.

13

Who Can Afford to Live in a Home?: A look at data from the 2006 American Community Survey. By Mary Schwartz
and Ellen Wilson, U.S. Census Bureau.
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Methodology
This housing quality assessment is conducted in three phases. The first phase consists of a structural
quality windshield survey of all single-family detached housing units within the City’s neighborhoods.
The second phase is the examination of the field data collected during the survey and analysis of the
extent, type, and patterns of deterioration to pinpoint problem areas or conditions negatively
impacting neighborhood quality. Finally, based on the problem areas or conditions found, treatment
strategies are devised.
The structural quality survey was conducted in May and June of 2015 for all single family detached
homes within Sterling Heights. The survey was performed using a “windshield survey” technique,
where a two-person crew drove each street in the City and recorded the condition of each home.
Housing condition was visually examined based on a specific set of predetermined criteria (refer to
Figure 8). It should be noted that the examination was based only on what could be seen from the road;
structural defects hidden from view from the road were not factored into the evaluation. The
application of the criteria resulted in the identification of a “score” for each unit. The score placed the
structure into one of three categories:
Standard Housing Condition

1. Standard – Includes homes of all ages,
including those currently under
construction, which are generally in good
repair but may need some minor
maintenance.
2. Deteriorating – Includes homes that are in
poor condition as evidenced by either a
defect in a single major structural element
(roof sags, walls out of plumb or cracked
foundations) or by five or more minor
structural flaws like rotted window frames,
sagging porches, old or missing shingles,
open cracks or holes. The nature of these
deficiencies is such that although
undesirable, the repair and rehabilitation of
the home appears to be economically
feasible.
3. Substandard – Includes homes that have
become so dilapidated that they are unsafe
for habitation. They contain at least two
major structural defects combined with
other minor structural flaws. Rehabilitation
is often not economically feasible because
of their advanced stage of deterioration.

These homes are a representation of the type of criteria
the homes are graded against in the survey. These are
not actual homes of Sterling Heights.

To help illustrate the differing structural quality
categories, sample photographs of each condition are provided in this section. The photographs are
utilized as examples only, and do not necessarily reflect the type or actual housing stock found in
Sterling Heights.
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Substandard Housing Condition

Deteriorating Housing Condition
These homes are a representation of the type of criteria
the homes are graded against in the survey. These are
not actual homes of Sterling Heights.

These homes are a representation of the type of criteria
the homes are graded against in the survey. These are
not actual homes of Sterling Heights.
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Figure 8
Housing Structural Quality Checklist
City of Sterling Heights, 2015
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Survey Results
The Housing Quality Survey Results Map highlights the condition of each residential block within the City
based on the percentage of homes within the block that were found to be in deteriorating or
substandard condition. (Housing structural survey results are intentionally not shown on an individual
parcel basis for the purpose of anonymity.) To provide a more geographically specific analysis of the
results, the City was broken up into 10 analysis zones (shown on the Housing Quality Survey Results Map).
Finally, the results are shown in tabular form, by analysis zone, documenting the total number and
percentage of standard, deteriorating and sub-standard homes (Table 9).
The survey data overwhelmingly show that the City contains high-quality single-family detached
housing stock with strong and stable neighborhoods from a livability and quality perspective. Of the
34,735 single family detached homes surveyed, less than 40 were found to be in deteriorating or substandard condition, representing less than one-quarter of one percent of all homes. This is a clear
indication that the housing stock within the City is generally free of major structural defects related to
roof, walls and the foundation, which may make the housing unit unsafe for habitation. It does not
necessarily conclude that homes are without minor structural defects, but it does indicate that homes
are well maintained and minor defects are promptly repaired before they turn into more significant
structural issues. The high quality housing stock is also reflective of the variety of programs currently
in place to assist homeowners in the maintenance and repair of their homes (refer to the Analysis of
City Improvement Plans and Funding Programs chapter for a summary of such programs).
Table 9
Housing Structural Quality Survey Results
City of Sterling Heights, 2015
Analysis Zone

Single Family
Detached Homes
Surveyed

Standard
#

%

Deteriorating
#

%

Sub-Standard
#

%

Zone 1

3,124

3,118

99.8%

5

0.16%

1

0.03%

Zone 2

6,054

6,050

99.9%

4

0.07%

-

0.00%

Zone 3

5,201

5,192

99.8%

7

0.13%

2

0.04%

Zone 4

338

334

98.8%

4

1.18%

0

0.00%

Zone 5

5,394

5,386

99.9%

5

0.09%

3

0.06%

Zone 6

1,315

1,312

99.8%

3

0.23%

-

0.00%

Zone 7

1,789

1,786

99.8%

3

0.17%

-

0.00%

Zone 8

5,180

5,180

100.0%

-

0.00%

-

0.00%

Zone 9

2,067

2,065

99.9%

2

0.10%

-

0.00%

Zone 10

4,312

4,312

100.0%

-

0.00%

-

0.00%

Totals
34,774
Source: Wade Trim survey, June 2015

34,735

99.77%

33

0.21%

6

0.01%
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Hold page for Structural Quality Survey Results Map
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No particular geographic area of the City contains a more significant percentage of deteriorating or
sub-standard single family detached homes; rather, such instances of deterioration are generally
scattered throughout the City. As shown on the Housing Quality Survey Results Map, most of the planned
single family residential neighborhoods and subdivisions do not include deteriorated or sub-standard
housing. The individual blocks in the City with higher percentages of deteriorating or sub-standard
homes tend to be those which immediately front major roadways and which are somewhat isolated
from adjacent residential neighborhoods.
Types of Structural Decline
Three categories of major structural elements were evaluated: roofs, walls, and foundations. The minor
elements examined included the roof, walls, and foundations, as well as windows/doors,
porches/steps/eaves troughs/downspouts, chimney/flue, and porch lights. Of the homes found to be
deteriorating or substandard, many were identified based on having a major structural defect. Of
these defects, the most common problem found was the condition of the roofs. In order for a roof to
qualify as having a major defect, it must be sagging, feature missing materials (shingles), or contain
holes that encompass more than 25 percent of the entire roof area. The standard useful age of a roof is
typically 30 years and, after this time, roof problems can begin to occur. The next major element
examined were the walls of the single-family homes. While not as common as roof problems, several
homes were identified as having a major structural defect in the walls. In order for a wall to qualify as
having a major defect, if must have holes, open cracks, or missing materials over more than 25 percent
of the entire wall area, or show deflection. The final major structural element problem found during
the survey was with the foundation of the structure. In general, foundation problems were the least
frequently identified major structural defect in Sterling Heights.
A few of the homes in the structural quality windshield survey were qualified as deteriorating because
of the presence of more than five minor structural defects. The most common minor defects observed
were roof problems, window and door defects, porches, eaves and downspout neglect.

Treatment Strategies
The third and final phase of the housing needs assessment involves developing strategies to address
housing deterioration within the City. Three strategies are generally available to municipalities to
improve housing quality: a preservation strategy; a rehabilitation strategy; and a redevelopment
strategy. However, given the limited amount of housing deterioration found within the City of Sterling
Heights, only two strategies are recommended. Each of these housing treatment strategies is further
described below.
Preservation Strategy
The preservation strategy is recommended for every block in the City which features less than 15%
deteriorating or substandard homes. As shown on the Housing Quality Survey Results Map, this includes the
overwhelming majority of residential blocks within the City. The preservation strategy involves the
continued maintenance and protection of the existing housing stock. It is intended to be a long-term
approach to combat structural decline. It involves the property owner, City resources, and private
lending institutions working together to ensure the structural health of the City housing stock.
Through a sensitive code enforcement program and the continuation of the housing assistance
programs offered by the City, a successful preservation strategy can be implemented.
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A sensitive code enforcement program in identified preservation areas is a significant support service
that a local community can implement. Through sensitive code enforcement, minor structural defects
can be addressed to help slow or stop the deterioration of the homes. This encourages lenders to
grant loans in these neighborhoods because the fear of decline adversely affecting the marketability
of the home is counteracted.
In conjunction with the sensitive code enforcement program, the City needs to continue its efforts in
supporting the single-family homeowner in their maintenance efforts. Code enforcement efforts
without the benefit of support services for those in need could cause housing abandonment instead
of rehabilitation. Therefore, the commitment of the City in continuing their housing rehabilitation
program to finance required improvements is critical to the success of the preservation strategy.
Rehabilitation Strategy
The rehabilitation strategy is recommended for blocks within the City with greater than 15%
deteriorating or substandard homes. Based on the survey, this includes six total blocks within the City.
The rehabilitation strategy will need to address the repair of existing structural defects, correcting
environmental deficiencies, and upgrading public services and facilities to eliminate existing blighting
conditions. This will require a more prominent presence of the City Code Enforcement Officers.
Frequent field visits to determine violations coupled with close follow-up appointments to ensure
compliance are important to the improvement of these declining areas.
It will also be important for Sterling Heights to work closely with the single-family homeowners in
these areas to procure their cooperation. Information and counseling services that explain the
methods and procedures of making home repairs will be a requirement of this treatment strategy. The
City’s housing rehabilitation program should be consistently marketed to the homeowners in these
areas.
To a lesser extent, and where feasible based on City staff availability or specific opportunities arising,
the rehabilitation strategy should be extended to blocks outside of the identified rehabilitation areas
that contain higher percentages of deteriorating housing.
Redevelopment Strategy
The redevelopment strategy predominantly involves clearance of existing, built-up residential and/or
nonresidential structures, thereby eliminating substandard and blighting influences. Consequently,
the area can then be redeveloped to improve structural and environmental conditions. Based on the
results of the housing quality survey, no blocks within the City are identified as being entirely in need
of redevelopment. Rather, the redevelopment strategy would be better employed on a property
specific case for those homes which have been classified as substandard and where rehabilitation is
not economically feasible due to poor condition.
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Land Use and Facility Needs Forecast
Introduction
The City of Sterling Heights is nearly fully developed, with vacant land suitable for future development
comprising only a small percentage of the community. New development within the City will consist
largely of infill redevelopment projects, along with limited development on “greenfield” sites (sites
which are currently vacant or undeveloped). A challenge facing the City is determining the right mix
and distribution of future land uses, and a decision regarding how much redevelopment should occur.
The following land use and facility needs forecast has been prepared to gauge possible demand for
various land uses and the optimum allocation of land use types. The City can then respond
accordingly in the development of its plan for future land use map.

Residential/Housing Needs Assessment
Future Housing Needs
The process of projecting future housing need is dependent on a number of factors. As a rule, future
housing units can be estimated based on the projected population for the community in combination
with the future anticipated household size. Within the City of Sterling Heights, according to the
SEMCOG 2040 Forecast, the population of the community is projected to grow through the year 2040,
while the average household size is projected to decline. These two factors will equate to a demand
for additional housing units through 2040.
In 2010, the City had a total population of 129,699. Over the next 30 years, the City is projected to
increase in population by 6,828 residents, reaching 136,527 residents by 2040 (SEMCOG 2040
Forecast). In 2010, of all City residents, a total of 128,927 or 99.4% were living within households, while
the remainder (772 or 0.6%) were living within group quarters. Of the 136,527 residents in 2040,
SEMCOG projects that 135,542 will be living within households, while 985 will be living within group
quarters. This results in an expected growth of 6,615 residents who will be living within households
between 2010 and 2040.
In 2010, the City had a total of 49,451 households (occupied units)14, with an average household size of
2.61. By 2040, according to SEMCOG, the average household size within the City is projected to
decline to 2.50. The 135,542 residents who are projected to be living within City households in 2040
will require 54,116 total households (occupied units). This results in an expected growth of 4,665
households (occupied units) between 2010 and 2040.
In 2010, the City had a total of 52,190 housing units, of which 49,451 were occupied (94.75%) while
2,739 were vacant (5.25%). Assuming that the City has a 5% vacancy rate in 204015, the City will have a
total of 56,964 housing units, of which 54,116 will be occupied (95%) and 2,848 will be vacant (5%).
Based on these figures, between 2010 and 2040, it is projected that approximately 4,774 total housing
units will be added within the City of Sterling Heights.

14

The SEMCOG 2040 Forecast considers the number of households as being equivalent to the number of
occupied housing units.
15
A 5% vacancy rate is desirable and allows for transition within the housing market in a manner that doesn’t
affect the value of housing units.

Master Land Use Plan 2016-2040

TECHNICAL REPORT

59

Sept 29, 2015 DRAFT

Based on SEMCOG building permit data, a net total (total units constructed minus total units
demolished) of 516 housing units were added within Sterling Heights between 2010 and 2015. Thus,
516 of the 4,774 net total housing units needed by 2040 have already been built. This results in the
need for 4,258 additional housing units over the next 25 years between 2015 and 2040.

Housing Gap Analysis
With an understanding of the new housing units needed over the planning horizon for this Master
Plan (4,258 new housing units over the next 25 years), it then becomes necessary to identify the type
of housing units which will be needed during this timeframe. To accomplish this, a housing gap
analysis has been prepared, based upon a comparison of the current make-up of local housing types
against national preferences and emerging trends for various housing types.
Current City Housing Types
Presently (as of 2010), the housing stock within Sterling Heights is primarily composed of single-family
detached housing (66.6% of all units). Multi-unit apartments comprise 19.8% of the City’s housing
stock, while townhouse/attached condos comprise 10.2% of the housing stock. Duplexes, mobile
home/manufactured housing, and “other” types comprise only a small percentage of the City’s
housing stock. However, housing unit trends (between 2000 and 2010) for Sterling Heights indicate an
increasing demand for townhouse/attached condo units and duplex units, as demonstrated by high
growth rates for these housing stock categories. At the same time, single-family detached units, multiunit apartment units and mobile home/manufactured housing units showed modest or declining
growth rates, demonstrating less of a demand for these housing type categories (refer to Table 8).
National and Emerging Housing Type Trends
Since the middle of the twentieth century, the single-family detached home has played a dominant
role in the housing market. Owning such a home was widely considered the primary element of the
“American Dream.” A strong economy, the development of the interstate highway system, favorable
tax laws, and easy financing led to rapid development of the suburbs with predominantly low-density
housing. The homeownership rate soared, reaching nearly 70% by the mid-2000s. However, the “Great
Recession” that hit in late 2007 brought a housing market crash whose impacts are still felt today. Slow
recovery from the recession has occurred, but the characteristics of the housing market appear to
have moved in a different direction, steered by various demographic changes occurring within the
United States. These changes include racial and ethnic diversification, a growing immigrant
population, and an increasing percentage of non-traditional households. However, the growth and
evolving preferences of the Baby Boomer and Millennial generations has also had a major impact on
housing supply and demand.
Once preferring large-lot detached homes, the aging Baby Boomer Generation (born 1946 to 1964) is
expanding the nation’s senior population and increasing demand for “downsized” units and housing
that caters to the needs of seniors. Despite a preference for many to age in place, a large number of
Baby Boomers will be in search of new housing. According to housing market researcher Arthur C.
Nelson, when those age 65 and older move, 80% will vacate single-family houses, but only 41% will
move back into single-family units; the other 59% will located in multiple-family units.16

16

Robert Steuteville, “The Coming Housing Calamity,” New Urban News, June 2011.
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Now entering the housing market, the Millennial Generation (those born between the early 1980s and
the early 2000s) will account for 75% to 80% of the owner-occupied housing absorbed by people
under 65 before 2020.17 Different from their parents living preferences, this generation prefers housing
in mixed-use urban environments and increasingly views renting as an advantageous option.
The following statistics demonstrate the changing trends and emerging preferences related to
housing types:


Younger Americans are faced with weaker employment, high level of student debt and
general lack of confidence in housing as an investment.18



Since 2009, the number of owner-occupied housing units has fallen by over 300,000, while the
number of renter occupied-housing units has risen by over 3 million.19



Renting is more appealing across all age groups, all parts of the U.S., city, suburb, small town
and rural.20



The groups that are growing the fastest are people in their mid-20s and empty-nesters in their
50s. These are the groups that are most likely to seek an alternative to low-density, singlefamily housing.21



More than 60% of the Millennial Generation would prefer to live in a single-family dwelling.
However, while this generation prefers single-family development, they do not have the
financial resources to afford this type of product. They have been hit hard by the recession as
they’ve entered independent adulthood. This has reduced their income and limited their
ability to form households and attain homeownership.22



The projected need for new housing units between 2005 and 2030 is equally divided between
attached units including apartments, townhouses and condos, and small lots (on less than 1/6
acre), with no net increase projected in the need for houses on larger lots.23



Americans’ ideal communities have a mix of houses, places to walk, and amenities within an
easy walk or close drive. Only 12% say they would prefer a suburban neighborhood with
houses only.24

Housing Comparison with Selected U.S. Cities
This housing gap analysis also includes a comparison of Sterling Heights’ housing stock characteristics
with similar top-performing cities from around the nation. Although a combination of numerous
factors, beyond housing alone, contribute to a community’s quality of life, it is hoped that this
17

“Demographic Challenges and Opportunities for U.S. Housing Markets,” Bipartisan Policy Center, March 2012.
Diana Olick, “Apartments Fill as Rental Demand Keeps on Surging”, CNBC.com, June 20, 2014.
19
Ryan Noonan, “Understanding the Trend in Multi-Family Housing Growth During the Recovery”, Economic and
Statistics Administration, November 25, 2013.
20
Jeffery Gundlach, Doubleline Capital CEO, as reported by ThinkAdvisor.com, May 7, 2014.
21
Urban Land Institute, Higher Density Development: Myth or Fact, 2005.
22
2011 National Community Preference Survey by the National Association of Realtors; RLCO Consumer
Research Data; and, Bipartisan Policy Center, “Demographic Challenges and Opportunities for U.S. Housing
Markets”, March 2012.
23
John Pitkin and Dowell Myers, “U.S. Housing Trends: Generational Changes and the Outlook to 2050”, 2008.
24
National Association of Realtors, “The 2011 Community Preference Survey”, March 2011.
18
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comparison to top-performing cities may provide an indication of appropriate housing tenure levels
and housing stock make-up within a community.
For the purposes of our assessment, we utilized the Top 100 Best Places to Live ranking for 2015
prepared by Livability. Livability examines what makes cities great places to live through proprietary
research studies, engaging articles and original photography and video to examine topics related to
community amenities, education, sustainability, transportation, housing and the economy. They then
leverage the expertise to develop city rankings, including their annual Top 100 Best Places to Live.
We examined this current ranking to identify a select list of peer communities from various locations
throughout the nation. They are suburban communities with a population similar to the City of
Sterling Heights. The communities that were selected (by region and population) were: Overland
Park, Kansas (Midwest Region, population of 175,000); Tempe, Arizona (Southwest Region, population
of 160,000); Lakewood, Colorado (West Region, population of 140,000); Sandy Springs, Georgia
(Southeast Region, population of 95,000); and Quincy, Massachusetts (Northeast Region, population of
90,000). Housing characteristics which were evaluated include housing tenure (percentage of owneroccupied housing units versus renter-occupied housing units) and housing type. Table 10 shows the
results of this comparison, using data provided by the 2010 ACS 5-Year estimates.
Table 10
Comparison of Housing Tenure and Housing Types
City of Sterling Heights and Selected U.S. Cities, 2010
Housing Category

Total Occupied
Housing Units
Owner-Occupancy
Percentage
Renter-Occupancy
Percentage

Sterling
Heights,
MI

Overland
Park, KS

Tempe,
AZ

Lakewood,
CO

Sandy
Springs,
GA

Quincy,
MA

(Pop.
130,000)

(Pop.
175,000)

(Pop.
160,000)

(Pop.
140,000)

(Pop.
95,000)

(Pop.
90,000)

48,849

71,465

64,227

61,453

40,614

40,600

79%

66%

47%

60%

51%

49%

21%

34%

53%

40%

49%

51%

Type of Occupied Housing Units
1 Unit, Detached

68%

62%

47%

50%

40%

35%

1 Unit, Attached
2 Unit,
Apartments
3 or 4 Unit, Apartments

10%

11%

8%

11%

9%

3%

1%

1%

2%

1%

1%

15%

3%

5%

6%

4%

3%

10%

9%

10%

8%

9%

12%

6%

7%

10%

26%

23%

35%

30%

3%

0%

3%

1%

0%

0%

5 to 9 Unit, Apartments
10 or More Unit
Apartments
Mobile Home or Other
Types
Source: 2010 ACS 5-Year Estimates
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In terms of housing tenure, the City of Sterling Heights, at 79%, has a significantly higher percentage
of owner-occupied housing units than the other compared cities. The next-highest owner-occupied
housing rate was found in Overland Park, at 66%, while the lowest owner-occupied housing rate was
found in Tempe, at 47%.
In terms of the type of housing units, Sterling Heights featured the highest percentage of 1 unit
detached units at 68%. The city with the next-highest 1 unit detached percentage was Overland Park,
at 62%. The City of Qunicy had the lowest 1 unit detached percentage at only 35%. Sterling Heights’
percentage of 1 unit attached structures, at 10%, was at the higher end of the comparable
communities, with the lowest percentage of 3% found in Quincy. For multiple-unit apartment
structures, the City of Sterling Heights’ percentages were generally lower than the other comparable
communities, particularly in the 10 or more unit apartment buildings category where four out of the
five top-performing communities had more than 20% of their housing stock within this category.
Housing Gap Analysis Findings
Based upon a review of the current housing types within the City, emerging housing type trends and
preferences, and the housing stock make-up of similar top-performing cities, the City of Sterling
Heights should seek to ensure housing choice for individuals of all lifestyles and ages through the
provision of a more diversified housing stock. Although the single-family detached home is likely to
remain the dominant housing type within the City over the next 25 years, the City should encourage
and allow for other non-traditional housing types which are increasingly desired by Americans, such
as duplexes, fourplexes, bungalow courts, live/work units, and courtyard apartments. The City should
also diversify its housing stock by encouraging and allowing, where appropriate, housing types which
enable citizens to age-in-place, such as accessory dwelling units, active senior living developments,
and elderly care facilities. Finally, an appropriate balance of affordable units and rental units should be
maintained as an option for those who desire affordable housing and/or who would prefer to rent
instead of own their housing units.

Land Use Ratios
Land use ratios refer to the breakdown of various
categories of land as a percentage of the total amount
of land in a community. They are important to examine
as part of long-range planning because the data helps
local planners to gauge the appropriate mix of land
uses that should be encouraged in the future.

Figure 8
APA Large City Land Use Survey
10%
10%

Residential

The American Planning Association last conducted a
survey of land use ratios in 1992. As part of this
investigation, a total of 32 large cities (cities having a
population of over 100,000 people) were surveyed.
Data was collected from their review of recently
completed community master plans or through
telephone interviews. The results of this survey are
shown in Figure 8.
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To compensate for the dated nature of this study, the City’s 2015 existing land use data was
benchmarked against comparable data from similar top-performing cities. Similar to the housing type
comparison above, the comparable cities included: Overland Park, Kansas; Tempe, Arizona; Lakewood,
Colorado; Sandy Springs, Georgia; and Quincy, Massachusetts, all of which are included in the Top 100
Best Places to Live ranking for 2015 by Livability. The results of this comparison are presented in Table
11, below.
This data suggest the City of Sterling Heights is generally in balance with its peer group with respect
to the percentage of land consumed by most land use categories; however, two exceptions exist. The
City of Sterling Heights generally has a higher percentage of its land area occupied by institutional,
recreational, and quasi-public uses. This can be attributed to the significant amount of park land found
in the City. The City of Sterling Heights also generally has less available land for development. Only
seven percent of the City’s land area is undeveloped land (vacant, agricultural, rights-of-way, water).
This suggests more of the City’s future planning effort will be directed to reuse and redevelopment
opportunities.
Table 11
Comparison of Existing Land Use Ratios
City of Sterling Heights and Selected Top 100 Best Places to Live Communities
Sterling
Heights, MI

Overland
Park, KS

Tempe, AZ

Lakewood,
CO

Sandy
Springs, GA

Quincy, MA

(Pop. 130,000)

(Pop. 175,000)

(Pop. 160,000)

(Pop. 140,000)

(Pop. 95,000)

(Pop. 90,000)

46%

39%

45%

59%

49%

53%

8%

7%

14%

11%

8%

10%

Industrial/
Transportation/
Communication/Uti
lities

11%

1%

16%

3%

15%

6%

Institutional/
Recreational/
Quasi-Public

29%

16%

7%

20%

7%

6%

7%

36%

19%

7%

20%

24%

Existing Land Use
Category

Residential
Commercial/
Office/Mixed-Use

Vacant/
Agricultural/
Rights-of-Way/
Water

Sources: Wade Trim Field Survey, June 2015 (Sterling Heights); City of Overland Park Existing Land Use Survey, December
2013 (Overland Park); Wade Trim, derived from Lakewood Comprehensive Plan 2025 (Lakewood); Tempe General Plan 2030
(Tempe); City of Sandy Springs Comprehensive Plan Community Assessment Report, 2007 (Sandy Springs); Wade Trim,
derived from City of Quincy Zoning Map (Quincy).
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Non-Residential Land Use Projections
The following analysis details the potential commercial, office and industrial base, as well as the
potential amount of commercial, office and industrial land which could be consumed by the end of
the planning period (2040) according to national land use standards.

Commercial and Office Land Use
The quantity of developed commercial and office land a community will need in the future is
dependent upon its current population size, commuting patterns, household incomes, spending
habits, infrastructure capacity, availability of desirable sites, as well as a myriad of other factors within
the regional market. Presently, 1,400.4 acres of land, or 6% of the total City land area, is occupied by
commercial use while 403.8 acres of land, or 1.7% of the total City land area, is occupied by office land
use.
One method of determining future commercial land use need is based on national standards for the
number of employees per acre for the commercial sectors. The results of this analysis are displayed in
Table 12, based on the employee per acre standard for the retail trade as specified in “Planner’s
Estimating Guide: Projecting Land-Use and Facility Needs”25 and the total number of projected
commercial jobs by sector as reported in the SEMCOG 2040 Forecast. The results of this analysis show
the need for 809.4 total acres of commercial land within the City, which is significantly less than the
1,400.4 commercial land use acres currently found within the City. Thus, the findings would indicate a
surplus of existing commercial land; however, this estimating method does not adequately account
for the City’s position within the Region as a major provider of commercial uses, as evidenced by
Lakeside Mall.
Table 12
Employee Per Acre Standards for Estimating Commercial Land Use
City of Sterling Heights, 2040
Commercial Sector

Total Commercial
Jobs 2040 (a)

Employees Per Net
Acre (b)

2040 Estimated
Commercial Acreage
(c)

Retail Trade

6,581

16.62

396.0

Leisure & Hospitality

6,871

16.62

413.4

Totals

13,452

809.4

Footnotes:
(a) Source: SEMCOG 2040 Forecast.
(b) Source: Employment-Based Land-Use Needs (Table 4-6), from "Planner's Estimating Guide: Projecting LandUse and Facility Needs."
(c) Total Commercial Jobs 2040 divided by Employees Per Net Acre

25

Planner’s Estimating Guide: Projecting Land-Use and Facility Needs. By Arthur C. Nelson, FAICP. American
Planning Association, 2004.
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The same employee per acre standard can be applied to estimate future office land use. The results of
this analysis are displayed in Table 13, based on the employee per acre standard for general office as
specified in “Planner’s Estimating Guide: Projecting Land-Use and Facility Needs” and the total number of
projected office jobs by sector as reported in the SEMCOG 2040 Forecast. The results of the analysis
would indicate that the City could accommodate an additional 250 acres of office land use beyond the
400 existing acres of office land use currently found within the City.
Table 13
Employee Per Acre Standards for Estimating Office Land Use
City of Sterling Heights, 2040
Office Sector

Total Office Jobs
2040 (a)

Knowledge-based
Services
Services to
Households & Firms
Totals

Employees Per
Net Acre (b)

2040 Estimated
Office Acreage
(c)

14,830

31.08

477.2

5,688

31.08

183.0

20,518

660.2

Footnotes:
(a) Source: SEMCOG 2040 Forecast.
(b) Source: Employment-Based Land-Use Needs (Table 4-6), from "Planner's Estimating
Guide: Projecting Land-Use and Facility Needs."
(c) Total Office Jobs 2040 divided by Employees Per Net Acre

Industrial Land Use
The quantity of developed industrial land a community will need in the future is dependent upon its
current employment base, infrastructure capacity, local political philosophy, availability of desirable
sites, as well as a myriad of other factors within the regional market. Presently, 2,473.6 acres of land, or
approximately 11% of the land area of the City of Sterling Heights, is occupied by industrial use.
One method of determining future industrial land use need is based on national standards for the
number of employees per acre for various industrial sectors. The results of this analysis are displayed
in Table 14, based on the employee per acre standard as specified in “Planner’s Estimating Guide:
Projecting Land-Use and Facility Needs” and the total number of projected jobs by industrial sector as
reported in the SEMCOG 2040 Forecast. The results of this analysis show the need for only 970.5 total
acres of industrial land within the City, significantly less than the 2,473.6 acres currently found within
the City.
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Table 14
Employee Per Acre Standards for Estimating Industrial Land Use
City of Sterling Heights, 2040
Total Industrial Jobs
2040 (a)

Industrial Sector
Natural Resources,
Mining & Construction
Manufacturing
Wholesale Trade,
Transportation,
Warehousing & Utilities
Totals

Employees Per Net
Acre (b)

2040 Estimated
Industrial Acreage (c)

4,473

28.73

155.7

10,857

16.44

660.4

3,420

22.15

154.4

18,750

970.5

Footnotes:
(a) Source: SEMCOG 2040 Forecast.
(b) Source: Employment-Based Land-Use Needs (Table 4-6), from "Planner's Estimating Guide: Projecting LandUse and Facility Needs."
(c) Total Industrial Jobs 2040 divided by Employees Per Net Acre

Another method of determining future industrial land use need is achieved through the application of
employment/density ratios. This method calculates future industrial acreage based on the projected
number of industrial jobs multiplied by the existing employment density (industrial jobs per acre) in
the community. The results of this analysis are shown in Table 15. According to the SEMCOG 2040
Forecast, the total number of industrial jobs within Sterling Heights is projected to marginally decline
between 2015 and 2040. Thus, the total needed industrial acreage within the community is also
expected to decline, from 2,473.6 acres to 2,351.4 acres.
Table 15
Employment Density Ratios for Estimating Industrial Land Use
City of Sterling Heights, 2015 - 2040
Total Industrial
Jobs 2015 (a)

Ex. Industrial
Acreage 2015 (b)

19,725

2015 Employment
Density: Industrial
Jobs Per Acre (c)

2,473.6

Total Industrial
Jobs 2040 (d)

7.974

2040 Estimated
Industrial Acreage
(e)

18,750

Footnotes:
(a) Industrial Jobs = Natural Resources, Mining & Construction; Manufacturing; and, Whilesale Trade, Transportation,
Warehousing, & Utilities. Source: SEMCOG 2040 Forecast.
(b) Source: Wade Trim field survey, June 2015.
(c) Total Industrial Jobs 2015 divided by Ex. Industrial Acreage 2015
(d) Industrial Jobs = Natural Resources, Mining & Construction; Manufacturing; and, Whilesale Trade, Transportation,
Warehousing, & Utilities. Source: SEMCOG 2040 Forecast.
(e) Assumes that the 2015 Employment Density will remain the same through 2040.
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2,351.4

Both methods of forecasting future industrial land uses show an existing surplus of industrial land
within the City of Sterling Heights. It is our opinion, however, that neither method appropriately takes
into consideration the City’s place within the entire Region and State as a manufacturing hub. Due to
its geographic location, transportation networks, infrastructure systems, and corporate and local
investments, the City has a large, growing and “in-demand” industrial sector. Further insight into the
regional and local industrial marketplace is provided in the following chapter (Evaluation of Local
Market Conditions).
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Evaluation of Local Market Conditions
Introduction
Any future land use planning effort must consider the amount of retail, office and industrial space
which can be reasonably absorbed during the planning period. Thus, an evaluation of national,
regional, and in particular, local market conditions is necessary in order to develop realistic and
achievable future land use recommendations. Colliers International has prepared this market
conditions assessment using proprietary database information built upon historical supply, demand,
and absorption rate data, as well as transaction comparables. Additionally, Colliers International draws
upon its understanding of regional and local market trends and conditions gained through years of
experience working in the real estate market of Metro Detroit.
This evaluation focuses on three key real estate sectors: Industrial, Office, and Retail (Commercial). The
chapter first begins with an evaluation of these three sectors from a national perspective, drilling
down to regional trends, and culminating with specific trends and opportunities within the local
market.

National Overview
Retail (Commercial) Real Estate Sector
No other real estate sector is facing the challenges of the retail sector. While other sectors are
changing the way they do business, the internet is making brick and mortar retailers fight for their
very existence. In some cases, the battle is already over. Stores like Sam Goody, Hollywood Video, and
Borders have already succumbed to online competition. With the advent of online retail, retailers not
only face competition from each other, but from a completely different form of shopping. For brick
and mortar retailers, the change is palpable. Instead of having a large inventory and massive footprint
to offer the most products, the focus has changed to offering the best experience possible. The goal is
to offer something in the store that makes people put their laptops or phones away, and come into
the store. In this environment, the Apple Store is the gold standard; customers come in for the
experience as much as the product.
The following are key national trends within the retail sector:
Smaller Stores
For many retailers, aside from the Walmarts and Meijers of the world, the larger store is not always
better. Retailers are looking for a smaller, more specialized location that focuses on experience and
customer service. This means better materials inside, and a highly trained, customer oriented staff. The
goal is not to have as much stuff as possible, but to provide an experience that gets people to fore-go
online shopping.
Less Inventory
The rise of online shopping has created a disincentive to keep large amounts of inventory in the store.
Retailers find it far more efficient to use their store as a showroom, and ship directly to a consumer
from a central warehouse. Once again, the Apple Store provides an excellent example – the store’s
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inventory is significantly smaller and more specialized than the big box retailers it helped put out of
business (Comp USA, Circuit City).
Fast Casual Restaurants
With a price that is in-between a fast food place and a sit-down, tablecloth restaurant, the fast casual
category has come to dominate the food service industry. According to data from market research
firm Euromonitor, the category has grown by 550 percent since 1999, more than ten times the growth
seen in the fast food industry over the same period. Hallmarks include good quality food, simple
menus, and quick service that does not require paying a server a tip. While Chipotle and Panera Bread
Company are the industry standard, there are countless other restaurants trying to break into this
category.
Dead Malls
All over the country, older shopping malls are getting squeezed. For many malls, they face the dual
challenge of changing, negative demographics, combined with increased competition from other
malls. The death of a mall is often slow and painful due to the investment structure, and sometimes
leaves behind a white elephant for the community to address. Many malls, however, have been
redeveloped into successful power centers, such as Tel-Twelve Mall in Southfield and Universal Mall in
Warren.
Premium Grocers
With Whole Foods leading the way, many grocers have decided to stop competing with Kroger or
Walmart on price, and have elected to offer higher quality food instead. A focus on smaller stores,
higher quality foods, and prepared foods sets these grocers apart from their mass market brethren.
The higher-end chains (such as Plum Market and Fresh Thyme) are expected to cut into the market
share of mid-level, full service chains such as Kroger.
Online and Brick and Mortar as an Integrated Strategy
While some experts predicted the demise of brick and mortar retail altogether due to online
competition, this is hardly the case. Many companies are using the brick and mortar store and the web
as an integrated retail strategy, as after all, as of 2013, just 6% of all retail sales occurred online.
Interestingly enough, many companies that started as pure online retailers are expanding into retail
stores, enjoying the benefit of a clean slate and a fresh site-selection strategy, and a new way to
position their brand. Eyeglass manufacturer Warby Parker is a well-known example, using a select few
stores to grow from an online-only platform.

Office Real Estate Sector
The office sector has experienced an uneven recovery. In first tier markets, such as Chicago, New York,
and San Francisco, trophy office buildings are trading and leasing for record prices. In those cities, the
recession is over – financial and technology firms are willing to pay for quality space in urban
environments. In secondary markets such as Detroit, the office market is still recovering. In these
markets, the office sector is facing unique pressures. Employers generally have smaller headcounts,
and from there, are using significantly less space per employee. Due to technology, many companies
encourage people to work from home, saving real estate costs. With this in mind, the glut of space on
the market ensures that tenants will continue to hold more cards in the negotiation process, especially
in lower quality buildings. However, for quality buildings, even in markets like Detroit, the outlook is
much brighter.
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The following are key national trends within the office sector:
Efficient Layouts
The greatest change in office real estate is the shift towards the open-office layout. Instead of private
offices and chopped up spaces, companies are opting for far fewer offices, and open, public spaces.
The benefits are two-fold: increased collaboration between employees; and, more efficient utilization
space. For landlords, this is not necessarily good news. According to CoreNet Global, the average
amount of space per office worker globally is approximately 150 feet or less, down from 225 feet in
2010.
Virtual Commuting
The technological changes of recent years make telecommuting and virtual commuting easier than
ever before. The typical telecommuter is a well-educated, high wage earner. According to the Census
Bureau’s annual American Community Survey, the average telecommuter holds a degree, earns about
$58,000 a year, and belongs to a company with more than 100 employees. For office users, it allows a
more flexible work environment, and allows companies to cast a wider net for talent. From a real
estate perspective, it allows companies to save on real estate costs by simply leasing less space.
Urban and Downtown Offices
The shift of the millennial generation towards cities and urban environments is not a fad; it is a trend
that will affect real estate markets for generations to come. For companies that want to attract and
retain smart, hardworking, and young employees, a downtown campus is considered a must. Locally,
this shift in tastes and preferences has caused many relocations from the suburbs to the city, such as:
advertising firm Campbell Ewald vacating their building in Warren; BlueCrossBlueShield leaving their
property in Southfield; and, Dan Gilbert’s umbrella of companies relocating over 12,000 employees
from the suburbs to the central business district.
Office as Recruiting and Retention Tool
Piggybacking off of the urban and downtown office trend is the office as a recruiting tool. The no-frills
office of the past has given way to the high-design, high amenity office of the present. High-end cafes,
day-care centers, and other amenities are now seen as a necessity to retain top-tier talent. Locally,
Quicken Loans is known for its spare-no-expense offices, with excellent fit and finishes, youthful décor,
and programmed place-making initiatives at the street level.
Amenities
For office users, nearby amenities are important for employees. Office users pay attention to what
restaurants are nearby, if there is a dry cleaners in the area, if there are shops and stores, etc., to
provide an upbeat environment for employees. Companies also look for amenities like hotels and golf
courses for entertaining clients and accommodating out of town guests. While not every company is
image conscious, Class A office tenants, especially in the legal, financial, and management consulting
fields, are very protective of their brand.

Industrial Real Estate Sector
Nationally, the Industrial Real Estate sector has recovered quickly from the recession. A strengthening
national economy is driving the demand for space amongst industrial users, which tightens the
supply, and turns the market conditions in the favor of landlords. In some submarkets, speculative
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development (where a developer builds before space is leased) is heating up. While users demand
more space, investors continue to have interest in the asset class, especially in newer buildings.
Industrial space is viewed as a safe investment because of market demand and the perceived
operational cost advantages – cheaper to construct, easier to repair, less regulation issues, cheaper to
re-tenant – than other asset classes. Overall, the trend in industrial is towards larger, more efficient
buildings that offer excellent truck access, and more importantly, the flexibility to adapt to future
needs.
The following are key national trends within the industrial sector:
Efficient Systems
Industrial buildings today are more energy efficient than ever before. Every user wants to decrease
their electric and water bills, and this is reflected in today’s industrial building. HVAC systems are
significantly improved from just fifteen years before, providing a more comfortable workplace and a
lower bill at the end of the month. Green Buildings, such as Ford Motor Company’s Rouge plant, can
also be used as a showcase for the company’s brand identity.
Clear Heights and Column Spacing
While layouts are more efficient, the most obvious change in today’s industrial buildings is the taller
clear heights and the column spacing. The taller clear heights allow for more stacking of goods, and
more room for machinery. The wider column spacing/lack of columns allows for more freedom of
movement, and the ability to quickly retool a manufacturing space. Nationwide, the 30-foot clear
building is becoming the minimum many tenants will consider.
Infill Development
After generations of greenfield development, characterized by industrial users building facilities
farther and farther out of the city, more industrial users are giving infill sites a second look. Infill sites
offer in-place infrastructure, access to stronger employee demographics, access to redevelopment
incentives, and closer access to potential delivery sites.
Automation
Automation of industrial production is hardly a new phenomenon. The factory that once employed
thousands now only needs a fraction of the employees. While this does not affect the industrial real
estate directly, it does affect policy making for cities everywhere, as there simply are not as many jobs
available. As a local example, the former Dodge Main Plant in Hamtramck employed over 40,000
people during World War II; the current facility, GM’s Detroit/Hamtramck Assembly plant, employs
approximately 1,600.
Less Pollution
Due to regulation and new efficiencies, industrial facilities are not always the poor neighbors that they
used to be. The image of the factory belching smoke into the air is a dated one, for the most part.
However, industrial facilities do generate more truck traffic, and can also bring noise and pollution
when located next to trains.
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Regional Overview
Retail (Commercial) Real Estate Sector
The overall retail vacancy rate in the Metro Detroit market area decreased to 8.3% at the end of the
second quarter 2015, a 30 basis point decrease from the previous quarter. The highest vacancy rates
were found in the Downriver area at 14.2%, and the Southfield market with 14.9%. The lowest vacancy
rates were in Troy at 2.8%, and Ann Arbor at 4.5%. At $16.64 per square foot, the Bloomfield
submarket reported the highest rents. Overall, the general feeling is that the worst of the recession is
over.
Because each category of retail is so different, a brief analysis of each sector has been provided, as
opposed to a broad overview of the entire market.
Shopping Centers
In the Metro Detroit market area, the average quoted rental rate for shopping centers, all classes
(community centers, neighborhood centers, and strip centers) was $12.56 per square foot at the end
of the second quarter of 2015, a small increase from $12.36 in the previous quarter. Year-to-date, the
sector has absorbed 471,748 square feet of space. Since the first quarter, the vacancy rate decline from
13.3% in the previous quarter to 13.0%, further signs of growing confidence in the sector and the
market. The affluent Bloomfield submarket quoted the highest rents for the quarter at $17.72 per
square foot.
Power Centers
A power center is an unenclosed shopping center that usually has three or more “big-box” tenants.
The category has become the development tool of choice to replace enclosed shopping malls, due to
their ability to offer a good mix of stores that are better suited to the community’s demographics.
Metro Detroit’s power center market showed improved metrics in the second quarter of 2015 from the
previous quarter. The vacancy rate decreased from at 7.3% in the first quarter of 2015 to 6.8% in the
second quarter. The declining vacancy rate has not translated into strong rental growth, as the rental
rate improved just 2 basis points, from $13.12 to $13.14 per square foot. In strong submarkets, such as
Bloomfield Hills, power centers can command rents upwards of $36.00 per square foot.
General Retail
For general retail, which includes all freestanding retail buildings that are not contained within a
shopping center, the second quarter reported 700,134 square feet of net absorption, for a year-to-date
total of 1,262,134 square feet of absorption. This marks an excellent start to the year. Across the entire
market, average quoted rents are reported at $11.30, a slight improvement from the previous
quarter’s rents of $11.23.
Investment Sales
The second quarter of 2015 was a busy quarter for investment sales. A total of 312 buildings sold for a
total volume of $127,582,193 for a median sales price of $60.43, and an average cap rate of 7.98%.
Notable sales included Shelby Corners in Utica, and Crossroads Town Center in Howell. Institutional
capital from within and outside of Michigan have bought and sold properties, which demonstrates
that a renewed confidence in the Michigan economy.
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New Construction Slow
The second quarter of 2015 marked a continuation of slow construction trends in Metro Detroit. Just
355,750 square feet of new space was delivered, with approximately 318,845 square feet of new
product in the pipeline. While Metro Detroit’s macroeconomic indicators are recovering, they are still
not high enough to support a wave of new construction.

Office Real Estate Sector
In the Metro Detroit market area, the average quoted rental rate for available office space, all classes,
was $18.14 per square foot at the end of the second quarter of 2015. This represents a solid increase
from the previous quarter’s quoted rent of $17.99. The average Class A quoted rental rate was $20.95
per square foot, a slight increase from $20.62 in the previous quarter. Quoted rents in Detroit’s CBD
increased to $23.76 per square foot. Class A suburban markets quoted $20.59 per square foot, an
increase from the previous quarter’s $20.28. Because of the sheer amount of vacant space available in
the market, major rent growth market-wide is not expected. With the exception of a select few
submarkets (such as Downtown Detroit, Ann Arbor and Birmingham), landlords will continue to cut
aggressive deals to lure tenants.
Major regional office sector trends are highlighted below:
Vacancy Rates on the Decline
The overall office vacancy rate in the Metro Detroit market decreased by twenty basis points,
reporting 14.6% at the end of the second quarter of 2015. The vacancy rate has continuously
improved since 2010, with the exception of a small aberration for the second quarter of 2014. Across
the market, Class A performed well in the second quarter, with a reported vacancy rate of 13.3%, down
forty basis points from 13.7% at the end of the first quarter of 2015. In Metro Detroit’s larger office
markets, the highest vacancy rates were reported in the suburban submarkets of Troy North (34.1%),
Farmington Hills (27.8%), and Southfield (24.2%). Across all classes, a total of 28,552,487 square feet of
space remains available. Overall, the entire Metro Detroit market is much healthier than it was in 2010,
when the vacancy rate climbed to 18.3%.
Notable Leases and Absorption
Net absorption for the overall Metro Detroit office market was strong in the second quarter of 2015. A
total of 1,016,993 square feet of space was absorbed across all classes in the market, which
complements the 467,143 square feet absorbed in the previous quarter. This is an excellent start to
the year, and a far cry from the dark days of 2009, when the market reported negative 2,296,985
square feet of absorption for the entire year.
Major Trades on the Market
The most recent deal to grab headlines in the second quarter of 2015 was the sale of the Fisher and
Kahn Buildings located in the New Center district of Detroit. While local landmarks, the Fisher and
Kahn buildings had fallen on hard times due to deferred maintenance and increased competition from
downtown office buildings. A consortium led by local and New York investors was able to purchase
the 776,502 square foot complex for just $12.2 million. The group plans a major renovation which will
likely convert some of the office to residential. After the high sales prices of the Compuware Building
and the One Detroit Center, which went for over $100,000,000 to local entrepreneur Dan Gilbert, the
Fisher and Kahn sale is a reminder that the Detroit market still has significant redevelopment work
ahead. The high sales numbers for the One Detroit Center and Compuware building are a good sign
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for the market, however, showing that investors have confidence in the Metro Detroit area’s economic
prospects.
Little Headway in Construction
Metro Detroit’s office market continues to lack the fundamentals for new construction. Just 47,428
square feet of office space has been delivered in the first two quarters of 2015. With construction costs
continuing to climb and plenty of available space on the market, a wave of new construction is not
expected anytime soon.

Industrial Real Estate Sector
The average quoted rental rate for available industrial space, all types, was $4.97 per square foot at the
end of the second quarter of 2015. This represents a $0.13 increase from the previous quarter. The
market for flex space saw a slight increase in rents. The average quoted rental rate for flex space at the
end of the second quarter was $8.04, an increase of $0.15 from the previous quarter. The average
quoted rental rate for warehouse space at the end of the second quarter was $4.50, a $0.06 increase.
Rental rates have been grown steadily since 2011, growing from $4.41 to $4.97 per square foot. In
tight submarkets, especially the Ann Arbor area, rental rates can be well north of $7.00 per square foot.
Major regional industrial sector trends are highlighted below:
Vacancy Decreases
The industrial vacancy rate in Metro Detroit decreased to 6.8% at the end of the second quarter of
2015; a number that represents a 180 basis point improvement from the second quarter of 2014.
When viewing vacancy statistics with a broader lens, the 6.8% vacancy rate is a significant
improvement from the 13.8% peak in 2010.
The Troy submarket reported the lowest vacancy rate at 3.1%. The East Area/Macomb County
submarket continues to be a strong performer as well, reporting a 3.2% vacancy rate. Detroit reported
the highest vacancy rate at 14.4%. In general, the high vacancy rates are correlated to the number of
obsolete buildings located in the submarket. Within the Detroit market, quality buildings have not
struggled to capture tenants. Troy has arguably the best combination of demographics and new
buildings, which is why demand continues to get stronger by the day.
Absorption Positive
Net absorption for Metro Detroit’s industrial market was positive 2,090,333 square feet in the second
quarter of 2015. This represents an excellent start to the year, and a healthy follow up to the previous
quarter’s total of 2,036,371 square feet.
Moving into the second half of 2015, the market’s main client base, the automotive industry, is in
position to expand. This will continue to drive positive absorption. Also, with little in the way of new
construction, the market will continue to be tight. Brokers will have less product to show tenants,
giving landlords the upper hand during lease negotiations.
Sales Market Improving
The second quarter of 2015 reported a number of significant deals and racked up four sales to out-ofstate real estate investment trusts (REIT’s). Brennan Investment Group, American Realty Capital, and
STAG Industrial Management all completed transactions in Metro Detroit with a total consideration of
$45,426,760. In the second quarter, 5,012,562 square feet of space traded, with an average sale price of
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$35.85 per square foot. The average deal size was 25,063 square foot. Out-of-state capital returning to
Michigan is an excellent sign for Michigan’s economy, showing that institution grade investors are
willing to stake their capital and reputation on the health and economic growth prospects in Metro
Detroit.
New Construction Slow
In the second quarter of 2015, 607,562 square feet of space was delivered, the majority of which was
build-to-suit or expansion space. New construction has been slow for all sectors of real estate in
Detroit.

Sterling Heights Overview
A historical gauge of the change in establishments by industry code classification for the City of
Sterling Heights is provided as Table 16. Overall, the number of establishments within the City has
grown by 1.6%, from 2,774 establishments in 2002 to 2,817 establishments in 2012.
Table 16
Establishments by Industry Code Classification
City of Sterling Heights, 2002 - 2012
Industry Code Classification

2002

Change 2002-2012

2012

Number

Percent

Construction

315

248

-67

-21.3%

Manufacturing

293

269

-24

-8.2%

Wholesale Trade

173

184

11

6.4%

Retail Trade

494

453

-41

-8.3%

Transportation & Warehousing

46

106

60

130.4%

Information

35

37

2

5.7%

161

162

1

0.6%

85

81

-4

-4.7%

248

248

0

0%

14

14

0

0%

149

152

3

2.0%

14

19

5

35.7%

Health Care and Social Assistance

244

343

99

40.6%

Arts, Entertainment & Recreation

27

26

-1

-3.7%

Accommodations & Food Service
Other Service (Except Public
Administration)

217

224

7

3.2%

246

250

4

1.6%

13

1

-12

-92.3%

2,774

2,817

43

1.6%

Finance & Insurance
Real Estate, Rental, & Leasing
Professional, Scientific, & Technical
Services
Management of Companies &
Enterprises
Admin. Support, Waste Management
and Remediation Services
Educational Services

Unclassified
Totals

Source: U.S. Census Bureau, 2002 and 2012 Zip Code Business Patterns.
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Over the 10 year span, the fastest growing industry codes within the City, by percent change in
number of establishments, included:
1. Transportation & Warehousing (130.4%)
2. Health Care and Social Assistance (40.6%)
3. Educational Services (35.7%)
4. Wholesale Trade (6.4%)
5. Information (5.7%)
The most significant declines were found in the following industry code classifications:
1. Unclassified (-92.3%)
2. Construction (-21.3%)
3. Retail Trade (-8.3%)
4. Manufacturing (-8.2%)
5. Real Estate, Rental, & Leasing (-4.7%)

Retail (Commercial) Real Estate Sector
In Metro Detroit, Sterling Heights is known as a quality trade area for retailers. Sterling Heights offers
both residential and daytime traffic to potential retailers. Sterling Heights is home to many national
retailers, and is the home of Lakeside Mall. Lakeside Mall was once the top mall in Macomb County in
terms of prestige, but has since lost this crown to the nearby Mall at Partridge Creek in Clinton
Township. While the mall has lost status, it is still current on its mortgage, and is still generating
returns for the ownership group. The mall is currently in good physical and financial condition, and is
still an important draw for other retailers in the community. Because of this, Sterling Heights should
do everything within its capabilities to ensure that the mall stays in top form. Because of the
complicated financial structures of malls, any decline of Lakeside will be slow and painful for Sterling
Heights. This can and should be avoided with a proactive approach to maintaining the mall.
Currently, Sterling Heights reports 8,856,858 square of retail space across all sectors, spread out over
406 buildings. The market’s vacancy rate is in good shape, at 7.7% as of the second quarter of 2015.
The current vacancy rate is a notable improvement from a high of 15.4% in 2008. The market is
performing, but a windshield survey reveals that some of the retail property is beginning to look
dated. While there is demand for space, the lack of rental growth shows that there is little “gotta have
it” space in Sterling Heights. Rental rates have remained stagnant, currently at 11.24 per square foot as
of the second quarter of 2015, a price they have hovered around since 2011.
Retail Trends
Sterling Heights, 2010-2015
Vacancy Rate
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Net Absorption

Strategic Opportunities in the Local Retail Market
Because of retail’s importance to both residents and employers, it is the recommendation of Colliers
International that Sterling Heights be aggressive with keeping the city’s retail portfolio up-to-date.
While Lakeside Mall is currently performing, the City must keep an eye on the property to ensure that
it does not join Northland Mall as a community liability. New retail should avoid enclosed malls, and
focus on upmarket facilities that project a positive image for the community. In short, be very picky
about which projects gain approval.

Office Real Estate Sector
In Metro Detroit, Sterling Heights is a secondary office market. Ann Arbor, Auburn Hills, Downtown
Detroit, Novi, Farmington Hills, and Troy are the established players in the sector, while Birmingham
plays a role as providing top-tier office space for image conscious users. Given the amount of vacant
space available in markets like Troy, Farmington Hills, and Southfield, and the increased competition
from a revitalized Downtown Detroit, it is difficult to imagine Sterling Heights becoming a major
player in the office sector. However, as an office market, Sterling Heights has a key advantage –
proximity to defense contractors on the Mound Road Corridor. For defense contractors, Sterling
Heights is an attractive location for office and research and development facilities, and a major buildto-suit for a defense contractor is likely the only way a major office project breaks ground.
Currently, Sterling Heights has 2,965,236 square feet of office inventory spread out over 180 buildings.
The market’s vacancy rate is a very healthy 9.7% as of the second quarter of 2015, a tremendous
achievement given the 19.9% vacancy rate in the fourth quarter of 2009. While spaces have filled up,
rental rates have decreased since 2009. In the first quarter of 2009, rental rates were $18.45 per square
foot. Currently, office space averages $16.09 per square foot, showing that landlords need to be
aggressive to lure tenants. With so much empty space in the overall Detroit Market, it is not expected
for rents to grow significantly in Sterling Heights in the immediate future.

Office Trends
Sterling Heights, 2010-2015
Vacancy Rate

Gross Asking Rent Per SF

Net Absorption

Strategic Opportunities in the Local Office Market
While there is positive momentum in the office market, it is the recommendation of Colliers
International that Sterling Heights deprioritize office development. Sterling Heights as a market lacks
the fundamentals to lure national tenants, especially when so many buildings are still available in
other submarkets, and when the broader trends affecting the office sector are considered. However,
as noted above, the City may be able to capture new office and research and development facilities
related to the defense sector.
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Industrial Real Estate Sector
In Metro Detroit, Sterling Heights is known as one of the area’s better industrial markets. Sterling
Heights is known within the commercial real estate community as a City that offers quality building
stock without the high prices of Troy and Auburn Hills. Sterling Heights offers industrial users rail
access, excellent highway access, rectangular and square shaped parcels, and proximity to other large
industrial users. Chrysler and Ford Motor Company anchor the City’s industrial market, drawing
various other tool-and-die, suppliers, and warehouse users to the market. Sterling Heights has also
branched out away from the automotive industry, and has become a nationally recognized hub for
the defense industry. Sterling Heights’s ability to lure defense contractors is a unique quality within
Metro Detroit, as the region is still heavily reliant on the auto industry.
As of the second quarter of 2015, Sterling Heights reports 26,212,300 square feet of industrial and flex
space, spread out over 539 buildings. The market’s vacancy rate is an astoundingly low 1.9%, with a
miniscule 17,000 square feet of space under construction. This is one of the tightest markets in Metro
Detroit. Rental rates have also reported significant growth, from a low of $4.34 in 2011 to the current
second quarter 2015 rate of $5.85. The growing rents and low vacancy rates, coupled with little new
product on the way, means that Sterling Heights is becoming a landlords’ market. Quality space is
difficult to find, and does not last long on the market. Because of these factors, rents are expected to
continue to grow.

Industrial Trends
Sterling Heights, 2010-2015
Vacancy Rate

Asking Rent Per SF

Net Absorption

Strategic Opportunities in the Local Industrial Market
Because of the tight market and the positive momentum, it is the recommendation of Colliers
International that Sterling Heights prioritize industrial development. Sterling Heights has all the
features industrial users look for, and the market demands more and better space. Sterling Heights has
all the fundamentals in place to attract and retain blue-chip industrial users, and should continue to
build off of this track record of success.
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General Strategies to Capitalize on Local Market Conditions
Specific strategies were outlined above for each of the three real estate markets. The City should use
those strategies as a framework for the development of policies and future land use planning
proposals. Additionally, the City should pursue the following general strategies in its efforts to
promote economic development, job generation, and main high quality shopping and employment
options within its jurisdiction. These general strategies are outlined below, along with a case study
illustrating each.
Strategy 1: Be Aggressive
Bad real estate is not like a fine wine – it does
not get better with age. In fact, quite the
opposite happens. Just one or two blighted
buildings can cause an adverse domino effect
across a submarket; other nearby owners
disinvest, banks refuse to underwrite, tenants
leave or avoid the market for greener pastures,
etc. Cities facing economic challenges are now
and always will be in a tough position. While
cities cannot pack up and move, residents and
businesses can. With this bargaining position in
mind, it is imperative for Sterling Height’s longterm prospects to get in front of problems, and
nip them before they start. Being aggressive can
take many forms, from rigorous code
enforcement, to purchasing and demolishing
blighted properties. While being aggressive
takes time, effort, and money, the long-term
benefits of addressing and preventing blight are
well worth it.

Be Aggressive
Case Study: Grosse Pointe Park
Located along Lake St. Clair and the City of
Detroit, during the height of the automotive
recession, the City of Grosse Pointe Park noticed a
growing vacancy issue in an area of the city
commonly known as the Cabbage Patch. Home
to many duplexes and small bungalows, the
“patch” was losing renters and owners at an
alarming rate. The small but affluent City
developed an aggressive strategy. First, the City
purchased blighted properties from the bank to
ensure they were properly secured. The homes
were then sold to buyers (sometimes at a loss)
with a caveat—fix up the homes to the city’s high
standards. Third, to help all the landlords attract
tenants, the City established an incentive
program. College students would receive
discounted rent through a stipend provided by a
City-established foundation. In the endgame, the
City’s aggressive, creative program allowed the
City’s housing values to recover with the
economy. So far, the program has paid handsome
dividends towards the City.

Strategy 2: Focus on Strengths
While it is important to address what Sterling
Heights does not have, the strategy moving
forward should involve building off of Sterling
Heights strengths. Sterling Heights offers a
good location within the Metro Detroit area, with good highway and rail access. Sterling Heights also
offers a strong, educated labor pool, with plenty of manufacturing know how. Finally, Sterling Heights
enjoys the presence of many large corporate stakeholders, such as Chrysler, Ford Motor Company,
General Dynamics, US Farathane Corporation, and BAE Systems. Sterling Heights is strong in
automotive, and more importantly, strong in the stable and growing defense sector. Currently,
Sterling Heights is not a hub for legal services, finance, insurance, or technology – and that’s ok.
Sterling Heights has plenty of strong building blocks, and would do well to embrace and build off of
those, instead of worrying about what the City does not have.
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Set the Table for Redevelopment
Case Study: Windsor

Focus on Strengths
Case Study: Las Vegas

In the Great Lakes region, many cities have faced
severe challenges due to the retrenchment of the
auto industry. Flint, Dayton, Detroit, Buffalo,
Lansing, and many others have lost jobs and tax
revenue due to scaled back or closed plants. One
of the common critiques amongst real estate
professionals is the red tape surrounding
redevelopment. Incentives are competitive,
difficult to understand, and awarded on an
ad/hoc basis. Across the river from Detroit,
another city has faced severe retrenchment from
the auto industry as well. However, Windsor’s
redevelopment procedures are very different.
Instead of a murky system of back room deals,
Windsor simplified its development procedures,
and makes applying simple. Instead of endless
meetings and approvals, businesses that meet
the pre-determined criteria are awarded the
incentives. The process is simple and more
transparent.

By the late 1990s, Las Vegas faced an identity
crisis. Wanting to break away from its seedy past,
the city started marketing itself as a familyfriendly vacation destination, with limited
success. To re-energize the Vegas brand, an ad
agency came up with the humorous, tongue in
cheek “What happens in Vegas Stays in Vegas”
campaign. The campaign embraced the care-free
attitude of a weekend in Vegas; a cleaned up
version of its hard partying past. The ad’s tagline
became a pop-culture phenomenon, but more
importantly, by embracing what was unique
about Las Vegas, the city was able to re-energize
its brand. The results: continued growth in visitors
and occupancy from its first year in 2003 to 2007,
the year before the recession.

Strategy 3: Set the Table for Redevelopment
One of the most important actions Sterling Heights can take is make redevelopment as simple and
clear as possible. A pro-business and pro-development reputation goes a long way in the commercial
real estate business. Over time, companies/employers, real estate investors, and brokers begin to
understand that a city is easy to work with, making this city the first phone call. This does not mean
throw away all the rules and allow anything to be built – far from it. What it does mean is set the table
for development. Make the rules simple and clear, and stick with them. More importantly, do not
handle development, incentives, and permits on an ad/hoc basis. While it may make sense at first, over
the long run, it takes more time to get a deal closed, and everyone in the real estate business knows
that time kills deals.
Strategy 4: Hitting Singles is OK
Many cities, when faced with economic distress, start to look for the magic bullet solution. The
“solution” is generally a massive project of dubious merit and heavy public subsidies. While it is human
and American nature to want to swing for the fence, these massive projects often create more
problems than they solve. First and foremost, tying up large amounts of capital in one project is risky,
as industries change and companies go out of business. The end result is the community is left
holding the bag – on the hook for bond payments for a project that is going nowhere fast. Cities,
especially small- to mid-sized cities including Sterling Heights, would be wise to steer clear of these
massive projects, and instead minimize their short and long-term downside by devoting their public
attention to a diverse group of smaller projects. While smaller projects may lack the big headlines up
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front, they also lack the big, embarrassing headlines on the back end if they do not work out as
planned.

Hitting Singles is OK
Case Study: New London, Connecticut
A small manufacturing city on the East Coast, New London was known for two things: making
submarines and Pfizer Pharmaceuticals. In an effort to keep Pfizer from leaving town, the City of
New London embarked on a massive redevelopment project. The City would acquire a large
portion of land, and turn this land over to the company for a new hotel, health club, and stores that
were built to Pfizer’s specifications. The project was big, expensive, and glamorous, but it had a
problem. The lands in question were actually the private homes of many residents, some of whom
did not want to sell to the City. After a long and expensive court battle, the City finally won, and
was able to take title to the homes, and clear the land for new construction. The City spent
$80,000,000 and created a massive rift in the community. In the end, Pfizer never moved forward
with the project. The company also relocated its research facility to Groton, Connecticut, leaving
New London for good. For all the rewards that the Pfizer project promised, policy makers failed to
realize that risks are just as large as the rewards.
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Placemaking Assessment
Introduction
Sterling Heights is defined by, and challenged by, a lack of a cohesive pattern of pedestrian and nonmotorized accommodations and an orientation towards ease of vehicle-oriented mobility. This
condition poses unique issues that need to be addressed as a part of the master planning process.
The development of the urban design and placemaking framework for the City is developed by
integrating three factors:
1. An understanding of current development trends in cities as they relate to concept formation
2. A review and critique of previous design guidelines and master plans for the City
3. An analysis and evaluation of existing conditions
Mixed use areas in walkable cities and pedestrian-oriented areas are experiencing a renaissance unlike
anything seen in decades. Largely vacant office buildings are filling up with new businesses and
residents, the ground floors are welcoming new shops and restaurants, and the streets and public
spaces are returning to life. Walkable areas are finding renewed success.
In metropolitan Detroit, the northern suburbs, while traditionally stable, are also seeing a renewed
interest in neglected commercial and residential properties. This provides an opportunity to rethink
suburban areas from a placemaking perspective by adding an additional layer of activity to enhance
them.
This analysis focuses on how locating pedestrian-oriented nodes within the existing framework of the
City can aid in transforming, both in the long and short term, the perception of livability in Sterling
Heights. The nodes can become important components of the enhancement and revitalization of
commercial and residential zones within the City, and may also become destinations in their own
right.

Analysis and Concept Formation
Sterling Heights connects with adjacent municipalities of varied economic vitality, and also acts as a
major residential and industrial enclave. Acknowledgement of this importance, and of the historical
drivers that have shaped Sterling Heights until today, will help to plan for the next phase in the
evolution of the City. The analysis of the City for the purpose of locating placemaking opportunities
focused on three prominent criteria:
1. Overview of the City as a whole
2. The identification of placemaking Opportunities
3. Challenges to placemaking
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Specific items that were looked at to determine appropriateness of individual areas included:
 Overall Walkability of the area
 Building and Land Use
 Built Form
 Public Realm
 Vehicular Infrastructure
 Pedestrian Infrastructure
 Ability to Integrate non-motorized facilities
 Access to amenities
 Adjacency to a variety of uses and other nodes
 Linkages/ Connections

Review of Design Related Documents
Streetscape Design Guidelines (2006)
The purpose of the review of the Streetscape Design Guidelines was to identify, from our current
perspective, the applicability of the recommendations contained within the 2006 document.
The Streetscape Design Guidelines developed for the Corridor Improvement Authority focus on the
following physical elements with the intention of providing design continuity between public and
private development within the city:
 Colored/ stamped concrete
 Lighting and banners
 Brick pillars and fencing
 Shade trees and vegetation
There are 5 key critique/ observations that were identified as a result of the review of the Design
Guidelines:
1. The Guidelines do not address long term development incentives
The Guidelines address the enhancement aspect of the existing public realm; however, they
do not give clear indication of how implementing the proposals can lead to a higher level of
development and, subsequently, a greater sense of place within the City.
2. The Guidelines provide limited aid for increasing walkability
The City’s 2005 Master Land Use Plan encourages walkability. The Design Guidelines should
address issues of pedestrian connectivity and pedestrian crossings through physical
alterations such as designated pathways, curb bulb-outs, etc.
3. Pros and Cons of the consistent aesthetic for street furnishings and treatments
The use of stamped concrete and ornamental trees may be overdone and unnecessary.
Current best practices emphasize clean and carefully implemented concrete installations. This,
combined with the aesthetic of the street furniture could lead to a sameness among the areas
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where the guidelines are applied. It may be more effective to determine the character of a
specific location before implementing the Guidelines.
4. How do we designate a district or a gateway without a sign or marker?
Similar to Observation 3, above, the use of banners and landmark signage, while bringing
consistency to the image of the city as a whole, may not capitalize on the uniqueness of many
of the locations within the City.
5. The facade improvement guidelines are, generally, in order
More detail is needed to explain the desired results. Some examples are provided, but a
variety of examples would probably aid in avoiding a “one-size-fits-all” approach to enhancing
different areas within the City.

Sterling Heights Master Land Use Plan (2005)
The 2005 Master Land Use Plan was developed to analyze population trends, characteristics, and
projections as well as to analyze the economic viability of commercial, industrial, and office land uses.
This, combined with information gathered from citizen input, produced the goals and objectives put
forth in the Master Land Use Plan.
The purpose of the existing Master Land Use Plan review was to identify areas where there may need
to be adjustments made to reflect the current economic, physical, and demographic conditions within
the City. The following are ten major critiques/observations from the review:
1. The stated principles within the 2006 Master Land Use Plan are solid, but need to be updated
to reflect current realities (post-2008) and trends.
Current urban design best practices call for more strategic, short term, implementable
initiatives. Tactical Urbanism and Lean Urbanism models produce greater short term results.
2. How does the Traditional Neighborhood Diagram (Duany-Platerzyberk,1997) referenced on
p.45 of the Master Land Use Plan, translate to an existing suburban retrofit condition?
The existing residential settlement pattern in Sterling Heights does not correspond to the
Traditional Neighborhood Development pattern physically. There needs to be a synthesis
between the existing suburban residential pattern and the grid and corridor oriented layout of
the City as a whole.
3. Sub Area planning needs to be a significant part of enacting the Master Land Use Plan.
The Master Land Use Plan lays out a framework of development principles that are sound. Care
must be taken to synthesize these principles into the existing context.
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4. Variety of housing types are encouraged in the Master Land Use Plan.
Small square footage homes are encouraged. This ties into current trends to provide
affordable housing options to market rate buyers in the post-recession economy. These
housing options include multi-family, lofts, small single family, duplexes and mixed use.
5. The Master Land Use Plan on p.150 states "Concentrate commercial development in nodes as
opposed to strips along major corridors".
This is a good beginning strategy, but it still separates areas into land use zones. Current
placemaking strategies call for a mixture of uses within a concentrated area. The reorientation
of development into more concentrated areas will help to create synergy between housing,
retail, and commercial uses.
6. The Master Land Use Plan calls for a walkability survey. Has one been implemented?
Today, walkability is seen as a key driver for success in cities, neighborhoods, and districts.
Understanding the pedestrian traffic flow throughout the City is a key determinant of the
success of any placemaking efforts.
7. The Master Land Use Plan calls for 60-80% detached single family, 10-25% attached single
family, and 10-25% apartments.
This should be revised to reflect the current demographic data and to attract varied clientele.
Current trends in successful city districts indicate an inclination towards multi-family dwellings
among people moving into mixed use areas.
8. P.67: "Transition" land use designation called for in the following locations: a) along major
roads, but not intersections; b) where single family needs to be phased out (eg., Mound Rd.);
and, c) existing commercial needing redevelopment.
There needs to be clarification as to the intent of this strategy. An important component of a
successful Master Land Use Plan is its definitiveness. The closer the Master Land Use Plan
comes to delineating the desired outcome, the greater the chance for its success.
9. Potential Intensity Change Areas (PICAs) and Major Redevelopment Opportunities
PICAs are generally in older commercial areas (eg.,Van Dyke/ 14 Mile Rd.) where an
intensification of uses could significantly reposition the area for future success. This is a sound
strategy, but the desired results need to be clearly articulated.
P.71 identifies Major Redevelopment Opportunities. These are typically in areas where there
were large-scale developments that provide unique site opportunities. Examples were:
 Showcase Cinemas Site (15 Mile Road and Van Dyke Ave)
 Van Dyke between 16 and 16 1/2 Mile Roads
 Northeast corner of 14 Mile Road and Schoenherr Road
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These types of opportunities (PICAs and MROs) provide the platform for the City to encourage
transformative examples of what Sterling Heights can look like by applying current
placemaking principles.
10. The 2005 Master Land Use Plan encourages the development of new neighborhoods.
This should be revised to encourage higher density neighborhoods. Nuance is a critical
component to successful development in the current economic environment. The 2005
Master Land Use Plan also encourages creating a framework for future development in the
City that focuses on the development of nodes focused on key intersections as opposed to
linear strip commercial development.

Placemaking Analysis by Nodal Development
The development of the urban design and placemaking component of this new Master Plan uses
nodal development as a starting point for envisioning places that people will care about and that have
the opportunity of attracting new demographics. The initial step in this process is the overall analysis
of the City to identify key areas that have the potential of being significant examples of livability.

Node Identification Framework
The urban design and placemaking framework for the City will have the optimum possibility of being
implemented if the criteria for identifying appropriate nodes is clear and concise. Some initial
concepts that have been studied for the framework include:
Pedestrian Usage
Solving the continued problem of creating identifiable, pedestrian pathways, circulation and linkages
is crucial to a healthy node. Enhancements to this part of the public realm can be solved in many
different ways. The Master Plan would identify and look to uncover and strengthen these pathways.
Sense of Place
The feel of the node is important to its success. A strong Sense of Place in a node will enhance the
ability to promote and market something that is unique to the surrounding communities. More
importantly, it creates an atmosphere that encourages people to come to live, work and play.
Building on Existing Conditions
The single most important asset the City has is its existing infrastructure and buildings. To compete
against the surrounding suburban development for housing, shopping and working environments,
the City must retain and enhance its uniqueness.
Housing Types
The dwelling units are consistent with every node. However, there are certain elements that make for
vibrant, walkable nodes with varied housing stock. An understanding of housing vernacular, types
and methods of placement all contribute to achieving positive solutions. Appropriate residential
developments need to be thoughtfully integrated into a solid redevelopment strategy.
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Green Spaces / Public Realm
Good sidewalks, convenient parks and unique gathering places can leave a lasting impression on a
visitor to the node. Additionally, these public spaces will create comfort for the temporary or
permanent resident of the City.
Mixed Uses
A City is not considered truly healthy unless it can become a consistently active environment. A city of
must have many different uses working in unison to create a true place. Some uses include daytime
retail, commercial and office activity. After dark, uses may include nighttime retail, restaurants and
entertainment. The residential population provides activity throughout the day, night and during
weekends. A thorough understanding of this proper mix of uses is evident in many of the world’s
great urban areas. A strong urban design implementation plan will identify the means to achieve this
mix.
Mobility
Accessibility to the node is an important consideration to its long-term success. Ingress, egress, nonmotorized systems, pedestrian accommodations, and parking concepts should be developed to
enhance the pedestrian-oriented urban environment.
Access to transportation, appropriately designed streets, bike paths, entry and access points and their
integration into the city are all part of successful urban conditions. The Project Team has extensively
studied and has a thorough understanding of modes of circulation and how they work to enhance a
City node.
This contextual overview notes the physical conditions of each node and contextual area. The
environmental scan will be presented in clear, graphic form for ease of understanding and
interpretation.

Node Identification
Using base maps and field verification, the Project Team has prepared a conceptual framework for
testing design concepts and improvements within 12 specifically identified nodes (Nodes A-L), along
with the Lakeside Mall area. The locations of these nodes are shown on the Node Identification Map.
A visual survey of the conditions of buildings, amenities, and vacant lots within each node was
conducted. This survey generally identifies elements that provide the node’s character, potential
linkages to adjacent community facilities and/or neighborhoods. It focuses on the physical elements
that make or inhibit the node’s pedestrian experience. This survey gives general impressions of the
man-made and natural features, historic, cultural and recreational resources, land use and open space
patterns, circulation and parking opportunities and constraints of a given node and leads to the
development of the overall framework.
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Hold page for Node Identification Map
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For each area of study or potential nodal point, an observation and analysis was undertaken to
determine its ability to accommodate placemaking elements. These potential nodal points within the
City were examined considering the following development conditions.
Infrastructure
 walkability - sidewalks and pedestrian crossings
 streets- widths, amount of travel lanes
 parking conditions- on-street, surface, public, private, shared
 landscape conditions – grass, trees, vegetation
 complete Streets – auto, pedestrian, non-motorized, transit
Building Types
 number of floors - one, two, three
 Materials – brick, stone. Concrete, wood, established vernacular
 connection to the street – setback, proximity, frontage
Land Use
 parking lots – size, location, connected or isolated
 mixed-use, commercial, residential, institutional, governmental, cultural, etc.
 natural elements – rivers, lakes, forests, ravines, etc.
 density – amount of residents, workers, daily users within the area throughout the day.
Context/Adjacencies
 Surrounding physical forms, uses and conditions
o residential, commercial, institutional, residential
Connections and Linkages
 automobile connections/ driving to other nodal points
 pedestrian paths, passageways
 non-motorized activities – link to adjacent communities and county paths
 proximity, distance to nodes and Places

Criteria for Judging the Capability of a Node to Support Placemaking
In order to support placemaking enhancements, a nodal development area should have at least three
of these qualities:
1. Proximity to community/government services
2. Proximity to public amenities
3. Sufficient surrounding residential population or commercial facilities
4. Available physical space to accommodate catalytic projects
5. Ability to have both sides of a street engaged in creating "place"
6. Ability to accept traffic calming measures
7. Ability to become a mixed-use zone within a walkable pedestrian shed (approximately 1/4
mile in each direction)
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General Node Observations
The following are general observations that are fundamentally applicable to most of the defined study
nodes:
1. Buildings are set back too far from the sidewalk and street and inconsistently aligned.
2. Sidewalks exist in most areas but are rarely connected to the entry areas of commercial and
institutional buildings.
3. Parking lots are typically excessive in size and non-pedestrian oriented in their design and
layout.
4. Most non-residential development areas consist of singular use, one-story structures. There is
minimal density and scale.
5. Existing structures do not work together as a collective, cohesive district. There is a lack of
collaboration and connection regarding the use of materials, size, aesthetics, signage,
vehicular and pedestrian accommodations.
6. Most potential nodes have some level of vegetation, trees, grass, landscaping, etc. In many
areas there is a significant amount of greenspace. However, there is a lack of the collective
vegetation working together as a unit. There is potential to collaborate on these
greeenspaces and formulate a comprehensive asset for the focal point area.
7. Most potential nodes, which include commercial and business uses, are adjacent to a
significant amount of single family and multi-unit residential as well as natural assets.
However, their connections and linkage, from a pedestrian and vehicular perspective are
largely incidental and unintentional.
Our analysis of each node is presented in the following pages.
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Node Analyses: Node A (17 Mile @ Dequindre)
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Node Analyses: Node B (15 Mile @ Dequindre)
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Node Analyses: Node C (18 Mile @ Ryan)
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Node Analyses: Node D (17 Mile @ Ryan)

Master Land Use Plan 2016-2040

TECHNICAL REPORT

98

Sept 29, 2015 DRAFT

Master Land Use Plan 2016-2040

TECHNICAL REPORT

99

Sept 29, 2015 DRAFT

Node Analyses: Node E (M-59 @ Van Dyke)
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Node Analyses: Node F (19 Mile @ Schoenherr)
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Node Analyses: Node G (15 Mile @ Dodge Park)
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Node Analyses: Node H (15 Mile @ Schoenherr)
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Node Analyses: Node I (17 Mile @ Van Dyke)
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Node Analyses: Node J (19 Mile/Utica/Van Dyke)
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Node Analyses: Node K (Utica @ Dodge Park)
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Node Analyses: Node L (17 Mile @ Utica)
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Analysis of City Improvement Plans and Funding Programs
Corridor Improvement Authority
On August 15, 2006 the City Council adopted an ordinance establishing a Corridor Improvement
Authority (CIA) and created a Board for the District (“District”). The District is located in the north
central portion of Sterling Heights and includes properties bordering Van Dyke Road between 18 ½
Mile Road to the north City limit and along Utica Road between Van Dyke Road and Triangle Drive.
Among the primary goals of the CIA for the District are:
 Enhancement of public spaces within the District;
 Delineation of the District through a consistent theme/style along District right of way;
 Provision of a unified building style to be implemented through development and redevelopment of properties within the District; and,
 Economic growth and increased property values.
The Development Plan outlines the improvements proposed within the District and the Tax Increment
Finance Plan identifies the funding mechanism to be utilized to finance the proposed improvements.
Streetscape Design Guidelines have been prepared for the District. The guidelines include select
specifications for paving, decorative lighting, site furnishings and landscaping. These amenities are
intended to be constructed within the Van Dyke Road and Utica Road right of way as well as on
private property as part of future development and redevelopment within the District.
The amenities planned for the District include:
 Colored/stamped concrete;
 Decorative lighting with banners;
 Brick pillars and fencing; and,
 Landscaping.
The Development Plan also includes potential façade improvements with selected styles and material
specifications, access management improvements, property acquisition, floodplain/wetland
mitigation, park space improvements, general infrastructure improvements and a business
recruitment and retention program.
The Tax Increment Financing Plan (TIF Plan) has been prepared utilizing a base year (2006) taxable
value for the District of $28,182,500. Property value growth is calculated based on an annual
inflationary growth and new investment in the District. Over the twenty-year development period,
the estimated incremental tax revenues generated within the District is $5,506,721.
It is the intent of the City and the CIA to finance the proposed projects from incremental tax revenues
generated and captured from within the District. At this time, there are no plans for a District-wide
special assessment. The CIA will be pursuing grants to help cover a portion of the streetscape project.
Development Plan

Consolidated Plan
Sterling Heights is a participating member of the Macomb HOME Consortium and participates in the
Consortiums Consolidated Planning Process. The Consolidated Plan identifies the five-year
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programmatic goals, and activities for the Home Investment Partnership Program (HOME) the
Community Development Block Grant (CDBG), and the Emergency Solutions Grant (ESG) for Macomb
County HOME Consortium. The Urban County of Macomb is comprised of 21 local units of
government. The Macomb HOME Consortium, comprised of the Urban County of Macomb, the
Charter Township of Clinton, and the Cities of Roseville and Sterling Heights has prepared this
Consolidated Plan (Plan), in order to qualify for CDBG, HOME, and other formula program funding
administered by the U.S. Department of Housing & Urban Development (HUD). The Consolidated Plan
is effective from July 1, 2014 through June 30, 2019.
In sum, the Macomb HOME Consortium has undertaken housing and community development
programs for decades. It has repaired homes, promoted transitional housing, helped
developmentally-disabled adults find adequate housing and achieve independence, constructed,
improved and or expanded public facilities including parks and senior centers, constructed or
improved streets, sidewalks and water and sewer facilities, and provided human services to address
LMI needs. The 2014-2019 plan will continue, expand, and reinforce these accomplishments.
The Annual Action Plan outlines the specific annual Community Development Block Grant (CDBG)
spending that will be allocated to each project and how each meets the objectives described in the
Consolidated Plan.
Sterling Heights embraces the objectives identified in the 2014 to 2019 Macomb HOME Consortium
Consolidated Plan. The Consortium and its individual members expect to address each of these
objectives during the life of this Plan.

Objectives:
Improve Public Facilities and Infrastructure
Community and stakeholder feedback indicate a need for public works and improvements
throughout the County. The public demands that facilities and infrastructure be maintained and
installed as appropriate to meet existing and increased needs. This Plan will focus on maintaining and
improving existing (and creating new) public facilities and improvements that primarily serve LMI
people, or which are located in blighted neighborhoods.
Make Available Appropriate Housing
The maintenance and preservation of housing for all residents but particularly affordable housing for
LMI owners and renters is a high priority of this Plan. Newly homeless, and at-risk, families require
assistance to maintain their dignity and preserve what has become a tenuous grip in the economic
mainstream. Families face economic uncertainty due to stagnant or declining incomes resulting from
un- or under-employment, plus losses of health and other benefits. These families, too, are at risk.
Address the Needs of the Homeless and At-Risk Families
Homelessness is increasing in Macomb County. The January 2013 Point-in-Time survey conducted by
the Macomb Homeless Coalition counted 988 homeless individuals and family members were found
in Macomb County shelters, vehicles, hotels, and on the streets. This figure excludes those who are
sporadically homeless, temporarily housed, illegally squatting in foreclosed properties, or who have
special needs. The result is an undercount, and possibly inadequate support systems.
Provide and Expand Human Services
Community and stakeholder feedback also indicate a strong need for improved human services,
particularly as they relate to individuals and families made homeless, or who risk homelessness due to
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job loss or underemployment. Those affected spend inordinate amounts of time seeking essential
services only to find them not offered or inaccessible. Municipal resources are overextended, despite
the compelling need to serve these people.
Foster Economic Development
Economic development, job creation, and business attraction and retention continue to be a priority
for Macomb County residents. Public Engagement conducted for this plan noted the need work to
eliminate blight in low-income areas and the retail/commercial clusters that serve them. Macomb
County is still recovering from a period of severe recession. As a result, many families are still
unemployed or face unemployment.
Address Post-Foreclosure Housing Crisis Needs
The 2009 plan noted 11,000 foreclosures in Macomb County between 2005 and 2008.
Expand Comprehensive Planning, Management and Capacity
We need be able to effectively anticipate and address the rapidly changing economic, social and
demographic environment in the County.

Strategic Plan and Implementation
Sterling Heights is expected to receive an average of approximately $692,850 in federal funding each
year, over the next five years, through Community Development Block Grant. These federal funds will
be used to address the following priority needs identified by the HOME Consortium:
 Housing Rehabilitation/New Construction
 Rental Housing
 Down-payment Assistance
 Accessibility/Barrier Free Improvements
 Energy Efficiency Improvements
 Property Acquisition/Resale/Rehab
 Code Enforcement
 Parks, Recreation and Community Facilities
 Street, Sidewalk, Water/Sewer Improvements
 Demolition, Clearance and Remediation
 Local and Regional Planning
 Transportation Services
 Senior and Youth Facilities and Services
 Permanent Supportive Housing
 Emergency Shelters/Transitional Housing
 Support Services
 Fair Housing
 Food Bank Services
 Economic Development
 Historic Rehabilitation and Preservation
Addressing these needs will assist the Sterling Heights in achieving the overall housing and
community development goals of:
1. Improve Public Facilities and Infrastructure
2. Make Available Appropriate Housing
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3.
4.
5.
6.

Address the Needs of Homeless & At-Risk Families
Provide and Expand Human Services
Address Post-Foreclosure Housing Crisis Needs
Expand Comprehensive Planning, Management and Capacity

Geographic Areas of Priority
Sterling Heights has not officially established a Geographic Priority Areas in the 2014 to 2019 planning
cycle. The City identified the following potential Geographic Priority Areas to be evaluated in future
plans: Potential geographic priority areas in Sterling Heights include the Low-Mod Census tracts.

High Priority Projects
1. Housing Rehabilitation. Provide assistance to low-mod homeowners to complete necessary
repairs.
2. Rental Housing. Provide adequate rental housing for low income persons and families.
3. Property Acquisition/Rehab/Resale. Acquire, rehabilitate, and resell properties to support low
income residents. Senior and Youth Facilities and Services. Continue and improve programs
and facilities that serve seniors and eligible youth.
4. Permanent Supportive Housing. Support Homeless prevention and rapid re-housing.
5. Emergency Shelters and Transitional Housing. Provide housing and shelter opportunity to
populations in need.
6. Supportive Services. Provide services and access to public resources for low income residents.

Low Priority Projects
1. Down Payment Assistance. Provide down payment assistance to income eligible homebuyers.
2. Accessibility/Barrier Free Improvements. Improve accessibility for low-income residents.
3. Energy Efficiency Improvements. Create opportunities for energy efficiency improvements
that improve low income resident housing.
4. Code Enforcement. Improve and continue code enforcement activities in low income
neighborhoods.
5. Parks, Recreation, and Community Facilities. Develop public facilities to improve quality of life
for low income residents and in low income neighborhoods.
6. Streets, Sidewalk, Water/Sewer Improvements. Address infrastructure needs for low income
residents and in low income neighborhoods.
7. Demolition, Clearance, Remediation. Demo blighted properties.
8. Local and Regional Planning. Improve planning for regional coordination of housing and
community development activities.
9. Transportation Services. Improve transportation for low-income residents.
10. Fair Housing. Promote access to housing for all residents that qualify.
11. Food Bank Services. Provide food access services and programs to support low income
residents.
12. Economic Development. Enhance economic development activities and provide job training
opportunities.
13. Historic Rehabilitation and Preservation. Address blighted historic properties.
14. Urgent Need. Provide resources to communities that lack the resources to address eligible
urgent needs.
15. New Construction Housing. Provide assistance to low-mod income residents to support new
housing opportunities.
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Service Delivery
Sterling Heights has excellent administrative capacity, with capable staff, excellent relationships with
communities and non-governmental entities, and innovative programs. In addition to positive
relationships with communities, the Consortium maintain open lines of communication with the CoC
and many other non-profits servicing Macomb County low-income residents. The gaps in the
institutional delivery of systems can be described in three categories:
1. Management and Capacity: The programs and funds are distributed through complex system
of cities, service providers, and organizations. The Consortium is challenged in that each
recipient has its own limitations and capacity constraints.
2. Program Administration: Reporting requirements increasingly make it difficult for grant
recipients to administer projects and programs, this extends to all levels of the process and is
confounded by staffing and budget limitations.
3. Service Streamlining: The dispersion and overlap of programming can create inefficiencies in
service provision.

2014-15 Action Plan
Overall, Sterling Heights is a good place to live, work and play, and continues to grow, even during a
period of population decline within the State of Michigan. The County is slowly recovering from a long
and severe downturn in the regional economy. During the downturn the County’s base economy
(including housing and durable manufacturing) was severely challenged. Businesses that moved away
and thousands of people lost their jobs and their homes. The impacts of the “Great Recession” are still
a major priority for the consortium. Municipalities experienced a steep decline in tax revenues due to
declining property values, during a time of increased demand for public services. Though the general
consensus is the county is recovering from this period, the impacts are still being felt. Quality of life in
the County remains threatened and the efforts of the Macomb HOME Consortium to improve
conditions for LI residents and families are as important as ever.
Outreach conducted in this planning process confirmed that the delivery system is strong but is
challenged by financial constraints and a great need for eligible activities. The working relationships
established between partners are noteworthy, having resulted in the creation of the Consortium, the
Macomb Homeless Coalition (MHC), effective interdepartmental cooperation that combines resources
to further Program objectives, and inter‐agency interventions. The Consortium also meets with the
cities of Warren and St. Clair Shores on matters of mutual concern, and the County meets with its
Urban County peers for the same purpose.
As reported in the last plan, the system is hindered by time and growing resource constraints, which
impede cooperation among partners. Each has its own mandates, making it difficult to achieve the
inter-organizational alignment necessary to address shared issues. Another constraint boils down to
having insufficient money to address all needs. This forces hard choices between high priority needs
and objectives, often diminishing opportunities for cooperation.
Sterling Heights has a need to keep existing public facilities that are currently operating at a desirable
level. To the extent possible and permitted by funding restrictions Sterling Heights recognizes a basic
need to maintain staffing, condition, and contemporary quality at existing public facilities,
summarized in the following categories:
 Public parks
 Senior centers
 Emergency response facilities
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River and recreational access ways (trails and paths)

Sterling Heights also has a need to fix existing public facilities that are not operating at a desirable
level. To the extent possible and permitted by funding restrictions Sterling Heights recognizes a basic
need to address issues at existing public facilities, summarized in the following categories:
 Maintenance at senior centers
 Playgrounds and parks in disrepair requiring modernization
 Parking lots at community centers
 Energy consumption inefficiencies at public facilities
Sterling Heights recognizes that while maintenance and repair of existing facilities present an
important and extensive need, there is also a need to create new public facilities to address gaps in
the current systems. To the extent possible and permitted by funding restrictions Sterling Heights
recognizes the need to provide new public facilities, summarized in the following categories:
 Community centers
 Senior housing campuses
 Park improvements
 Homeless shelters
 Recreation facilities for youth
 Community gardens
 Satellite community centers
 Water parks
 Creating joint use facility opportunities for parks, pools, and schools
 New geothermal facilities and energy efficient requirements
Public facility needs were determined by meeting with community leaders in a series of public forums
and focus groups. The issues identified by these leaders were determined by Sterling Heights to be
relevant to current funding priorities given the market and demographic conditions.
Sterling Heights has a need to keep existing infrastructure operating at a desirable level. To the extent
possible and permitted by funding restrictions Sterling Heights recognizes a basic need to maintain
condition, and contemporary quality with existing public improvements summarized in the following
categories:
 Sidewalks
 Road Reconstruction
 ADA ramps for sidewalks
 Safety features of public environments
Sterling Heights also has a need to fix existing infrastructure not operating at a desirable level. To the
extent possible and permitted by funding restrictions Sterling Heights recognizes a basic need to
address issues with existing public improvements, summarized in the following categories:
 Road Reconstruction
 Sidewalks
 Maintenance activities for transportation infrastructure
 Infill development
 Targeted infrastructure maintenance to affordable neighborhoods and LI areas
 Drainage and storm water systems
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Underground infrastructure
Other capital projects

Sterling Heights recognizes that while maintenance and repair of existing infrastructure presents an
important and extensive need, there is also a need to create new public improvements to address
gaps in the current systems. To the extent possible and permitted by funding restrictions Sterling
Heights recognizes the need to provide new public improvements and strategies, summarized in the
following categories:
 Improvements coordinated through the development of a County‐wide capital improvement
or strategic plan
 Improvements funded through a 3 or 5‐year rotational funding program which will allow
communities to do fewer, but larger projects, with a greater impact on quality of life for low
income residents
 Establishing growth boundaries to direct improvements into target areas to better serve low
income residents
 Requiring new improvements to be constructed only in areas with existing infrastructure
services like sewer, water, and transit
 New road construction, including roadway reconstruction/reconfiguration for complete street
improvements.
 Creation of new open space corridors, trails, and amenities along rivers
 Installation of streetscape elements including, benches, trees, bike parking, streetlamps,
curbing, medians, crosswalks, bikeways and sidewalks
 Bike paths and trails
 Better transportation options,
Sterling Heights has a need to keep existing public services operating at a desirable level. Sterling
Heights members are dedicated to providing the maximum level of funding allowed, currently capped
at 15%. Priorities for public services are as follows:
 Maintain homeless services, human services, homeless prevention
 Maintain staffing levels for key agency partners
 Encourage comprehensive planning/strategic planning activities to optimize coordination of
services
 Measure the impact of existing public services on poverty and housing need on a regional
level
 Funding for transit connectivity for seniors, disabled individuals, and low income individuals
to employment and essential services
 Explore avenues for increasing level of public services expenditures higher than 15%,
including policy advocacy at the federal level
 Support for vital services to residents, including housing, senior programs, child advocacy,
literacy and other agencies providing essential needs
 Housing rehabilitation services
 Support services and human services, and emergency human services for residents in need,
families with children, elderly, disabled, veterans, and other special need populations (child
victims of abuse, victims of domestic violence, those at risk of losing home, hungry, etc.)
 Provision of training opportunities to professionals that help residents navigate complex
systems and access available resources
 Creating and managing food banks
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Providing educational opportunities

Sterling Heights also has a need to fix public services that are not operating at a desirable level,
summarized in the following categories:
 Provide local connections with public transportation and allow SMART/RTA funding to be
directed to local services
 Work with public service providers to determine current gaps and underperforming in services
to take steps to correct issues
 Address underperformance of services resulting from inadequate staffing levels
 Address service related infrastructure needs, like relieving blocked storm drains, snow removal
staff and equipment, park maintenance staff and equipment
Sterling Heights recognizes that there is also a need to consider new public services to address gaps in
the current systems, summarized in the following categories:
 Support for new and improved public transportation
 Attract and foster development of more experienced Community Housing Development
Organizations
 Initiate and participate in a new Countywide capital improvement plan/strategic plan
comprehensively address the complexity and interrelation of quality of life issues in Macomb
County
 Expand homeless support services by providing more beds, better shelters, and expanded
rapid re‐housing and transitional housing
 Provide assistance for homeowners for mortgage payments who are at risk of foreclosure
 Support new programs and strategies to for seniors to age in place
 Create new community gardens and programs to help neighbors grow their own food,
provide plans, ground, seed, etc.
 Support transportation demand management strategies by providing bus passes for students,
public employees, and even offer pass benefits to employers
 Provide residents with a list of public service resources that are available to them in order to
promote equity, access, and efficiency of programs
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