4. Existing Land Use

GENERAL OVERVIEW.

The general patterns of land use in Williamstown Township have been molded by several key
parameters, including the predominance of agriculture, the location of major transportation
corridors, patterns of land division, proximity to the City of Williamston and the Lansing/East
Lansing metropolitan area, school district boundaries, and the location of certain natural features,
such as wetlands, woodlands, soils, and drainage courses.

From the time of its organization as a Township, agriculture has been the predominant land us in
Williamstown Township. However, as rural residential growth has continued in recent decades,
agriculture is gradually being replaced as the dominant land use in the Township.

The most intensive growth, consisting of residential subdivision and nonresidential development,
has been concentrated generally in the southern third of the Township. Aside from this
development, the Township has the character of a rural agricultural community that is slowly being
converted into a semi-rural residential community.

Development in Proximity to Other Urban Centers: Development of the southern and western
parts of the Township has been influenced by proximity to Williamston and the urbanized
communities to the west. Residential and commercial growth in these parts of the Township benefit
from access to public utilities (along Grand River Avenue near Williamston) and proximity to the
amenities of the more developed adjoining communities.

Residents of the subdivisions in the southern part of the Township have the benefits of a rural
lifestyle without all the inconveniences of being located long distances from shopping and services.
Similarly, residents on the west side of the Township benefit from proximity to the employment
opportunities, setvices, and schools in the Lansing/Fast Lansing area.

The desire to have a rural lifestyle but minimize the inconveniences of living far away from the
amenities and services of the rural area will probably continue to affect settlement patterns in the
future.

Transportation Corridors: Development patterns have also been shaped by the location of major
transportation corridors. Most apparent is the fact that most of the commercial and industrial
growth in the Township has occurred along Grand River Avenue.

Because most residents of the Township rely on the Lansing/East Lansing area for employment,
shopping, medical services, and other needs, accessibility to the regional transportation network has,
and will continue to be an important development consideration.

Transportation corridors have also affected the scattered single family development patterns that
have been prevalent in recent years. Most large lot development has occurred along paved primary
roads, such as Sherwood, Barton, Haslett, Lounsbury, and other roads.
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Patterns of Land Division: During the past two or three decades, lot splits have had a greater
impact on the character of development than any other factor. As a consequence, three distinct
single family development patterns/lifestyles are now predominant in the Township:

Single family farm households, which are gradually being replaced by other types of
development.

Conventional single family subdivision development, which has occurred on a limited scale,
primarily in the southern part of the Township.

Large-lot single family “country estates,” which are most often built on lots that have been
split off of larger parcels which were previously used for agriculture.

EXISTING LAND USE

McKenna Associates created and Existing Land Use map using Township assessing data in
February, 2005. This section presents the results of the existing land use analysis.

GENERALIZED EXISTING LAND USE - 2005

Actres Percent

Residential 9,998 54.1%

Commercial & Office 122 0.7%
Industrial 113 0.6%

Agricultural 6,334 34.3%
Public/Semi-Public 362 2.0%
Residential Open Space 276 1.5%
Open Lands 1,268 6.9%

Total 18,680 100.00

Land Use Classifications

Agricultural and Open Land. In recent years, the pace of large lot residential development
has heightened awareness of the need to maintain an appropriate balance between further
development and retaining the rural/agticultural character of the Township. Agricultural

lands are large parcels of land where commercial agricultural operations are still occurring.

Residential. Residential land uses are primarily characterized by single family residential land
uses. The residential land use category includes acreage parcels, subdivision parcels, and
manufactured home parks. Agricultural land uses may still occur on acreage residential
parcels, however, the agricultural uses are secondary to the primary use of the land for single
family residential. Therefore, it must be understood that the existing land use map
somewhat overstates the residential character of the Township and understates the
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agricultural or open land character.
. Residential Open Space. Residential open space lands are permanently protected open

spaces. These lands are typically found in open space subdivisions or Planned
Developments.

. Open Lands. Open lands are not being actively farmed or used for residential purposes.
Open lands account for approximately 1,268 acres, or 6.9% of the total land area in the
Township.

. Commercial and Industrial Land Use. Commercial and office uses occupy about 122 acres,
and industrial uses occupy approximately 113 acres of land. Together, commercial, office,
and industrial uses account for less than 1.5% of the total land area in the Township.

Most non-residential development is located along Grand River Avenue, west of the City of
Williamston, in an area served by public sewers. There are no readily discernable patterns
along Grand River Avenue. Industrial service, office, and some retail uses are located along
the corridor, but distinct “commercial,” office and “industrial” districts cannot be easily
delineated.

. Public and Semi-Public Uses. Public and semi-public uses occupy about 362 acres, or 1.9% of
the total land area of the Township. Public and semi-public uses consist of governmental
buildings (such as the Township Hall), churches, cemeteries, schools, and parks.
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<INSERT EXISTING LAND USE MAP>
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LAND USE ISSUES

This analysis has uncovered a number of land uses which affect the quality of life, function and
attractiveness of the community.

Random Single Family Residential Growth. While much of the residential development
in recent years has been in subdivisions in the southern third of the Township, a significant
amount of new, high quality residential development is occurring on large “acreage” parcels
scattered throughout the Township rather than within planned subdivisions. This pattern of
growth allows residents to experience a comfortable rural lifestyle, unencumbered by the
urban characteristics of a subdivision. However, over the long term, this pattern of
residential land use could lead to large scale loss of agricultural land, inefficient use of lands
located to the rear of the frontage parcels, and difficulty in providing public services in a
cost-effective manner.

Land Use/Transportation Relationships. Most residents of the Township work and shop
in other communities. Consequently, it is essential that there be a balanced relationship
between the transportation system and overall land use pattern. Special attention must be
focused on linkages to the broader regional network. Congestion could occur if residential
development is permitted to occur without adequate collector roads to carry traffic to and
from the thoroughfares and highways into Lansing and Fast Lansing.

Protection of Natural Features and the Rural Character. People move to Williamstown
Township because of its natural features and rural character. As more and more people
move into the Township, though, the natural features are altered and rural character is slowly
diminished. The challenge is to seek a proper balance between new development and
preservation of the existing rural character.

Relationship to the City of Williamston: In some respects, the City and Township have
formed a symbiotic relationship. For example:

. With the limited amount of commercial development in the Township, Township
residents shop in the City. Consequently, even though the City’s population has
stayed level, City retailers have expanded to accommodate the growing Township
market.

. The Township has avoided the necessity of developing certain public services, such
as sewers and a library, relying instead on facilities constructed by the City. In return,
the City benefits from the fees paid by the Township for use of such facilities.

. The development and economic well-being of both the Township and City depend
on important policy decisions that lie ahead related to the mutually beneficial
relationship which has evolved between the City and Township.

Protection of Agricultural Lands. One of the most important decisions that a rural
community must make is whether it is pursuing the preservation of rural character and open
space, or the preservation of agriculture. The retention of rural character, if it involves non-
farm residential development and fragmentation of agricultural lands, may not preserve
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agriculture. Rural open space does, however, provide a good buffer between areas of good
agriculture and more developed areas.

If agricultural preservation is the goal, other land uses (residential or otherwise) should not
be allowed to infiltrate large contiguous blocks of agricultural land. Such development
makes the land less attractive to future agriculture, particularly as farms consolidate.
Fragmented lots of farmland are more difficult to farm, because of loss of efficiency and
other concerns, such as increased traffic from residential development. Communities that
maintain significant blocks of contiguous farmland will be in position to take advantage of
future developments in agriculture, such as biotechnology-ready crops, vitamin-enhanced
crops, and industrial crops such as nutra-ceuticals, cellulose, fuel, lubricants, and plastics.
These crops will require small but unfragmented lots, under intensive management with high
yield.

Williamstown Township has a considerable amount of agricultural land worthy of being
preserved. While it is felt that the opportunity for farmland preservation has passed in many
communities, it still makes sense for Williamstown Township to preserve its agricultural
lands. Williamstown’s rural infrastructure (suppliers, rail access, etc.) makes it suitable for
continued agricultural production.

As it becomes more difficult for farmers to succeed economically through traditional
farming methods, they have begun to manage larger and larger parcels of land to capitalize
on economies of scale. Although the average age of farmers is increasing, there is still an
influx of young farmers. While they represent only a small proportion of farmers today, they
are the ones most often operating the large, consolidated farms.

u Development Pressure from the West. In 1992, when Williamstown Township adopted
its Master Plan, Meridian Township was putting into place an urban services boundary to
control the pace and direction of growth. There was concern that such controls might cause
development to leapfrog into Williamstown Township. Now Meridian Township has
repealed is urban service boundary so the concern focuses on the potential for higher density
development along Williamstown’s western border.

NATURAL FEATURES

Wetlands, woodlands, soils, drainage courses, and other natural features have also affected
development patterns. Soils have affected development because almost the entire Township relies
on septic systems for treatment of wastewater. The Soils Survey for Williamstown Township
indicates that soils in almost the entire Township have moderate or severe limitations with respect to
septic system use.

The Soils Survey should be used as a general guide, since even parcels that are identified as having
serious limitations there may be pockets of soils that can accommodate septic systems.
Nevertheless, the soils information reveals that extension of the public sanitary sewer system may be
necessary if the Township wishes to permit commercial, office, industrial, or medium-or high-
density residential development, even along Grand River Avenue beyond the existing sewer service
area.

Wetlands and woodlands present an interesting dichotomy in developing rural communities.
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Wetlands and woodlands are some of the most prominent “rural” features that residents appreciate
most, so building sites that have these features are sought after. However, sites that have these
features are often regulated by state wetlands laws and frequently are not even developable. Even if
they can be developed, the very act of development often leads to destruction or significant
alteration of the rural characteristics of the site. The Natural Features Map reveals large sections of
the Township, particularly along streams, creeks, and other drainageways, where limited
development can occur because of the presence of wetlands. Many of these wetland areas,
particularly along the Red Cedar River and Coon Creek, have been identified as valuable
groundwater recharge areas.

Agricultural land is also an important natural feature which has affected development patterns.
According to the Soil Conservation Service, large portions of the township have been classified as
being “prime farmland” or “unique farmland.” Prime farmland is land that has the best
combination of physical and chemical characteristics for producing food, forage, fiber, and oilseed
crops. Unique farmland is land other than prime farmland that is used for the production of specific
high value food and fiber crops.

The Soils Conservation Service has also identified large areas occupied by “additional farmlands of
local importance.” These lands tend to be located along the drainage courses, such as the Coon
Creek. These lands are nearly prime and are capable of economically producing high yields when
treated and managed according to modern farming methods.
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<INSERT NATURAL FEATURES MAP>
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Map 3 - Septic Tank Limitations
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Map 6 - Prime Farmlands

Williamstown Township Master Plan Page 4.10



5. Economic Analysis

REGIONAL SETTING

Williamstown Township is an economic part of the Lansing Metropolitan Labor Market Area.
Lansing was selected as the state capital by legislators in the mid 19th century by drawing a line
between the City of Flint and the City of Kalamazoo and another line between Detroit and Grand
Rapids. The intersection became the state's capital, placing Lansing at the geographic center between
the major metropolitan areas of the State of Michigan. It remains the economic and geographic
center of the region which is made up of the tri-counties of Clinton, Eaton, and Ingham.

The hand drawn intersecting lines of the last century have now been hardened literally in concrete
with the construction of 1-96, 1-69 and US-23, providing the region with easy access to each of the
largest metropolitan areas in the state. US-27 merges with I-75 near Grayling, providing access to
the north. The area is served by three major rail lines, Conrail, CSX, and Grand Trunk & Western.
The rail lines have restructured their train lengths and scheduling to provide just-in-time delivery
services to General Motors. The Capital City Airport primarily provides access to major airline hubs
in Detroit, Chicago, and Dayton for travel to the rest of the world. The region has become an
attractive location for sales and marketing representatives who must service the entire state.

Williamstown Township is a rural suburban community. Although agriculture historically is the
predominant land use, the Township is also an attractive residential community for people working
in Lansing and East Lansing. Farming is expected to continue to decline as an economic activity in
the region as land is absorbed for residential and other development.

MAJOR EMPLOYERS

Figure 5 indicates the relative importance of three economic sectors in the Lansing region as
compared to the State as a whole. Service producing industries are the largest industry in both cases,
representing 63.9% of workers in the state and 57.6% of workers in the Lansing region; the
government sector represents 16.2% of employees at the state level and 29.2% in the Lansing
region; finally, goods producing industries employ 19.9% of employees at the state level and 13.3%
of employees in the Lansing region.
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Figure 1
EMPLOYMENT BY ECONOMIC SECTOR (2005)
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Source: 2005 Michigan Department of Labor and Economic Growth, Office of Labor Market Information

Services include the relatively high paying segments of health care and business services, as well as
the significantly lower paying retail segment. In general, the service sector creates relatively lower
paying jobs. Goods producing industries include manufacturing and fabrication operations, and
government includes local, state, and federal government jobs.

The impact on the region's economy by the service producing industries is reflected in the list of the
area's ten largest employers as shown in Table 15. Only one is a goods producing firm, General
Motors, which accounts for 11,000 of the regions’ 19,900 manufacturing jobs. Five of the top
employers are government organizations and the remaining four are service producers. Of note are
the two top employers in the medical field - a field that is expected to experience high rates of
growth in the coming decades as the population continues to age.

MAJOR EMPLOYERS IN LANTS?lli]lz}llf/IETROPOLITAN AREA (2005)
Employer Product Employees % Labor Force
State of Michigan Government 14,041 5.5
General Motots Automobiles 11,000 4.0
Michigan State University Higher Education 10,000 4.0
Sparrow Health System Medical 8,000 32
Lansing School District Education 3,500 1.4
Ingham Regional Medical Center Medical 2,450 1.0
Lansing Community College Higher Education 2,200 0.9
Meijer, Inc. Retail 2,175 0.9
Jackson National Life Insurance 1,385 0.5
City of Lansing Government 1,292 0.5

Source: Mid-Michigan Regional Demographics, Tti-County Regional Planning Commission, April, 2005
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Table 16 presents employment projections for major sub-sectors of the Lansing economy. The
projection indicates that most sectors are expected to experience growth, with the exception of
production industries. The business & financial operations, education, and health care sectors are
projected to increase by more than 15% each over the 2002-2012 period. Health care growth is
expected to be concentrated in outpatient and ancillary services that provide direct care to the area's
residents, particularly as the population ages. From a land use standpoint, it is important to note
that the growth segments are all office users, not retail or industrial users.

Table 16

OCCUPATIONAL EMPLOYMENT FORECAST (2002 - 2012)
LANSING METROPOLITAN REGION

Employment
Occupation 2002 2012
Total, All Occupations 245,045 269,240
Management 11,455 13,005
Business & Financial Operations 11,615 13,705
Education/Training/Library 22,400 26,365
Healthcare Practitioners/Technical 11,275 13,010
Food Preparation & Serving 18,910 21,125
Sales and Related 23,980 26,605
Office & Administrative Support 44,620 44,610
Construction & Extraction 10,150 11,440
Production 19,775 19,200
Transportation & Material Moving 15,410 17,030

Change
Number Percent

24,195 9.9
1,550 13.5
2,090 18.0
3,965 17.7
1,735 15.4
2,215 11.7
2,625 10.9

-10 0.0
1,290 12.7
-575 -2.9
1,620 10.5

Source: 2005 Michigan Department of Labor & Economic Growth, Office of Labor Market Information

OFFICE DEVELOPMENT

The changing economy is moving away from industrial employment and more toward services as
the primary employer. Except in the retail sector, most of the new service jobs require an office
environment. Even the industrial sector is evolving in the way it does business. Less than 60
percent of the employees of most industrial firms are involved directly in production. Over 40
percent are now in white collar support functions, such as computer programming, accounting,

sales, scheduling, and so on.

The Michigan Department of Labor and Economic Growth annually projects employment increases
in various occupations in each region of the state. Table 17 is a list of occupations that primarily
work in an office environment and their projected annual average growth rate for the period from

2002-2012.
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Table 17
PROJECTED ANNUAL GROWTH of OFFICE OCCUPATIONS
LANSING REGION (2002 - 2012)

Annual Growth
Occupation (Employees)

Management 155
Office & Administrative Support 0
Business & Financial Operations 209
Computer & Mathematical 139
Architecture & Engineering 44

Life, Physical & Social Science 30
Community & Social Services 25
Legal 10
Education/Training/Library 397

Arts & Design 64
Healthcare Practitioners/Technical 173
Healthcare Support 111

Sales and Related 262
TOTAL: 1,619

Source: 2005 Michigan Department of Labor & Economic Growth,
Office of Labor Market Information

Regional Office Demand

Table 17 indicates that office-based employment in the region will add an estimated 1,619 jobs per
year. The average office user requires approximately 200 square feet per person, so it is estimated
that the annual additional demand for office space in the region will be approximately 325,000
square feet per year. Over a twenty year period, the total demand for new office space in the Lansing
region could be up to 6.5 million square feet.

The health care field is projected to require an added 284 persons per year to care for our aging and
growing population. Most of these jobs are in outpatient and ancillary services rather than hospitals.
The demand for medical office space in the region, especially the growth corridors, will be
approximately 56,800 square feet per year. Much of this space will be constructed to serve residential
areas better. The average out-patient medical office has become larger, reflecting the transition from
the single doctor office to multi-purpose medical clinics. Physicians now cluster into managed care
units with convenient ancillary services and in many cases readily accessible specialists.

Office Development Trends

Table 18 indicates current office market conditions in the TriCounty Area. The Lansing region
experienced tremendous growth in the office market during the 1980's and 1990's, however, the
office market has been static over the first 5 years of this decade.
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Table 1
LANSING REGION OFFICE MARKETSKEY STATISTICS (2005) (Sq. Ft.)
Under
Submarket Rentable Area Vacant Area Construction Planned
CBD 3,357,416 557,330 137,000 202,000
East 4,003,654 589,230 112,000 323,000
North 91,709 7,337 0 0
South 1,138,225 391,549 0 68,622
West 1,021,419 221,648 30,000 137,360
TOTAL.: 9,672,423 1,767,094 279,000 731,022

Source: CBRE Greater Lansing Office MarketView, 2005

The CBD is defined as downtown Lansing, located between Saginaw, DeWitt Road, Cedar Street,
and 1-496. The East submarket is defined as the area east of I-496/US-127 and south of I-69.
Williamstown Township, the City of Williamston, and Meridian Township are located in the East
submarket. The North submarket is defined as the area north of Grand River Avenue west of US-
127. The South submarket is defined as the area south and west of 1-496. Finally, the West
submarket is defined as the area north of 1-496, south of Grand River Avenue, and west of the
CBD.

As noted in the table, the majority of office space in the Lansing region is located in downtown
Lansing and in the east submarket along I-496, US-127, 1-96, and in Meridian Township. There is
currently approximately 1.75 million square feet of vacant office space in the region, with another
279,000 square feet of space under construction. Finally, another 731,000 square feet of office space
is planned, but not yet under construction. The net result is that up to 2.75 million square feet of
vacant or new office space will be available in the greater Lansing market over the coming 5-10
years. Based on these figures, and assuming that 325,000 square feet of annual new office space
demand, there will be enough office space to accommodate approximately 9 years of new office
demand. It is therefore likely that the office market will remain static until at least the end of the
decade.

The above table also demonstrates that the East and CBD submarkets contain the regions’ largest
concentration of office space. These submarkets also command the highest lease rates. It is
therefore likely that new office construction will be located primarily in those two submarkets.

Office Location Criteria
The following criteria are often used to determine appropriate office locations:

1. Suburban offices tend to be built close to the residences of the decision makers. Where the
offices are being used for back office operations using lower cost clerical labor the offices
may be built in communities having the labor supply.

2. Offices are used to meet with potential customers and clients. Therefore, firms look for a
"good address" and attractive surroundings that reflect the firm's high quality services or
product. Well-designed office complexes establish the attractive environment office users
require to be conducive to their business.
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3. Business executives prefer their offices to be located near other offices so they have ready
access to support services, customers and the company of professional peers. This is one of
the great strengths of downtowns. The offices become an economic magnet for the creation

of added jobs.

4, Business executives like their offices to be located in an attractive environment on major
thoroughfares with easy access to interstate highways.

Land Requirements for Offices
For the purposes of computing land requirements for suburban offices, the following standards are
used:

Average building height: 1.5 stories

Land required for each parking space: 300 sq. ft.

Required parking for general office use: 4 spaces/1,000 sq. ft. of floor area
Required parking for medical office: 7.5 spaces/1,000 sq. ft.
Additional land for internal roads, etc: 15% of total

Additional land for setbacks, open space: 33% of total.

Based on the above standards, for every 10,000 square feet of floor area, 31,812 square feet of land
are required. The projected regional demand of 6.5 million square feet of office-related space will
require approximately 380 acres of land if built using suburban land use criteria.

Williamstown Township Office Demand

The best location for offices in Williamstown Township is on Grand River Avenue near the City of
Williamston. The key to any significant office development in Williamstown Township will be
based on the availability of water and sewer facilities. Other considerations that will affect office
development include:

1. The projected 20-year regional demand for office (6.5 million square feet).

2. The historical competitive edge in the eastern Lansing metropolitan area over all other
communities, except downtown Lansing.

3. The higher costs, lack of significant land availability and a higher degree of difficulty of
obtaining land in Lansing and East Lansing.

4, The existing high concentration of managers and other white collar workers in Meridian
Township and Williamstown Township.

5. The potential availability of attractive sites.

6. The availability of water and sewer service along a portion of Grand River Avenue.

Based on analysis of these considerations, Williamston and Williamstown Township have the
potential for being able to attract between 60,000 square feet and 100,000 square feet of office space

over the next twenty years. To meet this demand the two communities will require eight to 10 acres
or more of developable land zoned for office use.
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INDUSTRIAL DEVELOPMENT

The Lansing region is part of the midwest manufacturing belt. Manufacturing currently represents
approximately 8 percent of the region's employment, however, manufacturing jobs in the region and
the state have been in decline over the past decade. It is expected that by 2012, manufacturing will
represent just 7.1 percent of the region’s employment. While manufacturing jobs as a percentage of
all employment are expected to decline, the total number of manufacturing jobs are expected to
remain stable over the next decade.

An important development in the manufacturing market is the recent closure of the historic General
Motors Lansing Car assembly plant, and the impending 2006 opening of a new assembly plant in
Delhi Township. Most of the 3,200 workers from the Lansing Car assembly plant will transfer to
the new plant when it is completed. The new Delhi Township plant will assemble new models,
creating the opportunity for additional spin-off development if tier I and II suppliers locate near the
new General Motors plant.

Over the past decade, industrial activity in Ingham County has primarily been located along I-96 and
US-27. Ingham County has assisted several communities in setting up Local Development Finance
Authorities to help develop industrial parks. Seven communities along I-96 have agreed to
concentrate their industrial development north of I-96 and south of the CSX Railroad. Although no
hard numbers are available, the county estimates that there are hundreds of acres of industrially
zoned land available. However, little of it is currently provided with sewers. Williamston has
established a Tax Increment Finance Authority to develop industrial parks to attract new industry.

Much of the new industrial activity is expected to occur as a result of spin-offs of work being
performed by Michigan State University and its satellite businesses such as Neogen. Modern
industrial and "high-tech" firms require public water, which is available along the US-27 corridor
and Williamston.

In summary, manufacturing and other types of industry will remain an important part of the region's
economy. While there will be new industrial construction, it will not be at the same level as
construction in the service sector. Modern industries, especially those in the "high-tech" fields, will
require public water and public sewer.

Notwithstanding the limited potential for industrial development in the region, Williamstown
Township could be viewed as an attractive location for new industry because of the availability of
large sites that are relatively lower in cost than sites in Lansing, East Lansing, or other more
developed communities.

An important concern is whether industrial development would make the best use of land in
Williamstown Township. Industrial development would threaten land use goals adopted by the
Township concerning protection of the environment and permitting development commensurate
with the Township's ability to provide needed public facilities and services. Consequently, it would
generally be more appropriate to direct new industrial development to lands that have been set aside
for industrial development in adjoining communities.
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RETAIL DEVELOPMENT

Types of Retail Development. Strip retail development occurs when individual retail stores or
small clusters of retail stores are located along a road or highway. Strip retail development is
considered a poor method of providing retail services to a community. Each store must have its
own entrance, so autos must make multiple stops to permit comparison shopping. Traffic control is
difficult and accidents are more prevalent. The signage is often obtrusive, cluttered, and
unattractive. Individual specialized buildings become obsolete and comprehensive reinvestment is
more difficult.

Traditionally, retail development has occurred in strip retail centers comprised of one or more
buildings that share a common parking area. The clustering was intended to permit joint promotion,
single consumer stops for multiple store shopping, fewer curb cuts thereby permitting easier traffic
control and multiple tenants thereby generating greater market value to encourage reinvestment.
Shopping centers can be "strip style" or "mall style" (stores face each other with streets for
pedestrians only, either in an open air or an enclosed temperature controlled environment).
Shopping centers are further classified as neighborhood centers, community centers, regional
centers, and super-regional centers. The 1990's and early 2000's saw a surge in the construction of
big box stores. A description of each type of center is outlined in the Table 19.

Table 19
SHOPPING CENTER CHARACTERISTICS
Typical Minimum Minimum
GLA GLA Range Site Area Population to
Center Type Leading Tenant (sq. ft.) (sq. ft.) (acres) Support
Neighborhood Supermarket & /ot drugstote 50,000 30,000 - 100,000 3-10 3,000 - 40,000
Community Discount department store 150,000 100,000 - 450,000 10 - 30 40,000 - 150,000
or supermarket
Regional One or more department 450,000 300,000 - 900,000 10 - 60 150,000+
stores of 50,000+ sq. ft.
Super Regional 3 or more department stores, 900,000 500,000 - 15 - 100+ 300,000+
extensive variety of retail 2,000,000

GLA = Gross Leasable Area
Source: Dollars & Cents of Shopping Centers: 2002

The traditional development paradigm for retail development has been the single-use strip shopping
center anchored by a big box or department store. However, fewer and fewer shopping centers
following this pattern are being constructed as creative, mixed-use developments combining retail
uses with office and/or residential uses gain popularity and market acceptance. Williamstown
Township, Meridian Township, and Fast Lansing have all recently adopted new mixed-use
ordinances to permit such development.
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Lifestyles & Demographics

Lifestyles and demographics are in a constant state of flux as generational succession and other
factors influence how we live, work, shop, and recreate. Median household size in the Tri-County
Region has been in constant decline over the past three decades from approximately 3.4 persons per
household in 1970 to 2.48 persons per household in 2000. As median household sizes decline, the
number of new households required to result in a population increase rises. Disposable income per
person has increased over the 1970 - 2000 period. These changes are due the following lifestyle and
demographic reasons:

v Higher divorce rates have increased the number of households while reducing the number
of people per household, although divorce rates stabilized during the 1990's;

v Young people are marrying later in life;

v The workforce will continue to age along with Baby Boomers;

v There will be a shortage of new entrants into the workforce to replace Baby Boomers;

v Young couples are having fewer children per family unit;

v With changes in nutrition and medical advances, people are living longer (the largest growing

age group consists of people over 65 years) thereby creating more empty nester households;

v The participation rate of women in the work force has increased significantly over the last
three decades (to 3 out of 4 females aged 25 to 34). This has increased the number of wage
earners and disposable income per household;

v Women are having children later in life. One third of all women do not have their first child
until they are over 30 years old;

v Continued increases in social security payments due to the annual generous COLA, the
availability of Medicare, and generous pension plans have increased the disposable income
of the eldetly.

Therefore, although the population may remain steady, the growth of households indicates an
expansion in the funds available for discretionary retail purchases. The average number of people
per household is continuing to decline but at a slower rate.
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Economic Analysis

The market area for a particular shopping center is generally described by the amount of time
required to reach it and the location of competitive centers'. Generally, the larger the center the
greater the draw. As a rule of thumb, a neighborhood center draws from a 5-10 minute travel
radius, a community center from 10-20 minute travel radius, and a regional center from a 10-30
minute travel radius. The distances and time people are willing to travel are reduced when there are
competitive centers nearby, and are enlarged in more rural areas where competitive centers are
located far apart.

Retail Market Potential. A retail market potential analysis was conducted in order to determine
the amount of retail development that can be supported by the existing and projected population of
the Township. The market analysis describes the potential spending, or the market potential, of
households in the Township based on disposable income.

For these reasons, the market potential analysis functions as an indication of the amount of
commercial development the market potential of the residents of the Township can support, and is
not intended to describe the exact amount of commercial development that is or would be
appropriate within Williamstown Township.

Disposable income is the basis upon which the buying power of the residents of the Township was
calculated. For the purpose of this study, disposable income is that portion of household income
available after subtracting taxes, housing costs, health care costs, and savings. Alternately stated,
disposable income is that portion of household income available for purchasing retail goods.
Disposable income was calculated based on consumer spending patterns for the Lansing
metropolitan area as reported by the Bureau of Labor Statistics. These spending patterns indicate
that approximately 40% of gross household income is spent on retail goods. In 1999, the median
household income in the Township was $79,778, so disposable income was approximately $31,911
per household.

Next, the Township’s estimated disposable income was allocated into various retail categories based
on the percentage of a household’s disposable income that can be expected to be spent in each
category based on the year 2000 Bureau of Labor Statistics Consumer Expenditure Survey. The
retail categories have been separated into neighborhood, community, and regional commercial uses.

Finally, the supportable square footage for each type of retail development was calculated by
dividing the annual sales by the median annual sales per square foot for each type of retail. Median
annual sales per square foot for various types of retail uses are reported in the Urban Land
Institute’s Dollars & Cents of Shopping Centers: 2004. The results are summarized in Table 20.

! The retail industry has developed a measurement of the attractive power of one shopping center in
competition with another, called Reilly’s Law of Retail Gravitation. The law essentially states that two retail centers
competing for retail trade will attract such trade in direct proportion to the immediate population and in inverse
proportion to the square of the distance.
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MARKET DEMAND FOR RETAIL SPACE (2005)

Table 20

Economic Analysis

Supportable
Sales %' Sales Sales/Sq. Ft. * Space (Sq. Ft.)
Neighborhood Commercial
Food 6.1% $3,303,330 $321.15 10,286
Food Service 4.9% $2,653,495 $212.63 12,479
Automotive 15.4% $8,339,557 $161.00 51,798
Drugs 4.6% $2,491,036 $305.46 8,155
Other Retail 8.1% $4,386,390 $182.30 24,061
NEIGHBORHOOD COMMERCILAL TOTAL: 106,780
Community Commercial
Food 6.1% $3,303,330 $303.49 10,844
Food Service 2.4% $1,299,671 $256.34 5,070
Apparel 4.0% $2,166,118 $185.18 11,697
Drugs 4.6% $2,491,036 $319.29 7,802
Entertainment 4.3% $2,328,578 $57.08 40,795
Other Retail 11.0% $5,956,826 $201.20 29,606
COMMUNITY COMMERCIAL TOTAL: 105,855
Regional Commercial
Food Service 2.4% $1,299,671 $370.22 3,511
Furniture 3.4% $1,841,201 $260.59 7,066
Appliances 3.4% $1,841,201 $314.21 5,860
Entertainment 4.3% $2,328,577 $78.74 29,573
Apparel 4.0% $2,166,118 $267.32 8,103
Other Retail 11.0% $5,956,826 $303.47 19,629
REGIONAL COMMERCIAL TOTAL: 73,741

1. Source: Bureau of Labor Statistics
2. Source: Dollars & Cents of Shopping Centers: 2002, Urban Land Institute

Table 20 summarizes the demand in square feet for each type of commercial use, however, the
supportable space figure from Table 20 reflects only the size of the building. A number of other
activities and improvements must be included on a commerecial site in addition to the building itself.
Such improvements include landscaping, parking areas, loading areas, pedestrian circulation areas, and
stormwater detention. Therefore, the demand for leasable floor area figure from Table 20 must be
converted into a figure that represents the demand for commercial acreage in order to obtain a usable
tigure for land use planning purposes.

As a rule of thumb, buildings typically cover about 25% of the total site area in suburban commercial
centers such as the ones generally found in Williamstown Township and neighboring communities. The

estimated retail demand in acres based on the Township’s current market potential is summarized in
Table 21.
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Economic Analysis

Table 21
RETAIL NEED EXPRESSED IN ACRES (2005)

Type of Retail Acres
Neighborhood 9.8
Community 9.7
Regional 6.8
TOTAL: 26.3

It must be noted that this market potential analysis is not an exact determination of the amount of
retail development that is appropriate in the Township. Where residents actually spend their money
depends on a number of factors including, but not limited to, the types of retail opportunities
available within the Township and neighboring communities, accessibility, proximity to competitive
retail facilities, and the relative age of commercial centers.

For market purposes, Williamstown Township is located in the eastern suburbs of the greater
Lansing region. According to current market data, The eastern suburbs contain approximately
5,000,000 square feet of retail space, which represents approximately 40% of all retail space in the
Lansing region. Approximately 440,000 square feet of retail space is vacant in the eastern suburbs, a
figure sufficient to accommodate all of the retail market demand of the residents of the Township.

It is therefore likely that any new retail development in the Township would come at the expense of
existing retail centers elsewhere, leading to vacancies and an overall decline in the viability of existing
centers.

In summary, household projections do not warrant any significant increase in retail activity in
Williamstown Township in the next several years given the proximity of downtown Williamston and
large, established shopping centers in Meridian Township. The community would be better served
by strengthening the existing downtown in Williamston to keep it as a viable commercial core for
the City and Township than by planning for new retail development in the Township.

INFORMATION TECHNOLOGY

Advances in broadband and information technology over the past two decades represent the most
transforming economic development trend. Until the 1990's, economic development and
community development reflected the nature of manufactured goods - all were rooted in physical
places. Manufactured goods, compared to the weightlessness of information, are difficult and
expensive to move. Collaboration and cooperation across regions and political boundaries was hard
to do and hardly seemed necessary.

However, advances in information technology means that communities are no longer competing
with neighboring towns and counties for jobs, they are competing with other countries. Virtually all
businesses, large and small, are now competing in a global marketplace in which goods and services
have no weight and are not tied to a particular place. This has been termed the global knowledge
economy. While many jobs are no longer tied to a particular place in the new knowledge economy,
new opportunities for local businesses and residents to tap into the global marketplace have been
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Economic Analysis

created. Even more importantly, access to broadband enables small businesses to flourish in the
global economy. This is particularly important because, according to the U.S. Small Business
Administration, small business creates between two-thirds and three-quarters of the net new jobs in
the U.S. economy, and employs half the workers in the country. The provision of easily accessible
broadband technology to small businesses is an important component of economic development.

In addition to permitting local businesses to compete more effectively and making the Township a
more attractive place for new business to locate, access to broadband will improve quality of life for
Township residents. If current trends continue, it is likely that voice, radio, and other information
mediums will shift to an internet-based transport system, increasing the demand for residential
broadband access. With this in mind, “broadband” refers to access speeds of 25-50
megabits/second. For compatison, currently available DSL setvice generally has a maximum speed
of 1.5 megabits per second. The vast disparity between what is currently considered “broadband”
and anticipated broadband capacity arises from the current, nascent state of broadband’s integration
with everyday business and home activities. It is likely that higher transfer speeds and access to
larger bandwidth capabilities will become necessary as more and more information will be
transmitted across the globe and into homes. Finally, residential access to broadband will enable
residents of the Township to work out of their homes.

Broadband access may be provided via cables in the ground or via a wireless network. Data for
existing broadband infrastructure in the Township is not available, however, it is likely that fiber
optic cable is located along Grand River Avenue. Broadband infrastructure is most commonly
provided by the private sector, however, some counties, cities, and townships have undertaken
programs to provide publicly owned or financed broadband systems.

Other simple to implement steps that will further the deployment of broadband infrastructure
include:

. Require Cat5e/Cat 6 compliant structured wiring in every commercial and residential
building.
. Require developers of new subdivisions to install telecommunications duct and set aside very

small plots for service providers to place their equipment. The telecommunications ducts
are turned over to the community or public entity in the same way as roads and other public
infrastructure.

. When installing or replacing streetlights or utility poles, use poles with built in mounting
brackets for wireless access points. The poles may be leased out to private sector companies
which wish to deploy wireless services.
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