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INTRODUCTION
The Master Plan

The Purpose of the Plan

A lot has changed in the City of Howell since the last
visioning process and Master Plan in 2002. The recession of
2008-2009 caused permanent changes in employment and
growth patterns in the region. The population is changing
as the baby boom generation ages. More and more young
people are choosing where they want to live before they
choose a job.

When developing the process, several objectives emerged:

To reflect these changes, the City of Howell leadership
began a unique process in mid-2014. The goal: to set forth
a vision for the future of the City, one focused on people’s
core values for what they want Howell to be. Beyond a
typical Master Plan as required by Michigan State Law,
the City envisioned a living document focused on the
community’s highest priorities/concerns, taking a more
strategic form than previous plans.

2. Provide a decision-making framework linked to our

1. Establish a set of Guiding Values which can be

applied not only in the traditional sense of a
Master Plan (land use decisions), but also budget
decisions, allocation of resources, and general
policy for the City
guiding values.

3. Create a Master Plan for the future development
of the City with an emphasis on character and
form rather than a typical use-based plan, thus
supporting a range of zoning techniques in the City.

4. Clearly communicate the City’s vision of type
and character of future growth, making the
City friendlier for the type of development and
redevelopment that fits in with that vision.

5. Provide a detailed implementation plan and

measurable outcomes (showing the what, who,
when, and how will we know if we succeeded).

Based on these objectives, City staff developed a structure
for the Plan shown in Figure 1. The Vision, Guiding Values,
and decision-making framework inform all City policies,
decisions and investments. From there, the City Budget,
Master Plan, and infrastructure investments follow.
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Vision

Guiding Values
Decision-making
Framework

City Budget

Annual Priorities
Performance
Measures

Table of contents
informed by
Guiding Values and
strategic issues

Zoning Plan
as required by
State Law

Figure 1: The Structure of the Plan
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The Planning Process
The City designed an efficient, strategic planning process
that was focused on the core values of the community.
Five phases emerged, each building on the input received
in the previous phase. As depicted in Figure 2, the City
began with a desire to establish a new vision. The planning
team then progressed through a discovery process, vetted
alternatives and solutions, and created the Plan.

The Role of the Public
Members of the public participated in the development
of the Plan in every phase and through many methods.
During the Discover Phase, citizens were invited to an
online discussion forum, SpeakUpHowell.org, as well as five
Community Office Hours sessions around the City to get
input on things to preserve, create and change in Howell.
Those ideas formed the Guiding Values for the Plan.
The public was next tasked with providing input on specific
priority issues that were raised during Discover. Through
Open Houses and meetings hosted by community members
themselves, residents helped staff and consultants design
Solutions to include in the Plan. Those issues, ranging from
historic preservation to housing to “things to do” in the
City, form the Table of Contents of this document.
The ideas voiced during the process are reflected in the
vision, values, and solutions presented here.

Howell City Hall
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Desire

Discover

Solutions

Document

Adopt

Establish the purpose
Who is going to lead
Deliverable: agreed upon planning process and timeline

Conduct initial public engagement
Define Guiding Values, Questions and Measurables
Inventory existing plans and policies
Develop Community Profile
Deliverables: Vision, Guiding Values and Draft Decision-making Framework

Solicit public input on specific issues/geographic areas identified in Discover
Prioritize issues
Brainstorm solutions, talk about tradeoffs
Design alternatives/solutions/policies (evaluate costs and benefits)
Deliverables: Table of Contents for Plan document, list of issues and potential
solutions to include in Plan

Write the Plan based on solutions/alternatives vetted during Solutions Phase
Finalize decision-making framework tied to guiding values for City Council
Create Master Plan which fulfills requirements of State Law
Deliverables: Final decision-making framework, complete draft of Master Plan

Adopt the Master Plan
Planning Commission approves Plan for distribution to the public and
surrounding governments (63 days)
Public hearing at Planning Commission
Approval by Planning Commission and City Council

Figure 2: Overview of the Phases of the Planning Process
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What’s in the Plan?
The Plan is meant to be a living document, grounded in real
challenges and opportunities. It is meant to be revisited
often and revised as conditions change. The City will use
the continuous input of the public, whether through formal
or informal means, to make sure that the Guiding Values,
plans and policies are still relevant.
Based on the priorities voiced in the Discover Phase, as well
as demographic, physical, social and economic changes
affecting the City, the Plan was divided into the following
chapters:
2 – Guiding Values
3 – City Framework

McPherson Industrial Park

4 – Neighborhoods
5 – Historic Preservation
6 – Work and Play
7 – Small Area Plans
8 – Implementation
Each chapter includes an overview of the existing conditions
related to the topic, the related Guiding Values, a summary
of “what we heard” from the public, and “for the future”
implementation steps.
The Community Profile, developed during the Discover
Phase, provides detailed background information
regarding demographics, housing, economy, environment,
transportation, and land use for the City of Howell,
Livingston County, and adjacent townships. The Community
Profile has been published under separate cover.

Joshua Young
Legend of Sleepy Howell event
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Street trees in bloom

Howell DDA sign
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GUIDING VALUES
Guiding Decision Making

Howell as it Should Be in the Future

The City of Howell’s appointed and elected officials use
this Plan as a guide when making decisions about not only
land use, but housing, transportation, infrastructure and
overall quality of life. More than the typical Master Plan
which provides guidance on how land should be used, the
Guiding Values and Decision-Making Framework presented
here lead the overarching policy for the City.

We then asked people the same question, but about how
they would like to describe Howell in the future. The most
common responses included:
•
•
•
•
•
•

These Guiding Values are based on input from both the
public and City officials. All were asked to identify things
that should be preserved, changed, and/or created in the
City.

But also:
•
•
•

What We Heard
Howell as it Exists Today

Historic
Quiet
Home town

Comparing these answers to the answers to the first
question helps us figure out what we might need to change
about the community and what we need to focus on
preserving.

We asked people to describe the City as it exists today in
three words or phrases. The responses to this question help
to frame the City’s vision statement and provide insight into
how people perceive their community. The most common
responses (which were generally very positive) included:
•
•
•
•
•

Fun
Exciting
Busy
Friendly
A center for activity
Youthful

Based on the common threads in those responses, the
following Guiding Values were developed, debated,
revised, and eventually adopted by the Howell City Council
on October 27, 2014.

Charming
Historic
Friendly/family-friendly
Safe
Welcoming

Vision
The City of Howell will be a prosperous, diverse, familyoriented community that is the center of activity for
the community. The City will be home to a full range of
housing, business, and recreational opportunities in a safe
environment. Our events create a unique sense of place
that attracts people to Howell. We continually look to
the future and adjust to our changing environment while
building on the foundation built by generations before us.
We strive to be a welcoming home town for our current
residents, future residents and visitors.

A couple of the negative descriptors we heard were: old,
dated, and “not sure what it wants to be”.
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Howell has a rich history and promising
future.

Guiding Values
Howell is an evolving, welcoming city for all.
•
•
•
•

•

We recognize the need to grow and adapt while
keeping our friendly, small town character.
As the environment around us changes, we will
work to manage that change in a way that enhances
our core identity.
Our sense of place is based on our strong
neighborhoods, walkability, local businesses,
community events and historic character.
We provide an environment for a wide range of
quality housing opportunities for all ages, abilities
and income levels.

•

The City is a safe place.
•
•

Howell is the center of activity and culture.
•
•
•
•
•

•

We promote special events, activities and
opportunities for public participation that create a
unique sense of place.
We offer a vibrant downtown with year-round
activities for all ages, including a wide variety of
shopping and dining options.
Our
walkable
environment,
recreational
opportunities, natural amenities, and variety of
community groups contribute to our quality of life.
Our unique events bring visitors to Howell.
Our special events are part of our core identity and
bring the community together.

•

•

•
•

The City becomes a better place when residents,
neighbors, the business community and the City
work together. City government will be open,
transparent and accessible. In turn, those who live,
work and play here participate in making Howell a
better place.
We take a pragmatic approach to collaborating
with public and private agencies serving the Howell
community with the goal of enhancing our quality
of life.

GUIDING VALUES

We are a City of neighborhoods where people look
out for each other.
We take holistic approach to safety, making it a
priority in our decisions regarding development,
transportation,
recreation,
public
health,
infrastructure, housing and our codes.
We strive to create a clean, safe, and inviting
physical environment

Quality, efficient municipal services are a
part of our identity.

The City thrives when we all work together.
•

Our City is rich in history, particularly in our historic
downtown buildings and neighborhoods.
While we grow and adapt to our changing
environment, we stay true to what is authentically
Howell.

Our core services, including high quality
infrastructure; maintaining a clean, safe
environment; easy access to emergency services
and public safety contribute significantly to the
high quality of life in the City; they set us apart in
the region.
We constantly strive to maintain and enhance
these services within our fiscal means.
Our departments are efficient and responsive, with
a deep commitment to public health and safety.

Decision-Making Framework
When making decisions, City of Howell officials and staff
will ask the following questions to ensure that the option
chosen furthers at least one, if not several, of the values
in Table 1 while not damaging the others. The measures
shown will be used on an annual basis to evaluate the City’s
progress toward its Guiding Values.
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Table 1: Decision Making Framework Matrix

Guiding Value

Questions

Measurables

Does this action preserve/create variety in
housing products in terms of size (square
New programs, events or developments
footage and/or # of bedrooms) and
that reflect the character of Howell
ownership/rental type?
Diversity in the age, income and racial
Will this action preserve or create housing
diversity of City residents
that is needed?
Howell is an evolving,
welcoming city for all.

Trends in seniors aging in their homes or
Does this action enhance the walkability of
moving to other appropriate housing
the City?
Does this action contribute to Howell’s
sense of place?
Does this action allow the City adapt to
changes happening around us?

Trends in the walkability score of the City
Mix of housing sizes, densities and prices in
new developments

Does this action improve the diversity of Trends in business types (number and % of
tax base)
the business mix?
Does this action bring different groups of Number of months where there are special
activities planned
people together?
Number of private businesses providing
Does this create an event or program activities year-round
H o w e l l i s t h e c e n t e r o f geared toward a currently underserved
activity and culture.
population?
Trends in numbers and types of visitors
Are we allocating appropriate City Variety of dining options in the City
resources to support community events? City resources allocated to supporting
community events (dollar and percent)
Does this preserve important natural
features?
Changes in the demographics of people
who attend events in Howell
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Guiding Value

Questions

Measurables

Trends in attendance by the public at
Does this action help communicate with meetings and comments on website /
social media
everyone in the community?
How will the results of this action be shared Resources devoted to communication
with the community in an accessible way? including printing, mailing, social media
participation and website update.
Are we utilizing an opportunity to work # of website hits
The City thrives when
with another partner in a way that might
we work together.
improve services or reduce costs to our Trend in voter turn out
residents?
# of years in long term partnerships with
Does this ensure that the City does not other agencies
take on more than its fair share of public # of volunteers at events and applications
services for the region?
to fill open board/commission seats

Howell has a
rich history and
a promising future.

Modifications/additions
to
historic
properties that create a new amenity while
Does this action preserve, maintain or
preserving historic character
enhance an historic resource in the City?
Amount of investment in improving/
Does this action welcome new idea, or preserving historic structures
something new that will enhance the City,
while preserving the essence of the City’s Number of structures on the national
register
historic character?
Number of historic buildings renovated for
a new use

GUIDING VALUES
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Guiding Value

Questions

Measurables

Does this action protect and enhance
safety?

Enforcement / removal of dangerous
Does this action contribute to natural buildings
surveillance, where people can see what Trend in number of vacant structures
is going on in public places from private
ones?
Number of site plans reviewed / modified
The City is a safe place.
to increase safety on private and public
Are public spaces (parks, streets, parking property
lots) well lit?
Investment in sidewalk maintenance
Do our policies allow for and encourage
activity in public spaces?

Quality, efficient
municipal services are
a part of our identity.

Does this action improve our level of Investment in City infrastructure
service or create a new service?
Emergency response times
Does this action maintain our level of
services while reducing or keeping costs Number of complaints/kudos to staff
regarding public services
constant?
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Livingston County Seat

Joshua Young
Pink Party in Downtown Howell
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CITY FRAMEWORK
A Framework for Land Use and Design
The City of Howell is a historic City with traditional core
neighborhoods. The “bones” of the City are the traditional
street grid system around which the historic downtown
and neighborhoods are built. The City is largely built-out,
with only a few areas left for significant new development.
The City is comprised of areas with different character, not
necessarily different land uses. This chapter describes the
framework for these character areas, as well as current
zoning districts that fit into each of these areas. Strategies
for the future are included with each framework element.

Framework Map
This Master Plan represents a fundamental shift to view the
City as an urban system with a framework of interconnected
elements, shown on the Framework Map. The map, taking
the place of a future land use map in a traditional plan,
also provides guidance to the community and developers
to the context of the built environment. The Framework
Map will guide the development form and set the design
context of the city through a combination of use-based and
form-based regulations.

Downtown Howell storefront

The Framework elements depict the types of “places” the
City has, each with its own character and mix of uses. In
general, the City is divided into centers, corridors, districts
and neighborhoods that include unique building forms
within the City of Howell. This overall framework is shown
in Figure 3. Each of these elements is further described
herein.

City Park in winter
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Figure 3: Overall Framework Map

CITY FRAMEWORK
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Neighborhoods

Core Neighborhoods

Neighborhoods are where homes are clustered together
along with other small-scale uses that serve the people
that live there. Neighborhoods can include a variety of
housing types, along with other uses such as schools,
churches, parks, and small-scale businesses. Each of the
neighborhoods in Howell has its own character, influenced
by the size, age and architecture of the buildings; the
density; and the layout of the streets, parks and public
spaces.

Core Neighborhoods include both the oldest (such as
Piety Hill) and newest (Town Commons) neighborhoods
in Howell, as well as many in between. They are built on
an inter-connected grid street network so that residents of
these neighborhoods have many options to get where they
need to go. Streets are narrower and straighter here. Most
of the core neighborhoods are connected to the centers of
Howell and the historic corridors (with the exception of the
neighborhoods on the south side of the railroad tracks near
S. Michigan Ave).

Neighborhoods fall into 3 sub-categories shown in Figure 4:
•
•
•
•

Core Neighborhoods
Suburban Neighborhoods
Multiple Family Neighborhoods
Mobile Home Park

Core neighborhoods have a range of residential building
types, with churches, schools, small parks, offices and stores
intermixed. There is also a variety of housing types in the
core neighborhoods. The majority of residences are singlefamily homes, but there are also small apartment buildings
and groups of condominiums scattered throughout.
In general, the lot sizes, widths and building setbacks are
small, with many of the existing homes and lots not meeting
current zoning ordinance requirements.

For the Future of
Core Neighborhoods
The zoning in these areas should allow for a mix
of uses that follows the pattern of current use.
When looking at the zoning districts that make up
the core neighborhoods, the lot sizes, widths, uses
and setbacks must be calibrated to preserve the
character of these neighborhoods. The standards for
lot area, width and density in the residential districts
should be modified to mimic the existing lots. Care
will be taken to make sure that the zoning allows
for building homes and making modest additions to
existing homes given the sizes of the lots that were
platted when the City was first formed.
Applicable zoning districts in the core neighborhoods:
R-1, HL-2, O, B-1, MXD and PUD
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Figure 4: Neighborhoods Framework Map

CITY FRAMEWORK
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Suburban Neighborhoods

Multiple Family Neighborhoods

Suburban Neighborhoods were built in the middle or later
part of the 20th and 21st centuries and were designed
as areas for a single type of housing, either single-family
or multi-family. Generally these neighborhoods were
developed all at once, by a single developer or development
concept. These include what we typically think of as
“subdivisions”.

Multiple Family Neighborhoods are very similar to suburban
neighborhoods except that they were built specifically for
multi-family housing. These areas include large blocks of
apartments, condominiums and duplexes.

In Howell, these neighborhoods are located adjacent to
core neighborhoods and farther from the centers than the
core neighborhoods. In most cases the street network
is designed to carry traffic into the neighborhood, not
through it. Streets here are wider and are more winding
than streets in the core neighborhoods, often including cul
de sacs.

Like suburban neighborhoods, the streets here are not
connected to the larger grid network of the City; traffic is
meant to be directed into and out of the neighborhood
through one or two entry points, but is not meant to pass
through. Multi-family neighborhoods often include large
surface parking areas for residents and visitors.

For the Future of
Multiple Family Neighborhoods

Lot sizes, widths and setbacks in the suburban
neighborhoods are larger than in the core. Any nonresidential uses, other than schools or parks, are located at
the edges, not embedded within the neighborhood.

Multi-family neighborhoods, and their zoning,
are unlikely to change significantly in the planning
horizon unless they are fully redeveloped. Some
multi-family neighborhoods (such as Nelson’s Ridge
and Chelsea) were not completely built-out due to
the Great Recession. Also, many of the multi-family
neighborhoods near Highland Rd. are aging and
in need of maintenance, repair and rehabilitation
to remain desirable. Strategies that the City will
employ to encourage investment in these areas are
included in the Housing chapter of this Plan.

For the Future of
Suburban Neighborhoods
Suburban neighborhoods will have uses limited to
the type of residential for which they were built.
Setback and lot standards will be examined to ensure
that any new development is consistent with the
existing character of the street. As many of these
areas have aging populations, and homes and yards
tend to be larger, the City needs to be concerned
about the stability of these neighborhoods as
demographics shift. This issue will be discussed in
more detail in the Housing chapter of this Plan.

Applicable zoning districts: MF, PUD

Applicable zoning districts: R-1, R-2
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Mobile Home Park

Centers

The Mobile Home Park Neighborhoods is comprised of
the Howell Estates Mobile Home Park. This is a unique,
single use area of the City unlike any other neighborhood.
Ordinances governing mobile home parks are overseen by
the Michigan Manufactured Housing Commission, and the
City has limited jurisdiction.

Centers are the heart beats of the City – the places where
people walk, gather, shop, and meet. A map of the centers
of Howell is included in Figure 5.
Centers
In Howell the centers include the historic downtown and
the northeast commercial area. Each area has a distinct
character (one very historic, the other 21st century), but
they are similar in that they were developed with a mix of
uses in mind. Residences and businesses are integrated by
streets and sidewalks.

For the Future
of Mobile Home Parks
This area has seen significant decline over the last
couple of decades, presenting blight and safety
issues for the residents of the park and the City as
a whole. The City will continue to work with the
owners of the park to remove dangerous buildings
and improve site conditions to meet City standards.
Future study will be required to determine the most
appropriate redevelopment of the site if and when
the mobile home park phases out.

The mix of uses, places where people live, work and shop,
brings an exceptional vibrancy to these parts of the City.
Zoning in the centers includes the districts that allow a
mixture of uses. In the centers, buildings are built up close
to the sidewalk and contain a variety of uses including
retail, restaurants, services, offices, and residences.
Parking is provided, but is generally located either on the
street, behind the buildings, or in the middle with buildings
surrounding it.
For the Future of Centers
The plan proposes to build on the strengths and
improve the weaknesses of these areas to make
them great places. Future ordinances will preserve
the architecture of these areas and require high
standards of new development. New developments
and infill buildings will be designed so that the street
is highly- visible from the buildings; these extra “eyes
on the street” help provide a natural surveillance
and make a corridor feel safe. Policies will also
enable the continued re-use and redevelopment of
buildings, increasing their sustainability.
Applicable zoning districts: CBD, MXD, PUD.

CITY FRAMEWORK

19

MASTER PLAN

Figure 5: Centers Framework Map
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Corridors

General Corridors

Corridors are the streets that connect the City together, and
sometimes divide it. They are the arteries of transportation
into, around and through the City and are home to most
of the commercial areas. Three types of corridors exist in
Howell:

General Corridors are streets that connect the City to
neighboring municipalities and the centers. The general
corridors are home to the bulk of the City’s commercial
land, and the predominant uses are retail and restaurants.

•
•
•

Many of the corridors – East Grand River Ave., far western
Grand River and South Michigan near the I-96 interchange
- are primarily suburban in form and appeal to autooriented commercial uses. Lot sizes are larger than the
historic corridors, with the buildings set back farther from
the road and large parking lots generally located in front.
The shallow lots along many of these corridors no longer
accommodate the larger 21st century footprint of suburban
style buildings with parking in front and lawns on all sides.

Historic Corridors
General Corridors
Medical Corridors

Historic Corridors
Historic Corridors connect the centers of the City with other
corridors and the surrounding neighborhoods. They are
dominated by large, historic homes now used in a variety
of ways –office, retail, bed and breakfast and residences
(single and multi family). Houses of worship and other
civic buildings also line these corridors, interspersed with
smaller homes.

For the Future of
General Corridors
Many of these areas are studied in more depth in
the Small Area Plan sections of this Plan. In general,
zoning standards for parking, landscaping, building
placement, and site amenities should be reexamined
so that future infill and redevelopment is friendly to
people in and out of cars. Because these areas have
been historically very auto-dominated, care will
need to be taken to make sure that outlots and infill
sites are developed with all users in mind.

In historic corridors, the lot sizes and setbacks tend to be
smaller than those in general corridors. Parking areas are
generally smaller as well, and are more often located to the
side or the rear of the business.

For the Future of
Historic Corridors

Zoning regulations will also recognize that a wide
variety of uses may be appropriate in these areas,
and can be designed in a way that is respectful to
the adjacent neighborhoods. Setting up large
buffers (with landscaping, walls, and other means)
are not the only ways to protect the quality of life
in neighborhoods. New buildings can be designed
so that their scale, placement, and form more
seamlessly integrates with adjacent neighborhoods.
The South Michigan Avenue Form-Based District can
serve as a model for these types of standards.

Uses in these corridors will remain flexible allowing
the historic buildings to accommodate changing
markets, traffic patterns, and creative uses that
preserve the historic integrity of the buildings.
Applicable zoning districts: O, HL 1 and 2, B-1

Applicable zoning districts: O, B-1, B-2, S Michigan
Ave District

CITY FRAMEWORK
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Figure 6: Corridors Framework Map
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Medical/Office Corridor

Districts

Finally, the Byron Road corridor is designated as a medical
office corridor due to the unique characteristics in that
area. The corridor is highlighted by the large, St. Jospeph
Mercy Hospital Site. Most of the rest of the corridor
contains associated medical, dental and professional
offices. Other than the hospital site, the lots and setbacks
tend to be relatively small. There is a mixture of parking
arrangements, and many sites appear to be over-parked.

Districts are parts of the city dedicated to a single type of
activity, often attracting visitors from around the region.
Some districts encompass challenging sites, and require
more detailed study to inform future regulation. Districts
are different from the corridors, centers and neighborhoods
in that they generally do not involve a mixture of uses. The
character of the districts evolves from the use itself.
The challenge for regulating any district is to ensure that
they serve their intended purpose without compromising
the quality of life in the surrounding areas. The City must
assure that workers, products and visitors can reach their
destinations easily and safely.

For the Future of
Medical/Office Corridor
The City work closely with the hospital on a
coordinated plan for this area. Future investments
by St. Joseph’s Mercy Health System should
be coordinated with other redevelopment and
improvements along the corridor. Regulations
focus on office space, integration of complimentary
medical uses, shared parking, and buildings with
a scale and character that fits with surrounding
neighborhoods. The City will work with the hospital
on development plans for ancillary clinics and other
complimentary uses.

In Howell there are five specific types of districts:
•
•
•

Employment District
Destination District
Transitional District Southern Development

Employment Districts
Employment districts include McPherson Park, Lucy Rd.,
the MediLodge area on West Grand River Ave. and the
N. National/Sutton/Catrell area. These areas represent
large employment centers, clustered together in single-use
areas. Each employment district has a complex circulation
pattern and due to truck traffic there are typically heavy
transportation impacts.

Applicable zoning districts: O, B-1

For the Future of
Employment Districts
Employment districts are extremely important to
the City, for their contributions to the tax base and
employment opportunities for its residents. For the
future of the employment areas, the City will ensure
that standards are in place to allow for expansion
while protecting the quality of life in neighboring
areas.
Applicable zoning districts: O-1, I-1 and I-2

CITY FRAMEWORK
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Figure 7: Districts Framework Map
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Destination Districts

Tr a n s i t i o n D i s t r i c t s

Destination districts include public and institutional areas
that draw visitors in from a wide area. These districts differ
from small neighborhood parks and elementary schools
in that they are less integrated with their surrounding
neighborhoods and tend to draw in more vehicular traffic.
In Howell the destinations districts include City Park, the
Howell High School and Freshman Campuses, Livingston
County West Service Center, the Livingston Educational
Service Agency, and other active recreation areas.

Transition districts encompass areas where the current
use differs from its surroundings. In most cases, property
in transition districts does not conform to the zoning in
the area. Pockets of old industrial or commercial uses
embedded in neighborhoods are included in this district.

For the Future of
Transition Districts
The City acknowledges the uses in these areas and
allows them to continue. However, they are generally
not allowed to expand given their incompatible
nature and potential negative impacts to the
surrounding area. Future uses and redevelopment
in these districts will integrate with the surroundings
as businesses turn over.

For the Future of
Destination Districts
No significant changes to zoning or use are
anticipated for these areas during our planning
horizon. However, the City will work closely with
these large landowners if circumstances change
and there are any sale, property split or infill
development concepts that arise.

Applicable zoning districts: I-1, R-1

Applicable zoning districts: P, R-1

CITY FRAMEWORK
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Southern Development
This district includes the large, vacant development sites
at the southern edge of the City. Much of this land is
owned by the City of Howell. A wide range of uses and
development concepts have been considered for this area
in the past.

For the Future of
Southern Development
Current thought on the future development of
this district, along with its integration with the
surrounding area, is described in more detail in the
Loop Road Area Plan in this document.

MediLodge of Howell

Applicable zoning districts: PUD, MXD, SMD, R-1, O,
B-1, B-2

Link to Small Area Plans
The policies outlined in this chapter are meant to provide
an overarching, “broad brush” framework for development
in the City. There are several areas that were identified
during the Discover and Design phases of the planning
process that warrant more detailed study. More specific
analysis and recommendations for these areas are included
in the Small Area Plans chapters of this Plan.

Traditional neighborhood development
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West Street Park

Residential neighborhood
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NEIGHBORHOODS
A Place to Call Home

Current Conditions

Neighborhoods are the heart and soul of the City of
Howell. They take up the most area and are the source of
some of the City’s biggest assets. In this chapter, Howell’s
neighborhoods will be examined in detail with a focus on
some of the priority issues brought up during the public
engagement process. The chapter includes a look at
current conditions in the City’s neighborhoods, a summary
of what we heard from the residents, and discussion and
solutions related to the priority issues facing the City.

Demographics

Guiding Values
Howell is an evolving, welcoming city
for all.

•
•
•
•

We recognize the need to grow and adapt while
keeping our friendly, small town character.
As the environment around us changes, we will
work to manage that change in a way that enhances our core identity.
Our sense of place is based on our strong neighborhoods, walkability, local businesses, community events and historic character.
We provide an environment for a wide range of
quality housing opportunities for all ages, abilities and income levels.

The City is a safe place.

•

We are a City of neighborhoods where people
look out for each other.

In 1930, the City of Howell’s population was approximately
3,751. By 1980, the City’s population had grown to 6,980,
an increase of eight six (86%) percent. As shown in Table
2, this substantial growth continued through the 90s,
reaching a population of 9,232 by 2000. The City’s rate of
population growth slowed dramatically during the 2000s,
however, the population of Livingston County and several
of its townships continued to grow at a significant rate.
The nationwide trend of an aging population is also present
in the Howell area. Today, thirty two (32) percent of the
City’s population is between the ages of 35-59. This age
group is generally categorized as families and in many ways
represents the typical needs of Howell residents. According
to SEMCOG projections, the population that will grow the
most between now and 2040 is the 75 and over group.
The group losing the most population will be 35-59 year
olds. This means that by 2030, the largest age group will
no longer be families (35-59) but will consist of residents
65 years and over. By 2040, twenty seven (27%) percent of
Howell residents will be seniors (65+), which means that
the City needs to plan for housing and services for 1,849
seniors.
The median age in the City of Howell is 35.2 years, which is
lower than the countywide average of 40.9 years. However,
the fastest growing portions of the population, and the
segments projected to increase the most over the planning
horizon, are the 65-74 and 75+ age groups. Currently,
approximately thirteen (13%) percent of the population
is over 65, which is comparable to the County and State
population.
Since the 1960, the City of Howell has experienced
growth in both the number of residents and the number
of households, but the average annual rate of growth is
slowing. As shown in Table 4, since 1960 the number of
persons per household has declined beginning with 3.10
persons in 1960 to 2.29 persons in the year 2000.
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Table 2. Population Trends, 1980-2010, City of Howell and Livingston County
Population

Howell, City of
Livingston County

Average Annual
Growth Rate (%)

1980

1990

2000

2010

6,976

8,184

9,232

100,289

115,645

156,951

Percent
Change (%)

19902000
1.28

20002010
0.28

1980-2010

9,489

19801990
1.73

180,967

1.53

3.57

1.53

80.4

36.0

Source: City of Howell, 2006, Community Profile; U.S. Bureau of Census, 2010 Census, Profile of General Population and
Housing Characteristics

Table 3. General Population Characteristics, 2010, City of Howell and Livingston County
Total
Population
Howell, City of
Livingston County

9,489
180,967

Median Age
35.2
40.9

Population by Age Group
65 Years and
Under 18 Years 18-64 Years
Over
No.
% No.
% No.
%
2,206
46,237

23
26

6,006
113,086

63
62

1,277
21,644

13
12

Source: U.S. Bureau of Census, 2010 Census, Profile of General Population and Housing Characteristics

Table 4. Household Characteristics, 1960-2010, City of Howell

Number of
Households
Persons per
Household
Median Household
Income ($)

1960

1970

1980

1990

2000

2010

1,529

1,344

2,664

3,266

3,857

4,028

3.10

2.99

2.51

2.43

2.29

2.25

6,198

11,405

18,389

31,674

43,958

43,094

Source: City of Howell, 2006, Community Profile; U.S. Bureau of Census, 2010 Census, Profile of General Population and
Housing Characteristics
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Another reason for the growth in households without the
corresponding growth in population is the large increase
in the vacancy rate of residential structures between 2000
and 2010. As shown in Figure 8, the vacancy rate in City
neighborhoods increased dramatically throughout the
City during this period. According to the U.S. Census, the
overall vacancy rate increased from 5.9% in 2000 to 11.3%
in 2010. Between 2008 and 2012 a significant number of
the vacant properties were bank-owned. However, as of
February 2015 there were only five bank-owned properties
in the City.

Figure 8. Vacancy Rate by Census Block, 2000-2010

The high number of non-family households in the City of
Howell is a unique characteristic compared to the County
average, as well as similarly sized cities and adjacent
townships. Over thirty six (36%) percent of Howell
households are non-family. As noted in Table 5, a significant
fraction of non-family households consist of older adults
(65 years and over) living alone.
In terms of family households, thirty one (31%) percent of
households have children under 18 years living at home. Of
those family households with children, approximately forty
(40%) percent are single parent households.
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Housing Characteristics
Table 7 provides the housing unit characteristics for the
City of Howell from 1960 to 2010. The number of housing
units has steadily increased during that time period along
with a similar increase in the percentage of renter occupied
housing units. Housing values were also on the increase
until the 2010 census.
Table 8 shows the number of homes by housing value.
From this data it is clear that the City has an abundance
of more affordable housing options (the largest group less
than $150,000) while offering very little above $300,000.
In addition to housing cost, the physical condition and age
of the City’s housing stock is another important housing
characteristic to consider. According to the 2008-2012
American Community Survey estimates, twenty four
(24.1%) percent of all housing units in the City of Howell
were built before 1939. Eighty five (85%) percent of the
housing units were built prior to 2000. The median number
of rooms for a housing unit is 5.1 rooms, with most housing
units with between 2 and 3 bedrooms. Not surprisingly,
owner occupied units tend to have a slightly higher average
household size (2.55) as compared to rental units (2.07).

New suburban style construction in an existing
neighborhood

Figure 9 provides a current comparison of general housing
characteristic between the City of Howell and Livingston
County. The City has a significantly higher percentage
of renters than the rest of the County: forty two (42.5%)
percent of the City’s housing units are occupied rental
units, while only 13.1% of the County’s housing stock are
rental properties to ensure the safety of rental properties
and renters, the City of Howell adopted a rental registration
and inspection ordinance in 2007.
The location of rental properties, particularly single-family
homes being rented, in the City is fairly evenly distributed
as shown in Figure 11. The only neighborhood with virtually
no rental properties is the Caledonia/Inverness area.

Howell Estates mobile home park
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Table 5. Household Characteristics, ACS 2008-2012, City of Howell
Percent of Total
Households (%)

No.
Total Households

3,905

Family Households (families)
Family Household, No Children
Family Household, With Children Under 18 years
Married-couple family
With own children under 18 years
Male Householder, no wife present, family
With own children under 18 years
Female Householder, no husband present, family
With own children under 18 years
Nonfamily Households
Nonfamily Household, Other
Nonfamily Household, Living Alone, Under 65 years
Nonfamily Household, Living Alone, 65 years and Over

2,117
905
1,212
1,364
723
133
79
620
410
1,788
299
934
555

54.2
23.2
31.0
34.9
18.5
3.4
2.0
15.9
10.5
45.8
7.7
38.1
14.2

Source: U.S. Bureau of Census, 2008-2012 ACS 5-Year Estimates, Housing Characteristics

Table 6. Population Projections by Age Group, 2010-2040, Livingston County
2010

2020

2030

2040

Change
2010-2040

Percent Change
2010-2040 (%)

744
533
445
3,043
1,567
951
1,555
651
9,489

1,015
924
640
2,470
1,967
866
1,284
650
9,816

1,590
1,204
570
2,372
1,890
656
1,389
705
10,376

2,190
936
389
2,855
1,868
820
1,671
719
11,448

1,446
403
-56
-188
301
-131
116
68
1,959

194.4
75.6
-12.6
-6.2
19.2
-13.8
7.5
10.5
20.6

Age Group
75 +
65 – 74
60 – 64
35 – 59
25 – 34
18 – 24
5 - 17
Under 5

Source: U.S. Bureau of Census, SEMCOG 2040 Regional Development Forecast
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Table 7. Housing Characteristics, 1960-2010, City of Howell
1960

1970

1980

1990

2000

2010

1,654

1,812

2,859

3,426

4,088

4,551

67.0

66.8

55.3

52.6

56.9

53.4

Number of
Housing Units
% Owner
Occupied
% Renter
Occupied
% Vacant
Median Value

25.4

29.0

37.9

42.7

43.1

46.6

7.6
11,500

4.2
N/A

6.8
48,190

4.7
75,400

5.7
145,200

11.5
131,500

Median Rent

84

135

236

457

673

775

Source: U.S. Bureau of Census, ACS 2008-2012 5-Yr Estimates, General Housing Characteristics

Table 8. Number of Houses by Housing Value, 2008-2012, City of Howell
Housing Value
$1,000,000 or more
$500,000 to $999,999
$300,000 to $499,999
$250,000 to $299,999
$200,000 to 249,999
$150,000 to $199,999
$100,000 to $149,999
$60,000 to $99,999
$40,000 to $59,999
Less than $40,000
Total Owner Occupied Units

Number of Homes
6
0
65
170
280
717
441
203
127
291
2,300

Source: U.S. Bureau of Census, ACS 2008-2012 5-Yr Estimates, General Housing Characteristics
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In Summary:
•
•
•

•

•

•
•

The over-65 population is projected to grow to more
than 27% of City residents by the year 2040.
The City’s population growth is slowing. Increased
vacancies contributed significantly to this in the 2010
census.
The overall health of the housing market, the number
of high school graduates pursuing higher education,
and a common choice among Millennials to postpone
marriage and starting a family also influence housing
characteristics.
A large portion of the City’s housing is rental. Forty
two (42.5%) percent of the City’s housing units are
occupied rentals compared to only 13.1% in the County
as a whole.
The City’s character and charm is largely attributed to its
historic structures and older residential neighborhoods.
Twenty four (24.1%) percent of all housing units in the
City of Howell were built before 1939.
Owner occupied units in the City tend to have a slightly
higher average household size (2.55) as compared to
rental units (2.07).
Almost half of the current housing units are single
family detached units – which corresponds to 1,907
units or 44.7%.

Joshua Young
Michigan Challenge Balloonfest

What We Heard
During the Discover and Solutions phases of the
planning process, we asked several questions related to
neighborhoods in the City. Below is a summary of the
sentiments expressed:
•
•
•
•
•

People feel safe in their neighborhoods.
The tightly knit neighborhoods contribute to the
small town character that residents value.
The fact that people know each other and care
about where they live contributes to Howell’s
identity.
There is general agreement by residents that the
mix of housing types in the City is adequate.
Several participants expressed that larger, more
expensive homes were missing from the housing
mix in Howell (although there was also concern
about how larger homes like this would fit on
typical city lots).

Joshua Young
Concerts at the Courthouse
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Figure 9. Housing Tenure, ACS 2008-2012, City of Howell and Livingston County

79.4%

Livingston County

City of Howell

49.0%

13.1%

42.5%

Source: U.S. Bureau of Census, ACS 2008-2012 5-Yr Estimates, General Housing Characteristics

Figure 10. Housing Units per Structure, ACS 2008-2012, City of Howell

6.8%
1-Unit, Detached

8.4%

1-Unit, Attached
2 Units
15.3%

44.7%

3 or 4 Units
5 to 9 Units
10 to 19 Units
20 or More Units

10.4%
2.7%

Mobile Home
4.8% 7.0%

Source: U.S. Bureau of Census, ACS 2008-2012 5-Yr Estimates, Selected Housing Characteristics
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Figure 11. Rental Properties Map
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What We Heard (Continued)
•
•
•

Higher end condominiums were also seen as a
need, and some particularly mentioned high end
condos for seniors.
The need for housing appropriate for seniors closer
to the downtown area was brought up several
times.
Some mentioned that the historic housing stock
in Howell is a big asset, and that they should be
maintained and attractive.

Issues and Solutions
Neighborhood character
The desirable character of Howell neighborhoods was one
of the City’s most frequently mentioned assets during the
public engagement process. In addition to the people that
live there, neighborhood character is shaped by several
physical features including: lot size and width; the setback
of the homes; whether or not sidewalks are present; the
size of the homes; what types of porches and decks the
homes have; and placement of garages. It is a combination
of these features that distinguish core from suburban
neighborhoods.

Senior housing options

Housing Gaps
Looking at the housing mix in the City, demographic trends
and the feedback received from the public, provides some
direction for what types of housing the City needs in the
future. The City has a wide variety of rental options:
from single family detached homes, to suburban-style
apartment complexes to downtown apartments located
in historic buildings. Rental units, particularly those in
Howell’s walkable, historic downtown, are desirable for
both Millennials who are postponing purchasing a firsttime home and those seeking a more compact urban
setting.

Single family home in a traditional neighborhood

Howell also offers several options for those looking to
buy, including detached single family homes and attached
condominiums.
Several condominium developments
have yet to be fully built-out, so there is even more
supply available in the pipeline. Single family homes are
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also being built on the remaining vacant lots in the Town
Commons and Gallery Park neighborhoods, adding to the
supply of new homes available. Existing homes available
for purchase include everything from large historic homes
such as those found along West Grand River, to suburban
style ranch homes, to smaller homes build in the 50’s and
60’s.
Based on the inventory of existing housing and opinions
expressed by the public during the planning process, types
of housing that are under-represented in the City include:
•
•

Higher-end detached single family homes ($300,000
and up)
Ranch-style condominiums close to downtown,
suitable for seniors

they age: ranch-style condominiums near downtown and
accessory dwelling units (ADUs).
Sometimes known as granny flats, mother-in-law
apartments, or carriage houses, ADUs are a popular with
cities looking at options for senior and affordable housing.
Creating an ADU can offer a viable, affordable housing
choice for aging family members to live near their loved
ones, young-adult children who need to move back
home during hard economic times, and other unique
circumstances. They can also provide an income stream
for a homeowner struggling to pay for and maintain a
larger home. These ADUs can be designed to fit in with
nearly every type of existing neighborhood. Configurations
may include units inside an existing home, attached to an
existing home, or detached but on the same lot.

Neighborhood Design for an Aging Population
For the Future

In addition to the increases in the over-65 population noted
earlier in this chapter, it is also important to note that this
segment of residents is not what it used to be: today’s
older residents are well educated, more active, and more
affluent than previous generations. Most importantly,
more of them express the desire to age in the community
where they currently live.

•

•

However, in addition to safety and independence, today’s
and tomorrow’s active seniors are also looking for rich
social environments; vibrant, walkable neighborhoods;
and access to pedestrian amenities and open space.
Neighborhood design for an aging population is about
promoting access and mobility, engagement, and wellbeing on the individual and group level in a community
setting.

•

To ensure that new and infill homes fit in
with the existing character, calibrate zoning
districts in the core neighborhood to reflect
the smaller lot sizes, widths and setbacks that
exist there.
Similarly, allow porches to be constructed
within the front setbacks without a variance or
special land use in areas with a predominance
of historic homes.
In suburban neighborhoods, include setback
averaging provisions so that newly constructed
homes are placed similarly to surrounding
homes.

There is no single housing solution for serving the City’s
older residents, because needs and preferences are wide
ranging. The City does have some large senior housing
complexes, including Oak Haven Manor (in Victoria Park),
Vista Springs (in Town Commons), and Medilodge for those
needing more medical assistance. There is also a fairly
good supply of smaller homes (on smaller lots) and ranchstyle homes that tend to be preferred by empty-nesters
and those looking for less maintenance. However, there are
a couple of housing types missing from the mix that could
help provide more options for people to stay in Howell as
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In addition to providing options for older residents to
move, the City should also create options for people to
stay in their current home as long as they wish. There is
the potential for many of the older homes in the City to be
retrofitted to be appropriate for seniors of all abilities.

For the Future

•

Mobility and accessibility walk hand in hand with housing
as the most important community planning issues affecting
tomorrow’s seniors. Residents must be able to safely and
comfortably travel around their community. Services
must be readily available, easily accessible, adaptable
and affordable. Vehicular services may include public
transportation, taxi services, senior buses or ride-sharing
services.

•

•

Many seniors will choose or be forced to walk to their
destinations, or may use scooters or wheelchairs. However,
many of the senior housing development are disconnected
from the City’s dense, walkable neighborhood fabric.
Addressing sidewalk gaps, improving pedestrian circulation
at intersections and mid-block crossings are key strategies
for an age-friendly community.
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Continue pursuing rental rehabilitation
funding from the State to encourage building
owners to create more lofts and apartments
downtown; provide design assistance to these
building owners to help bring these projects
to fruition.
For City-owned property near downtown
(such as parcels in the Wetmore/Walnut area
near the Depot), consider the feasibility of
requiring single-level condominiums in the
housing mix for any new development.
Investigate the feasibility of including larger,
higher price-point homes in any development
proposed on City-owned property.
Actively seek out and consult developers of
larger single family home to see if there are
appropriate sites within the City and whether
zoning regulations are in place to encourage
this type of development.
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Figure 12. Accessory Dwelling Units
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For the Future

•

•

Howell Area Historical Society

•

•
•

Senior activities with MediLodge
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Consider creating a grant or low-interest loan
program for homeowners wishing to modify
their homes to make them more seniorfriendly. Eligible modifications could include
handicap accessibility, reconfiguration of
rooms so that there are living quarters on the
first floor, and other examples of universal
design standards.
Add standards for accessory dwelling units to
the zoning ordinance, including:
• Size, setback, floor area, lot coverage,
and height limits so the bulk of the
structure does not dwarf neighboring
homes
• Design standards, such as a
requirement that materials must
match those of the existing principal
structure (home) on the site, roof
pitch, windows, and exterior stairs
• Additional off-street parking spaces
Ensure that there is appropriately zoned,
available property near downtown where
single-level condominiums could be located.
Work with prospective developers to create
these condominiums close to the downtown
area.
Improve pedestrian networks to provide safe
access for all users.
Increase and promote programming for all
residents.

MASTER PLAN
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Queen Anne Victorian style home

Italianate style home
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HISTORIC PRESERVATION
Preserving the City’s History

Current Conditions

The City of Howell’s identity is strongly rooted in its history.
Historic buildings frame the downtown. Turn of the century
homes create the unique character of neighborhoods like
Piety Hill and the West Grand River corridor. Signature
structures like the Livingston County Courthouse, Howell
Opera House and Carnegie Library contribute to the place
that is Howell.

Historic District Studies

Growing and adapting to the changing world around us
while retaining what is best about our history is the subject
of this chapter.

Guiding Values
Howell is an evolving, welcoming city
for all.
•
•
•

We recognize the need to grow and adapt while
keeping our friendly, small town character.
As the environment around us changes, we
will work to manage that change in a way that
enhances our core identity.
Our sense of place is based on our strong
neighborhoods, walkability, local businesses,
community events and historic character.

Howell has a rich history and promising
future.
•
•

Our City is rich in history, particularly
in our historic downtown buildings and
neighborhoods.
While we grow and adapt to our changing
environment, we stay true to what is
authentically Howell.

Creation of Historic Districts in Howell is a topic that has
been much discussed over the last 20 years. During these
discussions, there has been a healthy debate between the
desire to maintain historic structures (and therefore historic
character) in the City versus the rights of private property
owners to make modifications to their homes/buildings
without the City’s interference.
Extensive studies of historic areas have been done in the
City, including the extensive 1986 study “A Historical and
Architectural Overview of Howell, Michigan”. That study
included significant residential areas such as the Piety Hill
neighborhood, as well as the downtown. Information from
that study supported the Howell Downtown Historic District
designation on the National Register of Historic Places in
1987.
To-date, only one of these studies has resulted in a local
historic district however: the Howell Opera House historic
district, created in 2013. This unique, one-building historic
district was created to enable the owners of the Opera
House to apply for historic tax credits.
The United States Secretary of the Interior’s Standards for
Rehabilitation are the basis for any work done to the Opera
House, to preserve the nature of the structure. Although
those standards don’t directly apply in the rest of the
community, they form the basis for historic preservation
that is done in the City of Howell under local ordinances.
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Ordinances
Instead of creating local historic districts, which have a
great deal of regulatory authority over work done on
buildings, the City has opted to use zoning techniques to
help protect some of its historic resources. The Historic
Limited (HL) zoning district was established in 2013 to
provide additional oversight of construction, alterations
and demolitions of historic structures in the West Grand
River Ave. corridor and at the McPherson Mansion on N.
Michigan Ave. Standards were included in the HL district
relating to architectural compatibility, appearance of the
structure from the street, fencing, and demolition by
neglect. The HL district also provided some flexibility in the
use of these (sometimes very large) structures as offices
and bed and breakfast establishments.
In 2011, from concern over office “creep” from the
downtown westward into the residential area of West
Grand River Ave., the City approved splitting the HL district
into two districts: HL-1 which allows for the mixture of
uses contained in the original HL district and HL-2 which is
restricted to only residential uses.

Historic home converted to office

Carnegie Library
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Historic Building Rehab
There have been many successful rehabilitation and
addition projects in the City in recent years, many utilizing
the Howell Downtown Development Authority’s façade
grant program and design assistance available through
Michigan Main Street. Through this program, the City offers
façade grants (up to 50% of the project cost) for building
owners wishing to improve their buildings in accordance
with design guidelines in the downtown. The program has
resulted in significant investments in downtown historic
buildings. A sampling of these projects includes:
Additions
• First Presbyterian Church
• First Baptist Church
• 810 E Grand River Ave.
Interior Rehabilitation
• Howell’s Main Street Winery
• 122 State St.
• State Street Studios
• 108 W Grand River
• Moe’s BarBar Shop
• J. Christoper Salon
• 810 E Grand River Ave.
• Heart of Howell

Opera House

Exterior Renovations
• Down Home Interiors
• Cleary’s Pub
• 121 N. Michigan
• 202 S. Michigan
• Heart of Howell
• Howell Opera House
Through all of these successful rehabilitation projects,
many building owners have run into issues with building
code requirements. The Michigan Rehabilitation Code
for Existing Buildings allows much more flexibility in
retrofitting and reusing historic buildings that do not
conform to the Michigan Building Code applicable to new
buildings. However, there are still challenges with designing
historically appropriate renovations that meet life and
safety requirements and are still economically feasible.

Heart of Howell
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What We Heard
Participants in the master planning process have been very
clear about how important Howell’s historic resources are
to the quality of life in the City. Historic buildings and the
historic downtown were on the top of the list of things
residents said they wanted to preserve about Howell.
These things contribute to the small-town feel, friendliness
and charm of the City that were also frequently mentioned.
Even when looking to how they would like to see Howell in
the future, “historic” was still high on the list of adjectives.

For the Future

•

•

•
•

Continue to ensure that the City’s building
official has particular expertise with
assisting building owners with appropriate
rehabilitation of historic buildings. This
includes knowledge of the Michigan
Rehabilitation Code for Existing Buildings
Work with the Michigan Main Street as
well as local architects to provide a pool of
design expertise for building owners looking
at options for rehabilitating and/or reusing
historic structures.
Provide staff assistance to any neighborhood
or group of property owners wishing to
pursue historic district designation.
Continue to employ a third-party
administrator and pursue funding for rental
rehabilitation grants for downtown buildings.

HISTORIC PRESERVATION
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Familes at fire department event

Historic Howell Theater
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WORK AND PLAY
Enhancing Quality of Life

Current Conditions

Places where people work and play are an extremely
important piece of the quality of life in the City of Howell.
Events, as well as the City’s parks and recreation areas,
got high marks from residents talking about things they
like about Howell. A lot of ideas have been shared about
improving the variety of things to do in Howell, including
shopping, dining, recreation and events. In addition, areas
for employment and entrepreneurship are important to
consider as the City plans for its future. This chapter is
devoted to discussing how to enhance the opportunities
that the City provides residents and visitors to work and
play.

The character of the environment where City residents
work and play is changing. While large companies, including
Thai Summit, Pepsi, St. Joseph Mercy Health System and
others, form the core employment base for the City, small
businesses are responsible for much of the job growth in
the region. Telecommuting is on the rise. And more and
more entrepreneurs are seeking places to start new and
innovative businesses.

Guiding Values
Howell is the center of activity and
culture.
•
•
•

•
•

We promote special events, activities and
opportunities for public participation that
create a unique sense of place.
We offer a vibrant downtown with year-round
activities for all ages, including a wide variety
of shopping and dining options.
Our walkable environment, recreational
opportunities, natural amenities, and variety
of community groups contribute to our quality
of life.
Our unique events bring visitors to Howell.
Our special events are part of our core identity
and bring the community together.

These trends can be seen within the City today. Shared,
flexible office space is now available downtown and
elsewhere. Workers young and old can be seen congregating
in coffee shops and cafes around town. City staff regularly
field inquiries on where new businesses could locate in
the City, many of which have never been contemplated by
the writers of our ordinances. And residents and potential
residents are looking to operate home-based businesses
beyond just small home-offices.
While potential impacts on neighborhoods and surrounding
properties must always be considered, there is a need for
the City to offer some flexibility for new, innovative small
businesses. The South Michigan Avenue Form Based
District, along with the mix of uses allowed in the Central
Business District, are a couple of examples of how the
City has recognized this need and is attempting to provide
flexibility in use.
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What We Heard
We asked to describe how they thought the City of Howell
should be in the future, the most common responses
included:
•
•
•
•
•
•

Fun
Exciting
Busy
Friendly
A center for activity
Youthful

Later in the planning process, we talked to people more
specifically about things they would like to be able to do
in the City. We got a wide range of suggestions (complete
results are included in Appendix B), many of which
were similar to the results of previous outreach by the
Downtown Development Authority. In addition to the
usual suspects, (restaurants and shops), we heard several
unique suggestions including:

Frontal Lobe co-working space

•
•
•
•
•
•
•

Food trucks
Outdoor seating areas not connected to a
restaurant or private business
Ice/roller skating, splash pad and/or place for
campfires
Outdoor winter market
More places like the alley behind DQ
Places like the Cobb Hall patio
Study lounge where students could hang out

Aside from suggestions for particular businesses, a common
thread through much of what we heard was more creative
uses for space in the City. Spaces for people to gather,
socialize, eat and drink, and spend time together. One way
to describe these spaces is a “third place”.
Mark’s Carts in Downtown Ann Arbor

WORK AND PLAY
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These include so-called “third places” are places separate
from the home (first place) and work (second place). Third
places are informal places for interaction, for people to
meet, socialize and relax; much like how the “water cooler”
functions for an office, but for the community. Some basic
goals for third places are:
•
•
•
•
•
•

For the Future
In addition to the business recruitment and
retention activities under the umbrella of the
Downtown Development Authority, there are
several action steps the City can take to create
the types of spaces residents, business owners
and entrepreneurs are seeking:

Free or inexpensive
On “neutral ground” (not associated with any one
business or entity)
Welcoming and comfortable
Food and drink, while not essential, are important
Highly accessible, within walking or biking distance
for many
It’s okay to linger as long as you want

•

The City has some of these already, such as the courthouse
lawn and the library which were often sited as places
people value in the community. While vacant lots are few
and far between in the City, there are some spaces that
could be utilized more fully. Often times, the best way for a
community to create these types of places is to start small,
test out some ideas, and work closely with private property
owners and neighbors to use the space.

•

•

Mark’s Carts in downtown Ann Arbor is an example of a
successful third=place. Mark’s Carts is public-private
partnership to use a vacant lot (previously used for parking)
to set up seasonal food trucks and a common seating area;
essentially, an outdoor food court. The project has created
a vibrant gathering spot for a block of downtown that was
previously lacking in foot traffic, as well as a place where
restaurant entrepreneurs can test out their ideas. Several
of the food trucks that have leased space at Mark’s Carts
have opened bricks and mortar restaurants in the City.

•

•
•
•
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Evaluate new ways to regulate uses in the
City, so that low-impact entrepreneurial uses
are allowed flexibility in location as long as
their impacts on neighbors are minimal. This
may include performance-based zoning,
which focuses on the impacts of the use of a
site more so than what it is used for.
Reconfigure the lists of permitted and special
uses in the Central Business District and other
commercial districts to be more general and
allow for evaluation of uses of space that the
City may not have considered in the past.
Create “pop up” gathering places with
temporary furnishings to test the feasibility
of more permanent projects
Amend the zoning ordinance to allow for
more temporary uses in appropriate areas of
the City, which may be an attractive option
for start-up businesses.
Establish an area for food trucks in the
City. This could be on public property or in
partnership with a private property owner.
Create an ordinance to license and establish
standards for food trucks.
Ensure that ordinances allow appropriate
flexibility in parking requirements to allow
for unique uses that may not require much
parking and shared parking arrangements.

WORK AND PLAY
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Industrial uses in the S. Michigan Avenue Area

Vacant land in the Northeast Area
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SMALL AREA PLANS
Introduction
Guiding Values

Over the years, the City of Howell has experienced
development pressure along the major corridors and
vacant/open space areas outside the historic downtown.
As a way to mitigate suburban sprawl and maintain a
traditional, smart growth development model, the City
developed specific Area Plans for these study areas. The
first Area Plans were created in the late 1990s and early
2000s. Over time the City identified additional study areas.
Area Plans were developed to address community goals
within the identified areas and provide a framework for
future development. In addition to promoting traditional
neighborhood development in the large open space
portions of the City, the City also aimed to establish
coordinated land use patterns within the context of a
mixed use environment, protecting natural features, and
promoting high-quality development. As part of the current
Master Plan update, the City has identified five study areas.

The City of Howell has adopted six Guiding Values
for city-wide planning and decision making. While
all six of these Guiding Values influence policy and
land development in various ways, the following
Values have the largest impact on the study
areas. Other Guiding Values may be identified as
influential within the individual area plans.
Howell is an evolving, welcoming city
for all.

•
•

This Chapter includes the following Area Plans.
•
•
•
•
•

•

Northeast Area / M-59 Area
Loop Road Area
S. Michigan Avenue Area
East Grand River Area
West Grand River Area

•

We recognize the need to grow and adapt
while keeping our friendly, small town
character.
As the environment around us changes, we
will work to manage that change in a way
that enhances our core identity.
Our sense of place is based on our strong
neighborhoods, walkability, local businesses,
community events and historic character.
We provide an environment for a wide range
of quality housing opportunities for all ages,
abilities and income levels.

The City thrives when we all work
together

•

•
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The City becomes a better place when
residents, neighbors, the business community
and the City work together. City government
will be open, transparent and accessible.
In turn, those who live, work and play here
participate in making Howell a better place.
We take a pragmatic approach to collaborating
with public and private agencies serving the
Howell community with the goal of enhancing
our quality of life.
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The Master Plan is designed to be comprehensive and to
guide physical development through capital improvement,
policy, and zoning recommendations. As a result, Master
Plan documents tend to paint with broad brush strokes,
establishing an overall vision for the City. Area Plans, on
the other hand, offer a more descriptive analysis of assets,
opportunities, and challenges for a particular area of
interest. In addition, Area Plans also provide detailed and
site-specific development recommendations regarding
use, building and site design, transportation, and natural
features.
The City of Howell is known for its historic downtown and
charming residential neighborhoods. This strong, central
core has always been the heart of the City’s identity. In
recent decades, the City has shifted more focus to the
principal corridors and undeveloped portions of the City.
These areas have the potential to be major activity hubs for
the community where several City Framework elements
come together. The goal of these small area plans is to
balance economic, environmental, social, and circulation
needs and impacts to create a safe, vibrant, and welcoming
environment for all users.

Downtown Howell

The 2015 Master Plan update has been revised to provide a
City Framework in place of a traditional land use plan. While
the City has previously established Area Plans for the Loop
Road Area, Northeast / M-59 Area, and S. Michigan Avenue
Corridor, the current update has provided an opportunity
to revisit these study areas and ensure the design plans are
aligned with market trends and community needs. The City
has also identified two additional study areas along Grand
River.

I-96 Exit

SMALL AREA PLANS
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Figure 13. Small Areas Map

Northeast /
M-59 Area

West Grand
River Area

East Grand
River Area
S. Michigan
Avenue Area

Loop Road
Area
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Method and Organization

Each Area Plan is divided into the following components:

During the Discover Phase, citizens were invited to an
online discussion forum, SpeakUpHowell.org, as well as
five Community Office Hours sessions around the City
to get input on things to preserve, create and change in
Howell. Those ideas formed the Guiding Values for the Plan
and they also helped identify some of the existing assets,
opportunities, and challenges in each of the five the study
areas.

•

S u m m a r y a n d A n a l y s i s - The introduction
summarizes the location and existing land uses,
while the existing conditions identifies the key assets,
opportunities, and challenges within the study area.

•

R e c o m m e n d a t i o n s – The recommendation
section includes a detailed description of the area
framework elements including land use and site/
building design.

•

I m p l e m e n t a t i o n – The implementation section
provides a matrix of objectives and actions arranged
according to the community goals: protect, create, and
change. The goals section also provides a narrative
vision “for the future” that relates to the priority
actions and possible challenges for the study area.

Each Area Plan identifies and assigns specific objectives and
actions to address the community goals.

Community
Input

For the
Future

Existing
Conditions

•
•
•

Protect
Create
Change

•
•

Guiding Values
Decision Making
Framework

•
•
•

Assets
Opportunities
Challenges

•

Objectives
• Actions

Goals

Figure 14. Small Area Plans Planning Process
SMALL AREA PLANS
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Planning Objectives
While each Area Plan identifies unique objectives and
actions, the following planning concepts are applicable to
all of the study areas:
•

Maintain / Enhance a Sense of Community
– A “sense of place” cannot be created solely by physical
design; planning must go beyond the built environment
and foster a spirit of belonging. Building a sense of
community means holding events, implementing
placemaking, and promoting local business in a way
that is authentic.

•

A M i x t u r e o f U s e s – Part of the appeal of a small
town atmosphere is the mixture of uses. Such a mix
brings about an interest in and spontaneity of activity
that is not often found in a homogenous environment.
A determination of scale and design are inseparable
from a determination of uses.

•

E c o n o m i c G a r d e n i n g - A “growth from within”
approach to economic development designed to
establish an environment for investment which
supports and retains the local talent and the knowledge
economy. The three basic elements to economic
gardening are sharing critical information, providing
high-quality infrastructure and networks, and creating
partnerships and connections.

•

G r e e n I n f r a s t r u c t u r e - A contemporary approach
to the issue of community open space focused on the
interconnected network of natural areas – forests,
floodplains, wetlands, meadows, streams and their
buffers – and parks that conserve natural ecosystem
values and functions. Green infrastructure networks
consist of hubs (regional destinations and nature
preserves), sites (amenities and open space), and links
(natural corridors and trails).

Howell City Park

Farmers’ Market
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•

P l a n n i n g f o r A g i n g i n P l a c e s - A comprehensive
approach to community planning for a diverse and aging
population where quality of life and sense of place is
central. In addition to safety and independence, today’s
active seniors are looking for rich social environments;
vibrant, walkable neighborhoods; and access to
pedestrian amenities and open space. Aging-in-Places
is about promoting access and mobility, engagement,
and well-being on the individual and group level in a
community setting.

•

A c t i v i t y N o d e s – These essential community nodes
help generate identifiable districts and centers, activate
the pedestrian realm, and function as economic and
social destinations. The key characteristics of successful
nodes are activity, demand, and mix. Activity nodes
may focus on retail and entertainment, education
and employment, or they may focus on the needs of
a particular demographic such as aging residents or
teenage society, but the best nodes embrace diversity.

•

P l a c e m a k i n g - A multi-faceted approach to the
planning, design and management of public spaces.
Placemaking capitalizes on a local community’s
assets, inspiration, and potential, with the intention of
creating public spaces that promote people’s health,
happiness, and wellbeing. This approach is commonly
described as creating a “sense of place.” Placemaking
includes the development of public and private open
/ gathering space, wayfinding systems, gateways, and
network of paths leading to authentic destinations.
Placemaking is more than a function of the built
environment, it also includes design process, public
engagement, and community events.

Joshua Young
Arts and culture

Historic character
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•

Street Character and Complete Streets –
The street is an important component of traditional
planning and design. A street network which is properly
scaled and designed will create a more attractive
environment and promote the “sense of community”
referred to earlier. In Michigan, Complete Streets
legislation requires that “roadways [be] planned,
designed, and constructed to provide appropriate
access to all legal users…whether by car, truck, transit,
assistive device, foot or bicycle.” A few relevant street
character types include:
•

Street Boulevard - A multiple lane, divided roadway
that carries significant through traffic and local
traffic. Driveway access to individual businesses
is limited. Sidewalks are wide to accommodate
significant pedestrian activity. Street trees and
medians are planted with tall growing shade trees.

•

Greenway - A street with a recreational function in
addition to transportation. Can be two to six lanes
with linear parks, bikeways, and other recreational
facilities within the public right-of-way. These streets
are often classified as highway, arterial, or business
district streets. Alternatively, the term is also used
to describe linear parks or open spaces where
people and animals can travel in areas dominated
by natural vegetation.

•

Main Street - A two to four lane roadway that
distributes local traffic and is often classified as
an arterial, business district, or primary street.
These streets are lined with activating uses such as
retail, housing, and office uses. On-street parking,
wide sidewalks, street trees, and other special
streetscape elements contribute to city life and
pedestrian needs.

•

Mixed-Use Street - Streets that emphasize
pedestrian circulation while allowing for limited
slow auto traffic. Trees, bollards, and street furniture
are used to mark the pedestrian domain.

•

H i g h - Q u a l i t y D e s i g n – While a detailed set
of design guidelines may need to be developed in
conjunction with Zoning Ordinance provisions, the
City should promote high-quality design for new
development. Design of building architecture strongly
influences the character of the development. Good
design responds to the current environment without
replicating or competing. It also offers visual interest
at a variety of scales, with attention to brick coursing,
treatment of windows and entrances, design of
overhangs and seating, and the overall massing and
geometry of the building.

•

D e s i g n t o H u m a n S c a l e – The relationship of
design to human scale should be a primary concern
in every aspect of development, including the color,
texture and design of buildings, the type and density
of landscape plantings, the location and connectivity
of walkways and building entrances, and the width of
the design.
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Walkable mixed use commercial node

High density residential
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NORTHEAST AREA / M-59 AREA
Summary and Analysis
Guiding Values

The first Northeast Area corridor study and concept plan
was prepared in 1999. The plan was initiated by proposed
Planned Unit Development (PUD) projects and discussion of
future annexation of adjacent township property. In the last
fifteen years, the area has developed following the concept
of a traditional neighborhood development and mixed
use, pedestrian-oriented environment. There has been
an emphasis on coordination in terms of infrastructure,
design, circulation, and pedestrian connectivity. The area
still has significant development potential. Recently, the
Howell community has experienced some conflict between
the desire for a walkable, mixed-use neighborhood
environment and the desire for convenience and service
uses along M-59.

In addition to the principal Guiding Values identified
in the chapter introduction, the following Guiding
Values are also significant to the development of
the Northeast Area.
The City is a safe place.

•
•

Location

•

The Northeast / M-59 Area contains 255 acres of land
in the northeast portion of the City. The area consists of
properties fronting Highland Road (M-59) to the north and
south, generally between Oak Grove / Michigan Avenue
to the east and the Great Lakes Central Railroad line to
the west. The area also includes Jonna’s development on
the southeast corner of Highland Road and N. Michigan
Avenue. Other major developments in this area include the
Crossroads Town Center, Gallery Park, and Town Commons.

We are a City of neighborhoods where people
look out for each other.
We take holistic approach to safety, making
it a priority in our decisions regarding
development, transportation, recreation,
public health, infrastructure, housing and our
codes.
We strive to create a clean, safe, and inviting
physical environment

Quality, efficient municipal services
are a part of our identity.

•

•
•
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Our core services, including high quality
infrastructure; maintaining a clean, safe
environment; easy access to emergency
services and public safety contribute
significantly to the high quality of life in the
City; they set us apart in the region.
We constantly strive to maintain and enhance
these services within our fiscal means.
Our departments are efficient and responsive,
with a deep commitment to public health and
safety.
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Existing Land Use
In the 1990s, much of the Northeast Area was still open
space and agricultural land. Through the PUD process
and MXD, Mixed Use District Zoning, the City was able to
influence site design and development to realize the vision
of a traditional neighborhood, with an emphasis on mixed
use and a variety of housing types to support commercial
and recreational uses.
Today, the Northeast Area / M-59 contains a mix of land
uses including single family residential, multiple family
residential, commercial, and public use. There are also
some large vacant parcels available for future development.
As the housing market recovers, the City has seen more
residential construction, particularly single family. There
has also been recent commercial activity including outlot
development and the recent completion of the Kroger
fueling station at Crossroads Town Center. A significant
road project in the Northeast Area was the reconstruction
of Highland Road (M-59) as a boulevard. The project also
included the construction of sidewalks and a boardwalk
along the wetland area near Victoria Park, known as the
Crosstown Trail.

Community amenities

Single family homes
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Existing Conditions
Distinguishing Features
The Northeast / M-59 Area is characterized by a variety
of housing types in close proximity to commercial and
service uses. The area is family-friendly, well maintained,
and has great potential. The built environment is
characterized by high-quality design, purposeful internal
pedestrian systems, and a defined street wall. Overall, the
development within the study area reveals a particular
focus on façade transparency, variety in material choice,
attention to human scale, and consideration of roof lines
and building proportions.
Highland Road (M-59) is a high-travel corridor used
by residents and commuters living and working in the
Howell area. While the wide boulevard and careful access
management is beneficial for the safety and efficient
travel of motorists, the lack of pedestrian crossings and
interrupted non-motorized facilities at the Oak Grove
intersection creates a neighborhood that is visually
and physically isolated from the older fabric of the City.
Therefore, maintaining a commitment to a mixed use,
pedestrian oriented pattern of development should remain
a priority. Otherwise, the area may devolve with a land
use pattern that is characteristic of a typical high volume
roadway corridor.
The area is well positioned to meet the needs of an aging
population, with several condo developments, senior
housing, and assisted living facilities in close proximity to
a grocery store and the Byron Road medical corridor to the
west. However, due to the M-59 barrier, a car is necessary
to access Bryon Road. There is a large number of rental
properties in the area, particularly south of Highland
Road. The area balances density and nature, and has been
developed in such a way that the wetlands and stormwater
management facilities provide amenities for residents.
Other amenities include regional ball fields and private
development gazebos and playgrounds.

M-59 / Highland Road - Michigan Avenue intersection

Commercial uses

64

SMALL AREA PLANS

CITY OF HOWELL

Figure 15. Northeast Area / M-59 Area Existing Conditions Map
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Summary of Area Priorities
Using the community input from the Discover phase and analysis of the study area, the following assets, opportunities,
and challenges were identified as area priorities. The map is accompanied by a table. This list of area priorities was used
to establish the goals, objections, and actions for the area plan.

Table 9. Northeast Area / M-59 Area Priorities
1. Strong anchor development for mixed use node
2. High quality, pedestrian-scaled environment

Assets

3. Well-established multiple family neighborhood
4. Mix of housing types, with housing and services for aging population
5. Crosstown Trail non-motorized path

Opportunities

6. Vacant land with potential for development
7. Existing community amenities including ball fields, private open space, and boardwalk
8. Lack of pedestrian facilities along Highland Road

Challenges

9. Lack of pedestrian connections across Highland Road
10. Commercial vacancy in mixed use sites
11. Incomplete core neighborhood fabric
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Figure 16. Northeast Area / M-59 Area Framework Map
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Recommendations

•

Framework
The City Framework provides a vision for future land use as
well as guidance on the design and character of the built
environment. Compared to a traditional Land Use Plan,
the Framework elements emphasize a greater mix of uses.
Development in the City shall be compatible with existing
uses and the overall vision for the area, as determined by
the Framework.

District – The Northeast / M-59 Area is also centered
on a destination district which includes the Northwest
Elementary School and baseball/softball fields along
Highland Road. This district offers regional recreation
opportunities for Howell area residents, particularly
youth. If redeveloped in the future, the site should
continue to provide some elements of recreation and
entertainment. Improving non-motorized access to the
site and enhancing bicycle facilities is recommended.

The Northeast Area consists of the following Framework
elements.
•

Neighborhood – The residential fabric north of Highland
Road, including Town Commons and Gallery Park, shall
continue to be developed as a core neighborhood. Core
neighborhoods are characterized by higher-density
residential, on-street parking and rear alleys, defined
pedestrian realm with attractive streetscape elements.
The area south of Highland Road will likely remain
multi-family neighborhood, providing a range of rental
options and higher density residential development.
These areas are more internally focused, providing
a range of recreational and wellness amenities for
residents, but it is equally important for multiple family
neighborhoods to be well connected to retail, schools,
and services.

•

Center – The mixed use center is the core of the
Northeast / M-59 Area, and includes Crossroads
Town Center, Jonna’s Market development, and the
frontage portions of Town Commons, Gallery Park,
and Victoria Park. The mixed use center is the place
where people meet, gather, and fulfill daily needs. The
center will evolve over time to meet the needs of the
community. Future development should be designed
with high quality materials, transparency, harmonious
proportions, visual scale, and building use flexibility.
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Implementation
Planning Objectives
The following Goals, Objectives, and Actions will guide the future development of the study area:

Table 10. Northeast Area / M-59 Area Objectives

Goals
Preserve

Objective

Action

When

High-quality, pedestrian
scaled development

Maintain Mixed Use and PUD zoning
Maintain Design Guidelines
Develop senior housing options
Complete residential build-out
Develop outlots with compatible uses
Maintain pedestrian oriented design
Maintain recreation and entertainment
component for new development along
Highland Road
Create Crosstown Trail non-motorized
connections
Study pedestrian crossing options at Welland
and Bower, including pedestrian bridge and
at-grade signalized crossings
Build-out single-family residential

Ongoing
Ongoing
2-5 years
2-10 years
2-10 years
Ongoing
5-10 years

Develop key sites along Highland Road / M-59

2-10 years

Mix of housing types
Strong mixed use center

Create
Community amenities

Pedestrian and nonmotorized connections

Change
Commercial and residential
vacancy
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For the Future
No significant changes to zoning or use are anticipated for
Northeast / M-59 Area in our planning horizon. The vacant
sites can be developed under the current framework and
traditional neighborhood model. Development of key sites
and complete build-out of the Town Commons and Gallery
Park residential areas will help realize the vision of a mixed
use center. The community would like to see a thriving
Northeast / M-59 Area that is welcoming to and supportive
of a variety of residents, including families and seniors.
The area shall provide for a mix of use complementary
to existing commercial businesses, and fulfill community
demand for dining, continuing education and test prep,
health and wellness, and home improvement needs.
The Northeast / M-59 shall maintain a pedestrian
orientation and scale (and create one where it doesn’t
exist now), acting as a hub for adjacent core and multiplefamily neighborhoods, as well as day time population and
non-motorized traffic. New development shall provide
amenities, complete pedestrian connections, and respond
to market needs in a way that integrates with the existing
social fabric and built environment. Enhancing pedestrian
connections is critical to vibrant, walkable, and familyfriendly environment. Possible strategies include the
completion of the non-motorized paths along Highland
Road to the east and a mid-block pedestrian crossing at
Welland and Bower Road. A pedestrian bridge will create a
sense of destination and a gateway for the north side of the
City, as well as improve connectivity and reduce automotive
dependence for neighborhood residents, but it is a costly
project. Alternative at-grade, signalized pedestrian crossing
options should also be evaluated and considered. Overall,
improving access and services for youth and seniors will
enhance the sense of community within the Northeast /
M-59 area.

Natural setting

Housing options
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I-96 Exit ramp

Loop Road Area storage
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LOOP ROAD AREA
Summary and Analysis
Guiding Values

The first Loop Road Area Plan was prepared in 2001. The plan
was initiated by the desire on the part of the City and the
Livingston County Road Commission (LCRC) to consider an
alternative truck route through central Livingston County.
The underdevelopment of the area provides a unique
opportunity for the City of Howell to stimulate a pattern
of new development that maintains and respects the
existing natural features, underground wells, and adjacent
developments while providing for housing, industry, and
employment, and advancing community priorities related
to economic growth, transportation, and sustainability.

In addition to the principal Guiding Values
identified in the chapter introduction, the
following Guiding Values are also significant to
the development of the Loop Road Area.
The City is a safe place.

•
•

Location
The Loop Road Area contains 650 acres of land in the
southeast portion of the City. The Loop Road Area is
bounded to the west by Pinckney Road / S. Michigan Avenue
(D-19), to the east by the Great Lakes Central Railroad, and
to the south by I-96. The northern boundary is determined
primarily by the existing development pattern so as to
exclude the well-established residential neighborhood to
the north as well as commercial uses along Grand River.
Major developments in this area include the City’s water
and wastewater treatment plants and the recycling centers
and salvage yards along National Street and Lucy Road.

•

We are a City of neighborhoods where people
look out for each other.
We take holistic approach to safety, making
it a priority in our decisions regarding
development, transportation, recreation,
public health, infrastructure, housing and our
codes.
We strive to create a clean, safe, and inviting
physical environment.

Quality, efficient municipal services
are a part of our identity.

•

The Loop Road Area excludes the frontage properties along
S. Michigan Avenue (D-19) north of the interchange and
those along E. Grand River because these properties are
part of the S. Michigan Avenue and the East Grand River
Areas respectively. While these areas are being presented
separately, it is important to consider the interrelations
and impacts of land use, development, transportation, and
natural resources between the study areas.

•
•

Our core services, including high quality
infrastructure; maintaining a clean, safe
environment; easy access to emergency
services and public safety contribute
significantly to the high quality of life in the
City; they set us apart in the region.
We constantly strive to maintain and enhance
these services within our fiscal means.
Our departments are efficient and responsive,
with a deep commitment to public health and
safety.

Until recently the property (226 acres) abutting the I-96
right-of-way and extending north along Lucy Road was
under the jurisdiction of Marion Township. Through a P.A.
425 Agreement all of the land has since been brought into
the City of Howell.
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Existing Land Use
The Loop Road Area is predominantly vacant / open space
with the exception of some industrial uses and utilities,
which include recycling, auto salvage, the former Lucy Road
Landfill, and gas storage wellheads operated by the City of
Howell and Southwest Gas Storage Co. (CMS Energy). There
are some single family homes scattered along National
Street and Lucy Road, many of these properties are under
the jurisdiction of Marion Township. While the Lucy Road
Landfill site was previously identified as a park that vision
has not been realized.

Auto salvage use
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Existing Conditions
Distinguishing Features
The Loop Road Area provides a possible connection
between the S. Michigan Avenue Area to the west and the
East Grand River Area to the north. While this connection
is proposed primarily as an alternative truck route, there
is potential for expanding the City’s non-motorized system
as well. Northwest of the study area is a well-established
residential neighborhood, while the City’s Department of
Public Works operates a warehouse at the southeastern
corner of the neighborhood. There is also a residential
neighborhood and school across the CSX Railroad and west
of the study area, formally known as Fowler Heights, along
with a pocket of single-family homes to the south along
Lucy Road. The area has high visibility from I-96 and has the
potential to connect two of the City’s major commercial
corridors; however, the area is divided by the CSX Railroad
line and is further limited to a single, at-grade railroad
crossing along Lucy Road.
The area is largely characterized as wetland, with significant
tree coverage. However, there has been some clearing due
to existing wellheads and gas storage. These undevelopable
lands significantly fragment the site and present challenges
to creating a unified development. The Marion and Genoa
Drains traverses the land south of the railroad tracks from
southwest of I-96 and Pinckney Road, north along the
southern boundary of the wastewater treatment plant and
then south to the intersection of Lucy Road and I-96. Due
to the importance of the Drain in carrying runoff to the
south branch of the Shiawassee River, its presence needs
to be considered in the siting, stormwater management,
and construction of any future development within the
southern portion of the study area. Over the years, a
number of factors have presented challenges to possible
development in the area. These include the number of
wetlands, the muck soils, the gas storage lines, and the
wellhead protection zones.

CSX railroad

Great Lakes Central railroad
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Figure 17. Loop Road Area Existing Conditions Map
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Summary of Area Priorities
Using the community input from the Discover phase and analysis of the study area, the following assets, opportunities,
and challenges were identified as area priorities. The map is accompanied by a table. This list of area priorities was used
to establish the goals, objections, and actions for the area plan.
Table 11. Loop Road Area Priorities
1. Direct access to I-96

Assets

2. Flexibility in use
3. Well-established core neighborhoods to the north
4. Natural features

Opportunities

5. Alternative truck route
6. Reuse of the Lucy Road landfill site
7. Redevelopment opportunities near the Grand River and S. Michigan Avenue corridors
8. Soils not suitable for development
9. Gas storage and wellheads

Challenges

10. Township islands
11. Limited to one railroad crossing
12. Perception of existing land uses including waste water treatment plan and auto salvage
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Recommendations
Framework
The City Framework provides a vision for future land use as
well as guidance on the design and character of the built
environment. Compared to a traditional Land Use Plan,
the Framework elements emphasize a greater mix of uses.
Development in the City shall be compatible with existing
uses and the overall vision for the area, as determined by
the Framework.
The Loop Road Area consists of the following framework
elements.
•

District – The eastern portion of the area is partially
developed as industrial. The City has the opportunity to
further develop this portion of the Loop Road Area as
an employment district, with a focus on sustainability
and technology. The City’s water and waste water
treatment plan is also planned as employment district.
Just south of the Howell Promenade Shopping Center,
there is a small transitional district. This area is nonconforming with current zoning and is not compatible
with existing land uses. This area should be developed
in a manner that is consistent with adjacent properties.
The remainder of the site is designated as southern
development district. Due to the constraints of the
site, the City has planned for flexibility in terms of
use and use location. Overall, the City would like to
see a compatible mix of uses that contributes to the
economic growth and stability of the Howell area. The
development should take advantage of the convenient
access to I-96, transition effectively from the existing
adjacent uses, and also respect the natural features of
the site. Wetlands cover nearly 46% of the area and
should be preserved and integrated into the design of
future private development where possible.
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Implementation
Planning Objectives
The following Goals, Objectives, and Actions will guide the future development of the study area:

Table 12. Loop Road Area Objectives

Goals

Objective
Natural areas include
wetlands, woodlands

Preserve
Residential neighborhoods

Connections

Create
Economic growth

Change

Area perceptions and
NIMBY-ism

SMALL AREA PLANS

Action

When

Create City park and open space preservation
surrounding wetland area and utilize natural
features for trail connection
Prioritize LID and stormwater management for
private development
Develop multiple-family residential as
transitional use
Integrate multiple-family and commercial
development into a mixed use node
Establish Loop Road as alternative truck route
Utilize complete streets principal in creating
the internal street network
Plan for Crosstown Trail connection and nonmotorized railroad crossing
Plan for employment district with office,
commercial, and industrial uses
Plan for regional commercial, entertainment,
and hotel near I-96
Establish connections between new industry
and Howell Public Schools
Rebranding Loop Road Area as a “sustainable”
employment district
Explore a solar energy field at the Lucy Road
formal landfill site

5-10 years
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Ongoing
5-10 years
5-10 years
2-10 years
Ongoing
2-10 years
2-10 years
5-10 years
5-10 years
2-5 years
5-10 years
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For the Future
The City of Howell recognizes the need to balance tradition
and historic preservation with innovative planning and
development that meets the needs of the new economy.
Located on the edge of the City, the Loop Road Area
became home to uses that were considered incompatible
with the City’s core neighborhoods and historic downtown
over time. That being said, the Loop Road Area is well
positioned to provide a hub of activity with vibrant
residential neighborhoods transitioning into to commercial,
office, mixed-use, and industrial uses. Energy production,
water and waste water treatment, and other services
are essential functions of a City, but they tend to be met
with a “not-in-my-backyard” attitude. The Loop Road Area
redevelopment process may require rebranding; placing
a high focus on green building design, low impact design
(LID), alternative energy, and other sustainable practices.
In the future, the Loop Road Area could provide for office/
research in campus setting, preserving the woodlands
and wetlands as elements of the site design. The Lucy
Road landfill site provides an opportunity for a solar field
or alternative energy installation. The Loop Road Area
is bordered by core and multiple family neighborhoods
to the north. The study area may support multi-family
neighborhood which is mixed income, integrated with the
existing neighborhood fabric, and functions as a transition
between existing residential land use and the new
commercial and employment development.

In the event that this area is built-out, additional internal
roads will be necessary along with improvements at S.
Michigan Avenue (D-19) as well as Lucy Road and National
Street. Road infrastructure shall follow existing gas and
wellhead pathway system where possible in order to
preserve wetlands and watercourses as amenities for
future development. A non-motorized path system, as
proposed by the Crosstown Trail study, will help connect
the neighborhoods and commercial node. Boardwalks,
bike routes, and walking paths offer amenities to existing
core and multiple-family neighborhoods as well as future
the employment district. The WALLY commuter rail project
may impact the Loop Road Area in the future. While the
Howell Depot is an obvious first choice, this site offers an
alternative or secondary station location, convenient for
the future employment district, and with amble space to
accommodate a commuter parking lot for those traveling
out of the City for work or school.
The Loop Road area has significant development potential
which will bring economic growth and a sustainability focus
to the Howell area. The City recognizes that the challenges
posed by the study area will require comprehensive
planning and innovative design to accomplish the vision for
the destination and employment district.

The southwest portion of the Loop Road Area, near the I-96
ramp, is well positioned for retail, entertainment, and hotel
development. While the area is outside the S. Michigan
Avenue Form Based District, development should provide a
high-quality environment that serves future neighborhood
and employment development within the Loop Road
Area, as well as highway traffic. Additionally, the property
directly south of the Howell Promenade Shopping Center is
also well positioned for commercial or mixed use.
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S. Michigan Avenue streetscape improvements

Transitional area
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S. MICHIGAN AVENUE AREA
Summary and Analysis
Guiding Values

The first S. Michigan Avenue Area study and concept plan
was prepared in 2008 by a team of consultants. The plan
was initiated by the City’s desire to improve the aesthetic
quality, traffic congestion, and economic vibrancy of the S.
Michigan Avenue (D-19) corridor. Specifically, the City hoped
to establish a safe and attractive environment for motorists
and pedestrians, which also provides a ripe investment
environment for new business and development. This
planning process resulted in the creation of a streetscape
improvement plan and the D-19 Corridor Concept Plan.
The Concept Plan provided the foundation for the S.
Michigan Avenue Form Based Zoning District, which was
adopted by the City in 2014.

In addition to the principal Guiding Values
identified in the chapter introduction, the
following Guiding Values are also significant to
the development of the S. Michigan Avenue Area.
The City is a safe place.

•
•

Location

•

The S. Michigan Avenue Area contains 93 acres of land in
the south portion of the City. The S. Michigan Avenue Area
is bounded by I-96 to the south and Sibley Street to the
north. The area incorporates all frontage properties along
the corridor as well as other parcels strategically selected
based on use and/or location. The S. Michigan Avenue Area
incorporates a significant portion of the form based district,
but the study area is not identical to the zoning district
boundary. The area includes an important transitional
segment between the CSX Railroad crossing and Howell’s
downtown to the north. The City recently implemented
the streetscape improvement plan, adding street trees and
pedestrian facilities along the length of the S. Michigan
Avenue Form Based District and installing a boulevard
along the Southern Portal.
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We are a City of neighborhoods where people
look out for each other.
We take holistic approach to safety, making
it a priority in our decisions regarding
development, transportation, recreation,
public health, infrastructure, housing and our
codes.
We strive to create a clean, safe, and inviting
physical environment.

SMALL AREA PLANS

CITY OF HOWELL

Existing Land Use
The area contains a variety of existing land uses which
gradually transitions from highway commercial near
the I-96 ramp to residential and local commercial closer
to downtown. The area has developed overtime and is
generally characterized by small lots and single-story
development; however, there are several large sites
south of Mason Street. The S. Michigan Avenue Area is
largely highway commercial and vacant property south
of Morgan Street. There is single-family residential, onestory office, highway commercial, government, and vacant
property from Morgan Street north to the railroad tracks.
The segment north of the railroad is characterized by
residential, government, and public uses. The railroad is a
significant dividing line within the corridor. It has also been
the origin of several incompatible and non-conforming
uses along the railroad corridor.

Auto-oriented commercial

Local business
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Existing Conditions
Distinguishing Features
The S. Michigan Avenue Area is close to downtown, a
well-established core neighborhood, and the McPherson
Park industrial area. The S. Michigan Avenue corridor is
the southern gateway to the City of Howell from I-96. The
character of the corridor changes dramatically moving
north, as the highway commercial uses give way to a dense
neighborhood fabric. The streetscape includes sidewalks,
trees and landscaping, fencing, seating areas, pedestrian
lighting, and wayfinding signage, which enhances the
user experience and navigation of the corridor. While
many of the businesses have large freestanding signage,
commercial signage is not a dominant element in the
environment. However, many of the properties are setback
from the street with large parking lots in the front yard.
There is a lack of pedestrian connections from the sidewalk
to the businesses.

Industrial uses

This corridor also functions as a major truck route between
the highway and the City’s commercial and industrial areas,
by way of Mason Road and Marion Street. Truck traffic is a
concern for residents and community members, and may be
a deterrent to pedestrian scale development. The segment
between Mason Road and the railroad tracks presents
various challenges to non-motorized transportation and
economic vitality. There is a physical and visual disconnect
between the south and north end of the corridor due to
the topography of the railroad crossing and incompatible
land uses.
It is obvious that the corridor developed incrementally
over time without a consistent vision for land use and site
design, contributing to land use conflicts and a disorganized
development pattern. The properties vary significantly
in terms of frontage width and property depth, however,
building heights are generally one-story. There are several
vacant parcels ready for development dispersed along the
corridor. Other significant sites in and around the study
area include the former Alpha Tech site, Howell Estates
mobile home park, the Goodyear Plant, Kensington Inn.

Signage along S. Michigan Avenue
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Figure 19. S. Michigan Avenue Area Framework Map
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Summary of Area Priorities
Using the community input from the Discover phase and analysis of the study area, the following assets, opportunities,
and challenges were identified as area priorities. The map is accompanied by a table. This list of area priorities was used
to establish the goals, objections, and actions for the area plan.

Table 13. S. Michigan Avenue Area Priorities
1. Direct access to I-96
2. Recent streetscape improvements

Assets

3. Available development sites (vacant land)
4. Connection to downtown, well-established core neighborhood, and McPherson Park
industrial area
5. Post Office
6. Proposed roundabouts
7. Connection to the Loop Road Area

Opportunities

8. Potential improvement/redevelopment of motel and mobile home park
9. Traditional street grid with opportunities for enhancing pedestrian environment and
encouraging high-quality design
10. Transitional block for start-up business and redevelopment
11. Township islands
12. Small parcels preventing meaningful redevelopment

Challenges

13. Commercial and industrial properties creating barriers to neighborhoods
14. Railroad as dividing line and barrier to downtown
15. Non-conforming uses along railroad
16. Existing truck route to Grand River Avenue
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Figure 20. S. Michigan Avenue Area Framework Map
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Recommendations
Framework
The City Framework provides a vision for future land use as
well as guidance on the design and character of the built
environment. Compared to a traditional Land Use Plan,
the Framework elements emphasize a greater mix of uses.
Development in the City shall be compatible with existing
uses and the overall vision for the area, as determined by
the Framework.
The S. Michigan Avenue Area consists of the following
framework elements.
•

Neighborhood – The properties north of the railroad
crossing are planned for core neighborhood. This
section of the corridor is primary residential with
some local commercial and important community
site, including the post office and the funeral home.
The area is characterized by traditional neighborhood
fabric, human scale built environment, and mature
trees. While the area is generally built-out, there is
potential for redevelopment and site improvements.

•

Center – The properties north of Sibley are planned
for downtown center. This is the transitional block
between S. Michigan Avenue and downtown Howell.
It is important to connect this area to the central
business district.

•

Corridor – The segment between the railroad crossing
and I-96 ramp shall be developed a general commercial.
Generally, the area transitions from highway service
at the south end to local commercial and mixed use
or higher density residential to the north. There is an
opportunity to develop activity nodes at the major
intersections and enhance the overall environment by
establishing a defined streetwall and completing the
pedestrian network. The design, character, and land of
the new development shall be guided by local needs.
Live/work units and ground floor commercial/office
with upper story residential is a desirable use for the
northern portion of the corridor.
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Implementation
Planning Objectives
The following Goals, Objectives, and Actions will guide the future development of the study area:

Table 14. S. Michigan Avenue Area Priorities

Goals

Objective
Access

Preserve

Investment environment
Safe, efficient circulation
networks

Sense of place and gateway

Create

Complimentary mix of uses

Traffic congestion

Change
Character

SMALL AREA PLANS

Action

When

Construction of South Portal Pinckney Road
and I-96 roundabout
Maintain and enhance streetscape
Continue to promote relationship between
local businesses and Howell DDA
Shared parking facilities in rear or side yards
Pedestrian connections in private
development
Establish design guidelines or extend Form
Based Zoning District north of Morgan Street
Promote DDA façade rehab
Install welcome gateway at south portal
Development and redevelopment of key sites
Promote higher density residential and live/
work units between Morgan and Sibley Street
Encourage lot consolidation near Morgan
Street intersection
Annex township parcels
Develop Loop Road alternative truck route
Improve access management
Address railroad crossing
Support residential rehabilitation and
development of new housing types
Require landscape and screening between
frontage properties and adjacent residential

5-10 years
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Ongoing
Ongoing
2-10 years
2-10 years
2-5 years
2-5 years
5-10 years
2-10 years
5-10 years
2-10 years
2-10 years
2-10 years
Ongoing
5-10 years
2-10 years
Ongoing
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For the Future
While S. Michigan Avenue offers direct access from I-96,
the City would like the corridor to exhibit more smalltown charm and convey the vibrancy and identity of the
local Howell community. The south portal should provide
a gateway to the community. The S. Michigan Avenue
provides many important functions for the City includeing
highway use and neighborhood services, but it requires a
spatial reorganization of uses.
Highway commercial uses should be regulated to the south
end of the corridor, transitioning into local commercial,
high density residential, and mixed use sites. The City
can create greater density and a more defined streetwall
with two-story development and small setbacks. More
meaningful development can be accomplished through
lot consolidations, particularly near the Morgan Road
intersection.

The major priorities for the northern segment include
redevelopment and screening. Some of the potential
redevelopment sites include the commercial properties on
the west side of S. Michigan Avenue between Mason and
Pinckney Road, the Diamond Chrome Plating property north
of the railroad tracks, and the general area between the
railroad tracks and Livingston Street. Given the proximity to
downtown, the area would benefit from a range of housing
options including mixed use apartments, attached single
family, townhomes, and live/work units. Another priority is
screening between land uses and along the public right of
way. Decorative fencing and landscaping would enhance the
pedestrian environment along the City’s municipal storage
area and also along the Borek Jennings Funeral Home and
the City Post Office between Crane and Washington.

The City also has the opportunity to explore intersection
redesign at Morgan Road and I-96. Roundabouts were
recommended in the 2008 Concept Plan. Roundabouts
can facilitate the interchange of relatively high volumes of
traffic with shorter delays than might be experienced at
other types of junctions. Roundabouts should be designed
to accommodate the needs of pedestrians and cyclists.
Safety, and not capacity, should be the over-riding design
principal. Multi-lane approaches are not recommended, as
vehicles in the outer approach lane preclude eye contact
between traffic on the inner approach lane and cyclists on
the roundabout.
Overall, the S. Michigan Avenue should be developed
in a manner that maintains the street wall and improves
pedestrian realm. The area may benefit from expanding
the S. Michigan Avenue Form Based District to the segment
north of Morgan Street. In the short term, the City will need
to engage existing businesses, promote DDA façade and
signage programs, and encourage residential maintenance
and rehabilitation. In the long term, there is potential for
significant reimagining of the vacant parcel along I-96,
the Howell Estates neighborhood, the former Alpha Tech
properties, and the area along the railroad tracks.
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Available commercial property

East Grand River streetscape
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EAST GRAND RIVER AREA
Summary and Analysis
Guiding Values

The East Grand River Area was identified as an area of study
for the 2015 Master Plan Update. Grand River Avenue
functions as a gateway and one of the major thoroughfares
for the City of Howell. The East Grand River Area plan
was initiated by the City’s desire to improve the form and
function of this essential corridor. Some of the primary
concerns include aesthetic quality, access and circulation,
non-motorized facilities, and market demand. The Area has
two distinctively different characters from east to west. The
community would like to maintain the charm of the historic
segment of the corridor, while redeveloping and enhancing
the western portion.

In addition to the principal Guiding Values
identified in the chapter introduction, the
following Guiding Values are also significant to
the development of the East Grand River Area.
Howell has a rich history and promising
future.

•
•

Location
The East Grand River Area contains 69 acres of land on
east side of the City, adjacent to Genoa Township. The
Area is generally bounded by Clinton to the north and
Sibley to the south. The Area extends from the eastern
boundary of the City, west to Barnard Street. The railroad
bridge is a significant element of the landscape, which
may be enhanced to create a gateway, rather than a visual
barrier. The Howell Promenade Shopping Center is one of
the major anchors for the East Grand River Area. The City
of Howell offices and Police department headquarters a
location west of South Street, near the downtown. While
the area is largely built-out, it offers significant opportunity
for renovation and redevelopment.

Our City is rich in history, particularly
in our historic downtown buildings and
neighborhoods.
While we grow and adapt to our changing
environment, we stay true to what is
authentically Howell.

The City is a safe place.

•
•

•

92

We are a City of neighborhoods where people
look out for each other.
We take holistic approach to safety, making
it a priority in our decisions regarding
development, transportation, recreation,
public health, infrastructure, housing and our
codes.
We strive to create a clean, safe, and inviting
physical environment.
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Existing Land Use
From the eastern City boundary to just before Elm Street,
East Grand River is largely characterized by strip commercial
development and small standalone businesses. Directly
adjacent to the rail corridor, this eastern segment is
bordered by industrial uses to the north and south. West
of National Street the frontage properties back up to a
well-established residential neighborhood. The remaining
segment consists primarily of historic homes which have
been redeveloped for professional office use. This western
segment also includes government uses and other public/
semi-public uses such as schools and churches.

Service station
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Existing Conditions
Distinguishing Features
The East Grand River Area is a significant gateway for the City
of Howell from southeast Michigan and the metro Detroit
region. The study area functions as a transition between
the Township and downtown Howell. This transition is
mirrored by the road cross-section, which starts as a fivelane road with a center turn lane in the Township and
reduces to a three-lane roadway at National Street. The
eastern portion of the study is dominated by parking lots
and strip shopping centers – a typical commercial corridor
– while the western portion projects the image of a historic,
charming, and traditional community. Circulation and
access management challenges are prevalent along the
entire length of the study area, the commercial portion has
the greatest need for redevelopment. The National Street
and Lucy Road intersections are poorly designed, due to
intersection location and deficient road alignment. These
traffic and circulation issues will need to be addressed if
the Loop Road Area is developed in the future.

Howell Bowl-E-Drome

The study area offers a nearly complete sidewalk network
and an attractive streetscape, complete with street trees,
pedestrian lighting, and wayfinding. However, there is a
general lack of direct pedestrian connections for private
development east of Elm Street. Throughout the study
area parking is provided on-site though some properties
accommodate shared facilities. On-street parking begins
just west of Barnard Street. There are some available
commercial spaces; however, many of these properties
are outdated. While façade rehabilitation and site
improvements may improve the look of the corridor,
there are several opportunities for more comprehensive
redevelopment through demolition and lot consolidation.

Howell Promenade Shopping Center
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Figure 21. East Grand River Area Existing Conditions Map
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Summary of Area Priorities
Using the community input from the Discover phase and analysis of the study area, the following assets, opportunities,
and challenges were identified as area priorities. The map is accompanied by a table. This list of area priorities was used
to establish the goals, objections, and actions for the area plan.

Table 15. East Grand River Area Priorities
1. Obvious community investment in streetscape, including street trees, lighting, and
wayfinding signage
2. Strong industry along Catrell Street

Assets

3. Well-established core residential north and south of the corridor
4. Proximity to schools and recreational opportunities
5. Charming, well-maintained historic homes converted to office and commercial uses
6. Possible connection to Loop Road Area

Opportunities

7. Redevelopment opportunities along the eastern portion of the corridor
8. Circulation and access management opportunities west of Elm Street
9. Developable outlots in large strip centers
10. Circulation and access management challenges east of Elm Street

Challenges

11. Poorly designed intersections impede future development
12. Railroad bridge as barrier
13. Lack of pedestrian connections within large development sites
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Figure 22. East Grand River Area Existing Framework Map
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Recommendations
Framework
The City Framework provides a vision for future land use as
well as guidance on the character of the built environment.
Compared to a traditional Land Use Plan, the Framework
elements emphasize a greater mix of uses. Development
in the City shall be compatible with existing uses and the
overall vision for the area, as determined by the Framework.
The East Grand River Area consists of the following
framework elements:
•

Neighborhood – The study area contains core
neighborhoods along Clinton and Sibley Street.
This well-established single family neighborhood is
predominantly owner-occupied.

•

Corridor – The section of East Grand River between the
eastern City limits and Elm Street shall continue to be
developed as general corridor. The area has significant
redevelopment opportunity and may benefit from the
development of a Form Based Zoning District to regulate
the design and use of properties along the eastern
portion of the corridor. New development should
improve pedestrian connections, establish a more
defined streetwall, and improve access management
through lot consolidation and shared parking facilities.

The section of the corridor west of Elm Street shall be
preserved as historic corridor. This area will likely remain
unchanged.
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Implementation
Planning Objectives
The following Goals, Objectives, and Actions will guide the future development of the study area:

Table 16. East Grand River Area Priorities

Goals

Objective

Preserve

Sense of place

Activity nodes

Create
Complete streets
environment

Congestion and roadway
design

Change

Strip commercial
environment

SMALL AREA PLANS

Action

When

Preserve historic properties
Maintain and enhance streetscape elements
Promote Howell DDA façade and signage
programs
Create design guidelines or Form Based
Zoning District to guide new development
Redevelopment and renovation of key sites
near Fowler Street, National Street, and Lucy
Road
Create buffer between commercial and
residential uses
Bicycle facilities along Sibley
Bicycle parking within new development
Improved pedestrian crossings
Conduct transportation, access management,
and non-motorized facilities study
Improve pedestrian connections to private
development
Redesign Lucy Road intersections for Loop
Road development
Redesign National Street between Grand River
and Sibley intersections
Install gateway feature and rehabilitate
railroad bridge as entrance to community
Address signage concerns
Adopt form based zoning district
Establish a consistent street wall through the
redevelopment of key sites

Ongoing
Ongoing
2-5 years
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2-5 years
5-10 years

2-10 years
2-10 years
Ongoing
2-10 years
2-10 years
Ongoing
2-10 years
5-10 years
5-10 years
1-2 years
1-2 years
5-10 years
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For the Future
The East Grand River Area will continue to play an important
role in the provision of goods and services for the City. It
will also provide jobs for a variety of industries including
medical, law, automotive service, entertainment, dining,
and retail. Collaboration between the City, the DDA, and
local business owners will enhance entrepreneurial and
business opportunities, improve the aesthetic quality of
the corridor, and create a family friend environment that is
safe and vibrant. In order to achieve a pedestrian-oriented
environment with a consistent street wall and highquality building and site design, the City shall consider the
development of design guidelines or a form based zoning
district. The rehabilitation of existing building facades will
not have the same long-term economic and social impact
of complete redevelopment. Buildings should be human
scale, oriented towards the street, and provide room for
outdoor patios and green space.
While the City maintains an attractive streetscape along
Grand River, the City would also benefit from a physical
gateway feature. This feature may be developed as part of
a public-private partnership and should incorporate various
elements such as landscape, signage, and seating. Bike
facilities should be routed off Grand River and west along
Sibley Street reconnecting to Grand River Crosstown Trail
and McPherson Park Drive trail at Isbell Street. Improved
access management and pedestrian crossings will enhance
the built environment. The East Grand River Area should
an extension of downtown and the surrounding residential
neighborhoods. The area should offer third places for
the community to gather as described in the Work, Play
Chapter.
The City recommends further study of circulation networks
and land uses to better integrate the commercial uses with
the neighborhoods and establish a more multi-modal and
sustainable transportation environment. The East Grand
River Area should provide a complete streets environment
which utilizes parallel streets for non-motorized traffic
and establishes safe pedestrian connections within and
between the right-of-way, private development, and
adjacent residential neighborhoods.
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Fire Station

Paul Bennett Recreation Center
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WEST GRAND RIVER AREA
Summary and Analysis
Guiding Values

The West Grand River Area was identified as an area
of study for the 2015 Master Plan Update. Grand River
Avenue functions as a gateway and one of the major
thoroughfares for the City of Howell. The West Grand River
Area plan was initiated by the City’s desired to improve the
form and function this essential corridor. The general vision
is to maintain the open space of large sites, enhancing
circulation and safety, and promoting infill development
that provides age-friendly third places. The corridor should
connect with the senior community and the teenage
society, creating authentic destinations for congregating
and creating meaningful connections to each other and
the community. There is an emphasis on promoting and
expanding non-motorized facilities, pedestrian crossings,
and the Crosstown Trail.

In addition to the principal Guiding Values
identified in the chapter introduction, the
following Guiding Values are also significant to
the development of the West Grand River Area.
Howell is the center of activity and
culture.

•
•
•

Location
The West Grand River Area contains 139 acres of land on
the west side of the City, adjacent to Howell Township. The
study area includes only the front portions of several larger
sites including Howell Public School campus and Livingston
County properties. Along with Highland Road (M-59) to
the north, West Grand River functions as a gateway to the
community from Lansing and Fowlerville to the west. It is
close to the Livingston County airport and the I-96 business
loop exit. The south branch of the Shiawassee River travels
along the City boundary, just west of the study area.

•
•
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We promote special events, activities and
opportunities for public participation that
create a unique sense of place.
We offer a vibrant downtown with year-round
activities for all ages, including a wide variety
of shopping and dining options.
Our walkable environment, recreational
opportunities, natural amenities, and variety
of community groups contribute to our
quality of life.
Our unique events bring visitors to Howell.
Our special events are part of our core identity
and bring the community together.

SMALL AREA PLANS

CITY OF HOWELL

Existing Land Use
The study area is generally characterized by large parcels,
generous open space, and campus-style site development.
The area is largely institutional with some multiple family,
office, and commercial uses. The institutional uses include
Howell Public Schools and Livingston County. The County
complex includes the 53rd District County as well as the
County jail, animal shelter, sheriff’s department, and dog
park. Howell High School and Challenger Elementary
School are located on the north side of Grand River
Avenue. In addition to the institutional uses, there are
two large multiple family residential developments. One
on the northwest corner of S. Highlander Way and Grand
River Avenue, and another on further south on the east
side of S. Highlander Way. While more of a medical office
use, the Medilodge of Howell offers short-term stay for
rehabilitation therapy patients.

Non-Motorized facilties

Isbell Street pedestrian bridge
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Existing Conditions
Distinguishing Features
The West Grand River Area is generally characterized
by low density land uses. The south branch of the
Shiawassee River passes along the western edge of the
City, contributing to the large number of wetlands found
within the West Grand River corridor. A significant portion
of the Grand River frontage property is undeveloped green
space, under public ownership. Much of this property is
unlikely to develop. However, the frontage parcels north of
Medilodge have significant development potential.
Despite the lower density uses, the area functions as one
the of the City’s major activity centers, primarily due to
the presence of the County complex and Howell Public
Schools campus. The school campus includes Howell High
School, Challenger Elementary School, and Highlander
Way Middle School. While the study area is primarily caroriented, the location of the learning campus and other
community facilities place high-priority on safe pedestrian
and non-motorized facilities. The corridor provides good
access management and also contains the Crosstown Trail
pathway. However, there is a lack of strategically placed
pedestrian nodes necessary for a successful walkable
environment. The area’s day-time population is primarily
made up of youth, teachers, and County employees. There
is a limited number of amenities and dining options in the
area outside of VGs in the Township and a few fast food
options at the edge of the City
The study area is north of the McPherson Park industrial
area, a major employment district for the City and the
Howell area. The City has identified an existing subgrade
railroad crossing and right-of-way easement along the
western portion of the study area which may offer a direct,
alternative truck route for the industrial park.

Dog Park

Families at fire department event
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Figure 23. East Grand River Area Existing Conditions Map
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Summary of Area Priorities
Using the community input from the Discover phase and analysis of the study area, the following assets, opportunities,
and challenges were identified as area priorities. The map is accompanied by a table. This list of area priorities was used
to establish the goals, objections, and actions for the area plan.

Table 17. West Grand River Area Priorities
1. Livingston County campus
2. Howell Schools campus

Assets

3. MediLodge and proximity to St. Joseph Hospital
4. Multiple family neighborhood
5. Crosstown Trail and connections to M-59 and McPherson Park Driver trails
6. Crosstown Trail activity node and trail head

Opportunities

7. Existing subgrade railroad crossing for potential expansion within the McPherson
Industrial Park development
8. Frontage property offers redevelopment opportunities
9. Wetlands make areas difficult to develop

Challenges

10. Low density, auto-dependent environment with a lack of pedestrian amenities and third
places
11. Township islands
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Recommendations
Framework
The City Framework provides a vision for future land use as
well as guidance on the character of the built environment.
Compared to a traditional Land Use Plan, the Framework
elements emphasize a greater mix of uses. Development
in the City shall be compatible with existing uses and the
overall vision for the area, as determined by the Framework.
The West Grand River Area consists of the following
framework elements:
•

Neighborhood – The area northwest and southeast
of the S. Highlander Way intersection will continue
as multiple-family neighborhood. The area provides
essential housing choice for Howell residents and
should be maintained.

•

Corridor – There is a small grouping of parcel to be
developed as general corridor along the western
edge of the corridor. This element provides goods and
services.

•

District – A large portion of the West Grand River Area
is designated destination district. These properties are
owned by Howell Public Schools or Livingston County.
This area offers a campus-type setting with large
setback and substantial green space. Encouraging the
development of more pedestrian destinations will help
activate the environment and provide gathering spaces
for the day-time population as well as Crosstown Trail
users.

Also of significance is the employment district on the
south side of Grand River Avenue. This are includes the
MediLodge of Howell. The employment district should
focus on age-friendly development with a focus on
accessibility, wayfinding, and gathering spaces.
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Implementation
Planning Objectives
The following Goals, Objectives, and Actions will guide the future development of the study area:

Table 18. West Grand River Area Objectives

Goals

Objective

Preserve

Destinations

Housing diversity

Create

Community pride

Economic development

Change

Property jurisdiction

SMALL AREA PLANS

Action

When

Maintain and enhance Livingston County
complex environment for the benefit of
employees and visitors
Maintain and improve Howell Public Schools
facilities to accommodate environmental and
community service learning opportunities and
ensure safe pedestrian traffic and after-school
activities
Enhance pedestrian nodes along the
Crosstown Trail path
Develop more multiple family
Expand senior housing and services
Gateway incorporating Crosstown Trail activity
node and trail head
Develop special “third spaces” for teenage
and senior populations
Access drive to McPherson Park
Develop frontage properties to school
institutional uses and employment district
Annex township properties

Ongoing
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2-10 years

2-5 years
5-10 years
2-10 years
2-5 years
5-10 years
NA
2-10 years
2-5 years

MASTER PLAN

For the Future
The West Grand River Area shall provide a high-quality
pedestrian environment for recreation and safe routes
to school, complete with destinations (exercise stations,
seating areas, stormwater facilities with educational
signage, and Crosstown Trail trailheads) and improved
crossing (intersection and mid-block).
The City shall encourage age-friendly development which
provide services and amenities for a range of users, but
particularly seniors. The undeveloped property may also
serve the community’s need for third places, specifically
for teenagers.
The area will maintain an institutional and employment
focus; however, there is a need for other compatible uses
that support the needs of the day-time and residential
populations. Current dining options include VGs grocery in
the Township and a few fast food options at the edge of
the City. In the future, the pedestrian network should be
completed to allow full access to good and services for the
area population, which includes a large number of residents
who cannot drive, specifically students and seniors.
The West Grand River Area shall promote green
infrastructure and low impact development (LID) for new
projects. The City would like to see the large open space
areas preserved; however, there are opportunities to help
activate these areas and the pedestrian environment.
As a gateway to the community and an activity center
for the community, the City should incorporate student
ideas and community art into future streetscape and trail
improvements. Youth activities, family fun runs, and other
community/charity events are great ways to activate the
study area through programming.
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Howell High School Memorial Stadium

Historic Downtown
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IMPLEMENTATION
Moving Forward

Action Matrix

The previous chapters provide the guiding values for
the City, the framework for the future and guidance on
strategic issues facing the City. Each chapter contained
strategies “For the Future”. Many of the strategies are
ongoing, some are dependent on others, and yet others
are things that the City can start working on immediately.
This chapter consolidates the Master Plan strategies into
an implementation road map.

Each of the implementation strategies described in
the previous chapters is consolidated into the Action
Matrix below. This matrix, along with the questions
and measurables in Chapter 2, provides guidance for all
decision-makers to move toward the Guiding Values for the
City. Actions are categorized depending on the timeframe
and primary method of implementation. Each action is
described in more detail in the “For the Future” sections of
previous chapters.

Fundamental Steps
The City will implement this Plan in a variety of ways.
The City will invest resources – staff time and budget, as
available – in the following fundamental steps to achieve
the goals of the Master Plan:
•

Zoning ordinance - Modifications will be made to the
zoning ordinance to achieve the goals of this plan. In
some cases, additional study will need to be done prior
to implementing new zoning standards.

•

Code enforcement - In some cases, appropriate
regulations are already in place, and additional
emphasis on code enforcement is needed.

•

Partnerships - Many of the implementation actions
in this plan require the cooperation, resources, and
partnership of others. This may include property
owners, public agencies, and developers and grant
funding sources among others.

•

Administration - Items that the City has control over
and that involve deployment of City resources.
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Table 19. Implementation Matrix

Action

Location

Category

When

Setback averaging provisions

All neighborhoods

Zoning

1-2 years

Make site plan process easier to resume construction
on previously abandoned sites.

All neighborhoods

Zoning

1-2 years

Make lists of permitted and special uses in commercial Centers, Corridors
districts more general

Zoning

1-2 years

Establish an area for food trucks in the City.

Centers, Corridors

Partnerships

1-2 years

Create a foods truck ordinance.

Centers, Corridors

Zoning

1-2 years

Allow for more temporary uses in appropriate areas of Centers, Corridors,
the City
some Districts

Zoning

1-2 years

Calibrate the lot sizes, widths, and setbacks

Core Neighborhoods

Zoning

1-2 years

Modify standards for lot area, width and to mimic the
existing lots in Core Neighborhoods

Core Neighborhoods

Zoning

1-2 years

Setback and lot coverage requirements to reduce
non-conformities

Core Neighborhoods

Zoning

1-2 years

Allow porches to be constructed within the front
setbacks

Core Neighborhoods

Zoning

1-2 years

New ways to regulate low-impact entrepreneurial uses Everywhere
including performance-based zoning,

Zoning

1-2 years

Flexibility in parking requirements to allow for unique
uses

Zoning

1-2 years

Zoning

1-2 years

Everywhere

Modify zoning requirements to ensure that new devel- Suburban
opment is consistent with the existing character
Neighborhoods
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Action

Location

Category

Add standards for accessory dwelling units to the
zoning ordinance

All Neighborhoods

For City-owned property near downtown consider
requiring single-level condominiums

Centers

Create “pop up” gathering places with temporary
furnishings

Centers, Corridors

Partnerships

2-5 years

Allow a mix of uses following the pattern of current
use.

Core Neighborhoods

Zoning

2-5 years

Zoning standards allow for reasonable expansions
while protecting neighborhood quality of life

Employment districts

Zoning

2-5 years

Provide design expertise for building owners looking
at rehabilitating and/or reusing historic structures

Everywhere

Partnerships

2-5 years

Zoning strategies to allow redesign of aging strip
centers and other commercial sites

General corridors

Zoning

2-5 years

Include a wider variety of uses in zoning districts with- General corridors
in corridors.

Zoning

2-5 years

Zoning standards for design so that new building
General corridors
scale, placement, and form more seamlessly integrates
with adjacent neighborhoods

Zoning

2-5 years

Plan for the Byron Road corridor with St Joseph Mercy Medical/office
Health System
corridor

Partnerships

2-5 years

Communicate with St Joseph Mercy Health System
(and other land owners in the medical corridor)
regularly on development plans

Medical/office
corridor

Partnerships

2-5 years

Requirements for transition of non-conforming uses
into uses that integrate with the neighborhood
character

Transition districts

Zoning

2-5 years
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Action

Location

Category

When

Design assistance to historic building owners

Centers

Partnerships

2-10 years

Appropriately zoned, available property near
downtown where single-level condominiums could be
located
Work with prospective developers to create singlelevel condominiums close to the downtown area

Centers, Core
Neighborhoods

Zoning

2-10 years

Centers, Core
Neighborhoods

Partnerships

2-10 years

Investigate the feasibility of including larger, higher
price-point homes on

Centers, districts

Ordinance changes to preserve the architecture

Centers

Zoning

5-10 years

Grant or low-interest loan program for home
modifications to make them more senior-friendly

Core, Suburban
Neighborhoods

Partnerships

5-10 years

Consult developers of larger single family homes on
feasibility

Districts

Partnerships

5-10 years

New zoning regulations for the Byron Road corridor;
integration of offices, medical uses, shared parking,
and buildings scale
Rental rehabilitation funding for downtown

Medical/office
corridor

Zoning

5-10 years

Centers

Partnerships

Ongoing

Third-party administrator for rental rehabilitation
grants

Downtown

Administration

Ongoing

Rehabilitation knowledge and experience in City’s
building official

Everywhere

Administration

Ongoing

Provide staff assistance to those wishing to pursue
historic district designation

Everywhere

Partnerships

Ongoing

Remove dangerous buildings and improve site conditions in the Mobile Home Park

MHP Neighborhood

Code enforcement

Ongoing

Monitor aging multi-family housing developments

Multi-family
Neighborhoods

Code enforcement

Ongoing
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Zoning Plan

Five-year Master Plan Update

Per the requirements of section 33 (2) (d) of the Michigan
Planning Enabling Act (Act 33 of 2008), the Zoning Plan on
the following pages describes the relationship between
elements on the Framework Maps in Chapter 3 and the
zoning districts in the City. The zoning districts listed are the
ones deemed to be appropriate within the corresponding
framework elements. As with any development or
redevelopment, specific rezoning and site plan requests
must be reviewed on a case-by-case basis to ensure that
the Guiding Values and the intent of the zoning ordinance
are complied with.

Per the Michigan Planning Enabling Act, the City of Howell
must revisit this master plan every five years after its
adoption to assess whether an update is needed. The City
should use the implementation matrix in the appendix to
track progress. If milestones have not been met, the City
needs to re-evaluate its commitment to those items and
change the Master Plan.

Note that this Zoning Plan accommodates the zoning
districts in the City as of the adoption of this Master
Plan. Future zoning districts may be developed per the
recommendations in this Plan and this Zoning Plan will be
amended.

During its five-year update the City should analyze
neighborhoods, corridors, centers and districts to see if
and how they have changed. Using data regularly collected
and updated by the City, the data portion of the process
should analyze trends that are described as Measurables in
the decision-making framework in Chapter 2.

Table 20. Zoning Plan

Framework Element

Zoning Districts

Core Neighborhood
Suburban Neighborhood
Multi-Family Neighborhood
Mobile Home Park
Centers
Historic Corridor
General Corridor
Medical/Office Corridor
Destination District
Employment District
Transition District
Southern Development District

R-1, HL-2, O, B-1, MXD and PUD
R-1, R-2
MF, PUD
MHP
CBD, MXD, B-2, PUD
HL-1, HL-2, O, B-1
B-1, B-2, O, South Michigan Avenue District
O, B-1
P, R-1
I-1, I-2, O
I-1, R-1
PUD, MXD, SMD, R-1, O, B-1, B-2
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Appendix A.		

Discover Phase Input				

A-1

Appendix B.		Solutions Phase Input					A-9

* City of Howell Community Profile has been published under separate cover.
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Appendix A. Discover Phase Input
Exists
Adj 1
charming
charming
clean
charming
classic americana
energetic
americana
attractive
historic
right size
historic
active
welcoming
charming
welcoming
friendly
home
charming

Adj 2
safe
historic
safe
historic
small town
busy
welcoming
busy

Adj 3
family friendly
welcoming
friendly
traditional
traditional community
family friendly
community-based
potential

eye pleasing
center of county
passionate
home town
fun events
interesting
active
safe
busy
agenda driven by different
groups
hometown charm
walkable
growing
much opportunity
good neighborhoods
busy
well maintained
walkable
family oriented
Authentic

nice
livable
conservative
active
quiet
clean
community
thriving
alive

Families that have been here for
many generations
Historic
Home

Pretty
Town

Small Town
Pride

great place to live

Generally well run

Has a good sense of community

not sure what it wants to be
prideful
beautiful
homey
safe
great place to live
clean
friendly
nice place to live
quiet
Quaint
Family-Friendly
Potential
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clean
variety
traditional
old
dated
great traffic pattern
great events
traditional
Economically Diverse
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Future
Adj 1
exciting
historic
clean
forward thinking
vibrant
great for families
thriving
place to go for dining
exciting
growing
historic
providing jobs
friendly
dynamic/keeps up with the times
well rounded
community center
not bankrupt
charming
still small town
busy
progressive
historic
cutting edge
quiet

Adj 2
youthful
progressive
safe
diverse
full of businesses
good for shopping
multi-modal
place to go for entertainment
where my favorite bar is
fun
center of county
innovative

Adj 3
family friendly
walkable
friendly
revolutionizing
diverse
clean and safe
cultural epicenter
place to go for a weekend

historic
interesting/fun
fortuned
still thriving
busy

family friendly
friendly
Destination
not too modern
alive

hub of activity
fun
friendly
thriving

beautiful
historic
charming
always exciting

completed projects in town (i.e. opera
house)
improved traffic flow
fully occupied businesses
pedestrian friendly
variety of evening entertainment destination restaurants
business supportive
historic
Socially and Racially Diverse with wealth to sustain quality life styles
Proud
Open-Minded
Rail system to Detroit, Ann Arbor, and
Lansing
Financially healthy
Beautiful
Historic
Town
Home
Great place to live

Sense of Community

well maintained
different from 2014
economically strong

operational opera house
restored theater
good schools

Build the loop road
Quiet
Pride
Larger footprint (absorb
townships)
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Preserve
1
building facades/historic buildings
architecture
thompson lake
historic buildings
community
historical charm
history
historic
architecture
buildings
architecture
hometown charm
festivals
events
historic buildings
building
history
historic buildings
buildings
buildings look
theater
historic buildings
historic buildings
opera house
small city size
opera house
downtown
buildings
housing
opera house
friendly atmosphere
Neighborhood Housing Diversity
The buildings
Sense of community
Activities like the farmers market
Small Businesses
Encourage people to support the school
system
Historic atmosphere
historic buildings
Events
Opera House
Events (keep financing them!)
Small town, quaint, eccentric

2
theater

farmers market

library
street scapes
historical facts
sense of community
welcoming feel
small town feel
character
community kindness
neatness
events
storefronts
historic buildings
events
parking
building
industrial base
events
small town feel
opera house
green spaces
home town feel
churches
historic buildings
court house
housing stock
sense of community
appearance
theater
historic buildings
Downtown Structures
Small town life
Vibrant downtown
Events
Each and every aspect

train depot
alleys
warmth/charm
hometown pride
small town image
events
charm
small town feel
community loyalty
historic buildings

Library

dining variety
overall image/charm
hometown feel
community investment
friendly atmosphere
history
library
small town vibe
downtown
dedicated volunteers
farmers market
festivals
small population
depot/history
small town
traditions
Walkability
Combine services
Theater

Small town feel (not snobby)
Mini-circles (don't spend $ to
Beautiful downtown atmosphere remove)
City services (police, waste mgt,
snow removal)

Page 3 of 8

IMPLEMENTATION

3

A-3

MASTER PLAN

Change
1
diversity of population
reputation as hostile to black people
businesses personally involved in
activities in town
walkability
handicap access on sidewalks with
outdoor dining
more partnerships
night life
town slow during winter months
more lively
school ratings
reputation
small town thinking
widen streets
bike/pedestrian friendly
parking
bike paths
traffic on main 4
increase diversity (res.,
commercial/industrial)
grand river scale
night life
night life
engage businesses
more parking
parking
unfriendly politics
wally

2
openness to change
reduce blight (vacant buildings,
overgrown grass)
better traffic management
younger crowd
flags flown more often
special occasion dining
restaurants
businesses close too early
young professionals
transportation
school focus
retail businesses open consistent
hours
fix downtown tree bases
shopping variety
closer freeway access
parking
government cooperation

social conservativism
retail mix
attitude
streetscape
people taking a vested interest

more businesses downtown
traffic flow
variety of dining
activities
destination for night life
pedestrian friendly
streets
better restaurants
finish opera house
slower traffic on GR and in
neighborhoods
traffic on GR
zoning
group agendas
business owners being involved

More younger people in 20s and 30s

More racial diversity

Winter activities to draw me to town
More community activities
Add fast internet infrastructure
Loud traffic
requirements of types of businesses &
how they will change their façade
Not a thing

commuter rail
Proactive planning with St. Joes
bury overhead lines
Quality of restaurants
Development of City Property near
I-96

3
retail diversity
businesses open at night

night life
honoring longevity of business
owners
affordable housing
parking/biking
elite dining scene
shopping
business mix
splash pad/ice rink
fewer surveys
more events
night life
parking
more restaurants
diversity in businesses
more shopping
ice rink
negative racial stereotypes
retail mix
parks
bike lanes
senior housing near downtown

bike & walkability
good 'ol boy network
personal agendas
More community involvement by
citizens
More downtown development
More parking capacity downtown
Outdoor patio/restaurants
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Create
1

2

splash pad
more parking
WALLY
Entertainment district
Youth activities
bike/pedestrian friendly
major christmas event
synergy between different
organizations
evening events
night life
theater (live and film)
bike racks

teamwork
night life
more restaurants

bike racks
complete building mural
night life
dinner theater
more sidewalks to Township
parking
art colony
jobs
ice rink/splash pad
top food scene
ice rink/splash pad
ice rink
ice rink/splash pad
town of Howell for visitors
art museum
price friendly event for families
diverse dining
arts council

public space/skating rink
solar energy community
more restaurants
microbrewery
roundabout at D-19
information
robust retail culture
healther food shopping
night life
night life
welcome to Howell piece
more voice of the community (not just
night life
theme/slogan
hands on science center
appreciation of historical society
night life
youth group
Ice skating rink in courthouse
lawn/amphitheater

functioning theater
night life

winter activities
higher end dining
night life
skating ring/splash pad (kid friendly

3
sustainable businesses
Ice rink

better traffic flow
big town ID ad campaign

winter events

cohesive space appreciation (take
care of your property)
bicycle network
train to Ann Arbor
more parks
more friendly
active cultural activities
affordable retail shops
holiday event
family friendly activities
night life

entertainment
restaurant guide
condo living
proofing historical details
ice rink
Regular, smaller events/activities
2 or 3 higher quality restaurants
Commuter rail to Ann Arbor
downtown
Clean up look of businesses on the
Better shopping
Less offices downtown
outskirts of downown
Car shows
Picnics
Ice scupltures
clear vision & ability to complete it Investment in the future
Momentum for business
More visual beauty from
Make sidewalks wider to comfortably Another upscale restaurant (more
downtown to residences
accommodate 2 way pedestrian traffic variety)
Community college
New buildings with historic character Plan for Byron Rd. corridor
Plan for former Swann's property
Housing designed for seniors close to
(including 2-story mixed use)
Develop vision for City/I96 property
downtown
More locally owned bars and
Trader Joe's-type store close to
More small business
restaurants
downtown
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Hot Topics
1
Communication with citizens,
business owners, property
owners
old Howell v new Howell
revenue
City/DDA finance
Streets
parking

2

3

animosity between warring groups
Third Place/destination for younger
people
long range strategic
vision/mission/objectives

enforce ordinances

traffic
communication
parking
parking
citizen activities
making howell a destination

parking
DDA visibility
dumpster locations for businesses

parking lots
parking in certain areas (west
side of town)
mini circles
food

WALLY

trends in demographics
parking
Streets
parking
all groups working together
partnerships
division amongst entities
walkability
attracting young professionals
parking
walkability
taxes
funding
making businesses a part of
decisions rather than informing
after the fact
communication
City financing
Loud traffic downtown
Quality of living
Amount of rental houses

public transportation

why children do not stay after
graduation
vision/"end game"

services
bicycle strategy (keep off sidewalks
without alienating cyclists)

funding
funding
social networking
engagement between talent in high
schools and local businesses
staying open later
parking
streets
traffic
competition
businesses disengaged
parking
master plan to address infrastructure
night life
fundraising
schools
division of labor
actually listening to businesses and
property owners
parking
Commuter connections to oustide the
county like Ann Arbor and Lansing
Shopping
Quality of area
Traffic

mini circles
parking
fun

more dining
lighting
friendliness
human scale
funding
funding for new opportunities
attracting young professionals
funding
more dining
place making
updating reputation
school ratings/college grads

Combine some services
Housing growth within the city
Power wash garbage cans
United idea of Township
Update master plan
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Big Ideas
Title
Streetscape
Things to do

Environment

Changes for the Better
Night Time Destination
Holiday Event
Physical activities
Busy Downtown

Howell as a Destination

Description
Streetscape
(submitted on paper by a participant at the Howell DDA visioning workshop)
Always exciting things to do, interesting places to go & new & innovative
(submitted on paper by a participant at the Howell DDA visioning workshop)
To become more environmentally friendly - biking to town, organic
restaurants/food stores, clothing stores...
(submitted on paper by a participant at the Howell DDA visioning workshop)
Changes for the better. Growing the downtown with more business diversity.
And more attractive, parking & biking.
(submitted on paper by a participant at the Howell DDA visioning workshop)
To create night time point of interest (a place to travel to).
(submitted on paper by a participant at the Howell DDA visioning workshop)
Create a fun Christmas holiday event weekend
(submitted on paper by a participant at the Howell DDA visioning workshop)
Continue to develop physical activities for all age groups.
(submitted on paper by a participant at the Howell DDA visioning workshop)
A busy downtown
(submitted on paper by a participant at the Howell DDA visioning workshop)
For Howell to be a unique & high quality destination location for shopping,
events, nightlife and entertainment mecca. Utilizing our historic strengths and
educating people on the importance of historic preservation.
Howell to become a lifestyle city where walking & biking are welcomed. Bike
paths & sidewalks that connect all the area to promote more wellness & fun city
atmosphere. (submitted on paper by a participant at the Howell DDA visioning
workshop)
A 5-year plan that focuses on "how well" do you live? We live here - we can
shop, learn, play, eat, pray, sing and work here too!
I want traditions and history built into a safe, educated environment for "my
family".

How Well Do You Live?
Attractions
Be Ourselves
Train
Focus
Identity
Growing Historic Community

I want to keep discovering my world at home - biking to see it, reading about it,
enjoying it each day, each season! Here in Howell. (submitted on paper by a
participant at the Howell DDA visioning workshop)
Outdoor/visible attractions for a variety of age groups.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Be Howell, not some other place.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Train to Ann Arbor
(submitted on paper by a participant at the Howell DDA visioning workshop)
Focus on the now, not the past.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Develop a positive identity for Howell.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Reestablish Howell as a growing historic community.
(submitted on paper by a participant at the Howell DDA visioning workshop)
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Big Ideas
Title

Description
Evening entertainment complex with live bands, theater
(submitted on paper by a participant at the Howell DDA visioning workshop)
Entertainment
Melting pot of all ages, races & socio-economic status. Cohesive community.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Melting Pot
Opera House operating full time - concerts, plays, lectures, films.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Opera House
The WALLY
(submitted on paper by a participant at the Howell DDA visioning workshop)
WALLY (public transit)
You have many great ideas, just follow through. My question to you is: who are
you.
(submitted on paper by a participant at the Howell DDA visioning workshop)
Follow Through
Keep the quiet, small town feel Keep the quiet, small town feel (submitted via paper survey)
Increase Howell's footprint - start with Howell Township. Maintain tax levels for
5-year start up of combined governments. (submitted via paper survey)
Increase Howell's Footprint
"Community Only" discounts and exclusives (submitted via paper survey)
Community Discounts
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Appendix B. Solutions Phase Input
What does Small Town Character mean to you?
Description
Historic downtown buildings
19th century homes
Small business atmosphere
Walkability

Neighborhoods

Chamber

People know each other.
People care about where they live
Identity is strong
Brighton/Birmingham are pretentious and
edgy. Not Howell.
Howell more relaxing
Howell has a lot of trees
Shops and old theater. Architecture
Old pictures on walls of Cleary’s, etc.

Chamber
Chamber
Chamber

It’s a “feeling.” Some places have no “feeling.”
People who have never lived here are shocked
at how nice it is.
Like downtown Plymouth: open gathering
space, people walking around.
Howell closes down main streets and has
events
We have parties! (festival and events).
Feel comfortable.
Used to close streets, i.e. W. Washington, for
trick or treating.

Chamber

Latson Rd. has made a big improvement. Fewer
trucks rumbling through downtown
Streetlights are beautiful, define city
boundaries and creates great light
Tree lined streets/big houses.
A defined “main street.” Has a “hometown”
feeling.
Accessible to Detroit, Lansing, etc.
Fantasy of Lights parade
Carnegie Library and Livingston County
Courthouse historic structures
Seasonal decorations in downtown area
The cleanliness of the city
The Midwest Context – the different styles of
buildings work well together
Down to earth – the city allows casual uses such
as farm markets/stands
Small parks throughout city
The city has grown organically around natural
features (such as wetland to west of N.
Michigan Ave.
City is walkable and runnable

Notes

MIAB
Cleary's
Cleary's
Cleary's
Cleary's

FYI, Tompkins residents consider their neighborhood
“special” as do other neighborhoods. They host a holiday
party, summer party, etc.
Walking in the downtown, saying hello to people you see
or who drive by

Chamber
Chamber
Chamber
Chamber
Chamber

Chamber
Chamber
Chamber
Chamber
Chamber
Chamber

Chamber
Chamber
Chamber
Chamber
Chamber
Town Commons
Town Commons
Town Commons
Town Commons
Town Commons
Town Commons
Town Commons

Town Commons
Town Commons
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Places You Feel Safe and Unsafe
Unsafe Place

Reason

Page Field/Railroad (near Hesse deadend)
Near Promenade Mall
Area near the Depot
City Park
Clinton/Walnut/Depot Area

Unsafe feeling/awkward
Unsafe feeling/awkward
Unsafe feeling/awkward

Library
N. National (x2)
Jonna's 2 Go/S Michigan
Howell HS
Downtown
Mobile Home Park
Court St. pedestrian bridge
Some gang graffiti on a dumpster

The neighborhood along Pullford
Mobile Home Park on south side of Howell
(formerly Chateau)
Lucy Road near Regal Recycling and
Michaels
Feel unsafe/unwelcome by the sewer
treatment plant
Diamond Chrome business area
Burned out house near Town Commons
and the railroad (in Howell Township)
Safe Place
Anywhere it’s lit
Consensus in the group that they feel safe
throughout the city
Anywhere in Howell
Safety is better than it’s ever been

People hanging around, parking too close together,
driving difficult not a lot of space
Abandoned buildings
Too close to Chateau and Kensington Inn, reputation
for trouble/parking lot

Unsafe perception
juvenile activity
homes are in disrepair with tarps on roofs etc.
feels dangerous due to abandonment/vacancy
due to land use
due to smell
business has a dangerous look and is placed very
close to Michigan Ave. and to the City’s Bennett
Field

Reason

Flowers/lighting create perception of safety
When neighborhoods, houses, gardens,
building, etc. are cared for it increases
perception of safety
Police Department is not hidden. It is right on
Grand River and is seen.
County seat/courthouse/county buildings help
with safety perception
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Areas Where You Bike and Walk
Area
Howell HS Campus
WGR between HS and Downtown
Clinton, state, Court. Downtown (x2)
City Park
City Park
D‐19 bike to town
Factory/West St
WGR near library
Downtown, between Chestnut and Barnard
M‐59 on bike path
City Park
Overall City is walking/biking friendly
Brooks/Fleming Area
Clinton St./Depot area
On bike paths through areas including M‐59, City Park, and
through Howell in general
Walkability of city as a whole is an asset
M‐59 pathway (Crosstown Trail) a great resource for walking
and biking
There are no limitation on walking in downtown
Bicycle path through industrial plant is good
Can’t get into town by bike or walking from surrounding
townships.
No sidewalk on N. Michigan just south of Victoria Park
Completion of Cross Town Trail would be a big plus.
Need a network of trails that lead to the city and go through
the city to key spots.
Ice rink a great idea—another place to walk/bike to
Define and publish walking or biking trails. Include location,
maps and distances
People don’t ride their bikes downtown for two reasons:
The downtown signs say “no bicycles.”
There is no place to put bikes, except at the library. Need bike
racks. (DQ a prime spot.)
Parked bikes more attractive than parked cars
When you see bicycles people think well of the community
Would like to ride my bike to work from the township but not
safe
Need a well marked trail system
There is/was a sign at the former Citizens Insurance building
that indicated distances/times for walkers to different
destinations. Let’s implement this throughout the community.
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Areas Where You Bike and Walk
Area

Notes

Downtown – obstacle: dislike lack of bike racks in
downtown area – it is hard to comply with “no biking
downtown” rules when there is nowhere to lock up a bike
Path along M‐59 – obstacle: dislike lack of connection
from TC across M‐59 to Burwick Farms (nearest
intersections at Michigan/M‐59 and Byron/M‐59 are
perceived to be too far)
McPherson Industrial Park
In the country – Henderson and Armond in Howell
Township north of TC
Area schools
Church
Barriers:
No crossing of EGR between MI and National

Need a crossing point at Barnard and East
Grand River

North Michigan Ave.
M‐59

Potential crossing at Barnard, with flashing
yellow light/red triggered by the
pedestrian? (not a flashing pedestrian
crosswalk as a mid‐block crossing)
Explore a flashing pedestrian mid‐block
crossing at Riddle or Caledonia
No solutions suggested

Feel unsafe walking near or under railroad viaduct near
Burger King
Wouldn’t want to walk in south Howell on days when the
sewer plant stinks
Enjoy Genoa Townships extension of sidewalks from the
City of Howell along Grand River
The north side of M‐59 between Michigan and TC and
then again after Byron – why short sidewalk segment on
north side?
Area around Bennett Field does not feel safe to walk –
area bounded by railroad, Walnut, Mason and Isbell. The
apartment complex in this area seems very rough and
unsafe.
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Things To Do
Idea
Library
Shopping
Eating
Hanging out
Farmer's Market
Concerts
Teen classes at rec center
Snack/food trucks
Movies
Fun center/arcade
Skating (ice and roller)
Rec center/swimming
Grocery store (plum market)
Outdoor winter market
Dime/drug store
Music (like at Crossroads, but downtown)
Bakery, for bagels & sandwiches
Entertainment downtown
Outdoor seating not connected to a restaurant
Nicer restaurants
Ceramic studio
Café's
Music cafes
Detroit bagel
Record store
Urban Outfitters
Forever 21
Sit down restaurant/fast casual
Target
Exit 137 bridge
Alley by DQ ‐ awesome, need more like it!
Put something where elephant is buried downtown
More shops/places downtown
Ice rink/splash pad at old Swann's with campfires
Study lounge downtown, possibly at a bookstore or
different food places
Businesses need to have better street‐appeal
More places like Cobb Hall patio
More teenager things at the Opera House (and get
teens to come)
We love the Historic Howell Theater

Now
x
x
x
x
x
x

x
x
x
x
x
x
x

x
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but needs a longer schedule
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x
x

Downtown development needed in Town
Commons – a restaurant is particularly needed
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Future
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x2
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Things To Do
Idea

Now

An upscale restaurant is needed in downtown
Howell
Still hard to find parking downtown
x
Enjoy the variety of outdoor dining opportunities
x
in downtown Howell
New Toyology store is a disappointment
compared to Razzmatazz toy store
x

Future

Notes

x

The old commercial establishments on the east
side of Michigan (laundry, barber, pest control)
and along Sibley (vacuum shop) aren’t good
structures – would be prime for redevelopment x
The new I‐96 interchange is great and very
beneficial to the City of Howell
x
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Housing Choices
Type
Adequate mix in general

Large single family homes

Senior‐friendly housing

Lacking?

Too much?

$500K and above lacking, but not a
viable option for existing neighborhoods;
maybe on Highland‐Howell acreage

x

x

Condo developments w 3 car garages—for
affluent retirees who would like to live in the
city
Higher end condos
Active Senior living development close to
downtown
More multi‐story developments
More higher‐end homes, in excess of
$750,000
Boomers and millennials want the same
things
Housing located to mass transit that goes to
city centers like Ann Arbor
Take advantage of existing housing stock,
especially historic homes, and make sure
they are maintained and attractive.

Participants would feel comfortable with
accessory dwellings anywhere in the city
(they felt that they “fit” the Howell small
town character)
Single Family Large homes should be in
the country – not Howell – it was
mentioned that a new home on Clinton is
a “McMansion” compared to surrounding
homes
Single‐family Medium homes are
appropriate for Town Commons
Apartments are appropriate along M‐59
such as Town Commons apartments
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Notes

A-15

Already have enough; most felt they
could stay in their homes as they age.
First time home buyers choose to live in
the Townships because they can get
more house for their money there and
taxes are lower
High taxes also may be a negative for
seniors transitioning to fixed and lower
retirement incomes

MASTER PLAN

Housing Choices
Type

Lacking?

Too much?

Notes

The old lumber yard area on Clinton
would be good for mixed residential –
would be nice to have a “wow factor”
type of development surrounding future
WALLY station at old train depot
Disappointment expressed about new
Michigan Ave. homes abutting City Park
wetland (no local wetland ordinance?)

little talk of type of housing, really. Here,
people liked their homes and the options and
didn’t have much input into differing styles.
One participant is moving next week and she
had looked at buying but found the taxes too
high.
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CITY OF HOWELL

Other Ideas
Idea/concern
Roundabouts need to go
Ice rink
Blue star
Concession area
Splash pad
Playground
Restrooms
Restore brick
Level out Walnut
Have local high school rivalry games
Better overall communication of events to everyone
Better ampitheater
Real stage
A destination
Street food carts
Food trucks
Live summer music (good music)
Maybe at City Park instead of Courthouse
Bigger Christmas tree ‐ make it more of an attraction
Courthouse lawn improvements:
Restrooms with signs
Make it nicer
Change Yogurt on the Go Sign
Maybe implement design standards downtown
More entertainment
Redevelop old Swans site
Retail
Play/recreation
Family fun area
Maybe ice arena
Food trucks
Bring more people to the Farmer's Market
More movies downtown, like melonfest (sort of the concept of a drive‐in, but with lawn chairs
instead)
Capture/highlight the historic aspects of Howell, much like the inside of Cleary's
Highlight the Winery pizza offering (kids can go there)
Highlight unique Howell places and what exactly they have
Blight is a concern ‐ a couple homes in Piety Hill were noted
Robust blight ordinance enforcement needed (no agreement on definition of blight, however)
Form based code on S. Michigan Ave. will add to the perception of a safer environment in that
area
High praise for Barnard Teen Center, want to see more investment there
Debate on mini‐circles ‐ strong opinions on both sides

IMPLEMENTATION
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MASTER PLAN

Other Ideas
Idea/concern
Majority wanted streets widened/redone, but conceded that was a non‐starter due to cost
Need to be able to get here easier from townships. Walk/bike trails needed. City/townships
should collaborate on this.
Flowers, landscaping attract people
Create more “small destination” places. Good to see people gathering, walking and talking
Social interactions make others feel comfortable.
Maintain assets, i.e. curbing needs edging
More flowers and trees
Stage the entrances. Need a more impressive “front door.” (Brighton’s welcome sign says “where
quality is a way of life.”)
How do you know you are leaving the township and coming into the city?
Need more destinations: multiple coffee shops, restaurants.
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