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Purpose of the Master Plan 

WHAT IS INCLUDED IN A MASTER PLAN 
UPDATE?

	 A Master Plan Update considers current demographic 

data and land use as well as demographic and economic 

projections to determine what, if any, impact there may be 

on land use in the community. Important elements for this 

Update include:

HOUSING : What is the City’s current housing supply? How 

does it meet the needs of the City’s current residents? How 

might the housing needs of the community change over 

the next 5-10-20 years? Is the current shape of housing 

adequate?

Transportation: In 2010, the City prepared an access 

management plan to understand road safety issues on 

Southfield Road. The following year, the City created a 

Complete Streets Plan that defined the City’s transportation 

network and identified strategies to improve that network for 

all users. During that time and in the years that followed, the 

Road Commission for Oakland County has been studying 

how to improve Southfield Road in light of the vision the 

City of Lathrup Village has for a revitalized commercial 

corridor and new Village Center. This work continues today. 

How do current plans for Southfield Road impact the City’s 

transportation network? Are there any updates or refinements 

needed that should be incorporated in the Master Plan?

Village Center & Commercial Development: the 2015 Master 

Plan illustrated a new vision for the revitalization of the 

Southfield Road corridor that centered on the “hub of the 

wheel” as the intentionally designed, yet unrealized Village 

Center for the City. Since then, that vision has been refined, 

Zoning Ordinance standards created, and design guidelines 

adopted that set up a framework for redevelopment in 

the Village Center. How do demographic and economic 

conditions impact this vision in 2019? How does the pattern 

of development over time and ownership of property today 

influence when, where, and how revitalization occurs?

 

The City of Lathrup Village’s Master Plan Update represents 

an opportunity to affirm the course for new development and 

redevelopment of the City as identified and described in the 

2009 Master Plan. This Plan contains the community’s vision, 

goals, objectives, and strategies. 

The Master Plan addresses future land use, housing, 

transportation, and community development and other 

community features in a coordinated fashion.  It portrays a clear 

statement of community goals and objectives, establishes a 

vision of the future, and includes plans to achieve the vision.  

If followed carefully, the Master Plan will have a lasting impact 

on the built and natural environment.   Decisions made when 

the Plan is developed will likely be implemented over many 

years.

The Master Plan is long-range in its view and intended to guide 

development in the City over a period of 10 to 20 years.  It is 

reviewed and/or updated every five years, as required by state 

law (Michigan Planning Enabling Act of 2008). The information 

and concepts presented in the Master Plan are used to guide 

local decisions on public and private uses of land and the 

provision of public facilities and services.  A sound Master 

Plan promotes a land use pattern that is consistent with a 

community’s goals. It establishes long-range, general policies 

in a coordinated, unified manner, which can be continually 

referred to in decision-making.
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Finally, the Planning Commission will update its plan for Land 

Use, with focus on thoroughfares, housing, and commercial 

development.  Recommendations for plan implementation 

will be included in each of the Plan chapters.  

By working closely with the residents, business owners, 

planning experts, and surrounding communities, the City of 

Lathrup Village will develop a plan that attempts to balance 

the competing interests that affect land use decisions.  

These include jobs and tax base on one side and protection 

of quality of life and natural resources on the other.  Through 

careful implementation of the plan, the City can build on 

its tax base and provide for high-quality new growth, while 

preserving community character, and protecting the overall 

health, safety and welfare of its citizens.

ROLE OF CITY BOARDS & COMMISSIONS

There are three main bodies that influence the development 

and implementation of the City’s Master Plan: 

•	 City Council: Legislative body that passes laws and 

sets policy for the City. The City Council approved 

the 20115 Master Plan that confirmed a new 

direction for the Southfield Road Corridor and a 

new Village Center. The City Council adopts Zoning 

Ordinances that provide a legal framework for 

redevelopment as envisioned in the Master Plan.

•	 Downtown Development Authority (DDA): 

Implements plans and policies in the DDA district.  

The DDA funded the Village Center concept plans 

that refine the Master Plan’s direction for the Village 

Center.

•	 Planning Commission:   Recommends policy 

relating to land use and is the approving body for 

development and redevelopment. The Planning 

Commission developed the new Zoning Ordinance 

and design guidelines to help property owners/

developers visualize specific elements and standards 

for Village Center development. The Planning 

Commission also prepared a Complete Streets 

plan that plans for improvements to the City’s 

transportation network. 

RELATIONSHIP BETWEEN 
THE MASTER PLAN &
ZONING ORDINANCE

Zoning is a regulatory mechanism for controlling the 

classification and regulation of land use.  It has the force of 

law.  The Zoning Ordinance controls land uses based on 

today’s conditions.

The Master Plan is not an ordinance, it does not change the 

zoning of anyone’s property, and it does not have the force 

of law.  It is a set of policies and strategies to enhance and 

improve a community over a long planning horizon.  While 

the Zoning Ordinance and Zoning Map regulate current and 

proposed land use, the Master Plan and its maps and policy 

statements are intended to guide land use decision-making 

for 10-20 years.  The Master Plan is a community’s “vision,” 

while the zoning ordinance governs the path to that vision.   

State law requires that the zoning ordinance be based on a 

plan.  Therefore, the Master Plan forms the basis upon which 

zoning decisions are made.  With a valid Master Plan in place, 

zoning decisions consistent with the plan and ordinance are 

presumed by the courts to be valid. 

The Future Land Use Plan Map shows generalized land use 

and does not indicate precise size, shape or dimension of 

parcels of land. In addition, the recommendations of the Land 

Use Plan have a long-range planning horizon and do not 

necessarily imply that short-range rezoning is appropriate.

THE PLANNING PROCESS

The Master Plan Update process begins with an inventory 

and analysis of existing conditions.  The Planning Commission 

reviews the City’s regional setting, development history, 

existing land use, and population characteristics.  Problems, 

opportunities, and community assets were identified.

Concurrent with the existing conditions analysis, the 

Planning Commission has reached out to the public for input 

through an online survey and will host a Community Open 

House.  Representatives from a variety of interests within the 

community will be invited to a meeting to discuss planning 

issues in the City.  This input, as well as the experience of 

City officials, helps inform goals and objectives that guide the 

“Plan” elements of the Master Plan.
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In August 2019, a Joint Meeting served as an opportunity for 

the City Council, Planning Commission and DDA to kickoff 

the Master Plan process by exploring the existing conditions  

and demographic projections for the City. The results of this 

joint meeting will help guide the Planning Commission as that 

body leads the Master Plan Update process.  Generally, the 

members in attendance at the meeting identified the following 

issues:

HOUSING : While the City should give serious consideration 

to the housing needs of older adults in the community, efforts 

should also be made to attract younger people and families 

to the City. The issue of school quality (both perception and 

reality) is commonly identified as a serious concern for the 

community. 

TRANSPORTATION : Currently, the regional public transit, 

the Suburban Mobility Authority for Regional Transportation 

(SMART) operates in Macomb, Oakland and Wayne Counties. 

While SMART is supported by federal and state funding as 

well as fares, its local contributions come through a transit 

property tax millage from opt-in communities. While the 

SMART lines run through the City of Lathrup Village, they do 

not stop in the City. Several members at the joint meeting 

feel that public transit is a need that the City should begin 

addressing.

VILLAGE CENTER : The City is doing a good job at making 

proactive changes to the regulatory framework and procedures 

that impact development. Additionally,  the corridor would 

benefit from business retention and recruitment activities. 

New economic opportunities may present themselves as the 

City’s population ages as well.

Other issues: The demographics show that the City is 

becoming more diverse. The City may wish to explore what 

impact that may have on local government, community 

sustainability, and civic engagement, if any. 

RECREATION:  The City is also doing a good job at 

providing a variety of recreational programs for its residents. 

There is a concern over “competition” for recreation activities 

and facilities as well as over funding for long-term operation 

and maintenance. Through the Recreation Plan (being up-

dated concurrently), the City will explore park upgrades, new 

technologies and opportunities for connectivity throughout 

the city.
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Regional Setting
The City of Lathrup Village is situated in southern Oakland County and covers 1.5 square miles. Lathrup Village is completely 

surrounded by the City of Southfield, which borders the City of Detroit to the north;  the city is located approximately 13 miles 

from Downtown Detroit. Other surrounding communities include Beverly Hills and Bingham Farms to the north, Berkley and 

Oak Park to the east, and the City of Farmington Hills to the west. Interstate 696, an east-west state highway, runs through 

the southern portion of the city. Southfield Road, which becomes the Southfield Freeway (M-39), runs north-south through the 

eastern portion of the city. 

Existing Conditions
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Regional Influence 

SOUTHEAST MICHIGAN

The City of Lathrup Village is included in the Detroit Metropolitan 

Area. The location and access to the city provides people with 

the opportunity to live in Lathrup Village and commute to jobs 

throughout Oakland, Macomb and Wayne counties. 

OAKLAND COUNTY

Oakland County is located in Southeast Michigan and is among 

the wealthiest counties in the state with a median household 

income of $67,465 in 2017, compared to $56,124 for all U.S. 

households.  It is the second most populated county in the 

state, experiencing steady growth throughout the 20th century.  

The Southeast Michigan Council of Governments (SEMCOG) 

predicts the population to remain fairly steady with a slight 

increase through 2040.  Oakland County contains both highly 

developed urban areas, as well as open spaces and rural 

areas, with diverse topography, rivers, and lakes.  According 

to Oakland County’s Existing Land Use data for 2015, 43% 

of the county was made up of single-family residential areas, 

followed by park, recreation, and conservancy uses (14%), 

and open spaces (10%).  Oakland County’s top employment 

sectors are knowledge-based services, private education/

healthcare, and services to households and firms.  The county 

is a major hub for automotive corporate offices and has one 

of the highest concentrations of engineers per population in 

the country

ECONOMIC GROWTH IN THE REGION

According to SEMCOG, the seven-county regional planning 

agency that spans the Metropolitan Area, the overall forecast 

from 2015 to 2045 shows the region emerging from the Great 

Recession with moderate growth in households and jobs. 

Overall regional population growth will remain slow at 0.26% 

per year. Total employment in Southeast Michigan is estimated 

to grow, on average, only 0.1% per year between 2015 and 

2030. (Source: 2017 Economic and Demographic Outlook for 

Southeast Michigan through 2045).

AGING POPULATION IN THE REGION

According to SEMCOG, in 2016, people aged 45 to 64 

accounted for 28.4% of the SEMCOG region’s population, 

compared with 26.2% nationally. The share of the population 

65 and older is similar in the region and the nation, 14.8% 

and 14.9%, respectively.

In comparison, the younger age cohorts, that is, those under 

45, constitute a smaller share in the region than in the nation. 

Those aged 25 to 44 account for only 24.9% of the region’s 

population compared with 26.4% nationally; and those under 

25 make up 31.9% of the region’s population compared with 

32.6% nationally.

The implication is that the share of the over-65-year-old 

population will grow more dramatically going forward in the 

SEMCOG region than in the nation.
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In addition to the wider regional influences discussed, planning 

and zoning efforts in neighboring communities can influence 

the city’s growth and development. 

CITY OF SOUTHFIELD 

The City of Lathrup Village is completely surrounded by the 

City of Southfield. The map below right shows the future 

land use for areas of Southfield adjacent to Lathrup Village. 

For the most part, the majority of adjacent future land use 

is designated “Moderate Density Residential” and includes 

homes on lots that are 20,000 sq ft or less. This type of 

development is compatible with the existing and planned land 

use in Lathrup Village. One other residential land use, “Low 

Density Multiple Family Residential” abuts Lathrup Village 

south of 12 Mile Road, east of Evergreen. Southfield indicates 

this area is for buildings two stories or less in height. One area 

that could impact Lathrup Village is the area north of the City 

along Southfield Road that the City of Southfield designates as 

the “North Southfield Road Subarea.” This area is described 

as a “Unique area that contains a mixture of multi-cultural 

retail and services.” Southfield’s 2009 Comprehensive Plan 

notes that the objectives for this area include:

•	 Establish a land use pattern that characterizes the 

North Southfield Road Corridor as a unique destination 

consisting of compatible yet diversified uses.

•	 Plan for a safe, efficient circulation system that provides 

sufficient access by all modes of transportation between 

nodes of activity within the corridor and the adjacent 

residential neighborhoods.

•	 Establish open space and beautification efforts to create 

an identifiable character for the subarea, which will 

reflect a pleasant, appealing atmosphere for working, 

shopping and residing in the north Southfield Road area.

•	 Develop a specific Corridor Overlay Zoning District 

and consolidate regulations into one concise set 

of reasonable and consistent standards for new 

development and redevelopment. 

•	 Maintain the diverse, identifiable character of the 

corridor, while promoting vitality through private sector 

investment. 

Planning in Neighboring Communities •	 Encourage the acquisition, demolition and reuse 

of those properties that, by virtue of their location, 

condition, or value, no longer function at their highest 

economic potential. 

•	 Enhance the visual and aesthetic qualities of the 

corridor through streetscape, landscape, roadway 

improvements and portals. 

•	 Establish the mechanisms necessary to achieve the 

recommendations for the North Southfield Road 

Corridor Subarea.	 Southfield notes that the land 

use in this corridor will consist of “concentrated nodes 

of activity, primarily commercial and office, compact 

enough to create critical mass of business activity, 

with ancillary multiple-family residential uses, similar to 

the Local Mixed-Use designation.”  Further, Southfield 

suggests that “the maximum size of retail uses should 

be limited to 75,000 square feet, or mid box uses such 

as grocers, electronics, office and clothing stores. Big 

box uses should not be permitted, except as described 

below, due to the shallow lot depths, proximity to 

residential uses, and the need to create a synergy of 

uses.”

	

City of Southfield Future Land Use Map
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Population and Households 

POPULATION 

CHART 1: LATHRUP VILLAGE POPULATION TRENDS AND PROJECTIONS

TABLE 1: ADJACENT COMMUNITY POPULATION TRENDS AND PROJECTIONS 2010-2045

2010 2019

% Change 2010-

2019 2045 Projection 

% Change 2045 

projection

Lathrup Village 4,075 4,010 -2% 3,803 -5%

Berkley 14,970 15,098 1% 14,964 -1%

Southfield 71,758 78,980 10% 83,816 6%

Oakland County 1,202,362 1,262,034 5% 1,319,089 5%

Lathrup Village has a population of 4,010 according to the ACS’ 2019 data.  This is a population decrease of 2% from 

2010 (see Chart 1).  SEMCOG predicts that the city’s population will fairly steadily decrease over the next few decades, 

with an estimated population of 3,803 in 2045. Comparatively, Lathrup Villages’ decline in population in unique in that other 

surrounding communities, including Oakland County as a whole, have seen an increase in population (See table 1).  

SOURCE: US CENSUS BUREAU, SEMCOG 2045 REGIONAL DEVELOPMENT FORECAST  

SOURCE: U.S. CENSUS BUREAU, DECENNIAL CENSUS, AND 2011-2015 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES
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POPULATION BY AGE

The city’s largest population cohort are adults age 40-44 - people who 

are typically nearing the end of their family-forming years. The cohorts 

containing those aged 45-49, 50-54 and 55-59 all saw a decline in 

population between 2010-2017. Some younger cohorts, however, saw 

an increase, particularly in the 20-24 cohort and the under 5 cohort, 

indicating some young families bay be starting to move into the city. 

The median age of Lathrup Village was 44.5 in 2015, above the county, 

state and national figures. 

TABLE 2: CITY OF LATHRUP VILLAGE MEDIAN 
AGE COMPARISON: 2000 - 2015

2000 2010 2015

Lathrup Village 40.5 45.8 44.5

Oakland County 36.7 40.2 40.8

SEMCOG 34.6 38.3 38.6

Michigan 35.5 38.1 39.5

US 35.3 36.9 37.6

CHART 2: LATHRUP VILLAGE POPULATION BY AGE COHORT TRENDS 2010-2015

HOUSEHOLDS 

In 2015 there were 1,541 households in the City of Lathrup 

Village. Two or more persons without children made up half 

of all households, followed by those living alone under 65 

(20%) and households with children (17%). The average 

household size is 2.67, slightly larger than the county, region 

and state averages. 

CHART 3: LATHRUP VILLAGE HOUSEHOLD COMPOSITION, 2015

SOURCE: U.S. CENSUS BUREAU, DECENNIAL CENSUS, AND 2011-2015 

AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES

SOURCE: 2010-2017 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES

SOURCE: 2010-2015 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES
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EDUCATIONAL ATTAINMENT 

Education is often tied to economic well-being. The 

residents of Lathrup Village are highly educated, 

with 94.2% of the population having attained at 

least a high school degree in 2017 and 56.6% 

having attained a bachelor’s degree or higher. These 

figures exceed the rates of Oakland County (93.7% 

and 45.7% respectively) and those of Michigan 

(90.2 % and 28.1%) (See Table 4)

TABLE 3: HOUSEHOLD COMPOSITION COMPARISON, 2015

 DATA: ACS Lathrup Village Oakland County SEMCOG Region Michigan

Total Number of House-

holds

1,541 499,617  2,074,227 3,888,646

Average Household Size 2.67 2.46  2.52 2.49

With children 320  137,198  543,303 1,028,999

Two of more persons with-

out children

 1,136  353,229  981,666 1,724,162

Live alone  405  146,388  549,258  1,135,485 

Live alone under 65  364  130,285  487,483 1,007,175

Live alone 65 and over  41  16,103  61,775 128,310

TABLE 4: EDUCATIONAL ATTAINMENT, 2017

Lathrup 

Village

Oakland 

County 

Michigan 

High school graduate 

or higher
94.20% 93.70% 90.20%

Bachelors degree or 

higher 
56.60% 45.70% 28.10%

HOUSING

Of the City’s 1,607 housing units (note - this differs from the number of households), 42 percent (642 units) were built between 

1950-1959. According to 2017 ACS data, 30.1 percent of householders have moved into their units since 2010, the most of 

any decade since data was tracked in 1979. 

CHART 4: AGE OF HOUSING STOCK IN LATHRUP VILLAGE

SOURCE: U.S. CENSUS BUREAU, DECENNIAL CENSUS, AND 2011-2015 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES

SOURCE: 2017 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES

SOURCE: 2017 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES
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HOUSING TYPES

As shown on chart f5 below, the Lathrup Village housing stock 

is predominately comprised of detached single-family units, 

which represent 88% of all units. Attached single units (6%), 

3-4 unit (3%), and two-unit structures (2%) are the next most 

predominant housing types, respectively. The city saw its 

first manufactured housing units constructed between 2010-

2015, which along with 10-29 unit buildings total 1% of the 

city housing stock. 

Transportation 

CHART 5: LATHRUP VILLAGE HOUSING BY TYPE, 2017

SOURCE: U.S. CENSUS BUREAU, 2013-2017 AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES

Safety, connectivity and mobility are key transportation issues that must be 

addressed in the City.  Since the 2009 Master Plan, the City has engaged the 

Road Commission for Oakland County (RCOC), as well as its neighbors along 

the Southfield Road corridor in reworking the Road Commission’s plan to rebuild 

Southfield Road. Then, the plan featured a wide boulevard that would extend from 

Mt. Vernon (approximately 9.5 Mile) to 14 Mile roads—running through Southfield, 

Southfield Township, Lathrup Village, and Beverly Hills. Instead, prompted by 

Lathrup Village’s vision of a Village Center and revitalized commercial corridor, 

the RCOC has been studying alternatives. A preferred alternative has been agred 

upon by the communities impacted and The City of Lathrup Village continues to 

work with the RCOC to refine this design to both improve vehicular and pedestrian 

safety and circulation, while at the same time encouraging a new vibrant type 

of redevelopment of property along this important commercial corridor. Beyond 

Southfield Road, the City believes it is important to address transportation needs 

of the City in a comprehensive way. In 2010, the City of Lathrup Village developed 

its Complete Streets Plan that lays out a framework to knit together the four distinct 

quadrants of the City. This will be discussed in more detail in the Transportation 

Chapter.

WORKING DRAFT - 11-18-19 



THE CITY OF LATHRUP VILLAGE

COMPREHENSIVE PLAN	 					               					              16

November 2019                                                                                                                                    

Existing Land Use  

The City of Lathrup Village is largely developed. Land use within the City of Lathrup Village is mainly comprised of single family 

detached homes, with its commercial uses consolidated primarily along the Southfield Road corridor.  The map below shows 

the existing land use within the city. 
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Historic District	

•	 The 2009 Master Plan describes the Historic 

District as a significant influence on the 

past, present, and future of the community.

•	 Developed in the 1920’s, the physical layout of the City 

mirrors many of the older village and city plans developed 

during the Garden City Movement.  The plan is based on 

a radial pattern, which focuses on the village center at 

the confluence of Southfield Road and California Drive. 

California Drive is an octagon so it has two intersections 

with Southfield Road at either end of the village center. 

Major streets emanate from the center, which gives 

Lathrup Village its historic character and appeal.

•	 The City pursued historic district status in the mid-

1990’s, and the Lathrup Village Historic District was 

formally recognized and approved by the U.S. Secretary 

of the Interior on March 16, 1998.  The Lathrup 

Village Historic District includes 1,081 contributing 

properties and 132 non-contributing properties

•	 According to the information submitted with the City’s 

application, the historic district is predominantly 

residential in character and comprises the majority of the 

City.   Louise Lathrup developed Lathrup Townsite as a 

planned community between the years 1924 and 1963. 

In 1953, Lathrup Townsite was incorporated  as the City 

of Lathrup Village. Predominant architectural styles within 

the district include late 19th and 20th century Colonial 

Revival, Tudor Revival, and Mission/Spanish-architecture. 

•	 In 1929, a plan was advanced for  the development of 

Sunset Boulevard as a  major regional arterial road to 

connect the City of Pontiac with the City of Detroit.  Part 

of that arterial road, Sunset Boulevard, ran through the 

Lathrup Townsite. The regional connector was never 

implemented. However, Sunset Boulevard remains an 

important connector through Lathrup Village, connecting 

the North Central and Northwest areas of the city. 

•	 	 Two predominant buildings were constructed in 

the  town core area: the Annie Lathrup School and the 

Town Hall. The Town Hall was eventually demolished 

in the 1990’s as part of a commercial development 

project. The Annie Lathrup School is the City’s only 

remaining historic structure on Southfield Road.
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This map of Lathrup Village shows the radial pattern of the streets, 
which focuses on the center of the community. It is this historic 
street pattern that has shaped the Village Center concept.

This 1952 photo from DTE  shows the historic street pattern as it  
shaped the Village Center.
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HISTORIC DISTRICT MAP
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