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City of Ypsilanti 
SUSTAINABILITY COMMISSION MEETING 

One South Huron Street 
Ypsilanti, Michigan 48197 

 
MONDAY, February 12, 2018 

7:00 P.M. 
 

 
 

I. CALL TO ORDER  
 
II. ROLL CALL 

Keith Michalowski P A Thomas Kovacs P A 
Emily Drennen P A Nancy Heine P A 
Natalie Sampson P A Thomas McKee P A 
Brett Zeuner P A Julia Bayha P A 

 
III. AGENDA APPROVAL 
 
IV. PRESENTATIONS 
 

V. AUDIENCE PARTICIPATION 
 
VI. CONSENT AGENDA 

A. Approval of January 8, 2018 minutes 
 

VII. RESOLUTIONS/MOTIONS/DISCUSSIONS 
A. Community benefits staff response review - Waste Stream Reduction 

 
VIII. LIAISON REPORTS 

A. Sustainability Plan subcommittee (Kovacs) 
B. MGC Challenge subcommittee (McKee) 
C. Outreach subcommittee (Bayha) 
D. Housing Affordability & Access Committee of the Planning Commission (McKee) 
E. Community benefits survey subcommittee (McKee)  

 
IX. COMMUNICATIONS 

A. NOAA climate resilience program update (Sampson) 
B. Recycling program update (Bayha) 
C. Peninsular Dam update (Zeuner) 
D. Bike share program update (McClary/Kovacs) 
E. Sun Shot Challenge grant update (Drennen) 
F. Vacant Commission seat update (Bashert) 
G. Carbon credit panel report (Zeuner) 

 
X. AUDIENCE PARTICIPATION 

 
XI. PROPOSED BUSINESS 

A. YSC goals for 2018 (for next meeting) 
 
 

 



 

XII. NEXT MEETING DATE 
Monday, March 12th, 2018  

 
XIII. ADJOURNMENT 
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Emily Drennen P A Nancy Heine P A 
Natalie Sampson P A Thomas McKee P A 
Brett Zeuner P A Julia Bayha P A 
Sam Stroud P A 
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XII. NEXT MEETING DATE 
Monday, March 12th, 2018  
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Meeting Minutes

City of Ypsilanti

Sustainability Commission

Regular Meeting

City Council Chambers

1 S Huron St.

Ypsilanti, MI 48197

Monday, January 8, 2018, 7:00 P.M.

I. CALL TO ORDER: 7:01 pm

II. ROLL CALL: 

Sustainability Commission:

Commissioner Emily Drennen Present

Commissioner Nancy Heine Present

Commissioner Natalie Sampson Present

Commissioner Thomas McKee Present

Commissioner Brett Zeuner Present

Commissioner Julia Bayha Present

Commissioner Keith Michalowski Present

Commissioner Thomas Kovacs Present

Staff:

Council Member Beth Bashert Present

City Manager Darwin McClary Present

Commission Secretary Seth Torkelson-Regan Present

III. CONSENT OF AGENDA

A. Approval of Agenda

Amendment (by Kovacs): Omit the sustainability plan subcommittee meeting dates from the 

agenda because they are not correct.

Bayha (second Kovacs) moved to approve the agenda with one amendment. Unanimous 

approval. Motion passed.

B. Approval of Minutes for November 6,  2017 and December 4, 2017

Amendment (from Zeuner): For November 6, 2017 meeting minutes, under section F of New 

Business, change “UM pays” to “UM requires.”

Zeuner (second Drennen) moved to approve the meeting minutes for both dates as 

amended. Unanimous approval. Motion carries.



IV. AUDIENCE PARTICIPATION/COMMISSION RESPONSE: none

V. PROCLAMATIONS AND PRESENTATIONS

VI. RESOLUTIONS/MOTIONS/DISCUSSIONS

A. Community Benefits Staff Response Discussion - Solar Energy

Kovacs: Stated he would prefer to address this topic when the sustainability plan framework is 

complete.

Drennen: Stated PACE--Property Assessed Clean Energy--is a way for local governments to 

provide low interest rate loans for clean energy developments. Commercial properties can put it 

on their tax bill and pay it off over time. 

Bashert: Stated she thinks Dave (from Solar Ypsi) is aware of a bank that will back the financing 

of some of his solar projects using the PACE program. Asked Kovacs if he thinks much of the 

feedback will be more useful when the framework is complete.

Kovacs: Responded yes, and the STAR program will help that process as well. 

Bashert: Asked Michalowski if he would like to combine the sustainability plan process, the 

STAR process, and the feedback review process. 

Michalowski: Responded that that is a good idea.

Kovacs: Added that the sustainability plan process will be able to use the staff feedback well. 

Michalowski: Stated it is the consensus of the commission that the Sustainability Plan 

Subcommittee will discuss the staff recommendations further before the Sustainability 

Commission reviews the feedback further. 

B. Community Benefits Surveys Proposal

McKee: Stated he is hoping to generate data from the community via a survey designed by the 

SC that will help inform a CBO/CBA. Thinks the survey should take the form of an ordered list of 

what is most important to citizens regarding. A survey would be more valuable to a CBA than a 

CBO, but the survey would be valuable to both. This is part of the SC’s role in helping City 

Council make good decisions.

Bayha: Stated that she wants more data on demographics of Ypsi and how the SC can gather 

data equitably and with fair representation.



Zeuner: Stated that if the SC took on some of the labor, he would be interested in helping with 

the survey. The SC would need some funding for the survey. Asked if other commissions are 

doing similar surveying work. 

McKee: Responded to Zeuner that the SC will use a sustainability lense to the survey and that it 

would be designed by the SC.

Michalowski: Asked if the city has experience with city-wide surveys. 

Bashert: Responded to Michalowski that surveying is difficult but can be helpful. Added that 

surveying is a snapshot in a moment of time, but is not timeless. Advocated for professional 

surveys. 

Zeuner: Responded to Bashert that he thinks people on the SC could do a professional-level 

survey because of their surveying experience. 

Sampson: Wondered what questions are most important to the survey for the SC’s purpose. 

Michalowski: Stated that surveys are more CBA-relevant. 

McKee: Agreed with Michalowski. 

Bayha: Added that the survey would be a good opportunity to get out the word about the SC.

Bashert: Asked how long surveys take. 

Sampson: Responded to Bashert that one can add six months to each survey objective. Raised 

the point of incentives for participants and that one wants to keep surveys short. Additionally, 

one needs to be careful about who owns the data and how this is communicated to those 

surveyed.

Zeuner: Asked if there is a date for the CBO.

Bashert: Responded that Council is 2-3 months away from the final draft of the CBO.

Zeuner: Asked if Council wants to do community outreach for the CBO process. 

Bashert: Responded by asking what the goals of the survey are. Added that the goals of Council 

are clear and have been consistent for a few years now. 

McKee: Stated that the methodology of the survey would help the city understand the values of 

the citizens (regarding sustainability issues) in a hierarchized form. 



Bashert: Agreed that the survey is value, but the timing is off for the CBO, but that it would be 

helpful for a CBA. Added that pragmatics often drive CBA discussions as much as any survey. 

Bayha: Asked if ordinances are modifiable.

Bashert: Responded yes.

Zeuner: Suggested using the survey to poll people about a hypothetical development which 

could be useful for revising a CBO later. 

McKee: Agrees that a test run of a survey is smart, but not with a hypothetical development. 

Kovacs: Suggested gearing the survey towards the CBA and the sustainability framework so 

that it can inform all sustainable development, for example, ranking the 21 leading indicators (of 

the STAR system).

McKee: Agrees that using leading indicators is a good idea, but the goal should be linked to a 

CBA because the survey is a snapshot. 

Basehrt: Stated that surveys need contexts to get accurate data. CBOs and CBAs will drive up 

cost of development and living in Ypsi. Survey needs to gather data on both people’s ideas and 

their pragmatic decisions.

Zeuner: Stated that for that reason, a test case survey is smart.

Sampson: Added that surveys can capture the participants’ ideals and pragmatic decisions with 

the right decisions.

McKee: Added that once a draft survey is made, he has resources at U of M who will help 

review the survey. 

Michalowski: Asked for volunteers on the survey and if the SC wants other commissions to 

participate. 

McKee: Stated that the first step would be getting together to design the survey.

Bayha: Responded that she thinks other commissions would be interested. 

Sampson: Suggested getting a draft before approaching other commissions.

Bashert: Stated that at some point, Council will vote on funding for the survey. 

C. 220 N. Park Developers Agreement Discussion



Michalowski: Stated that what the SC has done is already making an impact on this issue, and 

we should keep this in mind going forward. 

Bashert: Explained the background on the development at the old Boys and Girls Club on the 

east side of the city. Added that City Council has chosen a development company, and they are 

considering a range of individual units, possibly townhouses, between 25-60 units. Council is 

waiting on the development company to share their full proposal. Council has stated that they 

want buildings without garages facing the street; tree and sidewalk consideration; hiring 

preferences starting in the city, county, and then state; considerations of affordable housing. 

Added that local residents are asking for less density. 

McKee: Asked if it is a buy blight development.

Bashert: Responded to McKee yes.

Zeuner: Asked if it would be inside the DDA district.

McClary: Responded no, it would not be in the DDA district.

Heine: Asked if union labor will be hired.

Bashert: Responded that the question is between a living wage and a prevailing wage. Living 

wage may favor local, smaller businesses, but a prevailing wage may favor larger businesses 

that come from outside the area. 

Michalowski: Stated that this development is an example of how the SC wants to be involved in 

big picture development, not just individual developments.

McKee: Stated that at the latest City Council meeting, Council Member Rob asked for a list of 

what Council feels is most important, and one response was affordable housing, train stop 

access, prevailing wage and training issues. Added that, for him, this is an example of the 

importance of surveying and polling the citizenry and not just staff about what is important to 

them. 

Zeuner: Added that he thinks it is a good idea to let the CBO process ride out further because 

that would play out what the parameters are for hypothetical and real development cases.

VII. LIAISON REPORTS

A. Sustainability Plan Subcommittee 

Kovacs: Stated the subcommittee discussed how the framework would fit into the Master Plan. 

The next meeting is January 18th at 7pm at the YDL Michigan Ave branch. 



McKee: Asked how much the subcommittee has the climate action plan to inform the 

framework. 

Kovacs: Responded to McKee that they plan on using the climate action plan.

Zeuner: Added that he would be willing to help in that process. 

Sampson: Asked if it would be too late to get help from UM masters students.

Zeuner: Responded to Sampson that it is too late for now, but next year would be a good idea.

McKee: Added that urban planning students are also a good resource.

B. MGC Challenge Subcommittee

McKee: Stated there are few to no changes to the 2018 challenge from 2017. The next meeting 

is this Friday the 11th at Ypsi Alehouse for research. 

Michalowski: Asked how much overlap there will be between the MGC and STAR.

McKee: Responded that workflow will be from the MGC to STAR, mostly. Asked McClary if the 

SC can represent Ypsi in the MGC.

McClary: Responded that as longs as there is authorization from the SC, and as longs as the 

SC does not commit the city to anything, that is fine. 

McKee: Asked for the consensus from the SC. The Commission responded affirmatively.

Sampson: Asked if different categories/topics could be delegated to commissioners. 

Volunteered herself for green infrastructure.

McKee: Responded that he has begun to separate the document into categories. 

C. Outreach Subcommittee

Michalowski: Stated that he has been focused on Ypsi Live work. Is working with Council to get 

more formal equipment. Now is connecting with four software companies and three different 

individuals to help determine what equipment is most needed and valuable. Will have a 

proposal for next meeting. Thinks the live streaming has interest from the public. The biggest 

issue right now is the quality of the sound. Would like to to get videos transcribed with subtitles 

to reduce the need for minutes, and add timestamps so viewers can find the parts of the 

dialogue they want. 



Bayha: Asked if outreach is limited to Ypsi Live at the moment, and if the winter is affecting this. 

Stated she wants to look at events in the spring the SC can show up to with identifying t-shirts. 

Michalowski: Responded that the outreach subcommittee is limited to him at the moment. 

Added that he wants to discuss First Fridays and other events with local businesses so as to 

increase the SC’s outreach. 

Bayha: Offered to look through the spring schedule of events and choose at least one event that 

commissioners show up to as a unit. 

Zeuner: Suggested the SC discuss participating in an Earth Day event, probably to discuss at 

the next meeting. 

Michalowski: Added that what he thinks will draw people in are incentives and savings 

programs, like Habitat for Humanity programs that help increase home energy efficiency. 

Bayha: Added that she will call WCC to see if the SC can have a presence at one of their 

events. Added that having a uniform logo that people recognize is important.

D. STAR update

Drennen: Stated that the resolution was passed by Council. Staff approved Ypsi to be part of the 

STAR Communities. The first call with STAR is on Thursday at noon. 

E. NOAA Climate Resilience Program update

Sampson: Stated that some city staff have a pre-proposal with EcoWorks for a grant to NOAA 

based on getting youth involved in climate resiliency projects in the area. Has not heard the 

status of the proposal. 

VIII. COMMUNICATIONS

A. Citizen Committee on Housing Affordability and Accessibility discussion

Michalowski: Stated the charter lists that a SC commissioner should be on the committee.

Bayha: Asked what kind of participation is needed.

McKee: Responded 1-2 times per month. Planning Commission (PC) chari (Heidi) will be the 

chair of this, too. 

Michalowski: Stated he will get more info on the position. 

B. Report on Recycling Program



Heine: Stated she met with Beth on December 11th. The current location is illegal and has to be 

moved. The center takes many materials; however, glass is not currently recycled. Center must 

be relocated in three years. There is no money to move the recycling center. The city loses 50 

points per grant application everytime the city applies because of this center location, which is a 

big deal. City Council will vote to close or relocate it. 

Kovacs: Asked why it is illegally placed.

McClary: Responded that its location is in violation of some grant funding Ypsi received for Frog 

Island Park. Added he will gather and share more details about a meeting regarding regional 

recycling programs. 

Heine: Stated there are lots of issues with closing the current recycling center. There needs to 

be a discussion of how to include multi-family and commercial buildings with recycling pickup. 

This would cost landlords money. Some complexes don’t have room for dumpsters. Ann Arbor 

has curbside pickup. Would like to do a study of recycling in similarly sized towns. The current 

center needs two acres of access at new location. 

Michalowski: Wondered if the Water Street property may have space for a recycling center.

Zeuner: Suggested a PSA soon about the problem with glass not being recyclable in the current 

market. 

Bashert: Added that another national issue is China’s saturation of recycling. Added that this 

issue reminds us of the importance of reducing waste before recycling waste. 

Michalowski: Asked if there is anything commissioners think they can do now regarding this 

issue.

Heine: Suggested that the SC have some say as to where the recycling center be moved. 

Zeuner: Asked if the SC banner on their Facebook page be changed to a PSA about the 

absence of glass recycling in the city.

Bashert: Responded to Zeuner that this needs to be stated so that the city is not blamed, but 

rather it is understood that this is due to national market trends. 

Michalowski: Suggested to Zeuner that he write up a draft that could be used as a PSA.

C. Report on Peninsular Dam

Zeuner: Stated that dams in general harms the environment, including reducing and impairing 

sediment transport, disrupting natural flow variations, and fostering algo blooms and invasive 

plants. From a human perspective, dams have benefits, but from an ecological perspective, they 



usually do not. There is a potential property enhancement to property owners along the river. 

Hydroelectric power is not feasible due to the relatively low 6-16 foot drops. By 2020, 90% of 

dams in the US will have exceeded their intended lifetimes. The study will take 20 weeks, but 

there is not set date because weather is a factor. There is some funding through the DEQ for 

dam removal projects, but it is highly competitive and difficult to acquire. Added that the cost of 

dam removal is usually underestimated. The city is responsible for safety and liability insurance 

of the dam. In 2016 the DEQ gave a report on the dam and reported that Ypsilanti had ten years 

to either restore or remove the dam. The county has said they will supply $10,000 to the dam 

removal feasibility study costs, which leaves $37,000 to Ypsilanti. The total cost of the study will 

be $122,000, the rest of which will be taken up by Friends of Pen Park and the HRWC. The 

engineering firm is Princeton Hydro.

McClary: Added that the study will allow City Council to decide between dam removal and 

restoration. Some property owners believe City Council and the Huron River Watershed Council 

have already taken positions on this issue, but the City Council has not taken a position.

Kovacs: Questioned the human benefits of restoring a dam, particularly the increased property 

values of adjacent homes, and of recreation.

Zeuner: Stated that removing dams like those at Higgins Lake can lower shorelines. However, 

this is not unlikely the case for the Peninsular Dam.

Bashert: Added that the most important aspect of the study is the sediment: how it will change 

and what will be exposed.

D. Discussion of New Commission Members

Michalowski: Stated Sam will be joining next meeting. Asked for suggestions for new SC 

members to replace Leah. 

Bashert: Stated she wants to add a person of color as a commissioner. 

Michalowski: Added that the newest member is a youth non-voting member. 

Kovacs: Asked if the previous applicants were people of color. 

Zeuner: Stated that Mayor Edmunds has shared that she is waiting on more apps from people 

of color. She is sensitive to this issue, as well. 

Kovacs: Suggested that this is something for the outreach subcommittee.

Bayha: Stated she has been connecting with pastors of black congregations in the city about 

this issue. This is a very important issue to her and she feels people of color are significantly 

underrepresented in organizations working on sustainability issues. 



Michalowski: Stated he has talked with leaders of the Sustainability Club at Ypsi International 

High School. 

E. Report on Bike Share program

Michalowski: Stated the city is involved with the program as of now. 

McClary: Stated this is an EMU project mainly, but they will coordinate with the city regarding 

policy. 

Kovacs: Stated that at the last meeting, they discussed concerns about bike corrals. EMU has 

requested policy samples regarding bike programs from San Francisco and Portland. 

Zeuner: Stated the Housing Commission is working on sustainability initiatives, and the SC 

should partner with them. 

Kovacs: Stated the chair of the Housing Commission was at a meeting about the bike program. 

Zeuner: Asked if the Housing Commission is an autonomous body.

McClary: Responded pretty much, yes. They have their own separate budget from the City 

budget. Therefore, just because the Housing Commission is working on this doesn’t mean the 

city is. 

F. Report on Sun Shot challenge

Michalowski: Encouraged commissioners to connect with owners from the list of fifty best 

properties for solar.

IX. AUDIENCE PARTICIPATION/COMMISSION RESPONSE

Jennifer Schlicht: Suggested incentives for renters who pay own utility bills because landlords 

don’t have an economic incentive to increase efficiency in these cases. Added that a Master 

Gardener program is offered by the County Water Works office.

Bayha: Stated that Detroit DTE offers a free energy audit for renters and owners. 

Zeuner: Added that this may be the last fiscal year for that project.

X. PROPOSED BUSINESS

Zeuner: Suggested a discussion about Earth Day or spring events next meeting. 



Kovacs: Asked if the city has thought of “shovel ready initiatives” to take advantage of the 

possible pending national infrastructure bill. 

McClary: Responded that City Council is working on capital improvement planning to take 

advantage of this. 

Kovacs: Added that he would like to learn what the city is considering in this area. 

Drennen: Stated Ann Arbor is using sustainability framework to score their CIP process.

McClary: Added that he would like City Council to tailor their goals around sustainability 

framework and goals. 

XI. NEXT MEETING DATE: February 12, 2018

XII. ADJOURNMENT: 9:45pm

Kovacs (second Heine) moved to adjourn the meeting. Unanimous approval. Motion 

carries. 



Evaluation of Ypsilanti’s Master Plan 
Shape Ypsilanti:  Master Plan for a Safe, Diverse, Sustainable City 

Prepared by:  Tom McKee 
Prepared for:  Ypsilanti Sustainability Commission 

January 19, 2018 
 

Introduction 

In advance of the process to update the City of Ypsilanti’s comprehensive plan, set to begin in February, 

2018, it is important to evaluate the current plan, “Shape Ypsilanti:  Master Plan for a Safe, Diverse, 

Sustainable City.”  The following pages are the result of an evaluation of the City of Ypsilanti’s 2013 

comprehensive plan using the American Planning Association’s (APA) report “Sustaining Places:  Best 

Practices for Comprehensive Plans.”  This document provides an assessment of the strengths and 

weaknesses of the current Master Plan, as well as recommendations for improvements to be used by the 

recently chartered Ypsilanti Citizen Committee for Housing Affordability and Accessibility during its 

work to update Ypsilanti’s plan.  

 

“Shape Ypsilanti” Overview 
“Shape Ypsilanti” is the result of a year-long process in 2012 and 2013 to create a “hybrid policy/land-use 

plan for the City of Ypsilanti” (City of Ypsilanti, 2013, p. 2).  The process featured extensive community 

involvement at each step of the way.  Writing of the Plan was informed by community focus groups, 

stakeholder interviews, design charrettes, and public reviews.  It was also informed by extensive research 

on the conditions of the city at the time.  Community input and research were compiled to create a 

snapshot of the city that identified strengths and weaknesses and set goals for the future.  In order to plan 

for the future, a city must make an honest assessment of its present.  Recognizing strengths gives the 

community a list of successes to build upon.  Recognizing weaknesses outlines threats to quality of life, 

sustainability, and future economic growth, and presents the opportunity to plan responses to those 

threats.  Outlining goals provides future decision makers with direction, and gives them a framework 

through which to evaluate future decisions. 

 

Strengths 

Ypsilanti’s strengths, as presented in the Plan, include its historic nature, Eastern Michigan University’s 

presence within the city, a diversifying economy, summer festivals, its foodie-friendly reputation, its 

commitment to renewable energy, and its diversity.  These strengths give hope for the future to Ypsilanti 

residents.  The city’s long history points to its sustainability.  The move from an economy and tax base 



dominated by one industry to a more diverse business environment could lead to an increase in resident 

employment and a more stable city budget.  Summer festivals prove the tourism potential of the city, 

which is supported by its foodie-friendly reputation.  The city’s history also proves that it has long prided 

itself on diversity.  It passed the first living wage ordinance in Michigan and the first ordinance to ban 

discrimination based on sexual orientation, gender identity, or body weight in Michigan (City of 

Ypsilanti, 2013, p. 2).  These strengths support the assertion in the Master Plan title that the city is diverse 

and sustainable. 

 

Weaknesses 

Recognizing weaknesses is just as important for planning for the future as recognizing strengths. 

Ypsilanti’s weaknesses range from fiscal and economic to social and educational.  Ypsilanti faced many 

budgetary concerns in 2013, both due to shrinking income and substantial fixed costs.  Ypsilanti’s tax 

base had shrunk to “its lowest point in over a decade” (City of Ypsilanti, 2013, p. 24).  10% of the city’s 

general fund budget was dedicated to debt service on Water St. bonds (City of Ypsilanti, 2013, p. 24). 

The city had difficulty building a tax base because approximately 40% of its land belongs to Eastern 

Michigan University, which is exempt from paying property taxes.  The 2008 recession also shrunk the 

city’s tax base, as home values declined.  The employment atmosphere was also difficult for Ypsilanti 

residents.  Manufacturing jobs left the area, and Ypsilanti lost close to 1,600 such jobs between 2001 and 

the writing of the Master Plan.  New jobs in the region were difficult to obtain for those who lost 

manufacturing jobs, either due to difficulties in accessibility or lack of qualifications.  Unemployment in 

Ypsilanti was high relative to the rest of Washtenaw County.  Although the city as a whole had a 

relatively high level of educational attainment, attainment varies greatly throughout the city, leaving some 

residents in danger of being left behind by the economy.  Other weaknesses include deficiencies in the 

non-motorized network, an abundance of unsafe one-way streets, and a less educated workforce than 

neighboring municipalities.  

 

Goals 

The broad goals for the city are most clearly stated within the guiding values of the Plan.  These ten 

values are aspirational descriptions of how the city sees itself.  The guiding values, quoted from Chapter 2 

of the Plan, are: 

● Safety comes first. 
● Diversity is our strength. 
● Ypsilanti is sustainable. 
● Communication is key. 



● Anyone, no matter what age or income, can find a place to call home in Ypsilanti. 
● Anyone can easily walk, bike, drive or take transit from anywhere in Ypsilanti and to anywhere 

else in Ypsilanti and beyond. 
● Ypsilanti is a great place to do business, especially the green and creative kind. 
● Everyone in the region knows Ypsilanti has great things to do in great places that are in great 

shape! 
● Ypsilanti is an asset of Eastern Michigan University, and Eastern Michigan University is an 

asset of Ypsilanti. 
● We can only achieve our vision by building a community amongst ourselves and with our 

neighbors. 
 

These guiding values are supported by objectives, listed in the implementation matrix in the appendix of 

the Plan.  There are 27 objectives supporting the guiding visions.  The objectives are categorized by time 

frame, as either “Ongoing,” “1-5 Years,” or “1-10 Years.”  They are also categorized by the geographic 

location they affect, by which specific district, corridor, neighborhood, or center the objective applies to. 

 

Organization 

The Plan is organized in a novel, innovative way, reflecting its intent to be a hybrid policy/land use plan 

(City of Ypsilanti, 2013, p. 2).  After presenting the guiding values, a snapshot, and the framework of the 

city, the rest of the Plan is divided into chapters based on geographic areas, differentiated by typology. 

An outline of the Plan is presented below, with explanations of each geographic area: 

1. Introduction 
a. Acknowledgements 
b. Table of Contents 
c. Planning database, city history, values, snapshot, and framework  

2. Planning Areas 
a. Transportation 
b. Centers – “…active, synergistic places where people come together.  Their historic 

buildings are the calling cards of the City.  These are the places where people shop, go to 
school, live, come to work, visit, drop by City Hall, eat, gather and have fun” (City of 
Ypsilanti, 2013, p. 42). 

i. Historic Downtown Center 
ii. Depot Town Center 

iii. Cross Street Center 
c. Neighborhoods – Areas of contiguous residential properties of similar character. 

i. Central Neighborhoods 
ii. Outlying Neighborhoods 

d. Corridors – Linear areas featuring predominantly commercial properties in general 
corridors, and mixed-use historic structures in historic corridors. 

i. General Corridors 
ii. Historic Corridors 

e. Districts – Areas of similar character and land-use, or areas belonging to one institution. 
i. Eastern Michigan University 



ii. Human and Health Services District 
iii. Jobs District in Southern Part of City 
iv. Railroad Area Southeast of Depot Town 
v. Highland Cemetery 

f. Redevelopment Areas 
i. Water St. 

ii. Bay Logistics Site 
iii. Ford/Visteon Site 

3. Implementation 
4. Appendices 

 

City, County, and State Data 

 Michigan Washtenaw 
County City of Ypsilanti 

Year 2010 2016 2010 2016 2010 2016 

Population 9,883,64
0 

9,909,60
0 344,791 358,082 19,435 20,577 

White (%) 79.0% 78.9% 74.5% 74.0% 61.5% 62.9% 

African-American (%) 14.2% 13.9% 12.7% 12.0% 29.2% 27.2% 

Hispanic (%) 4.4% 4.8% 4.0% 4.4% 3.9% 4.2% 

College Educated (% of 
25 years or older) 25.7% 27.4% 51.6% 53.2% 36.8% 42.1% 

Median Family Income $60,341  $63,958  $82,184  $90,180  $56,382  $47,483  

Families in Poverty (%) 10.6% 11.5% 7.1% 7.3% 15.6% 24.1% 

Total Housing Units 4,532,23
3 

4,544,92
0 147,573 149,284 9,271 9,126 

Owner-Occupied 
Housing Units (%) 61.6% 70.8% 62.9% 59.6% 28.8% 30.0% 

Median House Value $144,20
0  

$127,80
0  

$216,20
0  

$218,10
0  

$156,20
0  

$130,00
0  

Median Gross Rent $723  $799  $866  $980  $703  $772  

 

 

From 2010 to 2016, Ypsilanti has had: 

● an increase in population. 

● an increase in percentage of families living in poverty. 

● a decrease in median house value. 



● an increase in median gross rent. 

Compared to Michigan and Washtenaw County, Ypsilanti: 

● has a larger proportion of African-American residents. 

● has a much lower median family income. 

● has a much higher rate of families living in poverty. 

● has a much lower rate of owner-occupied housing units. 

 

 

Planning Database 

The database for the Plan is presented in Chapter 3, and is sourced from the US Census, Eastern Michigan 

University, independent market analyses, the Ypsilanti Assessor, Ann Arbor Spark, Ann Arbor Area 

Transit Authority, Washtenaw Economic Development Council, and the Washtenaw Area Transportation 

Study.  The information presented includes sections on population, housing, economy, and transportation. 

The data is used to support goals and objectives made throughout the rest of the Plan.  The planning 

database credibly represents the City of Ypsilanti. 

 

Content Evaluation 
The APA’s Sustaining Places report includes six principles, two processes, and two attributes that I will 

use to evaluate Ypsilanti’s 2013 Shape Ypsilanti master plan:   

● Livable Built Environment  

● Harmony with Nature  

● Resilient Economy  

● Interwoven Equity  

● Healthy Community  

● Responsible Regionalism  

● Authentic Participation  

● Accountable Implementation  

● Consistent Content  

● Coordinated Characteristics   

These principles, processes and attributes, as defined below, were developed by the APA as best practices 

for sustainable comprehensive planning.  I will use these principles, processes, and attributes to determine 

areas of strength within the Plan and areas of weakness within the Plan. 



 

1. Livable Built Environment – Score:  22/33 (66.7%) 

The APA defines livable built environment as “ensur[ing] that all elements of the built environment, 

including land use, transportation, housing, energy, and infrastructure, work together to provide 

sustainable, green places for living, working, and recreation, with a high quality of life” (Godschalk & 

Rouse, 2015, p. 16).  This is one of the higher performing areas of Ypsilanti’s plan.   

Strong points within this category relate to the physical planning of transportation systems and complete 

streets, development location guidelines, appropriate design standards, and the conservation of historic 

resources.  ​The Plan falls short on the metrics of regional coordination of transportation investment with 

local job clusters, and directing development away from hazard zones.  Overall, while the Plan does not 

deal specifically with every metric listed in the best practices document, the Plan provides a framework 

for creating a livable built environment in the future in Ypsilanti. 

 

Transportation & Complete Streets 

Complete streets are encouraged through ​the Ypsilanti Complete Streets city ordinance, which was passed 

in 2010 (City of Ypsilanti, 2013, p. 25).  The Plan also refers to complete streets as a way to increase car 

carrying capacity when absolutely necessary, as an alternative to adding additional lanes (City of 

Ypsilanti, 2013, p. 36).  Finally, the Plan refers to complete streets as an impetus for designing with the 

community rather than for it, and recognizes the value of insight from street users (City of Ypsilanti, 

2013, p. 36).  These references to complete streets help to shape the built environment to be walkable, 

bikeable, and perform well for cars.   

 

Development Location Guidelines 

The Plan also effectively directs development towards infill, though that is somewhat more an effect of 

land availability within the city rather than a philosophical decision.  The Plan recognizes the 

"landlocked" state of the city, with a lack of buildable vacant land (City of Ypsilanti, 2013, p. 50).  The 

Plan looks to facilitate infill development through its proposed Form-Based Code (City of Ypsilanti, 

2013, p. 58).  More specifically, the Plan encourages development of vacant parking areas on the old 

Visteon property in the southeast part of the city (City of Ypsilanti, 2013, p. 63).  Water St., the 

city-owned property south of Michigan Ave. on the Huron River, is presented as a development-ready 

infill parcel (City of Ypsilanti, 2013, p. 66).  Again, due to the lack of vacant land available, Infill 

development is presented as the only option for development.   

 



Appropriate Design Standards 

The Plan calls for a rethinking of the zoning code to a form-based model, which demonstrates a 

commitment to appropriate design standards.  The Plan explicitly calls for the new form-based code to 

consider the context, as evidenced by the following clauses within the Plan:  "When developing the 

form-based code zoning, the building types, uses and setbacks will be calibrated to preserve the character 

of these neighborhoods" (City of Ypsilanti, 2013, p. 30).  "The anticipated form-based zoning code will 

require building location, story height, front door and window location to match the existing architecture, 

reinforcing existing patterns and the historic district regulations" (City of Ypsilanti, 2013, p.44).   

 

Conservation of Historic Resources 

The Plan places a priority on historic preservation within the city.  Protection of the historic housing stock 

and other historic resources is also proposed for the new zoning code.  It is addressed within nearly all 

sections of the Plan.  There are specific plans for how to treat transportation projects within the Historic 

Downtown area (City of Ypsilanti, 2013, p. 37), an overarching plan for the Historic Downtown center 

(City of Ypsilanti, 2013, p. 45), treatment of historic corridors (City of Ypsilanti, 2013, p. 56) and 

neighborhoods (City of Ypsilanti, 2013, p. 50), and historic districts (City of Ypsilanti, 2013, p. 63).  

 

Regional Coordination 

Although the Plan includes a list of the top 20 Washtenaw County employers for the year the Plan was 

written, 2013, as well as 2010 and 1998 (City of Ypsilanti, 2013, p. 21) and the draft plan for AAATA 

Urban Core improvement (City of Ypsilanti, 2013, p. 27), these two data sources are not presented in any 

overlapping or correlated manner.  The location of jobs does not appear to guide transportation decisions, 

and transit availability does not appear to guide decisions on how and where to encourage job growth. 

 Unfortunately, job accessibility is not listed as a main priority of the transportation plan (City of 

Ypsilanti, 2013, p. 34).   

 

Hazard Zones 

Another gap in the Plan relates to hazards within the city.  The Plan does not discourage development in, 

nor recognize any hazard zones.  It does, however, recommend development in an area that currently need 

environmental remediation in order to be suitable for development at the Bay Logistics sites (City of 

Ypsilanti, 2013, p. 71).   

  

2. Harmony with Nature – Score:  6/30 (20.0%) 



The APA defines harmony with nature as “ensur[ing] that the contributions of natural resources to human 

well-being are explicitly recognized and valued and that maintaining their health is a primary objective” 

(Godschalk & Rouse, 2015, p. 16).  The Ypsilanti plan does not score well on this principle.  Within this 

principle, however, Ypsilanti does very well regarding renewable energy, confirming the city’s reputation 

as a leader in solar energy.  The Plan scored either one point or zero point on every other metric within 

this principle.  The Plan does not adequately ensure future harmony with nature in the City of Ypsilanti, 

and future plan updates should address this weakness. 

 

Solar Energy 

In order to expand upon the city’s friendliness to renewable energy, the Plan instructs Ypsilanti to "try to 

make the application process and rules for installation of renewable energy structures clear and efficient" 

while revising city ordinances (City of Ypsilanti, 2013, p. 27).  The Plan also calls for allowing renewable 

energy facilities, such as solar and geothermal infrastructure, on all buildings (City of Ypsilanti, 2013, p. 

44, 62).  The Plan, despite its strength in the area of renewable energy, has many gaps in its prescriptions 

for harmony with nature.   

 

Protecting & Restoring Natural Habitats 

Protecting and restoring natural habitats and sensitive lands was briefly mentioned, but lacked a 

comprehensive direction to guide future decisions.  The Plan calls for a no-building zone on the steep 

slopes along the Huron River (City of Ypsilanti, 2013, p. 77), but fails to recognize any other natural 

habitats or sensitive lands and fails to provide guidance to protect natural resources.   

 

Green Infrastructure 

Planning for the provision of green infrastructure did not receive full points despite calling for specific 

interventions because there was no mechanism or policy proposed to call for green infrastructure in all 

future developments.  Green infrastructure and storm water management is recommended within the Plan 

for reconfiguration of Cross St. and Washtenaw St. (City of Ypsilanti, 2013, p. 48) and within the section 

on Water St. redevelopment (City of Ypsilanti, 2013, p. 66-67).   

 

Solid Waste, Climate Change, Water Conservation, & Watershed Protection 

The weakest items in this section include areas that receive no mention at all within the Plan.  These 

include solid waste reduction, climate change adaptation, water conservation, and protection of the 



watershed.  As a community that takes pride in its connection to the Huron River, the absence of 

protections for the river in the Master Plan are especially incompatible with the values of the city.   

 

3. Resilient Economy – Score:  15/21 (71.4%) 

The APA defines resilient economy as “ensur[ing] that the community is prepared to deal with both 

positive and negative changes in its economic health and to initiate sustainable urban development and 

redevelopment strategies that foster green business growth and build reliance on local assets” (Godschalk 

& Rouse, 2015, p. 17).  Ypsilanti’s master plan scores very well on this section.  The Plan addresses 

land-use issues related to economic growth and fiscal sustainability and green- and community-based 

economic development especially well.  Despite overall good performance on this principle, there are 

weaknesses within the Plan, specifically regarding infrastructure maintenance in relation to growth or 

decline and planning for post-disaster recovery.   

 

Land Use & Economic Growth 

The Plan calls for a change in the way the city zones, moving towards a form-based code, which would 

continue to regulate land use and provide the physical capacity for economic growth by designating zones 

in which commercial and industrial activity are allowed.   

 

Land Use & Fiscal Sustainability 

To address fiscal sustainability, the Plan calls for the redevelopment of the southern part of the city as an 

industrial "jobs district" (City of Ypsilanti, 2013, p. 62) to diversify the city's tax base, which has become 

largely residential (City of Ypsilanti, 2013, p. 24).  The historic context of the city, which shows a history 

of single-industry domination of the tax base and the results of the collapse of that industry (City of 

Ypsilanti, 2013, p. 23) is presented as evidence for the need to diversify the tax base.   

 

Green-Based & Community-Based Economic Development 

Promoting green and local businesses are guiding visions of the Plan (City of Ypsilanti, 2013, p. 7).  The 

decision making rubric directs decision makers to ask "Does this action reward green and sustainable 

businesses?" and "Does this action foster locally grown enterprises?" while making decisions (City of 

Ypsilanti, 2013, p. 10).  The Plan recommends using tax abatements to promote growth of emerging 

industries, including green industries (City of Ypsilanti, 2013, p. 24).  The Plan also calls for the 

continued allowance of home-based entrepreneurship, which allows for lower costs for startup and 

development of local businesses (City of Ypsilanti, 2013, p. 53).   



 

Infrastructure in Relation to Growth or Decline 

The Plan recognizes a trend towards decreased vehicular traffic and proposes road diets, rightsizing, and 

other traffic pattern changes to make the roads safer while maintaining adequate capacity (City of 

Ypsilanti, 2013, p. 29), which shows that the city is considering how changing needs affect infrastructure 

requirements.  However, the Plan does not consider the effect that future growth or decline would have on 

infrastructure maintenance needs.   

 

Post-Disaster Recovery 

The Plan’s complete lack of any plan for post-disaster economic recovery or resilience is more troubling 

and should be addressed with future updates to the Plan.  The Plan has elements that contribute to 

resiliency, but adding language to make resiliency and post-disaster recovery plans more explicit would 

improve the city’s ability to respond to future challenges. 

 

4. Interwoven Equity – Score:  8/27 (29.6%) 

The APA defines interwoven equity as “ensur[ing] fairness and equity in providing for the housing, 

services, health, safety, and livelihood needs of all citizens and groups” (Godschalk & Rouse, 2015, p. 

17).  Ypsilanti’s master plan touches on equity in some way in nearly all of the guiding values listed in the 

document.  Despite this, the Plan scores poorly in this category.  Expanding on the guiding values to 

provide actionable policies and plans would greatly improve the Plan’s score in this section.  There are 

signals that equity is important to the city.  “Diversity is our strength” is the first guiding value of the 

Plan, which recognizes what diversity adds to the city, but does not promote equitable outcomes for the 

diverse population.  Planning to enable diversity is different than planning for equity. 

 

Housing Types 

The strongest statement towards interwoven equity within the Plan according to this metric refers to 

housing types:  "Plan and zone for range of housing typologies for the needs of all ages and abilities" is 

listed as a policy for all neighborhoods (City of Ypsilanti, 2013, p. 52).  Varying the housing typologies 

allows for a variety of housing prices and improves accessibility to housing.   

 

Equitable Treatment of Disadvantaged Population 

The Plan recognizes that different parts of the city have varying income levels, advantages and 

disadvantages, and levels of risk (City of Ypsilanti, 2013, p. 14, 17-18) and calls for sufficient shares of 



public resources to be spent in these specific areas (City of Ypsilanti, 2013, p. 14).  It does not call 

explicitly for physical, environmental, economic, or safety and health improvements in these areas.  The 

directive to ensure “sufficient shares of public resources” may not be strong enough to lead to 

improvements within these areas and populations.  An approach that specifically calls for equitable shares 

of public resources would be more effective.   

 

Natural Hazards 

Some weaknesses in this area are a continuation of gaps in the Plan regarding harmony with nature.  The 

Plan does not address natural hazards, and therefore does not provide any policies or plans to protect 

citizens generally or vulnerable populations specifically from these hazards.   

 

Environmental Justice 

The Plan questions whether "areas near environmental contamination, like Kramer Bell, [should] be 

planned for uses other than residential in terms of safety and sustainability?" (City of Ypsilanti, 2013, p. 

17).  The Plan does not call for environmental remediation of the area, nor does it call for an evaluation of 

whether those responsible for the contamination can be held accountable or those living in the 

contaminated area deserve compensation.  There is no overall framework for addressing issues of 

environmental justice that may arise in the future, whether through discovery of new contamination or 

where to site potential future businesses that may contribute to environmental deterioration.   

 

Quality Public Services 

Another gap in the Plan relates to the provision of quality public services, especially health care, to 

minority and low-income populations.  This gap, however, goes beyond equity.  The Plan does not 

address resident health in any meaningful way.  According to APA’s Healthy Plan Making document, 

“The comprehensive plan and the planning process can be used as tools for creating an environment that 

makes the healthy choice the easiest choice” (“Healthy Plan Making”).  Ypsilanti would be better served 

if future plan updates included more explicit plans and policies to promote health amongst residents.   

 

5. Healthy Communities – Score:  6/18 (33.3%)  

The APA defines healthy communities as “ensur[ing] that public health needs are recognized and 

addressed through provisions for healthy foods, physical activity, access to recreation, health care, 

environmental justice, and safe neighborhoods” (Godschalk & Rouse, 2015, p. 18).  As described in the 

evaluation of the interwoven equity principle, the Plan does not explicitly address the health of Ypsilanti 



residents.  This gap led to a low score on this principle.  Strengths in this category included items that 

overlapped with resilient economy and livable built environment categories.  Weaknesses in this section 

are mainly related to the gap regarding resident health, but other gaps exist as well, such as healthy 

lifestyles, access to healthy institutions, and environmental threats to health.  These gaps in the Plan could 

lead to suboptimal outcomes due to a lack of consideration of community health in the decision making 

process.   

 

Resilient Economy & Livable Built Environment 

Mitigation and redevelopment of brownfield sites leads to healthy communities, but it also helps the 

economy and provides a livable built environment.  The Water St. brownfield site, the Bay Logistics 

brownfield site, and the former Ford and Visteon brownfield site are all recommended for mitigation and 

redevelopment (City of Ypsilanti, 2013, p. 66-73).  The Plan is also fairly strong in regards to access to 

healthy, locally grown foods.  The Plan recognizes difficulties associated with food-based businesses and 

directs the city to “foster growth of food-based businesses by allowing the uses and buildings needed and 

also work with economic development and local food groups to create intermediate facilities, such as an 

incubator kitchen or a cooperative" (City of Ypsilanti, 2013, p. 24).  The Plan recognizes the value the 

Depot Town and Downtown Farmers' Markets and Growing Hope add to the city through access to 

healthy, locally grown foods (City of Ypsilanti, 2013, p. 23-24), but does not formalize policies to expand 

their reach or propose other ways to increase access to healthy food.  The Plan also outlines the 

difficulties in bringing a major food retailer to the city (City of Ypsilanti, 2013, p. 44), but does not 

suggest a plan to overcome those difficulties.  It seems that the Plan’s strength on both brownfield 

mitigation and redevelopment and food access result from primary goals other than the health of the 

community.   

 

Healthy Lifestyles 

Physical activity and healthy lifestyles are not a priority of the Plan, though a focus on walkability 

promotes these non-explicit secondary goals (City of Ypsilanti, 2013, p. 7).   

 

Access to Healthy Institutions 

Neither access nor equitable access are addressed in the Plan in relation to health care providers, schools, 

public safety, and arts and cultural facilities.   

 

Environmental Threats 



Toxins, pollutants, and other environmental hazards are not addressed in the Plan.   

 

6. Responsible Regionalism – Score:  12/27 (44.4%) 

The APA defines responsible regionalism as “ensur[ing] that all local proposals account for, connect with, 

and support the Plans of adjacent jurisdictions and the surrounding region” (Godschalk & Rouse, 2015, p. 

18).  Ypsilanti’s master plan performed moderately well by this measure.  It did not receive full points on 

any metric, and received zero points on only one measure.  The best aspects of the Plan by these measures 

related to transportation and the connection to other local activity centers.  Weaknesses in this category 

relate to green infrastructure, housing, and cooperation.  This section of the Plan, though it did not score 

especially well in these measures, has the potential to improve greatly with future updates.  It is a fair 

starting point for responsible regionalism, and lays the groundwork for better future cooperation. 

 

Transportation 

Planning of the Washtenaw Corridor is being coordinated with the Washtenaw Area Transportation Study 

(WATS) plan for the corridor (City of Ypsilanti, 2013, p. 36-37).  The ReImagine Washtenaw Avenue 

Corridor Redevelopment Strategy of 2010 was also consulted while writing the Plan (City of Ypsilanti, 

2013, p. 4).  The Ride 5-year Transit Improvement Plan is also considered within the Plan, though rather 

than driving land-use plans or policies, the Plan recommends continued and expanded AATA service 

within the city (City of Ypsilanti, 2013, p. 29).  A TOD-inspired plan for redevelopment near the 

proposed Amtrak stop is included in the Plan, which is a direct response to a proposed regional 

transportation investment (City of Ypsilanti, 2013, p. 46).  Overall, however, there is no overarching plan 

for land use based on regional transit.   

 

Connections to Activity Centers 

The Plan calls for a reconfigured vision for the connection between Eastern Michigan University and the 

city at Leforge and Huron River Drive (City of Ypsilanti, 2013, p. 40) a light rail connection to Detroit 

(City of Ypsilanti, 2013, p. 25) and continued or expanded service to Ann Arbor (City of Ypsilanti, 2013, 

p. 29).  Although specific connection enhancements are suggested, again, the Plan lacks an overall plan to 

foster physical and social connections to local and regional activity centers, which prevents the Plan from 

receiving the full three points available on this measure.   

 

Green Infrastructure 



The Plan lacks coordination of local and regional green infrastructure plans.  This weakness is a function 

of a gap in the Plan regarding green infrastructure.  Future updates to this plan should include local green 

infrastructure plans, which should be coordinated with regional plans. 

 

Housing  

Another weakness is the lack of explicit coordination between local and regional housing needs.  During 

the planning process, the Washtenaw County Affordable Housing Needs Assessment was reviewed (City 

of Ypsilanti, 2013, p. 4), but how the assessment informed the Master Plan was not made explicit.  Data 

on affordable housing within the city and in the region as a whole were not presented, either.   

 

Cooperation & Resource Sharing 

The Plan also sends mixed messages regarding cooperation with other municipalities in the region.  The 

Plan calls for regional cooperation in transportation issues (City of Ypsilanti, 2013, p. 7, 10, 25, 42), but 

considers regional neighbors competition in "attracting knowledge economy firms" (City of Ypsilanti, 

2013, p. 14).   

 

7. Authentic Participation – Score:  13/21 (61.9%) 

The APA defines the process of authentic participation as “ensur[ing] that the planning process actively 

involves all segments of the community in analyzing issues, generating visions, developing plans, and 

monitoring outcomes” (Godschalk & Rouse, 2015, p. 19).  Strengths were related to frequency of 

engagement and variety of engagement processes, whereas weaknesses related to diversity of participants 

and alternative visions for the future.   

 

Frequency of Engagement 

As shown on the timeline for creating the Plan, stakeholders were given opportunities to participate in the 

process frequently, through focus groups, interviews, charrettes, and public reviews and hearings.  

Communication continued after the Plan was adopted in late 2013 as well.  The city continued to hold 

public events related to the Plan into 2014, including form-based zoning discussions and information 

regarding the Reimagine Washtenaw corridor plan that was referenced in the city's adopted master plan 

(“Shape Ypsilanti,” 2013).  The Shape Ypsi website continued to receive updates into 2014 as well. 

 Unfortunately, the Shape Ypsi Facebook page is no longer available, so records of discussion in that 

forum are no longer easily accessible to the public.   

 



Variety of Engagement Processes 

The steering committee communicated with the community through social media, the stand-alone “Shape 

Ypsi” website, and at in-person events, including focus groups, design charrettes, and public reviews and 

hearings (City of Ypsilanti, 2013, p. 4).  

 

Diversity of Participants 

Information about diversity and leadership from disadvantaged communities was limited, ​though the 

steering committee was tasked with ensuring "that all of the community can participate" (“Shape 

Ypsilanti,” 2013).  The Plan does not document how or if diverse participation was actively sought.  No 

data is presented regarding the degree to which participants represented the demographics of the 

community as a whole.  It is possible that diverse participation was specifically sought, but if it was, it is 

not recorded in the Plan.  Similarly, while it is possible that leadership development within disadvantaged 

communities occurred during focus groups and charrettes, there is no record of it being a priority. 

 Without this information, it is difficult to accurately score the Plan.   

 

Alternative Visions for the Future 

The Plan has a gap in its variety of visions for the future.  The Plan presents one vision for the future, 

which though it may have been informed by multiple visions developed at the focus group meetings and 

charrettes, cannot represent every resident’s vision for the future.  A section of the Plan showing 

alternative visions for the future of Ypsilanti would likely represent the community more accurately.   

 

8. Accountable Implementation – Score:  18/24 (75%) 

The APA defines the process of accountable implementation as “ensur[ing] that responsibilities for 

carrying out the Plan are clearly stated, along with metrics for evaluating progress in achieving desired 

outcomes” (Godschalk & Rouse, 2015, p. 19).  Ypsilanti’s plan’s strengths and weaknesses varied, as 

parts relating to budgeting, implementation, and evaluation were strong while other parts were weak 

relating to those same topics.   

 

Budgeting 

The Plan recognizes that the city has limited resources and that budgetary concerns preclude the 

implementation of everything in the Plan, but there is no explicit link to capital planning, which is a gap 

that could lead to pursuit of goals that do not align with the Master Plan.  The Plan acknowledges that the 

Michigan Planning Enabling Act requires an annual budget to be submitted to city council for 



consideration prior to adoption of the city's annual budget (City of Ypsilanti, 2013, p. 79).  By specifically 

directing the planning commission to coordinate with the city budget, the Plan ensures that the budget will 

be informed by the vision presented within the Plan.   

 

Implementation 

In the area of implementation, the Plan does well to include an implementation matrix with a timeframe 

for completion of each item (City of Ypsilanti, 2013, p. 83-84).  Broad priorities to enable 

implementation, such as community building, are listed along with specific priorities, such as from-based 

code implementation and conversion of one-way streets to two-way streets (City of Ypsilanti, 2013, p. 

76).  The Plan also includes a decision making rubric, which is meant to ensure decisions are made that 

lead to outcomes consistent with the guiding visions of the Master Plan (City of Ypsilanti, 2013, p. 8-11). 

 A weakness in the implementation area is the lack of a directive for citywide interagency cooperation.   

 

Evaluation 

The Plan provides a strong framework for evaluating progress towards implementation.  The decision 

making rubric provides specific measures to consider when evaluating progress towards implementation 

of goals (City of Ypsilanti, 2013, p. 8-11) and the implementation matrix provides a method for tracking 

the progress towards specific goals (City of Ypsilanti, 2013, p. 83-48).  The matrix will be valuable for 

future updates to the Plan, as it provides a convenient, concise place to document actions the city has 

taken towards implementation and the current status of each goal. The Plan also requires the planning 

commission to present annual reports to city council to provide information on implementation progress 

(City of Ypsilanti, 2013, p. 79).  The annual reports use the implementation matrix as formatted within 

each individual chapter, which includes information on whether each planning action is informed by goals 

for safety, diversity, equity, the environment, and the economy.  Beyond the yearly report, the Plan is due 

for a 5-year evaluation and possible update.  The planning commission has formed the Citizen Committee 

for Housing Affordability and Accessibility to review and update the Master Plan.  The city would be 

well served to fully evaluate the progress towards implementation of the existing master plan in the 

process of updating it, and should be careful to avoid focusing too narrowly on housing issues.  The full 

scope of the 2013 plan needs to be considered. 

 

9. Consistent Content – Score:  24/24 (100%) 

The APA defines consistent content as “ensur[ing] that the Plan contains a consistent set of visions, goals, 

policies, objectives, and actions that are based on evidence about community conditions, major issues, 



and impacts” (Godschalk & Rouse, 2015, p. 20).  The Plan scored so well in this category due to two 

main features of the Plan:  the decision making rubric and the implementation matrix.  Taken together, 

they present a set of guiding values supported by specific goals and objectives, along with a set of 

coherent measures to evaluate progress towards implementation (City of Ypsilanti, 2013, p 8-11, 84-86). 

 A perfect score does not mean there is not room for improvement, but the city would be well served to 

continue using the same framework for future plan updates. 

 

10. Coordinated Characteristics – Score:  20/24 (83.3%) 

The APA defines coordinated characteristics as “ensur[ing] that the Plan includes creative and innovative 

strategies and recommendations and coordinates them internally with each other, vertically with federal 

and state requirements, and horizontally with plans of adjacent jurisdictions” (Godschalk & Rouse, 2015, 

p. 21).  The Ypsilanti plan did very well by this measure, and was particularly strong in the areas of 

communication, consistency, and transparency.  It is relatively weak in its comprehensiveness, as 

discussed at length in previous sections.  The largest gaps in the Plan relate to ​recreation and green space, 

community and resident health, climate change adaptation and resiliency, and disaster recovery. 

 

Overall Score:  143/249 (57.4%) 

 

Conclusion 

Though “Shape Ypsilanti” did not score well on the Plan evaluation based on the criteria presented in the 

APA’s “Sustaining Places” report, the evaluation provided valuable guidance that can be applied to the 

2018 plan update.  In order to make specific recommendations for areas to address, I compared areas of 

the Plan that were evaluated as the weakest to the guiding values presented by the Plan.  In doing this, I 

identified three areas that should be given special attention during the Plan update:  

● Harmony with Nature 

● Interwoven Equity 

● Healthy Communities 

The Plan scored poorly on these three principles, despite guiding values that implied importance. 

Harmony with Nature 

The APA principle of harmony with nature should coordinate well with the Ypsilanti guiding value 

“Ypsilanti is sustainable.”  The guiding value states that “every decision should foster the future, while 



replenishing resources – natural, economic, and social.  Efforts to make the city an environmentally 

sustainable place will continue” (City of Ypsilanti, 2013, p. 6).  In order to better promote both 

Ypsilanti’s guiding value and the APA principle of harmony with nature, Ypsilanti needs to write more 

concrete plans, policies, and goals for the preservation of Ypsilanti’s natural resources.  The Master Plan 

should do more to promote street trees, protect the Huron River, maintain the city’s parks and open space, 

and ensure the city has clean air and water for its residents.  The Master Plan should also do more to 

address recycling, solid waste reduction, the reduction of carbon emissions, and climate change 

adaptation.  Policies to address these goals could include directives for developers to replace any trees that 

are removed during the construction process, directives to explore private partnerships to better manage 

parks, or directives to explore the feasibility of expanding the recycling program to include multi-unit 

residential buildings. 

Interwoven Equity 

Ypsilanti clearly values diversity.  The guiding value of “Diversity is our strength” states that “Ypsilanti 

is a multicultural city with people from different races, sexual orientations, incomes, and walks of life… 

In decisions, the city will ask how actions welcome, provide opportunity for, and sustain its diverse 

population” (City of Ypsilanti, 2013, p. 6).  The Plan affirms the first part of the guiding value, but falls 

short in providing opportunity for and sustaining the city’s diverse population.  Chapter 3 of the Plan very 

clearly shows that there are communities within the city that are disadvantaged, neighborhoods that are 

distressed, and populations that are at risk.  The Plan needs to do a better job of prioritizing physical, 

environmental, and economic improvement as well as health and safety improvements for these segments 

of the city.  The call for “sufficient” shares of public resources is not enough to ensure equity.  The Plan 

also falls short in planning to rebalance housing and jobs in the city.  Policies to address these goals could 

include directives to prioritize capital improvements in the areas that are most underserved, policies to 

provide access to health services for at-risk residents through transit programs or by encouraging 

community health services to locate in low-income, poorly educated areas of the city.  The Plan update 

should also address housing affordability from two sides: housing prices and resident employment and 

income rates.  A Community Benefits Ordinance should be planned for to ensure Community Benefits 

Agreements are discussed and implemented for any new developments. 

Healthy Communities 

The first guiding value in the Plan is “Safety comes first” (City of Ypsilanti, 2013, p. 6).  The Plan’s 

description of the guiding value, though, has a large gap in that it does not mention resident health and 



community health as a component of safety.  In the Plan update, the city should use its commitment to 

economic growth to improve the health of its citizens.  Policies could include incentives for food 

businesses that increase the accessibility to locally grown, healthy food, or policies that promote 

affordable recreation options for residents.  The most glaring need for the city with regards to health, 

though, is a large-scale grocery store with a fresh-produce section to be located within the city limits. 

Future requests for proposals for Water St., Bay Logistics, or any other development site should include 

requirements for retail space that would be attractive to a large-scale grocery retailer.  Finally, the Plan 

update should include a commitment to increase participation in healthy recreation activities within the 

city. 

Though sentiment within the city is clearly focused on housing affordability at the moment, after 

performing this evaluation, I would caution the citizen committee to not lose sight of the other areas 

within the Plan that need attention. 
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Plan for multimodal transportation

·· 25-26, 34-40

The plan explicitly seeks to prioritize "facilitat(ing) the walk between neighborhoods, bike to work in the 
City, or bus trip or car ride across town" over "regional through-travelers" (p. 34), demonstrating a 
commitment to multimodal transportation.  Specific goals and projects include coordination of a 
pedestrian and bike crossing over I-94 at Huron St. and the return of two-way traffic on Huron and 
Hamilton streets for the sake of pedestrian, bike, bus, and car traffic.  The plan states a commitment to 
car-sharing programs as well.  The plan refers to the city's 2010 Non-Motorized Transportation Plan, the 
2006 Washtenaw Area Transportation System's Non-Motorized Plan, and AAATA's 2010 The Ride 30-
Year Plan rather than including a specific multimodal transportation plan.

Plan for transit-oriented development

·· 45-47

The plan includes a TOD-inspired potential design for the area around the proposed AMTRAK and light-
rail train stop in Depot Town (p. 46).  The plan recognizes the AAATA Ypsilanti Transit Center as a 
potential downtown hub and makes recommendations for ways to make it easier to find and more 
enojoyable (p. 45).  However, the plan does not create a framework to encourage developer-led transit-
oriented design for any future developments.

Coordinate regional transportation investment with job clusters

21, 27, 34

The plan includes a list of the top 20 Washtenaw County employers for the year the plan was written, 
2013, as well as 2010 and 1998 (p. 21).  The plan also includes a draft plan for AAATA Urban Core 
improvement (p. 27) and mentions the plan for future light-rail service between Detroit and Ann Arbor, 
with a stop in Ypsilanti.  These two data sources are not presented in any overlapping manner.  Job 
accessibility is not listed as a main priority of the transportation plan (p. 34).  

Provide complete streets serving multiple functions

··· 25, 36

The plan refers to the Ypsilanti Complete Streets city ordinance, passed in 2010 (p. 25).  The plan also 
refers to complete streets as a way to increase car carrying capacity when absolutely necessary, as an 
alternative to adding additional lanes (p. 36).  Finally, the plan refers to complete streets as an impetus 
for designing with the community rather than for it, and recognizes the value of insight from street users 
(p. 36).

Plan for mixed land-use patterns that are walkable and bikable

·· 31, 33, 46, 55, 
58, 67, 72

The plan calls for mixed-use development at the scale of the site rather than the neighborhood or district 
(p. 58).  In areas that mixed-use development is desired, the plan calls for pedestrian-oriented design 
rather than car-oriented design (p. 58).  The plan calls for the overhaul of the zoning ordinance with a 
focus on Form-Based Code, which would "emphasize the physical character of development... while 
also regulating land uses" (p. 33).  The plan designates "Outlying Neighborhoods" (p. 31) to only 
accommodate single-family residential (land use) in order to maintain the current character of the 
neighborhoods (form) (p. 55).  All site-specific development frameworks presented in the plan, for Water 
St. (p. 67), Depot Town TOD (p. 46), and Bay Logistics (p. 72) are mixed-use in nature.

Plan for infill development

··· 50, 58, 63, 66

The plan recognizes the "landlocked" state of the city, with a lack of buildable vacant land (p. 50).  The 
plan looks to facilitate infill development through its proposed Form-Based Code (p. 58).  The plan 
encourages development of vacant parking areas on the old Visteon property in the southeast part of the 
city (p. 63).  Water St., the city-owned property south of Michigan Ave. on the Huron River, is presented 
as a development-ready infill parcel (p. 66).  Infill development is presented as the only option for 
development.

Encourage design standards appropriate to the community context
··· 30, 44

"When developing the form-based code zoning, the building types, uses and setbacks will be calibrated 
to preserve the character of these neighborhoods" (p. 30).  "The anticipated form-based zoning code will 
require building location, story height, front door and window location to match the existing architecture, 
reinforcing existing patterns and the historic district regulations" (p.44).

Provide accessible public facilities and spaces

·· 8, 47, 48, 72

The plan sets specific goals for public space development, including calls for public space to be located 
at the potential new train station (p. 47), around the proposed reconfiguration of Cross St. and 
Washtenaw St. at the water tower (p. 48), and within the proposed development at Bay Logistics (p. 72).  
The closest the plan comes to an overarching framework is a call for a clear delineation between public, 
semi-public, and private space (p. 8).  The public spaces also should encourage activity and be 
accessible to first responders for safety purposes (p. 8).

Conserve and reuse historic resources
··· 37, 45, 56, 50, 

63

The plan places a priority on historic preservation within the city.  It is addressed within nearly all 
sections of the plan.  There are specific plans for how to treat transportation projects within the Historic 
Downtown area (p. 37), an overarching plan for the Historic Downtown center (p. 45), treatment of 
historic corridors (p. 56) and neighborhoods (p. 50), and historic districts (p. 63). 

Implement green building design and energy conservation

·· 7, 22, 44, 53, 
80

Though promoting green business in the city is listed as a guiding vision (p. 7), the plan does not 
address how to encourage green businesses to choose Ypsilanti as their location.  However, it does 
direct the city to "try to make the application process and rules for installation of renewable energy 
structures clear and efficient" (p. 22).  The plan calls for the legality of renewable energy facilities on all 
buildings (p. 44).  It also calls for the creation of "Eco-Districts" throughout the city, where various green 
activities would be undertaken by private citizens or businesses on public land (p. 53).  Finally, the plan 
calls for creation of a Property-Assessed Clean Energy (PACE) initiative, but recognizes it as an area is 
beyond the scope of this iteration of the comprehensive plan (p. 80).

Discourage development in hazard zones
71

The plan does not discourage development in, nor or recognize any hazard zones.  It does recommend 
development in an area that currently need environmental remediation in order to be suitable for 
development at the Bay Logistics sites (p. 71).

Category Score: 22/33 66%
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Restore, connect, and protect natural habitats and sensitive lands. · 77
The plan calls for a no-building zone on the steep slopes along the Huron River (p. 77).

Plan for the provision and protection of green infrastructure.
· 48, 66-67

The plan does not require consideration of green infrastructure for future development, but does mention 
it in conjunction with the reconfiguration of Cross St. and Washtenaw St. and the water tower (p. 48) and 
within the section on Water St. redevelopment (p. 66-67).

Encourage development that respects natural topography The plan does not address natural topography.

Enact policies to reduce carbon footprints
· 7, 37, 44

Carbon emissions are not directly addressed in the plan.  The plan calls for policies that would result in 
lower carbon emissions, such as restoration of two-way traffic on certain streets (p. 37), an increase in 
walkability (p. 7), and the allowance of renewable energy on all buildings (p. 44), but does not set any 
policies or goals for reducing carbon footprints.

Comply with state and local air quality standards The plan does not directly address air quality, nor state and local standards.
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Encourage climate change adaptation The plan does not directly address climate change adaptation.

Provide for renewable energy use
··· 27, 44, 62

"When revising ordinances, the City should try to make the application process and rules for installation 
of renewable energy structures clear and efficient" (p. 27).  The plan also calls for allowing renewable 
energy facilities, such as solar and geothermal infrastructure, on all buildings (p. 44, 62).  

Provide for solid waste reduction The plan does not address solid waste reduction.
Encourage water conservation and plan for a lasting water supply The plan does not address water conservation or water supply.

Protect and manage streams, watersheds, and floodplains
The plan does not address protection of streams, watersheds, and floodplains.  The Huron River is 
mentioned mainly as a reference point when describing locations.  

Category Score: 6/30 20%
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Provide the physical capacity for economic growth
··· 4

The plan calls for a change in the way the city zones, moving towards a form-based code.  This form-
based code would still regulate land use (p. 4).  It provides the physical capacity for economic growth by 
designating zones in which commercial and industrial activity are allowed.

Plan for a balanced land-use mix for fiscal sustainability

··· 23-24, 55, 62

The plan presents the historic context of the city, which shows a history of single-industry domination of 
the tax base and the results of the collapse of that industry (p. 23).  The plan calls for the redevelopment 
of the southern part of the city as an industrial "jobs district" (p. 62).  The jobs district would help the 
fiscal sustainability of the city by diversifying the city's tax base, which has become largely residential (p. 
24).  The proposed form-based code would allow for appropriate land uses within spefcific zones (p. 55).

Plan for transportation access to employment centers
·· 29, 34

Commuter bus service to jobs in Ann Arbor and commuter rail service to jobs in Detroit are listed as 
transportation priorities (p. 34).  The plan recommends expanded AAATA service (p. 29).  Beyond these 
two items, job accessibility is not an explicit priority of the plan.

Promote green businesses and jobs
··· 7,10, 24

Promoting green businesses is one of the guiding visions of the plan (p. 7).  The decision making rubric 
directs decision makers to ask "Does this action reward green and sustainable businesses?" while 
making decisions (p. 10).  The plan recommends using tax abatements to promote growth of emerging 
industries, including green industries (p. 24).

Encourage community-based economic development and 
revitalization

··· 7, 10, 53

Supporting locally grown businesses on of the guiding visions of the plan (p. 7).  The decision making 
rubric directs decision makers to ask "Does this action foster locally grown enterprises?" while making 
decisions (p. 10).  The plan also calls for the continued allowance of home-based entreprenuership, 
which allows for lower cost development of local businesses (p. 53).

Provide and maintain infrastructure capacity in line with growth or 
decline demands

· 29

Within transportation, the plan recognizes a trend towards decreased vehicular traffic and proposes road 
diets, rightsizing, and other traffic pattern changes to make the roads more safer while maintaining 
adequete capacity (p. 29).  However, the plan does not consider the possibility of future growth and how 
it would affect infrastructure needs.  It does not consider infrastructure maintainance either, as it focuses 
on rightsizing and reorganization.

Plan for post-disaster economic recovery Post-disaster and resilience planning are not addressed in the plan.
Category Score: 15/21 71%
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Provide a range of housing types ··· 52 "Plan and zone for range of housing typologies for the needs of all ages and abilities" is listed as a policy 
for all neighborhoods (p. 52).

Plan for a jobs-housing balance · 60-62 The plan recognizes that there is a need for jobs, implicitly acknowledging that the level of jobs and level 
of housing are out of balance (p. 60-62).

Plan for the physical, environmental, and economic improvement of 
at-risk, distressed, and disadvantaged neighborhoods

·· 14, 17-18

The plan recognizes that different parts of the city have varying income levels, advantages and 
disadvantages, and levels of risk (p. 14, 17-18).  The plan calls for sufficient shares of public resources 
to be spent in these specific areas (p. 14).  It does not call explicitly for physical, environmental, or 
economic improvement of these areas.

Plan for improved health and safety for at-risk populations
·· 14, 17-18

The plan recognizes that different parts of the city have varying income levels, advantages and 
disadvantages, and levels of risk (p. 14, 17-18).  The plan calls for sufficient shares of public resources 
to be spent in these specific areas (p. 14).  It does not call explicitly for health and safety improvements 
in these areas.

Provide accessible, quality public services, facilities, and health care 
to minority and low-income populations Citizen health is not addressed in this plan.

Upgrade infrastructure and facilities in older and substandard areas · 38 The plan calls for transporation infrastructure updates to be carried out in conjunction with new 
development (p. 38).  Substandard and older areas are not specifically targeted.

Plan for workforce diversity and development

· 14, 21

The plan recognizes the link between educational attainment, race, and income level, specifically that 
areas with higher levels of minorities are performing worse in educational and monetary metrics (p. 14).  
The plan also recognizes that some citizens are at-risk of being left behind in a knowledge based 
economy (p. 21).  The plan does not make explicit the link between race and risk of continued or 
increased joblessness.  Further steps need to be taken to plan for workforce diversity and development.

Protect vulnerable populations from natural hazards Natural hazards are not addressed in this plan.

Promote environmental justice

17

The plan recognizes that some citizens are living near environmental contamination in the Kramer Bell 
neighborhood (p. 17).  The plan poses the question "Shoud areas near environmental contamination, 
like Kramer Bell, be planned for uses other than residential in terms of safety and sustainability?" (p. 17).  
There is no overall framework for addressing issues of environmental justice.

Category Score: 8/27 30%
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Reduce exposure to toxins and pollutants in the natural and built 
environments Toxins, pollutants, and other environmental hazards are not addressed in the plan.  

Plan for increased public safety through the reduction of crime and 
injuries

N/A

"The solutions were created by the community for the community.  However, many of the requests 
brought forth - more police, cameras in high-crime areas, recreation and programs for youth, street 
maintenance and repair, better public schools - are not within the scope of this plan as prescribed by 
Michigan State Law.  These pressing issues can, and perhaps should, take precedence in allocating 
scant municipal resources over many of the projects and plans laid out in this document."  (p. 5).  "While 
budgets for safety services are separate from the Master Plan, decisions about land use, housing, 
transportation, equity and sustainability should protect and enhance safety" (p. 6).
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productive uses
··· 66-73

Brownfield at the Water St. site is planned for redevelopment (p. 66-71).  Brownfield at Bay Logistics site 
is recommended for redevelopment (71-72).  Brownfield at former Ford / Visteon site is recommended 
for redevelopment (p. 73).

Plan for physical activity and healthy lifestyles · 7 Physical activity and healthy lifestyles are not a priority of the plan, though a focus on walkability 
promotes these non-explicit secondary goals (p. 7).  

Provide accessible parks, recreation facilities, greenways, and open 
space near all neighborhoods

5, 25, 77

Recreation is outside of the stated scope of the plan (p. 5).  Park regulation is to be regulated through 
the form-based code (p. 77).  Access to parks, recreation facilities, greenways, and open space is not a 
listed priority within the plan.  The Border-to-Border Trail is considered a safe transportation route, rather 
than protected as a recreation asset (p. 25).

Plan for access to healthy, locally grown foods for all neighborhoods

·· 23-24

"The City can foster growth of food-based businesses by allowing the uses and buildings needed and 
also work with economic development and local food groups to create intermediate facilities, such as an 
incubator kitchen or a cooperative" (p. 24).  The plan recognizes the value the Depot Town and 
Downtown Farmers' Markets and Growing Hope add to the city through access to healthy, locally grown 
foods (p. 23-24), but does not formalize policies to promote their reach or propose other ways to 
increase access to healthy food.  The plan also outlines the difficulties in bringing a major food retailer to 
the city (p. 44), but does not suggest a plan to overcome those difficulties.

Plan for equitable access to health care providers, schools, public 
safety facilities, and arts and cultural facilities

Neither access nor equitable access are addressed in the plan in relation to health care providers, 
schools, public safety, and arts and cultural facilities.

Category Score: 6/18 33%
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Coordinate local land-use plans with regional transportation 
investments

·· 4, 36-37, 29, 46

Planning of the Washtenaw Corridor is being coordinated with the Washtenaw Area Transportation 
Study (WATS) plan for the corridor (p. 36-37).  The ReImagine Washtenaw Avenue Corridor 
Redevelopment Strategy of 2010 was also consulted while writing the plan (p. 4).  The Ride 5-year 
Transit Improvement Plan is also considered within the plan, though rather than driving land-use plans or 
policies, the plan recommends continued and expanded AATA service within the city (p. 29).  A TOD-
inspired plan for redevelopment near the proposed Amtrak stop is included in the plan, which is a direct 
response to a propsed regional transportation investment (p. 46).  Overall, however, there is no 
overarching plan for land use based on regional transit.

Coordinate local and regional housing plan goals
· 4

The Washtenaw County Affordable Housing Needs Assessment was reviewed for the planning process 
(p. 4).  How the assessment informed the master plan was not made explicit.  Data on affordable 
housing within the city and in the region as a whole were not presented.

Coordinate local open space plans with regional green infrastructure 
plans The plan does not coordinate local open space plans with regional green infrastructure plans.

Delineate designated growth areas that are served by transit
·· 50

The plan does not designate growth areas because the city considers itself "landlocked" and lacking 
vacant land (p. 50).  This implies urban infill and brownfield development is the only option within the 
city.

Promote regional cooperation and sharing of resources · 7, 10, 14, 25, 42 The plan calls for regional cooperation in transportation issues (p. 7, 10, 25, 42), but considers regional 
neighbors competition in "attracting knowledge economy firms" (p. 14).

Enhance connections between local activity centers and regional 
destinations

·· 25, 29, 40

The plan calls for a reconfigured vision for the connection between Eastern Michigan University and the 
city at Leforge and Huron River Drive (p. 40).  The plan calls for light rail connection to Detroit (p. 25) 
and continued or expanded service to Ann Arbor (p. 29).  The plan is specific at the expense of outlining 
a broad policy for enhancing connections.

Coordinate Local and regional population and economic projections
·· 12, 28

The plan does not feature any independent population projections, instead sourcing a projection from 
SEMCOG (p. 12).  Transportation-needs forecasts are also taken from regional forecasts (p. 28).  The 
plan does not forecast economic conditions.

Include regional development visions and plans in local planning 
scenarios

· 36-37
The plan does not present multiple local planning scenarios, instead presenting preferred outcomes for 
possible developments, with sporadic coordination with regional plans.  The plan for the Washtenaw 
Corridor is an example of coordination with regional visions (p. 36-37).

Encourage consistency between local capital improvement programs 
and regional infrastructure priorities · 36 The plan defers to the city's capital improvement plan entirely in determining prioritization of proposed 

projects (p. 36).  Regional infrastructure priorities are not discussed within the plan.
Category Score: 11/27 41%
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Engage stakeholders at all stages of the planning process ··· Shape Ypsi As shown on the timeline for creating the plan, stakeholders were given opportunities to participate in the 
process frequently, through focus groups, interviews, charrettes, and public reviews and hearings.  

Seek diverse participation in the planning process

· Shape Ypsi

The steering committee was tasked with ensuring "that all of the community can participate" (Shape Ypsi 
website), but the plan does not document how or if diverse participation was actively sought.  No data is 
presented regarding the degree to which participants represented the demographics of the community 
as a whole.  It is possible that diverse participation was specifically sought, but if it was, it is not recorded 
in the plan.

Promote leadership development in disadvantaged communities 
through the planning process

While it is possible that leadership development within disadvantaged communities occured during focus 
groups and charrettes, there is no record of it being a priority.  

Develop alternative scenarios of the future The plan presents one singular vision for the future.

Provide ongoing and understandable information for all participants ··· Shape Ypsi
The Shape Ypsi website and Facebook page provided ongoing updates on the planning process. 

Use a variety of communications channels to inform and involve the 
community ··· 4 The steering committee communicated with the community through social media, a stand-alone website, 

and at in-person events (p. 4).

Continue to engage the public after the comprehensive plan is 
adopted

··· Shape Ypsi

After the plan was adopted in late 2013, the city continued to hold public events related to the plan into 
2014.  These events included form-based zoning discussions and information regarding the Reimagine 
Washtenaw corridor plan that was referenced in the city's adopted master plan (Shape Ypsi website).  
The Shape Ypsi website continued to receive updates into 2014 as well.  The Shape Ypsi Facebook 
page is no longer available.

Category Score: 13/21 62%
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Indicate specific actions for implementation

··· 76

The plan includes an implementation matrix with a timeframe for completion of each item (p. 83-84).  
Broad priorities to enable implementation, such as community building, are listed along with specific 
priorities, such as from-based code implementation and conversion of one-way streets to two-way 
streets (p. 76).  The plan also includes a decision making rubric, which is meant to ensure decisions are 
made that lead to outcomes consistent with the guiding visions of the master plan (p. 8-11).

Connect plan implementation to the capital planning process
· 34

The plan recognizes that the city has limited resources and that budgetary concerns preclude the 
implementation of everything in the plan, but there is no explicit link to capital planning.  The plan calls 
for flexibility in implementation and prioritization of projects for which outside grants and other sources of 
funding are available (p. 34).

Connect plan implementation to the annual budgeting process ··· 79 The plan acknowledges that the Michigan Planning Enabling Act requires an annual budget to be 
submitted to city council for consideration prior to adoption of the city's annual budget (p. 79).  

Establish interagency and organizational cooperation · 76 The plan calls for cooperation between the city and both Eastern Michigan University and the Ypsilanti 
Community School District (p. 76).  Interagency cooperation within the city is not addressed.

Identify funding sources for plan implementation
·· 34, 76

The plan does not identify specific funding sources, but directs the city to search for outside sources of 
funding (p. 34).  It also directs the city to invest city resources, including staff time and budgeted funds 
for the implementation of the plan (p. 76).

Establish implementation indicators, benchmarks, and targets

··· 83-84

The implementation matrix does not include specific indicators, benchmarks, or targets, but does provide 
a method for tracking the progress towards specific goals (p. 83-48).  The decision making rubric 
provides specific measures for each section's goals (p. 8-11).  The matrix will be valuable for future 
updates to the plan, as it provides a convenient, concise place to document actions the city has taken 
towards implementation and the current status of each goal.

Regularly evaluate and report on implementation progress

··· 79, 2016 
Annual Report

The plan requires the planning commission to present annual reports to city council to provide 
information on implementation progress (p. 79).  The annual reports use the implementation matrix as 
formatted within each individual chapter, which includes information on whether each planning action is 
informed by goals for safety, diversity, equity, the environment, and the economy (http://cityofypsilanti.
com/Archive/ViewFile/Item/462).

Adjust the plan as necessary based on evaluation

··· City Website

"The Housing Affordability & Access Committee of the Planning Commission was chartered by the 
Planning Commission in December of 2017.   The Committee will review and update the City of 
Ypsilanti’s 2013 Master Plan with a focus on preserving and enhancing housing affordability and 
accessibility in keeping with the guiding values of the Master Plan" (http://cityofypsilanti.com/672/Master-
Plan-Housing-Affordability-Access).

Category Score: 18/24 75%
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Assess strengths, weaknesses, opportunities, and threats ··· 12-29 Throughout chapter 3, the plan presents a snapshot of the state of the city, including strengths, 
weaknesses, opportunities, and threats (p. 12-29).

Establish a fact base ··· 12-29 Throughout chapter 3, the plan presents a snapshot of the state of the city, which provides a fact base 
(p. 12-29).

Develop a vision of the future ··· 6-7 The vision for the future is presented throughout the entire plan.  Broad guiding values are listed in 
chapter 2 (p. 6-7), and specific projects are presented in the following chapters. 

Set goals in support of the vision ··· 83-84
Specific goals in support of the guiding values are listed in the implementation matrix (p. 83-84).

Set objectives in support of the goals ··· 8-11 The measures presented in the decision making rubric provide objectives that support the guiding values 
and goals (p. 8-11).

Set policies to guide decision making ··· 8-11 The plan features a decision making rubric to ensure that the decision making process within the city 
leads towards outcomes that are consistent with the guiding values listed in the plan (p. 8-11).

Define actions to carry out the plan ··· 83-84
Specific actions are listed in the implementation matrix (p. 83-84).

Use clear and compelling features to present the plan ··· All The plan features easy-to-read language, compelling renderings to document future development, and 
intiuitive diagrams and graphics to present data.

Category Score: 24/24 100%
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Be comprehensive in the plan's coverage
·

As demonstrated throughout the previous sections, there are significant gaps in the plan.  These gaps 
include plans for recreation and green space, community and resident health, climate change adaptation 
and resiliency, and disaster recovery.

Integrate the plan with other local plans and programs ·· 4 The plan includes a list of other local plans that were considered in the process of creating the master 
plan (p. 4).  It is extensive, but not entirely complete.  

Be innovative in the plan's approach

N/A

Innovation is difficult to evaluate in a static state.  The best way to evaluate innovation would be to 
compare the 2013 master plan to the previous master plan, adopted in 1998.  This is outside the scope 
of this evaluation.  The 1998 Ypsilanti master plan is not currently available in digital format on the city's 
website.

Be persuasive in the plan's communication ··· The plan presents a desirable future for Ypsilanti, and presents it in a compelling, easy-to-ready format.

Be consistent across plan components ··· As evidenced by the 100% score in the previous section, the plan is very consistent througout.

Coordinate with the plans of other jurisdictions and levels of 
government ·· The plan coordinates fairly well vertically with other jurisdictions, but does not consider adjacent 

municipal plans in the planning process.

Comply with applicable laws and mandates ··· 5, 22, 60, 77 The plan cites the MPEA and multiple state laws that support or prohibit certain planning actions (5, 22, 
60, 77).
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Be transparent in the plan's substance ··· The plan is clear in its guiding values and the goals and objectives that are derived from those values.

Use plan formats that go beyond paper ··· City Website, 
Shape Ypsi

The entire plan is available as a .pdf file on the city's website (http://cityofypsilanti.
com/documentcenter/view/292).  ShapeYpsi.com provides information on the plan an alternative format.

Category Score: 20/24 83% 143 249 0.5742971888



Survey Design Proposal 
CBA/CBO Visioning Survey 

Prepared by:  Tom McKee 
Prepared for:  Ypsilanti Sustainability Commission 

January 19, 2018 
 

Survey goals: 
 
I have designed this survey to help determine what the community’s vision is for future 
development within the City of Ypsilanti, Michigan.  The recent development proposal for the 
City-owned Water St. parcel generated strong opinions from the community both about the 
development itself and the exclusion of residents from the decision making process.  This 
survey is designed to be a first step towards more inclusive planning of future developments on 
City-owned property, and could be used to generate or rank specific ideas for future Community 
Benefits Agreements. 
 
Google Forms link: 
 
https://goo.gl/forms/c1115ZzXGd33P0y12 
 
Survey Questions: 
 
Tell us about your experience with Ypsilanti: 

1.  In which ward and precinct do you live? 



 
a. Ward 1, Precinct 1 
b. Ward 2, Precinct 2 
c. Ward 1, Precinct 3 
d. Ward 2, Precinct 1 
e. Ward 2, Precinct 2 
f. Ward 2, Precinct 3 
g. Ward 3, Precinct 1 
h. Ward 3, Precinct 2 
i. Ward 3, Precinct 3 

 
Ypsilanti is a city with distinct geographic patterns for race, income, and level of education. 
Different wards and precincts are expected to have different concerns, and it will be helpful to 
be able to find correlations between where one lives and their vision for the future. 
 
2.  How long have you lived in Ypsilanti? 

a. Less than 1 year 
b. 1-2 years 
c. 3-4 years 
d. 5-10 years 
e. 10+ years 

 



I included this question to find out if newer residents of the city have differences in income, level 
of employment, and housing situations than residents that have lived in the city longer.  Finding 
correlations like these may provide some evidence that the City is gentrifying.  I chose small 
increments due to the large number of students who live in Ypsilanti. 
 
3.  If you work outside your home, is your workplace located within the City? 

a. Yes 
b. No 
c. I am not currently employed outside of my home 

 
Housing in Ypsilanti is in general, cheaper than anywhere else in the county, but due to a 
shortage of jobs within the City, many residents still struggle with housing affordability. 
Residents who are employed outside of Ypsilanti may find the City more affordable than those 
employed within the city.  Finding correlation between answers to this question and income, 
rent-proportion, and home value would be useful in answering this. 
 
4.  Do you own or rent your dwelling? 

a. Own 
b. Rent 
c. Other 

 
From 2010 to 2016, housing values in Ypsilanti declined (median home value in 2010: 
$156,200, median home value in 2016: $130,000), whereas monthly rents increased (median 
monthly rent 2010: $703, median monthly rent 2016: $772).  Ypsilanti also has a significantly 
lower rate of owner-occupied dwellings than Washtenaw County as a whole (30% for the City as 
of 2016, vs. 71% for the County, also as of 2016).  I included this question mainly to see how 
responses to this question correlated with questions regarding why residents chose to live in 
Ypsilanti, proportion of income spent on rent, and desires for future development. 
 
5.  If you rent, have you experienced an upward or downward trend in the monthly cost of rent 
since you first moved to Ypsilanti? 

a. Large downward 
b. Slight downward 
c. No change 
d. Slight upward 
e. Large upward 
f. Don’t know 

 
Despite having the most affordable housing in the County by some measures, there is a definite 
perception within the City that housing affordability and accessibility is declining.  Finding 
correlations between answers to this question and where within the City people live will tell me 
about perceived trends within specific wards and precincts, which can then be compared 
against data sourced elsewhere to see if the perception matches the reality.  



 
6.  If you own your home, how would you characterize the change in home value since you 
purchased it?  

My home value has:  
a. decreased greatly  
b. decreased slightly  
c. stayed the same  
d. increased slightly  
e. increased greatly 
f. don’t know 

 
This question is included for many of the same purposes as the previous one.  It is also included 
to see if residents who have lived in Ypsilanti for different lengths of time answer this question 
differently.  
 
7.  Why did you choose to live in Ypsilanti? 
 
I included this as an open-ended question because I did not want to have my perception 
influence how others answer this question.  Most people that I know who live in Ypsilanti have 
moved to the City because it is affordable.  If Ypsilanti is becoming less affordable, the City will 
either have to find new things to market about itself, or address housing affordability in a 
meaningful way.  
 
8.  If you could live in a city other than Ypsilanti, where would you choose?  Why? 
 
This question is included to generate ideas for future goals for the City. 
 
9.  All things considered, how satisfied are you with living in Ypsilanti? 

a. Very dissatisfied 
b. Somewhat dissatisfied 
c. Neutral 
d. Somewhat satisfied 
e. Very satisfied 

 
I would like to see if there are correlations between the answers to this question and those 
regarding income, location of dwelling, length of residency, and attitude about future 
development.  
 
Tell us about yourself: 
10.  What is your occupation level?  Check all that apply 

a. Employed full-time 
b. Employed part-time 
c. Unemployed 



d. Work at home (stay at home parent, homemaker, etc) 
e. Full-time student only 
f. Part-time student only 
g. Other: ___________________ 

 
A large portion of Ypsilanti residents are Eastern Michigan University, University of Michigan, or 
Washtenaw County Community College students.  I am interested in employment rates across 
precincts, and how they correlate with perception of rent costliness trends, length of residency, 
and reasons for choosing to live in Ypsilanti. 
 
11.  Roughly what percent of your net household income is used for rent or mortgage payment?  

a. 0-10% 
b. 11-25% 
c. 26-35% 
d. 36-50% 
e. 50%+ 

 
Housing affordability is not always a function of how much rent costs.  Ypsilanti has a shortage 
of jobs that pay a living wage.  I hope to gain insight why people are struggling to afford housing 
in Ypsilanti with this question, as well as questions about income and employment level. 
 
12.  What is your annual household income?  

a. $0-10,000 
b. $10,001-20,000 
c. $20,001-30,000 
d. $30,001-40,000 
e. $40,001-50,000 
f. $50,001-60,000 
g. $60,001-70,000 
h. $70,001-80,000 
i. $80,001-90,000 
j. $90,001-100,000 
k. $100,001-125,000 
l. $125,001-150,000 
m. $150,001-200,000 
n. $200,000+ 

 
I included this question to see if renters and homeowners had different incomes, whether those 
who lived in Ypsilanti for less time had different incomes than those who have lived in the City 
longer, and to see if any patterns appeared between answers to this question and the previous 
question about proportion of income spent on rent. 
 
Future of the City: 



13.  Would the community benefit or be harmed by new residential and commercial 
development within the city?  

a. Greatly harmed 
b. Somewhat harmed 
c. Neither harmed nor benefit 
d. Somewhat benefit 
e. Greatly benefit 

 
The City of Ypsilanti recently faced strong community opposition to the sale and subsequent 
development of the city-owned Water St. parcel.  I included this question to what general 
attitudes are towards development.  I am especially interested in how answers to this question 
correlate with length of residency, income, and perceived housing affordability. 
 
14.  What ​personal​ benefit would you most like to gain from future development within the city?  

a. Increase in property values 
b. More retail and restaurant options 
c. More affordable housing options 
d. More open and park space 
e. Better city services 
f. More local jobs 
g. Other:________________________ 

 
 
15.  What ​community ​ benefit would you most like to gain from future development within the 
city? 

a. Increase in property values 
b. More retail and restaurant options 
c. More affordable housing options 
d. More open and park space 
e. Better city services 
f. More local jobs 
g. Larger tax base 
h. Stronger community reputation 
i. More walkable Ypsilanti 
j. More attractive Downtown 
k. Other:________________________ 

 
16.  Please rank five benefits you would like to see implemented in future community benefits 
agreements, with 1 being most appealing.  
_____ Local hiring preference 
_____ Minority hiring preference 
_____ Open-space and parks 
_____ Housing affordability  



_____ Living-wage or prevailing wage for construction jobs 
_____ Business incubation support 
_____ Public service funding  
_____ Green construction  
_____ Contribution of funds/land towards enabling a grocery store within city limits 
_____ Job-training  
 
Ypsilanti is currently drafting a Community Benefits Ordinance.  This question and the previous 
two are included to get a sense of what is most important to the community for future 
Community Benefits Agreements that may result from the CBO.  These questions help to 
determine what the community vision for the future is, also.  
 
17.  What are your biggest concerns for Ypsilanti for the next 10-20 years? 
 
This question is included as an open-ended question in order to inform decision makers of 
dangers and risks as identified by the community that may not be on the City’s radar. 
 
18.  Do you plan to live in Ypsilanti long term?  Why or why not? 
 
I hope to learn about the strengths of the City from those who answer that they do plan to live in 
Ypsilanti long term, and the weaknesses from those who do not.  
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Solar Ypsi

Help Ypsilanti Win the SunShot Community Challenge with 49¢ and Two Minutes of your Time.

As many of you know, Ypsilanti, Michigan was selected to compete for the U.S. Department of Energy SUNSHOT Community

Challenge. Our project, partnering with Chart House Energy, is to train and employ local residents to install a megawatt of solar

power on the City's old landfill near the Huron exit of I94. (See video below) What's holding us back is DTE Energy approving

the project. Please go to (http://www.solarypsi.org/DTE_letter.docx), edit the letter to add your name, print it off, sign it, and

mail it to DTE. It doesn't matter where you live. The SunShot challenge is a national competition. We need DTE to get a

thousands of letters in the mail all asking for them to approve this project and let us start installing solar panels this summer.

When you mail your letter, add a comet so we can all keep track of the progress. Share this posting with your friends. Print off 10

blank letters and get your neighbors to send in letters. All it takes is 49¢ and two minutes of your time. We need a thousands of

letters on DTE's desk to convince them that this is a great project for DTE, great for Ypsilanti, and great for the planet.

If we're successful, this will DOUBLE the amount of solar power in Ypsilanti.

#ypsi #solar #ypsireal #solarypsi

https://www.youtube.com/watch?v=G9uY_CWpHYs

January 16 at 10:13pm · 

Solar Destination Ypsilanti: Solar in Your Community Challenge

https://www.facebook.com/SolarYpsi/?hc_ref=ARRAOFSFUrSdb5QdFjyxE5O5uTegy_VHwjjQqPJmv2mj6ZbomqN67SRKjTFWhil7pn8&fref=nf
https://www.facebook.com/pages/Ypsilanti-Michigan/112358675446636?fref=mentions
https://www.facebook.com/energygov/?fref=mentions
https://www.facebook.com/sunshot.bg/?fref=mentions
https://www.facebook.com/Chart-House-Energy-100918453285355/?fref=mentions
https://www.facebook.com/dteenergy/?fref=mentions
http://www.solarypsi.org/DTE_letter.docx
https://www.facebook.com/hashtag/ypsi?source=feed_text&story_id=1608589469178144
https://www.facebook.com/hashtag/solar?source=feed_text&story_id=1608589469178144
https://www.facebook.com/hashtag/ypsireal?source=feed_text&story_id=1608589469178144
https://www.facebook.com/hashtag/solarypsi?source=feed_text&story_id=1608589469178144
https://l.facebook.com/l.php?u=https%3A%2F%2Fwww.youtube.com%2Fwatch%3Fv%3DG9uY_CWpHYs&h=ATPNOEvD1M2B3HHjIqBDdv2jLxzLt6VOUHEHiM5IOymjJ27TU3728rQGw5jXxN5DfCbndNnz9BwRiRpYK3WNh9IphRCS43EuMmEjOKHVyvwV4N4Igi4GUADjccogyQbWmNpxMjBxodKV4AErNT23GcltMez-9dM4D7mJkx1fZsY7e612urWgM1eNF7K5SaixBqzjzYRZQz27WxI-ezDbLF_h-C0Brhd3Ru9xuLjt0jK5GK1xFFVYZd8xVC4azD6PZ2sMmdHhh72k-c1Y1yI0ViPNdo7Oz9CB4aNGiWs
https://www.facebook.com/SolarYpsi/posts/1608589469178144
https://www.facebook.com/SolarYpsi/posts/1608589469178144#
https://l.facebook.com/l.php?u=https%3A%2F%2Fwww.youtube.com%2Fwatch%3Fv%3DG9uY_CWpHYs&h=ATOolpwoCPXCl2KEElQPz46jPCYYgRLO5Uf5CiQCStp5kU7eR-nQ3YsaKNOT9ydeJhraMqtaMv67s6HUHd9z7oNeC_FxLMz6s3WHrSRYvEGzB1yUZxxw7Z2Za8x256_kW3rI_2JZ9IVEd7FF43nRz-qndJTXgBaUIbo23WAwOFZ2dvV0Ht6pTpE7Oh0eYRkELezKUMOL1KBbotANdTzR8774P7uJwE-UwlNoJxPDS7VxZt7z2A7T8Oa9TxAV0qqUOuLJn8MzEctzZM40Ozl1jQ6-
https://l.facebook.com/l.php?u=https%3A%2F%2Fwww.youtube.com%2Fwatch%3Fv%3DG9uY_CWpHYs&h=ATMCu9ThBURT67sbY2nHkItygfaC2Haju7DGpKGe3wnuoWYjDpPsBZmTz1OuHO5ln_CzadeLAOZXkq1cDbnQYFXNnxD9bHyj5dfRiPcodp10STuLHJtJ0_aRVm9ryMUSfMLVE6qInQKNMQ0_5gmn2v_CkKnxpaChyBcNIcZO9wDGjy4aw_q4YmoKRXRrIvtfWaNz21WU0ZD-EUF0NKeuoIHAYWvJklF1A6rrc-w9wbPYUKUCkgqq7xG5hJzUIsiumSx2vRlglq5V2zgk6pFlSIJ3


Name/Title

Address

City, State, Zip

Date

David Harwood

Director - Renewable Energy at DTE Energy

1 Energy Plaza

Detroit, MI 48226

Dear Mr. Harwood, 

The City of Ypsilanti is partnering with Chart House Energy to install a one megawatt solar array 

on an old landfill site near Interstate 94.  I urge you to approve this project.  It will strengthen our 

local energy infrastructure, while providing a highly visible example of our commitment to a 

smart energy future. In addition, DTE's approval will allow Ypsilanti to be a strong contender for 

the US Department of Energy's SunShot Community Solar Challenge.

Besides earning national recognition, this project is designed to accomplish several goals. First 

it will generate much needed revenue for the cash-strapped City of Ypsilanti. Second it will 

provide local workers with experience in solar technology and the nuts and bolts of installation, 

skills that can be immediately put to use in Michigan's growing solar industry. Third it will reduce 

greenhouse gases by supplementing our power grid and expanding the area's non-fossil fuel 

energy base. Lastly it will continue to build the image of Southeast Michigan, and the City of 

Ypsilanti, as a solar destination, bringing Ypsilanti closer to its 1000 solar roof goal, and 

educating more people in our region about how Michigan locations can benefit from solar power. 

Please approve this project so that Ypsilanti and Chart House Energy can begin and complete 

this exciting project in 2018.

Thank you,

Name/Title
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