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Introduction
This Master Plan is a vision of what could be over the next 20 years for a specific
area of the city of East Lansing. The Plan area, bound by East Grand River Avenue
on the north, Hagadorn Road on the east, the Red Cedar River on the south and
Bogue Street on the west, will be called “East Village.” It is part of Planning Area 5
in the City of East Lansing Comprehensive Plan.
The East Village is a 35-acre district which was platted for single family homes in
several subdivisions with pastoral names such as Fairview, Elmwood, East Lawn and
Riverdale. In the 1960s and '70s, Michigan State University student population
began to rise sharply and demand for off-campus housing became acute. As a result,
single family houses were converted to rental houses. In addition, 24 multi-family
complexes in this area were constructed between 1963 and 1970. Records indicate
that all of the single family houses received their first rental licenses from 1974 to
1976 when the licensing requirement first began.
In 2003, the City began to explore the conditions of the area and how the physical
design and land use might be altered to create a community-wide asset, public access
to the river, and a new positive image of the area adjacent to campus and so close to
the City’s downtown. Environmental factors are likely to affect opportunities for
individual property owners to improve their properties over time. Many existing
structures are built in the Red Cedar River floodway, and current regulations will
not allow those buildings to be re-built or substantially improved. Much of this area
is in the floodplain, which increases insurance rates and creates a potential hazard
for residents. The proposed plan should include floodplain remediation. See the
Appendix for some suggested concept plans. Ideally, there could be a riverfront
park and 23 developable acres outside of the floodplain. A coordinated
redevelopment effort will be required to optimize floodplain remediation.
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From the Michigan Municipal
Planning Act, Act 285 of 1931:
“The commission shall make and
adopt a master plan for the physical
development of the municipality,
including any areas outside of its
boundaries which, in the commission's
judgment, bear relation to the
planning of the municipality. The
plan, with the accompanying maps,
plats, charts, and descriptive matter
shall show the commission's
recommendations for the development
of the territory...”
“In the preparation of such plan the
commission shall make careful and
comprehensive surveys and studies of
present conditions and future growth
of the municipality and with due
regard to its relation to the
neighboring territory. The plan shall
be made with the general purpose of
guiding and accomplishing a
coordinated, adjusted, and
harmonious development of
the municipality and its environs...”

Today stakeholders such as the City of East Lansing, East Lansing residents and Michigan State University are
working together to realize a positive future for the East Village as a vibrant and inviting community of Universityoriented residential options, including fraternity and sorority housing, loft apartments and riverfront condominiums as
well as boutique hotels, specialty restaurants, retail establishments and University-related office space. This vision
could also include retention of existing structures that are considered too valuable or culturally significant to replace.
The location offers many advantages. It is situated next to the University with all of its cultural amenities and very
near East Lansing’s vibrant and diverse downtown. The Red Cedar River provides a pleasant natural feature which is
currently not taken advantage of at this location and the Sanford Wood lot, an undisturbed natural area, sits preserved
to the south of the Cedar Village area. In addition to being surrounded by cultural and natural assets, the area has
ready access to East Grand River Avenue and Hagadorn Road.
Some factors which could affect the future use of the land in this master plan area are:
• age of the housing stock,
• condition of infrastructure,
• financial depreciation which occurs with income properties under Federal Income Taxation,
• tendency of buildings to change ownership over time,
• future economic climate -need to increase the amount of income per square foot of ground owned by changing
footprint of buildings or their use
• highly desirable location
With this plan for future use and design, the East Village could become a wonderful mixed-use development area. It
will provide opportunities for property owners in the East Village to increase financial return on investment by
working under the East Village Master Plan zoning codes and constructing appealing new housing options for short
and long-term residents alike including students, faculty, and alumni (from young professionals to retirees). The area
will also include retail and commercial opportunities which will complement the current downtown business district.
The East Village Master Plan represents a “Vision” for the future and provides a well designed strategy for achieving
that vision over the next 20 years.
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A PARTNERSHIP FOR CHANGE
The East Village Master Plan began as a shared vision between the City of East Lansing and Michigan State
University. They saw an outstanding opportunity for the public and private sectors to collaborate and enhance the
region by creating a vibrant and cool urban neighborhood aimed at attracting a diversity of residents and businesses –
drawing on the area’s proximity to campus and utilizing the tremendous asset of the Red Cedar River.
A broader partnership is needed to support implementation, including the area’s property owners, residents, and
businesses, the real estate development community and the State of Michigan, through a number of its agencies. These
partners have been consulted throughout the master planning process, and their ideas and concerns have been
considered in the document before you.
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The Current Profile
The following information is provided as an outline of the East Village area’s existing conditions:

• 35 acres
• Platted for single-family homes
• Homes were converted to rentals and apartment complexes
during the 1960’s and 1970’s
• Today
– 636 households
– 5 fraternities
– 1 cooperative
– 22 traditional rental houses
– 3 retail stores
– 3 food service establishments
– 2 auto-related businesses
– Population 1,807
• Highly desirable location
– On the Red Cedar River
– Adjacent to the Campus’ cultural, intellectual and
natural assets
– Near lively downtown East Lansing
Image 1: Existing Conditions Photos
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East Village Goals and Objectives
Creating an Exciting Urban Village
Goal 1: Create a unique, high-density, mixed-use land use pattern in the East Village Planning Area.
A more densely populated, mixed-use form of development is a fundamental principal of the East Village area. This form of
development is proposed which allows for commercial uses on the first level of all buildings, along with other uses on the
upper floors – either additional commercial, residential or parking. This type of development pattern creates opportunities for
a diverse residential market, provides for shopping and employment opportunities within the neighborhood, offers greater
opportunities for alternate forms of transportation, and provides for unique public spaces for residents and the community
alike. Allowing these densities also creates economic opportunities as an incentive to redevelop. The land use pattern
envisioned could retain existing buildings that are too valuable or culturally significant to redevelop while encouraging others
to redevelop in a way which matches or surpasses the concepts described in this document.
Objectives:
1. Plan for a mix of uses (residential, retail, office, hotel, cultural/entertainment, university-related and public spaces)
2. Allow for a ground floor retail emphasis throughout the district.
3. Establish a university-related emphasis on Bogue Street.
4. Locate upper-story residential and ground-floor retail uses on the riverfront to capitalize on the river’s value as an
amenity and gathering place.
5. Provide a mix of housing choices at medium and high densities that creates a balance of owner-occupied and rental
options for a mix of markets (rental and owner: all ages and income levels, including students, young professionals,
empty nesters, retirees, alums).
6. Establish a pedestrian friendly, higher density development pattern in redeveloped areas.
7. Create a riverfront park and walkway, and a variety of other public spaces, including public restrooms, connected by
pedestrian-oriented streets.
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Establishing a New Riverfront Park
Goal 2: Create a new riverfront park and walkway along the Red Cedar River.
The Red Cedar River is an important community asset. Improved public access to the river is a goal of the emerging East
Lansing Comprehensive Plan, and opening the riverfront to the community follows the example of many communities that
have used valuable natural features to enhance urban redevelopment efforts.
Objectives:
1. Identify the floodplain and floodway limits along the course of the Red Cedar River in the East Village.
2. Design rivers edge landscape buffers to protect water quality in the river.
3. Establish a preferred park design and a strategy for assembling properties and easements.
4. Create incentives to encourage property owners to provide for public access to, and land for, the riverfront park.

Creating Opportunities for Business Growth
Goal 3: Encourage small, unique and locally owned business growth in the East Village.
In addition to taking advantage of the increased density of population and development, the location of the East Village
provides the opportunity to attract arts-related businesses that will benefit from the proximity to the University’s Arts and
Cultural offerings, professional schools and the area’s natural features. Incentives should be identified to assist small business
development in this area, which will add to the unique quality of the neighborhood.
Objectives:
1. Create a strategy for attracting niche retailers, service businesses, entertainment venues, hotels and restaurants that will
benefit from and contribute to the character of the East Village.
2. Use SmartZone incentives to attract high-tech businesses.
3. Accommodate existing businesses and new businesses that can provide convenient neighborhood services and
entertainment to residents.
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Planning for Pedestrians and Better Circulation
Goal 4: Establish appropriate pedestrian and vehicular circulation and parking facilities to support new land use
patterns.
A high-density, mixed-use development pattern requires careful planning for automobile circulation while creating
opportunities for alternative modes of transportation. Increased density will result in higher parking demands, but will also
provide the critical mass needed to support pedestrian-oriented retail and make public transit successful. Parking needs to be
strategically placed to serve the various uses that are anticipated. A more compact form of development creates more
opportunities for pedestrians and alternate forms of transportation such as bicycles and public transit. Mixing uses within the
development also enables consideration of reduced parking ratios based on a shared access analysis.
Objectives:
1. Improve riverfront access and visibility.
2. Improve the functioning and appearance of East Grand River Avenue.
Recommendations:
A. Balance vehicular (including transit) and pedestrian needs; consider traffic calming and access management
strategies, including roundabouts.
B. Recommend a new cross section and streetscape treatment, including an expanded right-of-way to
accommodate the future implementation of the 2000 East Grand River Traffic Study recommendations.
3. Improve the functioning and appearance of Bogue Street and the Bogue/Grand River Avenue intersection.
4. Create a more integrated circulation network within the District to enhance walkability.
Recommendations:
A. Provide east-west links.
B. Support retail with on-street parking in the district interior.
C. Incorporate shared parking facilities into new developments.
D. Streets should be constructed at a minimum width necessary for public safety.
E. Accommodate service needs (deliveries, trash pickup); avoid conflicting uses in alleys.
5. Meet parking needs predominantly in parking decks/ramps, while providing on-street parallel parking for short-term
use (retail patrons; resident drop-off and pick up).
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Recommendations:
A. Limit the number and size of surface parking lots; require that they be located only at the rear of buildings.
B. Use mixed-use parking analysis to determine the appropriate parking ratios for each project.
C. Explore potentials for leaseable space in parking structure liner buildings.
6. Facilitate and accommodate transit and bicycle use.
7. Create neighborhood and campus linkages.
8. Provide links and internal pedestrian alleys and walkways that are well landscaped and attractive and allow for a
variety of commercial outdoor uses.

Promoting Architectural Character and Quality
Goal 5: Develop urban design standards to direct the scale and character of new development in the East Village.
A successful mixed-use development pattern requires greater attention to architecture, building forms and massing, pedestrian
accessibility and amenities which enhance the urban experience. This attention to design is crucial to creating successful
shared spaces and to avoid conflicts between uses. To accomplish this goal there needs to be a new set of design standards
regarding individual development projects that provide for a better integration of them into the overall project. The design
standards found in the City’s current zoning regulations are not sufficient to address these requirements. The East Village
Zoning District will offer new design standards which can allow for development projects to meet the Plan's goals.
Objectives:
1. Create a pedestrian-oriented, human-scale street level environment within the district.
Recommendations:
A. Locate buildings at or near the sidewalk edge.
B. Require active uses in a “transparent” ground level.
C. Orient building entrances to the street.
D. Locate parking in decks or to the rear of buildings.
E. Maximize streetscape interest, quality and comfort.
2. Plan for urban densities, building heights and building patterns.
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3.
4.
5.
6.
7.

Recommendations:
A. Permit building heights up to 8 stories, and up to 10 stories with incentives.
B. Encourage varied heights (including upper story setbacks) and the careful spacing of taller building elements.
C. Establish appropriate guidelines for massing and scale to restrict building of large flat walls. (i.e., maximum
floor plates for taller building elements; façade setbacks and detailing on long buildings).
Encourage coordination and a consistent level of excellence in architectural design.
Identify important view corridors and improve riverfront visibility.
Prohibit overhead utilities and freestanding cell towers.
Require attractive buffering/screening of service areas, transformers and surface parking, and other utility installations.
Allow for the adaptive reuse of existing properties into new projects, especially those properties that are determined to
be culturally or historically significant.

Enhance the Quality of the Environment
Goal 6: Address environmental challenges in connection with redevelopment.
The East Village Master Plan creates the opportunity to resolve a number of environmental issues that currently confront this
area. Issues such as the floodway and floodplain, storm water management and soil contamination will be addressed. The
solutions offered in the Plan will help to improve the overall quality of development while at the same time reducing the
volume, and improving the quality, of storm water run-off into the Red Cedar River, and minimizing the risk or exposure to
major flooding.
Objectives:
1. Secure the necessary surveys to identify floodway boundaries and consider requirements for storm water management.
2. Examine and evaluate alternative strategies for addressing the 100-year floodplain and protecting downstream
properties.
3. Provide river edge landscaping buffers to protect/improve water quality.
4. Consider providing incentives for “green” building design.
5. Facilitate recycling for all residents/tenants.
6. Identify and remediate contaminated soils.
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Planning and Redevelopment Challenges
1. USE REQUIREMENTS
Although it is anticipated that the entire East Village Area will have a mix of uses, this plan recognizes that some site
characteristics support particular uses better than others and that there are some uses which may need additional incentives to
entice their inclusion in a redevelopment project. All development plans for the East Village Area should be reviewed to
ensure that the proposed uses and designs are in compliance with the goals and objectives of the East Village Master Plan.
This Plan anticipates new east/west links in the East Village that will provide pedestrian, bicycle and vehicular connections
with the Michigan State University campus. Because of the high traffic volumes expected through these links and also around
the intersection of Grand River Avenue and Bogue Street, this part of the East Village will be an ideal location for
neighborhood and University related retail and commercial uses. This could include a hotel, offices and space for start-up
businesses. The Plan also proposes creating visual and functional linkages between the East Village, the Downtown and the
commercial areas to the north. Pedestrian connections should be facilitated between the Bailey Neighborhood and the East
Village with necessary measures being taken to prevent an increase in vehicular traffic entering the Bailey Neighborhood.
In addition to a mix of uses, an objective of the Master Plan is to provide a mix of housing options. Currently all of the
housing within the Area is rental housing. The final redeveloped neighborhood is expected to have at least three times the
number of housing units as currently exists and to have a balance of housing types. This Plan anticipates a balanced housing
mix of this type of urban neighborhood which includes, in nearly equal proportions, student-oriented rental, mixed-market
rental, and owner-occupied units. These residential units will vary in style from efficiencies, co-ops, and fraternities to
innovative lofts and luxury condominiums.
The only way to successfully achieve the balanced housing described above is to incrementally add owner-occupied housing
from the very first redevelopment. Because the only housing type that exists in the area is rental housing, it will be necessary
to require greater percentages of owner-occupied housing in these initial projects. The plan therefore recommends that site
plan approvals require at least fifty percent of the units within each new housing development in any part of the East Village
Area be designed and marketed as owner-occupied condominiums until such time as a balance is reached.
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2. CHANGING THE ECONOMICS – A MODEL FOR SUCCESS
At present the East Village area represents a fairly successful financial investment for those property owners who have
invested here over the years. The area is primarily rental housing with some commercial buildings fronting Grand River
Avenue. Though many of the properties are older, the property owners have kept them rented at or above market rates.
Location has always played a key role in maintaining their investment value.
For the plan to appeal to existing property owners and/or attract new investment to the area, the overall strategy has to create a
much higher economic value for these properties. The strategy needs to specifically allow for the reuse of the properties to a
density that is much greater than what exists today. The target is a future economic value in the range of four to five times the
current value by allowing properties to achieve a greater economic use. There are two important steps in providing that
opportunity. First, the zoning needs to be changed to allow greater use of the properties. Most of the multi-family and
commercial properties have been developed to the maximum allowed under current zoning. A new East Village Zoning
District will allow the properties to develop to a greater economic value by permitting greater ground and building coverages,
taller buildings and mixed-use buildings. Second, the City and its Partners must cooperate – through a variety of incentive
programs – to reduce or eliminate physical constraints and, where necessary, financial constraints of the new development.
Examples include eliminating the need for on-site parking by planning for centralized parking facilities and/or assuming the
costs of infrastructure improvements and floodplain remediation. The cost of these improvements would be paid for by a
variety of programs. Tax increment financing could capture new taxes from future private investment and use those tax dollars
to fund land acquisition, infrastructure development, parking, etc. State and Federal Grants may also be sought and may be
combined with special assessments to provide project financing for projects that will benefit the neighborhood. Each proposed
redevelopment project that requires financial assistance will be analyzed to determine what incentives are available and
appropriate for the project.
3. EVALUATING THE REDEVELOPMENT ISSUES
There are a number of planning issues that must be examined in more detail as the redevelopment process moves forward.
This current planning process, because it is a conceptual plan, does not address all of the issues in great detail. At this stage it
is a framework of ideas. As the redevelopment projects are proposed there will be an opportunity to address all of the
significant issues more completely.
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The most significant issues include market feasibility, traffic impacts and the floodplain. Each of these items may have a
significant bearing on the nature and extent of the development that is likely to occur and will, therefore, have to be addressed
as specific projects begin to enter the planning stages.
A. Market Feasibility
The East Village Master Plan calls for increasing existing development densities and broadening the existing mix of
uses. For example, alternatives prepared for the East Village Planning Team suggest a redevelopment program
incorporating over 200,000 square feet of new office space, 215,000 square feet of retail space and about 2,000
residential units, many of which would be marketed to demographic groups who are currently not found in the East
Village area. A key question for each of these uses is the market viability, pricing and absorption rates. As the initial
projects begin to take shape, market analysis will be needed to confirm the amount of each use that can be absorbed
over what period of time. It is expected that these studies will be conducted as each project, or group of projects,
moves forward.
B. Traffic and Circulation Impacts
Increasing development density is expected to increase the traffic in this and the surrounding areas. Like most “urban”
projects, planning for traffic and circulation needs will be fundamental to successful project implementation. While the
mixed-use nature of the proposed development places a greater emphasis on walkability and use of alternate
transportation, the automobile will remain in the picture. For example, alternatives prepared for the East Village
Planning Team anticipate nearly 5000 parking spaces being needed in the area upon completion of redevelopment. As
the initial redevelopment projects begin to take shape, examinations of the overall parking, traffic and circulation
impacts, both in the short- and long-term, will be coordinated with the project developers.
C. Floodway and Floodplain
The initial natural features analysis identified the extent of the floodway for the Red Cedar, as well as the likely 100year floodplain as provided in the mapping by FEMA. Therefore, the East Village Master Plan is based on what is
currently known.
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During the planning process new information became available to the Committee that raised some questions about the
extent of the area now shown to be within the 100-year floodplain, which in fact may not be as large as currently shown
by FEMA. That information is encouraging because it could mean that there is more developable land than the 19
acres shown in the Plan. However, the Committee cannot rely on a small sample of new data as a basis for the Plan. If
future studies indicate a smaller floodplain and greater area of developable land, then the flood remediation area will be
reduced.
The Committee recognizes that better information may be obtained in the future to allow for a more precise evaluation
of the floodplain and floodway impacts. As development projects are considered, more detailed hydrologic studies will
be needed to show where the floodplain elevations actually are and to analyze development options.
4. TOOLS AND INCENTIVES
A. Incentive Related Designations
A number of tools and incentives can be used only within certain designated geographic areas. The following
designations will contribute to the success of future redevelopment projects.
I. Downtown Development Authority District: This designation will allow for the use of Tax Increment
Financing as a means to help support overall infrastructure improvements, as well as land acquisition and other
specific projects.
II. Designated Area of Rehabilitation, Revitalization and Renewal: This designation allows East Lansing to
achieve a Core City designation by the State of Michigan. It creates opportunities for the City and property
owners to take advantage of specific State assistance programs, which range from personal property tax
abatement to housing assistance programs, and it also expands the Tax Increment Financing eligible activities
for Brownfield Sites.
III. Brownfield Site: Making this designation allows for the use of Tax Increment Financing to address
environmental clean up and some public infrastructure costs.
IV. Smart Zone: Having the East Village designated as a Certified Technology Park under the State’s Smart Zone
program can help facilitate funding for technology-based businesses wanting to locate within the East Village.
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B. Development Tools
I. Zoning. Creating a new East Village Zoning District to allow for an urban mixed-use style of development is a
major first step in this process.
II. Consolidate parking into centralized public parking facilities or assist with integration of parking structures
within private buildings. Relieving the parking burden on individual properties will help allow projects to
achieve greater density and economic returns.
III. Land Assembly. The City, through Tax Increment Financing or State Urban Assembly monies, can assist,
where necessary, in the acquisition of property to help facilitate development.
IV. Infrastructure Improvements. The City, again through Tax Increment Financing or State Community
Development Block Grant funds, can make the necessary improvements to the streets, water and sewer, and
parking facilities to support a higher density of development.
V. Road, Park, and Housing Improvements. The City will seek State assistance through MSHDA, MDOT, MEDC,
MDNR and other agencies to help fund improvements to Grand River Avenue, to acquire property for
community parks and parking structures, and to create new housing options.
C. Alternatives
A series of concept drawings were prepared for the East Village Planning Team. They are included as Appendix A and
represent a vision for how the Area could redevelop. Other examples can be found in the Planning Department archives
for the East Village Master Plan.
Appendix B includes design ideas that were completed by an Urban and Regional Planning class at MSU. These
drawings represent preliminary ideas that are conceptual.
Goals and objectives stated in this document are, however, not conceptual. Any development in the East Village Area
will be required to comply with the goals and objectives stated throughout the document.
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APPENDIX A
Visual Concepts for the Development of East Village
The following graphics are intended to provide an example of the type of redevelopment that could be envisioned as an
outcome of the proposed Master Plan.

Image 1: Conceptual perspective drawing of the future East Village area, Bondy Studio.
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Image 2: Potential future view looking north along Bogue Street, Bondy Studio.
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Image 3: A concept drawing of the view looking east at the future East Village Development on Grand River Avenue at Bogue Street, Bondy
Studio.
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Image 4: East Village section through east end building, showing integrated parking and pedestrian routes, JJR.
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Image 5: Perspective of potential flood remediation area, JJR.
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Image 6: Flood Storage, JJR
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APPENDIX B

Defensible Space: Cedar Village Neighborhood
Student Recommendations and Designs
Urban and Regional Planning Program, Michigan State University
UP 834 and UP 324, Fall Semester 1999, Professor Miriam Rutz
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