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INTRODUCTION 

 

DESCRIPTION OF PLANNING PROCESS 

 
The Village of Reese Comprehensive Plan was adopted in 1968.  The Village of Reese Planning 

Commission began the process of updating the Plan in October, 1996, with the intent that it would 

serve as the basis for an updated zoning ordinance.  The plan is intended to deal with land use 

issues and does not involve detailed analysis of physical infrastructure needs in the way that a 

master plan would. 

 

The Planning Commission met monthly throughout the process at public meetings to update the 

plan.  Planning staff from ROWE Incorporated met with the Planning Commission to review 

characteristics of the community, including existing land use, population characteristics, housing 

quality, the street system and utilities.  Information for housing quality, existing land use and street 

quality was inventoried by members of the Planning Commission.  The 1968 Comprehensive Plan 

was used as a base whenever possible.   

 

Following review of the community’s characteristics, the Planning Commission developed a series 

of problems and asset statements identifying those trends and characteristics they wished to 

preserve or enhance, and those that concerned them.  Based on these lists, the Planning 

Commission established a series of goals for future land use in the village, and policies to 

implement these goals.  The Planning Commission considered the goals and policies in the 1968 

Plan during this process. 

 

Based on these criteria, the Planning Commission then developed a Future Land Use Map, which 

delineated appropriate areas for future development in the village.  Locational criteria were 

established to link the goals and policies to the Future Land Use Map.  The locational criteria will 

be used by the Planning Commission when determining the appropriateness of future land use 

decisions, such as rezoning requests and special use applications.      

 

The Draft Land Use Plan was presented to the public at a public hearing before its adoption, as per 

the requirement of the City/Village Zoning Act.  

 

REGIONAL CONTEXT 

 
The Village of Reese is located on the western boundary of Tuscola County, roughly 11 miles east 

of the City of Saginaw and ten miles east of the I-75 Freeway. Reese is served directly by State 

Highway M-81 which runs east and west from Sanilac County to the City of Saginaw.   The 

Saginaw County boundary forms the western limits of the village.  The village is located at the 

intersection of two Huron & Eastern Railways lines.      

 

The village is located in an area that is dominated by agricultural activity, but is also located 

relatively close to both the Saginaw and Bay City urban areas.  As a result, these areas provide the 

bulk of the employment opportunities for village residents, and the village is generally impacted 

by the economies of these urban areas.   
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COMMUNITY DESCRIPTION 

 

POPULATION 
 

It is important to consider the population characteristics of a community when determining its land 

use needs.  A population study serves as a rational basis for projecting future changes in the 

population. 

 

POPULATION CHANGE 

 

Table 1 shows the change in the total population of the Village of Reese since 1940.  The table 

also shows growth in the surrounding environs of Denmark Township and Blumfield Township, 

as well as Tuscola and Saginaw County. 

 

TABLE 1 

POPULATION GROWTH 1940 – 1990 

 1940 1950 1960 1970 1980 % Change 

1940-1980 

1990 % Change 

1980-1990 

Village of Reese        569      632        711     1,050    1,645 189.1 1,414 -14.0 

Denmark Township*     1,424   1,410     1,610     1,643    1,970 38.3 1,955   -0.8 

Tuscola County   35,694 38,258 43,305   48,603  56,961 37.3 55,498  -2.6 

Blumfield Township     1,251   1,437     1,666     1,865     2,047 63.6 1,999  -2.3 

Saginaw County 130,468 153,515 190,750 219,743 228,059 74.8 211,946 -7.1 

Source:  US Census, 1940 - 1990. 

 

*Does not include village population 

 

Table 2 shows that the population of the Village of Reese increased rapidly from 1940 to 1980, 

but then declined from 1980 to 1990.  This decline in population between 1980 and 1990 is due 

primarily to two population trends.  The first was an out migration of households from industrial 

regions of Michigan during the early 1980's because of the recession that slowed many industries, 

particularly the auto industry.  The second trend is an aging population and shrinking household 

size.  The average household size has been decreasing steadily nationally since the turn of the 

century.  At the same time, the median age of the population has been increasing as a result of the 

aging post-world war II “baby boom” population.  As a result of these two population trends, many 

Michigan communities experienced population loss during the 1980's.  Many will continue to 

experience population loss well into the next century as the average household size continues to 

shrink. 
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HOUSEHOLD COMPOSITION 

 

The term “household composition” is used to describe the general make up of households.  The 

Bureau of the Census divides households into several categories: 

 

 Married Couple Families composed of both spouses, with or without children 

 Single Head of Household Families composed of one parent, with children or other relative 

 One Person Household, 65+ years old 

 One Person Household under 65 years old 

 Other Non-Family Households composed of unmarried couples and people sharing 

housing 

 
Table 2 illustrates that the Village of Reese had a smaller proportion of Married Couple Families 

than did either Denmark Township (74.7%) or Blumfield Township (77.1%).  Reese also had a 

higher proportion of one-person households than did Denmark Township or Blumfield Township.  

This difference can be explained to a large degree by the fact that most housing in the townships 

is comprised of single family homes, which are either unsuitable or too expensive for single person 

households.  Urban areas such as villages and cities tend to have a larger stock of lower cost 

housing units such as mobile home parks and apartments since they tend to have available 

municipal services for these dense types of residential development.  Also, urban areas tend to 

have a large stock of older, larger homes which can easily be divided into apartments and provide 

affordable housing opportunities for single person households. 

 

TABLE 2 

COMPOSITION OF HOUSEHOLDS 

 Village of 

Reese 

Denmark 

Township 

Tuscola 

County 

Blumfield 

Township 

Saginaw 

County 

Married Couple 

Families 

60.5% 74.7% 65.7% 77.1% 54.9% 

Single Head of 

Household  

8.3 % 8.7% 12.0% 7.7% 18.3% 

One Person 

Household Over 65 

11.5% 7.8% 9.6% 6.9% 9.9% 

Other One Person 

Households 

16.0% 6.9% 9.6% 6.4% 13.3% 

Other Non-Family 

Households 

3.7% 1.9% 3.1% 1.9% 3.6% 

Source:  U.S. Census, 1990. 
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POPULATION AGE 

 
Table 3 shows that the 1990 median age in Reese (34.1 years) was only slightly higher than both 

Denmark Township (33.2 years) and Blumfield Township (33.9%).  The proportion of people aged 

65 years or older was slightly lower in Reese (12.0%) than in Denmark Township (12.4%), 

although it was higher than in Blumfield Township.  Generally, urban areas tend to have 

significantly higher median ages and higher proportions of elderly than in rural townships.  This 

is because elderly tend to retire in urban areas which are more pedestrian oriented and tend to have 

more appropriate or affordable housing.  There is a mobile home park in Denmark Township, 

Pebble Creek Mobile Home Community, which serves to increase the stock of retirement housing 

in the township and therefore increase the township’s proportion of retirees in the township. 

 

TABLE 3 

AGE 

 Village of 

Reese % 

Denmark 

Township% 

Tuscola 

County % 

Blumfield 

Township % 

Saginaw 

County % 

Under 5 years  5.6  8.4  7.1  7.2  7.8 

5 - 17 years 20.2 20.7 21.4 19.7 20.3 

18 - 24 years 10.4  8.6  9.2  9.0 10.0 

25 - 44 years 31.6 30.8 30.9 31.4 30.4 

45 - 64 years 20.2 19.1 19.4 21.9 19.4 

65 years + 12.0 12.4 12.0 10.8 12.1 

Median Age 34.1 33.2 33.0 33.9 32.7 

Source:  US Census, 1990. 
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INCOME 

 
Table 4 illustrates that the proportion of households in Reese with wage and salary incomes in 

1990 (79.1%) was similar to both Denmark Township (80%) and Blumfield Township (80.3%).  

Reese had a lower proportion of households earning farm self-employment income (3.4%) than 

both Denmark Township (10.4%) and Blumfield Township (13.3%).  This is what one would 

expect given the rural nature of the townships and the large number of farms and farmsteads. 

 

TABLE 4 

INCOME TYPE IN 1989 

 Village of 

Reese % 

Denmark 

Township % 

Tuscola 

County % 

Blumfield 

Township % 

Saginaw 

County % 

With wage and salary 

income 

79.1 80.6 75.4 80.3 72.2 

With non-farm self-

employment income 

10.3  8.6 11.5 14.9  8.0 

With farm self-

employment income 

3.4 10.4  6.4 13.3  2.1 

With social security 

income 

26.5 25.6 28.2 24.3 27.6 

With public assistance 

income 

5.0  5.2  9.2  7.0 13.6 

With retirement income 13.6 13.4 18.3 13.9 18.6 

Source:  U.S. Census, 1990. 

 

  



7 

 

OCCUPATIONS 

 

Table 5 shows that the Village of Reese has fewer people employed in farming, forestry or fishing 

operations (1.0%) than either Denmark Township (5.5%) or Blumfield Township (5.8%).  Again, 

this is what one would expect given the rural nature of the townships and the land available for 

farming and forestry.  Reese and Denmark Township have lower proportions of workers employed 

in managerial/professional fields but higher proportions of workers employed as operators/laborers 

than does Blumfield Township. 

 

TABLE 5 

OCCUPATIONS 

 Village of 

Reese % 

Denmark 

Township 

% 

Tuscola 

County % 

Blumfield 

Township % 

Saginaw 

County % 

Managerial/Professional 15.5 14.1 16.1 21.0 21.1 

Technical/Sales 13.4 12.7 11.6 14.0 16.4 

Service 33.2 31.1 28.1 29.1 30.0 

Farming/Forestry/Fishing   1.0   5.5   4.4  5.8  1.4 

Precision Production/ 

Craft 

16.0 13.1 14.8 15.4 12.4 

Operators/Laborers 20.9 23.5 25.0 14.7 18.7 

Source:  U.S. Census, 1990. 

 

These differences in occupation types has an effect on the income levels in the communities.  That 

is, generally professional/managerial occupations are higher paying than other jobs.  Since 

Blumfield Township has a higher proportion of households in these types of occupations than 

either Reese or Denmark Township, the median household income was higher in Blumfield 

Township ($37,328) than either Reese ($31,250) or Denmark Township ($30,609).  All 

communities had a higher median household income than the average for their respective county.  

About 34.2% of Blumfield Township households earned $50,000 or more in 1990, compared to 

only 21.2% in Denmark Township and 20.7% in Reese. 
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TABLE 6 

INCOME IN 1989 

Income Village of 

Reese % 

Denmark 

Township% 

Tuscola 

County % 

Blumfield 

Township % 

Saginaw 

County % 

Less than $5,000 3.0 2.9 5.1 4.3 8.5 

$5,000 to $9,9998 7.3 5.6 10.5 5.6 11.2 

$10,000 to $14,990 9.9 9.0 10.3 6.7 9.2 

$15,000 to $24,999 21.2 20.9 19.5 12.2 17.0 

$25,000 to $34,999 15.4 20.6 16.4 17.0 14.5 

$35,000 to $49,999 22.5 19.9 19.6 20.0 18.3 

$50,000 to $74,999 16.6 18.2 14.5 23.5 15.1 

$75,000 + 4.1 2.9 4.1 10.7 6.2 

Median Household Income $31,250 $30,609 $27,374 $37,328 $27,980 

Source:  U.S. Census, 1990. 

 

COMMUTING PATTERNS 

 

According to the 1990 U.S. Census, about 58.9% of the workers aged 16 in over in the Village of 

Reese had a daily commute of 20 minutes or longer (see Table 7).  The Census also showed that 

of the 699 workers in the village, 67.0% worked in a central city or surrounding metropolitan area.  

This information implies that most of the workers in the village are employed in urban areas such 

as Saginaw, Bay City or Flint.  As a result, the economy of these urban areas has a corresponding 

effect on the residents of the Village of Reese 
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TABLE 7 

TRAVEL TIME TO WORK 

Distance to work # of workers aged 16 years or 

more 

% of total workers 

Worked at home 13 1.9 

Less than 5 minutes 84 12.0 

5 to 9 minutes 58 8.3 

10 to 14 minutes 21 3.0 

15 to 19 minutes 111 15.9 

20 to 24 minutes 162 23.2 

25 to 29 minutes 101 14.5 

30 to 34 minutes 94 13.4 

35 to 39 minutes 17 2.4 

45 + minutes 38 5.4 

Source: U.S. Census, 1990.   
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HOUSING AGE 

 

Housing age affects its quality and price.  Obviously, older homes are not necessarily worth less, 

or of poorer quality than newer ones.  However, generally speaking, older housing is less costly 

and more readily convertible into multiple family residences. 

 

Table 7 Shows that only 17.4% of Reese’s housing stock in 1990 had been built in 1939 or earlier.  

In comparison, 31.1% of the homes in Denmark Township and 37.2% of the homes in Blumfield 

Township had been built in 1939 or earlier.  Generally, rural areas tend to have lower proportions 

of older homes than do urban areas.  This is due to the trend of suburbanization which began in 

the 1960's when families tended to locate in rural areas within commuting distance of their urban 

jobs.  It appears that this trend was not as strong in rural areas around Reese as it was within the 

village.  That is, about 62.3% of the housing stock in the Village of Reese was built since 1960 

when the suburbanization trend began, compared to only  49.5% in Denmark Township and 42.0% 

in Blumfield Township.  It appears that Reese tended to be the destination of suburbanites from 

urban areas such as Bay City and Saginaw, more so than did Denmark Township and Blumfield 

Township. 

 

TABLE 8 

YEAR STRUCTURE BUILT 

 Village of 

Reese 

Denmark 

Township 

Tuscola 

County  

Blumfield 

Township  

Saginaw 

County  

1980 to 1990 14.5% 15.3% 12.0%  5.7%  7.7% 

1970 to 1979 30.3% 25.7% 27.2% 20.2% 21.5% 

1960 to 1969 17.5%  8.5% 14.3% 16.1% 20.1% 

1950 to 1959 11.8% 11.1% 10.9% 11.8% 16.9% 

1940 to 1949  8.5%  8.3%  7.6%  9.0% 10.0% 

1939 or earlier 17.4% 31.1% 28.0% 37.2% 23.8% 

Source:  U.S. Census, 1990. 
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HOUSING TYPES 

 

Table 8  illustrates that the proportion of single family detached housing is less in Reese (61.3%) 

than in Denmark Township (79.5%) and Blumfield Township (95.8%).  This is what one would 

generally expect given the fact that rural areas tend to be characterized by single family 

development.  Multi-unit development tends to be located in more urban areas where municipal 

services are available, and where people with lower incomes can reside within walking distance 

of shops and services.  About 13.3% of the housing units in Reese were in multi-unit developments, 

compared to only 4.4% in Denmark Township and 1.4% in Blumfield Township. 

 

TABLE 9 

HOUSING TYPES 

 Village of 

Reese 

Denmark 

Township 

Tuscola 

County  

Blumfield 

Township  

Saginaw 

County  

Single Family Detached 61.3% 79.5% 77.7% 95.8% 73.1% 

Single Family-Attached  0.9%   0.9%   0.6%   1.4%   01.9% 

2 - 4 Units  4.4%   2.8%   4.3%   1.4%   9.2% 

5 - 9 Units  7.0%   1.6%   1.7% —   4.1% 

10   Units  1.9% —   1.2% —   6.4% 

Mobile Home 24.5% 15.2% 14.5%   1.4%   5.3% 

Source:  U.S. Census, 1990. 

 

The difference in housing types is reflected in housing value since single family detached homes 

tend to be valued higher than other types.  The median value of housing in Blumfield Township in 

1990 was $68,300.  This was much higher than either the Village of Reese ($59,000) and Denmark 

Township ($58,100).  Housing value in all three communities were much higher than in their 

respective counties as a whole. 

 

TABLE 10 

MEDIAN HOUSING VALUE, 1990 

 Village of 

Reese 

Denmark 

Township 

Tuscola 

County  

Blumfield 

Township  

Saginaw 

County  

Median Value (dollars) $59,100 $58,100 $46,000 $68,300 $48,100 

Source:  U.S. Census, 1990. 

 

The Demographic Research and Statistics Division at the Michigan Department of Management 

and Budget prepared preliminary population projections for Tuscola County in 1990.  Table 10 

shows these preliminary population figures for Tuscola County, as well as for the Village of Reese.  

Projections for Reese were calculated assuming that the village would maintain its present 

proportion of county population in the future. 
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TABLE 11 

PRELIMINARY POPULATION PROJECTIONS 

Year Tuscola County Village of Reese Population 

1990 55,948 1,414 

2000 56,100 1,419 

2010 55,900 1,414 

2020 54,600 1,381 

 

This relatively stagnant population growth of the county is due to an aging population with a 

lowering birth rate and net out-migration of  residents. It must be emphasized that these population  

projections are simply educated guesses based on statistical trends.  The populations of smaller 

communities can be greatly affected by a small number of developments such as a subdivision or 

mobile home park.  Consequently, the accuracy of population projections for smaller communities 

tend to be limited at best.  

 

The average household size in the village in 1990 was 2.51 persons.  It is assumed that this figure 

will continue to decrease well into the next century.  This nation wide trend has the effect in many 

communities of an increase in total dwelling units even as the population falls slightly.  The same 

appears to be time for the Village of Reese. 

 

TABLE 12 

HOUSING PROJECTIONS 

YEAR POPULATION HOUSEHOLD 

SIZE 

# OF 

HOUSEHOLDS 

VACANT 

HOMES 

TOTAL 

HOMES 

1990 1,414 2.51 564 23 587 

2000 1,419 2.30 617 24 641 

2010 1,414 2.12 667 26 693 

2020 1,318 1.97 701 27 728 

 

Based on the population projections in table 10, assuming that the household size drops by  16 % 

over the planning period, and assuming that the percentage of vacant households in the village 

remains a constant 3.9%, an increase of 106 housing units by the year 2010 is projected. 
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SUMMARY OF FINDINGS 

 

Based on our analysis of the demographic and housing information for the Village of Reese, the 

following trends have been identified. 

 

 After 40 years of constant growth, the villages population has leveled off, and 

current county wide projections would indicate that growth over the next twenty 

years will be minimal, barring some unforseen major development. 

 

 The village has a higher percentage of one person households than the townships 

surrounding it, but married couple families are the predominant household type. 

 

 The housing stock in the village is relatively new in comparison with the county 

as a whole or the townships on either side. 

 

 The village has a higher percentage of mobile homes and multi-family units in 

comparison with the county or the surrounding townships, but non-mobile single-

family detached dwellings are still the predominant housing type in the village. 

 

 Based on past trends with regards to population growth, household size and 

vacancy rate it is estimated that 106 units will be added between 1990 and 2010. 
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EXISTING LAND USE 

 

When preparing a plan for the future arrangement of land uses in a community, it is essential to 

understand the arrangement of existing land uses. 

 

An inventory of existing land uses was conducted in April 1997 by members of the Village of 

Reese Planning Commission.  Table 13 shows the results of this inventory: 

 

TABLE 13 

VILLAGE OF REESE  

EXISTING LAND USE INVENTORY 

April, 1997 

LAND USE ACRES % OF TOTAL AREA 

Residential: 

Single Family 

Mobile Home 

Duplex 

Multiple Family 

Mobile Home Park 

188.1 (total) 

165.2 

0.5 

5.5 

5.2 

11.7 

24.6% (total) 

21.6% 

0.1% 

0.7% 

0.7% 

1.5% 

Commercial 21.5 2.8% 

Light Industrial 5.3 0.8% 

Schools 71.3 9.3% 

Cemetery 2.0 0.3% 

Public Building 2.7 0.4% 

Park 16.6 2.1% 

Church 6.0 0.8% 

Vacant / Agricultural / Roads 451.6 58.9% 

TOTAL 765.1 100.0% 

 

Map 1 Shows the arrangement of these various land uses.  The following is a brief description of 

each land use category used in the inventory: 

 

Residential – As is normally the case villages and cities, residential uses take up a significant 

proportion of total land area, 188.1 acres or 24.6 percent of the village.  Meadows Mobile Home 

Park represents about 11.7 acres of residential land, while duplex development represents 5.5 acres 

and multiple family represents 5.2 acres.  Only 0.5 acres consists of mobile home units located 

outside the mobile home park.  The remaining residential development has occurred in platted 

areas in the center of the village, and in subdivisions north and east of the village center, as well 

as some scattered development on unplatted lots. 
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Commercial – Commercial uses are defined as those uses which principally deal in the sale of a 

product or service.  Most of the commercial development has occurred along M-81 or along the 

railway lines near M-81.  There are some scattered commercial uses in other areas.  Commercial 

uses comprise 21.5 acres or 2.8 percent of total village area. 

 

Light Industrial – Light Industrial uses are differentiated from Heavy Industrial uses.  Heavy 

Industrial uses are defined as operations dealing primarily with the manufacturing or processing 

of a product; Light Industrial uses are defined as operations dealing primarily with wholesaling or 

storage.  There are no heavy industrial uses in the village. 

 

The Light Industrial uses are located in the central area of the village along the railway lines.  Light 

Industrial uses comprise 5.3 acres or 0.8% of total land area.    

 

Schools – Property currently owned and operated by Reese Public Schools for high school, middle 

school and elementary school buildings and associated playing fields, parking lots, etc., comprises 

71.3 acres or 9.3 percent of the land area in the village.  The school property is located in the east 

side of the village north of Saginaw Street (M-81).  Since most of the residential development is 

north of M-81, most children walking to school do not have to cross it. 

 

Cemetery – There is a cemetery located at the west end of Hill Street that is 2.0 acres in size.  This 

represents about 3.0 percent of total village land area. 

 

Public Buildings – This category includes buildings such as the Village Hall, fire station, library, 

post office, etc., as well as, their associated parking lots and open space.  This category comprises 

2.7 acres, or only 0.4 percent of total village land area. 

 

Park – There are two public parks in the village, representing about 16.6 acres of land or 2.1 

percent of total village area.  A small park, roughly one-half acre in size, is located on the northeast 

corner of Center Street and Rhodes Street, while a roughly 15.5 acre park is located near the 

schools in the eastern part of the village. 

 

Church – This category includes all churches and associated uses, including parochial schools.  

There are two parochial schools in the village, Trinity Lutheran on Rhodes Street and St. Elizabeth 

Catholic Elementary on Center Street.  The St. Elizabeth School is relocating to a location in 

Blumfield Township by the summer of 1998.  This category comprises 6.0 percent of total land 

area in the village.  All of these uses are located north of Saginaw Street and south of Overton 

Street, in the western third of the village. 

 

Vacant/Agricultural/Roads – This category includes all vacant land, land used for agricultural land 

or presently fallow, and roads and railways.  Most of the land in the village (57.4 percent) is in this 

category.  This large proportion is explained by the relatively large area of vacant/agricultural land 

south of Saginaw Street as well as other vacant areas in the northeast and northwest quadrants of 

the village. 

 

Generally the land use distribution conforms to a normal pattern for a village, with a well-

developed center comprised of a commercial care and relatively dense residential development 
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surrounding it.  Surrounding this are areas of newer homes on larger lots, while further out is 

vacant and agricultural land.  The M-81 highway bisects this pattern with a corridor comprised 

mainly of commercial uses. 

 

With the majority of the land in the village undeveloped, the village has the opportunity to promote 

continuation of existing development patterns or modify future patterns substantially. 

 

HOUSING QUALITY 

 

Members of The Village of Reese Planning Commission completed a housing quality inventory 

for all residential units in the village in April, 1997.  The methodology used to compile the housing 

quality data was relatively simple.  Planning Commission members ranked the quality of each 

residential structure on a numeric scale ranging from ‘1' to ‘3'. A score of ‘1' indicated that the 

structure was of  ‘excellent’ quality (“structurally sound and well maintained”).  A score of ‘2' 

indicated that the structure was of ‘good’ quality (“structurally sound, but minor repair needed 

such as, paint, siding, or window replacement”).  A score of ‘3' indicated the structure was of 

‘dilapidated’ quality (“structural repairs needed, such as roof replacement, foundation repair, or 

exterior wall replacement”).  The results of the housing quality inventory are shown on Map 3.  

Each number on the map represents a residential structure in the Village of Reese. 

 

The housing quality map indicates that housing in the village is generally of excellent quality.  One 

of the reasons for this is a large proportion of owner-occupied, single-family houses and a 

corresponding high level of pride of ownership. 

 

There were a total of 386 residential structures inventoried in the village.  Of these 386 structures, 

334 (86.5 percent) were graded as being of ‘excellent’ quality.  There were 45 structures (11.7 

percent) graded as ‘good’ quality, and only 7 (1.8 percent) were graded as ‘dilapidated’. 

 

The seven residential structures graded as ‘dilapidated’ were in scattered locations throughout the 

village, with the exception of a concentration of 3 structures within a one block radius on the north 

side of Greenleaf Street in the middle of the village.  There are also a significant number of 

structures graded as ‘good’ in this area. 

 

The Village of Reese Final Comprehensive Plan and Report was adopted in 1968.  The plan 

contains an Existing Housing Quality Map.  The plan does not explain the methodology used to 

develop the map.  The map classified housing quality as either ‘good’, ‘deteriorated’, or 

‘dilapidated’, and showed seven units graded as ‘dilapidated’.  The plan indicates that there were 

289 residential units in the village in 1968, seven (2.4 percent) of which were ‘dilapidated’.  This 

represents a higher proportion of houses needing structural repair in 1968 than in 1997 (1.8 

percent).  It must be noted that the 1968 housing quality map also shows a concentration of three 

‘dilapidated’ structures on the north side of Greenleaf Street.  The rest of the ‘dilapidated’ 

structures were scattered throughout the village. 
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TRANSPORTATION 

 

The streets in the village are maintained by the Department of Public Works.  Funding for the 

streets comes through the Motor Vehicle Highway Fund, with money allocated to major and minor 

street categories for maintenance and improvement.  The major streets in the village are: 

 

  Van Buren Street 

  Center Street 

  Meridian Street 

  East Street (between Center and Saginaw) 

  River Street (between Center and Saginaw) 

  West Street (between Center and Saginaw) 

  Gates Street (Between Center and Camp). 

 

All other streets are classified as local.  Map 4 shows street classifications in the village. 

 

Street quality in the village is generally good.  A Street Quality Inventory conducted by members 

of the Planning Commission identified no problem areas.  All surfaces in the village are paved 

asphalt with the exception of Saginaw Street (M-81) which is concrete, and three areas with gravel 

streets.  Traffic is controlled by stop signs.  There are no signal lights in the village.  Map 5 shows 

the quality of streets in the village. 

 

The Planning Commission compiled a list of assets and problems in the village in May, 1997.  The 

list served as the basis for the development of goals and policies for the plan.  Several 

transportation issues were identified: 

 

  The five-way Wadsworth/Saginaw Street intersection causes confusion and is dangerous.   

 Saginaw Street (M-81) is relatively narrow given the steady traffic using the State Highway, 

particularly during rush hour.   

 

The lack of parking spaces downtown was also listed as a problem.     

 

 

SANITARY SEWER SYSTEM 

 

Map 6 shows the sanitary sewer system for the Village of Reese. 

 

The Village of Reese’s sanitary sewer system was developed in 1971.  The sewage is treated in 

three sewer lagoons which are located on Dixon Road on village-owned property in Denmark 

Township.  Wastewater that enters the sewer system is treated as solids settle to the bottom of the 

lagoons and the wastewater is clarified.  Larger sediment is filtered from the first lagoon, and 

smaller sediment  is filtered from the second lagoon.  The third clarifying pond is eventually 

emptied into the county drainage system upon reaching a certain level of clarity.  This discharge 

occurs twice per year, in the spring and fall.  During periods of heavy rain, the volume of liquid in 

the sewer lagoons increases. 
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The lagoons have the following depth and volume characteristics: 

 

Lagoon #1: 6' maximum depth 

   15,668,326 gallons capacity 

 

Lagoon #2: 7' maximum depth 

   18,840,803 gallons capacity 

 

Lagoon #3: 6' maximum capacity 

   17,655,792 gallons capacity. 

 

In a “normal” week with “normal” rainfall, the sewer system generates about 1.05 million gallons 

of sewage into the lagoons.  There are presently 465 village customers using the sewer system.  Of 

these, 62 customers are commercial uses.  Using this information, the total number of additional 

homes that can be provided village sewer services can be estimated.  This estimation is based on 

the following assumptions: 

 

  Infiltration into the system is relatively low, 5.0%. 

  Average household size in the village is 2.5 persons. 

  Average use of the system is 90 gallons per day per person.   

 

It is estimated that the sewer system has the capacity to accommodate an additional 614 homes, or 

the equivalent combination of residential and commercial uses.  The sewer system serves as a 

constraint to development in that before the village could accommodate any development greater 

than 614 homes, the capacity of the sewer system would need to be expanded.  

 

The diameter of pipe providing sewer services to an area can serve as a limiting factor to the 

amount of future development in that area.  That is, pipe diameters have a corresponding 

population that can be served by that size of pipe.  For example, a 8" diameter pipe can serve a 

residential population of about 1294 people.  If 1000 residents are provided sewer services from a 

8" pipe, the maximum number of additional residents that can be provided sewer services on that 

pipe is 294 persons.  An examination of the sewer map would indicate that pipe size does not 

appear to be a limiting factor for future development anywhere in the village. 

 

WATER SYSTEM 

 

Map 7 shows the water system in the Village of Reese. 

 

The Village of Reese has joint ownership with Blumfield Township in the Blumfield/Reese Water 

Authority.  The authority has its own board of directors and maintenance department.  The village 

water system was completed in 1971.  Conversations with village and Authority officials indicate 

that the system is in excellent condition.     

 

The system’s water tower is located in Blumfield Township west of the village along M-81.  The 

capacity of the tower is 100,000 gallons.  Water pressure in the village is 52 pounds per square 

inch.   
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The Authority receives its water from the City of Saginaw rather than from wells in the village.  

The water quality in the village is excellent.  Presently the village is using only about one-half of 

its contracted capacity from the City of Saginaw.  Consequently, the water system does not serve 

as a development constraint in the village.  Since the topography in the village is generally flat, all 

areas in the village could be served by public water.  The Village of Reese has a policy of not 

extending water services to a property until the property is annexed by the village. 

 

Water quality and pressure in a public water system can be affected by the number of dead end 

main water lines.  Water can become stagnant and water pressure tends to be lower at the end of 

mains. “Looping” is a process of eliminating dead ends by linking the end of the main to another 

main line in the system.  Looping also allows users to continue to receive water even when a line 

is broken.   

 

In July, 1997 the entire village system will be looped with the community of Richville with a 12" 

main at Van Buren Road on the east side of the village.  This will enhance the overall system for 

reasons listed above.    

 

A cursory inspection of the water system would indicate that the system could be improved by 

looping some of the water mains.  Generally, there are fire hydrants at the end of water mains 

which allow the water to be flushed from the end of the line on a regular basis, therefore improving 

water quality.  Since water line construction is relatively expensive, looping is generally achieved 

when  development takes place between two dead end mains, thereby making the linkage more 

cost effective.      

  

Water quality in the new Norwood subdivision in the north of the village could be improved by 

looping the six inch lines on Walnut Drive and Ashwood Drive.  If there is further expansion of 

this subdivision to the east, the system could be looped with the six inch main extending eastward 

from Hill Street.  Looping can lead to improved water quality and pressure and overall system 

efficiency and should be considered by the village and Reese/Blumfield Water Authority for future 

expansion.  

projects. 

 

STORM SEWER SYSTEM 
 

Map 8 shows the village’s storm sewer system.  Conversations with village officials would indicate 

that the village’s storm system is an older system and is generally obsolete.  The system is generally 

not designed for municipal field drainage.  Most of the system is comprised of field tile.  Surface 

water is drained through a gravity flow system which empties into open county drainage ditches.  

Only two subdivisions were constructed with curb and gutter, Norwood Subdivision on the north 

side of the village and Rohloff Subdivision in the center of the village.    

 

There are four county drains in the village which serve as outlets for the village drains.  Any 

improvements to the village drainage system must be complimented by improvements to the 

county drains which must in turn be approved by the Tuscola County Drain Commission.  

  







27 

 

PROBLEMS/GOALS/POLICIES 

 

The Village of Reese Planning Commission developed the following list of village problems 

and assets at a Planning Commission work session meeting in May, 1997. 

 

TABLE 14 

ASSETS AND PROBLEMS 

ASSETS PROBLEMS 

Like trees in right-of-way No one takes care of trees in right-of-way 

Small town size and character Lack of residential development 

Good school system Lack of storm sewers 

Safe streets No parking (public) for businesses 

downtown 

Nice village park Wadsworth Road intersection causes 

confusion and is dangerous 

Relatively high property values Two sets of rail road tracks in village 

Community involvement and participation (little 

league, boy scouts, sports) 

M-81 too narrow - Difficult to turn left 

during rush hour 

New fire hall and village hall No defined business area 

Street conditions Poor communications with Denmark 

Township 

Library Trailer Parks 

Business buildings well-maintained No ice skating rink 

 Temporary signs an eyesore  

 Speed Bumps in Park area 

 

These problems and assets served as a basis for updating the general goals statements listed 

in the 1968 Comprehensive Plan.  The following are general updated development goals for 

the Village of Reese.  

 

1. To maintain Reese’s small town historic character.  To create and maintain a primarily 

residential atmosphere by permitting and encouraging facilities which lend themselves to the 

development of a residentially-oriented community. 

2. To create and maintain a retail-commercial center which will serve the residents of the Reese 

community. 

 

3. To encourage growth of industry.  Any industries should be of a nature which are compatible 

with the environment created within a residential community. 

 

4. To expand the educational, recreational, cultural and social facilities which will be required to 

serve future needs of the population. 
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5. To improve and maintain transportation facilities and to provide for the orderly and safe 

movement of pedestrian and vehicular traffic in the community. 

 

6. To encourage expansion of the village to allow for residential, commercial and industrial 

development through annexation of adjacent properties to the village. 

 

7. To improve infrastructure, i.e., storm sewer, retention basins, sanitary lagoons, curbs and 

gutters and sidewalks. 

 

In order to attain these long term general goals, the following policies described below have 

been developed.  The above updated goals and the original goals and policies included in the 

1969 Comprehensive Plan served as the basis for these updated policies.  The list was updated 

through public discussion at Village of Reese Planning Commission meetings.  The policies 

relate to a wide range of land use, residential, commercial, industrial and community 

concerns: 

 

Residential 

 

The intermixing of uses other than residential should be avoided in residential areas.  Existing 

nonconformities should be considered on a case-by-case basis.  Those that do not pose a significant 

threat to the character of the neighborhood should be allowed to continue under the nonconforming 

use provisions of the zoning ordinance or through rezoning. 

 

Adaptive reuse of buildings in residential areas should be encouraged provided they can be 

developed in a manner consistent with the character of the community. 

 

The village should encourage the development of additional residential projects through the 

provision of adequate public utilities to appropriate sites. 

 

Highest priority to development should go to those areas already serviced by utilities or where 

minimal extension or improvement of utilities is required. 

 

A range of housing types should be permitted through zoning by the village to accommodate the 

needs of all residents.  

 

To maintain village character, single family residential development should continue to take place 

in established single family residential neighborhoods.   

 

Duplex and multi-family development shall occur in areas with established duplex and multi-

family development. 

 

Develop a senior citizen residential complex within the village. 

 

Take advantage of property withdrawn from PA 116 programs to develop residential areas. 

 

Sidewalks shall be required for all new development in residential districts. 
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Commercial 

 

The intermixing of uses other than commercial should be avoided in commercial areas, with the 

exception of residential uses above commercial uses.   Existing nonconformities should be 

considered on a case-by-case basis.  Those that do not pose a significant impediment to the 

commercial uses in the district should be allowed to continue under the nonconforming use 

provisions of the zoning ordinance or through rezoning. 

 

The village should encourage the use of shared driveways and signage and landscaped parking 

areas for commercial development along M-81. 

 

Commercial development should be concentrated in the downtown commercial area delineated on 

the Future Land Use Map. 

 

Take advantage of property withdrawn from PA 116 programs to develop commercial areas. 

 

To eliminate the difficulty of providing adequate parking spaces for potential uses and to increase 

the number of available parking spaces downtown, the village should acquire property in the 

downtown area to be used for public parking. 

 

Industrial 

 

Industrial land should be permitted through zoning in areas with ready access to M-81 and with 

adequate water and sewer service available. 

 

Industries in the primarily residential community should be of a nature which are not objectionable 

to nearby housing developments.   

 

Industrial uses should be separated and buffered from residential areas.   

 

Encouragement should be given for industries which are interested in locating in Reese as long as 

they are compatible to the residential environment. 

 

Public Buildings and Recreational Facilities  

 

Public buildings and other community facilities should be located so that they are easily accessible 

to the greatest number of persons in the community.   

 

Civic buildings should be grouped so that they are most convenient for public use.   

 

Community-sponsored recreational facilities should be developed to satisfy the leisure-time 

programs for all age, socio-economic and service groups in the community.   

 

Open space and park projects should be developed to retain natural beauty features and to provide 

buffer areas to separate various land uses. 

 

Transportation  
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Aspects of transportation which will improve traffic movement should be developed.   

 

To improve traffic circulation and safety throughout the village, shared access drives and 

driveways should be encouraged.       

 

There should be no interference between various types of vehicular and pedestrian traffic.   

 

Off-street parking should be provided for all land uses with special attention given to commercial 

and industrial areas.   

 

All transportation facilities should be planned in conjunction with land uses of the total 

community. 

 

Utilities 

 

Sidewalks should be encouraged in all commercial and industrial developments. 

 

Improvements to the existing storm water system should be incorporated into the village capital 

improvement budget. 

 

Impact on existing water, sewer and storm sewer systems should be considered in all rezonings, 

special use permit, and site plan approval requests.  Development should not be permitted until 

adequately sized lines, treatment capacity, etc., is available. 

 

LAND USE CLASSIFICATIONS AND LOCATIONAL CRITERIA 

 
 LOCATIONAL CRITERIA 

 

The Future Land Use Map for the Village of Reese provides for medium density, low density 

multi–family and mobile home park residential development, commercial, light industrial, 

heavy industrial development and recreational areas.  These land use classifications, their 

purpose and locational criteria are outlined below:  

 

LOW DENSITY RESIDENTIAL 

 

The purpose of the low density residential classification is to provide for residential 

development in areas where single family residential uses are the principle use and other 

incompatible uses are excluded or regulated.  Development is generally located in post 1950 

subdivisions and areas of vacant land on the edge of the village appropriate for low density 

residential subdivisions. Development in low density residential neighborhoods should not be 

incompatible with the established neighborhoods.  Lot sizes in this district will be no smaller 

than 12,000 square feet. 

 

The locational criteria for low density residential areas include: 
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• Areas presently developed as subdivisions, or at an average density of 

approximately 3 units per acre. 

• Areas adjacent to low density residential areas. 

• Areas properly buffered from existing or proposed commercial or industrial areas. 

 

MEDIUM DENSITY RESIDENTIAL 

 

The purpose of the medium density residential classification is to provide for residential 

development in areas where single family residential uses are the principle use and other 

incompatible uses are excluded or regulated.  Medium density residential areas are primarily 

identified in existing residential areas of the village developed prior to 1950. Development in 

these areas should be consistent with the surrounding neighborhood in terms of use, scale and 

design.  Lot sizes in this district will be no smaller than 8,000 square feet. 

 

The locational criteria for medium density residential areas include: 

 

• Areas presently developed as medium density residential neighborhoods, or at an 

average density of approximately 5 units per acre. 

• Areas adjacent to low density residential areas. 

• Areas properly buffered from existing or proposed commercial or industrial areas. 

  

 HIGH DENSITY RESIDENTIAL 

 

The purpose of the high density residential classification is to provide for alternative residential 

development at a higher density than single family residential neighborhoods.  High density 

residential development shall include both duplex and multi-family development.  These 

developments will provide a wider range of housing opportunities to village residents, 

including single income households or households living on fixed incomes. The Future Land 

Use Map delineates locations for future high density residential developments.   

 

The locational criteria for high density residential areas include: 

 

• Areas adjacent to high density residential areas. 

• Areas adequately buffered from single family residential neighborhoods.   

• Areas located close to state highways or major streets.  

 

 MOBILE HOME RESIDENTIAL 

 

The purpose of the mobile home residential classification is to provide for alternative 

residential development at a higher density than single family residential neighborhoods.  

These mobile home park developments will provide a wider range of housing opportunities to 

village residents, including young families or retired households. The future land use map 

identifies an appropriate area for future mobile home park development in the northwest corner 

of the village. 

 

The locational criteria for mobile home residential areas include:   
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• Areas adjacent to mobile home residential areas. 

• Areas adjacent to high density residential areas. 

• Areas adequately buffered from single family residential neighborhoods.   

• Areas located close to state highways or major streets.  

 

COMMERCIAL 

 

The purpose of the commercial classification is to provide for commercial uses in Reese’s 

established business district that will strengthen the village’s position as a viable commercial 

center.  The commercial area is delineated on the Future Land Use Map, along both sides of 

M–81 and south of the highway. The existing zoning ordinance has two existing Commercial 

zoning districts, C-1 and C-2.  It appears that the purpose of having two zoning districts was 

to establish two separate but related commercial districts; one a “traditional”, pedestrian-

oriented downtown and the other a linear, automobile-oriented commercial strip along State 

highway M-81.  A pedestrian-oriented downtown is difficult to achieve because of the fact that 

M-81 bisects the commercial area of the village and many of the established businesses are 

auto-oriented both in terms of use and design.  Because of this, it is recommended that there 

be only one commercial zoning district in the village.  Infill development will be encouraged 

in the established commercial district to increase the concentration of uses thereby increasing 

the viability of the district.  It is intended that commercial development will occur as infill 

between established commercial uses rather than increasing the total length of linear 

development.   After the commercial area in the village is built out, appropriate areas for 

commercial development will be determined on a case by case basis.  

  

To make the commercial area more pedestrian in nature, it is recommended that the following 

design concepts be implemented in the zoning ordinance: encourage parking behind or beside 

commercial buildings (rather than in front), allow commercial buildings to be built at or near 

the front lot line and encourage shared driveways and parking areas.  The historic downtown 

character should be maintained whenever possible through the utilization or adaptive reuse of 

existing structures.  The adaptive reuse of residential buildings to commercial uses will be 

encouraged.  New development should be compatible with existing historic architecture.  

Residential uses above commercial uses is encouraged to expand the range of housing 

opportunities and increase the economic base of the village. All other residential uses in this 

area will be discouraged.   

 

To increase the number of parking spaces available to businesses in the commercial area it is 

recommended that the village acquire property to be used for increasing the number of off–

street parking spaces in the village.  All future off-street parking lots should be well designed 

technically (to increase durability and longevity) and aesthetically (to minimize the visual 

impact of the expansive paved surface). 

 

The locational criteria for commercial areas include: 

 

• Areas within the established Reese commercial district. 

• Areas adjacent to established commercial or service uses. 
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• Areas fronting State highway M–81. 

• Areas adequately buffered from incompatible uses such as single family residential. 

• Areas with access to water and sewer services. 

 

 LIGHT INDUSTRIAL 

 

The purpose of the light industrial classification is to provide locations for wholesale activities, 

warehouses and light industrial opportunities, thereby expanding the economic base of the 

village and the employment opportunities available to Reese residents.  Industries should be of 

a nature which are compatible with nearby housing developments.   Light Industrial uses 

should be separated and buffered from residential areas.  It is the intent that light industrial 

activities will be located in suitable  locations with available large lots, sewer, water, and all-

weather roads.  The village will encourage the reuse of any vacant or under-used industrial 

sites in the village.   

 

There are three areas delineated on the Future Land Use Map for light industrial development. 

Two of these areas are north of M-81, the other larger area is south of M-81.  The two areas 

north of M-81 are presently being used for light industrial purposes.  These areas can continue 

to be used for light industrial purposes but shall not expand in intensity of use or size because 

of the surrounding residential areas.  The area south of M-81 is vacant with the exception of 

the pocket east of the railroad tracks, which is being used for light industrial purposes.  It is 

intended that light industrial development shall not extend any further eastward than is 

delineated on the Future Land Use Map.  The railroad right of way shall serve as a buffer 

between the light industrial area and any future residential development to the east.  It is 

intended that the delineated area shall be developed before the light industrial area is expanded.  

Appropriate locations for light industrial development will then be determined on a case by 

case basis.  

 

The locational criteria for industrial areas include: 

 

• Areas with access to all–weather roads. 

• Areas with access to water and sewer services. 

• Areas adjacent to light industrial uses. 

• Areas separated from incompatible land uses such as single family residential 

development. 

 

 HEAVY INDUSTRIAL 

 

The purpose of the heavy industrial classification is to provide locations for processing and 

manufacturing activities, thereby expanding the economic base of the village and the 

employment opportunities available to Reese residents.  Heavy industries with incompatible 

secondary effects such as excessive noise, dust, smoke, odor, or traffic should be separated and 

buffered from residential areas.  It is the intent that heavy industrial activities will be located 

in suitable  locations with available large lots, sewer, water, and all-weather roads.  The village 

will encourage the reuse of any vacant or under-used heavy industrial sites in the village.   

 



34 

 

There are no areas delineated on the Future Land Use Map for heavy industrial development.  

Rather than delineating areas for Heavy Industrial uses on the Future Land Use Map, 

appropriate locations for light industrial development will be determined on a case by case 

basis.  

 

The locational criteria for heavy industrial areas include: 

 

• Areas with access to all–weather roads. 

• Areas with access to water and sewer services. 

• Areas adjacent to heavy industrial uses. 

• Areas separated from incompatible land uses such as single family residential 

development. 

 

PARKS AND RECREATION 

 

The purpose of the parks and recreation classification is to provide locations for recreational 

open space and facilities which provide recreational opportunities for a wide range of interests 

and ages.  The village will encourage the continuation of existing parks.  Improvements to the 

village parks will occur as need for specific improvements is identified and funding is 

available.  Expansion of the village parks system will occur as the village identifies need for 

additional parks and recreation open space and recreational facilities, and funding is available. 

 

There are two areas delineated on the Future Land Use Map for parks and recreation purposes. 

The locational criteria for parks and recreation areas include: 

 

• Areas adjacent to residential uses. 

• Areas with unique natural characteristics, such as woodlots. 

• Areas in the village not relatively close to a village park. 

 

Map 9, the Future Land Use Map, represents a general arrangement of the proposed land uses as 

identified by their locational criteria, but not the only one.  It is not intended to be the zoning map.  

In determining the appropriateness of a zoning change, the plan’s goals, policies, and locational 

criteria should be considered in accordance with the Future Land Use Map. 
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IMPLEMENTATION PLAN 

 

ZONING 

 

The purpose of an implementation plan is to ensure that the goals, policies and plans of the Village 

of Reese Land Use Plan are implemented and that the plan is kept current and maintained.  It does 

this by the use of tools provided the village by State laws.  This implementation plan will outline 

the tools that the Village Planning Commission feels would be appropriate in implementing this 

plan. 

 

One of the preeminent tools used by communities to reach the goals of their land use plan is zoning.  

Zoning is a regulatory power given by the State to local villages through the City or Village Zoning 

Act.  The act authorizes the local units to establish zoning ordinances controlling the use of 

property and the height, bulk and location of buildings on that property.  In order for an ordinance 

to be effective in implementing a master plan, it must be tailored to that plan.  It follows, that when 

a plan is updated, the local zoning ordinance should also be updated to take into account those 

changes.  The village has recently began updating their zoning ordinance.  This section will review 

proposed components of the village's current zoning ordinance that could assist the village in 

meeting it's stated objectives. 

 

ZONING DISTRICT USES VERSUS LAND USE CLASSIFICATIONS 

 

There are some differences between the land use classifications in the proposed plan and the 

districts in the current village zoning ordinance.  This is because there are only five zoning 

districts in the existing zoning ordinance.  The correlation between the future land use 

categories in the current plan and the zoning districts in the current zoning ordinance is as 

follows: 

 

LAND USE 

(CURRENT) 

ZONING DISTRICT 

(CURRENT) 

Low Density Residential R-1 

Medium Density Residential R-2 

High Density Residential R-2 

Mobile Home Park R-2  

Downtown Commercial C-1 

Commercial C–2 

Light Industrial IND 

Heavy Industrial IND 
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The correlation between the proposed future land use classifications in the proposed land use plan 

and the proposed district classifications in the proposed zoning ordinance is as follows:  

 

 

LAND USE 

(PROPOSED) 

ZONING DISTRICT 

(PROPOSED) 

Single Family Low Density Residential R–1 

Single Family Medium Density Residential R–2 

Multi–Family Residential R-3 

Mobile Home Park R-4  

Downtown Commercial C–1 

Light Industrial I-1 

Heavy Industrial I-2 

Recreation No corresponding zoning district 

 

This plan proposes to do away with one land use category contained in the previous plan, that 

is General Commercial.  This plan includes a new Recreational land use classification, which 

does not have a corresponding zoning district.  The Medium Density Residential classification 

has been expanded into a Medium Density Residential, Multiple Family Residential and 

Mobile Home Park category.  The IND district has been expanded into the I-1 Light Industrial 

District and the I-2 Heavy Industrial District. 

 

CONDITIONAL USES AND SITE PLAN REVIEW 

 

One of the most important changes to the City or Village Zoning Act made in a general 

overhaul of all local zoning enabling legislation in 1979, was the confirmation of a 

community's right to issue "conditional use" or “special use” permits.  The conditional use 

permit provides a zoning ordinance with the flexibility that it often needs to permit a needed 

high impact use at an appropriate location while protecting the community's residents. 

 

The current zoning ordinance provides for conditional use permits but does not provide for site 

plan review.  It is recommended that this tool should be added to the village’s zoning ordinance. 

Also, some changes can be made in the Village’s zoning ordinance dealing with conditional 

use permits review that can help to implement the goals and policies of this plan. 

 

OTHER ORDINANCES 

 

Besides the zoning ordinance, State law has provided local communities with authority to adopt 

other special ordinances that can be used to enforce the goals and policies of a land use plan. 
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SUBDIVISION CONTROL ORDINANCE 

 

Although the State's Subdivision Control Act requires the developer of a subdivision to submit 

a proposed plat before a village for review and approval, it also authorizes a village if it wishes, 

to prepare a subdivision control ordinance.  This ordinance may include stricter standards for 

subdivision design as long as they do not conflict with the provisions of the State act.  It permits 

the community to establish design standards that conform with the land use plan and are 

therefore more effective in enforcing the plan. 

 

One of the problems with a local subdivision control ordinance is that it is often too technical 

in nature for a local community to administer without technical support from consultants who 

can review the engineering standards to determine compliance.  Another problem is that to the 

extent that extensive local review lengthens the review process it encourages developers to use 

condominiums as an alternative. 

 

 SITE CONDOMINIUM REGULATIONS 

 

A site condominium is a development which may be identical to a conventional subdivision 

except in the way that property rights are divided and the process by which  the site plans are 

reviewed and approved. Unlike subdivision plats, condominium "master deeds" are not 

required to under go extensive review by State and local officials nor are they required to have 

final approval from the Department of Commerce.  They are required, however to meet the 

local zoning regulations and many communities are taking steps to modify their zoning 

ordinance to require site condominiums to meet the same standards as subdivisions. 

 

CAPITAL IMPROVEMENTS PLAN 

 

A Master Plan can include a capital improvement plan for at the development or acquisition of 

improvements or capital pieces of equipment and for their maintenance.  Annual update of that 

plan and its use in the village’s annual budgeting process is essential if it is to remain an effective 

tool in implementing the plan. 

 

PLAN MAINTENANCE AND UPDATE  
 

A plan is not a static document.  It must be continuously maintained and updated if it is to remain 

a valid document.  Below are recommendations on methods that the Village of Reese Planning 

Commission should adopt to insure that the plan is adequately maintained. 

 

 UPDATING THE DATA BASE 

 

This plan is based on certain assumptions concerning the growth of the village.  These 

assumptions are contained primarily in the Plan's data base.  It is important for the village to 

regularly monitor these assumptions to determine if they are still valid.  If they become invalid, 

the Planning Commission must determine what the changes in circumstances mean for the plan 

goals and policies. 
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  1. Population Growth — The plan is based on the projection of population growth 

contained in the population section of the data base.  As noted in the narrative following 

the projections, there is always a certain amount of guessing that goes into population 

projections and they should be continuously monitored. 

 

  2. Housing Growth  — The plan makes assumptions on the growth of housing in the 

village over the planning  period.  The village should monitor housing growth to 

determine if it is following the projections.  Also, the mix of housing types between 

what was projected and what is built may mean certain assumptions on market demand 

for various housing types was incorrect which could impact the population projections 

and also the land use need estimates contained in the plan. 

 

  3. Housing Cost — Housing costs should be monitored to see if they are increasing more 

rapidly than household income during the planning period.  A marked increase in 

housing costs in relation to income may require more aggressive efforts in providing 

low cost housing, while stable costs may indicate that current strategies are working in 

providing a broad range of housing costs. 

 

  4. Adjacent Planning and Zoning — Changes in the land use plans or zoning maps of 

adjacent villages should be reviewed to consider their impact on the Village of Reese 

Plan, preferably before that community makes a decision regarding the matter. 

 

  6. Transportation — The Village should monitor changes and proposed changes in their 

roads and streets, possibly with an annual road and street survey.  The County Road 

Commission's road improvement schedule for area roads should also be reviewed 

annually for their impact on the plan. 

 

  7. Utilities — The plan does not anticipate significant expansion of sewer lines in the village.  However, 

the village should remain aware of utility development in their area and consider the affect any changes 

might have on their community. 

 

 REVIEWING THE PLAN GOALS AND POLICIES 

 

After reviewing the updated information on the data base, the Planning Commission should 

review the goals and policies.  Specifically the commission is looking for goals or policies that 

are no longer relevant due to changes in conditions or policies that have proven ineffective in 

addressing goals.  Those items that are identified should be deleted or modified in light of the 

new information.  The plan should be officially amended to incorporate the changes in the 

goals or policies and the basis for the changes should be reflected in public hearing record. 

 

INCORPORATING PLAN REVIEW INTO REZONING REQUEST 

REVIEW 
 

Although an annual review is necessary for a comprehensive examination of the plan, many 

problems with a land use plan will become obvious during consideration of a rezoning or special 

land use permit request.  It is important to incorporate review and amendment of the land use plan 
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as part of the Planning Commission's consideration of such requests.  This is covered in more 

detail below. 

 

 USING THE LAND USE PLAN FOR ZONING REVIEW 

 

As noted earlier, the primary method of enforcing a land use plan is the zoning ordinance.  In 

order for that to be done effectively, the community's rezoning and special land use permit 

request and site plan review procedure should be structured so land use goals and policies are 

considered. 

 

 REZONING REQUESTS 

 

In considering a rezoning request, the primary question to ask is; "Does this request conform 

to our land use plan?".  Three subsidiary questions follow that; "Was there an error in the 

plan?"; "Have there been relevant changes in conditions since the plan was approved?" and 

"Have there been changes in the goals and policies of the plan?".  Answering these questions 

should answer the question whether or not a rezoning request is appropriate and that should 

frame the reason within the context of the plan. 

 

This method of analyzing a request rests on the assumption that a request that complies with a 

valid plan should be approved and that one that does not comply with a valid plan should not 

be.  Further, it assumes that the three circumstances that would invalidate a plan are a mistake 

in the plan, a change in condition that invalidates the assumptions that the plan was built on or 

a change in the goals and priorities that the community set for itself. 

 

  Mistake — a mistake in a plan can be an assumption made based on incorrect data, an area 

on land use map that is incorrectly labeled, or other factors that if known at the time of the 

plan adoption would have been corrected. 

 

  Changes in Conditions — A plan is based on the assumption that certain conditions will 

exist during the planning period.  If those conditions change then goals, policies and land 

use decisions that made sense when the plan was adopted may no longer be valid, and a 

rezoning that was not appropriate before is appropriate now. 

 

  Change in Policy — In the end, a plan is based on the Planning Commission's vision of 

what the best future for their municipality is.  When that vision changes, the plan should 

change.  When a zoning issue results in a change in vision, a decision can be made that is 

contrary to the current plan as long as that changed vision is explicitly incorporated into 

the plan. 

 

Two points should be made.  First of all, the three factors for consideration (mistake, change 

in conditions, change in goals or policy) can work in reverse, making a proposal that otherwise 

seems appropriate, inappropriate.  Secondly, these factors should not be used to create excuses 

for justifying a decision to violate the land use plan, or to change it so often that it loses its 

meaning. 
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SPECIAL USE PERMITS 

 

The establishment of special uses in the zoning ordinance is based upon the goals and policies 

in the land use plan.  The plan in turn should be used to determine when it is appropriate to 

permit a particular special use on a particular piece of property.  To use the plan to help in 

making the determinations, the Planning Commission should look at the goals and policies that 

are appropriate to the type of use being proposed.  The goals and policies of the plan should 

indicate the general intent of the plan regarding this activity and may be more specific in 

detailing what appropriate criteria are for approving the use.  In most cases this criteria will be 

reflected in the zoning regulations.  In either case it is important that this connection with the 

Master Plan goals and policies be stated so that the planning basis for the decision is clear. 

 


