Existing Land Use

restoration of the lake edges, transforming the appearance of the former gravel pits under its
jurisdiction.

As a result of the accelerated growth in the last decade, development plans covering vast areas
of the Township have been approved. There are few agricultural parcels remaining, and open
space is largely confined to parks and golf courses, with a few notable exceptions. The previous
plan reported that the opportunity still existed to shape the Township to the form desired by
residents. With this plan, that opportunity is substantially diminished.

Build-Out Analysis

The previous paragraphs described several physical parameters that have influenced
development of the Township. Another extremely important parameter that has affected
development is zoning. Zoning, in combination with physical and socio-economic factors, has
produced a predominantly low-density single-family community consisting of 5,633 total
housing units and 13,907 residents (SEMCOG 2009 Estimate).

A build-out analysis of an area provides a detailed look at the housing units, population and
related services that could develop as a direct result of a community's existing plan or zoning
regulations. By determining the potential residential population, the results of the analysis will
not only provide insight into the impact a planned area will have on the existing uses but can
also be used to calculate the demand the area will generate for municipal services and other
supporting uses.

Methodology

Some data from the 2006 Build-Out Analysis is of value, but conditions have changed
substantially with the addition of several Planned Developments, the recession, and new
restrictions being placed on private roads in the Township. One impact of these changes is that
costly land assembly of small parcels by developers is not as likely as in the past. When
development revives, developers are more opt to search for 20, 40 and 80-acre parcels to
develop. When the stock of these parcels is depleted, then the pursuit of 10-acre and smaller
parcels may occur. Similarly, because of the Private Road Ordinance restrictions, it is likely that
the Township will not see as many lot split proposals as in the past.

Based on the design of Planned Developments, it is now evident that every parcel cannot be
developed to its maximum division potential. Topographic conditions, natural features
preservation, unusual parcel shapes, and other features stand in the way of maximizing the
development potential. Likewise, it is recognized that lot split potential on smaller parcels is
substantially less than once expected.
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Existing Land Use

The implications of these changes and information is that the estimate of the total number of
dwelling units upon build-out has been reduced. The corresponding estimate of build-out
population in Table 2-1 has been reduced.

The methodology to calculate units and population at build-out involved the following steps:

Step 1: Determine the Number of Existing Residential Units. This step involved counting
every existing residential unit in the Township, based on the Existing Land Use Survey and
aerial photographs. Single family lots occupied by a dwelling unit were counted whether
inside or outside of a site condominiums. In addition, the number of units in multiple family
structures were added to the total.

Step 2: Determine Potential Additional Dwelling Units. To determine potential additional
dwelling units it is first necessary to study Planned Developments in the Townships. There
are three categories of lots in the Planned Development: the total number approved by the
Planning Commission, the total number actually developed (with water and sewer utilities
and roads), and the total number actually built upon. The development potential is
obtained by subtracting the number built upon from number approved.

Second, it is necessary to look at large vacant parcels (20-80 acres) and potential lot split
parcels (vacant, less than 20 acres). The development potential on these parcels was
calculated using the density specifications for the zoning district in which the parcel is
located.

Step 3: Total Dwelling Units Upon Build-Out: The addition of the values for Step 1 and Step
2 produces the Total Dwelling Units Upon Build-Out.

Step 4: Build-Out Population. The Build-Out Population is derived by multiplying the values
in Step 3 by 2.63 persons/household. The figure 2.63 person/household is a current
projection provided by SEMCOG.

Table 2-1
UNITS AND POPULATION AT BUILD-OUT
Potential Total Dwelling
Section Additional Units Upon Build-Out
Number Dwelling Units Build-Out Population
1 0 8 21
2 284 440 1,157
3 47 173 454
4 285 761 2,001
5 168 639 1,680
6 200 201 529
7 148 393 1,034
8 275 631 1,660
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Table 2-1

UNITS AND POPULATION AT BUILD-OUT

Potential
Section Additional
Number Dwelling Units
9 318
10 208
11 160
12 19
13 84
14 306
15& 16 524
17 140
18 252
19 90
20& 21 318
22 130
23&24 533
25 404
26 260
27 185
28 293
29 0
30 0
31 292
32 30
33 196
34 231
35 357
36 644
TOTAL 7,381

Total Dwelling
Units Upon
Build-Out

595

253

192

32

112

312

789

227

297

137

699

194

686

548

567

244

334

158

32

368

281

572

313

428

706

12,322

Build-Out

Population
1,565
665
505
84
295
821
2,075
597
778
360
1,838
510
1,804
1,441
1,491
642
878
416
84
968
739
1,504
824
1,126
1,857
32,403

1. The Lyon Center Vision Plan calls for redevelopment in Section 4 to provide high
density single and multiple family residential development, which could result in

approximately 470 dwelling units and 1,236 residents. These numbers are not included

in the above table.

2. Sections 15 & 16, 20 & 21, and 23 & 24 are combined in the above table to account for

Planned Developments that cross Section boundaries.

3. The formula for determining build-out population is: (Total Dwelling Units Upon Build-
Out x 2.63 Persons per Dwelling Unit). The 2.63 figure comes from SEMCOG projections.

Analysis of Existing Land Use

A detailed review of each category of land use follows. Current estimates of land use acreage
are based on an update of the parcel-by-parcel inventory completed by McKenna Associates,
Inc., in the early months of 2010. A perspective on the changes is provided by comparing the
current data to land use data compiled in 1991 (Table 2-2).
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