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PORT HURON TOWNSHIP MASTER PLAN

LAND USE PLANNING
INTRODUCTION
The goal of land-use planning is the improvement of the general welfare for the people of the
Charter Township of Port Huron through the proper development of vacant land and, where
necessary the redevelopment of existing areas for new uses that create a better community in
which to live, work, and recreate. In general, this land-use plan is a guide for determining
where to best locate private and public uses in the township.
The future land use plan is intended to be long-range, comprehensive, generalize, flexible and
regional, with the following broad objectives:
 Comprehensive planning to provide for a variety of types of land uses, bearing a
relationship to the land capability and transportation systems.
 Generalized planning upon broad principles of land-use allocations and relationships.
 Flexible planning that is able to adapt to changing conditions, yet not detract from the spirit
and intent of the master plan.
 Regional planning transcending arbitrary boundaries which are an integrated part of the
regional system.
 Short-range and long-range planning for land development up to the year 2035.
The future land use plan is more than just a graphic presentation. Behind the graphics on a
map are spatial distributions and relationships reflecting the community vision and planning
objectives described in Chapter 5.
The future land use plan is generalized in its scope. It is not intended to delineate exact parcels
or defined boundaries for planned land uses. The future land use plan and its supporting text
serve as a guide to city officials regarding day-to-day planning issues. The planning
commission should consider this master plan, as a whole, as a guide for future land use,
zoning and site planning decisions. The Master Plan along with a future land use map or
mapping objectives are required to be reviewed and updated, if necessary, every five years to
ensure they reflect community interest and relevant trends. The timing of a particular land-use
is dependent upon a number of factors, such as:
 Community input
 The community vision and planning objectives
 Existing land uses
 Current zoning of the Township and surrounding area
 Demographic projections
 Economic trends and market forces
 Traffic circulation in each area
 Location of sensitive environment resource areas
 Capability of land/soils for development
 The presence or lack of utilities
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These factors noted above, among others, must be given strong consideration when reviewing
a request for rezoning a parcel of land. As a general policy, it is recommended that the
rezoning of any land to implement the future land use plans be delayed until the specific land
use objectives of the area are met. Similarly, no rezoning should be made that is inconsistent
with the future land use objectives, map, and/or text of this plan, unless this plan is first
amended after careful analysis to establish the appropriateness of the change in zoning.

CONCEPTS OF OUR LOCAL LAND USAGE AND DEVELOPMENT
The Charter Township of Port Huron is in part an extension of the City of Port Huron. Growth
and development that is attracted to the City of Port Huron naturally affects the Township.
Since much of the City property is already developed at the present, those developers attracted
to the Port Huron area are generally required to look to suburban communities. As a result,
development should continue to overflow to Township. With the introduction of new
transportation patterns within the past few years, this added growth and expansion into the
Township is even more imminent.
A general land-use pattern is developing in the Township. There are a number of low density
residential uses (single – family dwellings on large lots) in the northern areas of the Township.
The southern boundary for these land uses is generally the western portion of the I–69
freeway, and the northeastern portion of the I-94 corridor. These form a buffer between the
residential uses and the industrial and the railroad facilities of the Township, except for the
extreme southern portion of the Township between Dove Road and Ravenswood Road, which
is zoned multi-family residential.
The high concentration of freeways, roadways, and railroads that traverse back and forth
through the center of southern section of the Township create many odd shaped parcels of
land that dictate intensive, non-residential uses. There are thousands of acres of vacant
industrial sites and acreage that can be taken advantage of with frontage along major
roadways and railroad tracks with easy access to the expressways. Dove Road provides good
access to the freeways and the completion of the installation of the bridges on Michigan over
the railroad tracks, will provide additional easy access to the other areas of the Township that
was generally avoided due to the interruption of the traffic flow by the number of trains at the
numerous railroad crossings.
With so many potential job opportunities from the industrial and commercial areas in the center
of the Township, the extreme southern portion of the Township lends itself to multi and single
family residential development. This area is being developed with a higher density residential
development than in the northern section of the Township due to Commercial areas should be
made available to serve the Township’s potential population in those surrounding areas. These
commercial uses have good frontage on main roads and access to the freeways. Some
convenient shopping area should especially be available to the greater concentrations of
people in the medium and high density residential areas.
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FUTURE LAND USE PLAN FOR PORT HURON TOWNSHIP
The land-use plan for the charter Township of Port Huron is based upon an analysis of the
basic data and trends developing in the Township and the surrounding communities. The
various land uses have been allocated based upon the desirability, needs, and likelihood of
development. The physical condition existing in the Township and neighboring municipalities
greatly influence the plan. The basic concerns and status of the

RESIDENTIAL LAND-USE
As mentioned previously, the long-range land-use plan is based on the anticipated population
for the year 2035 in the charter Township Port Huron. Residential areas have been delineated
to accommodate this population in keeping with the community’s goals to provide a full range
of housing types in the Township. As listed in Chapter 2, the basic intents of the different uses
are described including high, medium, and low-density residential areas. The medium and lowdensity categories are basically single family areas. The high density area would be for
apartments, townhouses, or mobile homes located in mobile home parks.

LOW-DENSITY RESIDENTIAL
In the northern part of the charter Township of Port Huron, there is already developing a lowdensity single-family area. Lot sizes are large; however since municipal sewer facilities are now
available, Lot sizes are being reduced. Since the character of the area’s already established,
low-density residential development is recommended for the northern area of the Township, as
shown on the comprehensive development plan map.

MEDIUM DENSITY RESIDENTIAL
This type of development is indicated between Lapeer Road in the I-94 freeway and in the
southern part of the Township. The difference between medium and low-density areas are the
lot sizes permitted. A primary reason recommending densities is to increase the number of
people living in the area schools, commercial facilities park areas efficiently provide also, these
areas generally do not have the market potential of the larger lots and more expensive housing
evidenced in the northern part of the Township. High Density Residential
This development is the maximum use of property for residential purposes. Generally, these
high density uses locate where there are I property values and good highway access. Close
proximity to Russia uses and recreation areas are also very important. Most intensive high
density residential apartment mobile home parks are also included in this.
As shown on the comprehensive development plan map, several areas are proposed for
multiple family development in the charter Township of Port Huron. These areas are adjacent
to major commercial concentrations and employment centers. In addition, traffic generated
from the multiple family areas will have ready access to major thoroughfares and will not
interfere with single-family areas
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COMMERCIAL LAND-USE
Planning for commercial development must be based on an understanding of the different
types of commercial establishments, their locational requirements and the varying needs of
their customers. The location of commercial land uses is an important consideration in the land
-use plan because of their economic importance and their effect on traffic and neighboring land
uses. Businesses should be grouped at planned locations in the Township in order that
marginal strip commercial activities can be controlled.
The land-use plan recognized the need to distinguish between the characteristics of various
commercial activities. Commercial land uses are thus located according to the function.
Consideration is also given to existing development, with the intention of discouraging further
strip commercial development. Commercial areas in the charter Township of Port Huron are
shown grouped in strategic locations in the Township. The largest concentration of commercial
development is proposed along 24 Street, between Griswold and Lapeer roads. There is
already a sizable commercial development in the area. A community shopping area is being
developed along 24 Street and 32nd. Street, which serves residents in the city and the
Township, as well as outlying areas.
The I-94 and I-69 freeways also provide, at interchanges, desirable sites for commercial
development. Motorist wishing gas, motel rooms, eating places, or other services will be
attracted to such locations. Commercial areas are proposed that the interchanges with the I-94
freeway at Dove and West water rooms. Also, along the pier Road just west of the interchange
with the eye-94 freeway the existing commercial uses are shown on the plan. These areas
along the pier Road should not only serve passing motorist, but also residents for local
shopping needs.
The rezoning of the school property and 32nd St. to commercial, and the development of
Bernards, will open a whole new area for commercial long 32 nd St. all the way to the freeway.
The railroad overpass at Michigan Road will open up and create an area for both commercial
and industrial all the way to the city of Marysville.

INDUSTRIAL LAND-USE
Two types of industrial areas are proposed in the charter Township Port Huron: heavy and light
industrial development. For the most part the proposed industrial areas for the Township lie in
the very central portion of the Township.

LIGHT INDUSTRIAL
Light industrial uses should not have the undesirable features associated with heavy industry.
Light industrial development often buffers heavy industrial plants from land uses such as
residential. This is a primary function of light industrial development in the Township. Such
industries as warehouses, tool and die shops, fabricated metal plants, and other similar uses
will locate and light industrial areas.
Light industrial development is proposed in several areas of the Township where there are
existing residential developments one such area is south of Griswold, to Dove Road, and West
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of 24 Street. The second area is between Dove, and Ravenswood roads, and West of 32 nd St.
However it is essential that a Township regulatory ordinance have stringent performance
standards to minimize conflicts between industrial and residential uses.

HEAVY INDUSTRIAL
Heavy industry has nothing to do with the size of the industrial plant. Heavy industrial
development represents those industries associated with degrees of noise, vibration, smoke,
outdoor storage, or other nuisances. These industrial uses are not compatible with residential
development in most commercial uses and should be isolated as much as possible.
Many industrial uses have need of rail service. The land-use plan proposes almost 2000 acres
of industrial development, primarily adjacent to the numerous railroad lines. However, these
uses should be controlled through performance standards and separate ordinances to
minimize their nuisance nature.

PUBLIC AND OPEN LAND USE
Several areas on the land-use plan have been designated as open space. These include areas
which are subject to flooding, such as the bottom lands the Black River, and lands presently
use for open space recreation, such as golf courses are major government or private facilities.
This land-use category accounts for approximately 649 acres or 8.3% of the land area of the
Township. Much of this open space, through proper design could serve as a future recreation
use in order to meet the growing recreation needs of the population. Township officials should
cooperate with Fort Brescia Township to encourage a study by the Army Corps of Engineers
along the Black River to determine the extent and frequency of flooding once this is
established, open uses such as golf clubs, resorts, riding trails and marinas, could be
developed floodplain area not only would such uses be compatible with the land, but they
would strengthen the position of the Port Huron area as a summer resort area.

ANALYSIS OF PLANNING IN ADJOINING COMMUNITIES
INTRODUCTION
Much of the input that the Planning Commission and the Township Board provide for the future
master planning of the Township is also based on the projections that are provided by others
that take an active part in the actual development of the Township. These can include other
elected and appointed officials, business men and planners.
Due to the fact these projections may not be more than educated guesses, it is imperative that
the Master Plan be flexible and based on a “vision” or foreseeable “image” that is developed
with the input of as many individuals or groups as possible; and not based on a set of ridged
guidelines or un-flexible rules. It is also based on the projection of what specific and general
funds will be available to build the infrastructure and should include partners who will be able to
contribute to joint ventures. These partners generally will include other municipal jurisdictions
who will be able to contribute financially such as the County and State and adjoining
communities.
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The master plans of the communities surrounding Port Huron Township, as well as St. Clair
County, were examined for their potential to affect land use in the Township. Plans were
examined from the City of Port Huron, Fort Gratiot Township, Marysville, Kimball Township,
Clyde Township and St. Clair County.

CITY OF PORT HURON
The City of Port Huron is Port Huron Township’s neighbor to the east, sharing common
borders along the Black River in the northern portion of the township, 24th Street on the
Northeastern border and a smaller stretch of 32nd Street at the southeastern end of the
township. In the northern half of the city, the land adjacent to the Black River is predominately
single family residential. Urban residential uses are also planned for the neighborhood along
Taylor and Rural Streets, east of Water Street in the west central part of the city.
The city’s future land use plan calls for the continuation of neighborhood residential uses in the
northwest part of the city adjacent to the Black River, as well as in the southern part of the city
along 32nd Street. Existing land use patterns along the city/township boundaries are generally
complimentary uses that create a specific character for the immediate neighborhood with the
exception of the southern portions of 32nd Street.
Along the 24th Street corridor, the city’s side of the road is a mix of commercial and
institutional uses, such as Port Huron High School and Memorial Park. Additionally, the plan
designates the city’s portion of Lapeer Road for commercial uses. For the 24th Street corridor,
from the high school south to Bancroft, the city’s plan designates the eastern side of 24th
street for urban and neighborhood residential, which would be across the street from the
township’s strip commercial development. The city’s urban residential land use designation is
of a sufficient density to remain compatible with commercial uses on the township side of the
road. Further south along 24th Street, the Port Huron Industrial Park is located on the city
side, across from commercial and industrial uses in the township.

FORT GRATIOT TOWNSHIP
Fort Gratiot is bordered by Port Huron Township to the south. Fort Gratiot Township’s Master
Plan was adopted in April, 2008. The existing land use along the Port Huron Township border
is a mixture of single-family residential, recreation and vacant land uses. The Fort Gratiot
Township Future Land Use Plan calls for the majority of land along the Port Huron township
border to be used for recreation and open space land uses.
The influence of development activities in Port Huron Township to the south is limited by the
Black River, which forms the common boundary between these two neighboring communities.
The Port Huron Township Master Plan indicates that the area along the river’s banks is
planned for public or quasi/public uses. Much of the rest of the land in this general area is
designated for residential development of varying densities.

CITY OF MARYSVILLE
Marysville is Port Huron Township’s neighbor to the south. The existing land use pattern along

Page 100

PORT HURON TOWNSHIP MASTER PLAN
the Port Huron Township border is predominantly residential with some public and utility land
uses to the south. The Marysville Master Plan of Future Land Use was adopted in 2007. The
future land use plan for Marysville calls for the majority of land along the Port Huron Township
border to be used as residential with a pocket of community facilities, mobile home and light
industrial in the south. Planning objectives for the city include maintaining the quality of life for
current and future Marysville residents by protecting the property value of their homes,
assuring their safety and providing an environment that increases their general well being and
encourages homeownership.

CLYDE TOWNSHIP
Current land use in Clyde Township along the southeast corner is single family residential.
This land use mix is consistent with the existing land use pattern in Port Huron Township.
The overarching goal of the Clyde Township Master Plan is to maintain and promote Clyde’s
rural and agricultural character. However, the Plan also recommends the consideration of
additional commercial, retail and service facilities that will meet the convenience needs of the
community. It also advocates for the support of light industrial and research development in a
concentrated location that will not negatively affect the community.
The Clyde Township Future Land Use Plan calls for a “Low density Residential” area at the
southeast corner of the township. The areas designated for low density residential are
intended to accommodate primarily residential development and associated uses. The Clyde
Township Master Plan poses no current incompatibilities along Clyde’s border with Port Huron
Township.

KIMBALL TOWNSHIP
Kimball Township is Port Huron Township’s neighbor to the west, sharing a border along
Range Road. Kimball Township is experiencing a rural-to-suburban transition along the area
that abuts the urbanized area of Port Huron Township. Much of the agricultural and open lands
that lie along Range Road, the eastern boundary of Kimball Township, are quickly being
converted to low–and medium–density, single–family residential units, as well as a variety of
service-oriented commercial uses.

VISION BASED POLICY
ST. CLAIR COUNTY
The St. Clair County Master Plan was adopted in the summer of 2009. The plan contains a
number of goals and strategies that address critical issues relative to land use and change
management, the economy, transportation, the environment, and public facilities and services.
Some of the primary goals and strategies of the St. Clair County Master Plan include farmland
preservation, directing growth to appropriate locations that can be supported by existing
infrastructure, revitalizing existing downtowns and commercial areas, protecting water quality
and other environmental resources, and maintaining a high overall quality of life for residents
and visitors alike.
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Map 6-1
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In conducting an alternatives analysis for the St. Clair County Master Plan, county
planners developed a “Vision Based Policy” for the county, which divides the County
into four main land use districts: the 10-year and 20-year Urban and General Services
(UGS-10 and UGS-20) Districts, the Rural Residential District, and the Rural and
Agricultural Preservation District. The 10– and 20-year Urban and General Services
Districts generally follow the eastern and southern shore and in inland communities of
Adair, Avoca, Capac, Goodells, Memphis, Rattle Run, and Yale. These are areas of
existing higher residential, commercial, and industrial use densities. The UGS-10
District is made up of areas with existing sewer and water services, or services
planned within the next 10 years. The UGS-20 District are sewer and water service
areas planned within the next 20 years. Port Huron Township is generally located
within the 10-year Urban and General Services District on the Vision Based Policy
Map. These land use projections are presented geographically on the Map AA-05 at
the back of this report, which is the county’s “Vision Based Policy”, direct from the St.
Clair County Master Plan.

ACTUAL/PLANNED ACREAGE USE
In accommodating this vision based policy into the Port Huron Township Master Plan it
is important to note the actual number of acres actually zoned and available for each
proposed use. The figures found in “Table 3-12: Port Huron Township Land Use,
2008”, may be misleading without comparison of that chart with the chart below. By
placing figures from that chart beside the actual number of acres proposed for each
zoning use, it can be noted hat there is a significant difference between the actual
number of acreage available for each use and proposed zoning category in which they
are located.
TABLE 2-12: PORT HURON TOWNSHIP LAND USE, 2008
Land Use Category

# of Acres per
Each Current
Use
4,193

# of Acres
Zoned Per
Each Use
4134

Available # of
Vacant Acres

Multiple-Family Res.

58

292

234

Commercial

985

1146

161

Industrial

891

1952

1061

Public/Government

397

440

43

1 & 2 Family Res.

Current Vacant Acreage Available For Change and/or
Development from the SCCMPC & PHT

(59)

1499

By looking at the disproportional amount of current residential used acreage noted,
versus industrial zoned acreage, it can be noted that there is a tremendous number of
Industrial zoned acreage that is being used residentially. These acres are currently
available for industrial development and are zoned for such Industrial uses.
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While this situation may be similar to other Townships, very few Townships in St Clair County
have the current utilities available for development, or have the capability to extend those
utilities in a relatively short period of time.
This chart may also still be misleading in another aspect, as it will not demonstrate the actual
amount of land still available for residential development. While the chart may show an
overabundance of residentially used acreage, it does not show that there are still a
tremendous number of single family parcels that have large acres of land that can, and
probably will be developed in the future as subdivisions. This is of course the logical
progression of urban development that has taken place along all major transit corridors
travelling in and out of cities.

DEVELOPMENT STRATEGIES
GROWTH DRIVEN ECONOMY
This brings into consideration the fact that much of the Township has been, and is developing
in an orderly and systematic manner, and in many ways represents the projection of the
“Vision Based Policy” developed by both the County and the previous Township leaders. This
is due to the fact that more and more communities are developing in cooperation and
coordination with each other to approve friendlier traffic and development patterns. The
“Vision Based Policy” map located here gives a clear picture of the projected growth
envisioned by the County.
Earlier last year there were some major zoning changes discussed, recommended and acted
on by the Planning Commission. These major rezoning's centered around the traffic changes
that provided an exit ramp onto Lapeer avenue from the I-94 and I-69 corridors. The major
portions of land abutting the exit ramp at the north end of 32nd street and all of Lapeer Rd
were changed from either residential or B-2 Community Business to B-3 General Business.
The decision was made to approve the proposed rezoning due to the fact that this exit would
provide unprecedented traffic access to Lapeer Rd as well as attracting a larger scale
development where “Menards” is located now.
This is generally what can be referred to as a “Growth Driven Economy” where the decisions
regarding approvals, while following normal zoning standards, also take into consideration
unexpected events such as changes in traffic and business patterns. With that in mind, the
Planning Commission and members of the Board had some fairly extensive discussions
regarding the development of a revised “Future Land Use Map” or simply using
recommended text changes in the Master Plan and the Zoning Ordinance to accomplish their
goals regarding rezoning. While the township has incorporated a number of rezoning and
text changes they have also included a proposed “Future Land Use Map” which does include
some general proposed zoning areas that will need to be addressed in the future. This map is
located at the end of chapter 8 and reflects some of the last minute changes as well as
reviews made by both the Township and the County Planning Commissions.
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BUSINESS FRIENDLY EFFICIENCY AND TURNAROUND
One of the greatest factors that inhibit development is the arbitrary decision making or
stalling that can take place by the staff, commission or boards that the developer has
to deal with. If the process is not expediently processed, clearly followed, or if there are
inconsistent standards, many developers will drop out of the process.
While there may be a number of requirements that a developer may not be pleased
with, as long as they are clearly stated in the ordinance during the process, at least
they are expecting the requirements and will deal with them accordingly. At times,
some of these requirements may seem excessive, but usually there is a reason that
businesses want to locate in a community and many times it is because of the quality
of life in the community and the people that are attracted there.
This means that if there is an efficient process with clear directives, that is clearly
explained up front to the developer, without a lot left up to speculation, that are much
more willing to work with the community, even when there are difficulties. This is being
demonstrated as an important part of development by both the county and the I-69
Corridor group by their participating in developing standards for site plan approval
process to distribute to communities.
Fortunately the Charter Township of Port Huron has demonstrated an ability to provide
this type of process for development and is continuing to improve on it still. Other
aspects that the Township is willing to address include providing meetings with County
or other municipal officials or individuals who will be able to provide direct information
or assistance or may even be able to partner with the developer in a manner that help
benefit both. Many times there are specific building code requirements that will mean
that additional water flow capacity for hydrants be provided to the site. If the lines are
old or in need of an upgrade, the developer and the municipality may be able to both
participate which will benefit not only each, but also the community residents.

ORDINANCE ENFORCEMENT AND APPEARANCE
Contrary to the impression that many business owners and individuals may have, the
enforcement of building, zoning and other requirements in a community is tantamount
to the health and vitality of it. Making sure that a community meets certain standards
provides a stability that cannot be replaced. Run down business and the lack of
enforcement of building and zoning codes detract from the profitability of every
business in the area. That is one of the primary reasons for the development of an
aggressive code enforcement program in a community. This also includes the
maintenance of features that are required by “Site Plan” review and approval, such as
up keeping pavement and landscaping requirements.
Another aspect of zoning enforcement that is many times overlooked is regarding the
site requirements a municipality may have developers provide during the initial “Site
Plan” approval. If, for example, a community wants to be known for walkability but
does not consistently require that developers build bike paths and side walks, during
the development process, or at least provide the easement for it, it fails to serve it’s

Page 105

ALTERNATIVES FOR FUTURE LAND USE
community well. It may then be years before a path or sidewalk is completed and it will
probably be completed at the cost of the municipality.

The business itself may actually lose profits due to this lack of walkability that is missing in the
community. If not in actual access to the facility, but in the fact that both younger and older
financially stable residents are attracted to communities that are considered “walkable”.
Sections like this one on 24th Street can be frustrating from both a practical and from a
planning aspect.
That is why it is extremely important to provide complete and extensive Master Plan
information regarding items such as bikepaths and sidewalks, as well as enacting ordinances
enforcing the installation of them, at the time of development or expansion. Information that is
not provided in writing however cannot be enforced. A comprehensive plan or map should
show all the desired routes that could be developed for both bikepaths and sidewalks over the
course of the next 15 to 20 years. While they may never be built during that timeframe, there
may be a section that can be constructed in conjunction with another project, such as a
bridge or other improvement. This has happened recently with the construction of the I-94
overpass over the Black River. That particular bikepath may not have been scheduled for
construction if it had not been included in the Counties Master Plan. In the same way, we
have modified our Master Plan to reflect a complete interconnection of bike paths and
sidewalks to all of our parks and also to any other existing and proposed trails that we are
aware of.
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