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TO:  Perry Township Citizens and Township Board 
 
FROM:  Perry Township Planning Commission 
 
The Township Planning Commission submits this Land Use Plan for review and comment from Board Members and 
citizens.  Inside this booklet are several new data results and support updated Township programs that are involved in 
growth managementCspecifically, zoning.  Also, there are several goals and policies that demonstrate a stance the 
Township will promote on several land development issues. 
 
The public hearing process is more than a way to install corrective details into the Plan.  The public hearing is a 
broadening of the base of support for a Township growth strategy.  The Commission holds that this document is a 
positive statement for a formation of landscape where other land uses may be compatible with agricultural and residential 
settings.  It is also a statement in favor of commercial, industrial and recreational pursuits.  It is hoped that this hearing 
will result not only in suggestions for refinements to the plan, but also a community-wide expression of values for the 
best future of Perry Township's land resources. 
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INTRODUCTION 

Need Of A Land Use Plan 

Land use is a complex issue, dealing with the interrelationship of two basic resources; land resources and the 
human resources.  Land is a fixed, irreplaceable, non-expandable resource with varying capacities.  
Population is a dynamic, mobile resource which is continually changing.  We are faced today with the 
challenge of accommodating more people on a fixed amount of land. 
 
Our relationship to the land resource is one of both dependence and dominance.  We depend upon land and 
associated environmental systems for all of the necessities that sustain life.  At the same time, human society 
has developed, to a high degree, the ability to dominate and utilize the resource.  Land use planning is an 
attempt to establish and maintain a balance between the development and preservation of the land resource in 
order that it may provide a satisfying life for present generations and retain the ability to support the 
generations to come. 
 
Historically, public opinion has favored unrestricted development of the land at the expense of natural 
systems.  This attitude was due to the belief that the supply of land was virtually unlimited.  However, our 
ever increasing population and its mobility has changed how we must perceive development. 
 
We cannot, nor should we, put an end to new development; however, we do need to re-think some of our 
basic attitudes toward land.  Land is no longer a commodity to be exploited; it is an important resource, with 
varying capabilities and tolerances, which warrants protection. 
 
In order to protect our land and related environmental systems, we need to determine both that a site is 
capable of supporting a specific development, and also that the development is the best or most suitable use of 
the site. 

Justification 

The purpose of the Perry Township Land Use Plan (the "Plan") is to guide the future development of land 
within the township so that development takes place in an orderly, efficient, and attractive manner.  
According to Michigan's Township Planning Act, Act 168 of the Public Acts of 1959 as amended, such a plan 
shall be made with the general purpose of:  Promoting public health, safety and general welfare; to encourage 
the use of resources in accordance with their character and adaptability; to avoid the overcrowding of land by 
buildings or people; to lessen congestion on public roads and streets; to facilitate provision for a system of 
transportation, sewage disposal, safe and adequate water supply, recreation and other public improvements; 
and to consider the character of the township and its suitability for particular uses judged in terms of such 
factors as the trend in land and population development. 
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Scope 

The Perry Township Land Use Plan is an advisory plan to assist municipal and township officials and the 
private sector in their day-to-day decisions on land use and development.  The purpose of the Plan is to 
provide a broad public policy framework for the conservation of our natural and manmade environment, as 
well as for the use and development of land to meet the needs of the future. 
 
The Land Use Plan is an official public document adopted by a local government.  It is used as a policy guide 
to aid in making decisions affecting the physical development of the community based on the considerations 
of physical, social, economic and environmental elements of that community. 
 
The Perry Township Land Use Plan seeks to achieve its advisory purpose within the context of the system of 
government established in the constitution and statutes of the State of Michigan.  The constitution and the 
statutes clearly grant authority for land use decisions to local units of government. 
 

a. Realization of the Plan: 
 

The Plan was designed under the assumption that the township will be able to maintain and enhance 
its economic and environmental health.  It is essential that the private sector work in concert with the 
public sector to stabilize older communities and to provide for new development when and where 
needed. 

 
b. Basic Concepts of the Plan: 

 
The basic concepts of the Land Use Plan are as follows: 
- flood prone areas, environmentally sensitive areas, natural areas and agricultural land in rural 

areas should not be urbanized; 
- urban conservation and development activities should be centered in or adjacent to municipalities 

which have the full range of municipal, waste water and transportation services to support 
present population; and, 

- local units of government cannot always economically extend their services to accommodate new 
development and thus require a cooperative effort with the city and village within the township to 
develop the plan. 

 
c. Planning Process: 

 
Plan adoption will mark the completion of the plan update phase of the township land use planning 
process.  The township Land Use Plan is not simply a product of the Township Planning 
Commission.  Citizens and units of government within the township have been involved in the 
process. The Plan, in large part is a product of the advice, assistance and comments of the people and 
governments of the township. 
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Citizens and local governments have been involved in the process in each of the major steps in Phase 
One. It is the intention of the Township Planning Commission to maintain opportunities for citizen 
participation and increased local government involvement throughout the second phase, which 
consists of plan implementation activities and other comprehensive planning activities. 
 
Within this Land Use Plan, the following components are contained: 
1. A profile which discusses the various facets of the Township; its history, people, economy, 

natural resources, and the future outlook. 
2. General goals which establish a philosophy for the Plan.  The goal statements are long-range and 

set the tone for more detailed policy statements and objectives which follow. 
3. Land use policies which specify the township position and actions to be taken regarding land use 

and related development.  Some of the policies included in the Plan are short-range, which will 
give immediate impact on the attainment of a goal. 

4. Implementation proposals and techniques are identified.  No plan will implement itself.  
Implementation requires considerable effort devoted to a preconceived strategy.  Thus, those 
mechanisms available to the township, as well as to the units of government and the general 
public are identified and discussed in terms of their role in the implementation strategy. 

 
Keeping the Land Use Plan responsive to human needs will entail a watchful process of monitoring both land 
use trends and public opinions of land issues.  The Township Planning Commission will continue to collect 
and analyze relevant information and to make it available to the public. 

The Land Use Plan Vs. The Zoning Ordinance: 

A land use plan determines the basic pattern of the future use of land in a community.  It shows how different 
types of land uses are situated relative to each other.  A land use plan is only one component of a master plan, 
which typically includes other elements such as a facilities plan, a thoroughfare plan, a recreation plan, and so 
forth. 
 
A land use plan has no regulatory power, and depends primarily on a zoning ordinance for its implementation. 
 The plan is prepared with the initial intent of being implemented by the Shiawassee County Zoning 
Ordinance.  It is hopeful that a cooperative effort is established and maintained between the Perry Township 
Land Use Plan and the Shiawassee County Planning Commission to ensure that zoning district designations 
and densities, as well as district boundaries on the official county zoning map will be based closely on this 
plan and that strong consideration will be given this plan when making county zoning decisions. 
 
Upon completion of the Land Use Plan, an evaluation will be made by the Township Planning Commission to 
determine the feasibility of preparing a  Perry Township zoning ordinance to implement the plan. 
 
The reason for maintaining a close relationship between the township land use plan and the county zoning  
ordinance is that the courts stress the importance of a land use plan as a foundation for the zoning ordinance 
and zoning map.  Zoning regulations must be based on legitimate public purposes such as promoting public 
health safety and welfare, promoting wise and efficient expenditure of public funds, and so forth.  A land use 
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plan contains documentation which substantiates that the public interest is being advanced in the provisions of 
the zoning ordinance. 

Benefits Of A Land Use Plan: 

A land use plan has many potential benefits for a community. 
 

» as discussed above, a land use plan provides a better legal footing for the zoning ordinance.   
» property values can be protected and enhanced by the prevention of incompatible land uses from 

locating close to each other.   
» a community's natural resources can be conserved, its environmentallyBsensitive areas can be 

protected, and its unique character can be preserved.   
» a land use plan administered by the planning commission promotes an orderly process by which 

public officials and citizens can monitor and review proposed development. 
» it provides data which is useful to the community in its economic development efforts aimed at 

improving its quality of life.   
» a land use plan can be a source of community pride, it demonstrates that a community desires to take 

an active role in shaping its destiny. 
 
A land use plan is not intended to be a permanent document.  The factors considered in this Plan will change 
over time and the Plan will need to be updated.  It is recommended that the Perry Township Land Use Plan be 
completely updated no later than ten years from the time of its adoption, although a comprehensive review 
after five years would be appropriate. 
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AREA HISTORY 

A History of the Perry Area (Compiled By Ray Watkins) 

Geologic evidence shows that with the retreat of the Wisconsin glacier, some 10,000 to 12,000 years ago, the 
physical features of this area were formed-its streams, soils, gravel deposits and lakes all being a part of that 
formation. 
 
When the wilderness in this area was first penetrated by white explorers, they found it occupied by bands of 
Indians of the Saginaw tribe of the Ojibway and Chippewa nations, and a few Ottawas.  It is obvious that 
Indian names play an important part in lore of this area, when we think of the fact that a lot of counties 
adopted Indian names for their identification, and colleges and universities were often recognized and 
identified with their Indian nicknames. 
 
A lot of Counties in Michigan ended up with Indian names-including our own Shiawassee-but after that 
townships, cities and villages in this area tended to be named after persons. 
 
The name Shiawassee, derived from Indian Lore, means Rolling or Sparkling Waters, with the county taking 
its name from the Shiawassee River which enters the county from the southeast corner, passes through Byron, 
Vernon, Corunna, and Owosso and then flows north into Saginaw Bay. 
 
The county was established by Governor Cass on September 10, 1822. 
 
Perry is deemed to have taken its name from the distinguished naval officer Oliver Hazard Perry.  While there 
are those who may have disputed this, it seems to be a very logical explanation.  Some say that it was named 
after Perry, New York, because that is the state that some of the early settlers came from.  Others insist that 
there were Perry families who lived here, and the town and township were named after them, but as near as I 
can document, they lived here after the town was established.  There is little doubt that the town was named 
after the township, since the township was here many years before Perry Center and the Village of Perry were 
established. 
 
It seems logical that it could have been named after the naval officer, because in those days, people sought  
some logical basis for establishing a place's name. 
 
It is only fitting then, that we should learn a little bit about him.  Oliver Hazard Perry was born at South 
Kingston, Rhode Island, on August 20, 1785, and died aboard ship off the Port of Spain, Trinidad, on August 
23, 1819.  He had a younger brother, Matthew Calbraith Perry, born also at South Kingston, Rhode Island, 
April 10, 1784, and who had an equally illustrious career with the United States Navy, and had served aboard 
ships commanded by his brother. 
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Oliver Hazard Perry entered the Navy as a Midshipman in 1799, cruised the West Indies and served in the 
war against the Barbary States.  In 1807, he was commissioned a Lieutenant, and in 1809 was given command 
of the U.S.S. Revenge, which in 1811 was wrecked off Watch Hill, Rhode Island.  An official court of inquiry 
absolved him of all blame, and at the outbreak of the War of 1812, he was placed in command of a group of 
gunboats at Newport, Rhode Island.  At his own request, he was transferred in February, 1813, to Lake Erie, 
under the command of Commodore Isaac Chauncey.  He was then ordered to Sacketts Harbor, New York, to 
superintend the construction and equipping of a fleet of nine vessels.  Taking advantage of the absence of the 
British squadron, Perry succeeded in getting out of port and engaging the British.  His superior squadron 
gained a complete victory over the British for the Americans and brought about his now famous dispatch to 
Major General William Harrison-"We have met the enemy and they are ours". 
 
The battle gave complete control of Lake Erie and enabled land forces, in subsequent operations, to force the 
British, for the first time in history, to give up a naval squadron by surrender. 
 
Perry was promoted to the rank of Captain and was rewarded and honored by Congress and the people of the 
United States.  In July, 1814, he was put in command of the "Java", but did not engage in any further large 
scale operations against the British. 
 
During a cruise in the Mediterranean, he had difficulties with one of his officers, and they were both court 
marshaled and reprimanded.  Later the two fought a duel.  Outcome of this duel cannot be found in present 
day records. 
 
In May, 1819, Perry was given command of a small fleet going to South America.  While on a river in 
Venezuela he fell ill with yellow fever and died a few days later.  He was buried at Port of Spain, Trinidad.  In 
1926, his body was brought back to Newport, Rhode Island and reburied. 
 
The first settlement in Perry Township was by Josiah Purdy in the fall of 1836.  Upon the north half of his 
land now stands the Village of Morrice.  Purdy built a log cabin which was the first built in the township by a 
white man.  It stood just east of the present Morrice Elementary School. 
 
An Indian trail passed near the door of his cabin, and over it at times in their own peculiar single file, long 
lines of Indians passed.  They were at first totally oblivious to the presence of Purdy's cabin, but gradually 
became acquainted with him, and eventually became quite friendly. 
 
Occasionally, they would stop in during a storm and the spend the night.  They would sleep on the floor and it 
was not uncommon to find the floor almost solidly covered with them.  They often left suddenly without 
explanation leaving their guns standing in the corner of the room, and be absent for weeks at a time.  Purdy 
never touched their guns, or allowed anyone else to interfere with them, and thus gained their confidence. 
 
In the spring of 1836, Purdy plowed a small piece of ground for a garden, which is thought to be the first land 
ever plowed in the township.  Mrs. Purdy (Diantha) died in 1866 and Mr. Purdy died in 1868.  They are 
buried in Perry Township's Roselawn Cemetery. 
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During the months that followed, many new settlers came to the area. Some bought land and remained, but 
others became discouraged by the hardships and returned to their former settlements.  Among those who 
remained were Horace Green and Joseph Roberts.  Roberts was a physician, the first in the township.  They 
built a home at what would now be the southeast corner of Main and Third Streets in the City of Perry.  It was 
also the location of the first school and Miss Julia Stevens taught as many as ten students in the house. 
 
In 1850, William P. Laing came to Perry and the following year opened the first store.  It was a small building 
that he put up at what is now known as "Perry Center".  The first building at "Perry Center" was a log cabin 
built by James Titus.  Later, Richard Elliott, who came from Lansing, rented a room from Laing and opened a 
store with a small stock of dry goods and groceries. 
In 1852, Laing was appointed the first postmaster. 
 
Soon Perry Center was a flourishing settlement with the Perry Hotel, Hinckley's Sawmill, Dr. Marshall's 
Mercantile Store, a Harness Shop, Wagon Shed, Odd Fellow Hall and the Methodist Church. 
Much of Perry Center was located in the area of the present Perry Church of the Nazarene. 
 
The original plat of the Village of Perry Center was registered at Corunna on April 1, 1875, at 3:15 p.m., and 
signed by Charles Holman, register of deeds, and Lyman Mason, a civil engineer.  Petitioning for the approval 
of the plat were William A. Laing, A. M. Laing, L. M. Marshall, William F. Bellman, and B. C. Spalding, as 
Proprietors. 
 
Six streets were named:  Main, Brayton, Shiawassee, Orchard, Laing, and Byron.  Byron street on later maps 
has been identified as the present Ellsworth road; and what was Main Street later became state highway M-47 
(now M-52). 
 
Prominent in many of the village's early enterprises were Dr. and Mrs. L. M. Marshall, who came from 
Cincinnati, Ohio.  They reached Perry Center in 1865 and established a home and the doctor began practice.  
A year later, he embarked in the mercantile business, providing home luxuries, as well as medical relief to the 
sparsely settled community. 
 
Official description of the Village of Perry Center was listed as being situated on the South part of the East 2 
of the Northeast 1/4, Section 21, Town 5 North, Range 2 East.  The intersection of Byron and Main Streets 
was 1,246.7 feet from the East 1/4 post of the section. 
 
Like so many descriptions written in the old days, trees were used for identification.  For example, in the 
Perry Center description it is noted that the intersection of Byron and Main Streets is witnessed by a Spruce 
tree 3 inches in diameter, and that the Northwest corner of Block 5 is witnessed by an Oak tree 20 inches in 
diameter.  Since the land was surveyed by, and the description written by Civil Engineer Lyman Mason in 
1875, the trees, if they were still there, would now be more than 112 years old. 
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The Village of Perry Center did not have its own governing body, but was under the jurisdiction of the Perry 
Township Board.  It was not to experience its own individual form of government until it had moved, for the 
most part, a mile north to be situated on the railroad.  In 1885, citizens petitioned the Shiawassee County 
Board of Supervisors to allow incorporation as the Village of Perry.  It then elected its own officials for the 
first time, but as a village, it still also remained a part of Perry Township.  At that time, the legal boundaries 
of the Village did not include the land which had been Perry Center.  As a Village, Perry remained a part of 
Perry Township until 1964, when voters elected to become a City. 
 
The original plat of Perry Center shows that there were 45 lots.  Most of the lots were 60 by 87 feet.  It is also 
noted that a 12 foot alley was provided for in the two blocks between Orchard and Brayton, and between 
Brayton and the north village limits.  Streets, as they always were in those days, were of dirt, and were always 
dusty during dry weather, and muddy during wet spells. 

Perry Area Roads 

Perry's Main Street in the early days was only a village street.  It was planned wider than the rest to allow 
room for the angled parking of horses and buggies.  After automobiles became popular, the street was paved 
with concrete.  The one-mile section in town was the only part of the highway that was paved for a long 
period.  The rest was gravel road, both north and south of town.  The main street was eventually designated a 
part of state highway M-47.  It wasn't until the fall of 1930 that the concrete road from the north Perry stretch 
was completed. 
 
The highway remained gravel south of Perry for a long time, until finally it was blacktopped south to U.S. 16 
(Grand River Avenue).  Even then, a connecting section down through a swamp commencing for a mile or so 
south of Rowley Road was not completed, and it was necessary to turn off at the road and proceed through 
Williamston, five miles to the west, or two miles to the east to Morrice Road.  The highway eventually was 
changed from M-47 to M-52. 
 
While the highway was designated M-47, it ended at Grand River Avenue.  Local Perry Township resident 
James Locke, and the developer of Locke Acres in Perry Township just south of the City, spent a great deal of 
time trying to get state officials to continue M-47 south to the Ohio state line, as part of a scenic highway 
route.  Eventually, after years of promotion and the forming of a zealous promotion group, Locke's efforts 
were successful. 
 
The final concrete link in the pavement from Owosso to Perry was hailed as a great achievement, for there 
was then a paved highway all the way to Owosso, and from there to many other areas of Michigan.  Paved 
roads to Lansing didn't come until later. 
 
While Main Street was eventually designated as a state highway, parts of it still have to be maintained by 
Perry.  The City is responsible for the area where cars are parked, for both snow removal and other 
maintenance.  When the highway was resurfaced with black-top, Perry had to pay its share for the parking 
area. 
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You might be interested to know that the first sidewalks were requested in a petition to the Village Council in 
1886.  The petition requesting the first walks, asked for them to start from a point on the south side of Second 
Street, run west to east side of Main Street, thence north to the railroad tracks, thence on north to the north 
side of Horace Street, thence east to the school. 
 
Specifications set by the council for the walks were:  to be made of 2-inch dressed pine planks laid on three 
2 x 4 stringers, with the walks to be 5 and 3/4 inches wide.  The grade was not to exceed 6 inches to the road. 
 
Property owners were responsible for the cost of the sidewalks, just as they are now. 
 
Also interesting was that at the April 27, 1886, meeting, the council ordered the Marshal to request 
businessmen of the village to place two hitching posts in front of each place of business. 
 
Early reports indicated that the 1885 assessed valuation was $104,640. 

Morrice Historical Information 

Morrice is located in Perry Township.  As already mentioned, the first settlement in the township was made 
by Josiah Purdy in the fall of 1836.  Upon the north half of his land now stands the Village of Morrice.  Purdy 
built a log cabin which was the first built in the township by a white man.  It stood just east of the present 
Morrice Elementary School. 
 
An Indian trail passed near the door of his cabin, and over it at times in their own peculiar single file, long 
lines of Indians passed.  They were at first totally oblivious to the presence of Purdy's cabin, but gradually 
became acquainted with him, and eventually became quite friendly. 
 
Occasionally, they would stop in during a storm and the spend the night.  They would sleep on the floor and it 
was not uncommon to find the floor almost solidly covered with them.  They often left suddenly without 
explanation leaving their guns standing in the corner of the room, and be absent for weeks at a time.  Purdy 
never touched their guns, or allowed anyone else to interfere with them, and thus gained their confidence. 
In the Spring of 1836, Purdy plowed a small piece of ground for a garden, which is thought to be the first land 
ever plowed in the township.  Mrs. Purdy (Diantha) died in 1866 and Mr. Purdy died in 1868.  They are 
buried in Perry Township's Roselawn Cemetery. 
 
Several settlers came to this area about the same time in 1837, one of them being William Morrice, of 
Aberdeenshire, Scotland.  His brothers, John, George, and Alexander came the next year.  The Village of 
Morrice took its name from the Morrice family. 
 
William Morrice died in 1873. 
 
Morrice was platted in 1877 by Isaac Gale.  At the time the Chicago and Port Huron Railroad was finally 
completed, Gale was a vice-president of the company, which probably accounts for the establishment of the 
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depot at Morrice, the first in the township.  Gale had ownership of a portion of the land that had originally 
been settled by Josiah Purdy. 
 
By 1880, Morrice had a population of 250, and a flour mill, stave and heading factory, two hotels, a hardware, 
implement store, a drug store, and a general store. 
 
The flour mill was built in 1877 by B. F. Rann, and the sawmill in the same year by Henry Horton.  The stave 
and heading factory, built by J. F. Schultz in 1879, employed about 14 men and boys.  The businessmen of 
the township contributed six hundred dollars to the proprietor of the flour mill, one thousand dollars to 
Schultz, and three hundred dollars to Horton, as inducements to establish their businesses in Morrice. 
 
The Sager House was built by C. W. Sager in 1878 and was a well-furnished and commodious hotel.  The 
first store was opened by Frederick Cummins.  The first post office was a small wooden building in 1876.  
The first depot was in the sawmill, where one corner was boarded up for use in 1877. 
 
Morrice was incorporated as a Village in November, 1884, and the first election was held on December 8 of 
that year, with twenty-three being the total number of votes cast.  Elected were President, Dr. Henry P. 
Halsted; Clerk, J. W. Steadman; Treasurer, D. J. Holmes; Assessor, John A. Morrice; Trustees, B. F. Rann, 
Senaca Gale, Daniel Waters, Thomas Jones, B. F. Grout, and Henry Horton. 
 
Expenses of running the village for the first year were $223.  Charles Tyler was the first Postmaster. 



11 

GOALS AND POLICIES 

General Goals 

Sound land use planning on the local level in Perry Township should remain active in order to direct future 
growth. 
 
Areas to be emphasized in the Land Use Plan are:  agriculture, government, growth, community, economy 
and environment. 

Agriculture 

The preservation of agricultural land and other natural resources for present and future generations is a 
prime objective of this Plan. 

Government 

The Plan acknowledges that: 
» Planning should be coordinated between the Township and the City of Perry and the Village of 

Morrice as well as surrounding townships with a goal of greater cooperation. Communication should 
be increased between the planning commissions in the area so that each municipality is aware of the 
plans of it's neighbors and has an opportunity to  comment on development proposals that may affect 
them.  

» Conflicts arising between local and other governmental concerns should be settled at the level which 
is closest to the grass roots and still embraces the scope of the issue.  This adopts a strengthening of 
local government functions. 

Growth 

It is realized that growth in the Township will occur and the Plan will strive to guide its direction by: 
» Choosing controlled growth as it relates to achieving quality of life. 
» Providing for orderly growth so that services demanded to support that growth will not be beyond the 

ability of the people to provide through taxation. 
» Guiding the development of the Township urban areas so that the rural areas retain their character. 

Community 

The Plan recognizes its obligation toward serving the needs of the local community.  This can best be 
implemented by: 
» Establishing population settlement levels and attaining a pleasant living environment throughout the 

Township. 
» Guiding development in the Township so that people within all economic levels can find housing, 

recreation and services appropriate to their life-style. 
» Developing a community pattern which will assure maximum public services. 
» Developing community awareness and identity. 
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» Ensuring adequate housing for all residents in healthful, safe, convenient and attractive 
neighborhoods. 

» Cooperating with the school districts to achieve the best possible educational system. 
» Encouraging the development of an integrated transportation network which provides efficient, safe, 

and pleasant movement of people and goods within the Township and throughout the region. 
» Attaining conditions conducive to health and safety throughout the Township. 

Economy 

The Plan will encourage participation in the Township's economy by: 
» Achieving a balanced approach to land use allocations for industry and other economic activities in 

the long-range future. 
» Encouraging industrial and commercial development to provide work for the people of the Township, 

and providing a fair and equitable distribution of the tax burden with an improved tax base. 
» Encouraging employment opportunities so that the need for residents to migrate outside the 

Township is reduced. 
» Providing public service facilities in the most efficient manner while meeting the existing and future 

needs of the Township's residents. 
» Providing planning and zoning techniques to achieve these goals. 

Environment 

The environment should be protected through: 
» A development pattern which respects natural features such as floodplains and soil characteristics. 
» Maximizing the capabilities of natural resources through sound planning and management 

techniques. 
» Development of efficient recycling for the Township. 

 
It is recognized that much of the soils within the Township provide severe limitations for development 
with and without sewers.  Where such soils exist this should be used as a base of support to deny the 
future construction of development sites, in order to prevent problems of land misuse. 

Residential Policies 

The current and anticipated growth in residential housing from the growth of neighboring urban areas 
indicates that this topic could become a problem in the future if policies were not formed.  Therefore, the 
following topics will be emphasized: 
 Plans for Development 
 Zoning and Regulations 
 Development and Balanced Environmental Settings 
 Proper Land Use Patterns 
 Residential Decay and Design 
 Transportation 
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Plans for Development 

» Sound and imaginative land development should be encouraged, which will allow increased density, 
while providing  more usable open space and a more attractive residential environment. 

» New subdivision proposals should be encouraged to include a variety of lot sizes by incorporating 
average lot sizes rather than minimum, in the subdivision regulations. 

» Zoning and subdivision regulation sections should provide incentives to developers to devise more 
innovative residential site planning through the use of  cluster housing or planned unit development 
including the provision of density bonuses. 

Development And Vacant Land 

» Vacant land should be subdivided only when a definite need exists. 
» Premature subdivision of vacant rural lands should be discouraged in order that an efficient and 

economical utilities system can be maintained.  In other words, development of residential areas 
should occur in an orderly sequence with the proper provision of public utilities. 

Zoning and Regulations 

» A well-balanced land use pattern should be reflected in zoning and subdivision regulations. 
» Stricter enforcement of housing codes and the zoning ordinance dealing with housing and 

environmental conditions should be re-examined and continually updated. 
» Incompatible non-residential land uses within residential neighborhoods should be zoned non- 

conforming and eventually eliminated. 
» Perry Township should encourage developing local communities to provide a range of residential 

zoning from small lot to large lot districts. 

Development and Balanced Environmental Settings 

» Residential land uses should complement and accent natural features of topography, soils, wood lots 
and other environmental features. 

» New residential development designs should provide for the preservation of existing trees and scenic 
features or provide for natural settings. 

» Open space pathways and linkages within residential developments should be related to the overall 
open space and recreation pattern of the Township. 

» Residential areas should be protected against activities which produce excessive noise, dirt, odors, or 
which generate heavy traffic. 

Proper Land Use Patterns 

» Residential areas should be separated from inharmonious land uses, such as commercial or industrial 
areas, through the use of open space or buffers, such as offices of public or semi-public uses. 

» Residential development should occur on a neighborhood unit basis and should be functionally 
unified through proper land planning and interior circulation design. 

» High density areas should be separated from lower density living areas except in the case of planned 
unit developments. 
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» Residential areas should be located within relatively easy access to work, shopping and recreational 
areas, and yet provide adequate light, air, privacy, and quietude. 

» All new planned development (e.g. subdivisions, site condo, etc.) in the township will be required to 
have curb, gutters and sidewalks and to meet all Shiawassee County recommendations. 

Residential Decay and Design 

» The size and architectural features of residential building within each neighborhood should be 
visually compatible and design transitions should be provided where different types of residential 
buildings occur in close proximity. 

» Existing housing should be protected from premature decay by appropriate maintenance. 
» Active encouragement and assistance should be given to groups organizing self-help and 

neighborhood improvement projects. 

Transportation 

» Residential neighborhood units should not be penetrated by major arterial streets. 
» Subdivision design should be encouraged to face away from major thoroughfares. 
» Development of one-way streets, collectors and arterials trees within neighborhood units should be 

discouraged. 
» Medium and high density residential areas should be located in proximity to major arterial streets or 

freeway interchanges for good accessibility and to prevent extraneous traffic from penetrating lower 
density single-family housing areas. 

» Access control design standards are to be used in all new commercial, industrial, multifamily 
residential, subdivision or condominium developments or major redevelopments.  This will  maintain 
and protect the intended type of use that  the roadway providing them access was designed for, i.e. 
residential, collector, minor arterial, arterial. 

» The traffic impact of proposed rezonings and special use permits anticipated to generate significant 
traffic should be analyzed prior to a decision being made on the request. 

Commercial Policies 

With future expansion and growth anticipated for Perry Township, plans for commercial areas will be formed 
that provide goods and services for the Township population.  The following commercial policies are stated 
so as to direct future growth.  They can be divided into five (5) major areas: 
 
 Cluster Commercial Areas 
 Balanced Land Use 
 Aesthetics 
 Facility Improvement 
 Special Commercial Areas 
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Cluster Commercial Areas 

The Plan acknowledges that the Commercial Areas should be compact and clustered. 
» Comparison shopping facilities should be clustered in order to strengthen the commercial core of the 

Township. 
» The existing Perry Central Business District (CBD), as a community center, should be supported by 

the Township. 
» The Township identifies the Perry DDA as a viable highway service commercial cluster area. 
» Clustering is most cost effective in developing roads and utilities, by avoiding long costly runs. 

Balanced Land Use 

Commercial areas should be designed with forethought toward a comprehensive land use plan . . . 
» The development of commercial facilities should be based upon a realistic determination of market 

potential so that excessive speculation and abandonment of commercial buildings will not occur. 
» Major commercial developments should be located in proximity to main traffic routes and utilities, 

near high density residential areas, and close to other functionally-related activities such as 
professional, financial and personal services. 

» Commercial areas should be developed in such a manner that they do not harm adjacent areas. 
» Incompatible non commercial uses should be eliminated from commercial areas. 
» Commercial areas should be designed and suited so that they do not conflict with adjoining areas. 

Aesthetics 

The Plan encourages: 
» The design of both comparison shopping facilities and neighborhood convenience facilities with 

inclusion of pedestrian circulation, landscaping and other amenities which create an attractive 
shopper environment. 

» Architectural and sign controls in commercial development areas. 
» The development of communities that have a strong physical identity. 
» A high quality of development and attractive appearance so that the DDA district may continue to 

attract trade.  A design plan should build on the recommendations of the DDA Development Plan and 
should prescribe a coordinated, street-scape treatment considering elements such as sign control and 
design, color coordination and illumination system, paving material and landscaping, etc. 

Facility Improvements 

This Plan recognizes that: 
» Early signs of blight and decline in commercial areas should be reversed through resolution of traffic 

ingress and egress problems, prevention of excessive penetration of local driveways into arterial 
thoroughfares, elimination of excessive advertising and identification signs, and thorough provision 
of improved site planning design and landscaping in remaining develop able parcels. 

» High standards of building construction and maintenance should be encouraged in commercial areas. 
» There should be adequate off-street parking within commercial areas for the convenience of the 

people and the business served. 
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» Commercial opportunities such as gas stations, repair shops, etc., should use the best management 
practices to prevent site contamination and to protect surface and groundwater quality. 

» No open storage shall be permitted in commercial areas. 
» Adequate screening between the commercial and adjacent residential areas shall be provided, 

especially around parking lots and at the rear of business enterprises. 

Industrial Policies 

The industrial classification of land means that the predominant use of land in the areas so designated shall be 
for industrial uses, including warehousing, processing, manufacturing, assembling, railway uses and storage.  
In addition, certain other compatible uses may be permitted, including commercial uses primarily serving the 
industrial area, a caretaker's residence, and compatible public or institutional uses. 
 
Industrial sites and parks should be located in areas affording direct access to efficient transportation routes:  
truck, rail and/or air. 
 

» Sites and locations with existing or planned utilities of power, water, sewer, and solid waste disposal, 
should form the basis for industrial development and expansion 

 
Industrial sites should not be scattered among other land uses in an industrial park setting.  They should be 
grouped together within a specific area with attractive site planning, landscaping, building setback, road and 
street access controls, buffer areas and coverage controls. 
 

» Adequate off-street loading facilities shall be provided. 
» Off-street parking will be provided to accommodate industrial employees. 
» Sight/sound screening shall be provided between the industrial areas and any adjacent residential 

area; such screening may include the provision of appropriate planting of trees or construction of 
screen walls, and distance may vary according to anticipated noise and odors which might be created 
with respect to a specific industry located on the site. 

» Best management practices should be used in industrial areas to prevent site contamination and to 
protect surface and groundwater quality in the area. 

 
Industries which create adverse environmental conditions such as high air pollution, noise, excessive waste 
generation or high liquid wastes either in volume or toxicity shall be considered, provided the above 
environmental conditions can be adequately abated to satisfy any regulatory body. 
 
Non-industrial uses, with the exception of a caretaker's residence and a commercial outlet forming part of an 
industrial operation, should be included in a separate zoning category.  They should not be allowed to 
establish at random in the industrial area, but should be located in such a manner that they in no way 
contribute to the detraction of the area for healthy industrial development. Existing non-conforming 
residences in industrial districts, however, should be permitted through a special use or "Class A/B Non- 
conforming Use" if provisions exists or other means, in order to ensure the homeowner may continue to 
maintain that residence if they so choose. 
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Agricultural Policies 

There are areas in Perry Township where prime agricultural lands are still open, unsettled and capable of high 
value production for food and fiber for many years to come.  Once developed, these lands cannot be regained 
with any conceivable efficiency or in any reasonable number of years.  The forces that have irreversibly 
changed agricultural land to other uses have been discussed in the Inventory of this Plan.  The Inventory also 
made the point that farming persists in Perry Township. 
 
There are, in spite of urbanization, several commercial farms in the Township.  Farming is a privately 
financed means of providing and maintaining open space and is an environmental asset valued by all citizens. 
 Agricultural land uses do not require many of the expensive public services which must accompany urban 
land uses.  Farming is a source of employment for young people and some full-time employment for farm 
laborers.  Farming capitalizes on local resources; farming prevents urban sprawl; farming preserves the rural 
lifestyle; farming supports many farm-related businesses. 
 
In summary, if farming is to survive on these prime agricultural lands, it must be realized that agriculture is 
industry, not a residential land bank.  The nature of farming is the processing of raw materials - much like 
industry.  For that reason, and for all the factors considered above, we need to protect these highly productive 
agricultural lands from several things.  We need to: 

» protect them from scattered sprawl and development that challenge and frustrate legitimate farming 
operations; 

» protect these lands from use as airports, highways, subdivisions, parks, and industrial development; 
» protect these lands from destruction from extractive operations without adequate reclamation for 

future productivity; and 
» protect these lands from ravages of soil erosion and its consequential effects upon the environment. 

 
Perry Township's agricultural policies then become: 
1. Well-defined, long-term agricultural areas exist in the Township where urban-style pressures for land 

conversion should be controlled.  Also, more traditional rural development should occur less frequently 
or at lower densities in order to minimize their impact on the agricultural lands. 

2. No commercial or industrial uses should be permitted in the long-term agricultural area except for agri-
business facilities needed and normally associated with farm enterprises. 

3. No residential subdivision should be permitted in the long-term agricultural area. 
4. Sanitary sewer lines and water mains should not be extended into the long-term agricultural area. 
5. Restrictive ordinances limiting noise, animals, odors, etc., in the long-term agricultural area should be 

confined to those requisite for the health and safety of the public.  They should not inhibit normal 
agricultural practices and operations. 

6. Agricultural should be designated the primary land use for the long-term area with all other land uses 
designated as exceptions. 

7. Farmers in Perry Township should take a major part in the development of fair means to preserve prime 
agricultural lands. 
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8. Short-term agricultural areas currently include at least 8,000 acres of farmland.  This is over 60% of the 
Township's agricultural activity.  Therefore, the Planning Commission should persist in its efforts to 
reduce conflicts between inevitable land use changes and the evident desire to continue farming in these 
areas. 

9. Future development should occur on land designated as marginal or short-term agricultural areas. 

Sensitive Lands And Natural Resources Policies 

Natural Resource Policies can help shape the Township growth so that a balanced environment is created in 
the future.  New developments should incorporate these policy statements to provide well-balanced and 
recognizable communities. The township's open spaces are one of it's defining characteristics and a natural 
resource that most residents are eager to protect. Preservation of the township open space and the 
community's rural character is a major goal of this plan. It is related to the township goal of preservation of 
agricultural land, which shares with it the benefit of the reduction in rural sprawl, but seeks to protect areas 
besides those identified as prime agricultural. This goal of open space preservation must be balanced with the 
need to permit necessary and appropriate development in rural areas. 
 
Seven basic Open Space Resource Areas are considered under these policies.  They are: 

Woodland Areas 
Flood plain Areas 
Major Sloped Areas 
Lakes and Streams 
Prime Agricultural Areas 
Natural Resource Areas 

 
Open Space and Natural Resource areas shall be identified and mapped by the Perry Township Planning 
Commission with the eventual addition of all mineral resources as they become known.  Resource areas 
should be protected through the use of park and open space land allocations. 
 
Open space planning should be encouraged to preserve, protect, and enhance the flood plain areas of rivers 
and creeks, wooded and scenic areas, unique habitat areas of rivers and creeks, wooded and scenic areas, 
unique habitat areas and other natural assets of the Township.  These locations can be preserved either 
through public or private ownership and maintenance. 
 
Open space should be utilized to delineate residential areas and to give individuality and character to various 
neighborhood communities.  Future development designs should provide open space and recreation facilities 
as an objective. 
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ECONOMIC BASE 

Industrial Land Use 

A major factor in determining future land use in a community is development of that community's economy.  
In particular, the location of commercial and industrial facilities in the municipality help to define and 
influence other land uses, they impact the need for utility extensions, they influence traffic patterns and they 
impact the municipalities finances.  Land use planning in turn effects the ability of a local economy to grow 
depending on if the plan provides appropriate areas with adequate infrastructure to support it. 
 
Industrial land use is the smallest acreage category within Shiawassee County.  Industrial development is 
primarily focused in the Townships of Caledonia and Owosso, and the Cities of Owosso, Durand and 
Corunna. 
 
Table I provides a breakdown of currently used industrial acreage by township within Shiawassee County.  
These figures do not include vacant industrial areas. 
 

Table 1 - 1978 Shiawassee County Industrial Land Use Acreage 

TOWNSHIP INDUSTRIAL 

Burns 1.48 

Caledonia 299.10 

Hazelton 5.79 

Owosso 462.48 

Venice 17.35 

Vernon 85.65 

TOTAL 871.86 
Source:1986 MIRIS Land Cover Inventory for Shiawassee County, including 
Cities and Villages based on 1978 infra-red aerial data. 

Industrial Park Development 

At present, there is only one certified industrial park within Shiawassee County.  The Owosso Township 
Industrial Park is a 192 acre site located just south of M-21, on Delaney Road, and just 1.5 miles north of M-
52.  All utilities are installed and available.  There are several noncertified industrial parks in existence.  The 
Southeast Owosso Industrial Park is a 70-acre industrial park located in the City of Owosso.  All utilities are 
installed and available.  Currently, the park has a few remaining lots. A second noncertified industrial park is 
the Owosso Industrial Park II, a 22-acre industrial park located 2 mile from State Highway, M-21, on 
Cleveland Avenue, and is in close proximity to State Route M-52.   All utilizes are fully installed.  Currently, 
the park has several available lots. The Corunna Industrial Park, a approximately 30 acre park, is located 
within the City of Corunna.  The park is located on North Shiawassee Street (State Road) just 2 mile from 
State Route M-21, and is 1-1/2 miles (by road) from the Owosso Community Airport. 
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The advantages to the community and industry of having both certified and noncertified industrial parks may 
be summarized by the following: 
1. Land acquisition is less expensive for large tracts than for industrial parcels.  The cost of land per acre 

generally decreases as the overall size of an industrial park increases. 
2. Water, sanitary sewer, gas and electricity can be provided at a reduced rate to one or more large areas 

rather than to several scattered industrial sites.  These services are not required in equal quantities by all 
industrial uses; industrial centralization reduces the duplication of utility services. 

3. Heavy truck and employee traffic is removed from residential streets and confined to specifically planned 
areas. 

4. Scattering of industrial uses depreciates adjacent residential areas and places unnecessary demands on 
public facilities, the cost of which must be shared by all property owners. 

5. Retention of existing industry and attraction of new industry, is facilitated.  Developers can be assured of 
a special lot, its price and the continuation of utility services, as well as adequate space for expansion. 

 
Shiawassee County also contains other locations within the County that are currently zoned industrial and 
which appear to be favorable to industrial park development.  One such area is located just east of the City of 
Perry in Perry Township.  Currently, this area has no municipal water available but sewer service is available. 
The area is located on Lansing Road, just 2 mile from the I-69 interchange on M-52, and consists of 
approximately 537 acres.  A portion of the area is currently platted as an industrial park, and some lots have 
been developed. 
 
These areas represent the only industrially zoned areas in the southwest quadrant of the county and some of 
the only large parcels in the county that are relatively open, with access to state and federal highways, rail and 
potential access to water and sewer. 

Industrial Inventory and Analysis 

There is little industrial development in Perry Township currently.  The recent survey of commercial and 
industrial sites in the township shown on Map 1 identifies five light industrial sites. 
 
One characteristic of these operations that is apparent from reviewing the map is that none of the industrial 
sites are located in the area between Lansing Road and the railroad east of Perry that was established for 
future industrial development.  Another characteristic is that two of the five sites are not zoned industrial.  
Great Lakes Trucking is located in a spot zone of M-1.  The mini-warehouse was zoned industrial because at 
the time that was the zoning required for that particular use, but the county zoning ordinance has been 
amended since then to permit mini-storage in the B-3 district. 
 
There is substantial property currently zoned industrial that is either vacant or being farmed.  The largest area 
consists of several hundred acres previously mentioned, between the City of Perry and the Village of Morrice, 
north of the Grand Trunk railroad tracks and south Lansing Road, which is zoned light industrial. Although 
some of the site has been platted as an industrial park the present development, have not been of a light 
industrial character. Between Lansing Road and I-69 is a relatively large parcel zoned Heavy Industrial, the 
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only parcel in the township zoned M-2. In addition there is a large parcel adjacent to the west side of the City 
of Perry that is currently zoned M-1. 
 
All of the vacant property zoned industrial in the township is adjacent to an all-weather road.  All of the areas 
are either adjacent to areas where water and/or sewer are available or are located in areas where utility 
extensions are planned.  No soil analysis of the area has been completed, although residents indicate that the 
property south of Britton Road is low and wet. 

Commercial Land Use 

Commercial development is an important link to any community's success.  The goal of commercial 
development is to have stability and steady growth.  A fundamental interrelationship exists between the 
commercial, industrial and residential sectors of a community.  A thriving commercial development can 
stimulate and attract industry and other forms of community development but, generally, cannot be successful 
without first having residential and industrial base to rely on.  Thus, community development becomes a 
cooperating cycle with one form of development relying on the other for stability and steady growth. 

Commercial Areas in The County 

Commercial areas within Shiawassee County are only a trace of the County's total acreage.  Table 2 depicts 
the distribution of major commercial retail centers and neighborhood centers within the County, along with 
the estimated numbers of commercial establishments.

 

Table 2 - Retail Areas in Shiawassee County 

MAP 
CODE MAJOR RETAIL AREAS 

POLITICAL UNIT 
LOCATION 

ESTIMATED # OF 
ESTABLISHMENTS 

A Central Business District; Corunna 
Avenue; M-21 Corridor; M-52 

Owosso Area 892 

B Central Business District; M-78 Durand Area 232 

C Central Business District; M-21 Corridor Corunna Avenue 172 

D Central Business District; Perry Corners Perry Area 116 

E Central Business District Laingsburg Area 104 

F Central Business District Byron Area 68 

G Central Business District M-13 New Lothrop Area 52 

H Central Business District Lennon Area 47 

I Central Business District; Lansing Road Morrice Area 46 

J Central Business District; Bancroft Area 44 

K Central Business District; Village of Vernon Area 25 
* Sources, 1987 CENSUS OF RETAIL TRADE 



22 

Table3 provides a breakdown of commercial acreage within Shiawassee County and its general location. 
 

Table 3 - Shiawassee County Commercial Land Use Acres* 

TOWNSHIP 
COMMERCIAL 

SERVICES 

CENTRAL 
BUSINESS 
DISTRICT 

STRIP 
COMMERCIAL INSTITUTIONAL 

Antrim - - - - 

Bennington - - 15.07 23.30 

Burns - 5.66 5.67 48.81 

Caledonia 16.50 24.27 266.52 183.43 

Fairfield - - - - 

Hazelton 2.43 10.16 3.90 66.72 

Middlebury - - 6.19 8.00 

New Haven - - 5.77 6.40 

Owosso - 54.70 158.75 133.24 

Perry - 11.30 83.53 91.29 

Rush - 2.02 6.78 - 

Sciota - 13.77 22.61 29.79 

Shiawassee - 5.96 5.67 8.88 

Venice - 4.89 2.11 23.46 

Vernon 1.71 23.54 117.49 76.92 

Woodhull - - 20.95 4.48 
*Source:  1986 MIRIS LAND COVER INVENTORY FOR SHIAWASSEE COUNTY 

 
The current draft of the update to the Shiawassee County Land Use Plan states that the "Perry/Woodhull area 
will attract commercial expansion related to the completion of I-69 over the 20-year period.  The primary 
expansion, as evident within the past year, appears to be near the Perry Corners area.  As stated above, 
development will need to be coordinated between the municipalities in the area and become clustered in 
nature.  This advocates that proper off-street road access be developed between adjoined developments.  
Woodhull Township also has a potential to attract commercial development near the Woodbury Road 
interchange.  Commercial development here would occur at a smaller scale than at the Perry Corners area due 
to the lack of essential services and infrastructure.  The most likely development in this area would be a 
service station or similar highway service establishment over the next 20 years." 

Commercial Development in Perry Township 

The principle commercial district in the township surrounds the intersection of I-69 and M-52.  Future 
commercial development can be expected to continue around the intersection radiating out to the north, east 
and west.  There is an additional commercial area developing south of the City. 
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The remaining commercial development in the township is scattered throughout the township.  The 
commercial uses are primarily businesses providing local services.  They are generally located along major 
roads. 
 
Current zoning generally reflects existing use with some exceptions.  There are some vacant areas in the 
triangle formed by Lansing, Britton and Reuss Roads that are zoned commercial.  A 330 foot deep strip along 
the front of Countryside Village Mobile Home Park is zoned for commercial development but has not been 
developed as of yet.  On the other hand, much of the land that could be expected to be developed 
commercially around the interchange is currently zoned A-2 (Rural Residential/Agricultural). 
 
The primary locational advantages the township has for commercial development is existence of the 
interchange and the proximity of the three urban areas (City of Perry, Village of Morrice and Countryside 
Village) to it.  Initial development has been attracted due to the highway service but most of the businesses 
located there also serve township, village and city residents.  As concentration of businesses increase, the 
attractiveness of the area for non-highway service oriented businesses will increase.  This could have 
significant impacts on the city and village commercial areas. 
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POPULATION 

Population studies accompany all land use plans.  Land use needs are estimated on the basis of an estimate of 
projected population increases for the area. 
 
Several population studies have been completed for the Perry Township area and the Planning Commission 
weighed the merits of each.  Assumptions about future trends were made on the following community 
development issues: 

1. Sewer and Water Availability 
2. Soil Conditions 
3. Commuter Patterns 
4. Lansing Industrial, Governmental and University Growth 
5. I-69 Impacts 
6. Perry Growth Potential and Policies 
7. Township Growth Policies 

 
These issues were discussed and entered into an evaluation of the population projections.  The Township was 
also able to make a good estimate of current population with the awareness of the number of occupied units 
and the numbers of persons/dwelling unit average from a census sample. 
 
In summary, Perry Township should receive a large relative share of the County growth to the year 2010 and 
beyond.  In terms of total numbers of people, the Township will develop much greater densities of housing in 
preferred rural areas. 
 
The population data is presented in several forms.   The next three pages present County and area-wide data 
as follows: 

1. Shiawassee County Local Units of Government - Census Data, 1930-2000 
2. Perry Area Population 1960-2000 
3. Perry Area Population Percent Growth 1960-2000 
4. Perry Township Population Projections - 1978 Land Use Plan 
5. Perry Township and Surrounding Municipalities Population Projections - Draft County Land Use 

Plan, 1992 
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Table 4 - Shiawassee County Census 

 1930 1940 1950 1960 1970 1980 1990 2000

CITIES 

Corunna 1,936 2,017 2,358 2,764 2,829 3,206 3,091 3,381

Durand 3,081 3,127 3,194 3,312 3,678 4,241 4,283 3,933

Laingsburg 767 896 942 1,057 1,159 1,145 1,148 1,223

Owosso 14,496 15,948 15,948 17,006 17,179 16,455 16,322 15,713

Perry 835 1,203 1,203 1,370 1,531 2,051 2,163 2,065

TOWNSHIPS (Includes Village population) 

Antrim 6 801 807 890 1,277 1,752 1,679 2,050

Bennington 1,070 1,146 1,241 1,447 1,973 2,758 2,726 3,017

Burns 1,241 1,347 1,317 1,636 2,127 3,273 3,019 3,500

Caledonia 1,660 1,870 2,557 3,434 4,292 4,785 4,514 4,427

Fairfield 739 733 761 837 964 904 790 745

Hazelton 1,487 1,582 1,614 1,746 2,132 2.411 2,294 2,206

Middlebury 768 808 817 1,043 1,362 1,574 1,536 1,491

New Haven 1,233 1,244 1,231 1,229 1,328 1,425 1,286 1,293

Owosso 1,357 1,400 1,776 2,989 4,002 4,530 4,121 4,670

Perry 1,985 2,196 2,775 3,170 2,598 3,467 3,698 4,438

Rush 1,132 1,096 1,180 1,305 1,494 1,500 1,405 1,409

Sciota 1,324 1,544 1,640 855 1,054 1,527 1,578 1,801

Shiawassee 1,471 1,676 1,797 2,051 2,549 2,709 2,731 2,907

Venice 1,358 1,328 1,435 1,893 2,576 3,063 2,812 2,588

Vernon 4,909 1,935 2,466 3,138 4,422 5,003 4,989 4,980

Woodhull 625 887 1,053 1,644 2,609 3,361 3,585 3,850

VILLAGES         

Bancroft 439 581 615 636 724 618 599 616

Byron 387 469 439 542 655 689 573 595

Lennon N/A N/A N/A N/A N/A 486 534 432

Morrice 370 452 501 530 734 733 630 882

New Lothrop 496 507 678 754 818 1008 913 603

SHIAWASSEE COUNTY 39,517 41,207 45,967 53,446 63,075 71,140 69,770 71,687
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Table 5 - Population Growth 

Census Year 
Municipality 1960 1970 1980 1990 2000 

Perry Twp. 3,170 2,598 3,467 3,698 4,438

Bennington Twp. 1,447 1,973 2,758 2,726 3,017

Woodhull Twp. 1,644 2,609 3,361 3,585 3,850

Antrim Twp. 890 1,277 1,752 1,679 2,050

Locke Twp. 1,171 1,370 1,456 1,521 1,671

City of Perry 1,370 1,531 2,051 2,163 2,065

Village of Morrice 530 734 733 630 882

Shiawassee County 53,446 63,075 71,140 69,770 71,687

State of Michigan 7,823,194 8,881,826 9,262,078 9,295,297 9,938,444
 

Table 6 - Population Percent Change 

Census year 
Municipality 1960-1970 1970-1980 1980-1990 1990-2000 

Perry Twp. -18.0% 33.45% 6.66% 20% 

Bennington Twp. 36.4% 39.79% -1.16% 10.7% 

Woodhull Twp. 58.7% 28.82% 6.66% 7.4% 

Antrim Twp. 43.5% 37.2% -4.2% 22.1% 

Locke Twp. 16.9% 6.3% 4.5% 9.9% 

City of Perry 11.6% 34% 5.5% -4.5% 

Village of Morrice 38.5% -0.1% -14.1% 40% 

Shiawassee County 18.02% 12.79% -1.93% 2.74% 

State Michigan 13.53% 4.28% 0.36% 6.91% 
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These are the population projections prepared in 1978: 

Table 7 - Population Projections, 1978 Perry Township Plan 

Municipality 1970 
1977 

Estimated 
1980 

Projected 
1990 

Projected 
2000 

Projected 

Antrim Township 1,277 1,719 1,903 2,174 2,413

Bennington Township 1,973 2,602 2,896 3,649 4,367

Perry Township 1,864 2,511 2,788 3,792 4,588

Woodhull Township 2,609 3,157 3,400 4,590 6,196

City of Perry 1,531 1,892 2,047 2,865 3,467

Village of Morrice 734 750 760 800 900

Shiawassee County 63,075 70,481 73,905 84,645 95,143
 

These are the population projections presented in the 1992 draft county plan update below.  No population 
projections based on the 2000 census are available for Perry Township. 
 

Table 8 - Shiawassee County Population Projections 

TOWNSHIP 1970 
CHANGE 

70-80 1980 
CHANGE 

80-90 1990 
CHANGE 

90-00 
2000 

PROJ. 
CHANGE 

00-10 
2010 

PROJ. 

Antrim Township 1,277 37% 1,752 -4% 1,679 1% 1,700 5% 1,780

Bennington Township 1,973 40% 2,758 -1% 2,726 2% 2,770 8% 2,995

Perry Township 1,864 47% 2,734 12% 3,068 4% 3,200 5% 3,350

Woodhull Township 2,609 29% 3,361 7% 3,585 6% 3,800 4% 3,970

City of Perry 1,531 34% 2,051 5% 2,163 4% 2,250 4% 2,340

Village of  Morrice 734 0% 733 -14% 630 10% 690 7% 735

Shiawassee County 63,075 13% 71,140 -2% 69,868 2% 71,594 3% 73,686

 
Tables 9 and 10 compare the age distribution in the township, surrounding municipalities, the county and the 
state.  It illustrates the fact that the township population is slightly younger than either the state or the county 
with higher percentages of persons in the 0-19 year age groups and lower percentages in the 45+ age groups.  
The township also had a slightly higher percentage in the family age groups (25 - 45). 
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Table 9 - Age Distribution - 2000 

Perry 
Township 

Bennington 
Township 

Woodhull 
Township 

Antrim 
Township 

Locke 
Township 

City of 
Perry 

Village of 
Morrice 

Shiawassee 
County 

Age # % # % # % # % # % # % # % # % 

>5 383 8.6 195 6.5 245 6.4 124 6.0 113 6.8 162 7.8 99 11.2 4,861 6.8

5 - 19 1,061 23.8 670 22.2 882 23 512 24.9 402 24.1 529 25.6 201 22.9 16,335 22.8

20 - 24 273 6.2 119 3.9 178 4.6 93 4.5 69 4.1 97 4.7 63 7.1 4,014 5.6

25 - 44 1,430 32.3 886 29.4 1,149 29.9 609 29.7 511 30.6 673 32.6 309 35.1 20,958 29.3

45 - 64 953 21.5 847 28.1 1,085 28.2 505 24.7 438 26.2 433 21 156 17.7 16,938 23.6

65 - 74 202 4.6 192 6.4 202 5.2 116 5.7 83 5.0 89 4.3 32 3.6 4,605 6.4

75 - 84 108 2.4 87 2.9 81 2.1 70 3.4 47 2.8 57 2.8 16 1.8 3,008 4.2

85+ 28 0.6 21 0.7 28 0.7 21 1.0 8 0.5 25 1.2 6 0.7 968 1.4

Median 32.6  38.1  38.0 36.9 36.1 32.6  29.5  36.4

Total 4,438 100 3,017 100 3,850 100 2,050 100 1,671 100 2,065 100 882 100 71,687 100

 

Table 10 - Age by 5-Year Increments for Perry Township 

Age 
Number of 

People Total Pop. 
0 - 4 383 8.6% 
5 - 9 397 8.9% 

10 - 14 370 8.3% 
15 - 19 294 6.6% 
20 - 24 273 6.2% 
25 - 29 319 7.2% 
30 - 34 354 7.9% 
35 - 39 400 9.0% 
40 - 44 357 8.0% 
45 - 49 305 6.9% 
50 - 54 252 5.7% 
55 - 59 239 5.4% 
60 - 64 157 3.5% 
65 - 69 108 2.4% 
70 - 74 94 2.1% 
75 - 79 74 1.7% 
80 - 84 34 0.77% 

85 and older 28 0.63% 
 

Perry Township and Shiawassee County as a whole have an extremely homogeneous population racially. As 
shown on Table 11, the 2000census showed 97.9% for the township and 97.4% for the county, a slight drop 
from 1990. 
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Table 11 - Gender Types - 2000 

 Perry 
Twp. 

Bennington 
Twp. 

Woodhull 
Twp. 

Antrim 
Twp. 

Locke 
Twp. 

City of 
Perry 

Village of 
Morrice 

Shiawasse
e County 

Males 49.1% 50.2% 50.3% 51.5% 49.3% 47.0% 50.1% 49.1% 

Females 50.9% 49.8% 49.7% 48.5% 50.7% 53.0% 49.9% 50.9% 
 

Table 12 - Racial Distribution - 1990 

 Perry Township Shiawassee County 
Race # % # % 
White 3,029 98.7 68,686 98.4 
Black 2 .2 93 .1 
American Indian, Eskimo, Aleut 0 .4 397 .6 
Asian, Pacific Islander 14 .5 223 .3 
Other Race 10 .4 371 .5 
Hispanic* 28 .9 1,053 1.5 

 *Hispanic is not a racial group. A person can be white and Hispanic, black and Hispanic, etc. 

Table 13 - Racial Distribution - 2000 

Perry Twp.
Bennington 

Twp. City of Perry
Village of 
Morrice 

Shiawassee 
County 

 

# % # % # % # % # % 
White 4,318 97.3 2,944 97.6 2,020 97.8 843 95.6 69,818 97.4
Black 13 0.3 5 0.2 4 0.2 6 0.7 139 0.2
American Indian, Eskimo or Aleut 19 0.4 9 0.3 9 0.4 6 0.7 334 0.5
Asian or Pacific Islander 13 0.3 14 0.5 8 0.4 3 0.3 209 0.3
Other 10 0.2 16 0.5 1 - 5 0.6 349 0.5
Hispanic origin (of any race) 57 1.3 52 1.7 15 0.7 15 1.7 1,295 1.8

 *Hispanic is not a racial group. A person can be white and Hispanic, black and Hispanic, etc. 

Table 14 - Average Persons Per Household 

 1980 1990 2000 

Perry Twp. 3.17 2.91 2.83 
Bennington Twp. 3.41 3.05 2.80 
Woodhull Twp. 3.26 3.0 2.77 
Antrim Twp. 3.58 3.04 2.95 
Locke Twp. 3.44 3.07 2.93 
City of Perry 3.19 2.94 2.73 
Village of Morrice - 2.85 2.79 
Shiawassee County, 3.03 2.78 2.64 
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Table 14 shows the average household size in Perry Township has dropped as have all of the surrounding 
jurisdictions. 
 
Perry Township has a significantly higher percentage of families with both parents present (63.4%) in 
comparison with the county (59.1%) or the state (51.4%) as shown in Table 12.  However, the percentage 
dropped from 71.3% in 1990 as shown in Table 11. 
 

Table 15 - Household Types - 1990 

 Perry Township Shiawassee 
County 

State of Michigan 

HOUSEHOLD TYPE # % # % # % 
TOTAL HOUSEHOLDS 1,048 100 24,864 100.0 3,419,331 100.0 
FAMILY HOUSEHOLDS 854 81.5 19,130 77.0 2,439,171 71.3 
   Married Couples 747 71.3 15,859 63.8 1,883,143 55.1 
   Male Householder 27 2.6 756 3.0 113,789 3.3 
   Female Householder 80 7.6 2,515 10.1 442,239 12.9 
NON-FAMILY HOUSEHOLDS 194 18.5 5,734 23.1 980,160 28.7 
   Householder Living  Alone 157 15.0 4,834 19.4 809,449 23.7 
   65+ Years Old 57 5.4 2,275 9.1 317,659 9.3 

 

Table 16 - Household Types - 2000 

Perry 
Twp. 

Bennington 
Twp. 

Woodhull 
Twp. 

Antrim 
Twp. 

Locke 
Twp. 

City of 
Perry 

Village of
Morrice 

Shiawassee 
County 

Type of Household # % # % # % # % # % # % # % # % 
Married 970 80.4 811 68.7 971 69.6 647 72.4 370 70.6 421 56.3 176 55.7 15,859 63.8

Single Head 252 7.3 95 9.4 153 11.3 99 11.1 50 9.5 142 19.0 57 18.0 3,271 13.2

1 Person 65 and older 86 4.2 48 9.6 64 5.4 57 6.4 23 4.4 59 7.9 20 6.3 2,275 9.2

Other-1 Person  179 6.4 90 8.2 135 10.4 66 7.4 53 10.1 103 13.8 41 13.0 2,559 10.3

Other-Non-family 81 1.7 30 4.2 67 3.3 25 2.8 28 5.3 23 3.0 22 7.0 900 3.6

Total 1,568 100 1,074 100 1,39
0 100 894 100 524 100 748 100 316 100 24,864 100

 
Table 17 shows the mobility of residents in the township over time.  Less than 80% of the residents of the 
township in 2000 were living in Shiawassee County in 1995.  Only Woodhull Township and Perry Township 
have lower percentages.  This data reflects a higher percentage of in-migration in these communities than in 
the county as a whole. 
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Table 17 - Residence in 1995 

Perry Twp. 
Bennington 

Twp. 
Woodhull 

Twp. 
Antrim 
Twp. 

City of 
Perry 

Village of 
Morrice 

Shiawssee 
County 

 

# % # % # % # % # % # % # % 
Same House 2,366 59.3 1,846 66.1 2,461 68.3 1,360 70.5 1,141 57.9 320 40.9 42,171 63.1

Same County 792 19.8 561 20.1 292 8.1 257 13.3 365 18.5 223 28.5 14,315 21.4

Same State 607 15.2 275 9.9 608 16.9 281 14.6 361 18.3 195 24.9 8,213 12.3

Northeast 28 0.7 5 0.2 0 0 7 0.4 19 1.0 0 0.0 184 0.3

Midwest 71 1.8 46 1.6 121 3.4 0 0.0 19 1.0 9 1.6 481 0.7

South 105 2.6 13 0.5 62 1.7 17 0.9 26 1.3 19 2.4 879 1.3

West 16 0.4 40 1.4 32 0.9 4 0.2 31 1.6 16 2.0 378 0.6

Foreign Country 8 0.2 5 0.2 0 0 2 0.1 8 0.4 0 0.0 188 0.3

Total Population 3,993 -- 2,791 -- 3,602 -- 1,928 -- 1,970   66,861 --
 
Table 18 shows the extent to which Perry Township is a “bedroom community” and the trend of increasing 
reliance on employment outside the county.  Table 19 shows that the mean travel time to work in 2000 was 
32.3 minutes and that 8.6% of workers travel an hour or more to work. 

Table 18 - Perry Township Place of Work 

 1990 2000 

Worked in County of Residence 32.5% 28.3% 
Worked outside County of Residence 66.8% 71.5% 
Worked outside State of Residence 0.6% 0.2% 
Total Workers *1,758 2,282 

Table 19 - Perry Township Travel Time to Work - 2000 

Time (minutes) Number of People Total Workers 

> 5 39 1.7% 
5-9 196 8.7% 

10-14 92 4.1% 
15-19 88 3.9% 
20-24 407 18.0% 
25-29 194 8.6% 
30-34 445 19.7% 
35-39 130 5.6% 
40-44 167 7.4% 
45-59 224 9.9% 
60-89 86 3.8% 

90 or more 109 4.8% 
Worked at home 81 3.6% 

Total 2,258 100.0% 
Mean Travel Time (minutes) -- 32.3 
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Population projections were prepared for the township using two projection methods.  The first is the 
arithmetic averaging method which is a straight line projection based on growth rates over the past 20 years.  
The second is the constant ratio method which uses an existing projection of county growth and assumes the 
township’s portion of the county’s population will remain the same. 

Table 20 - Preliminary Population Projection 

 2000 2010 2020 2030 

Perry Twp. (Arithmetic Avg.) 4,438 5,015 5,666 6,403 

Perry Twp. (Constant Ratio) 4,438 4,414 4,527 4,679 

Shiawassee County 69,770 69,403 71,177 73,572 
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HOUSING 

 
In 1977, a housing inventory of Perry Township was completed.  The inventory listed housing types, vacancy 
rates, housing conditions and blight conditions.  All the homes were mapped on aerial photographs.  This 
information is used to plan for future housing needs.  Problems that are discovered in this kind of survey can 
be addressed in the policy section of the Plan.  Trends can be recognized and some growth can be managed 
from that information. 
 
For Perry Township, the survey revealed these types and numbers of dwellings: 
 

Table 21 - 1977 Housing Inventory 

DWELLING SETTING NUMBER PERCENTAGE 

Rural Residential Home 291 37.4% 

Mobile Home 216 27.7% 

Farm Home 153 19.6% 

Rural Subdivision 113 14.5% 

Multi-Family 6 0.8% 

Total 779 100.0% 
 

. . . . . as compared to the average of all County Townships: 

Table 22 - Shiawassee County Townships 1997 Housing Inventory 

DWELLING SETTING NUMBER PERCENTAGE 

Rural Residential Home 5,622 46.8% 

Farm Homes 2,650 22.1% 

Rural Subdivision 1,585 13.2% 

Mobile Homes 1,353 11.3% 

Urban Homes 589 4.9% 

Duplex & Multi-Family Units 200 1.7% 

Total 11,999 100.0% 
 

It can be seen that in townships all across the County the rural residential home prevails.  This is the product 
of the commuter era that began in the 1950's.  It can be said that the phenomenon continues if only the last 
three years of housing starts are studied.  Homes are built on lots defined by a metes and bounds survey.  The 
lots that are sold are usually a part of an effort by a landowner to sell the maximum number of lots allowed by 
the State Subdivision Control Act.  In Perry Township, there is not as great a percentage of this development 
type as in other townships. 
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The mobile home parks and other mobile homes scattered around the Township are the second most common 
settlement style for the community.  The rate in Perry Township (27.7%) far exceeds the County average 
(13.2%). 
 
The rural subdivision category represents a higher density of dwelling units.  This category is currently 
enlarging to a 70 lot subdivision in construction.  Access for commuters along I-69 and soil amenable to 
higher density housing have promoted this kind of housing in the past.  These factors and the growth policies 
of the Perry area will make this housing type more significant in the future. 
 
In summary, Perry Township is a diverse community with several types of housing settings that describe 
several suburban-like complexes in the north, central, and west sectors of the Township. 
 
Housing conditions were studied, and as a result, each structure was rated either sound, deteriorating, or 
dilapidated.  Eighty-six homes, or 15% of the housing, were identified with structural deficiencies.  The 
average is common for County townships.  The Planning Commission's concern is that most of these homes 
represent a probable portion of the future housing stock and should be maintained for that purpose. The 
pattern of deteriorating homes is random.  There is no concentration of blighted areas where large numbers of 
homes in concentrated areas are structurally deficient.  There are several sections that have 5-15 homes where 
over half are deteriorating or dilapidated.  Housing improvements would proceed on an individual basis rather 
than a neighborhood improvement process. 
 

Table 23 - Housing Composition 1990-2000 

1990 2000  

# % # % 
1 unit detached 653 60.2 900 70.0 
1 unit attached 18 1.7 8 0.6 
2 units 24 2.2 14 1.1 
3-4 units 8 0.7 18 1.4 
5-9 units 8 0.7 8 0.6 
10-19 units 0 0 0 0 
20+ units 0 0 0 0 
Mobile home 370 34.1 337 26.2 
Other 4 0.4 0 0 
TOTAL 1085  1285  
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Table 24 - Housing Types - 2000 

Perry Twp. 
Bennington 

Twp. 
Woodhull 

Twp. 
Antrim 
Twp. 

Locke 
Twp. 

City of 
Perry 

Village of 
Morrice 

Shiawassee 
County 

 

# % # % # % # % # % # % # % # % 

1 Unit detached 1,150 92.9 1,062 96.5 1,218 84.5 683 86.6 568 96.9 658 83.6 250 66.5 22,235 76.4

1 Unit attached 8 0.2 3 0.3 13 0.9 3 0.4 8 1.4 4 0.5 0 0.0 273 0.9

2 - 4 74 1.0 15 1.4 18 1.2 4 0.5 - 0.0 47 6.0 42 11.2 2,037 7.0

5 - 9 8 0.0 - 0.0 20 1.4 - 0.0 - 0.0 39 5.0 0 0.0 778 2.7

10 + 1 0.1 - 0.0 8 0.6 - 0.0 - 0.0 35 4.5 0 0.0 843 2.9

Mobile 421 4.4 20 1.8 164 11.4 45 6.1 10 1.7 4 0.5 84 22.3 2,879 9.9

Other - 1.4 - 0.0 - 0.0 2 0.3 - 0.0 0 0.0 0 0.0 42 0.1

Total 1,661 100.0 1,100 100.0 1,441 100.0 737 100.0 586 100.0 787 100.0 376 100.0 29,087 100.0

 
Table 23 shows that there was a 18.4% increase in the number of dwelling units in the township between 
1990 and 2000.  Taking the data at face value, it appears there was almost 250 single family detached 
dwellings added while there was a drop of 33 mobile home units.  However, some of the change may be due 
to the fact that the census is “self-reported” data.  Therefore, it is possible some residents of mobile homes 
simply listed their home as a single family detached residence.  In any case, it appears all of the growth in the 
number of dwelling units in the township was as a result of new single family detached units. 

Table 25 - Housing Value - 2000 

Perry 
Twp. 

Bennington 
Twp. 

Woodhull 
Twp. 

Antrim 
Twp. Locke Twp.

City of 
Perry 

Village of 
Morrice 

Shiawassee 
County 

 

# % # % # % # % # % # % # % # % 
< 50,000 26 3.3 14 2.0 24 2.8 11 3.2 9 3.5 32 5.9 13 6.8 1,114 54.8
50,000 - 
99,999 

234 29.7 185 26.9 199 23.1 85 25.1 77 30.4 326 60.3 113 58.9 7,674 40.6

100,000 - 
149,999 

357 45.4 243 35.3 252 29.3 167 55.2 65 25.7 165 30.5 62 32.3 4,662 3.5

150,000 - 
199,999 

137 17.4 153 22.2 133 15.4 52 15.3 55 21.7 14 2.6 2 1.0 1,638 0.8

200,000- 
299,999 

0 2.5 67 9.7 180 20.9 22 6.5 39 15.4 4 0.7 2 1.0 770 0.3

300,000+  13 1.7 26 3.8 73 8.5 2 0.6 8 3.7 0 0.0 0 0.0 183 0.1
Median $ 120,000 124,200 142,000 117,000 135,400 90,900 85,000 95,900
Mean $ 64,532 69,157 48,841 36,927 63,773 93,817 89,154 53,077
Total 787 100 688 100 861 100 339 100 253 100 100 192 100 16,041 100
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Table 26 - Housing Tenure - 2000 

 
Perry 
Twp. 

Bennington 
Twp. 

Woodhull 
Twp. 

Antrim 
Twp. 

Locke 
Twp. 

City of 
Perry 

Village of 
Morrice 

Shiawassee 
County 

Tenure # % # % # % # % # % # % # % # % 
Owner Occupied 812 87.1 1,304 83.0 1,105 83.8 791 86.0 476 88.6 555 70.8 278 79.9 19,321 74.8
Renter Occupied 65 7.0 210 13.4 164 12.4 103 11.2 48 8.9 193 24.6 38 10.9 5,543 21.5
Vacant  42 4.5 58 3.7 50 3.8 26 2.8 13 2.4 36 4.6 32 9.2 969 3.8

 
Table 25 compares the value of owner occupied housing in Perry Township and surrounding municipalities.  
Perry Township’s median value is higher than the county as a whole but lower than Woodhull, Bennington or 
Locke Townships.  Table 26 shows breakdown of housing tenure in the township and surrounding 
municipalities.  It shows the townships have a higher percentage of owner occupied dwelling units than the 
county as an average or the surrounding cities or villages.  This is a normal characteristic for rural townships 
which tend to have fewer apartment buildings or older homes converted into apartments. 

Future Housing Needs 

Projecting future housing needs for a community is useful but has its limitations.  For this report, we will 
assume that the demand for the number and type of housing will remain similar to what it has been in the past. 
 We will also factor in population projections (see Demographics), replacement housing, and average persons 
per household for each township in order to establish future housing needs within the County. 
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PERRY TOWNSHIP EXISTING LAND USE 

An important part of any plan for the future development of a community's land use is a study of its existing 
land use.  It is necessary to know what the existing land use configurations are and what problems and 
opportunities exist as a result of those existing patterns in order to adequately plan future patterns. 
 
One disadvantage of a conventional land use study is that it tends to be somewhat static. It shows what the 
current pattern of land use is but does not reveal the dynamics of that change in land use.  In order to show the 
land use trends, a study must look at land use in an area over time. 
 
Perry Township has conducted a study of its land use over time.  Using aerial photography from 1975 and 
1988 and field checks on land uses in December 1992, land uses were mapped. The land uses were classified 
uniformly based on a system developed for the state's MIRIS system. The land use mapping was performed 
on a computer using the AutoCad Computer Aided Drafting system, which then calculated the total acreage of 
each land use.  Maps were prepared representing land use in 1975, 1988 and 1992. Table 28 shows the 
changes in land use over time. 

Land Use Categories 

MIRIS uses a land use classification system developed by the DNR in 1973. It is a four-level hierarchical 
system using a number code up to four numbers long. The first digit in the number identifies the general land 
use (urban & built up, agricultural, rangeland, etc.) The second, third and fourth numbers increase the level of 
detail as shown below. 
 

Table 27 - Example of DNR's Hierarchical Land Use Classification System 

1 Urban & Built Up  

11 Residential 

113 Single Family/Duplex Residential 

1132 Medium Density Single Family/Duplex Residential 
 
Most of the data provided by Michigan Resource Information System (MIRIS) was broken down to the 
second or third level. Depending on the importance of breaking particular types of land use/cover down, some 
of the sub-categories were combined. An example of this was forest land. In the MIRIS data, most of these 
land uses were broken down to the third level, with classifications such as lowland conifers or upland 
hardwoods and pine associations. For the purpose of this land use survey, all forest land was lumped into one 
"Forest" category with the exception of a Christmas tree farm identified separately. Below are the various 
land use classifications used in the survey, an explanation of the type of land use/cover that they include and 
the code number used by the DNR classification system. 
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Multi-Family Low Rise - Code 112 

This category includes all multi-family and apartment structures of three or less stories, whether in 
complexes or as a single structure. It includes associated lawns, parking areas and any small area 
recreational facilities. 

Single-family/duplex  - Code 113 

This category includes areas having detached single and two-family structures used as a permanent 
dwelling. Associated structures may include tool sheds, garages, garden sheds, etc.. 

Mobile Home Park  - Code 115 

This class includes land used for the grouping of mobile homes. Usually these areas will include mobile 
homes in numbers over three. Related services and recreational spaces are to be included. Single mobile 
homes will be classed as part of 113. 

Commercial  - Code 12 

The uses in this class include those dealing primarily with the sale of products and services. The main 
building, secondary structures and areas supporting the basic use are all included - office buildings, 
warehouses, driveways, sheds, parking lots, landscaped areas and waste disposal areas. The educational, 
religious and government uses normally included in this category have been separated out and included in 
the institutional classification.  

Institutional - Code 126 

This category has been modified from the original MIRIS definition which included only large single 
institutional land uses such as a prison or military base to include small institutional uses such as churches 
and schools, government facilities and recreational facilities.  

Industrial - Code 13 

This category includes a wide range of uses from light manufacturing and industrial parks to heavy 
manufacturing plants 

Communications - Code 145 

These are areas associated with radio, radar, television, telegraph and telephone facilities. The facility 
identified in this study was a cellular telephone relay tower. 

Utilities - Code 146 

These areas are associated with the transport of gas, oil, water or electricity.  They include pumping 
stations, electric substations, etc. 

Cemeteries - Code 194 

These include public and private cemeteries and associated facilities. 
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Farmland - Code 2 

This category includes cropland (21) and pasture (24). 

Orchards - Code 22 

This category includes orchards, vineyards, and bush fruit  

Farmsteads - Code 291 

This includes buildings associated with agricultural production, including barns, implement buildings, 
grain storage buildings and a dwelling which may or may not house a current farm family. 

Vacant  - Code 3 

This is the area classified under MIRIS as rangeland, which is defined as areas supporting grasses or 
shrubs. It does not include areas that are seeded, fertilized or otherwise maintained. 

Forest  - Code 4 

Forest lands are lands that are at least 10 percent stocked by trees producing an influence on the climate 
or water regime. Lands from which trees have been removed to less than 10 percent stocking but which 
have not been developed for other use are also included. Christmas Tree Farm - Code 429 
 
This category covers the planting of coniferous trees for commercial production of Christmas trees. 

Wetlands  - Code 6 

Wetlands are those area where the table is at, near, or above the land surface for a significant part of most 
years. Examples of wetlands include marshes, mudflats, wooded swamps, and floating vegetation situated 
in the shallow margins of bays, lakes, rivers, ponds, etc.  They include wet meadows and seasonally  wet 
or flooded basins or potholes with no outlet. Shallow water areas with submerged aquatic vegetation are 
classed as Water. Wetland areas drained for any purpose belong to other land use categories. 

Review of Land Use Survey Information 

One problem with the information available to the township was that the time periods were not evenly spaced. 
The data covers a period from 13 years and then four years. But as long as this difference in comparing the 
data is kept in mind, the information can be very useful in revealing the dynamics of change in over the past 
17 years. 
 
The most obvious change over the 17 years is the increase in the amount of land devoted to single 
family/duplex uses both in terms of total acreage and as a percentage of the total. Other significant changes in 
land use were commercial (166.6%), mobile home park (203.7%), Institutional (271.4%), and Industrial 
(153%). The only land use to show a decrease was farmland, which was reduced 6.4% from 1975 to 1992, 
however due to the imprecise way farmland was defined, some of it could have been considered vacant. 
 
Considering the difference in the length of the two time periods studied, residential growth would appear to 
have occurred relatively evenly over the period.  Review of available building permit records indicate that this 
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is not the case. Housing construction was heavy during the mid to late 70's, but with the statewide recession 
that hit Michigan around 1979-1980, construction dropped off dramatically, and did not rebound until the mid 
1980's. 
 
Commercial land use is another category where the figures must be interpreted with care. The numbers would 
indicate that most of the commercial development occurred between 1975-1988, with a drop off during the 
1988-1992 period. In fact, most of the commercial development during the 75-88 period took place from 1986 
onward as a result of the construction of the new I-69 and the development of the I-69/M-52 interchange. so 
in reality, most of the development has occurred recently. 
 
Another significant development has been the expansion of the mobile home park in the township since 1975. 
All of that development has been within the bounds of the site originally approved by the county zoning 
commission in the mid 1960's. It has grown to the point that future development will require expansion 
beyond the boundaries of the original park and an additional 25 acres were approved for development north of 
the original park.  Morrice Mobile Home Park in the Village of Morrice is in process of being constructed. 
 
It is interesting to note the expansion of institutional facilities as the number of residences in the township 
increases. In many cases these represent churches, either newly established or transplanted from the city. 
These churches often purchase more land than they need solely for the church and related parking and have 
used the additional space to provide ball diamonds and other recreational areas. 
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Table 28 - Perry Township Land Use 1975 - 1992 

 
1975 1988 

% Change 
1975 - 1988 1992 

% Change 
1988 - 1992 

% Change 
1975 - 1992 

Single Family Duplex 563.72 874.66 55.2% 1006.30 15.1% 78.5% 

Farmstead 349.60 363.24 3.9 367.91 1.3 5.2

Commercial 34.38 82.20 139.1 91.66 11.5 166.6

Mobile Home Park 34.42 104.54 203.7 104.54 0 203.7

Institutional 6.25 11.95 91.2 23.21 94.2 271.4

Communications 0 1.46 100.0 1.46 0 100.0

Multi-Family Low Rise 3.15 3.15 0 3.15 0 0

Industrial 17.48 26.72 52.8 44.23 65.5 153.0

Cemeteries 12.74 12.74 0 12.74 0 0

Utilities 0 0 0 128.49 100.0 100.0

Christmas Tree Plantation 0 0 0 25.42 100.0 100.0

Orchards 0 0 0 11.78 100.0 100.0

Forested 2719.79 2719.79 0 2719.79 0 0

Wetlands 592.19 592.19 0 592.19 0 0

Vacant 3031.60 3031.60 0 3031.60 0 0

Farmland 12543.18 12084.26 -3.7 11744.03 -2.8 -6.4

Surrounding Land Use Comparisons 

Although the recent land use analysis helps the township determine the change in land use over time, it is not 
as useful in comparing land use with those of other communities.  Fortunately, in 1977, the Planning 
Commission and County staff completed a land use inventory of the Township as well as surrounding 
townships in the county.  The township results are listed below. 
 
*This analysis does not include the areas of Perry City (1,767 acres) and Morrice Village (646 acres). 
 
This acreage is compared with the average for nearby County townships.  
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Table 29 - Perry Township Land Use Comparisons to Neighboring Townships 

TOWNSHIP 
AGRICULTURE 

Acres         % 

NON-AG OPEN 
SPACE 

Acres            % 
RESIDENTIAL

Acres         % 
TRANSPORTATION

Acres            % 

COMMERCIAL/ 
INDUSTRIAL 
Acres            % 

EXTRACTIVE
Acres             %

TOTAL 
ACRES

Perry 13,140 66.0 5,007 25.1 766 3.8 789 4.0 105 0.5 110 0.6 19,91

Woodhull 6,572 37.7 8,696 49.8 1,314 7.6 670 3.8 62 0.4 128 0.7 17,442

Bennington 15,326 65.8 6,281 26.9 866 3.7 632 2.7 55 0.2 150 0.7 23,310

Antrim 15,695 67.4 6,310 27.0 599 2.6 649 2.8 14 0.1 23 0.1 23,290

 
The most interesting comparison is with Woodhull Township, which can be viewed in some respects as a 
forecast of future land use changes in Perry Township as the same development forces affecting Woodhull 
move eastward. 
 
In 1977 the township was more representative of the other surrounding townships (Bennington and Antrim) 
than it was to Woodhull. That township showed a much lower percentage of agricultural land and a higher 
percentage of non-agricultural open space and residential land. Part of the reason for this can be attributed to 
the generally sandy soils in Woodhull Township, which makes it less suitable for agricultural development 
and more appropriate for residences with individual septic systems. 
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AGRICULTURE 

A 1980 estimate showed that there were 46 Perry Township farm operations that meet the following 
definition of a farm in the 1974 Census of Agriculture: 
 

Thus for 1974, a farm was defined to include all land on which agricultural operations were 
conducted at any time in the census year under the day-to-day control of an individual management, 
and from which $1,000 or more of agricultural products were sold during the census year.  Control 
may have been exercised through ownership or management, or through a lease, rental, or cropping 
arrangement.  Places having less than the minimum $1,000 sales in the census year were also 
counted as farms if they could normally be expected to produce agricultural products in sufficient 
quantity to meet the requirements of the definition." 
(Page 10, 1974 Census of Agriculture) 

 
Of those farms, 34 could be said to be significant commercial enterprises, and 24 of the largest farms 
averaged 380 acres of cropland owned or rented.  Farm activity includes cash crops, dairy cows, beef feeders, 
sheep, potatoes, tree-game farms, fruits and Christmas trees. 
 
Other aspects of Perry Township Agriculture: 

1. Perry Township had a total of 19,917 acres of which 11,744 are agricultural.  Otherwise stated, 
59 of every 100 acres are farmed. 

2. Perry Township farmer participation in the Farmland Open Space Preservation Act (Public Act 
116) included about 930 acres. 

 
Township agricultural data is not published or easy to collect.  Most farm statistics are published by County 
and the following report briefly defines agriculture in Shiawassee County. 
 
With more than 234,000 acres of cropland harvested each year agricultural production has a gross income 
over $44 million.  The dairy industry has an estimated gross income of $8 million compared with $15 million 
in 1977.  The County ranks 4th in the State in soybean production. 
 
Crop and livestock production is largely located on level Conover and Brookston clay loam soils in the north 
half and extending south somewhat on the eastern side of the county.  These are basically poorly drained, 
fertile soils but having marginal tiling.  Production of crops has varied according to Michigan Department of 
Agriculture statistics in approximate planted acres from 2002 as follows: 
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Table 30 - Shiawassee County Crop Production 1959 - 2002 

Crop 1959 1975 1982 1987 1992 1997 2002 Low (Year) High (Year) 
Corn 50,200 51,000  49,343 41,765 48,606 45,943 50,049 33,200 (1969) 54,300 (1960)
Wheat 37,700 32,000 13,526 10,916 26,566 21,835 22,406 10,916 (1987) 42,300 (1967)
Oats 20,800 10,300 1,991 0 (several) 20,800 (1959)
Soybeans 13,500 45,000 63,900 68,441 77,544 81,564 90,209 13,500 (1959) 90,209 (2002)
Dry Beans 24,900 9,500 2,553 3,256 616 145 189 145 (1997) 24,900 (1959)
Hay (1969)  23,300 23,317 24,254 20,096 16,172 15,556 15,556 (2002) 24,254 (1987)
 

Table 31 - Shiawassee County Livestock 1965 - 2002 

Livestock 1965 1975 1982 1987 1992 1997 2002 Low (Year) High (Year) 
All cattle and calves 33,200 28,000 24,463 20,691 17,456 13,691 11,926 11,926 (2002) 33,200 (1965)

Beef Cows 2.200(70)  3,000 2,169 1,617 1,545 1,105 1,445 1,105 (1997) 3,000 (1975)

Feed Cattle sold (>69)   3,100 8,796 8,485 7,151 5,287 4,452 3,100 (1975) 8,796 (1982)

Milk Cows* 13,500  9,000 8,325 7,298 5,933 4,555 3,816 3,816 (2002) 13,500 (1965)

Hogs and Pigs 10,300 9,000 13,039 14,626 11,545 2,792 2,674 2,674 (2002) 14,926 (1987)

Sheep 8,000 3,000 1,841 2,055 2,356 1,041 2,113 1,041 (1997) 8,000 (1965)

Hen and Pullets 132,400 180,000 35,861 32,128 3,647 1,640 3,313 1,640 (1997) 205,500 (1970)
*Statistics are believed to be low compared with County office records. 

 
A review of county trends in agricultural production would indicate planted acres for crops in 1975 likely 
represent relatively stable relationships with minor shifting yet of dry bean acres to soybeans.  Trends in 
livestock production indicate a continued slow increase in beef cow numbers and a decline in sheep.  
Numbers of other livestock appear to be relatively stable. 
 
The preliminary U.S. Census of Agriculture for 2002 indicates farms between 500 and 1,000 acres in size 
increased from 45 in 1969 to 79 in number.  Those exceeding 1,000 acres from 5 in 1969 to 47 in 2002.  This 
source also indicates the number of farms showing sales over $50,000 increased from 60 in 1969 to 188 in 
2002. 
 
These trends to fewer and larger farms with fewer farms is expected to continue at  
a similar or more rapid rate. 
 
The table below summarizes the farm make-up for the County in 1979: 
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Table 32 - Shiawassee County Agriculture 1979 

Farm Operations: 565 Commercial; 303 Small (Part-Time) 
192 Dairy 3 Goats 
57 Beef Feeding 9 Mint 
38 Swine 3 Sod 
33 Beef Cow-Calf 3 Christmas Trees 
18 Sheep 3 Potato 
5 Laying Hens 4 Nursery 
9 Horses 6 Orchard 

 
The final aspect to the agricultural inventory is a collection of the reasons that have been mentioned for the 
loss of agricultural land.  The chart on the next page is an efficient way to list the causes.  Each problem is 
placed in no special order; some are so intertwined, it is difficult to isolate the factors.  Interpretations by the 
reader may: 

1. Combine unforeseen relationships 
2. Add clarity or more definition to the brief phrases 
3. Add or subtract additional aspects considered important or unimportant to the Shiawassee 

County/Perry Township setting. 

Types Of Agricultural Land 

A. Important Agricultural land: 
1. Land having soils with demonstrated commercial productivity; and 
2. Having continued capital investment to sustain productive farming; and 
3. Not affected by existing or planned urban development; and 
4. Having no urban investments planned for it; and 
5. Being in large enough parcel sizes for economical farm units, and in ownership that will be interested 

in perpetuating the agricultural use. 
 
B. Short-term agricultural land: 

1. Land having soils with demonstrated commercial productivity; and 
2. Having adequate capital investment to maintain productive farming; and 
3. That is affected by existing or planned urban development, or 
4. That has urban investments planned for it, and/or 
5. Is in fragmented, uneconomical parcels, or in ownership that will not promote the continued 

agricultural use of land. 
 
C. Marginal agricultural land:  Land that has not demonstrated productive agricultural use. 
 
D. Unique agricultural land:  Lands that have been given intense management for uses such as orchards, 

commercial nurseries, and peat land farms. 
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Table 33 - Factors that People Say Cause the Conversion of Agricultural Land to Other Uses 

1 History of Public Act 116 - helpful but still sporadic in its capability for protection of critical masses of 
farmland. 

2 Inability of agricultural land to compete with other land uses in the free market. 
3 Current agricultural zoning districts as only holding areas for urban expansion. 
4 The high cost of subdividing land; prevents more efficient housing densities. 
5 High taxes on rural farmland road frontage.  Pressure to sell that land for the reason it is taxed so high - 

homes. 
6 Federal and State funded projects into important agricultural areas. 
7 Clash of farm/city folks - crop destruction - farm theft and traffic hazards to machinery. 
8 Effect of urban sprawl - cropland is twice as likely as non-cropland to be urbanized. 
9 Loss of farmland from the conclusion of family involvement.  Attempt to sell for highest use, not necessarily 

for farmland. 
10 In the past, intensive farming on lesser acreage.  Soon to be - less fertilizer and environmental controls; need 

for more land to maintain production. 
11 Increased community service costs to roadside rural homes - increase in taxes to all. 
12 Lansing commuters moving into the Perry Area for country estate development and least cost land purchase 

in this "fringe" area. 
13 Effect of Plat law - causes 10.1 acre parcels, i.e., fragmentation of farmable parcels. 
14 Assessment of land on its potential, not the current agricultural use. 
15 Nuisance complaints from rural country estates against normal farming practices. 
16 Installation of artificial leach beds in otherwise prohibitive clay soil areas. 
17 Effects of the high rate of rural residential growth. 

 

The Township recognizes that farmland preservation is important for the following reasons: 
 

A. Preserving land that is a vital component to one of the key industries in the state. 
B. Discouraging urban sprawl and the negative impact on the rural character of a community and 

increased public infrastructure that results from sprawl. 
C. Reduces conflicts between neighbors caused by an influx of urban residences into areas with 

active farm operations.  
D. Protects the groundwater recharge characteristics on farmland 
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INVENTORY OF EXISTING UTILITIES AND COMMUNITY FACILITIES 

Land use directly impacts municipal services and is impacted by it.  Municipal services such as water and 
sewer often permit more intensive development in an area of land than without it. This development can 
include types of commercial, industrial and high density residential uses.  A common land use planning policy 
is to not "waste" areas serviced, or planned to be serviced by water and/or sewer on low density or rural 
residential areas but to reserve at least a portion of that area for the commercial, industrial and high density 
residential uses that require them. 
 
Just as the availability of municipal services affects the distribution of future land uses, existing land uses 
often effect the provision and cost of municipal services.  Concentration of development into one area tends to 
reduce the costs of providing municipal services.  Water and sewer systems have shorter lines, reducing 
construction and right-of-way acquisition costs.  "Sprawl" development often requires the development of 
satellite stations for protective services such as fire and ambulance in order to service outlying areas of 
development or reduced service to those areas from existing stations, while concentrated development permits 
efficient use of existing facilities. 
 
Because of this, planning requires consideration of existing and proposed municipal facilities in determining 
appropriate location of land uses. 

Solid Waste Plan 

Perry Township does not currently provide any type of solid waste management services to township 
residents or businesses.  Each household business contracts separately with a waste hauler to provide 
collection, or dispose of it themselves by hauling it to the Morrice Transfer Station, to one of the landfills in 
the region, burning, or a combination of the above.  The Shiawassee County Solid Waste Management Plan 
encourages local townships to enter into municipal contracts with private haulers to reduce collection costs to 
the township residents and encourage proper disposal of their solid waste.  To date, none of the townships in 
the county have established municipal contracts. 
 
In comparison with other parts of the county Perry Township residents are fortunate to have a convenient 
transfer station available for their use.  This facility is owned and operated by the Village of Morrice, which 
allows non-residents use on a fee basis.  The transfer station also accepts some recyclables.  This facility 
reduces travel time for township residents wishing to properly dispose of their waste.  The village provides 
curb-side pick up of waste to residents. 
 
The City of Perry provides their residents with a curb-side trash pick-up service and a recycling drop-off 
center. 

Water Systems 

 
In 2002, the Perry Township board approved a water study in the township.  The study covers 26 square miles 
in the south, west and southwest area of the township.  After reviewing the completed study, the Township 
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Board approved purchasing an option on a 40 acre parcel for the purpose of drilling a test well.  This was 
done on April 15, 2005.  The results of the well found a large supply of water on this site.  The water was 
tested and found to be safe with a very good supply for future use by Perry Township.  Most systems in the 
township depend upon groundwater.  A few residents are serviced by the City of Perry water system.  Sun 
Homes, a mobile home park, has a water supply for their residents. 
 
The Village of Morrice does not have a municipal water supply except for Morrice Meadows that has a public 
water system servicing their community. 
 
The City of Perry has a municipal water system.  At the time this report was prepared, information was 
unavailable regarding existing capacity and potential expansion of the city system. 
 
All of the water systems in the township, public and private, depend upon groundwater.  Availability of 
adequate groundwater supplies in the township appear to be troublesome.  An extensive search by the City of 
Perry in the 1980's for an aquifer to tap into for a third municipal well ended in a decision to locate the third 
well near the existing well.  This is an experience shared by several communities in the county.  The City of 
Durand, City of Corunna and Village of Vernon all conducted extensive searches for an adequate aquifer for a 
municipal water supply.  This scarcity of available water supplies may pose a limiting factor in future 
development in the township of certain high water consumption land uses and definitely suggests that 
adequacy of a proven groundwater supply be a factor in consideration of rezoning requests and site plans. 
 
In November 2003 Perry Township received a report from Wade-Trim on the feasibility of a municipal water 
system. This plan was updated in September 2005 with information on a potential well field and revisions to 
the distribution plan. The reports identified a system which could be integrated into the City of Perry’s current 
infrastructure and/or extended to the Village of Morrice, or work as a stand alone system.  
 
The impact of the water system would be to increase the range of commercial and industrial uses and the 
density of residential uses that could develop in those areas served by the system provided they were also 
served by municipal sewer.  
 

Sanitary Sewer Systems 

The township currently provides sewer service to portions of the township from lines extending into the 
township from the Village of Morrice's system.  These lines extend into part of the township Downtown 
Development Authority (DDA) district as shown in map 5. 
 
The Village of Morrice system was developed with assistance from an EPA grant.  The system is an 
unconventional design, using individual septic tanks for each unit and small diameter pressurized lines to 
pump the effluent from the tanks to the sewage lagoons. 
 
The village lagoon system has an annual treatment capacity of 42 million gallons.  The village estimates 
current usage at 24 million gallons per year; or 60% of existing capacity.  Current surplus capacity would be 
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capable of providing sanitary service to approximately 230 homes.  The number of industrial or commercial 
facilities that could be serviced by the excess capacity is dependent on the type of business or industrial 
facility and it's waste water generation characteristics. 
 
The City of Perry provides a sanitary sewer system to its residents and businesses.  The system's treatment 
facility is a lagoon facility located on the south side of Bath Road.  Information on the systems current excess 
capacity is not available. 

Annexation/425 Agreements 

One way for the utilities to be extended into those portions of the Township without service is by annexation 
of that property by the City of Perry or the Village of Morrice, with those municipalities then providing the 
utilities. While annexation by the Village of Morrice has no financial impact on the Township because 
property within a village is also counted towards the tax base of the township, property annexed into a city is 
lost to the township. In those instances where the township determines it is appropriate for land to be annexed 
into the City of Perry, the township should consider entering into a “425” agreement with the city, which 
would allow the city and township to share tax base over a period of up to 50 years with the option of a 50 
year renewal. 
 
An additional advantage to the Township of a 425 agreement is that land separated by an existing 425 
agreement  and a city or village cannot be annexed by that city or village .  
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Fire Department/Ambulance Service 

In August 2004, Antrim Township, Morrice Village, Perry City and Perry Township incorporated to form 
SSESA (Southeast Shiawassee Emergency Services Alliance).  This department covers both fire and 
ambulance services.  A portion of Antrim Township is served by SSESA as well as a portion of Bennington 
Township and a small area of Shiawassee Township.  The department consists of well trained paid, on-call 
career firefighters.  The department has two stations, one in the City of Perry and the other in the Village of 
Morrice.  SSESA has Medical First Responder, Basic Life Support and Advanced Life Support Service.  The 
tables below show the equipment available at each station: 
 

Table 34 - Station #1 - City of Perry 

Equipment Quantity 
Engine / 1750 gpm pump / 1000 gallon tank 1 
Tanker / 1800 gallon tank 1 
50 ft. Ladder Truck / 750 gpm pump / 750 gallon tank 1 
Brush Truck / 100 gallon tank 1 
Medical First Responder Truck 1 
Advanced Life Support Ambulance 1 
Basic Life Support Ambulance 1 
Hydraulic Rescue Tools (Jaws of Life) 2 
Thermal Imaging Camera 1 
Fixed Cascade System / 6000 psi capacity 1 
Fixed Cascade Fill Station / 8 – 4500 psi Bottles 1 

 

Table 35 - Station #2 - Village of Morrice 

Equipment Quantity 
Engine / 1250 gpm pump / 100 gallon tank 1 
Hydraulic Rescue (jaws of life) 2 
Engine – Tanker / 1250 gpm pump / 1800 gallon tank 1 
Brush Truck / 100 gallon tank 1 
Squad Truck / Portable Cascade Fill Station 1 
Medical first Responder Truck 1 

 
Proximity to developed areas is important for the fire and ambulance department because of its response time. 
 Map 6 shows the parts of the township estimated to be within 5 minutes of either station. 
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TRANSPORTATION 

A community's transportation system is important to understand in determining the appropriate land use 
pattern for the area.  Transportation systems provide constraints and opportunities for development of 
adjacent land.  In particular a community's road system has certain capabilities as far as the type and quantity 
of traffic that can be accommodated.  Knowing these limitations will help the township determine appropriate 
land uses. 

Level of Service Analysis 

Perry Township's road system was analyzed in October, 1993.  All state highways, county primary roads and 
selected secondary roads were inventoried based on their width, surface type, shoulder type, general 
condition, capacity (or level of service), and road classification.  A summary of the information is provided in 
the attached "Street Inventory".  The Shiawassee County Road Commission and the Michigan Department of 
Transportation were also consulted concerning Perry Township's roads.  The information was updated in 
August 2005 
 
The street inventory table was developed using two types of analysis.  The width, pavement type shoulder 
type, and general condition were determined by visual inspection.  The pavement condition ratings are a 
subjective rating based on visual inspection and experience.  An explanation of the rating scale is attached to 
the end of the table.  The second type of analysis summarized in the street inventory table was the level of 
service, (L.O.S.).  The level of service is related to a road's capacity using a "capacity factor".  The following 
table indicates the relationship of the capacity factor to the level of service: 
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A capacity factor of 0.00 to 0.50 receives a Level of Service "A" 
A capacity factor of 0.51 to 0.75 receives a Level of Service "B" 
A capacity factor of 0.76 to 1.00 receives a Level of Service "C" 
A capacity factor of 1.01 to 1.25 receives a Level of Service "D" 
A capacity factor of 1.26 to 1.50 receives a Level of Service "E" 
A capacity factor of 1.51 or above receives a Level of Service "F" 
 
The capacity factors for this analysis were determined using the Genesee County Metropolitan Planning 
Commission's "Project Evaluation Procedures" for the Federal Aid Urban System Program as published in 
1993.  These capacity factors were translated to the corresponding level of service using the table above and 
input to the street inventory table.  The road segments analyzed were, 1) Morrice Road north of the Township 
line to Britton Rd, 2) Morrice Road from Britton Rd. to the south Township line, 3) Britton Road east of M-
52, 4) Britton Road west of M-52, 5) Britton Road west of the trailer park, 6) Beard Road east of M-52, 7) 
Beard Road west of M-52, 8) M-52 north of Perry, 9) M-52 south of Perry; 10) Lansing Road east of the 
Village of Morrice; 11) Lansing Road west of M-52; and 12) Lansing Road between the Village of Morrice 
and M-52.  Each of these roadway segments were analyzed to determine their current level of service.  To 
determine each of the above stated road segments' capacity factor, the following characteristics were 
analyzed: 

- A representative vehicle count 
- Lane widths 
- Number of lanes 
- Shoulder type and width 
- Vertical and horizontal alignment 
- Allowed roadside parking 
- Bus routes/stops 
- Train crossings per day 
- Nearby fire stations 

A description of each level of service is provided at the end of the street inventory table. 
 
The purpose of this analysis is to determine where road capacity problems could require restrictions in 
development.  If a development is proposed along a certain road classified as having traffic levels above 
current design capacity, a more refined analysis can be performed based on the proposed type of use to 
determine what would be necessary to remedy the problem such as on site improvements (deceleration lanes, 
spacing of driveways, etc.) and what road improvements (widening, shoulder improvements, paving 
improvements) are appropriate. 
 
The 1993 analysis indicated that roadway segments in Perry Township that had a relatively poor level of 
service were Britton Road east of M-52 (L.O.S “D”) and M-52 north of Perry (L.O.S. “D”).  Both of these are 
areas that have been under consideration for expansion of the township's commercial district.  This analysis 
indicated that additional commercial development might require road improvements.  Britton Road from M-
52 to the Village of Morrice limits has been recently upgraded to all-weather standards.  The 2005 analysis 
showed some changes.  Some road segments actually improved in LOS in comparison with the 1993.  That is 
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due to decreased traffic counts.  This is probably due to a change in the source of the traffic count data rather 
than any actual decrease in traffic.  The 1993 data was estimated from one hour traffic counts while the 2005 
data is from actual 24 hour counts.  Britton Road east of M-52 was one of the segments that improved, while 
M-52 north of Perry decreased in capacity along with Morrice Road and M-52 south of Perry. 
 

Table 36 - Street Inventory Table 

Street Width 
Type of 

Pavement 
Shoulder 

Type 
Pavement 

Rating 
1993 

L.O.S. 
2005 

L.O.S. Classification
MORRICE ROAD 

 (N. Twp. line to Britton) 20' Asphalt 2' Gravel 2 A B Primary 

MORRICE ROAD  
(Britton to S. Twp. line) 20' Seal Coat 2’ Gravel 2 A B Primary 

BRITTON ROAD  
(East of M-52) 21' Asphalt 2’ Gravel 3 D C Primary 

BRITTON ROAD  
(West of M-52) 21' Asphalt Gravel/Varies 3 B A Local 

BRITTON ROAD  
(West of Trailer Park) 21' Asphalt None 3 A A Local 

BEARD ROAD   
(East of M-52) 21' Asphalt 2’ Gravel 2 A A Local 

BEARD ROAD  
(West of M-52) 21' Asphalt 2’ Gravel 3 A A Local 

M-52 
(North of Perry) 23' Asphalt 2’ Paved 

12' Gravel 2/3 D E State Hwy. 

M-52 
(South of Perry) 21' Asphalt 3' Gravel 

7'  Asphalt 2 B C State Hwy. 

LANSING ROAD  
(East of Morrice) 24' Asphalt 6' Gravel 2 A A Primary 

LANSING ROAD  
(West of M-52) 24' Asphalt 6' Gravel 2 C - Primary 

LANSING ROAD  
(Bet. Morrice/M-52) 24' Asphalt 6' Gravel 2 B A Primary 

 
1. The roads' pavement conditions were rated visually using a scale of 1 to 5.  A description of each rating is 

as follows: 
1 - Excellent condition, life expectancy 10-15 years. 
2 - Good condition, life expectancy 6-10 years. 
3 - Average condition, a few patches, declining ride quality, life expectancy approx. 4-6 years. 
4 - Poor condition, some patches, settling, potholes, poor ride quality, life expectancy 1-3 years. 
5 - Needs repair, many patches, potholes, virtually no life left in pavement. 

2. L.O.S. stands for the roadways' "level of service".  A few of Perry Township's main roads adjacent to 
commercial or industrial property were analyzed using this level of service concept.  Road without a 
L.O.S. rating in the table were not analyzed.  L.O.S. is a measurement of the ratio of the road's current 
traffic volume to its traffic capacity.  Below is a description of each level's operating conditions. 

Level A. Free flow; speed controlled by driver's desires, speed limits or physical roadway conditions. 
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Level B. Stable flow; operating speeds beginning to be restricted; little or no restrictions on 
maneuverability from other vehicles. 

Level C. Stable flow; speeds and maneuverability more closely restricted. 
Level D. Approaches unstable flow; tolerable speeds can be maintained but temporary restrictions to 

flow cause substantial drops in speed; little freedom to maneuver, comfort and convenience 
low. 

Level E. Volumes near capacity; speed typically in neighborhood of 30 mph; flow unstable; stoppage 
of momentary duration.  Ability to maneuver severely limited. 

Level F. Forced flow, low operating speeds, volumes below capacity; queues formed. 

All Weather Roads 

Paved roads in Shiawassee County are classified based on their type of construction.  Roads built to a certain 
standard are called all-weather roads.  They are designed to hold up to heavy truck traffic even during the 
spring thaw when non-all weather roads can be severely damaged by heavy vehicles.  For that reason the non-
all-weather roads have weight restrictions placed on them during the spring thaw that all-weather roads do 
not.  Because of the restrictions, most industrial and some commercial uses that are dependent on regular 
truck traffic for business or for supplies should be located  on all-weather roads.  Map 8 shows that the all-
weather roads in Perry Township are M-52, I-69 and Lansing Highway including a recent upgrade of a 
segment of Britton Road completed in 1997. 

Private Roads 

The majority of residential development in the township over the past 20 years has been individual lots 
fronting on existing County roads. While this development pattern is the easiest for the developer, it often 
results in “land locking” the property behind it. As the pace of development increases, developers look at 
creating roads that access the interior of parcels. This often results in the development of private roads. 
Private roads are permitted under the Shiawassee County Zoning Ordinance. The roads are required to meet 
most but not all of the Shiawassee County Road Commission standards if it is accessing 6 or fewer lots. This 
provides an incentive to developers to build private roads rather then public (county) roads due to lower costs. 
The township has the opportunity to review the proposed roads during site plan review, but the standards a 
private road is required to meet are those in the County Zoning Ordinance and the Road Commission’s 
published standards. These standards include requirements for maintenance agreement, which the Township 
feels are vital to preventing the deterioration of private roads into an impassable condition. 
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ENVIRONMENTAL CONCERNS 

Geology 

A description of the physical character of the Township begins an understanding of its nature and adaptability 
to various land uses. 
 
Perry Township is an area of glacially deposited earth materials.  The surface landforms represent two ways in 
which the glacier behaved on the Township landscape.  
 
The first landform is called a moraine.  This is a triangle-shaped area with a 3-1/2 mile base from Section 6 
south to Section 30.  The form narrows easterly toward Morrice where it reduces to a mile in width.  It is a 
rolling, hillier area of different textures of earth materials (sands, clays, silts, and gravel) that were deposited 
at the front of a glacier.  Interstate 69 follows the axis of this east-west landform, which is called the Ionia 
Moraine. 
 
Elsewhere in the Township the land surface was formed from the glacial meltwaters laying down earth 
materials in sheets.  This level is gently rolling.  The earth materials are usually finer, clayey textured 
particles. 
 
In several locations of the ground moraine and moraine local depressions are swamps or bogs. 
 
All the glacial landforms of the Township have been modified by stream, wind and weathering to produce the 
detailed topography of the present day landscape. 

Soils 

The 1970 County Water and Sewer Plan generally describes the Township soil base: 
"Perry Township has large areas of well drained sandy soils with slight use limitations in the areas 
along and south of highway M-78.  The southern third of the Township has primarily poorly drained 
soils with severe use limitations.  There are small areas of well drained and poorly drained soils in 
an irregular pattern throughout the area north of highway M-78.  Most of the soils in this Township 
will not support extensive use of private sanitation system."  (pp 77-78) 

 
The township has several soils maps that describe the area in much greater detail.  Two of the soils maps are 
color-coded and drawn at the same scale of the land use inventory and land use plan.  The maps describe the 
limitations for two important land uses:  1) agricultural and 2) residential.  Each soil area was colored 
according to whether it had slight limitations for those uses (green), moderate limitations (yellow) or severe 
(red and black). 
 
The residential map is very colorful.  The soils vary everywhere in their limitations for housing.  The land use 
plan will use this factor and other factors (transportation, growth pattern, etc.) to lay out preferred areas for 
residential development. 
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The agricultural map shows a solid agricultural soil base for a large area in the south central and southeastern 
areas of the Township.  Another area in the northeast around Morrice is a mass of prime farmland. 
 
The soils association map on the next page gives the general names and locations of the soils with a 
description of the textural and drainage characteristics. 

Ground Water 

There is no public water supply system in Perry Township.  Commercial and residential water users obtain 
their water from privately installed and maintained wells.  The township is investigating the potential of a 
public water supply for portions of the township.  The Planning Commission and township citizens can avoid 
expensive water supply systems by becoming attentive to the problems associated with indiscriminate tapping 
of the ground water supply and forms of surface water pollution in probably aquifer recharge areas.  So for 
this land use plan, a "primer" on ground water supply begins an education for the citizen with these topics: 

1. Nature of ground water supply. 
2. Cross section of the township ground water table. 
3. Recent history and capabilities of wells drilled in Perry Township. 

Ground Water Supply 

The geology of an area will cause one township to differ from another in ground water characteristics.  It is 
more significant to note that ground water conditions vary from one neighborhood to another.  A particular 
sandstone formation may provide good water in adequate amounts in one area but not so for the same 
sandstone aquifer in another area nearby.  There is a general description of ground water availability for the 
County and township.  It may be said that of approximately 29.5 inches of average annual precipitation, about 
6.0 inches may find its way into the ground and ultimately to some stream or other body of surface water.  
About 17.0 inches will be returned to the atmosphere by evaporation and evapotranspiration before ever 
reaching a major body of water, and about 6.5 inches will flow directly to streams, rivers or other water 
bodies.  It should be realized that a ground water addition of 6 inches per year cannot be uniformly applied to 
all land form types.  It is common that ground water addition is somewhat higher in areas of well developed 
glacial outwash and lower in the moraines and till plains. 
 
An estimate of ground water additions at 6 inches per year provides a good amount of replenishment to 
aquifers.  Six inches of water over only one square mile of land returns about 100 million gallons of water to 
the ground water reservoir (annually).  Spread over the township, this amounts to 3.6 billion gallons of water 
per year. The percentage of this water which may be economically withdrawn and used will vary with 
geologic conditions. 

Ground Water Table 

The ground water table may also be described.  The ground water table is the underground zone where earth 
materials become saturated.  The ground water table is not level; it follows the lay of the surface land.  In 
Perry Township it slopes south and north from a high mid-section (approximate route of I-69).  A cross 
section on a line from Section 34 to Section 1 provides a list of geologic conditions, ground water 
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characteristics and surface landforms.  This shaft is located on the next page.  It should be noted that it has 
great vertical exaggeration - Perry Township is not mountainous as a literal interpretation of the form would 
suggest.  Also, the chart is only one of an infinite number of cross sections that could be taken in the 
Township.  The purpose is to provide only an example of ground water conditions. 
 
For this cross section, it can be said that the ground water actually swells with the land in Section 23 before it 
slopes downward again toward Section 1.  At one point in Section 14, the ground water table intersects with 
the surface and is represented by the Grub Drain.  The charge also shows that bedrock does not have any 
surface exposure.  It averages 80-100 feet beneath the ground surface and generally slopes to the north and 
northwest in the Township. 
 
Another aspect to the chart-the unsaturated glacial drift is a shallow zone in the cross section.  If all the 
Township is like this, much attention should be given to the potential for ground water contamination from 
surface pollutants, especially in sandier outwit areas. 
 
Finally, there are places where sands and gravel intersect bedrock sandstone formation.  These are areas 
where ground water in the bedrock is replenished.  This fact cannot be inferred from the chart, but is an 
important addition to the understanding of ground water conditions in Perry Township 

Wells in Perry Township 

Shiawassee County has a record of many wells drilled in the Township since 1967.  It is of interest to note 
where ground water is sought-in either shallow sands and gravel or deeper sandstone and shells from the 
bedrock formation known as the Saginaw Formation.  The Table on the following page is a sampling of wells 
throughout the Township.  The depth of the well is indicated; the nature of the earth material (called an 
aquifer) and the gallons per minute capacity of the domestic well use is indicated.  In some cases where there 
is a variety of well logs in one section, two or three are listed.  The Health Department recommends 10 
gallons per minute for a well serving a single family home.  This data was updated in 2005 using well log data 
available on MDEQ website using data from wells drilled after 1997. 
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Table 37 - Information on Recently Developed Domestic Water Use Wells in Perry Township 

SECTION WELL DEPTH 
(Feet) 

NATURE OF AQUIFER GALLONS/MINUTE 

1 125 Shale and Sandrock 40 
 58 Clay 25 
2 72 Sand and Gravel 12 
3 31 Gray Clay 40 
4 66 Gray Sand and Gravel 40 
5 125 Sandrock and Shale 40 
 72 Sand & Gravel 20 
6 63 Gravel 35 
 141 Gray Sandstone 25 
7 200 Gray Shale and Brown 

Limestone 
30 

8 300 Gray and Black Shale 5 
9 160 Gray Sand and Gravel 15 
 72 Gray Sand and Gravel 15 

10 46 Clay 9 
11 100 White Sandstone 25 

 193 Sandrock 12 
12 100 White Sandstone 20 

 140 Sandrock 40 
 125 Sandrock 40 

13 80 Sandrock 70 
 139 Shale 40 
 53 Sand Gravel 30 

14 120 White Sandstone 75 
15 286 Shale 3 
16 57 Gravel 40 

 80 White Sandstone 30 
 165 Gray and Black Shale 80 

17 60 Course Gravel 45 
 125 Gray Shale 80 
 225 Gray and White Sandstone 100 

18 215 Sandrock and Shale 30 
 120 Sandstone, Shale Strips 80 

19 77 Gray Water Sand 25-30 
 140 Black Shale 25 
 215 White Sandstone 50 

20 266 Sandstone 50 
21 140 Sandrock 30 
22 160 White Sandstone 50 
23 120 Gray Sandrock 100+ 
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SECTION WELL DEPTH 
(Feet) 

NATURE OF AQUIFER GALLONS/MINUTE 

 245 Sandrock 40 
24 48 Gray Sand and Gravel 7 

 300 Gray and black Shale 5 
25 110 Sandstone 15 

 30 Gray Clay 15 
 141 Sandrock 7 

26 141 Shale 9 
27 140 Sandstone and Shale 60-70 

 95 White Sandstone 40 
28 160 Shale 40 

 47 Gravel 30 
29 180 Gray Sandrock 70 

 230 Sandstone 20 
30 140 Shale & Sandstone 10-15 

 88 Clay and Gravel 35 
31 70 Gravel 70 
32 180 Sandstone 29 

 45 Gravel 30-40 
33 200 Sandstone 10 
34 140 Shale and Sandrock 25 
35 120 Shale 7 
36 115 Gravel 30 

 140 Sandstone 10 
 
There is no prevailing trend in aquifer selection by the well diggers.  The surface unconsolidated clays with 
slow percolation rates may have caused the well diggers to seek the deeper bedrock formation for a water 
supply.  In other cases, shallow sand and gravel wells demonstrated their adequacy for private water supply.  
Still another factor is that rural subdivision development on the west side of the Township has caused wells 
there to be drilled deeper to provide isolation from surface septic systems on sandy, porous ground. 
 
This elaboration of ground water conditions is intended to provide Perry Township Planning Commissioners 
and interested citizens with an understanding of its source of water supply as it may relate to a planning 
framework.  Protection of ground water is a decision to protect township resources in the same way that soils 
are conserved and surface waters are kept clean. 
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FUTURE LAND USE AREAS 

 
The future land use areas become designated places on the map only as a result of every aspect of this Plan.  
The Inventory and Goals and Policies, combine to establish a map that shows the townships= interpretation of 
the favored land use areas in the future.  The future land use map has a legend that labels the  categories on 
the map, but the land use areas require  more background to make their character description complete.  It 
should be noted that the Future Land Use Map legend includes all of the future land use categories included in 
the County Future Land Use Plan even though not all of the categories apply to the township at this time.  In 
addition, one new category, open space residential, has been added. 
 

1. Important agricultural areas 
2. Open space/residential 
3. Agricultural/rural residential areas 
4. Conservation/floodplain/wetland/and steeply sloped areas 
5. Recreation 
6. Low density residential areas 
7. Mobile home park/mobile home subdivision areas 
8. Commercial 
9. Commercial/industrial areas 
10. Public and non-profit organization sites 

 
1. IMPORTANT AGRICULTURAL AREAS -  They represent areas that: 1) consist of a concentration of 

prime agricultural soils,  2) where farming is currently the predominant land use, 3) that are adjacent to 
prime farmland areas in Locke Township to the south and 4) are not within areas proposed for extension 
of municipal water or sewer. These prime farmland areas are important to the economy of the farmers and 
the community.  These areas are proposed for A-1 zoning, which under the Shiawassee County Zoning 
Ordinance limit non-farm residences to one per 40 acres, and this settlement pattern would result in very 
low densities, in a way that would not weaken the strength of the efficient, productive farming that takes 
place in this region. In addition, these areas would be available for participation in the state’s Purchase of 
Development Right’s program through the county. In addition, these areas would be available for 
participation in the state’s Purchase of Development Right’s program through the county. 

 
2. OPEN SPACE RESIDENTIAL - These are rural portions of the Township under pressure for conversion 

to residential uses that have not been preserved for long-term agricultural uses.  This district is intended to 
promote preservation of the township=s rural character while allowing residential development by 
requiring the implementation of open space preservation techniques in developing land in this area. 

 
3. AGRICULTURAL/RURAL RESIDENTIAL AREAS - Rural home development is common to 

farmscapes everywhere in Perry Township.  This land use area recognizes development pressure for 
residential lots, yet discourages densities that would require expensive extension of urban type services.  
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Agriculture is the predominant land use now and is expected to remain significant throughout the 
planning period.  Farming is important in these areas to the point that impacts of proposed land use 
changes should be planned with minimal effects on nearby farm activity. 

 
4. CONSERVATION/FLOODPLAIN/WETLAND AND STEEPLY SLOPED AREAS - The wetlands, 

floodplains, steeply sloped areas and some depression soil areas are recognized.  These locations are 
farmed or forested.  Very few have experienced construction.  Filling has been spotty.  These areas are 
recognized for their natural benefits to the Township landscape.  Examples of community values placed 
in these lands include probable aquifer recharge zones, sedimentation traps, wildlife habitat, oxidation of 
biological and chemical pollutants and floodwater retention.  Without the broadly defined services of 
these lands, costs to replace these services with public works investments would reach many Township 
residents in the form of higher taxes.  These lands would be protected but at the same time offer incomes 
to land-owners through agriculture, silviculture and other less damaging land uses. 

 
5. RECREATION - Only existing developments both public and private are recognized. 
 
6. LOW DENSITY RESIDENTIAL AREAS - These areas are existing and proposed locations for 

subdivision.  Other sites near urban places are based on locational advantage, good transportation, and 
optimal soil conditions.  Planned unit developments or cluster housing is encouraged. 

 
7. MOBILE HOME PARK/MOBILE HOME SUBDIVISION - The existing mobile home park is identified 

along with an area north of the current development that is provided for future expansion. 
 
8. COMMERCIAL - Land already developed is recognized where commercial activity is concentrated.  

Some convenience intersections are recognized.  Some existing spot commercial activities are included.  
Vacant areas have been mapped and include areas that have optimal locations for development. 

 
9.  COMMERCIAL/INDUSTRIAL AREAS - The area between Britton Road and I-69 between the City of 

Perry and the Village of Morrice  and the area bounded on M-52 on the west, Church Road on the north, 
Morrice Road on the east and I-69 on the south is identified for a  combination of commercial and 
industrial land uses which would be expected to develop with close attention paid to each site 
development.  This would be to preserve the vitality of the enterprises with respect to the effect they may 
have on each other.  The overall area could develop into a well-defined zone of activity without 
deterioration and blight common to poorly organized masses of commercial/industrial property 
development elsewhere. Commercial and industrial areas exist in the township that are not designated on 
the map. It is not the Township’s intention that these areas be rezoned or made non-conforming, but that 
they not be expanded. The development of the area should be undertaken in a manner that minimizes the 
impact on surrounding residential areas, including the use of landscaping and existing woodlots to buffer  
the residential uses, restrictions on lighting and enforcement of performance standards for industrial uses 
in the county zoning ordinance. Water and sewer service is expected to be extended into the area as 
development area continues 
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In addition to the area described above, property owners north of Church Road and south of Winegar 
Road who expressed an interest in being in the industrial area will be allowed to do so at their request. 
None of the land in the identified industrial area will be rezoned except at the request of the property 
owner.  

 
10. PUBLIC AND NON-PROFIT ORGANIZATION SITES - These are sites of existing community services 

- governmental, religious, institutional and educational.  Specific uses for these sites include the town 
hall, churches and schools. 
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PLAN IMPLEMENTATION 

Zoning 

The purpose of an implementation plan is to ensure that the goals policies and plans of the township master 
plan are implemented and that the plan is kept current and maintained.  Implementation of this plan is the 
responsibility of Perry Township even though much of the implementing authority is with other jurisdictions. 
 The township must work with these other jurisdictions to ensure implementation of the plan. 
 
One of the preeminent tools used by communities to reach the goals of their master plan is zoning. Zoning is a 
regulatory power given by the state to local townships through the Rural Township Enabling Act. The act 
authorizes the local units to establish zoning ordinances controlling the use of property and the height, bulk 
and location of buildings on that property. In order for an ordinance to be effective in implementing a master 
plan, it must be tailored to that plan. It follows, that when a plan is updated, the local zoning ordinance should 
also be updated to take into account those changes. However, the township falls under the authority of the 
Shiawassee County Zoning Ordinance. Any changes to the ordinance must be approved by the County Board 
of Commissioners and any text amendment could affect the other 13 townships that operate under county 
zoning. 

Special Uses and Site Plan Review 

One of the principal concerns was the lack of adequate access controls along M-52 and Lansing Road, and the 
fear that future development will bring increased problems.  The site plan review process can be in order to 
implement the policies dealing with protection of the natural resources such as ground water and wooded 
areas, the standards used to consider SUP requests should be expanded to include specific consideration of 
natural features, including soil suitability in determining suitability of the use. 
 
Site plan criteria should be amended to require or at least encourage the development of common driveways, 
shared signage and screening of parking areas in the concentrated commercial areas along Lansing Road and 
M-52. 
Site plan criteria should be amended to encourage bicycle paths and sidewalks in major developments. 
Site plan criteria should be amended to require the evaluation of traffic impacts from certain developments.  
The criteria should be based on the recommendations included in the publication Evaluating Traffic Impact 
Studies - A Recommended Practice for Michigan Communities. 

Subdivision Control Ordinance / Condominium Ordinance 

Although the State's Land Division Act requires the developer of a subdivision to submit a proposed plat 
before a township for review and approval, it also authorizes a township if it wishes, to prepare a subdivision 
control ordinance. This ordinance may include stricter standards for subdivision design as long as they do not 
conflict with the provisions of the state act. It permits the community to establish design standards that 
conform with the land use plan and are therefore more effective in enforcing the plan. 
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In the last several years, developers have begun to use the state’s Condominium Act as a vehicle to subdivide 
property.  These developments are referred to as “site condominiums”.  The Condominium Act does not have 
the specific local review procedures required in the Land Division Act, but does specify that developments 
must comply with local zoning.  Land divisions in Perry Township are regulated through the county zoning 
ordinance’s site plan review process. 

Wetlands 

The Goemaere-Anderson Wetland Protection Act requires the DNR to enforce the act, but permits 
municipalities to adopt local ordinances. If a local community does decide to establish a local ordinance as 
authorized in the state law, the DNR is required to coordinate their enforcement efforts with that community. 
 
The advantage of adopting a local ordinance is that it provides local control over the administration of 
wetlands and permits the adoption of a more stringent definition of what constitutes a wetland and stricter 
regulations on their enforcement. The primary disadvantage for the community is the manpower and costs 
required to enforce an ordinance and the technical expertise needed. 

Plan Maintenance and Update 

A plan is not a static document.  It must continuously be maintained and updated if it is to remain a valid 
document. Below are recommendations on methods that the Perry Township Planning Commission should 
adopt to insure that the plan is adequately maintained. 

Updating the Database 

This plan is based on certain assumptions concerning the growth of the township. These assumptions are 
contained primarily in the plan's data base. It is important for the township to regularly monitor these 
assumptions to determine if they are still valid. If they become invalid, the planning commission must 
determine what the changes in circumstances mean for the plan goals and policies. 
 
1) Population Growth - The plan is based on the projection of population growth contained in the 

population section of the data base. As noted in the narrative following the projections, there is 
always a certain amount of guessing that goes into population projections and they should be 
continuously monitored.  

 
2) Housing Growth and Mix - The plan makes assumptions on the growth of housing in the township 

over the planning period and the mix of single family, multi-family and mobile home units identified 
in Table 12. The township should monitor housing growth and mix to determine if it is following the 
projections. Differences in the mix of housing types between what was projected and what is built 
may mean certain assumptions on market demand for various housing types was incorrect which 
could impact policies dealing with the provision of varied housing types. Differences in the total 
housing count will impact the population projections and also the land use need estimates contained 
in the plan. 
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3) Housing Cost - Housing costs should be monitored to see if they are increasing more rapidly than 
household income during the planning period. A marked increase in housing costs in relation to 
income may require more aggressive efforts in providing low cost housing, while stable costs may 
indicate that current strategies are working in providing a broad range of housing costs.  

 
4) Adjacent Planning and Zoning - Changes in the land use plans or zoning maps of adjacent townships 

or the City of Perry/Village of Morrice should be reviewed to consider their impact on the township's 
plan, preferably before that community makes a decision regarding the matter.  

 
5) Agriculture - The land use plan identified the pressure on agricultural land uses by non-farm 

development in the township as an issue of prime importance. The planning commission may wish to 
review the indicators of pressure on farmland conversion annually. 

 
6) Transportation - The township should monitor changes and proposed changes in the roads and streets 

in the township. The Road Commission's road improvement schedule should be reviewed for their 
impact on the plan. Traffic count data is updated annually by the Road Commission and this 
information should be compared with capacity figures for various road sections along with accident 
data from the county sheriff’s department to determine if traffic congestion is increasing at an 
unexpected rate or if traffic safety is deteriorating. 

 
7) Utilities - The plan anticipates limited extension of sewer lines. The sewer service area is then 

considered the determining factor in expansion of urban density development. Unanticipated 
expansion of the sewer lines should be reviewed to determine their effect on this type of development 
in the township. 

 
8) Commercial Development - The plan anticipates a need for continued commercial development along 

M-52 and Old Lansing Road.  Rezoning requests and special use permit requests should be monitored 
for indications of a need for additional commercial area. 

Reviewing the Plan Goals and Policies 

After reviewing the updated information on the plan data base, the planning commission should review 
the goals and policies every five years. Specifically the commission is looking for goals or policies that 
are no longer relevant due to changes in conditions or policies that have proven ineffective in addressing 
a goal. Those items that are identified should be deleted or modified in light of the new information. The 
plan should be officially amended to incorporate the changes in the goals or policies and the basis for the 
change should be reflected in public hearing record. 

Incorporating Plan Review Into Rezoning Request Review 

Although an annual review of the plan is necessary for a comprehensive examination of the plan, many 
problems with a land use plan will become obvious during consideration of a rezoning or special land use 
permit request. It is important to incorporate review and amendment of the land use plan as part of the 
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planning commission's consideration of such requests. This is covered in more detail in the subsection on 
using the land use plan for zoning reviews.  

Using the Land Use Plan for Zoning Review 

As noted earlier, the primary method of enforcing a land use plan is the zoning ordinance. In order for that to 
be done effectively, the community's rezoning and special land use permit request and site plan review 
procedure should be structured so land use goals and policies are considered. 

Rezoning Requests 

In considering a rezoning request, the primary question to ask is; "Does this request conform to our land 
use plan?". Three subsidiary questions follow that: "Was there an error in the plan?"; “Have there been 
relevant changes in conditions since the plan was approved?" and "Have there been changes in the goals 
and policies of the plan?". Answering these questions should answer the question whether or not a 
rezoning request is appropriate and that should frame the reason within the context of the plan. 
 
This method of analyzing a request rests on the assumption that a request that complies with a valid plan 
should be approved and that one that does not comply with a valid plan should not be. Further, it assumes 
that the three circumstances that would invalidate a plan are a mistake in the plan, a change in condition 
that invalidates the assumptions that the plan was built on or a change in the goals and priorities that the 
community set for itself. 
 
Mistake - A mistake in a plan can be an assumption made based on incorrect data, an area on a land use 
map that is incorrectly labeled, or other factors that if known at the time of the plan adoption would have 
been corrected. 
 
Changes in Conditions - A plan is based on the assumption that certain conditions will exist during the 
planning period.  If those conditions change then goals, policies and land use decisions that made sense 
when the plan was adopted may no longer be valid and a rezoning that was not appropriate before is 
appropriate now. 
 
Change in Policy - In the end, a plan is based on the planning commission's vision of what the best future 
for their municipality is.  When that vision changes, the plan should change.  When a zoning issue results 
in a change in vision, a decision can be made that is contrary to the current plan as long as that changed 
vision is explicitly incorporated into the plan. 
 
Two points should be made.  First of all the three factors for consideration (mistake, change in condition, 
change in goals or policy) can work in reverse, making a proposal that otherwise seems appropriate, 
inappropriate.  Secondly, these factors should not be used to create excuses for justifying a decision to 
violate the land use plan, or to change it so often that it loses its meaning. 
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Special Use Permits 

The establishment of special uses in the zoning ordinance is based upon the goals and policies in the land 
use plan. The plan in turn should be used to determine when it is appropriate to permit a particular special 
use on a particular piece of property. To use the plan to help in making the determinations, the planning 
commission should look at the goals and policies that are appropriate to the type of use being proposed. 
The goals and policies of the plan should indicate the general intent of the plan regarding this activity and 
may be more specific in detailing what appropriate criteria are for approving the use. In most cases this 
criteria will be reflected in the zoning regulations. In either case it is important that this connection with 
the land use plan goals and policies be stated so that the planning basis for the decision is clear. 
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APPENDIX 

PERRY TOWNSHIP  1977 LAND USE INVENTORY 
 

 
AGRICULTURAL 

 

 
* Map Code # 

 
Land Use Description 

 
Acreage 

 
21 

 
Cropland, Pasture, Country Drains 

 
12,738 

 
29 

 
Farmstead 

 
366 

 
2233 

 
Nursery 

 
10 

 
221 

 
Orchard 

 
26  

 
 

 
Sub-total

 
13140 

 
 

 
 

NON-AGRICULTURAL OPEN SPACE 
 

 
Map Code # 

 
Land Use Description

 
Acreage 

 
41 

 
Broadleafed Woodlots and Forests 

 
1566 

 
42 

 
Coniferous Forests 

 
304 

 
61 

 
Forested Wetlands 

 
1770 

 
62 

 
Non-Forested Wetlands 

 
550 

 
31 

 
Grassland Rangeland 

 
291 

 
32 

 
Shrub Rangeland 

 
370 

 
5 

 
Rivers and Ponds 

 
39 

 
 

 
Sub-total

 
4890 
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RESIDENTIAL 

 
 
Map Code # 

 
Land Use Description 

 
Acreage 

 
1133

 
Subdivisions 

 
211 

 
1134

 
Rural Residential Home 

 
381 

 
1135

 
Rural Mobile Home 

 
7 

 
1145

 
Strip Residential Development 

 
91 

 
1152

 
Mobile Home Park 

 
74 

 
112

 
Multi-Family, Low-Rise 

 
2 

  
Sub-total

 
766 

 
         *  Map Code references are from the original 1977 existing land use map prepared by Perry Township 
 Planning Commission and Shiawassee County Planning Department and destroyed by fire in 1988. 
 

 
 

TRANSPORTATION, COMMUNICATION AND UTILITIES 
 

 
Map Code # 

 
Land Use Description 

 
Acreage 

 
No # 

 
Transportation Routes 

 
777 

 
1465 

 
Sewage Treatment 

 
12 

 
 

 
Sub-total

 
789 

 
 

 
 

COMMERCIAL 
 

 
Map Code # 

 
Land Use Description 

 
Acreage 

 
12 

 
Commercial 

 
75 

 
194 

 
Cemetery 

 
14 

 
124 

 
Govt., Religious, Educational 

 
7 

 
 

 
 Sub-total

 
96 
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RECREATIONAL 

 
 

Map Code # 
 

Land Use Description 
 

Acreage 
 

19 
 
Outdoor Recreation 

 
112 

 
127 

 
Indoor Recreation 

 
5 

 
 

 
Sub-total

 
117 

 
 

 
 

INDUSTRIAL 
 

 
Map Code # 

 
Land Use Description 

 
Acreage 

 
13 

 
Industrial 

 
9 

 
 

 
Sub-total

 
9 

 
 
 

 
 

EXTRACTIVE 
 

 
Map Code # 

 
Land Use Description 

 
Acreage 

 
1711 

 
Gravel Pit 

 
110 

 
 

 
Sub-total

 
110 
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SUMMARY 

 
 

Land Use 
 

Acreage 
 
Percentage 

 
Agricultural 

 
13140

 
66% 

 
Non-Agricultural Open Space 

 
4890

 
24.5% 

 
Residential 

 
766

 
3.8% 

 
Transportation, Communication and Utilities 

 
789

 
4% 

 
Commercial and Services 

 
96

 
0.5% 

 
Recreational 

 
117

 
0.6% 

 
Industrial 

 
9

 
- 

 
Extractive 

 
110

 
.5% 

 
TOTAL 

 
19917

 
100% 

 
NOTE:  This Analysis does not include the areas of Perry City (1,767 acres) and Morrice Village (646 acres). 

 
 


