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RENDERING OF ASSEMBLY SQUARE, A MIXED-USE, TOD DEVELOPMENT IN 

SOMMERVILLE, MA

SOURCE: MBTA

Some TNDs that 
are substantially 
built and have 
gained significant 
national attention 
include: Kentlands 
(Gaithersburg, MD), 
Seaside (Florida), 
Harbor Town, 
(Memphis, TN), 
Celebration (Florida), 
and Laguna West 
(Sacramento County, 
CA). Many zoning 
and subdivision 
ordinances do 
not permit the 
development of 
TNDs because of the 
codes’ requirements 
for large lots, large 
setbacks, wide streets, and separation of uses.  PUD 
ordinances have allowed development of TNDs in 
certain locations and some communities have adopted 
their own TND ordinances.

(Information from http://www.tndtownpaper.com/neighborhoods.htm 
and NAHB)

Transit Oriented Development (TOD)
“Transit-oriented development (TOD) is compact, 
walkable development centered around transit stations. 
Generally including a mix of uses—such as housing, 
shopping, employment, and recreational facilities—
TOD is designed with transit and pedestrians as high 
priorities, making it possible for visitors and residents 
to move around without complete dependence on a 
car.” (Massachusetts Bay Transportation Authority, http://www.mbta.
com/projects_underway/tod.asp)

Components of TOD include:

Walkable design with pedestrian as the highest 
priority

Train station as prominent feature of town center

A regional node containing a mixture of uses in 
close proximity including office, residential, retail, 
and civic uses 

High density, high-quality development within 
10-minute walk circle surrounding train station

Collector support transit systems including 
trolleys, streetcars, light rail, and buses, etc

Designed to include the easy use of bicycles, 
scooters, and rollerblades as daily support 
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transportation systems

Reduced and managed 
parking inside 10-minute walk 
circle around town center / 
train station

(Information from http://www.
transitorienteddevelopment.org/
index.html)

Benefits of TOD include:

Quality of Life: “Quality 
of life” is often used to 
represent a host of factors 
that collectively describe a 
good place to live. It includes 
concepts such as safe 
neighborhoods, access to 
jobs and recreation, a sense 
of community, ease of getting 
around, and moderate cost of 

living. 

Increased Mobility Choice: Because of their 
pedestrian orientation, mix of uses, and access to 
transit, TODs increase the number and of proportion 
of all trips made by transit, walking, and cycling. 

Reduced Congestion: To the extent that TOD 
allows more people to use transit, walk, and bicycle, 
it reduces road and highway congestion. 

Conservation of Land and Open Space: By 
concentrating development, TOD helps to curtail 
sprawl, which protects open space. 

Health Benefits: By providing more opportunities 
for walking and bicycling, TODs offer direct health 
benefits—significant at a time when obesity has 
become a national epidemic, fueled partly by the 
sedentary lifestyle associated with sprawl. 

Enhanced Sense of Community: Research 
suggests that residents in suburban sprawl 
neighborhoods feel no strong “sense of community.” 
TOD, however, provides and emphasizes public space 
that affords residents spending opportunities for 
face-to-face contact. 

Economic & Social Benefits: TOD can lower cost 
housing costs and reduce household transportation 
spending. 

Jobs-Housing Balance: A jobs-housing imbalance 
occurs when jobs are located far from housing. 
Bringing jobs, housing, and services closer together 
and linking them with transit helps mitigate this 
mismatch. 
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Redevelopment Opportunities: TOD can combine 
public and private investment, so that scarce public 
funds can be used most efficiently and effectively. 

(Information from Business Transportation and Housing Agency and 
California Department of Transportation, 2002. Massachusetts Bay 
Transportation Authority, http://www.mbta.com/projects_underway/
tod.asp)

Wayfinding
Properly designed 
wayfinding enables people 
to navigate the community 
and find destinations. 
“Wayfinding is defined 
as a succession of clues 
comprising visual, audible 
and tactile elements.  
The components of any 
visual wayfinding system 
exceed signs to encompass 
architecture, lighting, 
landscape, and landmarks. 
Good wayfinding helps 
users experience an 
environment in a positive 
way and facilitates getting 

from point A to point B.  When executed successfully, 
the system can reassure users and create a welcoming 
environment, as well as answer questions before users 
even ask them” (Definition from Patrick Gallagher, principal of 
Gallagher and Associates (Washington, D.C.), and president of the 
Society for Environmental Graphic http://www.signweb.com/ada/cont/
wayfinding.html).

Some of the basic design strategies communities can 
use to improve orientation and wayfinding include: 

Outside spaces should be easily recognized and 
identifiable with landscaping that supports orientation;

Use community landmarks to help to provide 
memorable locations and orientation clues. Visibility 
and memorability are important features of landmarks 
that can assist in wayfinding;

Provide signs and maps, use color coding, 
institute landmarks, form points along paths, achieve 
spatial hierarchies, and give sensory clues for 
orientation and wayfinding;

Paths should be well-structured and not 
meandering or confusing;

Use sight lines to give an indication of what is 
ahead; 

Observe legibility standards. Typeface, font, size 
and spacing between letters and words are important 
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elements in wayfinding. For example, a combination 
of uppercase and lowercase letters is easier to read 
than only uppercase. Color contrast is also important 
to improve readability of signs. There also must be 
attention to the speed, visual environment and distance 
from which the information is viewed on a sign to avoid 
too much or too little information. (http://www.signweb.
com/ada/cont/wayfinding.html); and,

Do not provide too many choices to the user.7)
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Demographics

An important prerequisite to community 
planning is to develop a common understanding 
of the current state of the City as well as 
anticipated trends.  Information gathered 
through this process is critical to the accurate 
projection of future needs and development 
patterns and the formulation of policies.

The following report provides the basic 
demographic background information collected 
as part of the planning process. Some of the text, 
graphics, and fi gures may appear in summary or 
in their enturety within the main Chapters of the 
Master Plan.  

Existing and Projected Population

The population of the City of Troy has steadily 
increased since the 1960 U.S. Census.  The current 
population, according to SEMCOG’s September 
2008 projections, is 80,497 people.  This 
represents a 10.4 percent increase over the 1990 
Census fi gure of 72,884.  The City of Troy’s own 
projection was 87,594 in 2007.

However, SEMCOG predicts that by the year 
2035, the City of Troy can expect to have a total 
population of 86,528, an increase of 6.8 percent 
from the 2000 Census population.    Some 
communities surrounding Troy are also expected 
to experience population increases between 
2000 and 2035, while others are expected to 
decrease.  The communities where growth is 
expected are located to the north and east of the 
City of Troy.

Existing and Projected Household Number 
and Size

According to the 2000 U.S. Census, the City of 
Troy has 30,018 households.  By the year 2035, 
SEMCOG predicts that the number of households 
will increase by approximately 19%.  The fi gure 
on the following page refl ects the number 
of existing and projected households in Troy.  
Current household size in the City of Troy is 2.69 
(2000 U.S. Census) and 38% of households have 
children.  

A common trend in Southeast Michigan 
is a higher rate of increase in the number of 
households than total population growth.  In 
the City of Troy, between 1990 and 2000, total 
population increased by 11% while the number 
of households rose by 14%.  Commensurate 
with an increased number of households is a 
decrease in the size of households.  By 2035, 
household size in Troy is projected to be 2.41 
persons per household.  The trend towards 
increased households with a decline in total 
population is due to several factors, including: a 
decrease in the number of children being born to 
women, couples having children later in life and 
an increasing number of aging baby boomers or 
“empty nesters”.

Population Characteristics

Population characteristics play an important 
role in determining the future land use needs 
of a community.  The following pages provide a 
brief summary of some of the key characteristics 
of residents in the City of Troy.

Appendix 1.4
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CITY OF TROY POPULATION
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 POPULATION TRENDS, TROY AND SURROUNDING COMMUNITIES
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Single Parent Households (8.4%)

Non-Family Households (27.1%)

Married Couple Households (64.5%)

Households by Type (Percentage)
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POPULATION DISTRIBUTION BY AGE GROUP (2000)
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Source: SEMCOG

EDUCATIONAL ACHIEVEMENT OF RESIDENTS OVER 25 YEARS OF AGE
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Source: SEMCOG
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Household Type

Over 72% of the City’s population live in 
family households.  The percentage of family 
households is slightly higher than Oakland 
County’s which is 66.9%. The remainder of 
the population is composed of non-family 
households.   Non-family households consist of a 
group of unrelated persons or one person living 
alone.  

Racial Composition

The City of Troy’s population is diverse with a 
higher percentage of Asian residents than any 
other city in Michigan.  According to the 2000 
U.S. Census, the racial makeup of the City was 
82.30% White, 2.09% African American, 0.15% 
Native American, 13.25% Asian, 0.02% Pacifi c 
Islander, 0.36% from other races, and 1.82% from 
two or more races. 1.46% of the population is of 
Hispanic or Latino origin. 

Age Composition

More than half of the population of the City of 
Troy is over the age of 35.  As shown in the 2030 
forecast, 45% of residents are between the ages 
of 35-64.  The 5-17 and 18-34 age ranges contain 
the next highest proportion of residents, with 
20% and 19% respectively.  The median age in 
the City of Troy is 36.7 according to the 2005 
American Community Survey produced by the 
U.S. Census Bureau.  

By 2030, a substantial shift is expected in the 
age distribution.  As indicated in the table, the 
age 65+ age range will increase from 10% to 22% 
by the year 2030. 

Income

The City of Troy has experienced an increase 
in affl  uence compared to the previous decade.  
According to the 2000 Census, the median 
household income in the City of Troy was 

$77,538 (1999 dollars), a 4% rise from the 1990 
median income of $74,251 (1999 dollars).  The 
U.S. Census Bureau 2005 American Community 
Survey reported that the 2005 median household 
income in the City of Troy was $81,111 (2005 
infl ation-adjusted dollars).  This well exceeds the 
Oakland County 2005 median income of $64,022 
(2005 infl ation-adjusted dollars).

Education

The City of Troy has a well-educated 
population. Almost 75% of Troy’s residents have 
some college education.  Fifty-six percent of 
residents have an advanced degree, including a 
bachelor’s, associate’s or graduate/professional 
degree.  Only 8% of residents did not graduate 
high school.

2030 AGE FORECAST

Age Groups 2000 Census 2030 Forecast

Age 0-4 4,991 (6%) 4,422 (6%)

Age 5-17 16,227 (20%) 13,514 (18%)
Age 18-34 15,225 (19%) 12,639 (16%)
Age 35-64 36,230 (45%) 29,868 (39%)
Age 65+ 8,286 (10%) 16,603 (22%)
Total Population 80,959 77,046

Source: 2000 U.S. Census
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Residential Characteristics 

The 2000 U.S. Census reported  30,872 housing 
units in the City of Troy, an increase of  13.5% 
over the 27,197 units reported in 1990.  The U.S. 
Census Bureau American Community Survey 
tallied 33,172 housing units in the City of Troy as 
of 2005. 

Housing Unit Type

Based on the 2000 U.S. Census, 75% of housing 
units in the City of Troy are owner-occupied units, 
22% are renter occupied units and the remainder 
are vacant.  The predominant housing type in 
the City of Troy (73%) is a single-family detached 
home.   Twenty-percent of units are multi-unit 
apartments with the remainder being one-family 
attached homes or duplexes/townhomes.

Age of Housing

The City of Troy’s housing stock is relatively new 
and built mostly after the 1970’s.  The following 
table indicated the approximate number of units 
and percentage of the housing stock built for 
each given year.  

Housing Costs

According to the 2004-2005 Community 
Profi les compiled by the Oakland County 
Department of Planning and Economic 
Development, housing costs in the City of 
Troy have risen in recent years. The average 
housing cost in 1999 was $215,062, compared to 
$253,889 in 2001 and 270,745 in 2003. 

The increase in housing costs is attributable to 
new construction, the increased popularity of the 
City of Troy as a residential and business setting 
within metropolitan Detroit community and 
general rises in housing costs within southeast 
Michigan.

Year Number of 

Units

% of Total 

Number of 

Units

1999-Mar. 2000 486 1.6%

1995-19958 1,545 5.0%
1990-1994 2,531 8.2%
1980-1989 4,522 14.6%
1970-1979 12,096 39.2%
1960-1969 5,363 17.4%
1940-1959 3,580 11.6%
1939 or earlier 749 2.4%

Source: 2000 U.S. Census

AGE OF CITY OF TROY’S HOUSING STOCK
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Troy Oakland Airport 

Approach Plan

In 2006, the State of Michigan enacted a new 
Michigan Zoning Enabling Act, Public Act 110 
of 2006.  Section 203 of the Act requires that 
If a local unit of government adopts or revises 
a master plan (as they are required to do if 
they utilize zoning) after an airport layout plan 
or airport approach plan has been fi led with 
that local unit of government, the master plan 
shall incorporate that layout or approach plan.  
This appendix has been added to satisfy this 
important requirement.  The airport approach 
plan for Troy Oakland Airport is included on the 
following page . 

Appendix 1.5



170 APPENDIX



MASTER 
PLAN






