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VISION STATEMENT
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generations.
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Chapter One

OVERVIEW

Introduction
This Chapter provides an overview of the City of Ma-
son and the Master Plan’s role, importance,
preparation process, and principal policies. It pre-
sents a framework for the Master Plan by defining its
purpose, goals and objectives. Understanding the
fundamentals of the Master Plan will enable Mason
residents and officials to appreciate the role it plays in
ensuring the future welfare of the City and community
at large.  In order for the Plan to be effective, it must
be embraced as a vital tool in preserving and enhanc-
ing the public health, safety, and welfare of the City is
essential if this Plan is to be effective.

What is the Master Plan?

Purpose
Just as individuals and families plan for their future
well being, so must municipalities. It is vital that the
municipality look to the future and take specific ac-
tions to address current and future needs. Such
actions may involve improvements to the street net-
work, improvements to the level of emergency
services, and the pursuit of new local employment
opportunities.

This Master Plan is a policy document that identifies
how growth and associated land development should
be guided to enhance the future welfare of Mason.
The following key words and phrases can generally
describe the Master Plan:

FUTURE ORIENTED: The plan concerns itself with
long-range planning to guide and manage future
growth and development. The plan is a picture of
Mason today and a guide for how the community
should evolve over the next ten to twenty years in
response to growth and community aspirations.

GENERAL: The plan establishes broad principles
and policies to address future land use and public
services.
COMPREHENSIVE: The Plan is comprehensive in
that it addresses all principal types of land use and
the practical geographic boundaries of each.
A PLAN: The Plan is a tangible document which
consists of both text and maps, a key portion of
which presents and illustrates the City’s policies re-
garding its planned future land use pattern and
associated public services.
DYNAMIC: The Plan is intended to be continually
evolving in light of the aspirations of local residents,
changing conditions in the City, and new strategies
to manage growth.

The City of Mason Planning Commission, under the
authority of the Michigan Planning Enabling Act, P.A.
33 of 2008 (as amended), prepared this Master Plan.
The Act provides for the development of plans by a
Planning Commission.

Though the Planning Commission is the principal
body authorized to develop a Master Plan, the City
Council and general public had opportunities for input
throughout the planning process (See “How the Plan
was Prepared” on page 1-3.).

The Master Plan is not a law or regulatory document,
but a "policy plan" to be implemented through, in part,
zoning and other regulatory tools. For example,
though the Master Plan is not a zoning ordinance, the
Master Plan’s recommendations and policies serve
as a basis for the current City of Mason Zoning Ordi-
nance, as well as any subsequent updates to the plan
and other ordinances. In fact, the Michigan Planning
Enabling Act stipulates that where a local unit of gov-
ernment has adopted a zoning ordinance, the master
plan shall include a, ” zoning plan for various zoning
districts controlling the height, area, bulk, location and
use of buildings and premises.  The zoning plan shall
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include an explanation of how the land use categories
on the future land use map related to the districts on
the zoning map." This Master Plan addresses this
statutory requirement and ensures a strong legal
foundation for the City's zoning regulations.

Elements of the Master Plan
This Master Plan consists of the following key com-
ponents:

1) Chapter One – Overview, presents the purpose
and role of the Plan, the process followed in its
preparation, key planning policies, and a sum-
mary of City conditions.

2) Chapter Two – Planning Issues, Goals and Ob-
jectives presents a discussion of important
planning issues currently facing the City with as-
sociated goals and objectives that address these
issues.

3) Chapter Three – Future Land Use Strategy pre-
sents the planned future land use pattern for the
City.

4) Chapter Four – Zoning Plan describes the rela-
tionship of future land use categories, including
height, area, bulk, location, and use of buildings
and premises and other related standards to the
zoning districts listed in the Zoning Ordinance.

4) Chapter Five – Implementation Strategies pre-
sents implementation measures to effectuate
the policies of the Plan.

5) The Appendices present background studies
that provide a review of existing conditions and
trends including matters pertaining to de-
mographics, land use, public services and
utilities, history, and development build-out stud-
ies. The Appendices make occasional
references to policy issues that arose in commit-
tee meetings during the preparation of the Plan.
These policy issues are included in the Appen-
dices for informational purposes only and do not
represent the official planning policies of the
City.

Importance and Application
of the Master Plan

The importance and application of the City of Mason
Master Plan are demonstrated in: 1) the long-term
interests of the City; and 2) the day-to-day admini-
stration of the City's planning and zoning program.

Long Term Interests
There are a number of current interests shared by
residents and officials of Mason that can be expected
to continue for years to come.  These interests are
also expected to be shared by future residents and
officials, including the following:

• Protecting the City’s small-town and historic
character.

• Recognizing the City’s agricultural heritage and
surrounding agricultural context

• Minimizing tax burdens.
• Ensuring appropriate land use development and

adequate services to promote the public health,
safety, morals, order, convenience, prosperity,
and general welfare of residents and visitors.

• Managing growth and development.

The Master Plan supports these long-term interests
by providing an aggressive future-oriented strategy.
Intensive development that places excessive de-
mands upon the City's infrastructure and services can
lead the City into a future of tremendous social and
environmental risks which will seriously threaten the
public's health, safety, and welfare. Chapter Three
establishes future land use and public services strat-
egies to secure these and other long-term interests.

Day-To-Day Administration
In addition to furthering the long-term interests of the
City, the Master Plan also plays an important role in
the day-to-day planning and zoning efforts of the City:

• Advisory Policies: The Plan is an official advisory
policy statement as a guide for development that
should be readily shared with existing and pro-
spective landowners and developers. The Plan
informs them of the long term intentions of the
City regarding land use and encourages devel-
opment proposals more closely integrated with
the policies of the Plan.

• Regulatory Programs: The Plan establishes a
practical basis for the City to revise, update, or
otherwise prepare regulatory programs, including
zoning and land division regulations, intended to
ensure that the policies of the Plan are imple-
mented.

• Review of Land Development Proposals: Chapter
Two includes a list of City goals and objectives
which should be reviewed when considering fu-
ture proposed rezoning requests, site plans, and
related land use proposals. These goals and ob-
jectives seek to further establish a record upon
which the proposal can be evaluated. Equally im-
portant, Chapter Three provides policies
regarding the planned future land use pattern in
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the City. This Chapter also provides valuable ref-
erence points upon which land use proposals
should be evaluated.

• Public Services Improvements: The cost-effective
use of Mason’s tax dollars requires the identifica-
tion of a planned future land use pattern.
Residential, commercial, and industrial land uses
have varying public services needs. The identifi-
cation of a planned future land use pattern
enables the City to pinpoint areas that may be in
need of current public services improvements.
The identification also enables the City to better
determine areas of future need, rather than play-
ing "catch-up" while the City's health, safety, and
welfare may be at risk. Chapters Three and Four
provide important guidance in this area.

• Intergovernmental Coordination: This Plan pro-
vides the basis for Mason officials to
communicate effectively with nearby communities
regarding both the impact of their planning and
zoning actions and opportunities for mutual gain
through coordinated efforts with regard to land
use and public services.

• Factual Reference: The Plan includes a factual
overview of relevant trends and conditions in Ma-
son. This factual profile can educate local officials
and residents and aid in the review of develop-
ment proposals, encourage constructive
discussion of planning issues and policies, and
serve as a base line for future studies.

How The Plan Was Prepared
In May of 2010, the Mason Planning Commission be-
gan the process of updating its Master Plan.  The
current plan was approved in 2004 and as a result of
the 5-year review, the Commission decided to revise
the document.  A Master Plan Committee was formed
with the purpose of reviewing the plan and preparing
updates and revisions for the consideration of the full
commission and city council.  The committee also
established a timeline and work plan for the master
plan update. In November of 2010, notice of intent to
prepare a master plan was distributed to area plan-
ning and public transportation agencies and
municipalities as required pursuant to
MCL125.3839(2), including neighboring Alaiedon and
Vevay Townships requesting their cooperation and
comment.

Early in 2011, the full planning commission embarked
upon a chapter-by-chapter review of the current plan.
This process enabled commissioners to become fa-
miliar with the contents of the current plan and also
provide guidance to the committee with regard to ar-
eas that should be revised.  This initial review process

concluded in the summer of 2011.  In September
2011, the planning commission held three communi-
ty-visioning workshops at City Hall.  These workshops
were purposed to gather public input on the update to
the Master Plan.  Residents, business leaders, and
other members of the community were invited to at-
tend and share their thoughts and concerns about the
future direction of the city. The workshops focused on
the positive and negative aspects of the community,
challenges and priority areas, and visions for neigh-
borhoods and the city at large. The planning
Commission also created an online survey as an ad-
ditional medium for public input at the stage.  Overall,
more than 80 people participated in the workshops or
completed the online survey.

Following the community-visioning workshops, the
Master Plan Update Committee compiled all of the
comments and began identifying which items were
addressed within the current plan.  The items that
were not addressed in the plan provided insight into
how the plan should be updated.  Moreover, the
committee reviewed and considered the recommen-
dations of the 2011 Tri-County Urban Service
Management Study, as well as the Community Plan-
ning Principles as endorsed by the Michigan
Association of Planning. In addition to this, the com-
mittee continued revising the master plan appendices
as well as the original timeline and work plan.

The committee continued to meet and refine the plan
to further explore and clarify the future land use strat-
egy and applicable goals and objectives of the Plan.
Participants included members of the Planning
Commission and City Council, as well as the Plan-
ning/Zoning Director. A complete initial draft Plan was
then prepared, reviewed, and further refined.

In the interest of regional coordination and compli-
ance with the Michigan Planning Enabling Act, the
City then forwarded a copy of the draft Plan to neigh-
boring municipalities to solicit their review and
comment October 30, 2013, marking the beginning of
the statutory 63 day review period.  The Planning
Commission then held a public hearing on the draft
Plan on January 14, 2013. The Planning Commission
subsequently recommended adoption of the Plan to
the City Council and the City Council adopted the
Plan on ________.

City of Mason Overview
The following is a brief overview of the City of Mason.
A more detailed review of City trends and conditions
can be found in the Appendices.
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The City of Mason is situated along U.S. 127 in the
central region of Ingham County in the south-central
portion of Michigan’s Lower Peninsula. The City’s rel-
atively central location within Ingham County has
allowed it to serve as the county seat since 1840. It is
home to the historic old county courthouse, the bea-
con and cornerstone of the downtown historic district.
I-96 is located just seven miles to the north. Its prox-
imity to Lansing and East Lansing puts it under the
Metro Area's "sphere of influence."

The City covers approximately five square miles. The
2010 U.S. Census recorded 3,574 households, of
which 3,278 are occupied housing units, 2,032 fami-
lies, and a population of 8,252 persons. Mason is the
county seat of Ingham County and this contributes to
the stability of the community’s growth.

The City is located in the north central portion of the
survey township borders of Vevay Township, and ex-
tends north to include approximately 200 acres in the
survey township borders of Alaiedon Township. Aside
from the greater Lansing area (capital of Michigan)
eight miles to the northwest, the landscape of the sur-
rounding communities is mostly agriculture and
scattered residential development. Michigan State
University (MSU), a premiere institution and one of
the nation’s pioneer land-grant institution and one of
the top research universities in the world, is approxi-
mately nine miles to the north in East Lansing. MSU
is a major employer in the greater Lansing area and
aspects of university life including housing for stu-
dents and professors, sports programs, and campus
events impact Mason and the many other surround-
ing communities.

The City’s topography can be generally described as
level to mildly rolling. Drainage is facilitated through a
network of watercourses, the most significant of
which is Sycamore Creek. Sycamore Creek flows
through the City in a northerly direction and, along
with its tributaries, drains the entire City. The most
significant of these tributaries are Willow Creek and
Rayner Creek. Willow Creek drains southwest por-
tions of the City, and Rayner Creek drains southeast
portions.

Regional access to Mason is via US-127, I-96, and
M-36. US-127 travels north-south through the west-
ern periphery of the City with two interchanges within
or abutting the City (Kipp Road and Cedar Street).
Interstate 96 (I-96) travels east-west across the state,
and with an exit (Okemos Street) six miles north of
the City’s north border. I-96 intersects with US-127
approximately eight miles northwest of the City. M-36
provides additional regional access, traveling across

the eastern half of Vevay Township from Gregory and
Dansville into Mason..

As with many urban communities, Mason has an in-
tegrated development pattern. The focal area of the
City is its historic central business area in the core of
the City, located across from the historic county
courthouse square and surrounded by the City’s resi-
dential neighborhoods. This central business area
began to take shape as early as the 1840’s and many
of its buildings today approach 130 years in age. In
addition to the retail and office businesses in this cen-
tral business area, two other principal retail areas are
present. The Cedar Street business corridor extends
from the central business area’s west side to the US-
127 interchange in the City’s northwest corner. This
business corridor has a predominantly office and
neighborhood-service character in the City’s central
area and changes to a highway-commercial character
toward the interchange.  The City’s other US-127 in-
terchange, Kipp Road, is the location of a large
department store and several small commercial busi-
nesses.

Industrial development is limited to three principal
locations. The majority of the City’s industrial busi-
nesses are located in the area generally defined by
Howell Road to the north, the Jackson and Lansing
Railroad to the east, and the Cedar Street business
corridor to the southwest. Additional industrial areas
include the historic grain elevator facilities along the
railroad just west of the central business area and the
newly constructed industrial facility at Kipp and Hull
Roads near US-127.

Portions of the developed areas of Mason are a result
of “425 Agreements” with Vevay Township. Public Act
425 of 1984 enables two local units of government to
conditionally transfer property by written agreement
for the purpose of economic development projects.
During the period that a particular agreement is in
effect, the municipal boundaries of the respective city
extend to encompass the agreement acreage. As
part of the conditional transfers of the properties to
the City, both municipalities receive certain tax reve-
nues and the City is the primary body responsible for
public services to these properties. Since 1989, the
two governments have entered into four such agree-
ments that account for, in part, Kipp Road
development including a large department store and
auto part manufacturer, Eden Road development in-
cluding a packaging plant and concrete manufacturer,
and expansions to a manufactured housing communi-
ty on Columbia Road.

The 2010 Census recorded 3,584 dwelling units. 488
of the units, or 8.3% were vacant.  Of the occupied
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dwellings in 2010, 56.7% were single family dwellings,
6.1% were two-family dwellings, and 24.8% were
dwellings within multiple family structures. 10.1% of
the single family dwellings consisted of mobile homes
and all were located in the manufactured housing
community on the City’s west side along Columbia
Road. The 2010 Census reported that 16.2% of the
dwelling units in 2000 were constructed prior to 1940,
31.8% were constructed between 1940 and 1979,
and 51.8% were constructed since 1980. For Michi-
gan as a whole, the median construction year for
owner-occupied and renter-occupied housing units in
2000 was 1964 and 1967 respectively. The median
value of the City’s owner-occupied dwellings in 2006-
2010 was $118,600. This compares to $137,900 and
$144,200 for the county and state respectively.

Agriculture is a significant part of the economic base
of the City and surrounding Townships.  It consists of
grain farming, livestock farming and forestry.  In 2013
the taxable value of agricultural real estate in
Alaiedon, Aurelius and Vevay Townships totaled 43.8
million dollars (Ingham County Equalization, Dec.
2012).  Mason commercial businesses supply and
service agriculture through the sale of fertilizer, chem-
icals, farm machinery and hardware. It also remains
the site of a large grain terminal that receives, pro-
cesses and stores corn, soybeans and wheat.
Mason's strong rural culture and heritage is evident in
two well-attended annual events, the Ingham County
Fair and the Steam Threshers Show south of the City.
Public services and facilities in the City are wide in
scope.

The City provides a full range of services. These ser-
vices and facilities include public sanitary sewer,
storm sewer, water, police and fire protection, street
maintenance, parks and recreation facilities, and
cemetery services. The City has a Council-Manager
form of government, where a City Administrator man-
ages the daily operation of these services and other
functions, and a seven-member city council deter-
mines policy and enacts legislation for the city. The
City also owns and provides the land and building
facilities for the Mason branch of the Capital Area
District Library (CADL).

The City of Mason was one of two local municipalities
to receive $10,000 from the Lansing Economic Area
Partnership Public Art for Communities grant pro-
gram. The location for the public art work is the
county-foreclosed parcel located at 848 North Jeffer-
son Street that had a dilapidated house. Dace
Koenigsknecht of St. Johns will create an original
sculptural piece for the site. The site will be devel-
oped as a trailhead to the Hayhoe Riverwalk,
including parking, bike rack, benches, trail mapping

and ADA access to the trail system. This location for
the artwork is very visible along the arterial street and
the Hayhoe Riverwalk, and will draw people into the
Hayhoe Riverwalk trailhead area, as well as welcome
visitors to the City of Mason itself.

Mason Planning Area and Over-
view of Planning Policies

Preparation of this Plan involved the identification of a
planning area larger than just the City of Mason itself.
The Mason Planning Area extends approximately one
mile from the City’s boundaries which reflects the re-
spective adopted future land use designations of the
adjoining townships. The City recognizes that its fu-
ture is linked to decisions regarding the future of the
land surrounding the City. As such, the City and the
Townships of Alaiedon and Vevay can all mutually
gain when planning programs are coordinated. The
Michigan Planning Enabling Act requires that each
municipality study current conditions and future
growth while consulting with neighboring jurisdictions
to prevent conflicts in master plans and zoning. It is in
the interest of coordinated planning that the Mason
Planning Area is established.

This Plan presents a coordinated strategy that ad-
dresses growth, development and preservation. The
Plan supports the continuation of Mason as a close-
knit community with a strong residential base, and
reasonable opportunities for new commercial and
industrial development to further encourage economic
stability.

The Plan supports the stability of existing commercial
and industrial centers in the City, in addition to infill
and redevelopment, to improve the visual impact and
viability of business areas. Similarly, the Plan sup-
ports preservation of existing residential
neighborhood areas and the redevelopment of neigh-
borhoods that may no longer offer healthy housing
environments for residents and families. Opportuni-
ties for new residential development are to be
provided on vacant land within the City not otherwise
planned for non-residential use, and through the in-
cremental expansion of the City through municipal
boundary adjustments or cooperative agreements
with surrounding townships. The Plan supports the
provision of varied housing options to address the
differing needs and preferences of current and future
residents.  These options include traditional village
neighborhoods and neighborhoods that incorporate
the preservation of open spaces. Open space areas
may include park and natural areas, and linear open
spaces that may follow creeks or otherwise link larger
open spaces to one another.
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The Plan identifies several “mixed-use” areas
throughout the City to accommodate the majority of
new commercial and industrial development, includ-
ing the land areas north of and adjacent to the
Mason-Jewett Field (airport), southeast of the US-
127/Cedar Street interchange, and northwest of the
US-127/Kipp Road interchange. All of these areas
represent viable opportunities for mixed development
patterns, including industrial, commercial and resi-
dential, with appropriate design measures to ensure
compatibility among the uses.

Future development should recognize the small-town
character and historic areas of Mason. Development
should complement the desired character of the
community and, in association with the City’s historic
areas, be sensitive to the historical character and sig-
nificance of these areas. Additionally, special care
should be exercised to ensure complementary en-
tranceways into the City. These goals can be reached
through appropriate building design, scale, lighting,
landscape amenities, and streetscape improvements.
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Chapter Two

PLANNING ISSUES,
GOALS & OBJECTIVES

Introduction
The purpose of this Plan is to establish a basis for
future land use and public services in the City of Ma-
son. The City wants to guide and shape future growth
and development and not allow the community to
evolve merely by chance. To effectively plan for the
City’s well being with regard to future land use and
public services, it is necessary to identify key goals
and objectives in response to important planning is-
sues facing the City. The following is a summary of
these planning issues and related goals and objec-
tives.

Planning Issues, Goals
& Objectives

Each issue presented in this Chapter is followed by a
set of goal and objective statements. Planning goals
are statements that express the City’s long range de-
sires. Each goal has accompanying objectives which
are general strategies that the City can pursue to at-
tain the specified goal.

The goals and objectives are important for several
reasons:

• The goals and objectives provide current and fu-
ture residents of Mason with an overview of the
intended future character of the City.

• The goals and objectives identify and outline the
basic parameters which should be used in guid-
ing land use and public services policies.

• The goals and objectives serve as references
upon which future rezoning, land development,
and public services decisions can be evaluated.

POLICIES
identify the strategy for
growth, development,

and preservation.


GOALS and OBJECTIVES

shape the Plan’s

POLICIES.
 

Goals
are Mason’s
long range

desires. 

Objectives
are ways

Mason can reach
a goal.

Goals, Objectives, and Policies of the Plan

The planning issues, goals and objectives, are divid-
ed into the following major categories:

• Growth Management, Public Services, and Quali-
ty of Life

• Community Character, Historic Preservation,
and the Environment

• Residential Development
• Economic Development
• Commercial Development
• Industrial Development
• Streets and Circulation
• Recreation
• Regional Coordination
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The planning issues presented in the following pages
are not intended to be all inclusive. Rather, they are
presented as the primary issues that Mason should
address as it establishes a future for itself. These is-
sues will evolve over time and should be reexamined
periodically with appropriate modifications made.

Growth Management, Public Services,
and Quality of Life
Since 1970, the City of Mason has experienced aver-
age 10-year growth rates approaching 13%. Mason is
a very desirable place to live for those seeking the
comfort of a small town with ease of access to re-
gional employment and retail centers. It is reasonable
to anticipate that the population of Mason will contin-
ue to increase in the coming years.

The character and quality of life will be affected by the
way the City chooses to manage future growth and
development. Managed growth can preserve the
City’s existing small-town and rural character; retain
its historic charm and resources; encourage orderly
land development; assure adequate public services
and wise expenditures of funds; and improve eco-
nomic stability. This Plan must provide a strategy for
effectively shaping and guiding future growth and de-
velopment in a feasible manner, consistent with the
aspirations of the citizenry of the City and the oppor-
tunities and constraints presented by its natural and
cultural characteristics.

Successful growth management is dependent upon a
coordinated public services program. Municipalities
offer varying levels of public services. In Mason, city-
operated public services include sewer and water,
street maintenance and improvements, parks and
recreation, and police and fire protection. The extent
of public services has two primary impacts. First, pub-
lic services impact land use choices. For example,
affordable housing opportunities are significantly
lessened in the absence of public sewer. Secondarily,
the extent of public services also impacts the per-
ceived quality of life within a community. For example,
response times by a local fire department and the
availability of recreation opportunities affects the qual-
ity of life experienced by local residents. In
maintaining and expanding public services, it must be
recognized that public service improvements will likely
encourage additional growth and development.

Tax revenues dictate, in part, the extent and quality of
public services. Although development will increase
the City's tax base, the same development will place
additional demands upon public services. Contrary to
traditional planning wisdom and thought, recent re-
search has shown that development does not

necessarily “pay its way". This conclusion was simi-
larly reached, for example, by Dr. Robert Burchell of
the Center for Urban Policy Research at Rutgers Uni-
versity. Dr. Burchell developed a “Cost-Revenue
Hierarchy of Land Uses” based on an analysis of
hundreds of fiscal impact studies including case stud-
ies of 18 Michigan communities. The hierarchy
concluded that traditional single family residential de-
velopment typically generated less municipal revenue
than the costs for the public services it requires.

GOAL: Manage growth in a manner that encourages
the preservation of Mason’s small-town character,
and ensures appropriate maintenance and improve-
ments to public services and facilities, compatibility
among land uses and coordination between land use
and public services programs, enhancement of com-
munity quality of life, and the cost-effective use of tax
dollars.

Objectives
1) Identify locations in the City, by sound planning

and zoning, that are appropriate for residential
and non-residential use, taking into account the
constraints and opportunities presented by the
City's natural and cultural features.

2) Preserve the City’s natural resources through a
coordinated future land use strategy and related
implementation tools that permit reasonable use
of land while discouraging unnecessary destruc-
tion or loss of natural resources, including
wetlands and the Sycamore Creek corridor.

3) Maintain effective land use and development re-
view regulations to ensure that development is
compatible with the policies, goals and objectives
of this Plan.

4) Separate incompatible land uses by distance,
natural features, or man-made landscape buffers
that adequately screen or mitigate adverse im-
pacts.

5) Guide development into areas where public facili-
ties and services have adequate capacity to
accommodate the growth and increased devel-
opment intensities, and where the expansion of
public facilities is cost-effective.

6) Encourage compact development of the city
through infill and adaptive re-use of property
along existing water and sewer systems first, and
then compact development along new sewer and
water lines.

7) Identify those areas of the City which, due to ex-
isting conditions and the planned future land use
pattern presented in this Plan, may be in need or
will be in need of improved public services such
as police and fire protection.
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8) Continually monitor local attitudes with regard to
public services and facilities and take appropriate
planning and capital improvement actions to ad-
dress identified and projected needs.

9) Recognize the special needs of senior citizens in
the provision of public services and facilities.

10) Maintain efforts to encourage citizen-awareness
of development proposals and issues, and to
provide substantive public involvement and input
opportunities on such matters.

11) Maintain a regular meaningful communications
program with adjoining municipalities and region-
al agencies to discuss and investigate public
facilities and services needs, opportunities for
new or additional shared facilities and services,
and alternative strategies for improving local pub-
lic services, including contracted services, shared
services, and City-operated services.

12) Recognize the importance of recreation as an
integral component of the City’s public services
program and the need to continue providing rec-
reation facilities in coordination with program
providers.

13) Maintain efforts to facilitate community gardening
and community food security through recruiting
volunteer coordinators, providing available land
where appropriate, and donating excess produce
to local food pantries.

14) Continue an open dialogue with Mason Urgent
Care and other medical facilities to encourage
proactive engagement in addressing the current
and future needs of the community.

15) Pursue the creation of a community recreation
center/facility.

16) Continue placemaking efforts to strengthen the
City’s ability to attract young, new residents and
knowledge based workers.

Community Character, Historic Preserva-
tion and the Environment
The City of Mason is a unique community with a rich
character. It includes both an historic central business
area bounded by quiet residential neighborhoods, and
areas devoted to highway interchange commercial
development, industrial uses, and park development.
The historic county courthouse square is a daily re-
minder of the legacy of the community, its role within
the regional framework of Ingham County, and the
foundation by which the community’s character is de-
fined. The protection of Mason’s small-town and
historic character is important to local residents.
"Small-town character" is a subjective quality, but in
Mason, “small-town character” refers to high levels of

peacefulness, quiet, pedestrian activity, community
identity, comparatively small and inviting buildings,
and awareness and concern for one’s neighbors and
fellow residents. Also of importance in defining the
City’s small-town and rural character are the nearby
farm operations.

While the City’s historic and small-town features are
strong positive influences on the City, the City’s natu-
ral features are equally important components. These
natural features include woodland and wetland areas,
the Willow, Rayner, and Sycamore Creek corridors,
and open field areas. Not only are these elements
important in shaping the character of the City, they
provide vital environmental roles including wildlife
habitats, flood control, water purification, groundwater
recharge, and improved air quality. Preservation of
these resources can be very difficult because the
process of encroachment can occur slowly. Substan-
tial damage to an entire region and/or ecosystem
frequently occurs over an extended period.

Residents strongly support the small-town character
of the community and its natural resources, and want
these features to be important parts of the City’s fu-
ture. Effective protection of small-town character and
the natural environment does not require the prohibi-
tion of growth and development. Managed growth and
development, including effective site development
practices, encourages the continuation of the City's
desirable features.

GOAL: Preserve the quiet, historical, and small-town
character of Mason along with the integrity of its envi-
ronmental resources.

Objectives
1) Encourage land development designed in scale

with existing developed areas and the dominant
character of the City, through reasonable stand-
ards addressing density, building size, height,
architectural design, setbacks, signage, opens
space, and other development features.

2) Preserve the small-town and historic character of
the Court House square and its visual role in de-
fining the City’s downtown business area, through
appropriate land use and development standards.

3) Support the efforts of the City Historic District
Commission and encourage the maintenance
and preservation of historically significant struc-
tures.

4) Maintain a structurally sound housing stock and
encourage the rehabilitation or removal of blight-
ed structures.

5) Ensure that the quantity and quality of new devel-
opment does not unreasonably create increases
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in air, light, noise, land, and surface and under-
ground water pollution, or the degradation of
environmental resources.

6) Continue efforts to enhance a greater sense of
community identity and character through
streetscape improvements to commercial and
other activity centers, and provide attractive en-
tranceways into the City.

7) Encourage the continuation of farms and agricul-
tural operations in peripheral areas of the City
through complementary zoning provisions, until
alternative use of the farm acreage is deemed
more beneficial.

8) Provide necessary code development and ordi-
nance enforcement to ensure the general
maintenance and appearance of the City.

9) Maintain and beautify established and new park-
ing areas through appropriate landscaping and
screening.

10) Encourage landscaping and screening programs,
in association with new commercial and industrial
development, to minimize negative impacts on
community character.

11) Encourage the preservation of open spaces and
natural resources (such as woodlands, wetlands,
and stream corridors) as part of the land devel-
opment process, including the use of clustered
housing design.

12) Recognize the significance of special natural
resources associated with park facilities in the
City, including the Ingham County fairgrounds,
the City-owned Rayner Park, and the Hayhoe
Riverwalk, and encourage the preservation of
these resources as part of the City’s park and
recreation planning efforts.

13) Support the efforts to maintain a centrally located
Library and Post office in the downtown area.

14) Maintain efforts to encourage outdoor dining in
the City right-of-ways in the central business dis-
trict.

15) Continue to support activities that enhance com-
munity traditions, family values, and promote
community interactions, such as parades, Down
Home Days, Sun Dried Music Festival, fireworks,
Ingham County Fair, farmers market, etc.

16) Encourage continued support and development
of local arts and culture initiatives.

17) Encourage efforts to attract destination restau-
rants and entertainment in the downtown area.

Residential Development
Mason is a very attractive place to live for those seek-
ing a small-town rural environment, with excellent
regional access to employment, retail, and cultural
centers. Both rural and urban residential lifestyles are
readily available in the City and additional rural life-
styles are plentiful in the surrounding townships. The
available public sewer and water in the City provides
opportunities for varying housing densities and life-
styles, and housing that addresses the varying
economic and family structure conditions of current
and future residents. It is the desire of the City to pro-
vide a mixed-use pattern of housing, with alternative
housing options throughout all residential areas, and
encourage a cohesive and integrated residential pop-
ulation. All housing should provide adequate open
space and yard areas that are compatible with sur-
rounding land use conditions. However, creative
planning for clustered housing may provide such
open spaces in non-traditional patterns.

GOAL:  Establish a residential environment that rec-
ognizes the varied economic and family structure
conditions of current and future residents while afford-
ing persons and families with healthy and stable
surroundings that nurture personal growth.

Objectives:
1) Identify areas for future residential use that, with

appropriate levels of public services and surround-
ing land use conditions, encourages healthy
residential environments.

2) Provide opportunities for varied housing types and
patterns to address the varied housing needs of
current and future residents.

3) Discourage residential development that relies on
on-site sewage disposal. In the absence of public
sewer, coordinate housing densities with the natu-
ral carrying capacity of the land.

4) Encourage innovative residential development that
incorporates mixed housing forms, while preserv-
ing natural resource systems , open spaces, and
the City’s rural and small-town character.

5) Prevent random commercial encroachment into
established residential neighborhoods.

6) Encourage the upkeep of residential structures
and yards, and the rehabilitation of blighted areas.

7) Encourage the preservation of historically signifi-
cant dwellings.

8) Discourage main thoroughfares through residential
areas and the use of residential streets for com-
mercial or industrial traffic.
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9) Encourage high density, multiple family develop-
ments, to locate near commercial centers (such as
central business district and North Cedar Street
corridor).

Economic Development
The economic stability of Mason directly affects the
quality of life experienced by its residents. Economic
stability is a function of many elements including
property tax revenues, public services costs, em-
ployment, and consumer spending. As noted
previously, traditional planning wisdom that supported
the position that development “pays its way” has been
replaced by considerable research to the contrary.
Traditional single-family development has been found
to frequently generate greater public services costs
than the tax revenue it produces. On the other hand,
commercial and industrial development has been
found to typically generate equal or more revenue
than the increased public service costs. Additionally,
commercial and industrial development can provide
close-to-home employment opportunities.

Accommodating reasonable opportunities for com-
mercial and industrial expansion is important.
However, merely designating areas for such devel-
opment may not be adequate, particularly as applied
to commercial development. Prospective businesses
and consumers must be attracted to the commercial
areas. Effective crime control, convenient parking,
cultural amenities, and attractive streetscapes are
very important.

GOAL:  Strengthen and expand upon the area’s eco-
nomic base through strategies that attract new
businesses and encourage consumer activity.

Objectives
1) Identify areas appropriate for commercial and in-

dustrial development, taking into consideration
existing land use patterns, infrastructure, accessi-
bility and other factors.

2) Reevaluate zoning regulations that impede rea-
sonable commercial and industrial development.

3) Maintain open communication between the private
business sector and the City regarding economic
development opportunities.

4) Encourage industrial and commercial development
that provides employment opportunities to the lo-
cal population, strengthens the City’s tax base,
and coordinates with available public services.

5) Encourage retail services in close proximity to
places of significant employment.

6) Encourage site development practices that create
inviting areas and corridors for consumer activi-
ties.

7) Encourage the upkeep of commercial properties
and the rehabilitation of blighted and deteriorating
areas.

8) Explore the development of a bed and breakfast
program to further encourage tourist trade, while
protecting the desirability of nearby neighbor-
hoods.

9) Coordinate planning efforts with the Mason Down-
town Development Authority to implement a sound
strategy for downtown development.

10) Support the Chamber of Commerce and other
local organizations in promoting economic devel-
opment while preserving the desired small-town
character of the city through programs such as
“Home Town Values”, and other initiatives that
strengthen the economic community by buying lo-
cally.

See “Commercial Development” and “Industrial De-
velopment” below for additional goals and objectives
specific to commercial and industrial development.

Commercial Development
Commercial development in Mason consists primarily
of its historic central business district and highway
commercial areas associated with Cedar Street and
the U.S.-127 interchanges. Addressing future com-
mercial development effectively requires
consideration of need, location and character.

There are no universal standards that identify the ap-
propriate amount or need for commercial
development in a particular community. Each com-
munity is unique, with its own set of circumstances
including infrastructure, existing land use patterns,
growth, and public perceptions. While there may be
varying perceptions about the appropriate levels of
commercial development in the City, there are sever-
al conditions that are very apparent: 1) A viable
business district requires retail and office services; 2)
The presence of U.S. 127 creates opportunities to
address regional commercial needs, in the greater
Lansing area; and 3) Increased commercial devel-
opment will strengthen the economic stability of the
City, with more employment opportunities and a larg-
er tax base. Commercial development is recognized
as one of the few uses which produces tax revenues
that approach or exceed the cost of providing ade-
quate municipal services to such uses (unlike
traditional single family residential development).
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The City’s commercial areas reflect conditions char-
acteristic of viable commercial development with
access, visibility, and an adequate population base.
While encroachment of existing commercial areas
into residential areas is not generally supported, it
must be recognized that the long-term viability of the
City’s central business district may well require oppor-
tunities for expanded retail and office development.
Commercial uses can vary significantly in character,
ranging from retail to office, professional and other
services, and ranging in size and scale from a small
local hardware store to a large department store or
multiplex movie theater. As commercial uses are of
varying character, so are their impacts. Interest in
preserving the overall small-town character of the City
should affect decisions regarding the location of fu-
ture development according to its character and type.

GOAL: Provide opportunities for new commercial
development in a manner that recognizes the overall
small-town character of the community and existing
dominant land use patterns, strengthens the econom-
ic stability of the City, and addresses the consumer
needs of both local and regional populations.

Objectives
1) Limit commercial growth primarily to existing

commercial centers until such time that new,
planned-centers may be determined to be benefi-
cial.

2) Encourage commercial development to locate in
targeted areas rather than indiscriminately en-
croach into residential and industrial areas.

3) Encourage commercial development in the down-
town area that is coordinated with the desired
small-town and historical character and identity of
the area, considering such features as building
size and height, architectural design, setbacks,
signage, and open spaces.

4) Encourage commercial development in the down-
town area to be of a retail, office and
entertainment character to draw people and im-
prove economic vitality.

5) Encourage commercial development in the down-
town area that facilitates a pedestrian-friendly
environment.

6) Encourage a more vibrant downtown area by
providing opportunities for residential dwellings
and offices above first floor businesses.

7) Encourage improvements to downtown buildings
to facilitate safe access and use of upper levels.

8) Develop a downtown parking plan that provides
convenient parking facilities to improve the down-
town area’s attractiveness as a place to shop and

gather while not undermining the small-town
character, unique identity, or nearby residential
neighborhoods.

9) Provide appropriately located opportunities for
commercial uses that predominantly target local
day-to-day consumer needs, with a focus on the
downtown business area.

10) Provide appropriately located opportunities for
commercial uses that draw from a more regional
market with a focus on Cedar Street and highway
interchanges.

11) Establish landscaping and screening measures
to ensure commercial development that is sensi-
tive to the desired character of the community
and minimizes adverse impacts on the normal
use and enjoyment of adjoining land.

12) Coordinate the intensity of commercial devel-
opment with available public facilities and
services, including street infrastructure.

13) Provide opportunities for the limited and incre-
mental expansion of the downtown business
area to allow increased opportunities for new
businesses while maintaining its integrity and
encouraging the enhancement of nearby resi-
dential neighborhoods.

14) Encourage pedestrian and visual linkages be-
tween the downtown business area and the
antique shopping area to the northwest.

Industrial Development
The City of Mason has two primary areas of industrial
development: 1) near the City’s southern border in the
Kipp Road vicinity; and 2) near the City’s northern
border in the vicinities of Howell Road and U.S. 127.
Manufacturing activities include a broad mix related to
automotive, agriculture, construction, and general
consumer industries. Benefits of industrial expansion
in the City include city wide economic stability and
close-to-home employment opportunities. However, it
is important that future industrial uses do not under-
mine the character and stability of residential and
commercial areas and are coordinated with public
services and available capacities. The presence of
both rail and highway access along with public sewer
and water establishes a strong foundation for reason-
able industrial expansion.

Industrial development can range from low to high
intensity, and its impacts upon adjoining and near-by
land uses can similarly vary. Certainly, in light of the
small-town fabric of the City and the welfare of its res-
idents and residential areas, industrial uses that are
characterized by comparatively limited infrastructure
demands and low levels of traffic and waste products
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are preferred. These may include, by example, infor-
mational and communication technologies and light
assembly operations. Irrespective of the intensity of
future industrial uses, industrial development should
recognize the desired character of the City in scale,
design, and operations, and minimize negative visual
and other operational impacts on nearby land uses.

GOAL: Provide opportunities for the reasonable ex-
pansion of industrial development in a manner that is
sensitive to the predominant small-town character of
the community, minimizes new public service costs,
and protects the viability and desirability of residential
and commercial areas.

Objectives
1) Recognize the significance of key corridors such

as U.S. 127 and the Jackson and Lansing Rail-
road as potential opportunities for the location of
new industrial development.

2) Emphasize industrial development that is in char-
acter and scale with surrounding land uses and
the City as a whole, considering such features as
building size and height, architectural design, set-
backs, signage, lighting, landscaping, and open
spaces.

3) Encourage industrial development to be located
in targeted areas rather than indiscriminately en-
croach into residential and commercial areas.

4) Emphasize industrial uses that have comparative-
ly low public services and infrastructure needs.

5) Emphasize industrial uses that minimize negative
impacts upon adjacent land uses, taking into
consideration such factors as noise, traffic, light-
ing, fumes and shadow patterns.

6) Encourage industrial uses to locate within well-
designed industrial parks, characterized by ample
landscaping buffering and interior street systems.

7) Through site plan review proceedings, work to
ensure that new industrial uses reflect a visual
character that is complementary to the City as a
whole.

8) Encourage the redevelopment and upgrading of
deteriorating and unsightly industrial properties.

Transportation, Streets, and Circulation
As new residential and non-residential land uses are
introduced into the City, demands upon the street
network will increase. This increased traffic may en-
courage congestion along some of the City’s streets.
Conversely, it must be recognized that street im-
provements may attract new development that will
place additional demands on the network. This can

be particularly true in the case of commercial and
industrial development. Increased traffic demands
can be minimized by adequate street maintenance
and the coordination of street improvements with the
planned future land use pattern.

Good land use management can maximize the poten-
tial of the city’s street system and minimize adverse
impacts to other street segments. Locating higher
intensity land uses close to key thoroughfares will
minimize future maintenance costs, as well as traffic
levels, along the City's other streets. Improperly man-
aged, the City’s principal thoroughfares have the
potential to evolve into corridors of strip residential
and commercial development, with excessive signage
and lighting, driveways and curb cuts, and expansive
parking areas. Such a development pattern will un-
dermine the function of these corridors, encourage
congestion and traffic hazards, and alter the essential
perception of the dominant rural and small-town
character of the City.

Proper land use management and site development
plans along important corridors can enhance the en-
try experience into the City, strengthen its identity and
charm, and improve economic stability.

Affording bicycle and pedestrian movement through-
out a community, and between communities, has long
been identified as an important goal in improving
quality of life. The past several decades have wit-
nessed an unprecedented surge in interest in trail
systems on the local, state, and federal level as their
value gains greater understanding. These trails can
limit the reliance on the automobile, improve the
health of local residents, improve the quality of leisure
time, facilitate economic activity, and encourage a
vibrant community.

The Mason Planning Area is currently served by one
public transportation facility, the Capital Area Trans-
portation Authority (CATA) bus Route 46.  This route
provides bus service between Mason and Lansing
twice daily, once in the early morning and again in the
late afternoon.  This route has had a steady increase
in ridership since 2005, nearly doubling from 6,890 to
12,595 in 2011, an 83% increase in ridership.  Use of
public transportation is up all over the state.  CATA
reported its highest ridership year in its 39 year histo-
ry in 2011.

The trend of popularity in public transportation is not
limited to the greater Lansing area. Considerable
funding is being spent in Michigan to improve pas-
senger rail service.  Recently a segment of the
Wolverine line (Chicago-Jackson-Detroit/Pontiac) has
received funding to increase this line to high-speed
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rail.  Funding has been approved to upgrade the
Jackson Intermodal Station, which is potentially the
southern terminus for passenger rail service between
Lansing and Jackson, with Mason being a stop be-
tween. Given the trend in funding and usage of
passenger rail and other forms of public transporta-
tion, Mason should identify potential locations for
multimodal transportation stop(s)/hub(s).
GOAL: Maintain a transportation network throughout
the City, including vehicular, pedestrian, and bicycle
travel, that encourages efficient and safe travel con-
sistent with the small-town character of the
community and coordinated with the planned future
land use pattern that meets the needs of all users of
the streets, including children, families, older adults,
and persons with disabilities.

Objectives
1) Identify priority street segments for systematic

maintenance and improvement, based upon the
planned future land use pattern and existing and
projected traffic patterns.

2) Maintain a healthy balance between high-traffic
generating land uses and development patterns
along the City’s secondary streets and street im-
provements to accommodate such development.

3) Pursue measures to minimize the potential for
traffic congestion and safety hazards along adja-
cent streets, including limitations on the number,
size, and shape of new land divisions, the dis-
couragement of "strip" development, and
limitations on curb cuts.

4) Encourage future land division patterns that main-
tain the integrity of the City’s street network and
small town character.

5) Discourage major street improvements that will
increase growth and development pressures in
areas of the Mason Planning Area not specified
for such growth.

6) Implement access management principles, in-
cluding the use of combined service drives, to
minimize new curb cuts.

7) Encourage the construction of collector streets in
conjunction with land development to foster effi-
cient traffic circulation and ensure the public
health, safety and welfare.

8) Ensure appropriate and coordinated ingress and
egress to serve development, including the num-
ber and location of access points and the efficient
movement of traffic between adjacent neighbor-
hoods and other developments.

9) Continue emphasis on Mason as a “walkable
community,” supporting initiatives to facilitate safe

and convenient non-motorized movement includ-
ing sidewalk installation and maintenance.

10) Encourage integration and connection of new
residential neighborhoods with the rest of the
City, including pedestrian/bicycle paths to facili-
tate safe and convenient non-motorized
movement.

11) Encourage the linking of residential and commer-
cial centers with pedestrian/bike paths.

12) Explore and pursue the development of a
streetscape improvement program along im-
portant thoroughfares to improve pedestrian
activity and safety, heighten the City’s identity and
visual character, and attract shoppers to the area.

13) Continue to communicate and coordinate with the
Capital Area Transportation Authority (CATA) to
maintain and enhance the various public transit
services it provides to the City.

14) Support activities of the Capital Region Airport
Authority (CRAA) that do not undermine the local
street network or otherwise negatively impact
quality of life in the City, including noise and safe-
ty risks.

15) Develop standards for city streets that meets the
needs of all legal users of the streets, including
children, families, older adults, and people with
differing abilities.

16) Explore the feasibility of and potential location for
a multi-modal transportation hub for a range of
public and private transportation systems, includ-
ing bus routes, passenger rail and non-motorized
transportation.

17) Require integrated street connections between
residential developments that ensure connectivi-
ty, vehicular and pedestrian circulation, and
maintains the efforts of a walkable community
where feasible.

18) Encourage a main north-south primary street
along the city’s west side (west of US-127) to fa-
cilitate residential growth and associated
vehicular traffic connection to the highway.

Regional Coordination
The City of Mason must recognize that it exists within
a regional network of communities, none of which are
islands unto themselves. Mason abuts the Townships
of Alaiedon and Vevay, and the Mason Planning Area
abuts Aurelius Township. The City and nearby munic-
ipalities can greatly benefit by cooperatively pursuing
common goals in the areas of land use and public
services. Planned land use and public services
should take into consideration conditions in abutting
communities such as existing land uses, develop-
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ment densities, available infrastructure and public
services, and land use planning policies.

GOAL: Guide future development and public services
in a manner that recognizes the position of Mason
within the larger region, and the mutual impacts of
Mason’s planning efforts and those of neighboring
communities.

Objectives
1) Where practical, identify a planned future land

use pattern that seeks to ensure compatibility
among land uses along municipal borders.

2) Establish a formal and regular communication
program with area policy makers to discuss local
and area-wide public facilities and services
needs, land use conditions and trends, and con-
temporary planning issues. Identify mutually
beneficial strategies to address short and long-
term needs and issues.

3) Recognize that the City’s economic well-being
depends upon growth and the expansion of the
City’s current borders and public service areas,
and that the preservation of farmland and rural
character in surrounding communities is tied to
the reasonable expansion of the City.

4) Strive to accommodate City expansion incremen-
tally through mutually beneficial strategies with
neighboring townships.
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Chapter  Three

FUTURE LAND USE
STRATEGY

Introduction
The City of Mason’s principal planning components
are contained in the Master Plan's Future Land Use
Strategy. The Future Land Use Strategy identifies the
desired pattern of land use and development
throughout the City and in the greater Mason Plan-
ning Area. The Future Land Use Strategy also
presents guidelines regarding future infrastructure
and public services improvements. These guidelines
are to help ensure that future public services are co-
ordinated with the planned future land use pattern,
and the achievement of the Plan’s goals and objec-
tives.

The Future Land Use Strategy consists of polices
regarding future land use and development in the City
and the Future Land Use Map. Implementation of
these policies largely rests with the regulatory tools of
the City – most importantly the City’s Zoning Ordi-
nance. The Zoning Ordinance is the primary
implementation tool of this Master Plan, including ap-
propriate changes that may surface due to the
policies of this Plan. The Zoning Ordinance generally
regulates the type, location, bulk, and intensity of land
development. The City may also adopt other support-
ing regulatory tools to further the implementation of
the policies of this Plan, as well as pursue specific
public services and capital improvements. Chapter
Four addresses implementation strategies in greater
detail.

The goals and objectives presented in Chapter Two
are the foundation on which the Future Land Use
Strategy is based. These include, in part, the desire to
guide future development in a manner that insures
the compatibility between land uses, the coordination
between development patterns and public facilities
and services, the cost-effective use of tax dollars, and
the preservation of the City’s small-town/rural charac-
ter.

The Future Land Use Strategy is based upon an
analysis of the City’s natural and cultural features
such as community attitudes, existing roadway net-
work, and existing development patterns. The
opportunities and constraints presented by these and
other characteristics were evaluated in the context of
the goals and objectives in Chapter Two in order to
arrive at a planned future land use pattern.

In the interest of regional planning and governmental
coordination, and in consideration of the Mason Plan-
ning Area concept, the abutting conditions in Alaiedon
and Vevay Townships were also considered. The
recommendations of this chapter generally comple-
ment the principal planning policies of the Alaiedon
Township Master Plan, and the Vevay Township Mas-
ter Plan.

Future Land Use Categories
The Future Land Use Strategy divides the City and
abutting township lands into “categories” and identi-
fies the predominant land use pattern planned for
each. However, no development should occur unless
adequate measures are provided for sewage disposal
and potable water. These land use categories collec-
tively make up the planned future land use pattern for
the Mason Planning Area. These categories are:
• Commercial
• Industrial
• Public
• Residential
• Mixed-Use

It is not the intent of this Plan to identify the specific
land uses that should be permitted in each of these
categories. This Plan makes broad-based recom-
mendations regarding the dominant land use(s) to be
accommodated in each of these categories. Specific
permitted land uses will be determined by zoning
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provisions, based upon considerations of compatibil-
ity. There may be certain existing land uses that do
not “fit” with the planned future land use pattern. This
should not be necessarily interpreted as a lack of City
support for the continuation of such uses. Zoning
regulations should clarify this matter.

The approximate borders of these categories are il-
lustrated on the Future Land Use Map at the end of
this chapter. The Future Land Use Map depicts the
boundaries in more detail than the explanatory text of
the chapter. The boundaries are described as approx-
imate since the exact demarcation is best reserved
for the City’s zoning regulations and the detailed re-
view and analysis of zoning and development
proposals. There is frequently room for discretion at
the exact interface between the boundaries of two
planning categories and appropriate uses at these
points of interface. However, the approximate bound-
aries as presented in this Plan have been considered
carefully. Significant departures are strongly discour-
aged except for unique circumstances and where the
public health, safety and welfare will not be under-
mined. It is also important to understand that neither
the Future Land Use Map nor the explanatory text is
intended to stand on its own. Both the policy discus-
sions and map are inseparable and must be viewed
as one.

Commercial
All commercial development should reflect design
measures to encourage compatibility with adjacent
and nearby land uses and the desired small-town
character of the community. Similarly, commercial
development in historic districts should seek to con-
tinue the historic integrity of the area. Adequate
buffers and/or screening mechanisms should ensure
that new commercial development minimizes impacts
on residential properties. Limitations on signage,
building heights, size, and related architectural quali-
ties should be continued and enhanced to ensure
compatibility of new land uses with the desired char-
acter of the surrounding areas and the City as a
whole. Special attention should be directed to pre-
venting future commercial development from
undermining public health, safety or welfare due to
poor street access practices such as excessive curb
cuts and conflicting turning patterns.

The Future Land Use Strategy identifies four com-
mercial areas. Each of these is discussed in the
following pages.

Downtown Center: The Downtown Center includes
the City’s principal business district, defined by the
historic courthouse square and surrounding busi-
nesses and civic buildings, and extending down State

Street to encompass the old railroad depot district
(Cobblestone Village area). The Downtown Center
embodies the identity, charm and character that
make Mason such a unique community. Mason has
been the county seat for Ingham County since 1840
and the county’s governmental affairs have since
been centered at the courthouse square. This busi-
ness area is marked by a small-town character and a
pedestrian friendly environment. It is a meeting place
for many. The long-term viability of the Downtown
Center is a key component of the Future Land Use
Strategy. The Plan strongly supports the continued
role of the Downtown Center as a thriving center of
commercial and community activity within the greater
fabric of the City.

Development should be designed of such scale, ar-
chitecture and amenities to preserve the Downtown
Center as a historic and pedestrian-friendly com-
merce center. Development and redevelopment
efforts should be coordinated with the desired small-
town character and identity of the area, considering
such features as building size and height, façade
treatments, lighting, signage and related development
features. Uses should primarily address the day-to-
day retail, office and entertainment needs of the local
population and visitors, including restaurants. Oppor-
tunities for complementary institutional and civic uses
compatible with the intended character of the Down-
town Center should remain. Uses that are
characterized by the generation of traffic patterns that
may undermine pedestrian safety should be discour-
aged.

Opportunities for the expansion of the Downtown
Center should be carefully considered. Development
proposals involving expansion should generally focus
on properties immediately abutting existing business-
es rather than occurring haphazardly or in a leap-frog
pattern. Expansion of the Downtown Center should
be limited and incremental only. Expansion should
occur only where compatibility among land uses can
be ensured and the stability and desirability of nearby
residential neighborhoods and businesses can be
maintained.

Cedar Street Business Corridor: The Cedar Busi-
ness Corridor includes most of the land along Cedar
Street from the US-127 interchange to South Street.
This corridor presents varying conditions as one trav-
els its length. The Plan establishes differing policies
for the northern and southern portions of the corridor.

The northern half of the corridor, generally extending
from the highway interchange to North Street, is af-
forded excellent regional access by the presence of
the US-127 interchange. This segment has evolved
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as a business corridor catering to the convenience
needs of the highway traveler and uses that particu-
larly benefit from proximity to the highway because of
the regional market on which they rely. The Plan sup-
ports the continued role of this portion of Cedar as a
highway business corridor. The Plan supports the
redevelopment of properties in this area to enhance
their impact on the City’s overall character.

Future commercial development and redevelopment
should be characterized by predominantly highway-
oriented uses and uses that are particularly depend-
ent on regional access. However, this corridor
segment should undergo improvements to heighten
public safety and visual amenities. These improve-
ments should include streetscape improvements that
address, in part, landscaping and lighting, signage,
limitations on the frequency and number of driveways,
and the use of shared service drives. This portion of
Cedar Street serves as one of the primary entrances
into the City. Its visual character impacts perceptions
of the community as a whole and its desirability as a
place of commerce.

The southern half of the Cedar Street Business Corri-
dor reflects a very different character from that to the
north. This segment of Cedar Street is characterized
by a greater portion of businesses that cater to the
day-to-day retail and office needs of the local popula-
tion. Businesses are comparatively smaller in size
than those to the north and parking requirements are
typically less. Smaller buildings and development ar-
eas should be encouraged between North and South
Streets. In light of this established development pat-
tern and the proximity of residential neighborhoods to
the east and west, the Plan supports the continued
neighbor-service orientation of this business corridor.
Office and small retail/service business should be
encouraged and all new or redevelopment areas
should be responsive to the local and city-wide inter-
ests in protecting the stability and desirability of
nearby residences and neighborhoods. Special care
should be taken to assure adequate buffers between
these commercial uses and nearby residential areas.

Expansion of this portion of the business corridor to
the east and west along intersecting streets is not
encouraged. It may be reasonable if it occurs in a
limited, controlled and incremental manner, and
where such expansion does not harm adjacent
neighborhoods.

The principal commercial component of this portion of
the corridor is between North and Ash Streets. Por-
tions of the Cedar Street frontage south of Ash Street
are characterized by a mix of residential, public, office
and retail uses. This Plan supports the continuation of

the dwellings as places of residence. The Plan also
supports opportunities for the incremental conversion
of these dwellings to small retail, office or similar
commercial or institutional uses in character with the
intent of this corridor segment.

Hull Road Commercial Area: The Hull Road Com-
mercial Area includes the land area generally defined
as Hull Road to the east, Kipp Road to the north, US-
127 to the west, and the water tower to the south. This
commercial area is established in recognition of the
existing commercial development in this location and
the Plan’s support for its long term stability as a com-
mercial center on the periphery of the City. The Hull
Road Commercial Area includes a regional retail store
and nearby strip commercial development on the
north side of Kipp Road. These uses, including fast-
food restaurants and service stations, are appropriate-
ly located near the Kipp Road highway interchange to
serve the needs of the highway traveler and the
greater regional area. Opportunities exist for addition-
al development of similar character on vacant land
just north of the water tower. However, with the indus-
trial facility to the east and the water tower to the
south, the Plan recognizes that this vacant land may
also function reasonably well for appropriately de-
signed light industrial purposes.

East Columbia Office Area: The East Columbia Of-
fice Area is centered at the East Columbia/
Washington Streets intersection. It is designated as a
specialized office area in recognition of its existing
status as a small office center providing medical ser-
vices. The Plan supports the continued use of this
area for office purposes. However, due to the sur-
rounding residential character of the area, expansion
of this office center or conversion to higher-intensity
uses, including retail, is discouraged.

The “Mixed-Use” section of this chapter discusses
additional opportunities for commercial development
within designated “mixed-use” areas.

Industrial
Future industrial development should be of a charac-
ter that compliments the City’s interests in
environmental protection, and the protection of near-
by and city-wide property values and the use and
enjoyment of such properties. Site development prac-
tices that are sensitive to the City’s small-town
character and adjacent land uses should be encour-
aged. Reasonable limitations on signage, building
heights, size, and related architectural qualities
should guide future industrial development to ensure
compatibility. Richly landscaped, along with properly
placed parking areas and screens should guide fu-
ture development. Industrial uses that have minimal
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external impacts are strongly encouraged. These
may include service-oriented industries such as
communication and information technologies and
manufacturing operations that focus on the assembly
of pre-made parts versus raw materials operations.

The Future Land Use Strategy identifies three indus-
trial areas and are discussed below.

North Railroad Industrial Area: The North Railroad
Industrial Area is generally defined by Howell Road to
the north, Jackson and Lansing Railroad to the east,
the Cedar St. interchange and Cedar Street Business
Corridor to the west and southwest, and North Street
to the south. This geographic area is the principal
existing industrial center of the City. There are oppor-
tunities for new development on vacant land and
redevelopment of existing sites. This area has both
public sewer and water and benefits from rail access
and its proximity to US-127. Comparatively few resi-
dences are present in the area. The Area includes the
existing industrial facility at the northeast corner of
Cedar and North Streets and the former Mason Plaza
site directly north. The Area also includes the site of
the City’s former landfill on the east side of the rail-
road. The previous landfill operations may present
environmental limitations to the further use of the site.
However, should they exist, the limitations may not
necessarily preclude future industrial use as part of a
coordinated redevelopment program. Further studies
should be undertaken to gain greater insight into this
matter.

South Railroad Industrial Area: The South Railroad
Industrial Area incorporates the majority of the land
along the Jackson and Lansing Railroad from Tom-
linson Road north to Jefferson Street, including the
land south of the airport. This Area is established in
recognition of the extensive industrial development
present and the appropriateness of additional indus-
trial development. This Area benefits from being
served with public sewer and water, rail access, close
proximity to US-127, Kipp and Eden Roads (county
primary roads), and Mason-Jewett Field (airport).
There are comparatively few residences in this Area
and surrounding land uses are predominantly agricul-
tural, commercial, and public (Mason High School).

Mason Elevator Site: The grain elevator facility has
been part of the Mason community since its early de-
velopment and adds a special historical dimension to
the community as a whole. Situated just northwest of
the Downtown Center Area and adjacent to the rail-
road, operations continue today. The Plan identifies
the Mason Elevator site for industrial use. However,
the circumstances surrounding this site are unique
and the Future Land Use Strategy establishes special

policies addressing the future use of this site. Howev-
er, the Plan also recognizes that the use of this site
for industrial purposes, located in the midst of a pre-
dominantly residential and retail area, is not an ideal
situation. While the use of the site as a grain elevator
may be reasonable in light of its operational charac-
teristics and the site’s historical significance, re-use of
the site for alternative industrial uses may be unrea-
sonable (depending upon their specific character and
operational characteristics).

This Plan supports the continued use of the site as it
presently operates. Should elevator operations cease
at some time in the future, special care should be
exercised in authorizing alternative uses for the site.
Continued use of the site for industrial purposes
should occur only upon finding that such use and the
specific development plans associated with site im-
provements do not further undermine the enjoyment,
use and value of adjacent and nearby properties. Uti-
lization of the site for commercial purposes,
compatible with area businesses and the intended
character of the Downtown Center, is an alternative
use for the site.

Public
The Public land use category encompasses substan-
tial portions of the City. The specific properties vary in
character but are all related to governmental func-
tions. Nearly all are owned by the respective
governmental agency providing the function. These
properties include parks such as Rayner Park and the
Fair Grounds, library, post office, schools, religious
institutions, fire stations, City Hall, Mason-Jewett air-
port, water towers, and county offices such as the
Road Department, Drain Commissioner, Courts, and
the Sheriff’s Office including jail facilities. All of the
publicly designated properties provide important
community services. The Public land use category is
established to recognize the presence of these facili-
ties, the critical services they provide to the City and
regional area, and the Plan’s support for their contin-
ued presence in the community.

The classification of properties as Public is not in-
tended to prohibit the conversion of these properties
to alternative uses if sites or facilities become outdat-
ed or otherwise undermine the continued delivery of
the public service in a cost-effective and sound man-
ner. The conversion of such properties should
generally coincide with the planned use of immediate-
ly surrounding properties to ensure compatibility.
However, the conversion of park land or Fair Grounds
to alternative uses is strongly discouraged as is any
change to the function of the County Courthouse and
its historical integrity. Conversion of the Fair Grounds
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to a park is compatible with the overall planned land
use pattern for the City.

The presence of the Mason-Jewett airport in the Ma-
son Planning Area presents unique conditions. The
airport presents benefits to the surrounding communi-
ties. It facilitates regional access to the area and
provides recreational pilots with the opportunity to
pursue their interest. The airport encourages con-
sumer spending in local business areas and
encourages a stronger tourist economy. However, the
proximity of the airport to the City itself and the in-
creasing residential development in the area
highlights the sensitive relationship between airport
facilities and surrounding land use patterns. Future
proposals for expansion or other changes in airport
operations should be evaluated carefully within the
framework of the existing and planned future land use
pattern for the Mason Planning Area.

Residential
The Future Land Use Strategy identifies the largest
portion of the Mason Planning Area as “Residential.”
The majority of the land developed for housing is
characterized by single family dwellings, with multiple
family dwellings primarily limited to the south central
and northeast portions of the City. The Plan recom-
mends continued opportunities for new and varying
housing options and that the options integrate with
one another to encourage a cohesive community.

The Residential category is to accommodate varying
development densities. Because of the City’s interest
in facilitating an integrated and cohesive community,
the Future Land Use Strategy does not specify partic-
ular categories for specific density ranges. The Future
Land Use Strategy encourages a mixed housing pat-
tern of varying densities composed of predominantly
single family dwellings, along with an appropriate mix
of two-family and multiple family dwellings. Where
comparatively large housing projects are proposed,
the Plan supports the integration of these varying
housing options on the project site. However, the
Planning Commission and City Council should en-
courage higher density residential developments to
locate in or within one-quarter mile of the commercial
areas and transit stops as described earlier in chapter
two.

The Plan also recognizes that the current proportion
of the City’s dwelling units in multiple family and man-
ufactured housing community developments
(approximately 30% and 11.5% respectively (source:
Zoning & Development Dept., building permit esti-
mates through 2012) reflects a comfortable housing
mix and exceeds the proportionate mix state-wide.
The Plan does not support large new developments

of this nature. To the extent that there is expansion of
manufactured housing development in the City, such
expansion should be limited in location to similar
high-density housing areas.

As the Plan supports a mixed-density development
pattern, special care must be exercised during rezon-
ing and development plan review proceedings to
ensure compatibility between existing and new devel-
opment. This compatibility can be encouraged
through reasonable density transitions, landscaping
and screening, and other site design measures. The
development densities and scale of future housing
projects should be coordinated with available levels of
public services including sewage disposal, potable
water, and street infrastructure.

The provision of opportunities for new residential de-
velopment on existing vacant and/or agricultural land
should not detract from the importance of appropriate
maintenance and improvements to the City’s existing
housing stock and neighborhood quality of life. It is
the residents of Mason that shape its character and
the quality and stability of the City’s housing affects all
persons and families residing within. The City’s exist-
ing residential neighborhoods impact the real and
perceived character of the City as a whole, thereby
affecting the City’s overall stability as a place of
commerce and housing. The quality of the City’s
housing stock has an effect on abutting and nearby
property values. When deterioration becomes exces-
sive, individuals and families lose a sense of pride in
their community. Redevelopment of existing neigh-
borhoods that may undergo excessive decline should
be considered as a means to improve the City’s hous-
ing environment. Such redevelopment includes
encouraging the maintenance of existing homes; en-
couraging the enhancement of older, historic homes;
as well as constructing new “in-fill” housing.

The outer regions of the Mason Planning Area are
primarily characterized by active farm operations.
Their classification is not intended to suggest that the
farm operations are inappropriate or should otherwise
be converted to residential use. Local farming activi-
ties have a positive impact in defining the overall
character of the City and the greater Mason Planning
Area. On the other hand, the Plan recognizes that
some farm activities may not be compatible with en-
croaching high density residential areas. The Plan
further recognizes that the long-term viability of these
nearby farm operations may slowly decline due to the
presence of the City and its future growth and devel-
opment. Except where specifically recommended
elsewhere in this Plan, residential development is the
preferred alternative use where farm operations may
give way to development. In light of the operational
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characteristics of large-scale intensive livestock oper-
ations, such uses are strongly discouraged in or near
the City. Potential new residents in the Mason Plan-
ning Area should recognize that the traditional smells,
noises, pesticide applications, and generally recog-
nized agricultural activities associated with
responsible farming may well continue on a long term
basis.

In addition to the Plan’s support for varied housing
densities, the Plan supports varied development pat-
terns to address housing preferences and market
conditions. Two such options include “open space
communities” and “traditional neighborhood design.”

Open Space Communities: The residents of Mason
have clearly expressed an interest in maintaining the
City’s small town character. This character is shaped
in part by the abundant open spaces including farm-
steads, open fields, farmlands, woodlots, and natural
wildlife habitats that surround the City’s urban fabric.
As the City incrementally expands, the potential to
undermine this small-town character and the area’s
natural resources significantly increases. Residents
are concerned about being surrounded by suburban
development that will eventually make it difficult to
define Mason as different from nearby communities.
Residents are equally concerned about the impact of
suburban expansion on area creeks, wetlands, flood-
plains and other open spaces. While some of these
resources are regulated by state and/or federal law,
such as wetlands of five acres or more in size, the
preservation of other open spaces are subject to the
decisions of local officials and developers.

Development patterns that incorporate the preserva-
tion of open spaces are strongly encouraged. To this
end, the Plan supports opportunities for what is fre-
quently referred to as “clustering” and “open space
communities.” This form of development provides for
the clustering of dwellings on a portion of the devel-
opment parcel, so that the balance of the parcel can
be retained in an open space status. The open space
can include natural areas such as woodlands and
wetlands, wildlife habitats, park areas, and in some
cases, farmland. These open space areas can be
reserved by the use of conservation easements, deed
restrictions, or similar tools. Open space communities
have been shown to be economically viable and per-
haps more profitable than typical low-density
subdivision developments, while simultaneously en-
hancing nearby property values and the preservation
of the local environmental integrity. This form of de-
velopment may be particularly beneficial in the
outlying portions of the Mason Planning Area.

Traditional Neighborhood Design: There is another
development alternative to typical subdivision design
that is very different from open space communities
yet is equally effective in fostering the preservation of
Mason’s small-town character. This form of develop-
ment is frequently referred to as “traditional
neighborhood design” (TND) and incorporates and
fosters a unique sense of neighborhood. The princi-
ples of TND are reflected in traditional village
development patterns, many of which are evident in
Mason’s core area. TND supports comparatively high
density residential development centered around a
town square consisting of a central public space de-
voted to commercial and civic uses. The residences
include a mix of housing styles including single family,
townhouses and apartments. Streets are very “walk-
able” and pedestrian linkages are evident throughout.
Streets typically follow a grid-like pattern and alleys
are encouraged instead of driveways.

These village development patterns are generally
recognized as offering an exciting alternative to oth-
erwise sprawling subdivisions of little character.
These village nodes provide convenient consumer
services, foster a sense of mutual caring for one an-
other, and embody a sense of vitality and identity.
They offer opportunities for cost-effective public ser-
vices and housing for all family stages. The higher
density residential development within these village
patterns encourages less encroachment of housing in
the more rural and farm-based surroundings.

What may be equally effective in accommodating res-
idential development while preserving the overall
small town character of the City is the incorporation of
a sense of unique identity within each evolving neigh-
borhood. This may be accomplished through housing
design, open space buffers, pedestrian-friendly circu-
lation and linkages to nearby civic areas, and other
development tools.

Mixed-Use
In addition to differentiating between areas of the City
for commercial, industrial, public and residential use,
the Future Land Use Strategy establishes a number
of planned “mixed-use” areas. As the phrase implies,
these areas are recognized as being potentially ap-
propriate for one or more land use types depending
upon market conditions and the character and merits
of specific development proposals. These areas are
characterized by one or more conditions that support
a heightened degree of flexibility as to their use and
development. These include: 1) a surrounding land
use pattern of a mixed character; 2) the absence of
significant existing residential development; and 3)
proximity to the highway interchanges and/or Mason-
Jewett airport.
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In light of the potential mixed-use development of
these areas, special care must be exercised during
all phases of the review and approval of specific de-
velopment proposals. This will ensure that the
arrangement of such uses and the interface between
them enhances their compatibility and the viability of
each. Where light industrial uses may be pursued,
they should generally be limited to those with minimal
external impacts such as service-oriented industries,
communication and information technologies, and
manufacturing operations that focus on the assembly
of pre-made parts. Where commercial uses are pur-
sued, emphasis should be upon non-retail
development such as offices, lodging facilities, and
conference centers. Commercial uses of a conven-
ience nature, such as fast-food restaurants, service
stations and convenience stores are encouraged
where they are intended to foster ease of access for
neighborhood residents and local workers.

Five mixed-use areas are identified on the Future
Land Use Map. Their locations, and recommended
land use programs are as follows:
1) Cedar Street Interchange: This mixed use area is

immediately southeast of the Cedar Street/US-127
interchange, situated between US-127 and the
Cedar Street business corridor and extending
south. Its development could be based upon one
or a combination of uses including residential, re-
tail, office, industrial and institutional. However, it
must be recognized that existing access from Ce-
dar Street is limited due to, in part, the site’s
limited frontage and the presence of the Cedar
Street boulevard just south of the interchange. Any
future use of the site must be evaluated for access
compatibility. Additional and/or improved points of
access may be necessary to realize the full devel-
opment potential of this site. Unless an alternative
location is proven to be more accommodating to
traffic and traffic safety, the primary means of
egress to this area should be created at the inter-
section of Cedar Street and Curtis Street.  Walnut
Street and Orchard Lane should only be utilized for
light traffic and not main thoroughfares to this ar-
ea.

A sub-area plan for this area should be developed
to detail the expectations of the development pat-
tern of this area relative to street layout,
connectivity to existing streets (M-36, Walnut, Or-
chard, Curtis St., etc), location for the variety of
land uses (big box stores, multiple family residen-
tial, etc.). Please refer to Chapter Five, Future
Study Areas for a complete description.

2) Kipp Road Interchange: This mixed-use area lies
directly west of the Kipp Road/US-127 inter-
change, including frontage along Kipp Road, US-

127 and access ramp, Jewett Road, and Tomlin-
son Road, and generally encompassing all of
Section 17. The area is considered appropriate
for mixed residential, commercial and industrial
uses.  However, because of commercial and in-
dustrial development’s greater reliance on
frontage, improved access and/or visibility, resi-
dential encroachment is encouraged in the areas
outside the northeast region of this mixed-use ar-
ea.  Commercial development of a convenience
nature, such as fast-food restaurants, service sta-
tions and convenience stores, is generally
discouraged in light of existing services of similar
character in the area and elsewhere.  Strip devel-
opment is also strongly discouraged, in favor of
development plans that emphasize more unified
and rural character preservation themes.  Kipp
Road is a primary thoroughfare in the Township
and into the City of Mason.  Special care should be
taken during the review and approval of develop-
ment proposals to ensure the Kipp Road corridor
provides an inviting entrance into the City.  This
can be achieved through proper signage, lighting,
placement of buildings and parking areas, and
ample landscaping and open spaces.  Residential
development of varying densities may be viable in
this area and may consist of single family, two-
family and multiple family development. Please re-
fer to Chapter Five, Future Study Areas for a
complete description.

3) Airport: This mixed-use area is on the north side of
Kipp Road, adjacent to the Mason-Jewett airport,
and extending to Dexter Trail. The area may be
used for light industrial, commercial and/or public
park developments that would provide for high
quality jobs with minimal negative impacts from
traffic, noise or similar nuisances. Frontage areas
could be suitable locations for appropriately de-
signed commercial and/or industrial use. However,
industrial uses should be situated closer to the
Kipp Road frontage for access purposes, with ap-
propriate commercial development to serve as a
transition to the residential area planned to the
north. Land uses east of the runway should func-
tion as a buffer between the airport and future
residential development to minimize resident com-
plaints about noise

4) Alaiedon/Vevay Cedar Corridor: This mixed-use
corridor follows Cedar Street from the US-127 in-
terchange west into Vevay Township and across
the southwest corner of Alaiedon Township. This
area is intended to accommodate limited commer-
cial and light industrial uses. The corridor is
substantially developed in Vevay Township with
highway-oriented uses and industrial uses along
Legion Drive. In Alaiedon Township, this area con-
tains several small businesses near College Road
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and industrial uses. The current land use and land
division pattern does not support substantial de-
velopment of either commercial or industrial use at
this time.

5) County Fairgrounds East Buffer Area: This mixed
use area serves as a buffer between the enter-
tainment functions at the county fairgrounds and
single-family residential development located fur-
ther to the east, while complimenting the
residential uses in surrounding neighborhoods.
Only appropriate commercial, office, and multi-
family transitional housing should be located here.
Streets in this development should be encouraged
to have outlets on both Kipp Road and Ash Street
but commercial developments on Ash Street (M-
36) should be carefully evaluated for their potential
impact. A sub-area plan for this area in conjunc-
tion with the Airport mixed-use area should be
developed to detail the expectations of the devel-
opment pattern of theis area relative to street
layout, connectivity to existing streets, land uses in
proximity to preferred airport zoning, etc.

Coordinated Public Services
This chapter describes the planned pattern of land
use throughout the Mason Planning Area. Since the
character and feasibility of land use and development
is directly influenced by the extent to which public
services are available, special attention should be
directed to the manner in which public service im-
provements occur. An important principle of the
Future Land Use Strategy is that no new development
should occur unless public services are adequate to
meet the needs of that new development. Similarly,
public service improvements, and the increased de-
velopment that may result from such improvements,
should not jeopardize the City’s interest in managing
growth and development. Thus, it is very important
that future public service improvements be coordinat-
ed with the planned pattern of future land use.
Further, the extent of public services also impacts the
perceived quality of life within a community as it per-
tains to recreation, police and fire protection, and
other services.

As new residential and non-residential land uses are
introduced, demands upon the street network will in-
crease. Appropriate maintenance and improvement
programs should be developed to maintain and en-
hance the street and pedestrian circulation network.
Conversely, it must be recognized that street im-
provements may well attract new development which,
in turn, will place additional demands on the street
network.

Excepting emergency conditions, such as an impass-
able street, the functional classification of streets
should dictate the priority of improvements when all
other conditions are generally equal. Priority im-
provements should be assigned to the City’s principal
thoroughfares, including their impact as entrance-
ways into the community. Also of importance is the
establishment of a truck route around the downtown
area.

The future expansion of public sewer and water
should occur in a phased and incremental manner so
that an overly large geographic area should not be
intensely developed at a rate beyond the City’s ability
to effectively manage growth and development. De-
velopment of the property served by private on-ste
sewage disposal and potable water facilities should
be discouraged. In the absence of public sewer or
water, on-site sewage disposal and potable water
facilities should be constructed and maintained in ac-
cordance with the requirements and standards of the
Ingham County Public Health Department and other
applicable local, county, state or federal agencies.

As community growth and land development in-
creases, so does the demand for emergency
services. It is important that the City assure that ade-
quate fire and police protection services are available
to existing and future residents and property. To pre-
vent emergency services deficiencies, the City should
continually monitor police and fire protection needs
and services, and explore improving service levels.
Considerations for improved services should include
the expansion of joint services with neighboring mu-
nicipalities, the establishment of additional fire and
police stations as service levels dictate, and the pur-
chase of new equipment.

Demands can be expected to increase in the areas of
recreation facilities and programs, services to the el-
derly, recycling, and others. In collaboration with other
agencies and organizations, coordination between the
City’s growing population and the programs that serve
it should be closely monitored and improvements
should be pursued where deficiencies are identified.

Chapter Four presents both general and specific
strategies that address the implementation of the Fu-
ture Land Use Strategy, including public services
coordination.
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Chapter  Four

Zoning Plan
Introduction

This chapter includes a general description of a zon-
ing plan, followed by a brief explanation of the
relationship between this Master Plan and the Zoning
Ordinance. The intent and key dimensional standards
of the zoning districts are also briefly described.

What Is A Zoning Plan?
A "zoning plan" is a term used in the Michigan Plan-
ning Enabling Act. Section 33(2)(d) of the Michigan
Zoning Enabling Act, PA 33 of 2008, as amended,
requires that a zoning plan be prepared as a basis for
various zoning districts controlling the height, area,
bulk, location, and use of buildings and premises.
This zoning plan includes an explanation of how the
land use categories on the future land use map relate
to the districts on the zoning map.

Relationship To Master Plan
This Master Plan sets forth the vision, goals and poli-
cies for growth and development in the City of Mason
for approximately the next twenty years. It includes a
specific strategy for managing growth and change in
land uses and infrastructure in the area over this pe-
riod, and will be periodically reviewed and updated at
least once each five years. This chapter presenting
the Zoning Plan, along with the rest of the relevant
parts of this Master Plan, is intended to guide the im-
plementation of and future changes to the Zoning
Ordinance. Existing permitted uses of land, including
density, setbacks and other related standards are as
established in the Zoning Ordinance.

As a general policy, it is recommended that the rezon-
ing of any land in support of the Future Land Use Map
be deferred until specific applications are made. This
will allow maximum opportunity to ensure that appro-
priate levels of public utilities are available to support
the development. Similarly, no rezoning should be
made that is inconsistent with the Future Land Use
Map and/or text of this Plan, unless this Plan is first
amended after careful study to establish the appro-
priateness of the change. As a general rule, this
means if the proposed use is dense or intense
enough to require public sewer and/or water and both

are not present at the site, a rezoning request to per-
mit the use should be denied, until the necessary
public utilities are available to the site.

Zoning Districts
The following are the general purposes and charac-
teristics of zoning within the City of Mason.  The
specific purposes of individual zoning districts and
permitted land uses are listed in the specific district
provisions of the Zoning ordinance.  The section ref-
erences indicate where detailed ordinance language
for each district is located within the Zoning ordi-
nance.

Commercial Districts
The following zoning districts are commercial districts:

C-1:  Central Business Section 94-141
C-2:  General Business Section 94-142
C-3:  Local Business Section 94-143

It is the primary purpose of the C-1 district to provide
opportunities for business establishments in the area
generally referred to as the Downtown Center in the
city master plan that address the local day-to-day of-
fice, retail, and service needs of residents of, and
visitors to, the city. It is the intent of this district to
permit uses that draw from a regional population.

It is the primary purpose of the C-2 district to provide
opportunities for business establishments that ad-
dress the retail and service needs of both local and
regional populations, including the highway traveler
and uses that draw from a regional market or which
uniquely benefit from close proximity to the US-127
interchanges.

It is the primary purpose of the C-3 district to provide
opportunities for business establishments that ad-
dress the local day-to-day office, retail, and service
needs of the city's residents and visitors, and nearby
surrounding populations, and which are not located in
the city's historic business area (C-1 District) nor ca-
ter to the highway traveler or serve more regional
populations, for which the C-2 District has been es-
tablished.
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It is the primary purpose of the O-1 district to provide
opportunities for business establishments that are
predominantly comprised of professional offices,
medical offices, administrative offices, and other
businesses of a similar office character.

It is the primary purpose of the O-2 district to provide
in areas of a predominantly residential character, op-
portunities for office establishments which, because
of the uses authorized and the required site develop-
ment standards, are deemed compatible with such
residential areas and which may be a benefit to such
areas as a result of the services provided.

Industrial Districts
The following zoning districts are industrial districts:

M-1:  Light Manufacturing Section 94-151
M-2:  General Manufacturing Section 94-152

It is the purpose of the M-1 district to provide oppor-
tunities for a variety of industrial activities that can be
generally characterized as being of low intensity, in-
cluding the absence of objectionable external affects
such as noise, fumes, vibrations, odors and traffic
patterns, and resulting in limited demands for addi-
tional public services. Manufacturing operations in
this district are generally intended to utilize previously
prepared materials as opposed to the use, alteration,
or manipulation of raw materials.

It is the primary purpose of the M-2 district to provide
opportunities for a variety of industrial activities, in-
cluding assembly, packaging, fabricating, processing,
compounding, and manufacturing processes that rely
on raw materials or previously prepared materials.

Public Districts
This land use category includes properties in any zon-
ing district that are owned by public or nonprofit
institutions.

Residential Districts
The following zoning districts are residential districts;

AG:  Agricultural Single-Family Section 94-122
RS-1:  Single-Family Residential Section 94-123
RS-2:  Single-Family Residential Section 94-123
RS-3:  Single-Family Residential Section 94-123
R2F:  Two-Family Residential Section 94-124
RM:  Multiple-Family Residential Section 94-125
MH:  Single-Family Mobile Home Section 94-126
PUD:  Planned Unit Development Section 94-161

It is the primary purpose of the AG district to provide
opportunities for the continuation of agricultural activi-

ties while also providing opportunities for single-family
residential development patterns and lifestyles of a
more rural and suburban character than provided
elsewhere in the city. It is also expected that property
within this district may transition to other more inten-
sive uses. It is the intent of this district that
development ensures a stable and healthy residential
environment with suitable open spaces. The lot area
requirements contained herein are minimum require-
ments but larger lot areas may be required where
natural site conditions dictate and/or public sewer or
water is not available. Persons considering residing
within this district should be aware that the traditional
odors, noises, dust, pesticide applications, and other
generally recognized agricultural activities associated
with farming may continue on a long term basis in this
district. However, in light of the comparatively high-
density character of the city and the associated con-
centration of persons and families, including school
and religious facilities, intensive agricultural activities
such as large concentrated livestock operations are
not considered appropriate uses in this district.

It is the primary purpose of the RS-1, RS-2, and RS-3
districts to provide opportunities for single-family resi-
dential development patterns and lifestyles of a more
suburban and urban character than available in the
AG district. The RS districts provide for varying lot
sizes and development densities to allow for variation
in housing preferences and market conditions and to
provide the city with reasonable discretion in deter-
mining the most appropriate district under specific
conditions including on-site and surrounding condi-
tions. It is the intent of these districts that
development ensures a stable and healthy residential
environment with suitable open spaces and to prohibit
uses that undermine this intent.

It is the primary purpose of the R2F district to provide
opportunities for two-family residential development
patterns and lifestyles. It is the intent of this district
that development ensures a stable and healthy resi-
dential environment with suitable open spaces and to
prohibit uses that undermine this intent.]

It is the primary purpose of the RM district to provide
housing opportunities and lifestyles in the form of
multiple family dwellings, such as apartments and
townhouses. It is the intent of this district that devel-
opment ensures a stable and healthy residential
environment with suitable open spaces and to prohibit
uses that undermine this intent.

It is the primary purpose of the MH district to provide
housing opportunities and lifestyles in the form of
manufactured housing communities as regulated un-
der the Mobile Home Commission Act (MCL
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125.2301 et seq.) and the Mobile Home Commission
rules promulgated there under. It is the purpose of
this district that, because of the comparative speed at
which a manufactured housing community can be
constructed and because of the potential for a rapid
increase in demand upon public infrastructure and
services, the district be established only where devel-
opment will not outpace the ability of the city to
effectively manage and accommodate demands upon
public infrastructure and services and maintain the
quality of life, local character, and identity of the city. It
is the intent of this district that development ensures a
stable and healthy residential environment with suita-
ble open spaces and to prohibit uses that undermine
this intent.

It is the purpose of the PUD district to establish provi-
sions for the submission, review and approval of
applications for specific development proposals that
rely on more flexible land use and development
standards than would normally be permitted by other
districts. Such developments shall be authorized as
"planned unit developments". It is the purpose of this
district that such PUD districts and development be
established only where it is determined that such ap-
proval supports the objectives of this chapter and
results in a benefit to the community that would not
otherwise be realized under traditional district provi-
sions. Such benefit may address innovation in land
use and site layout; economy and efficiency in the
use of land, natural resources, energy, and the
providing of public services and utilities; useful open
space; improved housing, employment, and shopping
opportunities; and greater compatibility of design and
use with the characteristics of the project area and
between neighboring properties. This district and its
provisions is not intended as a device for ignoring this
chapter or the planning upon which it is based. To this
end, the provisions of this section are intended to re-
sult in land use and development substantially
consistent with the planned development pattern for
the city, with modifications and departures from gen-
erally applicable chapter requirements made in
accordance with standards provided in this section to
ensure appropriate, fair, and consistent decision mak-
ing.

Mixed-Use Districts
This land use category includes properties in any zon-
ing district that are described in the Land Use
Categories component of Chapter Three.

The following is Table provides a comparison of the
designations on the Future Land Use Map and com-
parable districts in the City’s Zoning Ordinance



PUD  PLANNED UNIT DEVELOPMENT DISTRICT

O2 SPECIALIZED OFFICE DISTRICT

M-2  GENERAL MANUFACTURING DISTRICT

M-1  LIGHT MANUFACTURING DISTRICT

C-1  CENTRAL BUSINESS DISTRICT

RM  MULTIPLE FAMILY RESIDENTIAL DISTRICT

R2F  TWO FAMILY RESIDENTIAL DISTRICT

MH  SINGLE FAMILY MOBILE HOME DISTRICT

AG  SINGLE FAMILY AGRICULTURAL DISTRICT

01  OFFICE DISTRICT

RS-3 SINGLE FAMILY RESIDENTIAL DISTRICT

RS-2 SINGLE FAMILY RESIDENTIAL DISTRICT

RS-1  SINGLE FAMILY RESIDENTIAL DISTRICT

C-2  GENERAL COMMERCIAL DISTRICT

C-3  LOCAL COMMERCIAL DISTRICT

City of Mason Zoning
No Scale

Legend

C-2  GENERAL COMMERCIAL DISTRICT
        (CONDITIONAL)

10/18/2012
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Chapter Five

IMPLEMENTATION
STRATEGIES

Introduction
This Master Plan establishes a strategy for growth,
development and preservation in the City of Mason
Planning Area. The Plan is comprised of policies that
are presented in both graphic and narrative form and
are to provide basic guidelines for making reasona-
ble, realistic community development decisions. It
establishes policies and recommendations for the
proper use of land and the provision of public ser-
vices and facilities. The Plan is intended to be used
by local officials, by those pursuing private sector de-
velopments, and by all residents interested in the
future of the City. The Plan is a policy document. As a
policy document, the Plan’s effectiveness is directly
tied to the implementation of its policies through spe-
cific tools and actions.

The completion of the Plan is one part of the planning
process. Realization or implementation of the goals,
objectives and policies of the Plan can only be
achieved by specific actions, over an extended period
of time, and through the cooperative efforts of both
the public and private sectors.

Implementation of the Plan may be realized by active-
ly:
1) Ensuring city-wide knowledge, understanding,

and support of the Plan, and the continuing
communication with and involvement of the citi-
zenry.

2) Regulating the use and manner of development
through up-to-date reasonable zoning controls,
subdivision regulations, building and housing
codes, other regulatory tools, and development
incentives.

3) Providing a program of capital improvements and
adequate, economical public services to encour-
age desired land development and
redevelopment.

The purpose of this Chapter is to identify implementa-
tion tools and where applicable, specific actions to be
pursued and the body or bodies considered most ap-
propriate to administer the action.

Public Support, Communication
and Community Involvement

Citizen participation in and understanding of the gen-
eral planning process and the specific goals,
objectives and policies of the Plan are critical to the
success of the City’s planning program. Understand-
ing and support of the Plan by local citizens can
greatly enhance its implementation. This support may
be found in citizen support for bond proposals, spe-
cial assessments, zoning decisions, and development
proposals.

In order to organize public support most effectively,
the City must emphasize the necessity of, and rea-
sons for long-range planning and the development of
the Master Plan. The City must encourage citizen
participation in on-going community planning efforts.

Specific actions to be undertaken to encourage public
understanding and support of the City’s planning pro-
gram, and the continued communication with and
involvement of the citizenry, are presented in the fol-
lowing list.
1) Ensure that copies of the Master Plan are readily

available for viewing at the City Hall and on City’s
website. (Zoning Administrator)

2) Post the Future Land Use Map of the Master Plan
in the City Hall where it is clearly visible and on
the City’s website. (Zoning Administrator)

3) Make the Master Plan and a listing of current
events pertaining to planning and zoning matters
available on the City’s web site. (Zoning Adminis-
trator)
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4) Apprise residents of meetings that will address
development proposals as the projects move
through each stage of review and deliberation,
through public notices, the City’s newsletter, City
Hall postings, and other means. (Zoning Adminis-
trator)

5) Maintain a posting at the City Hall and on the
City’s web site that identifies proposed develop-
ments and land use decisions under
consideration, and where individuals may acquire
additional information on such matters. (Zoning
Administrator)

6) Conduct an annual report concerning its opera-
tions and the status of planning activities,
including recommendations regarding actions by
the legislative body related to planning and devel-
opment. (Planning Commission)

7) Make available the Mason “City Newsletter” to all
residents on the City’s website, and include arti-
cles in the newsletter that discuss the City’s
planning efforts and land use decisions currently
under deliberation. (City Administrator)

8) Post the newsletter at the City Hall, on the City’s
web site, and other public sites for public viewing
by all. (City Administrator)

9) Utilize the City’s cable channel to inform residents
about community activities and programs. (City
Administrator)

10) Support a Welcome Wagon program to greet
new residents.  (Community)

11) Encourage Neighborhood Watch programs in
each neighborhood to promote cooperation and
communication.  (Police Department)

12) Encourage continued communication and coop-
eration with neighboring townships.  (All local
officials)

13) Ensure all City staff with direct citizen contact has
a basic understanding of the Master Plan and re-
lated enforcement mechanisms. (Planning
Commission, Zoning Administrator, City Adminis-
trator)

14) Make information available to the public on the
City’s various ordinances including their general
purpose and scope, and the general procedures
for resolving conflicts or violations. (Zoning Ad-
ministrator, City Administrator).

15) Continue to foster the philosophy of community
policing, including maintaining the bicycle patrol
for increased and enhanced public contact.

16) Promote and foster volunteerism within the com-
munity for the purpose of advancing the goals
and policies of this plan.

Land Development Codes

Zoning Ordinance
A zoning ordinance is the primary tool for implement-
ing a Master Plan through the regulation of the use of
land. A zoning ordinance generally divides a commu-
nity into districts and identifies those land uses
permitted in each district. Each district prescribes
minimum standards that must be met such as mini-
mum lot area, lot width, and building setbacks. Zoning
regulations for cities are adopted under the authority
of the Michigan Zoning Enabling Act, P.A. 110 of
2006, as amended. The purpose of zoning, according
to the Act, is to (in part): “…regulate and restrict the
use of land and structures; to meet the needs of the
state’s citizens for food, fiber, energy, and other natu-
ral resources, places of residence, recreation,
industry, trade, service, and other uses of land; to
ensure that uses of the land shall be situated in ap-
propriate locations and relationships; to limit the
overcrowding of land and congestion of population
and transportation systems and other public facili-
ties…“.

Permitted land uses in a district are generally desig-
nated as “uses permitted by right” and “special land
uses”, and this differentiation is an important tool.

Uses Permitted by Right: Uses permitted by right
are the primary uses and structures specified for
which a particular district has been established. An
example may be dwellings in a residential district.
Special Land Uses:  Special land uses are uses
and structures that have been generally accepted
as reasonably compatible with the primary uses and
structures within a district. However, because of
their specific character, they may present potential
injurious effects upon the primary uses within the
district or are otherwise unique in character. These
uses require special consideration in relation to the
welfare of adjacent properties and to the City as a
whole. An example may be a cemetery in a resi-
dential district.

Special land uses require a heightened level of scru-
tiny in their review and may require reasonable
conditions necessary to ensure compatibility and to
protect the community and its environment. Officials
are afforded greater discretion in determining whether
a particular special land use is appropriate on a par-
ticular site.

Another important tool is the requirement for the
submittal of a site plan illustrating proposed altera-
tions and improvements to a parcel. Such a plan
assists local officials to determine if the development
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complies with all standards of the Zoning Ordinance
and if it is designed to encourage compatibility with
surrounding land uses.
Adoption of zoning regulations by the City Council
provides the legal basis for enforcement of zoning
provisions. The ultimate effectiveness of the various
ordinance requirements, however, is dependent upon
the overall quality of ordinance administration and
enforcement. The Planning Commission, City Coun-
cil, and staff are responsible for carrying out
zoning/development related functions including the
review of development plans and site inspections,
community/developer liaison, and other functions.
Each of these functions can require a substantial in-
vestment of time. Adequate staff levels and/or
consulting assistance are important to ensure that
these essential day-to-day functions are met and ap-
propriate development results.

The City first adopted zoning regulations in the mid-
1950s and has periodically updated its zoning provi-
sions to address changing conditions and policies in
the City. The zoning ordinance underwent extensive
updating in 2001 to incorporate the many amend-
ments adopted over the years and address
substantive deficiencies. With the adoption of this
Master Plan, the City’s zoning ordinance should again
be reviewed to identify any amendments that may be
beneficial to implement the policies of the Plan.

The Planning Commission should undertake an eval-
uation of the Zoning Ordinance to determine whether
the Ordinance is in coordination with the Master Plan.
If a lack of coordination is evident, a determination
should be made as to whether amendments to the
Zoning Ordinance or Master Plan are in order. If defi-
ciencies in the Ordinance are identified, the Planning
Commission should develop a program for address-
ing the deficiencies through prioritized amendments.
However, depending upon the extent or character of
the deficiencies, prioritization may be difficult due to
the potential overlap and inter-relatedness of the defi-
cient sections. Ultimately, the Planning Commission
should develop a set of amendments to address the
deficiencies. Once the amendments have been re-
fined to the satisfaction of the Planning Commission,
taking into consideration public input received from at
least one public hearing, the Planning Commission
should then make a report of the amendments to the
City Council for consideration. At a minimum, the fol-
lowing evaluations should occur to determine
coordination between the Master Plan and Zoning
Ordinance.
1) Evaluate the schedule of districts to determine if

they implement the Plan’s policies, including the
clarity of each district’s purpose statement.

2) Evaluate the delineation of authorized uses in
each district, including those authorized as “uses
permitted by right” and as “special land uses” to
ensure the purpose of the District is implemented.
For example, the allowance of boarding and
rooming houses “by right” in the Central Business
district may be contrary to the principal purpose
of the downtown area and the policies of this
Plan.

3) Evaluate the site development standards of each
District to ensure the purpose of the District is
implemented. For example, the absence of provi-
sions addressing the size and bulk of commercial
buildings (beyond just height) may contribute to
development that is out of character with the site
and/or surrounding conditions, and the policies of
this Plan.

4) Evaluate site plan and special land use review
procedures including the sufficiency of infor-
mation required to make sound decisions, the
scope of approval standards, the clarity of proce-
dures, and the opportunities for comment by
varied public bodies including police, fire, and
public works departments.

5) Evaluate site development standards addressing:
a) landscaping/screening, outdoor lighting, envi-
ronmental protection, access management along
thoroughfares, signage, and off-street parking; b)
preservation of the City’s character and environ-
mental integrity; and c) measures to limit conflicts
between land uses.

6) Evaluate opportunities for beneficial innovative
development patterns, such as mixed-use areas
and open space communities, through regula-
tions that encourage desirable development
patterns (incentive zoning).

7) Evaluate the clarity of administrative and en-
forcement provisions to ensure consistency in the
application of the Zoning Ordinance.

8) Evaluate provisions for the inclusion of adequate
green space areas as part of new development,
including both residential and nonresidential de-
velopment.

9) Evaluate the extent to which the Ordinance’s pro-
visions addressing open space areas,
landscaping, screening, and buffering measures
encourage city beautification and compatibility
among land uses including: a) streetscape and
alley improvements and long-term maintenance;
b) landscaping and screening between proper-
ties; c) parking lot landscaping and screening; d)
screening of air conditioners, dumpsters, and
similar accessory structures; and e) sidewalk and
other non-motorized circulation amenities.



Chapter Five: Implementation Strategies
5-4

Subdivision Ordinance
When a developer proposes to subdivide land, the
developer is, in effect, planning a portion of the City.
To ensure that such a development is in harmony
with the Master Plan, the subdivision or re-subdivision
of residential and nonresidential land must be ade-
quately reviewed. A subdivision ordinance establishes
requirements and design standards for the develop-
ment of plats including streets, blocks, lots, curbs,
sidewalks, open spaces, easements, public utilities,
and other associated subdivision improvements. The
Land Division Act, P.A. 288 of 1967, as amended,
provides the authority for municipalities to adopt local
ordinances to administer the provisions of the Land
Division Act.

With the implementation of a subdivision ordinance,
there is added insurance that development will occur
in an orderly manner and the public health, safety and
welfare will be maintained. For example, subdivision
regulations can help ensure developments are pro-
vided with adequate utilities and streets, and
appropriately sized and shaped lots. Adopting a local
ordinance addressing the creation of subdivisions can
encourage a more orderly and comprehensive man-
ner for the review and approval of subdivision plats.

The City of Mason adopted a subdivision ordinance in
1968 and it has been periodically amended since. At
a minimum, the following evaluations should occur to
determine coordination between the Master Plan and
Subdivision Ordinance.
1) Evaluate the provisions addressing required im-

provements including the necessity or
appropriateness for streetscape improvements
(lighting, street tree plantings, etc.).

2) Evaluate the clarity of the provisions addressing
all administrative and enforcement matters to en-
sure consistency in the application of the
Subdivision Ordinance.

Other Special Purpose Ordinances
While zoning and subdivision regulations are the
most frequently used tools for the regulation of land
use and development, the control of land use activi-
ties can extend beyond their respective scopes.
Special purpose rules and regulations can comple-
ment zoning and subdivision regulations and further
the implementation of the Master Plan. The City of
Mason has adopted numerous such ordinances in-
cluding ordinances that address junk, weeds, noise,
fire protection, historic preservation, use of parks, and
streets and sidewalks. The City should evaluate its
current special purpose ordinances and determine

what new ordinances, and/or amendments to current
ordinances, may be beneficial to further implement
the Master Plan.

Areas of particular action are presented in the follow-
ing list:
1) Adopt a light pollution ordinance to address ex-

cessive lighting, glare, and related nuisance
issues associated with inappropriate outdoor
lighting conditions. (Planning Commission, City
Council)

2) Adopt a “clean creek” ordinance, or amendments
to existing City environmental codes, to address
improper clearing and discharging of runoff or
wastes in or near important water courses. (City
Council, in coordination with the County Drain
Commissioner)

3) Adopt a property maintenance ordinance, or
amendments to existing City junk and blight
codes, to address the proper maintenance of res-
idential and nonresidential properties.  (City
Council)

4) Adopt an access management ordinance to en-
sure safety along thoroughfares and minimize
congestion. (Planning Commission, City Council)

5) Explore opportunities for enacting amendments
to existing ordinances that will provide incentives
to developers (such as allowing greater densities
for additional open spaces) to pursue desirable
development patterns.  (City Administrator, Zon-
ing Administrator)

6) Adopt ordinances and policies to fund storm wa-
ter management.  (City Council)

7) Evaluate the appropriateness of an overlay form-
based code district for the Mason Historic District
#1 and/or the Downtown Development Authority
District.  An overlay district should preserve and
ensure community-defining building forms in the
downtown square.  The overlay district should
address basic building form issues such as mini-
mum number of building levels, fenestration, first
floor store front height, recessed entryways, sign
board placement, etc.

8) Pursue the adoption of a city Fire Code (Fire
Chief)

Capital Improvements
Programming

The orderly programming of public improvements is
to be accomplished in conjunction with the Master
Plan. The manner in which this occurs is called Capi-
tal Improvements Programming. In its basic form, a
Capital Improvements Program (CIP) is a complete
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list of all proposed public improvements planned for a
six year period, including costs, sources of funding,
location, and priority. It is a schedule for implementing
public capital improvements that acknowledges cur-
rent and anticipated demands, and recognizes
present and potential financial resources available to
the community. The CIP is not intended to encourage
the spending of additional public monies, but is simply
a means by which an impartial evaluation of needs
may be made. The CIP outlines the projects that will
replace or improve existing facilities, or that will be
necessary to serve current and projected land use
development within a community. Obviously, comple-
tion of the various projects contained within the CIP is
fully dependent on the availability of funds and other
conditions beyond the City's control.
Advanced planning for public works through the use
of a CIP ensures more effective and economical capi-
tal expenditures, as well as the provision of public
works in a timely manner. Few communities are for-
tunate enough to have available at any given time
sufficient revenues to satisfy all demands for new or
improved public facilities and services. Consequently,
most are faced with the necessity of determining the
relative priority of specific projects and establishing a
program schedule for their initiation and completion.
The use of capital improvements programming can
be an effective tool for implementing the Master Plan.
The following projects, identified as part of the Master
Plan planning process and largely reflective of the
Capital Improvement Plan adopted by the Planning
Commission in 2012, should be included in such a
program:

Police Protection
1) Install a carport structure at the City Hall to pro-

tect the vehicles from the elements and improve
response times.

2) Explore the feasibility of a joint gun range with
other area jurisdictions, such as Ingham County
and Delhi Township, and pursue its development
if determined feasible and practical.

3) Update and replace pistols, holsters, rifles, and
rifle racks.

Fire Protection
1) Purchase new vehicles to replace aging units of

decreasing reliability.
2) Purchase new Officer vehicle.

City Hall
1) Improve the audio/visual and other technology

systems in the community room

Water Service

1) Continue the process of looping the system as
new development occurs to maintain adequate
pressure.

2) Replace and upgrade the older and undersized
pipe on an ongoing basis.

3) Maintain the well maintenance and replacement
program to ensure adequate supply.

4) Install a dehumidification system.
5) Provide/install security cameras.
6) Install cathodic protection systems for the Ash

Street and Hayes Park water wells.
7) Install water main along Kipp Road.
8) Explore alternative power sources (solar or

wind).

Sanitary Sewer Service
1) Expand, upgrade or replace the waste water

treatment plant in phases, to increase available
treatment capacity when warranted by future de-
velopment.

2) Continue to investigate and eliminate cross con-
nections to the system which are unnecessarily
absorbing system capacity through inflow and in-
filtration.

3) Replace and upgrade the older and undersized
pipe on an ongoing basis.

4) Plan for the replacement or possible elimination
of the two older lift stations and continue to mon-
itor the functioning of the other two.

5) Explore alternative power sources.
6) Upgrade controls in the Main Court lift station.
7) Install a backup generator for the Curtis Street

and Hunting Meadows lift stations.
8) Upgrade/repair sewer cameras.

Storm Water Management
1) Continue to evaluate, replace and upgrade

storm sewer lines in conjunction with the street
improvements program.

2) Create a Red Cedar River Watershed Manage-
ment Plan.

3) Replace curb markers and obtain supplies for
storm water program.

4) Replace the asphalt at the Public Works yard.

Transportation
1) Extend Eugenia Street or Franklin Farms Drive

to Kipp Road to allow additional ingress/egress
to the area as development occurs.
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2) Implement strategies to reduce traffic accidents
along Ash Street and Jefferson Street.

3) Continue full funding of the street improvement
program, including sidewalks.

4) Continue to develop a M-36 truck bypass route
to discourage truck traffic in the downtown area.

5) Install sidewalks as part of an infill program to
establish continuous pedestrian and non-
motorized circulation networks.

6) Install pedestrian crossings in railroad right-of-
ways where absent and repair pedestrian cross-
ings where needed.

7) Encourage MDOT to extend recent improve-
ments made to the north section of Cedar Street
south to encompass the section between Co-
lumbia and Ash, including installation of
sidewalk, trees, etc.

8) Integrate complete streets infrastructure and de-
sign features into street design and construction
where appropriate to create safe and inviting en-
vironments for all users to walk, bicycle, and use
public transportation where appropriate and fea-
sible.

9) Develop street linkage on the west side of US-
127 between Sitts/South Street and Kipp Road.

10) Build railroad crossing from the Mason Eleva-
tor property on Zimmerman Street to North
Mason Street to facilitate Mason Elevator and
farm vehicles and improve safety for those vehi-
cles.

Parks, Recreation, Forestry and Cemetery
1) Continue improvements at Rayner Park, includ-

ing open air seating at Rayner Stage, restroom
improvements, lighting, landscaping, and pedes-
trian bridge repair/replacement.

2) Expand non-motorized trail system to connect
with east side of City.

3) Expand non-motorized trail system to connect
with Delhi Township and Vevay Township exist-
ing and proposed trail systems.

4) Resurface Bond and Hayes Park parking lots.
5) Construct second entrance in Maple Grove

Cemetery and expand Cemetery into phase one
and two.

6) Continue to remove and replace damaged, in-
fested and diseased street trees and plant new
trees where missing.

7) Reduce the impact of extensive tree loss in pub-
lic spaces by diversifying tree species,
particularly in parks and streets.

8) Improve the bathroom facilities at Bond and
Hayes Parks.

Downtown Development Authority (DDA)
1) Continue to pursue streetscape amenities.
2) Provide capital assistance to 124/140 East Ash

Street properties.
3) Upgrade the sound system surrounding the

Courthouse square to facilitate festivals and
public events.

4) Continue to provide facade assistance to eligible
property owners as budget permits.

Library
1) Actively partner with the Capital Area District Li-

brary to continue to research alternatives that
would allow expansion or replacement/relocation
of the Mason Library to meet the current and fu-
ture needs of the Capital Area District Library’s
service goals and objectives.

2) Pursue solutions to existing facility limitations
addressing repairs to the garage floor, window
replacement, and new barrier free bathrooms.

Economic Development
Programs

There are a number of programs available to the City
to encourage economic development in coordination
with the Master Plan.

Financing
The Downtown Development Authority Act, P.A.
197 of 1975, as amended, permits municipalities to
establish a nonprofit development corporation called
a Downtown Development Authority (DDA) with broad
powers, including those of taxation and bonding, to
focus on revitalization and development within estab-
lished “downtown” boundaries. The Act gives the
DDA broad powers with regard to the planning and
development of the downtown district. It may engage
in downtown planning, promote housing and public
facility developments, and encourage economic de-
velopment projects. Operating revenues may be
raised through public and private contributions or
through properties the DDA may control. With the
approval of the municipal governing body, an ad val-
orem tax may be levied on real and tangible personal
property within the downtown district. Capital financ-
ing may be raised through revenue bonds, borrowing
money, and tax increment financing. Tax increment
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financing involves the capture of increased property
taxes resulting from new development to pay for the
public facilities and other activities required for the
development.
The City of Mason established a DDA in 1984. All
DDA plans for economic development and financing
should be reviewed and, if applicable, revised to
maintain coordination with the Master Plan.

Other programs function similarly to those authorized
by P.A. 197 of 1975. The Economic Development
Corporation (EDC) Act, P.A. 338 of 1974, as
amended, permits the creation of county or local cor-
porations that can be used to assist financing of
private development projects that will result in the
creation of new jobs and an expanded tax base. The
Local Development Finance Authority (LDFA) Act,
P.A. 281 of 1986, permits the creation of a local au-
thority board to fund infrastructure improvement
projects for industrial development.

Commercial Business Retention and Expan-
sion
1) Continue support for the Downtown Development

Authority, Historic District Commission, and the
Mason Area Chamber of Commerce’s efforts to
preserve, enhance and protect our unique down-
town center including:
a) Evaluate existing and encourage ongoing im-

provement of downtown facades. (Downtown
Development Authority and City Council)

b) Explore opportunities to improve the clarity
and attractiveness of direction signs for visi-
tors to Mason for events and destinations,
including locations of public restrooms and
water fountains. (Downtown Development
Authority and City Administrator)

c) Encourage building owners to install fire
sprinkler systems for building and public safe-
ty. (City Administrator, Fire Chief, and
Downtown Development Authority)

d) Continue maintenance of the downtown
streetscape including street and sidewalk
sweeping; planting/landscaping enhance-
ments; and alley revitalization. (Downtown
Development Authority and City Administra-
tor)

e) Expand visibility of police patrols in downtown
to enhance citizen perception of safety. (Po-
lice Chief)

f) Encourage and support efforts of the DDA
and Chamber of Commerce in pursuing
community identity campaigns, such as
branding and logos. (DDA, Chamber of
Commerce, City Administrator)

2) Encourage additional development and improve-
ment of the Cedar Street and Kipp Road
commercial business corridors through sign ordi-
nance regulation; streetscape improvements;
access management; and architectural guide-
lines. (Planning Commission and City Council)

Industrial Development
1) Collaborate with county, regional, and state eco-

nomic development organizations to identify
opportunities for attracting new industrial devel-
opment and for expanding existing Mason
industries. (Planning Commission, City Council)

2) Prioritize “clean” industries for City economic de-
velopment efforts. (Planning Commission, City
Council, and Downtown Development Authority)

3) Seek to limit encroachment of commercial and
residential land uses into those areas identified in
the Master Plan for industry. (Planning Commis-
sion, City Council)

4) Consider infrastructure needs of future industrial
expansion when opportunities arise, especially as
related to electronic information transmittal and rail
and highway transport. (Planning Commission,
City Council)

5) Participate in “brownfield” programs to facilitate the
redevelopment of abandoned industrial sites.
(Planning Commission, City Council)

Other
Implementation Strategies

In addition to the tools discussed in the previous pag-
es, there are a number of other miscellaneous
implementation strategies that should be pursued to
further implement the Master Plan. These additional
strategies are listed below:

Continuing Care for Senior Citizens
1) Encourage a privately developed extended care

facility for older citizens in need of long term care
services or accommodations.  (Community)

2) Provide a safe and accessible walking trail for ex-
ercise and enjoyment. (City Council)

3) Increase activities for senior citizens, including a
new Senior Night. (Community)

Entertainment
1) Promote the establishment of Bed and Breakfast

facilities in the downtown area. (Planning Com-
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mission, City Council, and Downtown Develop-
ment Authority)

2) Encourage the establishment of a movie theater
and playhouse for live productions. (Planning
Commission)

3) Encourage church groups to provide after school
activities for youth, especially for pre-teens. (Resi-
dents)

4) Pursue and attract destination restaurant and en-
tertainment (Downtown Development Authority
and City Administrator)

Housing
1) Explore opportunities for encouraging compliance

with the property maintenance ordinance and City
junk and blight codes, to address the proper
maintenance of residential and nonresidential
properties. (City Council)

2) Develop strategies to encourage the conservation
of older housing stock and explore community in-
terest in expanding historic preservation efforts for
older homes of significant architectural interest.
(City Administrator, Zoning Administrator)

3) Pursue state and federal grant programs to assist
in the enhancement of residential areas. These
programs include:
a) Community Development Block Grants, Hous-

ing Grant Program: Under this program, CDBG
funds may be used by a community that
demonstrates housing needs. Neighborhood
preservation and revitalization is a priority and
may be addressed by implementing a variety of
comprehensive neighborhood housing rehabili-
tation and community development activities
such as home improvements, rehabilitation of
rental units, programs for the homeless, and
public facilities improvements if part of a com-
prehensive improvement program for a
targeted neighborhood. (City Administrator)

b) Community Development Block Grants, Neigh-
borhood Builders Alliance Program: Under this
program, CDBG funds may be used to improve
the quality of life by rebuilding neighborhoods.
Funds may be used to support the efforts of
neighborhood based and other non-profit or-
ganizations to undertake specific activities
directed at general neighborhood improve-
ments and crime prevention. (City
Administrator)

Recreation
1) Evaluate and implement the City Recreation Plan.

(City Council)

2) Continue to promote Mason as a “Walkable
Community” by maintaining and developing city
sidewalks on all streets where practical. Pursue
projects such as Hayhoe Riverwalk, connecting
existing park spaces in the community with walk-
ing and bike trails.  (Planning Commission)

3) Maintain strong coordination with local service or-
ganizations to facilitate the provision of recreation
programs in association with the City’s park facili-
ties and library site. (City Administrator)

4) Pursue state and federal grant programs to assist
in the enhancement of recreation facilities and op-
portunities. (City Administrator)

5) Establish a recreation board broadly representa-
tive of the community. (City Council)

6) Develop recreational facilities that are capable of
attracting regional athletic tournaments.

Transportation
1) Pursue state and federal grant programs to assist

in the enhancement of transportation corridors in-
cluding streets, non-motorized trails, and
streetscape improvements. For example, the
Michigan Transportation Economic Development
Fund, administered through the Michigan Depart-
ment of Transportation, provides grants for street
projects relating to economic development oppor-
tunities in agriculture or food processing, tourism,
forestry, high technology research, manufacturing,
or eligible office center developments.

2) Monitor activities of the Mason-Jewett Field and
the Capital Region Airport Authority (CRAA), and
communicate with airport authorities regarding op-
erations, proposed changes, and anticipated
impacts on the City.

3) Partner with CRAA and Vevay Township to devel-
op and implement a plan to reduce the undesirable
effects of airport operations on area residents, in-
cluding the enhancement of airport rules and
enforcement thereof, and to develop a process for
effectively handling resident complaints regarding
airport use.

4) Develop a non-motorized transportation plan em-
phasizing the nature and extent of walkways and
trails linking parks, schools and other institutions
to each other and neighboring jurisdictions and
identifying locations of other alternative means of
transportation within the City.

5) The City of Mason should study options for im-
proving the major motor vehicle entrances into the
City. Improvements could include streetscape for
more trees and other plantings; removing over-
head utility wires; controlling signage; improving
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directional signage; enhancing the skyline of the
city for viewing the County Courthouse dome
which is visible from many approaches to the City;
improving interfaces with pedestrian and bicycle
paths; and implementing "traffic calming" methods
to improve vehicular safety. The study should re-
sult in a general proposal that could become more
specific if funding became available. Partnerships
could be developed with surrounding units of gov-
ernment to further advance these improvements
for mutual benefit.

The priority order for improving entrances is as fol-
lows:
 North Cedar Street (Could link to Holt/Delhi

Township study);
 Kipp Road and Jefferson Street (Could link

to new commercial/industrial developments
in that area.)

 East Ash (Could link to any improvements
to the County Fair Grounds by Ingham
County.)

 West Columbia (Could link to new residen-
tial developments in that area.)

6) Access Management

Adopt access management guidelines in order to
better manage the future development of the
community. "Access Management” is a set of
proven techniques that can help reduce traffic
congestion, preserve the flow of traffic, improve
traffic safety, prevent crashes, preserve existing
street capacity and preserve investment in streets
by managing the location, design and type of ac-
cess to property".

Future Study Areas
Due to the special characteristics of certain areas of
the city, special care must be taken to ensure that
development happens in an orderly way and that the
expectations of the performance of these special are-
as are clearly thought out with the proper guidance
provided to prospective developers and land owners
as to critical development components such as traffic
patterns, traffic access points, density concerns etc.
that if not properly managed may have a detrimental
impact to the surrounding area. It is the intent of this
plan, because of the unique physical characteristics
of the areas described below, that more intensive
planning is necessary to best promote the public
health, safety, morals, order, convenience, prosperity,
and general welfare.  This plan also acknowledges
that the planning for each of these sub areas in not
possible without delaying the planning process for the
entire planning jurisdiction.  The planning areas below
are directly coorelated with the mixed use planning
areas described in Chapter Three.

1. County Fairgrounds East Buffer Area
2. Airport
3. Cedar Street Interchange

Maintaining a Current Master Plan
Successful implementation of desired policies re-
quires the maintenance of a current Master Plan. The
Master Plan should be updated periodically. The Plan
must be responsive to community changes if it is to
be an effective community tool and relied upon for
guidance. Periodic review of the Plan should be un-
dertaken by the Planning Commission, City Council,
and other officials to determine whether the Plan con-
tinues to be sensitive to the needs of the community
and continues to chart a realistic and desirable future.
Community changes that may suggest amendments
to the Plan include changing conditions involving
available infrastructure and public services, growth
trends, unanticipated and large-scale development,
and changing community aspirations. The Michigan
Planning Enabling Act requires a Planning Commis-
sion to review its Master Plan at least every five years
to determine whether amendments or a wholly new
Plan is necessary. However, an annual review of the
Plan is recommended to ensure the Plan stays cur-
rent with the continuing evolution of the City.

Important questions that should be asked during a
review of the Plan should include:
1) Does the Plan present valid and current invento-

ry data (Appendices)?
2) Does the discussion of planning issues and

goals/objectives (Chapter Two) continue to be
appropriate for the City today and, if not, what
additions, deletions or other revisions should be
considered?

3) Does the Future Land Use Strategy (Chapter 3)
continue to reflect the preferred strategy for ad-
dressing development and preservation and, if
not, what revisions should be considered?

Amendments to the Plan or the preparation of a whol-
ly new Plan should follow the procedures delineated
in the Michigan Planning Enabling Act in addition to
measures the City believes will enhance the planning
process. The City should seek substantive community
input on possible changes during the early stages of
deliberations as it has done in the past.
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Appendix A

Historic Overview
The City of Mason is the namesake of the first Governor of Michigan, Stevens T. Mason.  Governor Mason was
instrumental in guiding the Territory of Michigan into statehood.  Elected Governor in 1837 at the age of 23, Ma-
son is the youngest governor in American History.  The “boy governor” went on to end the dispute with the State
of Ohio for Toledo.  In doing so, Mason was able to convince the federal government to intercede and grant the
western two-thirds of the Upper Peninsula in exchange for Toledo. Mason was also involved in the development
of some of the first railroad systems, canals and land grant institutions in the State.  With the generous support
of the Granger Group and assistance of donors Gary Granger, Mel Legg, Steven Davis, Les Bruno Jr., Mike
Waltz, and David and Kathy Cornwell, a bust of Stevens T. Mason is prominently displayed in the foyer of the
Mason City Hall.

The City of Mason, the county seat of Ingham County, straddles the Sycamore Creek in the southern third of
Michigan's lower-peninsula. The community, which had 8,252 inhabitants in 2010, lies within the home county of
Lansing, the state capital. The intersection of the creek with the esker ridge known as "hogback", a part of the
landscape created by the glacier, attracted the Monroe, Michigan investment company of Charles Noble in 1836.
In the 1830's Michigan was the location of heavy land speculation inspiring the founding and settlement of scores
of communities.

The City formally became the county seat in 1840 and has resisted all subsequent attempts to remove the func-
tion to Lansing. The accompanying county traffic combined with the business generated by Mason's position as
a railroad shipping point for the region's lumber and agricultural products resulted in the community's growth.
However, Mason's nineteenth-century development was apparently limited by the capital's proximity. The most
substantial expansion did not occur until after World War I.

In January of 1836, Charles Noble, the register of deeds in Monroe County, bought 560 acres in Ingham Coun-
ty's Vevay Township, at the site of Mason, and sent Lewis Lacey forth to begin the development of his
investment, Lacey, who reportedly traveled past an Indian encampment on the site of the current courthouse,
constructed a dam and sawmill on Sycamore Creek where it cuts through the esker ridge deposited by the re-
treat of the glacier. This is now in the area where State Street crosses the creek. The "hogback", a once
dramatic part of the landscape, has been largely excavated for gravel and is no longer readily apparent. Lacey
was joined later by Ephraim B. Danforth, a member of the Charles Noble Company. Danforth managed the
sawmill and installed gristmill equipment within it - the first saw and grist mills in the county - and registered the
original plat of thirty-one blocks for Mason Centre in 1838.

Ephraim B. Danforth's original plat reflected a common layout oriented to the cardinal points of the compass and
using a central block as a public town square. The state gazetter of 1838, the year of the plat's recording, listed
Mason Centre as the only community in Ingham County. The routes from established villages in the new state to
Mason Centre and unsettled territories, converged at the town square and created the commercial center of Ma-
son. Among the early buildings that framed the public square was the office of Minos McRoberts. Dr. McRoberts,
who came to the settlement in 1837, was the first physician in Mason. He served as the first Register of Deeds in
Ingham County and county histories report that his office was virtually the courthouse. He continued in active
duty to the community all of his life. The first courthouse was built in 1843 at a cost of $800 and was located on
the south side of Ash Street, across from the present structure. It was utilized until 1857, and was later moved to
721 South Jefferson Street where it currently stands. During the ensuing fifteen years Ingham County experi-
enced rapid growth. By the time the second actual courthouse structure, the first one of any substantial size, was
constructed in 1858 on the public square, the square was already the physical focus of Mason.
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In 1865, Mason was incorporated as a village. These decades saw the early establishments of schools and
churches. A newspaper, The Ingham Telegram, was begun in 1842. The forties also saw the publication of The
Ingham County Weekly News, Ingham Democrat, Graham Herald, and the Masonian Times, a manuscript
newspaper. Six additions to the original plat were acknowledged the year after incorporation and four more were
made before Mason became a City in 1875.

The rapid development of the late 1860s and 1870s were spurred by the completion of the Jackson, Lansing,
and Saginaw Railroad in 1866. This line connected with the east-west line of the Michigan Central in Jackson
and provided the invaluable link of reliable transportation to additional markets. That transportation connection
increased the population and cast Mason in a new role as a shipping point for the area's products.

The railroad also fostered the prosperity of the agricultural lands surrounding Mason. The 1874 Atlas of Ingham
and Eaton Counties listed Vevay Township, in which Mason is located, with the highest cash value of farms,
farming implements, and livestock among townships of Ingham County. The agricultural emphasis was on grains
and dairy products. The Mason Creamery was one of the successful local enterprises that depended on this as-
pect of the township. Among the local farmers who influenced the path of Mason were Rosalvo F. Griffin and
John Rayner. Griffin, the first mayor of Mason, established a cheese factory, which drew upon the area's re-
sources, in 1871. Rayner bought substantial land holdings in the township, speculating in real estate while
maintaining a large farm. The Rayner family, in particular, made a number of important contributions to the civic
and commercial life of the City, including the Rayner Opera House in 1880-81. A portion of the Rayner farmstead
now constitutes Rayner Park and the Ingham County Fairgrounds.

The fourteen years from 1863 to 1877 saw rapid growth, incorporation as a village (1865) and later as a city
(1875), all a result of the railroad. The population of the town quadrupled to 2,000 in that period. Development
during the rest of the nineteenth century continued at a more restrained pace. Population actually declined in the
last twelve years of the century. The amount of construction illustrated that this period was more a time of con-
solidation than of expansion.

Among the enterprises begun during the last quarter of the nineteenth century was the successful mining of the
gravel from the esker ridge and a short-lived venture to extract local coal deposits. The pull of the State Capital
and the industry that nearby Lansing possessed, probably restricted Mason's growth in the late nineteenth and
early twentieth century.

Once again the need for additional space for county offices became apparent, and the decision was made to
build a new facility. Construction of the current courthouse was begun in 1902, completed in 1904 and dedicated
in 1905.

During the first half of the twentieth century, a number of businesses added to Mason's industrial element.
Among these industries, the Telling-Bell-Vernon Company of Cleveland established a plant in 1919 for the pro-
cessing of cream, powdered milk, and, later, infant formula. The company became known in subsequent years
as the SMA Corporation and in the 1960's was the largest local employer. Another industrial concern, Dart Con-
tainer, was begun by the Dart family who has contributed to Mason's development for several generations. They
also started an insurance agency and a local bank.

Dart Container started operations in the late 1950's as the producers of insulated cups and other containers. In
the early 1980s a 15-year courthouse historic renovation project which was begun in 1981 and later completed in
1996 at an investment of over $10 million, The 1980s also saw the development of new subdivisions in the
community.

The 1990s saw a bit of a growth spurt as subdivision development continued and the Sycamore Village Mobile
Home Park was expanded. During this period the City suffered the loss of Wyeth Ayerst and the 400 jobs the
company provided. Annexation activity and P.A. 425 agreements with adjacent townships expanded the City's
boundaries. 1998 brought SSAB HardTech (now Gestamp Mason) to the community with Meijer following in
1999. During 2001 the City completed a major streetscape project in the downtown area.

The strength of Mason lies not only in its individual local history but also in its typicality. It represents a nineteenth
century county seat common to the Midwest whose existence relied on its governmental function and the sur-
rounding farmland. Free from uncontrolled periods of growth that can damage the historic nature of a
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community, Mason retains many of its nineteenth and early twentieth century structures. The dwellings, stores,
churches, and government buildings typify the self-sufficient agricultural service centers of Michigan.
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Review for Modifications: Nov. 2014
Review for Renewal or discontinuations: Nov. 2014
Term expiration (unless renewed): Nov. 2019

In considering and granting any required use permit, the application
shall be reviewed by a Joint Planning Commission composed of four
(4) members of the Mason Planning Commission appointed by the
Mayor and approved by the Mason City Council and the three (3)
members of Vevay Township Planning Commission appointed by the
Township Supervisor and approved by the Township Board. The
Joint Planning Commission shall meet on call and will be staffed by
the Building Official of the City of Mason.
The Joint Planning Commission shall review the 425 Agreement
every 5 (five) years and submit any recommendations for proposed
modifications to the City Council and Township Board.

The 1989 Conditional Transfer from Vevay Township was amended
in 1998. Pursuant to this Agreement, the City shall provide Sewer
Service in the Township south of Sections 7 through 12. The
Township will not use the capacity purchased in Sections 3, 4, 5, 6, 7,
and 10, inclusive. The City is currently serving portions of Section 6
of the Township under the Alaiedon Agreement, which this
Agreement shall not modify or impair.
The City shall provide a wastewater treatment and sewage collection
capacity of 200,000 gallons per day. Under no circumstances shall
the City be required to sell any capacity from the last 300,000
gallons of capacity remaining of expanded plant capacity.
The Township permits the City to install public wells within the
Township.
The City agrees that it will not petition or otherwise seek annexation
of land within the Township south of Section 7 through 12, inclusive.
However, the Township agrees to the inclusion within the boundaries
of the City for all purposes the area described in the 425 Agreement
of 1989 as the "425 District" upon expiration and non-renewal of the
425 Agreement on November 3, 2019. It is understood however
 that this paragraph shall not be deemed to bar individuaI property
owners from petitioning for annexation to the City and shall not bar
the City from providing sewer and/or water service to property owners
if such annexation is approved.

The City and the Township acknowledge that land contained in
Sections 3, 4, 5, 6, 7 and 10, inclusive, may be annexed by the City
when sewer and water services are offered to properties in the said
Section by the City. Nothing in this paragraph shall be construed to
affect the rights of such property owners to request or object to
annexation.

The Township agrees not to oppose the City's desire to "square
off" its boundaries by annexing the areas west and east of the City.
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Appendix B

Community Description
The City of Mason is situated along U.S. 127 and its relatively central location within Ingham County has allowed
it to serve as the county seat since 1840. It is home to the historic old county courthouse, the beacon and cor-
nerstone of the downtown historic district. I-96 is located just seven miles to the north. Its proximity to Lansing
and East Lansing puts it under the Metro Area's "sphere of influence."

The geographical boundaries of the City's 4.94 square miles lie primarily within Vevay Township, with a small
portion spilling over into Alaiedon Township to the north. Mason is surrounded by predominantly agricultural land
uses, contributing to the area's rural character.

Natural Features

Waterways

Three major creeks meander through the City, those being Willow Creek in the southwest and
Rayner Creek (east central), which converge with Sycamore Creek flowing northward out of the
City. The flood plain area within the City coincides with areas adjacent to the creeks. Sycamore
Creek is part of the Grand River Drainage Basin and flows into the Grand River in the southeast
portion of Lansing. In addition there are some small wetlands scattered around the area.

Topography

The land area within the city limits is relatively flat. Since the general area drains to the creeks, the
higher elevations are found away from the creeks with lower elevations found along the creeks.
Elevations within the City range from 925 feet at the south end to 880 feet on the north by Syca-
more Creek.

Soils

Most of the soils within the City fall into urban land complexes, which are characterized as nearly
level to rolling/undulated. The primary exception to this lies along the creeks where Gilford Sandy
Loam and Cohoctaw Silt Loam are found. There are also some relatively small, isolated areas of
Capac Loam.

Population

Mason has experienced a steady growth in population through the decades. The largest increase from 1930 to
the present came during the 2000’s when 1,088 people were added. This also represented the largest percent-
age increase of 15.2 %.
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Table B-1: Population, Mason and surrounding communities.

Community 2010 2000 % Change 1990 1980 1970

Mason 8,252 7,164 15.19 6,762 6,019 5,468
Vevay Twp. 3,537 3,614 -2.13 3,668 3,113 1,916
Alaiedon Twp. 2,894 3,498 -17.27 3,173 2,845 2,470
Aurelius Twp. 3,525 3,318 6.24 2,686 2,460 1,987
Delhi Twp 25,877 22,569 14.66 19,190 17,144 13,795
Ingham Twp. 2,452 2,061 18.97 1,942 1,974 1,498
Dansville 563 429 31.24 437 479 486
Ingham Co. 280,895 279,320 0.56 281,912 275,520 261,463
Michigan 9,883,640 9,938,444 -0.55 9,295,297 9,262,078 8,875,083
U.S. 308,745,538 281,421,906 9.71 248,709,873 226,542,199 203,302,031

Source: U.S. Bureau of the Census

As the table indicates, Mason has experienced positive growth over the last decade, appreciably more than the
state's declining population level. Michigan's decline in turn proved to be the only state in the nation to post a de-
clining population base since 2000. Ingham County's modest addition of 1,575 people seems to be primarily
attributable to migration out of the state’s urban centers and into the rural areas.

Mason saw a significant 51% increase in population between 1970 and 2010 while Vevay Township experienced
dramatic growth since 1970 (85 %).

Table B-2: Median Age and People per Household, Mason and surrounding communities.

Community Median Age People/Household
2010 2000 2010 2000

Mason 37.8 36.5 2.29 2.38
Vevay Twp. 43.3 37.5 2.67 2.86
Alaiedon Twp. 47.4 39.2 2.56 2.71
Aurelius Twp. 42.6 37.9 2.73 2.93
Delhi Twp 37.7 35.9 2.52 2.61
Ingham Twp. 40.7 36.9 2.86 2.85
Dansville 33.4 32.3 2.92 2.98
Ingham Co. 31.4 30.4 2.36 2.42
Michigan 38.9 35.5 2.49 2.56
U.S. 37.2 35.3 2.58 2.59

Source: U.S. Bureau of the Census

As demonstrated in Table B-2, most of the communities shown have a median age higher than the state and
significantly higher than Ingham County. It would be reasonable to infer that Ingham County's median age is
highly influenced by the MSU population. Mason exhibits the lowest number of people per household among all
jurisdictions, including the county, state and nation. In virtually all of the locations identified, the median ages of
the populous have increased and the number of people per household has decreased. This implies that the
younger population may be leaving the area.

Income, Education and Housing

Mason ranks ahead of Ingham County in terms of Median Household Income, but lags behind the state as well
as all the surrounding jurisdictions, except for Dansville. In addition, the City displayed the highest level of indi-
viduals and families in poverty in the area at 15.3% and 15.1% respectively, only exceeded by the county's rate
that is heavily influenced by the City of Lansing.
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Table B-3: Income and Educational Attainment

Community % Female Poverty Level
Individual        Family

% High School
Grad +

Median Family
Income

Mason 49.2 15.3 15.1 86.2 46,546
Vevay Twp. 50.1 1.0 1.0 91.9 70,019
Alaiedon Twp. 50.3 4.4 5.6 93.4 64,634
Aurelius Twp. 49.7 4.4 4.4 86.6 69,904
Delhi Twp 51.8 8.3 7.7 92.4 58,570
Ingham Twp. 49.6 7.4 6.6 91.6 58,125
Dansville 50.8 12.5 8.8 87.2 37,411
Ingham Co. 51.4 19.9 19.3 91.5 45,606
Michigan 51.0 14.5 13.5 87.0 48,700
U.S. 50.9 13.5 12.8 84.3 51,425

Source: U.S. Bureau of the Census American Fact Finder, 2005-2009 American Community Survey 5-Year Es-
timates, Data Profile using tables B15001 and B17017

In terms of the percentage of people with a bachelor's degree or higher, at 23.2% Mason ranked third behind
Delhi Township (27.8%) and Alaiedon Township (27.7%) when compared with surrounding communities, while
the county displayed the highest level at 28.4%.

Table B-4: Selected Housing Characteristics

Community Age of Structure - %
1939 or Earlier

% Built During
2000’s

Median Housing Val-
ue

Mason 17.4 27.9 127,900
Vevay Twp. 17.2 11.5 181,100
Alaiedon Twp. 15.2 4.7 203,200
Aurelius Twp. 16.9 14.8 207,000
Delhi Twp 8.2 19.3 162,400
Ingham Twp. 24.2 9.8 166,400
Dansville 36.2 13.9 124,000
Ingham Co. 17.7 7.6 140,400
Michigan 16.6 8.7 147,500
U.S. 14.4 11.3 185,400

Source: U.S. Bureau of the Census American Fact Finder, 2005-2009 American Community Survey 5-Year Es-
timates, Data Profile using tables B19013, B25024, B25034 and B25077

As Table B-4 indicates, Mason saw an unprecedented growth in new home builds since 2000 when compared to
the county and state. Delhi Township and Dansville are in sharp contrast to one another, with most of Delhi's
housing showing as relatively new while Dansville's being considerably older. The Table also indicates Median
Housing Value in Dansville lagging well behind all communities compared with Mason not too far behind. It
should be noted that the 27.9% of units built in Mason during the 2000’s actually represents over 1,000 struc-
tures while Delhi Township continues to show substantial growth of over 4,100 structures added since 1990.

According to the 2010 Census figures Vevay Township had the highest proportion of mobile homes with 10.1%
of the total housing units (134 units); Mason actually had more units (361) which translated into 9.9 %. Nation-
wide, the ratio is 6.8%, statewide at 5.8% with Ingham County coming in at 2.8% (Source: U.S. Bureau of the
Census American Fact Finder, 2005-2009 American Community Survey 5-Year Estimates, Data Profile: table
B25024).

Economic Characteristics
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As of March, 2011 Mason had a total of 3,264 taxable parcels in Commercial, Industrial or Residential Catego-
ries. Fifty-four (54) of these are classified Industrial and comprise $22,276,780 of the City's total taxable value of
$209,398,402. This means that the Industrial sector makes up just 1.7% of the total parcels in the City but con-
tributes 10.6% of the tax base. In addition over $13 million in industrial taxable value is captured by the LDFA.

Table B-5: Parcel Count and Taxable Value

Parcels Taxable Value
Classification Number Percent Amount - $ Percent

Industrial 54 1.7 22,276,780 10.6

Commercial 229 7.0 45,435,750 21.7

Residential 2,981 91.3 141,685,872 67.7

Totals 3,264 100.0 209,398,402 100.0

Note: Includes real and personal property. Excludes 151 exempt and 3 utility parcels.
Mason is part of the Greater Lansing Metro Area, whose unemployment rate typically runs a bit lower than the
state wide level. Being the county seat, Ingham County government is the major employer in the City of Mason
proper, with Dart Container Corporation the zip code area's largest employer. Table B-6 shows Mason area em-
ployers with 100 or more employees in zip codes 48854 (Mason) and 48819 (Dansville).
Table B-6: Major Employers, City of Mason

Company/Agency # of Employees
Dart Container 1,250
Ingham County 1,200
Dart Energy 550
Meijer 400
Mason Public Schools 400
Ingham ISD 340
Gestamp 300
Thomas Redmer Gp. 200
Lear 180
Michigan Packaging 150
Nitrex 100
Efficiency Productions 100

Source: Mason Area Chamber of Commerce (Hoover’s – a Dun & Bradstreet database) 9/19/12

Mason Public Schools

The Mason School District comprises approximately 110 square miles in area, including all of the City of Mason,
almost all of Vevay Township, approximately 75% of Aurelius and Alaiedon Townships, 25% of Delhi Township
and a small portion of Wheatfield Township. The district enjoys a good reputation throughout the region due to
the quality of education provided as reflected in such measures as the Michigan Educational Assessment Pro-
gram (MEAP) and the American College Test (ACT) assessments.

The following school facilities are located within Mason:
• Steele Elementary
• Mason Middle School
• Mason High School
• James Harvey Education Center/Administration Building
• Transportation Department (approx. 30 buses)

The two other facilities for the district are Alaiedon Elementary School in Alaiedon Township and North Aurelius
Elementary School in Aurelius Township. One of the District's former facilities, the Jefferson Street School (high
school and junior high), has been converted into senior housing while another, Cedar Street Elementary, has
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been converted to the Harvey Education Center, which houses Child Development Services, the Special Educa-
tion Office, and the Central Administrative Offices. Currently all the facilities are fully functional and adequate for
the needs of the district.

The district has demonstrated an upward growth trend in the past three years in student population (2011-12,
2012-13, 2013-14). The district was at 2,935 at the start of the 2010-11 school year, and were at 3,110, pend-
ing State verification. This is a modest 2% increase in those three years, for a total of 6%. This growth mirrors
the cities growth as one of the few municipal entities that are actually adding citizens and school age children in
the mid-Michigan area.

Source:  Mason Public Schools Superintendent’s Office, 2013.



City of Mason
Recreation Facilities &

City Parks

City Property

County Fair Grounds

County Property

School Property

City Limits

No Scale

Legend

Publicly Owned Lands

Hayhoe Riverwalk Trail
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U.S. DEPARTMENT OF AGRICULTURE, SOIL CONSERVATION SERVICE

City of Mason Soils
Soils Inventory

No Scale

Legend

Marlette-Capac-Owosso association: Nearly level to rolling, well drained to somewhat
poorly drained loamy soils.

Houghton-Palms-Edwards association: Nearly level, very poorly drained muck soils.

Oshtemo-Houghton-Riddles association:  Nearly level to hilly, well drained and poorly
drained, sandy, loamy, and muck soils.

Capac-Marlette-Colwood association:  Nearly level and undulating, well drained to
poorly drained loamy soils.

Marlette-Oshtemo-Capac association:  Nearly level to steep, well drained to
somewhat poorly drained loamy and sandy soils.

10/18/2012



NATIONAL WETLANDS INVENTORY MAPPING CODE DESCRIPTIONS

City of Mason
Wetland Inventory

No Scale

Legend

PSSIC - (P) Palustrine, (SS) Scrub-Shrub,

PEMC - (P) Palustrine, (EM) Emergent, (C) Seasonally Flooded

PUBHx - (P) Palustrine, (UB) Unconsolidated Bottom,

PUBGx - (P) Palustrine, (UB) Unconsolidated Bottom,

PFO1C - (P) Palustrine, (FO) Forrested,

PEMA - (P) Palustrine, (EM) Emergent, (A) Temporally Flooded

PFO1A - (P) Palustrine, (FO) Forested,

PUBF - (P) Palustrine, (UB) Unconsolidated Bottom,

PEMAf - (P) Palustrine, (EM) Emergent,

Pf - (P) Palustrine, (f) Flooded

PSS1B - (P) Palustrine, (SS) Scrub-Shrub,

PUBG - (P) Palustrine, (UB) Unconsolidated Bottom,

PUBH - (P) Palustrine, (UB) Unconsolidated Bottom,
(H) Permanently Flooded

(G) Intermittently Exposed

(1) Broad-Leaved Deciduous, (B) Saturated

(A) Temporarily Flooded, (f) Farmed

(F) Semipermanently Flooded

(1) Braod-Leaved Deciduous, (A) Temporarily Flooded

(1) Broad-Leaved Deciduous, (C) Seasonally Flooded

(G) Intemittenly Exposed, (x) Excavated

(H) Permanently Flooded, (x) Excavated

(1) Broad-Leafed Deciduous, (C) Seasonally Flooded

Creek, Waterway

10/18/2012

Mason Wetlands
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Appendix C

Utilities/Infrastructure
Sanitary Sewer System

The sewage collection and treatment system consists of a 1.5 MGD activated sludge treatment plant, 32 miles of
sewer line including interceptors, and five lift stations. Recent improvements at the plant include an addition to
the building and a .66 million gallon sludge storage tank to the existing .30 million gallon storage tank.  The
Waste Activated Sludge System has been installed and activated.

The City, like most other communities in Michigan, operates under a National Pollutant Discharge Elimination
System permit (NPDES) administered by the MDEQ. This permit establishes the allowable effluent levels to be
discharged to the receiving waters, namely Sycamore Creek.  The NPDES permit went into effect on November
1, 2008, and will expire at midnight on October 1, 2012.

A study was completed by Wolverine Engineers to determine the best method of providing sewer service to are-
as on the undeveloped east side of Mason. The feasibility study has identified six districts, known as the Rayner
Creek Utility District, that are served via a common lift station and force main. During 2005, as part of the Tem-
ple Street extension from M-36 to Kipp Road, the sewer and pump station have been constructed to serve
District 3 as this area develops. A copy of the sanitary sewer service district map is included in Appendix A.

Storm Water System

The current gravity system consists of concrete drainage pipes ranging from 6 inches to 42 inches in diameter,
along with corrugated metal pipes up to 72 inches in diameter. Catch basins located in the streets carry the wa-
ter to these pipes which eventually discharge to the Sycamore Creek, Willow and Rayner County Drains, where
the treated sanitary sewage discharge is considered to be a point source discharge. Storm water discharge is
considered to be a non-point discharge. This distinction becomes important in understanding State and Federal
regulations.

In 2002, the City was notified that it would be required to comply with the Federal Phase II Storm Water Regula-
tions. The City had been working with a consortium of 18 neighboring jurisdictional agencies within Ingham,
Eaton and Clinton counties; collectively known as the Greater Lansing Regional Committee (GLRC). The intent
of the GLRC was to seek voluntary permits for each of its members and to approach the regulations on a water-
shed basis. This methodology seemed logical and would allow the sharing of resources and expenditures for the
unfunded mandate.

Mason received its Certificate of Coverage under the National Pollutant Discharge Elimination System (NPDES)
general permit in August 2008. Some of the requirements of the storm water program were development of an
Illicit Discharge Elimination Plan, Public Education Plan, and a Watershed Management Plan (WMP). The WMP
was developed over 2004 and 2005, involving several public and stakeholder meetings. Using the WMP as
guidance, each community developed a Storm Water Pollution Prevention Initiative Plan (SWPPI). The SWPPI
is the pollution prevention action plan outlining best management practices for communities and developments,
plus public educational actions. The GLRC has divided into several committees and subcommittees to develop
the required actions. The first permit cycle expired in April 2008, and a new permit was issued in July of 2009 at
which time both the WMP and SWPPI have been updated. The new permit cycle starts in September 2013.
There are best management practices that need to be adopted per our discharge permit from MDEQ for storm
water controls in the City of Mason.
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Maintenance of the storm water system is divided between the City and the Ingham County Drain Commission.
(The county has designated drains that flow through the City such as the Willow and Rayner Creek Drains.)  It
does become confusing sometimes as to who takes care of what and where.  The Drain Commission will begin
cleaning part of the Rayner Drain in late 2012.

Detention ponds are required on developments where the city engineer determines that the runoff will be too
great for the catch basins and storm sewer located in the street. Many of the newer developments have these
ponds on site.

Normally, the storm water system performs well during run-off events. In February, 2001, during the rain and
melting snow, the county fairgrounds and consequently the ponds at Rayner Park flooded to the point where wa-
ter was running across Ash Street. That was an unusual event but history has shown that it does happen. The
last severe flood in Mason was in April of 1975.

On July 28 and 29, 2011, another sever storm dropped over 7 inches of rain in approximately 24 hours.  This
flooded Rayner and Sycamore Creeks forcing a sanitary sewer overflow at the POTW, disabling the ISD lift sta-
tion and damaging storm drains and a couple streets.

It has become evident that the ponds in Rayner Park (park of Rayner Creek), controlled by the Ingham County
Drain Commissioner, need to be dredged to allow water detention and storm water settlement.

Current Regulations

The EPA began its first round of storm water management requirements in 1992. At that time, and after a great
deal of discussion, communities under 100,000 population that owned wastewater plants and vehicle mainte-
nance garages were exempt from the regulations. This was accomplished through a last minute amendment to a
federal Intermodal Surface Transportation Act that was passed. Since that time, EPA has wasted no time in
working on Phase II of the Storm Water Management regulations. Due to a status change designated by the
U.S. Census Bureau in 2000, Mason became part of the Greater Lansing Urban Area. The City received its
NPDES Permit for storm water in November of 2008, expiring in April 2013.

SANITARY SEWER OVERFLOWS AND INFLOW/INFILTRATION

Sanitary Sewer Overflows (SSOs) are the discharge of untreated, or partially treated wastewater to public water-
ways, over land as well as (this one is significant) the flooding of a basement for reasons other than a plugged,
or broken sewer lead. Inflow is the direct introduction of storm water into the sanitary sewer system by means of
a cross connection, or possibly an open sanitary manhole. City staff believes that a significant inflow source
stems from many of the homes in town through footing tiles and sump pumps. Infiltration is the leaking of ground
and surface water into the sanitary system through cracks in the pipes and manholes, or through bad joints in the
sewer lines. Inflow and infiltration (I/I) can cause SSOs and both have been ongoing problems in most municipal
sanitary systems since the first pipe went into the ground.

POTW systems are required to report any release of untreated sewage into the receiving stream to the MDEQ. A
verbal notification is followed by a written report. Last year, a survey was mailed to all dischargers in the state
and it was discovered that not every community has been reporting like they should. Violations carry penalties
such as fines and possible jail time. Evidently some communities had discharges that were not reported, while
other communities didn't even bother to respond to the survey. Because of this the MDEQ is meeting with those
communities with SSO issues and drafting an agreement/plan as to how and when the SSO problem will be cor-
rected. This "agreement" is also called an Administrative Compliance Order (ACO) and is a legally binding
document containing fines ($1500 to $2500 per day) for future SSO events.

To further complicate the problem, the courts have determined that owners of POTW systems may be liable for
any backups into basements. Cities are no longer protected by the Act of Nature clause, even if they are able to
show that they maintain the system in a responsible manner.
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In February and May of 2001, May of 2004, and January and September of 2008, the City experienced some
serious run-off events that forced the bypass of untreated sewage. In addition, approximately ten residents re-
ported flooded basements. In June 2010, the City received a letter from MDEQ with a draft ACO and
instructions that a representative from the department will be meeting with City representatives.

SSO UPDATE

In September 2010, representatives from the City of Mason and MDEQ held a meeting in regard to the issue of
the Sanitary Sewer Overflows (SSOs).  The MDEQ claims that the City of Mason is in violation of its NPDES
permit, due to the SSO events that have occurred in the past, and corrective actions are needed to prevent fu-
ture SSO events.  As requested by the MDEQ, The City of Mason has installed metering devices in the collection
system of the older subdivisions to check for Inflows and Infiltration (I/I), which are now collecting data.  This is to
determine if footing drains are possibly connected to the sanitary sewer system.  In addition, as requested by the
MDEQ, the City of Mason has installed a high flow, metering device at the entrance of the wastewater treatment
plant.  The device was installed in June of 2012.  The City of Mason is moving forward to meet the MDEQ re-
quests.

Based on observations and published studies, City staff suspects that residential sump pumps and footing tiles
significantly contribute to I/I problems. Once a severe rainstorm ends and the initial surge in the sewage flow
passes, the daily average flow will remain higher than normal for several weeks. Inspections of sewer lines in
residential areas show increasing flows as one proceeds downstream of the line, plus the "sewage" is extremely
clear. Once the ground becomes saturated, sump pumps and footing tiles contribute an enormous amount of
water.

Under a pending consent order between the City of Mason and the MDEQ, the City must be able to certify that
the City’s WWTP is capable of providing secondary treatment to wastewater flows up to the 25-year/24-hour de-
sign storm event of 3.9 inches without bypassing during normal WWTP operations.

Beginning in the summer of 2006, the City will provide “sump pump collectors” as part of its local streets mainte-
nance program. The next step is the need to develop policy as to determine who must connect to the collectors.
This will be difficult and it will literally entail evaluation of each residential and commercial building.

DRINKING WATER SYSTEM

Water System

The City's water system consists of six wells, two 500,000 gallon elevated storage towers and one one-million
gallon ground storage tank and approximately 45 miles of water main in various sizes (4" to 16"). The City now
has a new centralized treatment facility; the water is pumped through raw water mains to the treatment plant to
remove Radium 226 and 228 as well as iron.

The City of Mason Water Treatment Plant went on line in November of 2008 and the treatment process is work-
ing well. The process is consistently removing radium 226 and 228 down to a average of 1 pqL (pico-quri per
liter) which is 4 pqL less than the MCL of 5 pqL. The iron removal process is also working well as the plant re-
ceives iron coming in to the plant at .44 ppm and on average removes the iron down to less than 0.05 ppm.

The improved water quality from the plant is helping the City of Mason to comply with the Radium rule and the
Lead and Copper rule. The city has passed all the radium tests since the plant has gone on line on 2008 and is
now in compliance with the Radium rule. Another benefit of the improved water quality is the City of Mason has
now passed four rounds of lead and copper sampling which put the city in compliance with the Lead and Copper
rule. The results of being in compliance with these two rules has helped reduce the amount of samples required
for Lead and Copper testing and radium testing for the City. This has saved a lot of man hours and residents
resident’s time spent collecting samples for the City of Mason.

The City currently has a Wellhead Protection Plan approved by the MDEQ. The City will need to keep the plan up
to date and enforce its well head protection plan.
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Upgrades to the older, undersized water lines will continue in conjunction with the street improvement plan. Re-
cent improvements to the water distribution system include the instillation of Variable Frequency Drives (VFDs)
on the wells, construction of the new water plant, and ground water storage tank, new 8” water main on Ash St.,
and Steele St.

The City of Mason's utilities are comprised of the drinking water, the sanitary sewer (collection and treatment),
and the storm sewer systems. The following narrative will discuss the current status of capacities and system
components, current regulations and other issues for each system.

Definitions are provided below for various abbreviations that will be used in the discussion of the City's utilities.

psi: pounds per square inch (water pressure)
EPA: Environmental Protection Agency (Federal)
g.p.m: gallons per minute
MCL: Maximum Contaminate Level is the maximum permissible level of a contaminant in drinking water.
MGD: Million Gallons per Day (1.0 MGD equals 1,000,000 gallons per day)
MG: Million Gallons
MDEQ: Michigan Department of Environmental Quality (oversees all drinking water, sanitary and stormwater
regulations)
POTW: Publicly Owned Treatment Works (includes the entire sanitary sewer system; collection, lift stations and
treatment plant). The Wastewater Treatment Plant is referred to as the POTW Plant

Current Components and Capacities

The City’s Water System Reliability Study and Contingency Plan of the entire water system, completed during
the summer of 2005 by Wolverine Engineering is planned to be updated in 2013.  Currently, the City of Mason
water treatment plant went on line in November of 2008. This facility is taking water from all the wells, treating it
to remove Radium and Iron and storing it in the 1 million gallon ground storage tank. The water is then pumped
from the ground storage out to the distribution system to the two 500,000 elevated storage tanks to maintain
pressure on the system (65-80psi). The plant can pump 4,500 gallons per minute with all three high service
pumps running, but the treatment plant can only produce 1,736 gallons of treated drinking water per minute
when in operation.

Table B-1 lists information on the water system's wells, storage tanks and water mains. Table B-2 contains the
current information on the wells. The notes at the bottom of the table provide further explanation of terminology.

The concept of Firm Capacity is an important consideration for the water system. Ideally, the City should be able
to meet the daily water demand, and provide fire protection, in the event the largest producing well is out of ser-
vice. It does happen on occasion despite all the best maintenance efforts.

Regarding fire protection, pursuant to recommendations by the Insurance Services Office, the fire flow duration
should be three (3) hours for recommended fire flows of 3000 and 3500 g.p.m. These flows are not unreasona-
ble for the industrial areas on the north and south ends of Mason. The following table shows the current storage
calculations:

Water Storage Calculations for 3-Hour Fire Flow
Average Demand (766 gpm) 137,880 gallons per 3 hours
Fire Flow (3,500 gpm) 630,000 gallons per 3 hours
Well Supply (1,675 gpm) -301,500 gallons per 3 hours
Storage Needed Based Upon Fire Flow 466,380 gallons

Based upon these calculations, water storage provided by the 2 elevated water towers is adequate.

Given the recent improvements and modifications made within the City, the addition of a water tower, the addi-
tion of a 1 million gallon ground storage tank, the replacement of water meters, the new control system, and the
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cleaning and rehabilitation of the wells, the City of Mason finds itself in a comfortable position relating to water
supply.

Current Regulations

Radionuclides: The original Radium Rule was first published in 1976 and revised in 1991. Since then water
system operators have been required by the Federal Environmental Protection Agency (EPA) and the Michigan
Department of Environmental Quality to periodically sample the drinking water for radioactivity. The reasoning
behind this is attributed to the development and operation of nuclear reactors and radio nuclide-generating de-
vices which result in the production of radioactive elements. However, there are naturally occurring radioactive
elements such as uranium, thorium and radium which may originate in the shale and coal bearing layers that are
interspersed throughout the municipal aquifer.

Since Mason began testing for radium in the mid 1990’s, specifically the isotopes of Total Alpha, Radium 226
and Radium 228, the results have always been below the Maximum Contaminant Level (MCL). The monitoring
for radium was done in the distribution system. In December 2003, a change in the Radium Rule by the EPA
required water systems to sample at the “point of entry”, or in Mason’s case, at each of its wells. This new re-
quirement put 2 of the wells over the MCL for Combined Radium 226/228 with most of the remaining wells just
below the standard. In other words, Mason was out of compliance with a Federal Drinking Water standard and
would need to take corrective action.

Consultants were hired in the summer of 2005 to study the problem and present some possible treatment alter-
natives that would be in the best interests of, and to serve our community for years to come. The study was
done in such a way as to allow Mason to apply to the MDEQ for a low interest loan through the Drinking Water
Revolving Fund program to help fund the project. With adequate funding secured, the facility was constructed
and completed in 2008. The facility is a centralized hydrous manganese oxide (HMO) treatment plant that was
recommended by the study to meet the radium MCL.

Arsenic Rule: On January 16, 2001, President Clinton signed the new arsenic rule that would lower the MCL
from the existing 50 parts per billion (ppb) to 10 ppb. This became effective January 16, 2006 and it is impacting
smaller communities. Fortunately, most of the monitoring for arsenic in Mason’s water has indicated non-
detectable levels.

Lead & Copper Rule: These two metals pose potential health risks if the exposure is of sufficient duration and
their concentrations are high. In 1992, the Federal Environmental Protection Agency began requiring all public
water supplies to annually test for lead and copper. What are actually being monitored are the corrosive charac-
teristics of drinking water on household plumbing.
With the addition of the new water treatment plant, the City of Mason now has a consistently higher water quality,
which has resulted in passing four consecutive sets of lead and copper tests. After passing these sets of 40
samples the City is now in reduced monitoring to 20 tests every three years.

The MCL for lead and copper is .015 mg/l and 1.3 mg/l, respectively. Samples for the tests are collected at 20
different households throughout the city once per year. The sampling procedure is to flush the water tap for 10
minutes, do not use the water for 6 hours and then collect the first draw. This assumes that the corrosiveness of
the water will leach the lead and copper from the pipes and faucet. Historically, Mason has had difficulties meet-
ing the copper limit. Part of the problem lies in the requirement that allows residents to perform the actual
sampling, many times the proper protocol in not followed.  Water softeners can also negatively affect the results.
The City has found that the centralized water treatment has corrected this chronic problem.
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TABLE C-1

CURRENT WATER SYSTEM COMPONENTS

Revised July 2012

Well Name Year Commissioned
Park Street Well #1 (abandoned in 2011) 1931
Curtis Street Well #2 (abandoned in 2007) 1958
Howell Road Well #3 (standby in 2008) 1974
Hayes Well #4 1987
West Ash Well #5 1989
Franklin Well #6 1992
Kipp Road Well #7 2002
Temple Street Well #8 2009
Temple Street Well #9 2013 Planned

FIRE HYDRANTS: Approximately 600

2 ELEVATED STORAGE TANKS (500,000 Gallons each), Constructed in 1995 & 2004
1 Ground Storage Tank (1,000,000 gallons) Constructed 2008

FINISHED WATER MAIN (Lineal Feet)

4 Inch 32,820
6 Inch 81,300
8 Inch 63,810

10 Inch 7,000
12 Inch 56,475
16 Inch 900
Total 242,305 (45.9 miles)

RAW WATER MAIN (Linear Feet)

8 Inch 3,262
12 Inch 5,259
16 Inch 7,837
Total 16,358 (3.1 miles)

NOTES:
The original water main consists of cast iron, much of which remains in service today.
Since the early 1970's, upgrades have been made with ductile iron pipe.
Raw water main is high-density polyethylene pipe.
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TABLE C-2

CURRENT WELL CHARACTERISTICS

Revised July 12, 2011

ACTUAL RATED DEPTH CAPACITY

WELL (ft.) STATUS (gpm) (gpm)

Howell #3 213 Standby 350 325

Hayes Park #4 245 Active 350 280

Ash #5 272 Active 250 250

Franklin #6 346 Active 500 400

Kipp #7 358 Active 350 350

Avery Lane #8 400 Active 391 250

Temple St #9 352 Under construction 325

TOTAL CAPACITY 2,516gpm 1,875gpm

FIRM CAPACITY 2,016gpm 1,475gpm

NOTES:
 Firm Capacity represents the total capacity minus the largest producing well.
 Howell #3 is not connected to the new raw water lines.
 Howell Road well is normally in standby mode; emergency use only.
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TABLE C-3

CURRENT & PAST WATER PRODUCTION

Revised July 2011

YEARLY DAILY MONTHLY MONTHLY
TOTAL AVERAGE MAXIMUM MINIMUM

YEAR (MG) (MGD) (gpm) (MGD) (gpm) (MGD) (gpm)

2004 256 .890 618 1.570 1090 .349 242

2005 328 .895 622 1.646 1143 .527 366

2006 324 .888 617 1.567 1,088 .531 368

2007 346 .949 659 1.771 1,230 .579 402

2008 345 .943 655 1.848 1,283 .540 375

2009 314 .860 597 1.842 1,279 .395 274

2010 304 .832 577 1.326 921 .422 293

2011 317 .869 603 1.164 808 .610 422

NOTES:
The Maximum Day on record is 1.848 MGD (1,283 gpm) recorded in July 2008.



C-9

SANITARY SEWER SYSTEM (POTW)

Current Components & Capacities

The sanitary sewer collection system consists of approximately 32 miles of clay, concrete and, as of recently,
plastic pipe. The collection system starts as a 6-inch sewer lead from the buildings, which is the responsibility of
the property owner to repair and maintain. The sewer leads connect to the lateral sewers located in the streets
that ultimately connect to the interceptors that carry the sanitary sewage to the POTW Plant. Table 4 lists the
major interceptors in town. The majority of the 6-inch and 8-inch sewers were constructed prior to 1930, using a
bituminous sealer for the joints. Since 1958, rubber 0-rings have been used for the joints, significantly reducing
the possibility of groundwater leakage.

Sewage typically flows by gravity through the lines. There are times when significant changes in elevation occur,
particularly during new development, that the sewage must be lifted from a low area to a higher elevation in order
to flow. This is accomplished by pump stations, or lift stations. Table 5 lists the five lift stations in the system. The
Main Court pump station serves one short street and the Hunting Meadows pump station serves that subdivision.
The Curtis St. Lift Station serves the businesses along N. Cedar Street and the county jail facilities. The ISD Lift
Station serves the Career Center complex, Dart Container, the Riverwalk Meadows Subdivision, and the com-
mercial district fronting Legion Drive. Temple Street lift station serves the new water treatment plant and the
industrial district on Temple Street.

Lift stations are operating about 6-7 hours daily. The City's engineer recommends an upgrade when a lift sta-
tion's pumps run 8 hours per day. The elimination of Curtis Street Lift Station by relaying about 2700 feet of
sanitary sewer at an estimated cost of $250,000 does not appear to be cost effective.

The sanitary sewage enters the POTW Plant through a 30-inch pipe. The plant is a conventional activated
sludge plant. It is a Class B plant with a design flow of 1.5 million gallons per day (MGD). It was constructed in
1958 with additional improvements in 1975-77. Table C-6 gives the basic design criteria of the plant and Table
C-7 gives flow and plant loading data for the past several years. The plant load refers to the strength of the sew-
age that the plant must treat. This is also referred to as the biochemical oxygen demand (BOD). The data for the
year 2001 is skewed due to the extremely wet weather experienced in February and May.

Current Regulations and Proposed Projects

All dischargers of treated sewage to public waterways are permitted to do so by means of a National Pollutant
Discharge Elimination Systems (NPDES) Permit. This permit is required by the Federal Clean Water Act and
administered by the MDEQ. The permit specifies exactly how clean the treated sewage must be. It is a legal
document and contains enforceable limits on the final treated water that is discharged (effluent).

Mason has had a NPDES permit since 1973 and it is reissued every 5 years after a formal application has been
submitted to MDEQ. The current permit was issued on November 1, 2008 and will expire on October 1, 2012.
Typically, each reissued permit has effluent limits that are a little more restrictive than the prior one.

Mercury Analysis: Mercury has been a metal of concern for many years due to its potential health threats and
the fact that it is considered to be a bio-accumulating chemical of concern. In other words, its concentration in-
creases in organisms' tissues as it makes its way up the food chain.

The approved test method for mercury has had a detection limit of .2 micro-grams per liter, or parts per billion.
As of July 1999, the EPA approved a new mercury analysis method that has a detection limit of .5 nano-grams
per liter (ng/L) or part per trillion. This new method has a detection limit that is 400 times more sensitive. The
current limit in the permit is 30 ng/l, but the target water quality standard (the ultimate goal) for the receiving
streams is 1.3 ng/l.

A recent requirement in the current permit is the development of a Mercury Minimization Program (MMP). The
City’s MMP was approved by MDEQ and became effective on April 2, 2009.
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Previously, approximately 20,000 gallons of drinking water were used daily in the City of Mason.  An alternative
pumping system was constructed in 2010 to use treated effluent for the purpose of chlorinating, applying poly-
mer, and supplying pump seal water and spray foam, in place of using treated drinking water, thus saving the
City about 7 million gallons of drinking water annually.  This is consistent with water conservation and sustainabil-
ity.

TABLE C-4

INTERCEPTING SEWERS

Sycamore Creek Interceptor: 30-Inch diameter sewer extending from a point approximately where the old city
garage on North Jefferson Street sat south along Sycamore Creek to Mable Court. Constructed in 1990 replaced
to gain depth and slope to eliminate the Cherry Street lift station.

Willow Creek Interceptor: 18-Inch diameter sewer extending from Mable Court (30inch interceptor) west along
Willow Creek to Eugenia Drive. Constructed in 1990 to replace the old 15-inch interceptor, which had major infil-
tration.

Intermediate School District Interceptor: 15-Inch diameter sewer extending north from the ISD Lift Station
(north of D.P.W. facility) along Sycamore Creek to Howell Road. Constructed in the late 1960s and remains in
good condition.

Legion Drive/Howell Road Interceptor: 15-Inch diameter sewer extending from the ISD Interceptor north to
Howell Road and west, crossing US-127 and Cedar Street, to the end of Legion Drive. It was constructed in 1994
to service businesses on Legion Drive and Dart Container Corporation.

West Columbia Street Interceptor: 15-Inch diameter sewer extending west from the 30-inch Sycamore Creek
Interceptor at Maple Street to approximately the west city limits. Constructed in 1975 and extended to serve the
Coventry Woods and Sycamore Mobile Home Park developments in 1998.

East Side Interceptor: Constructed shortly after WWII, 15-inch and 18-inch sewer extending southeasterly
from the POTW Plant to Ash Street near Steele Street. In 1976 the interceptor was reconstructed as part of the
Waste Water Treatment Plant expansion.

East Columbia-Eastside Interceptor: 24-inch sewer interceptor constructed in 2007.  It begins near the inter-
section of Okemos and Randolph Streets, runs across Bond Park then beside the Rayner Drain to Mathews
Street. It then continues easterly along E. Columbia to Lawton St Street.

TABLE C-5

PUMP (LIFT) STATIONS

Name GPM/Pump Year Constructed
ISD Lift Station 300 1971 – Rebuilt in 2011
Curtis St. Lift Station 300 1964
Main Court Lift Station 80 1985
Hunting Meadows Lift Station 90 1992
Temple Street Lift Station 300 2007

NOTES:
 All the lift stations have two (2) pumps.

TABLE C-6
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POTW PLANT DESIGN DATA

DESIGN AVERAGE FLOW 1.5 MGD

POPULATION
EQUIVALENT (PE)

12,000 PEOPLE

PLANT LOAD 2,400 LBS/DAY

TABLE C-7

POTW PLANT AVERAGE FLOWS AND PLANT LOADS

Revised May 21, 2012

YEAR
PRECIP
(In.)

FLOW
(MGD)

BOD
(Lbs/Day)

BIOSOLIDS
(MG/YR)

POP. EQUIV.

1993 37.35 1.417 1247 1.076 6235
1994 35.98 1.247 1222 .745 6110
1995 26.90 1.183 1276 .630 6380
1996 27.67 .970 1560 .950 7800
1997 33.01 1.015 1508 .892 7540
1998 33.40 1.074 1592 .768 7960
1999 27.71 .863 1539 .786 7695
2000 36.13 .881 1569 .840 7845
2001 36.60 1.158 1623 .742 8115
2002 21.84 .992 1792 .775 8960
2003 30.51 .895 1724 .650 8620
2004 35.73 1.053 1642 .452 8210
2005 23.73 .947 1597 1.040 7985
2006 42.73 1.088 1694 .998 8470
2007 31.6 .979 1487 1.456 7435
2008 38.4 1.112 1526 .593 7630
2009 34.33 1.665 1653 .882 8265
2010 16.82 0.985 1915 .672 9575
2011 42.11 1.15 1693 .808 8465

NOTES:
 1 PE = .2 lbs of Plant Load
 The Plant Load in 1983, prior to Wyeth Laboratories pretreatment facility, was 3,061 lbs/day (over the

design).
 November 1995: Michigan Packaging began operations (increased load).
 May 1996: Wyeth Laboratories ceased operations (decreased flow).
 For 2001, February's average was 1.546 MGD and May's was 1.666 MGD and a total of 7.46" of rain.
 2004: May - 1.637 MGD average flow; monthly total of 9.41 inches of rain
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Appendix D

Municipal Services
CITY SERVICES

Much of the municipal services provided to the residents of Mason are based out of the City's administrative
complex at City Hall, 201 West Ash Street, one block west of the downtown area. The location is conveniently in
close proximity to the post office and library.

Police Department

The Mason Police Department, a full-time, full-service law enforcement agency, is conveniently located in the
first floor of the new Mason City Hall at 201 West Ash Street.  The Department staff is comprised of the Chief of
Police, two patrol sergeants, one detective corporal, nine police patrol officers, and three clerical support mem-
bers responsible for all staff support services.

The Department performs all the services expected of a full-time police department.  It is a community-based,
service-oriented operation which constantly evaluates its quality of service using citizen surveys, solicitation of
community input, and personnel performance reviews.  All levels of service are evaluated, and every member of
the Department is tasked with performing to his/her maximum ability, using a variety of problem-solving tech-
niques to resolve community problems and maximize the community’s quality of life.

The Department operates under a collaborative philosophy of maintaining partnerships with the community,
other law enforcement agencies and government services, and a variety of community-based organizations.
The Department also maintains a policy of openness and transparency which provides the community with a
window into its functions and standards, assuring all of the entire agency’s integrity, ethical standards, and effi-
ciencies.

In 2010, the City of Mason reported the third lowest crime level of all surrounding communities in the tri-county
area.   Its Violent Crime Index report was 71% below the national average, and its Property Crime Index was
56% below the national average (with 1.59 officers per 1,000 residents, as compared to the Michigan average of
1.88 officers per 1,000 residents).  The City of Mason is a safe and secure community with expectations of the
highest standards of government efficiency and an excellent quality of life for all its residents.

Fire Department

The Mason Fire Department operates out of two stations. Station 1 is located at 221 West Ash Street adjacent to
City Hall and houses the administrative offices as well as most of the firefighting equipment. The 12,403 square
foot facility was built on its current location in 1998 replacing the old station on the corner of Oak and Jefferson
Streets. Station 1 was dedicated and named the Chief James M. Pelton Memorial Fire Station in July 2002. Sta-
tion 2 is located at 615 Curtis Street and was built in 1976. The 1800 square foot building currently houses the
Ingham County Hazardous Materials truck, trailer and equipment as well as other reserve firefighting equipment.

Department staffing consists of a full time Chief, a paid on call Assistant Chief, Captain, two Lieutenants and 32
Engineer, Firefighter and or Trainees for a total of 38 members.
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The fire department fleet consists of:
1984 Wolverine, 3000 gallon tanker, 500 gallon per minute pump
1990 Grumman, 1000 gallon pumper, 1250 gallon per minute pump
1992 Chevrolet 3500, squad
1993 Dodge, 100 gallon brush truck, 11 gallon per minute pump
1995 Serro-Scotty Fire Safety House Trailer
2001 Pierce, 300 gallon, 105 foot aerial platform, 2000 gallon per minute pump
2002 Ford Expedition Command SUV
2007 HME, 3000 gallon pumper/tanker, 1250 gallon per minute pump
2010 Spencer, 1000 gallon rescue pumper, 1500 gallon per minute pump
2011 Achilles, 12 foot inflatable rescue boat
2011 Hallmark, Rescue Trailer

The fire service area includes the City of Mason, Aurelius Township and Vevay Township for a total of 73 square
miles serving a population of approximately 15,000 residents.

Services provided include but are not limited to fire suppression, fire prevention, vehicle extrication, haz-mat op-
erations, ice rescue, water rescue and search and rescue.

The City of Mason has an Insurance Services Offices (ISO) rating classification of 4. Aurelius and Vevay Town-
ships have a split rating classification of 7/10.

Mason Fire is a member of the Ingham County Tanker Task Force for rural water supply. We are also participat-
ing members of the Ingham County Haz-mat team. We have cooperative mutual agreements with all of the other
Ingham County fire departments as well as the east side of Eaton County.

Administrative Services and City Hall

The current city hall was built in 2010. The new structure is the first building in the City of Mason to be recog-
nized as a LEED (Leadership in Efficiency and Environmental Design) building. The new building houses the
following Departments:  Administration, Assessing, Finance, Police and Zoning and Department. The new city
hall complex also includes updated Police Department facilities, new communications tower, training rooms,
basement shelter, and ample parking.

The Council Chambers and Community Room is located on the main floor of City Hall.  This is a multi-purpose
room that can be divided into two meeting rooms by tract walls, facilitating more than one event at a time.  It is
primarily used for City Council meetings, various other board and commission meetings, election precincts for all
elections, as well as the Mason Area Senior Club.  This room is used by a variety of groups and residents for
various functions.

City Clerk

In June of 2010, the position of City Clerk was established as a separate officer of the city.  Previous to this, the
City Clerk position was incorporated into the City Administrator duties.  The responsibilities of the office of the
City Clerk include, custodian of the official City seal and records, records management, election administration,
voter registration, meeting management, cemetery administration, and, per the City Charter, a member of the
Cemetery Board of Trustees.   The City Clerk is also the clerk of the City Council, administrator of the community
room rentals, FOIA Coordinator, and the municipal meeting video coordinator.

Cemetery, Parks and Forestry

The City operates it’s only cemetery, Maple Grove Cemetery, located in the central portion of the City within the
northern sector. Established in 1844, it comprises approximately 38 acres with additional acreage available for
expansion. Sycamore Creek flows all along the eastern edge of the property which is important to the develop-
ment of the Hayhoe Riverwalk Trail throughout the City. Approximately 50 burials are performed on average per
year. The older portion of the cemetery has been listed on the National Register of Historic Places.
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The City of Mason owns and operates 8 municipal parks within the city limits totaling 92.74 acres and includes a
wide variety of seasonal recreation activities.  See table D-1 for more detailed information about Mason’s wide
range of recreation activities.  The City Land and Recreation Map at the end of this appendix provides the loca-
tion of each park.

In 2010, the City of Mason acquired Rayner Park from Ingham County.  Located on the east side of the City ad-
jacent to the Ingham County Fairgrounds, Rayner Park totals 62 acres and provides facilities for soccer, basket
ball and softball along with a playground, shelter, picnic tables, grills and a nature area. A series of ponds are
situated on the north end of the property which flow into Rayner Creek.

COUNTY SERVICES

Ingham County Courthouse

The historic courthouse is the dominant feature of the landscape in the downtown area. The building was dedi-
cated in 1905 and is actually the third facility utilized for county government purposes. Beginning in 1980 a major
renovation project was initiated for the courthouse square and Hilliard Building; during the ensuing fifteen years
over $10 million was spent on the project. Ingham County is governed by a 13-member board of commissioners
which oversees a budget of approximately $194 million (2012).

Ingham County Road Department

The Road Department has its offices on a 19 acre parcel in the northwest quadrant of Mason west of Cedar
Street. The Ingham County Road Department (ICRD) is governed by the Board of Ingham County Commission-
ers.  The ICRD is responsible for more than 1,253 miles of roads outside incorporated cities and villages
throughout Ingham County.  Through the efforts of its more than 70 employees and 450 pieces of equipment,
those roadways are cleared of snow and are kept in good repair.  In addition, the ICRD is responsible for traffic
signals, flashing beacons, bridges, road signs, and culvers within county road rights-of-way throughout Ingham
County’s 550 square miles. The Road Department depends on Act 51 funds, derived primarily from fuel taxes,
for its road maintenance and improvement activities.

Ingham County Drain Commission

The Drain Commissioner's offices are located at 707 Buhl Avenue in the northwest portion of Mason. This office
has responsibility for the storm drainage system throughout the county, including construction, maintenance and
the establishment of drainage districts. The Drain Commission and Road Department budgets, taken together,
account for approximately $17.5 million of the overall Ingham County budget.

Ingham County Parks

Offices housing the Ingham County Parks Board and staff are located in the Hilliard Building on the downtown
square across from the County Courthouse. The Parks Board oversees the operation of 1,400 acres of parkland.

Ingham County Fairgrounds

The Fairgrounds are adjacent to Rayner City Park on the east. The parcel is 71.5 acres in size and along with
the race track, grandstand and other fair facilities provides a community center, multipurpose exhibition area and
winter storage space. The fair board is responsible for a budget in excess of approximately $700,000; activities
are programmed throughout the year on the grounds.

FEDERAL SERVICES

U.S. Postal Service

The Mason Post Office, on the northeast corner of Ash and Park streets, was erected in the 1930s through the
work of the WPA. The Postal Service is outgrowing the existing building and the site has no room for expansion.
The Postal Service is looking for a site of approximately 1.8 acres as a minimal size. Efforts are underway to try
and accommodate the Post Office's needs while still retaining the service in the downtown area as an anchor for



D-4

the district.

OTHER SERVICES – NON-GOVERNMENTAL

Emergency Medical Service

EMS is provided primarily by Lansing-Mason Area Ambulance (LMAA), a private entity located just outside the
northwest corner of the city in Vevay Township. LMAA’s' s service area includes all of Ingham County, the
southern portion of Clinton County, the eastern portion of Eaton County, and the northern part of Jackson Coun-
ty. Locally the territory covered includes the City of Mason, the City of Leslie, the Village of Onondaga, the
Village of Dansville, Vevay Township, Alaiedon Township, Ingham Township, Leslie Township, Onondaga
Township, most of Aurelius Township, half of Bunker Hill Township. LMAA employs 12 full time and 52 part time
personnel utilizing nine ambulances, one ALS non-transport units and six wheelchair vans. Roughly 2,800 of
their 12,000 runs per year occur in Mason and the surrounding area. Typically, LMAA runs 12,000 wheelchair
transports per year. The City of Mason Fire Department, Police Department and LMAA share an excellent work-
ing relationship.

Library

The Mason Library at 145 W. Ash is owned by the City of Mason and operated by the Capital Area District Li-
brary as part of its 13 branch library system serving 13 communities and 23 municipalities. The building was
commissioned by Mr. Albert Hall and constructed in 1938 as a memorial to his wife ADA.  Through the years it
has undergone two expansions/renovations bring the total area used to 6,424 square feet on three floors.  The
library offers over 30,000 titles in circulation in various formats including printed materials, books on CD, music
CDs, DVDs, and electronic resources such as digital downloadables for eReaders.  The Mason Library also of-
fers high-speed internet accessible computers for patrons and serves as a WiFi hotspot.  The library provides a
full-range of educational and entertainment programs for children, tweens, teens, and adults.

The Mason Library’s immediate service area includes Mason plus most of Vevay Township and portions of
Alaiedon and Aurelius Townships.  Library services are funded through a millage of 1.56mils.  The library strug-
gles to keep up with increased visits, circulation, and the demands of an increasingly sophisticated clientele in its
current facility due to the building’s age, space constraints and lack of handicap accessibility.  The City and
CADL continue to work together to maximize efficient utilization of the current library facility and explore future
opportunities to expand the library and its services in the future. A major renovation of the Mason Library was
completed in 2012, which included upgraded equipment, interior remodeling, updated furnishings, roof repairs,
partial window replacement, storm sewer upgrade and landscaping.
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City of Mason Parks Inventory

Park Hayes Laylin Bond Maple Grove Bicentennial Lee Austin Griffin Rayner

Acres 9.22 7.2 5.3 5.2 2.27 0.9 0.65 62

Location W E Central Central SW Central S SE

Water Body N Y Y Y N Y N Y

Shelter Y Y N N N N Y Y

Restroom Y Y Y N N N N Y

Ball field Y N Y N N N N Y

B.B. Court Y N N N N N N Y

Tennis Ct. Y N N N N N N N

Table Y Y Y Y N Y Y Y

Grill Y Y N N N Y N Y

Play Equip. Y Y N N N Y N Y

Parking Y Y Y Y N Y Y Y

Other Sledding Fishing Skating - - - - Y*

*Rayner Park has a variety of facilities, including Rotary Stage for performing arts, 20 acres of woodland with hiking trails, native plant garden, and
ample open space.
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Appendix E

Transportation
Mason is situated along U.S.127 which connects the community to Jackson/I-94 to the south, 1-96 to the north,
as well as St. Johns and Mt. Pleasant further north through Lansing. M-36 is a state highway which originates on
the north end of Mason just south of the U.S.127/Cedar Street interchange and runs south then eastward
through town to Dansville and beyond to U.S.23. It is classified as a minor arterial by the Bureau of Transporta-
tion Planning at MDOT.

Multiple modes of transportation are available in the Mason area, and each will be discussed below.

Motorized Transport

Streets and Alleys

Mason has 12.25 miles of major streets and 19.11 miles of local streets. The City receives Act 51 state funds
for maintenance of these streets based on a formula allocating so many dollars per mile. The City also funds
street maintenance projects with General Fund tax revenues. Major streets include Jefferson, Okemos, Colum-
bia, Barnes, Lansing, W. South, Kerns, Peachtree, S. Cedar, Temple, a portion of Rogers and a combined route
of North/Mason/State/Sycamore/Maple/Oak.

In March, 2002 the City Council approved a Ten Year Street Improvement Plan with projected annual expendi-
tures ranging from $707,200 to $1,037,100 during the period. Again, these revenues come from a combination
of local tax revenues and Act 51 funds. The city now uses a Five Year Street Improvement Plan. The projected
annual expenditure continues to range from $707,200 to $1,037,100. The Street Improvement plan is typically
amended annually.

The Street Improvement Plan lays out an aggressive street maintenance/improvement program where signifi-
cant local projects are tackled annually. The street inventory has been expanding as new subdivisions have
developed. This development has introduced more private streets as well, which creates confusion over snow
removal and maintenance responsibilities.

Road Improvement Plans

The Michigan Department of Transportation (MDOT) resurfaced state highway M-36 (Ash and Cedar Streets) in
2008.  MDOT also resurfaced US-127 between the City of Mason and I-96 in 2009.  The section of US-127 be-
tween the City of Mason and Jackson was resurfaced in 1999. Kipp Road is tentatively scheduled for a deep
overlay during the 2015 fiscal year.

Delhi Township completed Cedar Street improvements and surrounding streetscape between Holt and Mason
in 2010.

Bridges

The Kipp Road bridge was replaced and the West South Street bridge was resurfaced in 2011. During the 2001
streetscape improvement, The nearby M-36(Ash Street)/Sycamore Creek bridge was renovated/replaced to en-
hance safety. The State Street bridge (Sycamore Creek) was replaced in 2003. The Howell Road Bridge (at
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Sycamore Creek) was replaced in 2008.

Trucks

Section 78-6 of the Mason City Code prohibits trucks from traveling through the city on any street unless desig-
nated as a truck route. The purpose of this ordinance is to protect the peacefulness of our residential
communities, structural soundness of buildings, safety of our pedestrians and the quality of our streets from
heavy truck usage.

Safety

The crash history for 2010 and 2011 reveal a total of 397 crashes reported to the Police Department.  With over
92 percent of the crashes reported, the Police Department concluded that there is no discernible pattern or
grouping indicting an established traffic problem.

Maintenance and Funding

The City of Mason uses City personnel for its own minor street repairs, which include pavement, curb and side-
walk repairs, and some installation. M-36 and portions of US-127 are maintained by the Michigan Department of
Transportation. Portions of the following streets within the city limits are maintained by the Ingham County Road
Department: Kipp, Howell, Hagadorn, Kerns and Okemos. As previously mentioned, funding for maintenance is
provided in part by the State through the Act 51 formula and in part by general City tax revenue.

Public Transportation

The Mason Limited/CATA

In August 2001, the Capital Area Transportation Authority (CATA) replaced the Mason Express with a new route
called the Mason Limited. The bus departs from Cedar & Kerns St. at 7:10 a.m. and travels on Cedar to Colum-
bia to State to Sycamore to Jefferson. The final morning stop in Mason is at the Mason Meijer on Hull Road.

After leaving the Mason Meijer, the bus travels north on US-127 to I-496 to downtown Lansing. The return trip in
the afternoon departs from the CATA Transportation Center on Grand Avenue at 5:00 p.m. with limited stops in
the downtown area before returning to Mason via I- 496 and southbound US-127. When in Mason, the afternoon
routing is the reverse of the morning routing. The bus is scheduled to arrive at Cedar & Kerns by 5:35 p.m. A fee
is required for all bus/van transportation provided by CATA.

CATA Rural Services

CATA Rural Services link the communities of rural Ingham County to each other and to the Lansing urban area.
Further trips within the Lansing area can then be made by transferring to one of CATA's fixed route buses.

CATA Rural Service is an advance-reservation, demand-response, curb-to-curb service available for residents of
rural Ingham County who are traveling within Ingham County for any trip purpose. Reduced fares are available
for senior citizens and people with disabilities. Rides must be scheduled at least one day before the day of the
trip. Service is available Monday-Friday from 7:00 a.m. to 6:00 p.m., excluding major holidays.

Rides are scheduled in advance by telephone. The telephone is answered from 6:30 a.m. to 6:00 p.m. However,
requests for rural trips must be received by 4:30 p.m.

Mason REDI-RIDE/CATA

Mason Redi-Ride is a demand-response service within the boundaries of Harper, Ives, Tomlinson, and College
Roads. In most cases, a bus can be at your pick up location within 30 minutes of the time you call. The days and
hours of service for the Mason Redi-Ride are: Monday-Friday 7:00 a.m. to 6:00 p.m. and on Saturday from 8:30
to 4:00 p.m.
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The Mason Connector/CATA is a regularly scheduled service that runs from Mason Town Center to Meijer on
South Pennsylvania, The departure times from Mason to Lansing are: Monday— Friday at 8:30 a.m., 11:00 a.m.,
1:00 p.m., 3:00 p.m. and 6:10 p.m. The departure times from Meijer on South Pennsylvania to Mason are: Mon-
day-Friday at 8:10 a.m., 10:35 a.m., 12:35 p.m., 2:35 p.m. and 4:15 p.m.

Sundays and Holidays

CATA Rural Service does not operate on Sundays or the major holidays of New Year's Day, Memorial Day, In-
dependence Day, Labor Day, Thanksgiving and Christmas.

Rideshare

CATA rideshare provides a computer matching service to aid in the formation of carpools and vanpools for
commuters to the Lansing area.

Railroad

The Jackson & Lansing Railroad (owned by Adrian & Blissfield) bisects the City of Mason. Some businesses,
including Kent Feeds, Mason Elevator and Blue Grass Landscaping currently have spurs from the railroad for
freight service. Three or four more spurs are possible for future businesses along the railroad if needed. Railway
access, as well as Interstate Highway access, from potential industrial sites enhances their economic develop-
ment potential. For example, Gestamp Mason and Lear are now located along the railroad. Additional interest in
this development is expected as the two new General Motors Assembly Plants in Lansing become more fully
operational.

The Amtrak Station in East Lansing provides passenger train services with access to Detroit, Toronto, Chicago,
Grand Rapids, and beyond.

Mason-Jewett Airport

Mason-Jewett Field is located south of Kipp Road and east of Eden Road in Vevay Township, southeast of the
City of Mason. The facility has a general utility classification and accommodates both business and recreational
use. The 75 foot -wide runway was lengthened to 4000 feet in 1998; business or cargo jets with light loads can
now land. There is no control tower; landings are handled by UNICOM; 600 foot ceiling and 1 mile visibility are
required. Basic instrument landing system (non-precision) instrument approach is specified. Also, while desig-
nated a "utility" airport, it is not expected to develop beyond cargo/charter airfield use. General passenger air
transport is handled through Capital City Airport which is north of Lansing.

The Ten Year Capital Improvement Plan of 2000 for Mason-Jewett Field/Capital Region Airport Authority sug-
gests the following projects: Complete perimeter fence Phases II-IV 2012;  2013 perform an Environmental
Assessment of runway 1-19; 2014 Design turf runway 1-19 and acquire easements for runway 1-19; 2015 con-
struct turf runway 1-19; 2016 Reconstruct runway 10-28 and parallel taxiway; 2017 Reconstruct taxi streets 1-7;
2018 Reconstruct parking lot; 2019 Reconstruct entrance road; 2020 Acquire SRE displacement plow; 2021 Ac-
quire SRE blower.

Lansing Community College offers aviation maintenance training geared to train and accredit hundreds of air-
craft mechanics with its FAA-approved Part 147 curriculum.

Non-motorized Transportation

As stated previously in this Plan, the City of Mason is striving to be a "Walkable Community". Providing widely
available and safe access to pedestrians of all ages should benefit residents of all ages (including school chil-
dren, senior citizens, and young families) with recreational opportunities for a healthier lifestyle; provide
affordable transportation between shopping, schools, workplaces and residences within our community; and en-
hance the friendly small town ambience that is desired by most residents. As walking options continue to
expand, a brochure/flyer and Internet posting should publicize this information. The Mason Historical Society's
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"walking tour" documents and the Maple Grove Cemetery walk information could be included.

Linear Trails

The Hayhoe Riverwalk Trail which follows the Sycamore Creek extends 2.5 miles north and south from Howell
Road to Kipp Road. This initiative was supported by the City of Mason's Recreation Plan and a generous dona-
tion from a private citizen. If available, additional state or federal funds could be sought to complement the
existing efforts. The Recreation Plan envisions this trail as an integral component of a larger regional trails sys-
tem extending from Leslie to Lansing, with additional links/loops within the city. For example, options include
connecting to the Lansing River Trail (via the Kenneth Hope Soccer Complex) and/or Burchfield Park near Holt
to the west; or to Leslie on the South. Within the City, linkages to "special interest areas" such as the antique
mall, fairgrounds, specialty shops on Cedar and downtown, Pink School and Museum should be considered as
methods to economically benefit the city by attracting more visitors.

Sidewalk Improvement Plan

The City of Mason has a very comprehensive approach to providing safe sidewalks throughout the community.
Ordinance No 73 enacted in 1968 indicates concrete sidewalks, meeting standard specifications, shall be con-
structed along both sides of every street shown on the city plat. Further, the city has developed and regularly
updates a long range sidewalk improvement plan which is implemented in coordination with the street improve-
ment plan.

Streetscapes

In 2001, the City of Mason combined the regularly scheduled street improvement effort with a grant of federal
funds from the Michigan Department of Transportation to renovate the downtown streetscape for enhanced aes-
thetics and safety. Diseased trees were removed and the attractiveness of downtown businesses improved. The
project involved the installation of brick pavers, imprinted concrete in some locations, concrete and sidewalk
work, new street trees, planters, trash receptacles and bollards. Planning for this effort was initiated by the City of
Mason's Tree Commission and then enjoyed broad support within the community. To benefit businesses located
in areas other than the downtown, additional streetscape renovations should be considered for future develop-
ment of the major highway commercial thoroughfares in the community. The Cedar Street, Jefferson Street, and
Ash Street business corridors should be especially considered. Of course, these plans can be related to improv-
ing the primary entrances into the city.

Bicycles

Bicycles are expected to use several different types of thoroughfares within the City of Mason including streets,
roads, alleys, and linear trails/parks. Further, the downtown streetscape has been designed to encourage safe
bicycle use.

Development Issues

Business and Industry Development

As previously done for other developments, such as Gestamp Mason, financial incentives for economic devel-
opment is available to support major transportation or other infrastructure requirements for new site locations or
expansions of manufacturing facilities or to support improvements to enhance existing business activity.

Tri-County Regional Planning Commission

The Tri-County Regional Planning Commission (TCRPC) is a multi-purpose regional entity recognized by the
state of Michigan.  The TCRPC supports the region of mid-Michigan by planning for and coordinating intergov-
ernmental solutions to growth-related problems, providing technical assistance to local governments and
meeting the needs of communities across the region. The TCRPC provides services in the areas of transporta-
tion, economics’, environmental, land use, data and maps. While participation by individual local units of
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government with the TCRPC is voluntary, many of the objectives of their Five Year and for the Twenty Year
Strategies are complementary to Mason's interests for improving the quality of life in our community and for pro-
moting business interests.

Access Management

"Access Management is a set of proven techniques that can help reduce traffic congestion, preserve the flow of
traffic, improve traffic safety, prevent crashes, preserve existing street capacity and preserve investment in
streets by managing the location, design and type of access to property" (Access Management Guidebook,
MDOT). The City needs to adopt these guidelines in order to better manage the future development of the com-
munity.
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Appendix F

The Downtown Area
A clearly distinguishable city center lies at the heart of a community's ability to retain its identity.  Mason is fortunate
to have a relatively healthy and thriving downtown area, with a strong rate of occupancy.  Anchoring the city center is
the historic Ingham County Courthouse, which dates back to 1904.  During the early 1980’s a benchmark deci-
sion was made to restore the structure.  This project cost over $10 million, spent over a 15 year period.  The
courthouse is part of the central business district as well as the Historic District.  The Historic District in turn is part of
the Downtown Development Authority (DDA) District, which also encompasses the antiques district to the north-
west.  It has been argued that no other community in Michigan has a courthouse and courthouse square with
the same degree of prominence and grandeur as Mason.

The downtown area has significant tangible and intangible value that is difficult to estimate and impossible to replace.
This value has been identified by community residents as having three components: providing a unique com-
munity identity; enhancing the historic aesthetics of the community; and providing a familiar and attractive setting
for social and cultural events such as ceremonies, festivals, parades and more.  The downtown acts as a "central
commons" to unify all of the city's neighborhoods.

The downtown area is bisected by M-36 (Ash Street), a state highway, and Jefferson Street running north and
south.  The city center roughly encompasses the same area as the Downtown Development Authority District
and the Historic District.  Boundary maps for the DDA District and the Historic District are included with this ap-
pendix.

The downtown area is a mixture of retail and service businesses, with apartment or "loft" housing in place on the
upper floors above the businesses. The "triangle of synergy" in the downtown is created by the post office, library
and city hall being located on the corners of Ash and Park Streets, just one block west of the courthouse square
where much of Ingham County's core business is conducted.

The Victorian Era Historic District also serves as a catalyst to attract visitors to the area.  The DDA is rein-
forcing and strengthening this impact of the Historic District through its façade grant program and has supported
several façade improvement projects since the program’s inception.  The DDA has also been very supportive of loft
renovations in the downtown area. Additionally, the successful completion of the streetscape project in 2001
greatly enhanced the downtown's appearance with brick pavers, new pavement and sidewalk, landscaping,
flower planters, litter receptacles and bollards.

Downtown Development Authority

The Mason Downtown Development Authority was created in 1984 by action of the Mason City Council.  The
MDDA was formed to prevent the deterioration of the buildings and infrastructure of downtown Mason and to
promote economic development.  The MDDA District consists of the buildings in downtown Mason and extends
to include the Mason Antiques Market on Mason Street.  MDDA is funded through the "capture" of a portion of
the real estate taxes paid by each property owner within the MDDA District.

Historic District Commission

In 1983, the City of Mason established the Historic District Commission (HDC) through a city ordinance.  Its
purpose and function is to safeguard the historical heritage of the City of Mason in designated areas.  A Historic
District was created that encompasses a portion of the downtown section of the city.  The charge given the HDC
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is consistent with the National Historic Preservation Act of 1966 and later amendments to foster civic beauty and
pride, promote the use of historic districts for the education, pleasure, and welfare of Mason's citizenry, and to
improve and stabilize property values in historic districts.  The Mason Historic District Commission is charged
with reviewing plans for construction, alteration, moving, exterior changes, signage, or the demolition of all build-
ings within the Historic District.
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Appendix G

Buildout Analysis
In May of 2010, the Mason Planning Commission began the process of updating its Master Plan
and shortly thereafter, embarked upon a chapter-by-chapter review of the plan and where the data
was determined to be outdated or there were identified changes in the strategic direction of the city
or changes in the desires of the community members, information in the Master Plan was modified
accordingly; this review process characteristically included the review and assessment of the origi-
nal build-out analysis performed in 2002.  While the population and housing characteristics have
changed between 2002 and 2012, the Commission found that the inferences and conclusions have
not.  The Commission, therefore, elected not to expend the resources to solicit revised analysis.
The findings in 2002, that there is over-capacity of planning residential land in the City of Mason and
surrounding areas projected to be the situation until at least 2020, are still relevant today.
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Appendix H

Summary of Housing
Maintenance

Survey/Research
Update on Housing Maintenance Efforts

In October 2010 the City held a public meeting for the purpose of staff and local landlords to dis-
cuss the implementation of a rental registration program. The landlord community objected to a
rental registration program and expressed various concerns.  The landlord community suggested
that a fire code may be more appropriate to address minimum safety concerns. Following this
meeting, city staff recommended several options, including adopting the International Property
Maintenance Code and/or International Fire Code (or other maintenance/fire code) and requiring
an inspection for occupancy only at the point of sale or change of occupancy, and then not again
until the next sale or change of occupancy. City Council stated that landlords should not be held
to different requirement than homeowners. No action was taken regarding a rental registration or
property maintenance program.

The following section provides the efforts pursued during the Master Plan update process that led
up to the Plan adopted in 2004.  The effort studied the housing conditions in the city at the time and
provides recommendations for improvements to the City’s housing stock. The Master Plan Update
Committee concluded that the results and recommendations provided in the 2004 study continue to
be relevant to this current master plan.



Report on the 2002 housing maintenance survey conducted by the Mason Land Use,
Zoning, and Housing Committee

Background
The Mason Master Plan completed in 1990 identified the following goal and strategies
related to housing maintenance:

1990 Goal: Promote the improvement and maintenance of existing housing stock,
especially in the historic district area.

What: Promote housing rehabilitation grants and loans
Who: City Council & Chamber of Commerce
When: 1991

What: Promote public education about housing improvement and maintenance
Who: City, Community Banks, Chamber of Commerce
When: 1991

In the early 1990s, a City Council motion to consider a housing maintenance code was
proposed and tabled for later consideration. In the mid-1990s, the Planning Commission
made a recommendation to City Council to consider adopting a maintenance housing
code, but no action was taken.

Since then, various facilitated sessions have been held with community members to think
about the future of Mason. For example, the "Vision for the Downtown" held at Vevay
Township Hall in spring of 1998, the economic study commissioned by the Downtown
Development Authority in 2000, and the kick-off for the Mason Master Planning Process
in fall of 2001. The results of this work indicate that residents place high value on the
historic character of the Courthouse Square and the surrounding streets filled with older
homes. The streets leading to downtown Mason are thought to be important as gateways
that should complement the Square. At the same time, the need to attend to improvement
and maintenance of the older homes has continued to be identified as a challenge.

More needs to be done before our valuable downtown is diminished further. Clearly, if
Mason is to capitalize on its strength of the historic character, the goal set forth in the
1990 Master Plan should be revisited and reinforced in the current Master Plan.

With this understanding, the Land Use, Zoning, and Housing Committee devised a
method to gather data about the status of the housing stock and property within Mason.
A survey of 17 property condition indicators was developed. It was adapted from the
International Property Maintenance Code published in 1998 by the International Code
Council (ICC). This group is comprised of representatives from Building Officials and
Code Administrators International (BOCA), the International Conference of Building
Officials (ICBO), and the Southern Building Code Congress International (SBCCI). The
"yes" or "no" indicators used by our Committee were taken from Sections 302 and 303
that address exterior property areas and structures (see attached survey).
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A typical question asked for the presence or absence of an easily observable condition,
for example: "does the property have peeling, flaking, or chipped paint"? To ensure data
reliability, properties were randomly selected by parcel number from Mason's tax rolls. A
surveyor visited and viewed 333 of the city's 1882 residential properties over the course
of two weeks in early Spring 2002. Winter had been fairly warm and dry so there was no
snow on the ground during the survey. High winds occurred on one of the survey days,
scattering branches and debris. Each property was viewed from the front sidewalk. The
seventeen questions were marked "yes" or "no" on individual forms, which also
contained the date and property address. The addresses were later removed to keep
everything confidential.

Next, the data from each property was put into an Excel software worksheet and
crosstabulated by streets and indicators. Percentages of properties marked "yes" and
"no" for each indicator were calculated. In addition to citywide results, the data was
organized into three categories. (See attached tables.)

Corridors to downtown (58 properties)
Corridors plus older streets surrounding downtown (193 properties)
Corridors, older streets, plus newer streets (277 properties)
Entire survey area (333 properties)

Then, graphic displays were created that compared the above-mentioned four categories
in terms of the percentages of indicators not met. Next, using these same four categories,
indicators not met were listed within the broad percentages.

Findings
A few patterns emerge from the analysis of the data. As one travels out from the
Courthouse Square, property conditions improve. Some of the most troublesome
properties are very close to the Square, and yet, it is the area immediately surrounding the
Courthouse Square that is most highly valued by city residents. The data from the
property maintenance survey shows that a high percentage of properties and housing
stock of the older streets surrounding the Court House Square need improvement.

Entrance Corridors. The highest percentage of poor maintenance is in the corridors
leading into the historic center of town. Accumulation of rubbish on the properties, and
peeling, flaking and chipped paint of the structures along these nine streets were highest
among the negative indicators. Accessory structures on properties also were identified as
deteriorating and in need of repair and ability to support imposed loads was questioned.
Conditions on walks, stairs and driveways were identified frequently as potentially
hazardous. Plant growth in excess of 10 inches was mentioned often.

Corridors and Older Streets. This category includes the 35 older streets surrounding the
historic center of town. Survey results show a high percentage of rubbish on these
properties, peeling and chipped paint, structures in need of repair, and potentially unsafe
walkways. In addition there were a fairly high number of areas of potential rodent

1-2



harborage and a fairly high number of disassembled vehicles were observed on these
properties.

Corridors, Older Streets and Newer Streets. When traveling further out from the historic
center to include the newer streets (64 streets), fewer negative indicators are noted.
Property maintenance is generally better. However, hazardous walks, rubbish and peeling
and/or chipped paint remain are found in this classification.

Entire Survey Area. The addition of the streets in new subdivisions (83 streets) to the
survey data increases the number of positively met indicators but the Committee finds
there are still enough problem areas to warrant a city-wide action plan.

The City of Mason should:

1. Promote the improvement and maintenance of existing housing stock, especially
in the historic district area

2. Determine areas that are deficient in the current city zoning ordinance for
necessary enforcement capability.

3. Consider adoption of a property maintenance code that would be useful to include
in the zoning ordinance.

4. Reallocate some portion of staff time to identifying specific properties from
which rubbish needs to be removed, unsafe structures need to be repaired or
removed, peeling and/or chipped surfaces on buildings needs to be repaired and
painted, and disassembled vehicles need to be repaired or removed.

5. Develop and publish a stepped process of code enforcement, including property
owner notification and timelines for remediation of the problem.

The Planning Commission and Cit), Council should:

1. Collaborate with the Downtown Development Authority, Historic District
Commission, and the Mason Area Chamber of Commerce to coordinate multiple
messages that appeal to a variety of audiences using various media to promote a
public information campaign about of the impact and importance of property
maintenance to the overall future.

2. Collaborate with the Downtown Development Authority, Historic District
Commission, and the Mason Area Chamber of Commerce to investigate, identify,
and publish information about low-interest loans for property maintenance

Respectfully submitted,

Mason Land Use, Zoning, and Housing Committee, Spring 2003
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Property Maintenance Survey Results by Street/Road Categories
Corridors-9 streets/roads

Between 0-25% of properties surveyed were marked "no" on the following indicators:

2,6,7,9,10,16

Between 26-50% of prope Hies survey were marked "no" on the following indicators

1,3*,4,5,8,12,13,14,15*,17

Over 50% ofproperties survey were marked "no" on the following indicator:

11
Corridors + Older Streets-35

Between 0-25% ofproperties surveyed were marked "no" on the following indicators:

2,6,7,8, 9,10,16

Between 26-50% ofproperties survey were marked "no" on the following indicators

1,3*,4,5,8, 11*,12,13,14,15*,17

Corridors + Older Streets + Newer Streets-64

Between 0-25% of properties surveyed were marked "no" on the following indicators:

2,6,7,8, 9,10,16

Between 26-50% of properties survey were marked "no" on the following indicators

1,3*,4,5,8,11*,12,13,14,15*,17

Corridors + Older Streets + Newer Streets + New Subdivisions-83

Between 0-25% of properties surveyed were marked "no" on the following indicators:

1,2,4,5,6,7,8,9,10,12,13,14,16,17

Between 26-50% of properties survey were marked "no" on the following indicators .

3, 11,15

*indicates high in % grouping
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PROPERTY MAINTENANCE SURVEY Date

PROPERTY ADDRESS

CURRENT LAND USE (sf, mf, home+business, busiftess; notes ________________

From the street or sidewalk, all of the exterior property areas appear to...

Y N 1. be maintained in a clean, safe and sanitary condition

Y N 2. be graded and maintained to prevent erosion of soil & accumulation of water

Y N 3. have walks, stairs, driveways, parking spaces free from hazardous conditions
Y N 4. be free of disorderly plant growth in excess of 10 inches

Y N 5. be free of noxious weeds

Y N 6. be free from rodent harborage and infestation
Y N 7. control discharge of gases, smoke, orders, or waste to abutting property

Y N 8. have all accessory structures maintained in sound and good repair

Y N 9. have no vehicle in a state of major disassembly, disrepair, or dismantled
Y N 10. have no damaged or defaced surfaces of structures, e.g., carving, graffiti

Y N 11. be free from any accumulation of rubbish or garbage

From the street or sidewalk, all of the structures...

Y N 12. are maintained in good repair, structurally sound and sanitary
Y N 13. have doors, door and window frames, porches and trim in good condition

Y N 14. are protected from the elements and decay by painting or other treatment
Y N 15. have no peeling, flaking and chipped paint

Y N 16. display the street number which is easily readable from the public way

Y N 17. are maintained free from deterioration & can support imposed loads
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Mason Master Plan Update – Online Visioning Survey Comments Nov. 2011
What things do you value most about our community?
 Small town living. Safe neighborhoods. Respectful neighbors.
 What I like most about our community is how we show a certain image. I likethe people; the sense of community I feel when I am in town.
 Small, quiet, walkable, and friendly with reasonable shopping andconveniences.
 The downtown area, and its overall sense of place.
 Excellent essential public services
 Quite small town atmosphere
 Nice people throughout the town, and not a lot of crime throughout thewhole town
 I like how our community is very tight knit and everyone is included.
 The people
 How close things are together, physically and including how tight knit thecommunity is.
 I value that people are so friendly and welcoming. Recently we moved hereand the warmth of everyone in the town is amazing.
 How friendly everyone is and it's a wonderful place to live.
 Neighborhoods
 Small town atmosphere, good school system, low crime rate.
 The close proximity to Lansing, Jackson, Okemos and Holt.
 The small town charm, without losing the 21st century interests
 The schools, community events, the mixture of farming, small business and"bedroom" community feel.

What are your favorite things about the City of Mason?
 Places to walk.
 Just the nice look and feel of it all.
 Good walkways (sidewalks, parks, and the Hayhoe trail.
 I like that it is a close knit community, safe place to live, and great place tobring up your kids.
 The sense of community, and more events.
 Our gorgeous Courthouse Square, community events, friendly people.
 Holiday traditions, nice sports facilities and teams, and mostly everything isin walkable distance
 The historical-like down town is beautiful.
 The parks
 The shops that are close together. The community's desire to help oneanother.
 I like how there are many events held in the main square like the recentmusic festival. It is a good way for the community to come together.
 It's easy to get around.
 Historical beauty to include downtown and many of the citizens



Mason Master Plan Update – Online Visioning Survey Comments Nov. 2011
 The downtown courthouse square area, Hayhoe Riverwalk trail, niceneighborhoods with well maintained houses.
 The unique styles of the single family homes
 The quaint look of the downtown area
 The charm of the family atmosphere of the community events
 Easy access to highways

Why do you live here? Why did you move here?
 Kids could walk to school. The city officials did not seem to intrude too muchin the lives of citizens.
 I have lived here my entire life, born and raised. Been here for over 24 yearsnow.
 Small urban area close to East Lansing that provides good housing and livingconditions
 Wonderful place for kids, good schools, and safe place to live.
 I've been in Mason since I was 3 months old. I really didn't have a choice tomove here back in 1964
 I moved here to raise my family in a town that was safe, small, and beautiful.
 Good school where the teachers care
 I live here because my mom decided to move me here at the age of three so Icould get a better education through Mason Public Schools.
 The community
 I live here because of the community and because it's convenient.
 I live here because we liked the school and found a affordable house.
 I grew up here.
 family considerations and professional reasons
 I grew up here and work in Mason.
 We moved to Mason to enjoy the small town feel of the community. Myhusband grew up in a small town and was missing that sense of a family-stylecommunity where everyone knows your name and/or your family.

What are your least favorite things about the City of Mason?
 Mason seems to be trying to become like the bigger cities with rules & lawsthat intrude. Also I see the hiring of code compliance "officers" as a bad step.It creates an us-vs.-them feeling, and fees or fines must now be assessedsomehow to pay for these employees and their vehicles. I don't see the needfor this and would like to see this program done away with. Also the crimerate seems to be rising lately, and I tend to lock my doors even during the daynow.
 I very much dislike the parking. Parking especially around the Ware'sPharmacy area and all around the courthouse here in town. Somethingshould be done more with parking, I believe.



Mason Master Plan Update – Online Visioning Survey Comments Nov. 2011
 apparent high number of rental units and the general maintenance of saidproperties
 Not enough sit down restaurants, as well as, lack of entertainment that keepsyou in the City.
 Some bad attitudes in town. They don't realize how good they have it.
 I don't think there is anything I dislike about the City of Mason. I wish it werelocated in a warmer climate but other then that, it's perfect!!
 Skate Park
 I dislike how the Veterans Day Parade is held during school hours sostudents that attend school on Veterans Day cannot watch and be there tosupport the Veterans. I think it would be great for the Veterans to see youthout on the streets as they ride by on their floats, being honored for what theydid for our community/ country.
 There little activities
 The crappy side roads that really need fixing.
 Some of the roads are not in very good condition.
 How little there is to do in town.
 Dumpy houses. Most of those are rentals.
 Lack of a nice restaurant or two (compared to say Williamston) is the biggestreason we spend our money outside of town.
 I also wish the Riverwalk trail was plowed in the winter so there would be aplace to walk the dogs. Part of it is done from the old water treatment plantout to the tower behind the subdivision, why not do the whole thing? Manypeople walk in the winter, but the sidewalks are usually salted which makesit a bad place to walk your dog. The River trail in Lansing is maintained allwinter so that's where we end up going.
 Current lack of leadership. No new ideas/promotions. Lack ofencouragement for constituent involvement in local government. Archaicideas for the Community. No encouragement for new small business growth.Some Community Leaders seem to not respect the opinions of thecommunity. Council does not appear to be cohesive, they appear to be morecompetitive with each other.

What are the biggest challenges in the City of Mason today?
 High Property Taxes! When I retire, I will have to move because I won't beable to afford the taxes anymore.
 I believe one of the biggest challenges we face is traffic and parking due tothe population booming.
 Budgeting and maintaining the small town feel. Also keeping a viabledowntown with some shopping options.
 Keeping properties kept up in these tough economic times. (blight)
 Maintaining essential services. Thank goodness for expansions of Meijer,Gestamp, Michigan Packaging to keep revenue going.
 Functioning during the winter, and it would be nice to maintain the roads alittle better
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 Budget cuts, and local business's going out of business.
 Theft-Home invasion
 Finding a job for teens. Getting over the idea that kids have input yet it's notimportant.
 N/A
 Getting a job close by.
 Financial picture
 Maintaining the parks and trail (mowing!?). Attracting new families whilemaintaining the small town atmosphere. Maintaining the quality of theschool system.
 Traffic flow and traffic signal timing at main intersections.
 Need more promotion of city attractions to draw more tourists to the town
 Encourage younger families to our community to maintain and increasepopulation growth. We can do this by helping to promote our great schools,pride in our homes and continue to encourage small businesses.
 Inspire cottage industries to bring more revenue and tourist interest to thearea.
 Continue to "Dress-up" the downtown area, encourage homeowners to takepride in their homes.

What ideas do you have for the future of the City of Mason?
 Maintain the small town feel, and discourage low cost or subsidized housingdevelopments.
 Support the parks financially and keep an activie economic development unitto bring more jobs into the community. Keep Keans alive and support theantique markets. Keep the weekend activities and the Thursday nightprograms as long as possible.
 Keep downtown intact while continuing to grow the tax base intelligently(ie.. mixture of industrial, commercial, and residential.
 Mason is positioned well geographically for any type of development. What Isee lacking are areas zoned for major office buildings. (e.g. the size of JacksonNat'l, Delta Dental, Accident Fund, etc)
 Keep it small and prosperous, please don't strive to become a big city.
 Senior Center, YMCA
 Remember the youth of the community while making decisions.
 To have incentives for businesses. This would help Mason grow.
 I really don't know.
 Recycling should be a more important aspect of the town. Add recycling binsmaybe?
 More businesses.
 Work on Industrial and commercial growth. Create codes to protect safety ofcommunity and provide resources. Allow wide variety of housing options toinclude ownership and rentals. Encourage retail businesses. Invest into the
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infrastructure of the city to keep us current and a good investment for newcitizens to move here.

 I'm not sure but it seems like another restaurant would attract people here.And I know it's been discussed and attempted before with the Firehouserestaurant, but apparently that wasn't as popular as we hoped it would be. Ilike how other communities have a big banner over a major road (CedarStreet) when they have a festival coming up like Downhome Days, SpringFling, Sun Dried etc. I think that gets a lot of people's attention.
 Promotion for cottage industry
 City-wide beautification contest, one for rental homes, one for homeownersand one for businesses
 Better promotion of current businesses/services in Mason to residents andnon-residents.
 Promotion of community health& fitness groups/programs, maybe awebsite/on-line magazine with area contact information.
 Map of historical farms/homes/businesses, (i.e. Grand Ledge Home HolidayTour).
 Promote a community-wide education day, promoting our schools andteachers with school open houses, festivals etc.



Downtown Area Residential and Housing Parks and Recreation
Courthouse Square 10 Deteriorating Housing (Rental Prop. Maintenance) 6 Establish YMCA 21
County Seat Status 7 Upkeep / Cleanliness of City (Trash from Renters & Apts.) 3 Four Seasons Activities 10
County Seat 3 Reasonable housing for young people 2 Interconnectivity of Trails (Lansing River, Hayhoe Riverwalk) 7
Town Square 2 Rental Code (Enforcement & Ordinances) 2 Expand Hayhoe Riverwalk 6
Courthouse 2 Difficult to maintain property 1 Trails that connect parks / circle the city 4
Downtown apartments (good use of space and enhances downtown experience) 1 Traffic in Neighborhoods 1 Regional Athletic Tournaments (Soccer, Trap Shooting) 4
Streets (maintenance/good curb& gutter) 1 Trail system (Interconnect with adjacent communities, add lighting) 3
Streets/sidewalk systems feel safe 1 Community Character Ice Skating at Rayner park 3
Open Space around Courthouse 1 Size and condition of library (maintenance/more space) 4 Bicycling in Community / Bike Infrastructure 2

How to attract young/new residents 3 Sledding at Hayes 1
Public Services and Infrastructure No place to smoke cigars 1 Strong Parks System 1

Fire Dept. / Quality of City Services 7 Media center might be more appropriate than library 1
Sidewalks 5 Jail - Inmates Walking Home After Release 1 Downtown Area
Public Safety Services 4 Remain County Seat 7
Own Emergency facilities (urgent care, fire dept, police) 3 Public Services and Infrastructure Leverage strong/vibrant downtown 2
Infrastructure - Water Supply 2 Pedestrian Traffic Crossing (ISD & Meijer) 4 More lofts downtown 1
County seat/courthouse 1 Taxes (home values down but taxes don't decrease) 3 Maintain Vibrant Downtown 1
CATA Buses 1 Snow Removal 2 More lofts downtown 1

Railroad Maintenance (Crossings & Appearance) 2
Historic Preservation Parking on streets causes problems 2 Business and Industry

Historical preservation (preserve nature of downtown) 3 Sidewalk Maintenance (Sidewalk additions in some areas) 2 Chain Hotels 6
Historic Buildings 3 High Taxes 2 COSCO 1
Historical Society / HDC 2 Can't Walk to Elementary Schools from all Neighborhoods 2 Expanded & Stronger Medical Facilities 2
Historical Preservation / Aesthetic 1 Expand city services geographically/lower costs 1 Low or No Commercial Vacancies Downtown 1
Historic Homes 1 Roads into Mason (Curbing - Kipp/Sitts) 1

Losing Municipal Employees / Services 1 Culture and Arts
Community Character Maintenance of Downtown Streets (Curbing, Edging, Weeds) 1 Arts & Culture 5

Library 1 Insect Control 1 Continue Trend of Arts and Culture 5
Hometown, USA 3 Bump outs/curbing into streets 1 Sculptures & Community Art 4
Post Office & Library 3 Wayfinding - People Get Lost 2 Fountains 4
Agricultural heritage 2 Poorly Maintained Landscape 1 Arts Commission 1
Proactive attitude of the city 2 Cedar Street between Ash & Columbia Need Improvement 1
Variety of Community Events 2 Side Roads Near High School - Need Repair 1 Historic Preservation
Community Theatre 2 Smell from Local Gas Wells 1 More Historic Designation Residential Districts 5
Proximity to Lansing and East Lansing (location) Community 1 Dangerous Intersection - Edgar & Barnes (Aurelius Township) 1 Maintain Local Heritage & Traditions 3
People 1 Access to Public Parking 1
Appearance of Community (Roads & Housing) 1 Community Character
Faith Community 1 Parks and Recreation Volunteer Bank - Volunteer Coordination 5
Low Crime Rate 1 Upkeep / Cleanliness of City (Trash from Renters & Apts.) 3 Community Clean Up Days (Seasonal) 4
Streetscapes 1 Skate Park 4 Mass Transit - Buses - to Downtown Lansing & to MSU 4
Friendly Neighbors 1 Trees & Upkeep of Natural Resources 2 Relocate Library to existing facilities (Inco graphics, Nazarene Church) 3
Strategic Geographic Location 1 Low Tree Limbs over Sidewalks 2 Keep Volunteerism Strong 3
Community Garden - Volunteers 1 Beautification (street scapes and/or hanging flower baskets) 2

Business and Industry Protect Small Town Feel / Prevent Sprawl 2
Parks and Recreation Support for Local Business 3 Preserve  existing library for other uses 1

Parks / Greenspace / Walkability 2 Vacant commercial/industrial spaces 2 Media center to replace library trail system 1
Water & Natural Resources 2 Polluting Businesses on Cedar (Condition of Cedar) 2 Better commercial/residential mixed land use 2
Recreation Areas 2 Vacant Buildings 2 Don't make any changes 2
Parks 1 Local Accommodations 2 Recycling Vision for Community 1

Mason Community Visioning Workshop
Consolidated Comments

Assets to Protect - Values Issues to Address - Least Favorites Visions / Ideas for Mason



Riverwalk trail 1 Commercial taxes too unbalanced 1 Local Attractions (Fire Dept. 9/11 Memorial) 1
Walkable/bikeable (safe community) 1 Location of Farmers Market 1
Hayhoe Riverwalk 1 Rear Elevations of Buildings 1 Media, Marketing and Public Info
Turtle and Fish Ponds 1 Consolidate City Info & Activities Info 2
Sycamore / Willow Creek - Natural Resources 1 Downtown Area Electronic Billboards Advertising Local Events 1
Rayner Park - Volunteers 1 Downtown Signage / Parking Signage 3 Branding Campaign 1

What the bollards look like 1
Schools Downtown Bollards 1 Public Services and Infrastructure

Public Schools System 3 Upgrade or replace wastewater treatment plant (POTW) 4
High School Sports Facility 2 Return of the Inter-Urban Rail Line 3
Good school system 1 Community Character Intermodal Transportation Hub 3
Schools (Growth & Opportunities) 1 Library 9 Community building/facility (Nazarene Church?) 2
ISD & CACC 1 Balance development of commercial, residential and industrial 6 Parking ramp for downtown parking 2
Friendly Students 1 Library Building / Facilities 4 Maintain good water resources 1
Re-use of Jefferson Street School 1 Attract People to Mason 4

Need Bed & Breakfast Establishments 4 Residential and Housing
Business and Industry Keep young talent 2 Senior housing/facilities -more assisted care 1

Diverse Industrial / Commercial Base 2 Perceptions of Mason (i.e. too far away) 2
Stable economy in Mason 1 Size of city (keep it small/rural) 1
Small business - downtown (locally owned/community feel) 1 Need Senior Center 1
Local Business Attractions 3 Linking Different Sectors of the Community 1
Commercial / Industrial Diversity 1
Sidewalk Dining 1 Media, Marketing and Public Info

Information Flow / Local Mass Media 5
Residential and Housing Promoting Community of Mason 2

Stability of the neighborhoods 1 Public Space for Media (Web, Radio, TV) 1
Neighborhoods / Safety 1 Lack of Community Paper or Radio 1
Senior Housing 1

Business and Industry
Need Hotel Chain 5
Vacant houses 1
NEZ program/marketing the incentives 1

Downtown Area
Downtown Area / Buildings 1 Public Services and Infrastructure
Courthouse 3 Recycling 5

Shrinking Tax Base (Ability to do more w/o $) 4
Public Services and Infrastructure No Parking at Times 2

Airport 1 Maintaining Balance of Services & Tax Rates 2
County Fair & Fairgrounds 1 Taxes 1

Walkability in Winter 1
Community Character

Sense of Community (Postman) 2 Residential and Housing
Land Barrier - Surrounded by Farmland 2 Incentives for housing development and ownership locally 3
Downtown Community Events 1 Property Maintenance 3
Proximity to Other Cities 1 Maintaining neighborhoods 2
Thursday Night Live! 1
Suburban "Feel" 1 Parks and Recreation
Holiday Traditions - Santa Claus 9 Parks Not Handicap Friendly 3

Parks and Recreation Downtown Area
Rayner Park 1 Developing lofts downtown 1
Walkability 1 Lure Area Visitors to Downtown 1
Park System 1

Assets to Protect - Favorites

Issues to Address - Challenges



Business and Industry
Variety of Commercial & Services 2
Local Shops (Hardware) 1
Core Commercial Area 1

Schools
Best School System 6
Schools 4

Community Character
Small town feel (knowing neighbors, safety) 3
Christmas parade/lighting 3
Sun dried music festival 2
Great Place to raise a family 2
Rural / Semi Rural Small Town Character 2
People 1
Location 1
Family connection 1
Grew up in similar small community 1
Like the community 1
Great mix of assets 1
Quiet community 1
Courthouse lawn concerts 1
Born / Raised (Family Connections) 1
Close to MSU (students / alumni) 1
Location (Close to Lansing & E.L.) 1
Convenient Location 1
Halfway Between Lansing and Jackson 1

Public Services and Infrastructure
Frugal City Government 1
Fewer Urban Challenges 1

Historic Preservation
Local Heritage 3

Business and Industry
Employment 1
Mason Meijer (compared to other Meijer stores) 1

Residential and Housing
Newer housing developments 1

Assets to Protect - Why Mason



Downtown Area Residential and Housing Parks and Recreation
Courthouse Square 10 Deteriorating Housing (Rental Prop. Maintenance) 6 Establish YMCA 21
County Seat Status 7 Upkeep / Cleanliness of City (Trash from Renters & Apts.) 3 Four Seasons Activities 10
County Seat 3 Reasonable housing for young people 2 Interconnectivity of Trails (Lansing River, Hayhoe Riverwalk) 7
Town Square 2 Rental Code (Enforcement & Ordinances) 2 Expand Hayhoe Riverwalk 6
Courthouse 2 Difficult to maintain property 1 Trails that connect parks / circle the city 4
Downtown apartments (good use of space and enhances downtown experience) 1 Traffic in Neighborhoods 1 Regional Athletic Tournaments (Soccer, Trap Shooting) 4
Streets (maintenance/good curb& gutter) 1 Trail system (Interconnect with adjacent communities, add lighting) 3
Streets/sidewalk systems feel safe 1 Community Character Ice Skating at Rayner park 3
Open Space around Courthouse 1 Size and condition of library (maintenance/more space) 4 Bicycling in Community / Bike Infrastructure 2

How to attract young/new residents 3 Sledding at Hayes 1
Public Services and Infrastructure No place to smoke cigars 1 Strong Parks System 1

Fire Dept. / Quality of City Services 7 Media center might be more appropriate than library 1
Sidewalks 5 Jail - Inmates Walking Home After Release 1 Downtown Area
Public Safety Services 4 Remain County Seat 7
Own Emergency facilities (urgent care, fire dept, police) 3 Public Services and Infrastructure Leverage strong/vibrant downtown 2
Infrastructure - Water Supply 2 Pedestrian Traffic Crossing (ISD & Meijer) 4 More lofts downtown 1
County seat/courthouse 1 Taxes (home values down but taxes don't decrease) 3 Maintain Vibrant Downtown 1
CATA Buses 1 Snow Removal 2 More lofts downtown 1

Railroad Maintenance (Crossings & Appearance) 2
Historic Preservation Parking on streets causes problems 2 Business and Industry

Historical preservation (preserve nature of downtown) 3 Sidewalk Maintenance (Sidewalk additions in some areas) 2 Chain Hotels 6
Historic Buildings 3 High Taxes 2 COSCO 1
Historical Society / HDC 2 Can't Walk to Elementary Schools from all Neighborhoods 2 Expanded & Stronger Medical Facilities 2
Historical Preservation / Aesthetic 1 Expand city services geographically/lower costs 1 Low or No Commercial Vacancies Downtown 1
Historic Homes 1 Roads into Mason (Curbing - Kipp/Sitts) 1

Losing Municipal Employees / Services 1 Culture and Arts
Community Character Maintenance of Downtown Streets (Curbing, Edging, Weeds) 1 Arts & Culture 5

Library 1 Insect Control 1 Continue Trend of Arts and Culture 5
Hometown, USA 3 Bump outs/curbing into streets 1 Sculptures & Community Art 4
Post Office & Library 3 Wayfinding - People Get Lost 2 Fountains 4
Agricultural heritage 2 Poorly Maintained Landscape 1 Arts Commission 1
Proactive attitude of the city 2 Cedar Street between Ash & Columbia Need Improvement 1
Variety of Community Events 2 Side Roads Near High School - Need Repair 1 Historic Preservation
Community Theatre 2 Smell from Local Gas Wells 1 More Historic Designation Residential Districts 5
Proximity to Lansing and East Lansing (location) Community 1 Dangerous Intersection - Edgar & Barnes (Aurelius Township) 1 Maintain Local Heritage & Traditions 3
People 1 Access to Public Parking 1
Appearance of Community (Roads & Housing) 1 Community Character
Faith Community 1 Parks and Recreation Volunteer Bank - Volunteer Coordination 5
Low Crime Rate 1 Upkeep / Cleanliness of City (Trash from Renters & Apts.) 3 Community Clean Up Days (Seasonal) 4
Streetscapes 1 Skate Park 4 Mass Transit - Buses - to Downtown Lansing & to MSU 4
Friendly Neighbors 1 Trees & Upkeep of Natural Resources 2 Relocate Library to existing facilities (Inco graphics, Nazarene Church) 3
Strategic Geographic Location 1 Low Tree Limbs over Sidewalks 2 Keep Volunteerism Strong 3
Community Garden - Volunteers 1 Beautification (street scapes and/or hanging flower baskets) 2

Business and Industry Protect Small Town Feel / Prevent Sprawl 2
Parks and Recreation Support for Local Business 3 Preserve  existing library for other uses 1

Parks / Greenspace / Walkability 2 Vacant commercial/industrial spaces 2 Media center to replace library trail system 1
Water & Natural Resources 2 Polluting Businesses on Cedar (Condition of Cedar) 2 Better commercial/residential mixed land use 2
Recreation Areas 2 Vacant Buildings 2 Don't make any changes 2
Parks 1 Local Accommodations 2 Recycling Vision for Community 1

Mason Community Visioning Workshop
Consolidated Comments

Assets to Protect - Values Issues to Address - Least Favorites Visions / Ideas for Mason



Riverwalk trail 1 Commercial taxes too unbalanced 1 Local Attractions (Fire Dept. 9/11 Memorial) 1
Walkable/bikeable (safe community) 1 Location of Farmers Market 1
Hayhoe Riverwalk 1 Rear Elevations of Buildings 1 Media, Marketing and Public Info
Turtle and Fish Ponds 1 Consolidate City Info & Activities Info 2
Sycamore / Willow Creek - Natural Resources 1 Downtown Area Electronic Billboards Advertising Local Events 1
Rayner Park - Volunteers 1 Downtown Signage / Parking Signage 3 Branding Campaign 1

What the bollards look like 1
Schools Downtown Bollards 1 Public Services and Infrastructure

Public Schools System 3 Upgrade or replace wastewater treatment plant (POTW) 4
High School Sports Facility 2 Return of the Inter-Urban Rail Line 3
Good school system 1 Community Character Intermodal Transportation Hub 3
Schools (Growth & Opportunities) 1 Library 9 Community building/facility (Nazarene Church?) 2
ISD & CACC 1 Balance development of commercial, residential and industrial 6 Parking ramp for downtown parking 2
Friendly Students 1 Library Building / Facilities 4 Maintain good water resources 1
Re-use of Jefferson Street School 1 Attract People to Mason 4

Need Bed & Breakfast Establishments 4 Residential and Housing
Business and Industry Keep young talent 2 Senior housing/facilities -more assisted care 1

Diverse Industrial / Commercial Base 2 Perceptions of Mason (i.e. too far away) 2
Stable economy in Mason 1 Size of city (keep it small/rural) 1
Small business - downtown (locally owned/community feel) 1 Need Senior Center 1
Local Business Attractions 3 Linking Different Sectors of the Community 1
Commercial / Industrial Diversity 1
Sidewalk Dining 1 Media, Marketing and Public Info

Information Flow / Local Mass Media 5
Residential and Housing Promoting Community of Mason 2

Stability of the neighborhoods 1 Public Space for Media (Web, Radio, TV) 1
Neighborhoods / Safety 1 Lack of Community Paper or Radio 1
Senior Housing 1

Business and Industry
Need Hotel Chain 5
Vacant houses 1
NEZ program/marketing the incentives 1

Downtown Area
Downtown Area / Buildings 1 Public Services and Infrastructure
Courthouse 3 Recycling 5

Shrinking Tax Base (Ability to do more w/o $) 4
Public Services and Infrastructure No Parking at Times 2

Airport 1 Maintaining Balance of Services & Tax Rates 2
County Fair & Fairgrounds 1 Taxes 1

Walkability in Winter 1
Community Character

Sense of Community (Postman) 2 Residential and Housing
Land Barrier - Surrounded by Farmland 2 Incentives for housing development and ownership locally 3
Downtown Community Events 1 Property Maintenance 3
Proximity to Other Cities 1 Maintaining neighborhoods 2
Thursday Night Live! 1
Suburban "Feel" 1 Parks and Recreation
Holiday Traditions - Santa Claus 9 Parks Not Handicap Friendly 3

Parks and Recreation Downtown Area
Rayner Park 1 Developing lofts downtown 1
Walkability 1 Lure Area Visitors to Downtown 1
Park System 1

Assets to Protect - Favorites

Issues to Address - Challenges



Business and Industry
Variety of Commercial & Services 2
Local Shops (Hardware) 1
Core Commercial Area 1

Schools
Best School System 6
Schools 4

Community Character
Small town feel (knowing neighbors, safety) 3
Christmas parade/lighting 3
Sun dried music festival 2
Great Place to raise a family 2
Rural / Semi Rural Small Town Character 2
People 1
Location 1
Family connection 1
Grew up in similar small community 1
Like the community 1
Great mix of assets 1
Quiet community 1
Courthouse lawn concerts 1
Born / Raised (Family Connections) 1
Close to MSU (students / alumni) 1
Location (Close to Lansing & E.L.) 1
Convenient Location 1
Halfway Between Lansing and Jackson 1

Public Services and Infrastructure
Frugal City Government 1
Fewer Urban Challenges 1

Historic Preservation
Local Heritage 3

Business and Industry
Employment 1
Mason Meijer (compared to other Meijer stores) 1

Residential and Housing
Newer housing developments 1

Assets to Protect - Why Mason
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