


























































































































































CHAPTER 5

FUTURE LAND USE
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FUTURE LAND USE

The Future Land Use plan and map depicts the preferred, generalized 
composition of future land uses for the City of Owosso. The Future 
Land Use plan is the general framework upon which land use and 
policy decisions for the city will be guided for the next 25 years. 

The Future Land Use plan was developed after careful consideration 
of the city’s priorities and several dynamic factors, including existing 
land use, redevelopment opportunities, community services, and 
future growth.  

The Future Land Use map is the generalized long-term vision. Zoning 
is the key mechanism for achieving the desired land use pattern and 
quality of development advocated in the plan. The Zoning Plan shows 
the relationship between the future land use categories and the 
regulatory zoning districts.

PLACE TYPES 
The following place types are intended to guide future land use 
and character decisionmaking, particularly in applying the zoning 
ordinance. See previous chapters where opportunities and strategies 
by place type are outlined in more detail. 
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Residential Uses
Detached single-family home

Attached single-family

Multi-family building

Mixed-use

Commercial Uses
Retail sales/services

Office

Lodging

Mixed-use

Industrial Uses
Warehouse

Maker Space

Light Production facilities (w/retail)

Research and Development

Manufacturing

Logistics

Institutional Uses
School

Church

Municipal Building

Hospital/Clinic

College

Open Space Uses
Neighborhood Park/Playground

Community Park

Plaza

Natural Area/Stormwater Mgmt
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MAP #

FUTURE LAND USE
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NEIGHBORHOODS
Intent. Neighborhoods are where homes are 
clustered together along with other small-scale 
uses that serve the people that live there. 

Description. The City’s neighborhoods are 
generally located in four quadrants surrounding 
the mixed use center. There are a few smaller 
neighborhood islands separated by Shiawassee 
River, the railroad, or corridors. Each of the 
neighborhoods in Owosso has its own character, 
influenced by the size, age, and architecture of 
the buildings, the density of homes, the layout 
of the streets, as well as the access to parks and 
public spaces. 

Appropriate Uses. Neighborhoods can include 
a variety of housing types, along with other 
uses such as schools, churches, parks, and 
small-scale businesses. Non-single-family uses 
like multiple-family residential, small-scale 
businesses, or institutional uses are most 
applicable along collector and arterial streets 
and as a buffer between single-family and more 
intense uses. 

Building and Site Design. Neighborhoods are 
walkable, pedestrian-scale environments. Mature 
trees should be preserved and landscaping 

should be incorporated as a buffer between 
land uses. Additions and new construction 
should be compatible with the scale, height, 
massing, and setbacks of existing buildings. 
Stoops and porches are encouraged and garages 
and parking areas should be placed behind 
the front building line when possible. Ideally, 
the old historic homes near downtown should 
be preserved as single-family. The converse 
of single-family to multi-family should not 
be immediately obvious by utilizing shared 
entrances and screening parking areas.

Compatible Zoning Districts. R-1, R-2, R-T, RM-1, 
RM-2, MPH, B-1

CENTERS
Intent.  Centers are the heart beats of the City – 
the places where people walk, gather, shop, and 
meet. 

Description. In Owosso the centers include the 
historic Downtown Owosso and the Westown 
business district. Each area has a distinct 
character, 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. Downtown is planned to 
be more intense than Westown, but both areas 

are characterized by walkable active first floor 
uses fronting the street, limited parking lots 
facing the street, employment uses, and nearby 
residential neighborhoods. 

Appropriate Uses. Centers are higher density 
areas and incorporate horizontal and vertical 
mix of uses. Residential uses include multi-
family buildings and upper story residential 
within mixed use buildings. Commercial uses 
include retail sales/services, office, lodging, 
and general mixed-use. Industrial uses include 
maker space and light production facilities 
with a retail storefront. Other appropriate uses 
include municipal buildings, plazas, and public 
parking areas.

Building and Site Design. Centers are 
pedestrian-oriented environments where 
people are encouraged to linger in the public 
realm enjoying the shops, events, outdoor 
dining, and other social and civic activities.  
Building  massing, fenestration, storefronts, and 
overhangs should activate the street. Signage 
and lighting should be pedestrian-oriented and 
integrated with the building design. Parking is 
generally provided off-site.

Compatible Zoning Districts. RM-1, RM-2, OS-1, 
B-3, B-4, PUD

FUTURE LAND USE
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CORRIDORS 
Intent. 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. 

Description. Historic Corridors connect the 
centers of the City with other corridors and 
the surrounding neighborhoods. The City has 
four primary corridors: Main St (M-21) east of 
downtown, Corunne Ave between downtown 
and the city limits, S. Washington Ave south of 
downtown to Baker College, and N. Shiawassee St 
between downtown and the hospital.

Appropriate Uses. 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). A mixture of uses are 
appropriate along these corridors. Local business 
and small-scale maker space should accompany 
attached residential development for prioritized 
redevelopment. Appropriate residential uses 
include attached single-family, multi-family, and 
upper story residential in a mixed use building. 
Appropriate commercial uses include retail 
sales/services and office. Industrial uses include 

light production facilities with retail storefront 
and research and development. Institutional 
uses include schools, churches, and municipal 
buildings.

Building and Site Design. Emphasis should 
be on improving the site and building design 
to create visually appealing entrances into 
the heart of the city.  Limiting the numbers of 
driveways, drive-thrus, and front yard parking 
will help transition these corridors into more 
walkable, vibrant mixed-use areas. 

Compatible Zoning Districts. RM-1, RM-2, OS-1

DISTRICTS
Intent. Districts are parts of the city dedicated 
to a single type of activity, such as employment 
centers or educational campuses. 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. 

Description. There are several areas planned as 
Districts scattered throughout the city. These 
areas are generally along the edge of the 

Appropriate Uses. 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. The districts are sub-categorized into 
two sub-groups – campuses and industrial. 
The character of each is dependent upon 
their use and the impacts of both on their 
neighborhoods should be mitigated. Campuses 
are intended for educational and medical uses. 
Industrial districts are expected to continue 
to accommodate traditional industrial uses 
like warehouses, manufacturing, and logistics, 
but should be open to future transition into 
more campus-like business park settings with 
improved site and building design.

Building and Site Design. Districts are  typically 
large areas with like uses. Emphasis should be 
on buffering between neighborhoods.

Compatible Zoning Districts. OS-1, I-1, I-2, PUD
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OPEN SPACE 
Intent. The final framework element is open 
space. Open space is an important contributor 
to quality of life and enhances all the other 
elements, particularly neighborhoods, centers 
and districts. 

Description. This includes large natural areas, 
neighborhood parks, and non-motorized trail 
systems. 

Appropriate Uses. These areas are intended 
to remain as parks and open space to provide 
opportunities for recreation, preservation, and 
flood mitigation.

Building and Site Design. Best practices for 
stormwater.

Compatible Zoning Districts. C-OS, PUD

INFRASTRUCTURE AND PUBLIC 
FACILITIES/SERVICES. 
Owosso provides universal public water and 
sewer access within its jurisdiction. Utilities are 
generally sized to meet the current and potential 
transmission and pressure demands, and there 
is excess capacity for treatment of water and 
sewer.

LAND USE PATTERNS IN THE REGION. 
Land use patterns for the surrounding areas of 
Shiawassee County were considered to ensure 
that the future land use plan is compatible with 
and compliment those patterns. In general, 
much of the county development is centered 
in the Mid-County area. Most development is 
within the cities of Owosso and Corunna, with 
some additional and intense development on 
M-21 in Caledonia Township (commercial) and 
in the Owosso Township industrial park to the 
west. Most of the other developed land is on or 
near the state highways, in close proximity to 
Owosso. Outside of the currently developed areas, 
agricultural uses and extremely low residential 
uses dominate. Residential uses are primarily 
limited to land division act, large lot homesteads. 
The agricultural land around the city is very 
productive and has observed increases in value 
in recent years. Water and sewer utilities are 
limited to the urbanized areas.
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IMPLEMENTATION 

The Master Plan is intended to serve as a guide 
for land use and redevelopment of the city for 
the next 25 years. Goals, objectives, and actions 
noted throughout the Plan should be carefully 
considered during decisions on rezonings, 
zoning text amendments, other regulations, 
capital investments for improvements to 
streets, “complete streets” bikeways/ walkways, 
utilities, public facilities, land acquisition, and 
development proposals. Recommendations in 
this Plan apply to both public land (parks, sites, 
and right-of-way) and guidance for development 
and redevelopment of privately-owned property.

Some Plan recommendations may involve the 
need for changes to land use regulations and/
or potential new programs. Others may involve 
partnerships with other municipalities, agencies, 
organizations, or groups. Since the Plan is a long-
range guide, refinements or additional studies 
may also be appropriate in the future to reflect 
new information, respond to unanticipated 
factors or to address changes in city policies.

To that end, this chapter provides a summary of 
the recommendations described in the previous 
sections of the plan. It also acts as a quick 
reference for the city staff, planning commission, 
and the city council to evaluate its progress 
toward implementation of the Plan.

Tools to implement the Master Plan generally 
fall into six categories and some strategies may 
include more than one:

1.	 Land use regulations 

2.	 Capital improvement programs, such 
as streets, city buildings, or other major 
purchases 

3.	 Property acquisition programs 

4.	 Special Funding Programs (CDBG for 
example)

5.	 Programs or additional studies 

6.	 Partnerships, such as working with other 
organizations on planning, education, 
funding, or delivery of cost-efficient services.

Each tool has a different purpose toward Plan 
implementation and may suggest specific 
immediate changes, long-term policies and 
others involve ongoing activities. 
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IMPLEMENTATION TOOLS

1. LAND USE REGULATIONS
The primary tool for Plan implementation, which 
includes the Zoning Ordinance and other land 
use regulations, is summarized below. The city 
also has several other codes and ordinances to 
ensure that activities remain compatible with 
the surrounding area, such as noise, blight and 
nuisance ordinances. 

ZONING REGULATIONS
Zoning regulations control the intensity and 
arrangement of land development through 
standards on lot size or units per acre, setbacks 
from property lines, building dimensions and 
similar minimum requirements. Various site 
design elements discussed in this Plan are 
also regulated through site plan review and 
address landscaping, lighting, driveways, 
parking and circulation, pedestrian systems and 
signs. Zoning can also be used to help assure 
performance in the protection of environmentally 
sensitive areas such as floodplains, state 
regulated wetlands, woodlands and wellhead 
areas.

ZONING MAP 
Over time, changes to the zoning map should 
become more consistent with the land use 
pattern identified on the Future Land Use Map. 
In some cases, the city may wish to initiate 
certain rezonings as part of an overall zoning 
map amendment. Other changes to the zoning 
map can be made in response to requests by 
landowners or developers. In those cases, city 
officials will need to determine if the time is 
proper for a change. It is important that the 
future land use plan be understood as a long-
range blueprint: Implementation is expected, but 
gradually in response to needs, conditions and 
availability of infrastructure. The Zoning Plan 
section of this chapter outlines how the Future 
Land Use Plan relates to current zoning. The 
Zoning Recommendations later in this chapter 
contain rezoning guidelines.

SUBDIVISION, LAND DIVISION AND CONDOMINIUM 
REGULATIONS 
Subdivision, land division and condominium 
regulations control the manner in which 
property is subdivided in the city and the 
public improvements required to support the 
development. The distinctions are not always 
apparent once a project is built, but the approval 
procedures are different due to separate 
state statutes that govern these types of land 
development approaches in Michigan.

PUBLIC INFRASTRUCTURE STANDARDS
Public infrastructure refers to the basic facilities 
and services needed for the functioning of the 
city such as city streets, water, sanitary sewer, 
storm sewer, among others. Standards to ensure 
consistency and uniformity have been adopted 
so that each facility is designed and constructed 
to support existing and future development. 
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2. CAPITAL IMPROVEMENT PLAN (CIP)
The Capital Improvement Plan (CIP) serves 
as the city’s multi-year planning instrument 
used to identify needs and financing sources 
for public infrastructure improvements. The 
City of Owosso recently completed an annual 
6-year CIP that contains recommended capital 
projects, timing, estimated costs and funding 
for public infrastructure (streets, bikeways, 
sidewalks, sanitary sewers, waterlines, storm 
sewers and drainage) and community facilities 
(public buildings, fire, police and parks). Capital 
projects identified help support and promote 
desired development, and to meet the needs of 
residents and businesses in the city. The number 
of projects and project timing are influenced by 
several factors, in particular, the cost, need for 
environmental clearance or approval by other 
agencies, and funds available.  

The CIP process precedes the budget process 
and is used by City Council when developing 
the annual budget. Recommending approval 
of the CIP by the Planning Commission does 
not mean that they grant final approval of all 
projects contained within the plan. Rather by 
recommending approval of the CIP, the Planning 
Commission acknowledges that these projects 

represent a reasonable interpretation of the 
upcoming needs for the community and that 
projects contained in the first year of the plan 
are suitable for inclusion in the upcoming 
budget, if funding is available.

Capital Improvement Review Committee 
includes the city manager, city clerk, finance 
director, director of public services, director of 
public safety, DDA director, parks and recreation 
director, Main Street manager, human resources 
director, and IT director. 

3. PROPERTY ACQUISITION PROGRAMS
Like all municipalities, the City of Owosso has 
the authority to acquire private property for 
a public purpose. This may include outright 
purchase acceptance of land donated by another 
party or acquisition through eminent domain. In 
addition to the ability to acquire private property 
for public infrastructure or facilities such as 
roads, sewers, public buildings and parks, the 
city may acquire private property to facilitate 
redevelopment and to eliminate nonconforming 
uses or structures. 

Property acquisition is also an important 
tool in implementing  development projects, 

particularly for site development and 
redevelopment. By purchasing property in an 
area identified for new development, the DDA 
or the city will have an added tool to attract 
developers and build the desired project. For 
example, to develop new housing, the DDA or city 
can acquire several of the vacant lots and can 
contribute them to the project. This will provide 
an incentive to lower the cost, and minimize the 
risk, for the developer. Should the first phase be 
successful, the developer will more than likely 
undertake construction of additional units 
without any form of subsidy. The goal is to use 
tax increment financing to attract developers 
by minimizing risk, leverage private investment 
and eventually eliminate the need for financial 
assistance. 

4. FUNDING PROGRAMS
Some of the recommendations may be funded 
locally, some through outside funds, and many 
through a combination. The city monitors new 
federal and state funding programs that may 
be available to assist in implementation. In 
addition, foundations and other organizations 
may provide contributions. 
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BUSINESS IMPROVEMENT DISTRICT (BID) OR PRINCIPAL 
SHOPPING DISTRICT (PSD)
The city can establish a Business Improvement 
District (BID) or a Principal Shopping District 
(PSD) to promote economic development in 
the Downtown or Westown area. A BID/PSD 
allows a municipality to collect revenues, levy 
special assessments and issue bonds in order 
to address the maintenance, security, and 
operation of that district. The BID/PSD may 
also undertake the promotion of economic 
development in the district. Projects may also be 
financed by grants and gifts.

TAX INCREMENT FINANCING (TIF)
In addition to traditional sources, the city can 
raise revenues within a specific geographic 
area for specific purposes, or to capture the 
new increment of tax revenues in a specific 
geographic area for specific purposes. The City of 
Owosso has the following authorities:

	� Downtown Development Authority (DDA). 
The DDA/OMS is funded primarily through a 
TIF mechanism which has been in place since 
1984. The city’s latest TIF plan amendment 
occurred in 2003 and plans through 2024.

	� Corridor Improvement Authority (CIA). 
Westown has an established CIA. The group 
but does not have a dedicated source of 
income and has no formal plan.

OPPORTUNITY ZONES 
Opportunity Zones are a new concept recently 
enacted in the 2017 Tax Cuts and Jobs Act. The 
program is designed to incentivize patient 
capital investments in low-income communities 
nationwide that have been cut off from capital 
and experienced a lack of business growth. There 
are three types of tax incentives that relate to the 
treatment of capital gains, each of the incentives 
are connected to the longevity of an investor’s 
stake in a qualified Opportunity Fund that 
provides the most upside to those who hold their 
investment for 10 years or more. 

TRANSPORTATION ALTERNATIVES PROGRAM (TAP) 
The Michigan Department of Transportation 
(MDOT) administers the federal Transportation 
Alternatives Program (TAP) in Michigan, where 
regional trail connections and safe routes to 
school are among the highest priorities for 
funding. TAP is a competitive grant program that 
uses federal transportation funds designated 

by Congress for specific activities that enhance 
the intermodal transportation system and 
provide safe alternative transportation options. 
Projects are selected on a competitive basis for 
funding in a future fiscal year.  Competitiveness 
is primarily established by project concept and 
project constructability.

	� Project Concept - Two types of highly 
competitive concepts are projects that 
develop/connect regional trails and projects 
that make walking/biking routes to school 
safer.

	� Project Constructability - Applications are 
reviewed by a team of technical experts to 
gauge the ability of the proposed projects to 
be constructed using all current federal and 
state standards, constructed on time, and 
constructed on budget. 

	� The items that typically are most important 
for this review are:

	— High level of positive public involvement

	— Reasonable cost estimate (based on similar 
recent federal aid projects)

	— Industry design standards used without 
exceptions
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	— Demonstrated high likelihood of all permits 
to be secured

	— Demonstrated high level of coordination 
with all necessary agencies

5. OTHER PROGRAMS
A variety of housing, economic development, 
informational and other programs may be used 
by the City to assist with implementation of 
recommendations in this Plan. Many of these 
are through state programs as identified in the 
preceding chapters such as the following:

	� Michigan State Housing Development 
Authority (MSHDA)

	� MSHDA MiPlace

	� Michigan Economic Development Corporation 
(MEDC) 

	� Michigan Community Revitalization Program 
(MCRP) 

	� MEDC Redevelopment Ready Communities

	� Michigan Department of Transportation 
(MDOT) and Complete Streets Coalition

	� Michigan Department of Natural Resources 
(MDNR)

	� Housing and Urban Development (HUD) 
Community Development Block Grants (CDBG)

6. PARTNERSHIPS
While the city can coordinate many of the plan’s 
implementation tasks, responsibility should 
not solely rest on the government. Instead, the 
vast array of stakeholders having key roles in 
either the city or region should all participate. 
Partnerships with the public and private sector, 
including Owosso Schools, Shiawassee Economic 
Development Partnership, Owosso Main Street 
(and Michigan Main Street), Shiawassee 
Regional Chamber of Commerce, regional 
recreation and tourism organizations, the nearby 
higher education institutions (Baker College), 
neighboring municipalities, local businesses, 
and large land owners will also lead to success 
implementing the plan’s initiatives. 

Partnerships may range from sharing 
information to funding and shared promotions 
or services. The spirit of cooperation through 
alliances and partnerships will be sustained to 
benefit everyone in the region. City government 
cannot and should not do it all. Only through 
public/private collaboration can the plan’s vision 
be realized.
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Zoning is a key mechanism for achieving 
the desired land use pattern and quality of 
development advocated in the plan. This 
section provides a useful guide relative to the 
inconsistencies between current zoning patterns 
and proposed future land use designations. 

The plan categories correspond to zoning 
districts, but there is some generalization. The 
following table provides a zoning plan indicating 
how the future land use categories in this Master 
Plan relate to the zoning districts in the zoning 
ordinance. In certain instances, more than one 
zoning district may be applicable to a future land 
use category. 

ZONING PLAN
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R-1, One-Family Residential

R-2, Two-Family Residential

R-T, Attached One-Family Residential

RM-1, Multiple Family Residential

RM-2, Multiple Family Residential – High Rise

MPH, Manufactured Home Park

OS-1, Office Service

B-1, Local Business

B-2, Planned Shopping Center Eliminate

B-3, Central Business District

B-4, Business District

I-1, Light Industrial

I-2, General Industrial

P-1, Vehicular Parking Eliminate

C-OS, Conservation/Open Space

PUD, Planned Unit Development
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ACTION PLAN

The implementation tools outlined above 
are available and should be used to achieve 
the goals and objectives of the Master Plan. 
Comprehensive implementation actions have 
been developed to organize and apply these tools. 
Under each topic, specific actions, tools, and a 
timeframe for implementation are identified. The 
details of the strategies to implement the Master 
Plan are specified in the table below. 

TIMEFRAME 
	� Ongoing:  annually 

	� Immediate: 1-3 years 

	� Short: 4-5 years 

	� Long: 5-15 years 

RESPONSIBLE PARTY 
	� Manager: City Manager 

	� CC: City Council

	� PC: Planning Commission

	� OMS: Owosso Main Street / Downtown 
Development Authority

	� CD: Community Development 

	� P&R: Parks & Rec Steering Committee 

	� PS: Public Services Committee

	� County: Shiawassee County

TOOL
	� Reg: Regulatory 

	� Policy: Policy/Program 

	� CIP: Capital Improvement 

	� Partner: Partnership 

See attachment for 
draft action table

TOPIC 
	� Administrative

	� Development Review Process

	� Historic Revitalization + Preservation 

	� Infrastructure Improvements

	� Land Use/Zoning

	� Mixed-Use and Infill Development 

	� Neighborhood Programming 

	� Neighborhood Connectivity

	� Organizations + Recreation

	� Redevelopment Process 

	� Regional Outreach

	� Zoning, Placemaking + Design 
Guidelines 
















