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Chapter 1 
 

The Planning Process 
 

 

 

 

 

 

 

 

 

 

 

 

INTRODUCTION 

This document is the outcome of a year‐long effort by the City of Davison Planning Commission 

to draft a new Master Plan and to steer the course for the future.  This document reflects the 

community's concern for the future development of Davison and conveys a strong commitment 

to retain and strengthen the local quality of life.  The preferred future, or vision, for the City of 

Davison is outlined within this Master Plan.  Specifically, the vision is expressed in the way this 

Master Plan: 

 Documents citizen input on community needs and services, 

 Articulates goals and related actions to be accomplished by local leaders, 

 Provides an overall view of future physical development of the City of Davison, and 

 Presents a map that shows locations of how land is proposed to be used in the future. 
 

The Michigan Planning Enabling Act (MPEA), Public Act 33 of 2008, as amended, is the legal basis 

for cities in the State of Michigan to develop a Master Plan.  The main purpose of a Master Plan 

is to guide and enable a community to establish a future direction for its development.  The 

Planning Act specifically gives communities the authority to prepare and officially adopt a 

Master Plan, which serves as the primary policy guide for local officials when considering 

matters related to land development.  As a policy guide, the Master Plan is specific to the City of 

Davison and considers community character, environmental conditions, the availability or  
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capacity of public infrastructure and services, and the relationship to existing and planned land 

uses.  As such, the Master Plan aims to: 

 Guide the use of limited resources in an efficient manner, 

 Promote public health, safety, and general welfare, 

 Preserve the quality of the environment in the City, and 

 Guide future zoning decisions. 
 

Because of constant change in our social and economic structure and activities, this Master Plan 

must be maintained through periodic review so that it reflects contemporary trends while 

maintaining long‐range goals.  The MPEA requires the Master Plan be reviewed by the City at 

least once every five years. 

 

PROCESS AND STATUTORY REQUIREMENTS 

The City of Davison began the process to update its Master Plan in January of 2013.  It 

contracted with Spicer Group of Saginaw to assist the Planning Commission in the preparation 

of this Master Plan.  The Planning Commission met with the Spicer Group planning consultants 

seven times between January 2013 and July 2015 to work on the plan.  As required by the 

MPEA, the City of Davison followed the required procedures for notifying neighboring 

communities and registered entities so that each interested party was made aware of the 

planning effort and was provided an opportunity to comment on the Master Plan. 

The planning process began with a review and analysis of existing conditions and land uses in 

Davison.  Then, a community input was sought through an online survey.  Feedback from the 

community along with the pertinent background data was used as the basis for the goals, action 

program, and future land use outlined within this Master Plan. 

A draft of this document was prepared in November 2014 and delivered to the Planning 

Commission and City Council for review.  On April 13, 2015, the City Council approved the 

distribution of the proposed plan.  The plan was then distributed to neighboring communities, 

registered entities, and to Genesee County for review.  The final step in the planning process 

was a public hearing that is required by the Michigan Planning Act.  This provided an additional 

opportunity for public information and input.  Final Master Plan copies were prepared and the 

Planning Commission approved and recommended adoption of the Master Plan on July 14, 

2014, with the City Council adopting the Master Plan on July 27, 2015. 
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RELATIONSHIP OF A MASTER PLAN TO A ZONING  
ORDINANCE 
 

Zoning is regulation of the use of land.  A zoning ordinance controls how land is used today.  It is 

the law.  A Master Plan is a set of policies, not a law.  The Master Plan represents a community’s 

future vision, while the zoning ordinance contains the rules that govern the path to that vision.  

The long‐range goals of the Master Plan are the basis for a zoning ordinance and zoning 

decisions.  State law requires that a zoning ordinance be based on an adopted Master Plan.  

Zoning decisions that are consistent with the Master Plan are more likely presumed to be valid if 

ever challenged in the courts. 
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Chapter 2 
 

All about Davison 

 
 

 

 

 

 

 

 

 

 

 

LOCATION AND HISTORY 

The City of Davison is located within the eastern portion of Genesee County, Michigan.  See 

Figures 1a and 1b.  The City is situated north of the junction of I‐69 and M‐15.  The City of 

Davison is wholly located within Davison Township.  Davison is easily accessible to various 

nearby communities.  The City of Flint is located 11 miles to the west.  Detroit is 63 miles to the 

southeast.  Port Huron is 60 miles to the east.  To the immediate east, the city of Lapeer is 14 

miles from Davison. 

According to a historical description published by the Davison Historical Society in 1989, the first 

settler to the Davison area was famed pioneer and Judge Norman Davison, who built a sawmill 

along with his four sons in the nearby area of Kearsley Creek in June of 1831.  He was one of the 

first delegates to a convention in May of 1835 in Detroit where the first constitution of Michigan 

was drafted. Settlements in the area of what is now Davison Township began in 1836 when 

Andrew, Alson and Debby Seelye from Saratoga County, New York purchased 240 acres of land 

there. The first election for Township officers was held in April of 1840, and Goodeough 

Townsend became the Township’s first supervisor. The area began to grow in the early 1870s, 

congealing and expanding around the hotel corner called Davison Center. This was a way station 

used for changing horses along the newly constructed Flint to Lapeer stage line. Early industries 

in the area included a washing machine factory, a buggy works, a cheese factory and a saw mill. 

Davison Hall, a 3‐story brick building, was completed in 1895.  
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Figure 1b:  The City of Davison is located in 
eastern Genesee County, about 11 miles east of 
Flint. 

Figure 1a:  Genesee County is located in 
eastern Michigan, bordering the counties of 
Lapeer, Oakland, Livingston, Gratiot, Saginaw, 
and Tuscola. 

During the 20th century, the City of Davison continued to grow and employ its residents in a 

variety of economic sectors alongside its larger regional neighbors, Flint and Detroit. The 

economy of Davison itself was taking form and strengthening during this time. The Davison area 

Chamber of Commerce was formed in 1951 with 146 charter members. The Davison Area 

Library was constructed in 1967, while the new City Hall, which houses the Davison City Police 

Department, was built in 1969. In the 1960s, the Jaycees of Davison undertook a flag‐producing 

and selling venture which resulted in the adoption of the slogan “Davison, City of Flags” by the 

Davison City Hall in 1975.  
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DAVISON AND ITS NEIGHBORS: A REGIONAL EFFORT 

The City of Davison works in close collaboration with its neighbors. The Davison Area Chamber 

of Commerce was formed in 1951 to build regional partnerships by supporting local 

organizations in the City of Davison, Davison Township, Davison Community Schools, and 

Richfield Township. More recently, the Davison Area Recreation Plan for 2010 – 2014 was 

completed as a regional collaboration between Davison Township, the City of Davison, Richfield 

Township, and Davison Community Schools. The Davison Community Schools encompass all of 

the City of Davison as well as portions of Richfield Township and Davison Township. Also, the 

townships of Davison and Richfield as well as the City of Davison collaborate on providing Fire 

Services through the Davison‐Richfield Fire Authority. The Authority serves approximately 

30,000 residents in the 72 square miles encompassing those three jurisdictions. A Quad‐Unit 

Governmental Organization composed of representatives from the City of Davison, Davison 

Township, Richfield Township, and Davison Community Schools further congeals cooperative 

efforts between these jurisdictions. Finally, the Davison Area Senior Center establishes a budget, 

policies and procedures for the operation of the Davison Area Senior Center, which offers a 

variety of programs for residents in the Davison City, Township, and Richfield Township 

communities. The City of Davison is 1.98 square miles and is entirely surrounded by the 33.7‐

square mile Davison Township.  

 

GENERAL DESCRIPTION OF THE POPULATION 

Davison’s population fell by 6.6% between 2000 and 2010 (Figure 2a).  In 2000, the City’s 

population was 5,536 people, and by 2010, it fell by 336 people to 5,173. Genesee County saw 

its population fall by 2.4%, from 436,141 residents in 2000 to 425,790 in 2010.  These trends 

reflect the overall population decline throughout the State of Michigan.  Between 2000 and 

2010, Michigan’s population declined by 0.6%, losing almost 55,000 residents during one of the 

most difficult and long‐lasting recessions in the State’s history. In contrast, the population living 

in surrounding Davison Township grew substantially during this time, from 17,722 residents in 

2000 to 19,575 residents in 2010. The City of Davison also has exhibited a longer‐term 

population decline, losing 914 residents between 1980 and 2010 (Figure 3).  
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Figure 4 shows how the age distribution changed in Davison from 2000 to 2010.  The age group 

with the largest proportionate gain was that of the 45 to 64 age group, increasing from 1,163 

residents to 1,337 residents, a gain of nearly 5%.  This is the age cohort that is entering its 

retirement years.  The needs of this growing generation will have special implications for long‐

range planning in Davison.  For example, retirees are looking for more leisure time activities, 

tend to have greater needs for medical care, and have changing housing needs.  It should be 

6,087
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1,000

2,000
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4,000
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Figure 3:  Population trend for the City of Davison from 1980 through 2010. 

Data Source: U.S. Census Bureau, 2010. 

Figure 2:  Comparison of population trends in the Davison area. Data source: 

U.S. Census Bureau, 2010. 
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noted that there were decreases in all age cohorts under 45, with the 25 to 44‐year old group 

showing the highest rate of decline at 3.1%.   

 

Under 5 Years 357 6.4% 319 6.2%

5 to 19  years 1,132 20.4% 1,016 19.6%

20 to 24 years 344 6.2% 281 5.4%

25 to 44 years 1,612 29.1% 1,346 26.0%

45 to 64 years 1,163 21.0% 1,337 25.8%

65 and Over 928 16.8% 874 16.9%

Total 5,536 100.0% 5,173 100.0%

0.1%

‐0.8%

‐0.2%

‐0.8%

‐3.1%

4.8%

 

 
 

These trends indicate an overall aging of the population in the City of Davison.  This is evident by 

making three comparisons.  First, by comparing Davison’s median age from 2000 to its median 

age in 2010, there was an increase from 37.3 years and 39.5 years, respectively (figure 5).  

Second, the overall proportion of the City’s total population that is 19 and under dropped from 

26.8% to 25.8%.  And third, the overall proportion of Davison’s total population 45 and over 

increased from 37.8% to 42.7%.   

 
 
 

 

 

 

 

Figure 5:  
Median age 
comparisons for 
2000 and 2010. 
Data Source: U.S. 
Census Bureau, 
2010. 
 

Figure 4:  Breakdown and comparison of Davison age groupings for 2000 and 2010. Data 
Source: U.S. Census Bureau, 2010. 
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The percentage of people over 65 years old in the city of Davison is substantially higher than 

that of surrounding areas at 16.9% (Figure 6), while the percentage of people 19 years old and 

younger is consistent with surrounding areas at 25.8% (Figure 7). Overall, the City is declining 

slightly in population due to stagnant growth of population cohorts under 45 and an increasing 

ratio of people over 45.  However, it should be noted that while the older generations in 

Davison are growing at a faster pace than the younger generations, it’s the population under the 

age of 45 that still has the largest proportionate segment of the overall population, holding at 

57.2%, or 2,962 of the 5,173 people living in Davison.  

 

 
 
 
 
 
 

 
 
 
 
 

Average household size in Davison for 2010 was 2.18, which is somewhat smaller when 

compared to Davison Township (2.38) and Genesee County (2.48). See Figures 8 and 9.  This 

trend tends to follow comparisons of median age in the area.  Median age for Davison in 2010 

was 39.5 years, which is older than Davison Township (39.3) and older than Genesee County 

(38.5).  This is unusual for Michigan cities, which typically have a lower median age than the 

surrounding township and county.  In consideration of Davison’s higher median age, and its 

relatively large segment of the population over the age of 45 (43.8%), correspondingly small 

household sizes are to be expected since older households tend to have fewer children than 

younger households. 

 

Figure 7:  The percent of the 
population 19 years and younger for 
2010 in the U.S., Michigan, Genesee 
County, Davison Township, and 
Davison City. Data Source: U.S. 
Census Bureau, 2010. 

Figure 6:  The percent of the 
population 65 years and older for 
2010 in the U.S., Michigan, Genesee 
County, Davison Township, and 
Davison City. Data Source: U.S. 
Census Bureau, 2010. 
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As shown in Figure 10, there were 2,593 total housing units in Davison in 2010.  This compares 

to 2,652 housing units in 2000; a decrease of 2.2%.  Of the total housing units in Davison in 

2010, there were 222 vacant units (8.6%).  In 2000, the vacancy rate was 5.9%.  The percentage 

of the occupied housing units that were owner‐occupied in 2010 was 54.7%, or 1,299 housing 

units.  The remaining occupied units, totaling 1,072 or 45.3%, were renter‐occupied.  There was 

no change in renter‐occupied units between 2000 and 2010, though the number of owner 

occupied units dropped by 125 from 1,424 to 1,299 units between 2000 and 2010 due almost 

entirely to increased vacancy.  The median value of a home in Davison is $109,800, according to 

2007‐2011 estimates from the American Community Survey (ACS).  This is significantly less than 

Davison Township at $141,500 but slightly higher than Genesee County at $109,000. For renter‐

occupied structures, the median monthly gross rent was $566.  This is slightly less than Davison 

Township at $618 and considerably less than Genesee County, which was at $685. 
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Figure 10:  Housing information and comparisons for 2000 and 2010 in 
Davison. Data Source: U.S. Census, 2010. 
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Figure 8:  Average household sizes 
for 2000 and 2010 in the City of 
Davison. Data Source: U.S. Census, 
2010. 

Figure 9:  Average household sizes for 2000 and 2010 in 
U.S., Michigan, Genesee County, Davison Township, and the 
City of Davison. Data Source: U.S. Census, 2010. 
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Since 2000, Davison added 121 new homes (see Figure 11). Between 2000 and 2010, there was 

a 4.8% decrease in the percentage of homes built between 1940 and 1959 and a 6.8% decrease 

in the percentage of homes built between 1970 and 1979. Still, the housing stock of Davison is 

aging, as the largest proportion of housing structures in Davison according to 2007‐2011 ACS 

estimates were built between 1940 and 1959, at 23.8% of all housing structures.   

 

The majority of Davison’s housing units (57.3%) were single, detached units in 2010; an increase 

of 6.2% or 115 units from 2000. See Figure 12. There was also a declining stock of mobile homes, 

from 164 units or 6.2% of the overall housing stock in 2000 to 39 units or 1.5% of the overall 

housing stock in 2010. 

 
 

 

1‐unit, detached 1,360 51.1% 1,475 57.3% 115 6.2%

1‐unit, attached 12 0.5% 58 2.3% 46 1.8%

2 units 56 2.1% 10 0.4% ‐46 ‐1.7%

3 or 4 units 148 5.6% 74 2.9% ‐74 ‐2.7%

5 to 9 units 235 8.8% 247 9.6% 12 0.8%

10 to 19 units 217 8.2% 213 8.3% ‐4 0.1%

20 or more units 469 17.6% 459 17.8% ‐10 0.2%

Mobile Home 164 6.2% 39 1.5% ‐125 ‐4.6%

Boat, RV, van, etc.  0 0.0% 0 0.0% 0 0.0%

Total 2,661 100.0% 2,575 100.0%

2000 2010
Change from 2000 to 

2010

 

 

Figure 12:  The units in structure for 2000 and 2010 in Davison City. Data Source: U.S. Census 
Bureau. 2010 information was estimated from the 2011 American Community Survey (ACS). 

Figure 11:  The year 
of the housing 
structure built for 
2000 and 2010 in 
Davison City. Data 
Source: U.S. Census 
Bureau. The 2010 
information was 
estimated from the 
2011 American 
Community Survey 
(ACS). 

2000 or later ‐ ‐ 121 4.7% 121 100.0%

1990 to 1999 126 4.8% 146 5.7% 20 0.9%

1980 to 1989 202 7.6% 249 9.7% 47 2.1%

1970 to 1979 764 28.7% 564 21.9% ‐200 ‐6.8%

1960 to 1969 519 19.5% 595 23.1% 76 3.6%

1940 to 1959  762 28.6% 614 23.8% ‐148 ‐4.8%

1939 or earlier 288 10.8% 286 11.1% ‐2 0.3%

Total 2,661 100.0% 2,575 100.0%

20102000
Change from 

2000 to 2010
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The City of Davison has a relatively low rate of vacancy and high rate of renters in comparison to 

surrounding areas. The percentage of vacant housing units in the City of Davison rose from 5.9% 

to 8.6% between 2000 and 2010 (see Figure 13). This is still lower than 2010 vacancy rates for 

surrounding Genesee County (12.0%), the State of Michigan (14.6%) and the United States as a 

whole (11.4%), though slightly higher than for Davison Township (6.5%). The percentage of 

renter‐occupied housing units in Davison rose between 2000 and 2010 from 42.9% to 45.2% 

(see Figure 14). This 2010 rate is higher than for Davison Township (34.3%) and Genesee County 

(29.7%). 
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Figure 14:  The percent of renter‐occupied housing units for 2000 and 2010 in the U.S., Michigan, 
Genesee County, Davison Township, and Davison City. Data Source: U.S. Census Bureau. 

Figure 13:  The percent of vacant housing units for 2000 and 2010 in the U.S., Michigan, 
Genesee County, Davison Township, and Davison City. Data Source: U.S. Census Bureau, 
2010. 
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ECONOMIC DATA 

The City of Davison has a well‐educated population relative to Genesee County as a whole, 

employed in a well‐distributed range of occupations. 20.3% of the citizens of Davison had a 

bachelor’s degree or higher, according to 2011 Census estimates (see Figure 15). In Davison 

Township, 21.8% of the population had a bachelor’s degree or higher.  In Genesee County, 

approximately 18.9% of the population had a bachelor’s degree or higher.  Over 91% of the 

citizens of Davison had a high school diploma or higher (See Figure 16).   

 

 
 

 

 
 

 

 

 

 

 

 

Figure 16:  The 
educational 
attainment found for 
residents of the City of 
Davison over 25 years 
old, 2010. Data 
Source: 2011 
American Community 
Survey (ACS). 

Figure 15:  The percent of 
people ages 25 and over with 
a bachelor’s degree or higher 
for 2010 in the U.S., 
Michigan, Genesee County, 
Davison Township, and 
Davison City. Data Source: 
2011 American Community 
Survey (ACS). 
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Figures 17 to 19 refer to the median household income and the percentage of residents under 

the poverty level in Davison and surrounding areas. The median household income in Davison 

was $38,808, according to 2011 Census estimates.  In Davison Township it was $49,012, and in 

Genesee County it was $43,313. The median household income for Davison Township rose 

notably from $45,417 in 2000, while it rose more modestly for the City of Davison from $37,482 

in 2000. The per capita income for the City of Davison followed a different trend; falling from 

$24,449 in 2000 to $22,771 in 2010. This is slightly higher than that of Genesee County, which 

was $22,577 in 2010, but slightly lower than that of Davison Township, which was $25,983.   

In 2010, the federal poverty level for the 48 contiguous states was $10,830 for an individual, 

$14,570 for a 2‐person household, $18,310 for a family of three and $22,050 for a family of four 

according to the Department of Health and Human Services. The percentage of people living 

under the poverty line in the City of Davison was 18.8% in 2010, which had risen sharply from 

6.7% in 2000. In Davison Township, 10.3% of residents were above the poverty level in 2010, 

which had risen from 6.3% in 2000. In Genesee County, the percentage of residents living under 

the poverty level had risen from 13.1% to 18.8% between 2000 and 2010. The high percentage 

of Davison residents living under the poverty level in 2010 may be attributable in part to an 

increasing ratio of residents over 45 years old, a sizeable portion of whom may be retired. 

 

Figure 18:  The 
per capita income 
for 2000 and 2010 
in the U.S., 
Michigan, Genesee 
County, Davison 
Township, and 
Davison City. Data 
Source: 2011 
American 
Community Survey 
(ACS). 

Figure 17:  The 
median household 
income for 2000 
and 2010 in the 
U.S., Michigan, 
Genesee County, 
Davison Township, 
and Davison City. 
Data Source: 2011 
American 
Community Survey 
(ACS). 
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EMPLOYMENT DATA 

The occupation of the workers in Davison is shown in Figures 20 and 21.  More than 31% of the 

residents in Davison are employed in sales and office occupations.  About 30% are employed in 

management, business and science occupations, and another 17% are employed in production, 

transportation, and material moving occupations. 16% are in service occupations, while the 

remaining 6% are in natural resources, construction and maintenance occupations. 

There is a prominence of management, business and science professionals as well as sales and 

office employees in Davison. These facts, coupled with the education numbers listed above, 

suggest the City of Davison has traditionally been a bedroom community of technical 

professionals that tend to commute to larger economic hubs such as Flint, Oakland County, 

Lapeer and Detroit. The city also houses a large number of people taking advantage of local 

opportunities in service and production and transportation industries. 

 

 

 

Figure 20:  The 
occupational sectors 
employing residents of 
Davison over 16 years 
old, 2010. Data source: 
2011 American 
Community Survey 
(ACS). 

Figure 19:  The 
percent of people 
below poverty 
level for 2000 and 
2010 in the U.S., 
Michigan, 
Genesee County, 
Davison Township, 
and Davison City. 
Data Source: 2011 
American 
Community Survey 
(ACS). 
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The City of Davison lost 744 jobs between 2000 and 2010, which was typical of many cities its 

size during that time period. As jobs were lost, some sectors lost a particularly high percentage 

of the total share of employees in Davison. The overall share of employees in the sectors of 

education, health and social services and information fell by 5.5% and 3.1% between 2000 and 

2010 (see Figure 21). The overall share of employees in the sectors of public administration and 

transportation, warehousing and utilities, each of which showed a net gain in employment, grew 

by 4.3% and 2.8%, respectively, during that time. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 21:  Employment by industry for 2000 and 2010 in the City of Davison. Data Source: 
2011 American Community Survey (ACS).
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Figures 22 to 23b exhibit the transportation behavior of Davison City residents. The average 

commute time for the City of Davison was 24.4 minutes in 2010, as comparable with Davison 

Township (25.8 minutes), Genesee County (25.9 minutes) and Michigan as a whole (23.9 

minutes).  The percentage of Davison residents driving to work alone rose from 87.1% in 2000 to 

89.3% in 2010, while the percentage of residents carpooling fell from 8.2% in 2000 to 7.0% in 

2000. These trends are similar to those of surrounding Davison Township, where 89.9% of 

residents drove to work in 2010 alone, but show a higher dependence on automobile use than 

the nation as a whole, where only 76.1% of people drove to work alone in 2010. 

 

 

2000 2010 2000 2010 2000 2010 2000 2010 2000 2010 2000 2010
United 

States
75.7% 76.1% 12.2% 10.2% 4.7% 5.0% 2.9% 2.8% 1.2% 1.7% 3.3% 4.2%

Michigan 83.2% 82.8% 9.7% 9.0% 1.3% 1.3% 2.2% 2.2% 0.7% 1.2% 2.8% 3.5%

Genesee 

County
84.3% 84.9% 10.6% 9.4% 1.2% 1.0% 1.2% 1.1% 0.6% 0.8% 2.0% 2.9%

Davison 

Township
87.8% 89.9% 10.0% 6.8% 0.0% 0.4% 0.1% 1.1% 0.5% 0.1% 1.6% 1.7%

Davison 

City
87.1% 89.3% 8.2% 7.0% 0.8% 0.8% 1.9% 1.0% 0.4% 0.0% 1.6% 1.9%

Drove Alone Carpooled
Public 

Transportation
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Worked at 

Home

  

 
 

 

 

Figure 23:  Commute to work methods in 2000 and 2010. Data Source: 2011 American Community Survey 
(ACS). 

Figure 22:  
The mean travel 
time to work (in 
minutes) for 
2000 and 2010 
in the U.S., 
Michigan, 
Genesee County, 
Davison 
Township, and 
Davison City. 
Data Source: 
2011 American 
Community 
Survey. 
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PUBLIC SERVICES, COMMUNITY INFRASTRUCTURE, AND  
FACILITIES IN DAVISON 
 

Public Schools and Library  

Davison Community Schools serve the entirety of the City of Davison as well as most of the 

surrounding Townships of Davison and Richfield, as well as small portions of the City of Burton 

and Elba and Oregon Townships in Lapeer County. The district today includes five elementary 

schools, one intermediate school, one middle school, an alternative high school and a high 

school. Davison utilizes the Genesee District Library, which has 21 locations throughout Genesee 

County. The Davison Area Library is located at 203 East 4th Street in Downtown Davison. See 

Figure 24 for the locations of the schools and the library.  

Public Safety 

The City of Davison operates a Police Department and is a member of the Davison‐Richfield Area 

Fire Authority. The Police Department is composed of five full‐time police officers.  The Chief of 

Police is Don Harris. The police department has its office in Downtown Davison at 200 E. Flint 

Street. The police department facilitates several community programs aimed at promoting 

community safety, including the House Watch Program, the National Drug Take Back Program, 

and the Shop with a Hero Program. The City of Davison has a full service police department that 

is staffed by a chief, a lieutenant, a detective, four full‐time officers, four part‐time officers, and 

an office manager.  The City also works in collaboration with Davison Township and Richfield 

Township, including such endeavors as the bicycle helmet program for all kindergarteners in 

Davison’s schools. 

The Davison‐Richfield Area Fire Authority is housed at 403 S. Main Street in Downtown Davison. 

The primary goals of the Authority are to: 

 Reduce and prevent the loss of life and property damage 
 Quickly rescue trapped victims 
 Protect the environment from destruction 

 

The Davison‐Richfield Area Fire Authority is a collaboration of fire personnel, equipment, and 

services between the City of Davison, Davison Township, and Richfield Township. The Authority 

serves an area of 72 square miles and a population of approximately 30,000 residents. The 

Authority is operated by a Board with representatives of the City of Davison, Davison Township, 

and Richfield Township. The Authority is the governing body of the Davison‐Richfield Area Fire 

Department.  The Authority facilitates a variety of events throughout the year including Fire 

Prevention Week, which is the first week of October, and a Pumpkin Drop at the Davison 

Pumpkin Fest in October. The Authority also participates in the Shop with a Hero program in 

December. The Fire Department is staffed by a Chief, an Assistant Chief, a Clerk, ten officers and 

25 volunteer fire fighters. The locations of the Davison Police and Fire facilities are shown in 

Figure 24.  There is also a sub‐station located in Richfield Township in proximity to the Township 

Hall. 
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Roads 

The roads in The City of Davison are depicted in Figure 25.  This map shows that there are state 

roads, major arterial roads, minor arterial roads, and local roads in the City of Davison.   

M‐15 is the only state road in the City of Davison.  M‐15 carries traffic from Michigan’s Saginaw 

Bay region into the northern extent of the Detroit suburbs.  Principal arterials generally carry 

long distance, through‐travel movements. They also provide access to important traffic 

generators, such as airports or shopping centers.  Principal arterials in The City of Davison 

include: M‐15 (State Street) at northern City limits to Flint Street, then south to City limits, with 

a total approximate length in the City of 1.7 miles, and Flint Street at western City limits near 

Aloha Street to M‐15, then east to City limits near Gardenia Boulevard, with a total approximate 

length in the City of 1.1 miles. 

Minor arterials are similar in function to principal arterials, except they carry trips of shorter 

distance and to lesser traffic generators.  Local roads are generally those that are not under the 

jurisdiction of the local road commission.  They may include roads in mobile home parks, 

condominium developments and private subdivisions. 

In terms of traffic counts, M‐15 / South State Road near the southern boundary of the city 

carries the largest number of vehicles per day within the city limits.  According to MDOT, South 

State Road at Cypress Drive carried an average of 30,400 vehicles per day in 2012 according to a 

Flint area traffic survey performed by the Michigan Department of Transportation (MDOT).  

Davison Road is also fairly heavily trafficked near North Gale Road, where there was an average 

daily traffic Count of nearly 15,000 in 2012 according to 2008‐2009 reports from Genesee 

County. 

The M‐15 Heritage Route, funded by the State of Michigan, is a system of bike lanes that run 

eastward from the intersection of M‐15 and Lapeer Road, down Russell Alger Drive, to Davison 

High School, then west to Clark Street, turning north on Main, and ending at East Flint Street.  

This project was completed in 2013.  At Main and East Flint Street, a bike lane runs eastward 

along East Flint Street to the City limits.  This project was completed in 2012. 

Federal law requires a continuous, cooperative, and comprehensive transportation planning 

process in urbanized areas with a population of more than 50,000. The Genesee County 

Metropolitan Planning Commission acts as the Metropolitan Planning Organization for the Flint 

Urbanized area. The Genesee County 2035 Long Range Transportation Plan was formed to 

provide the required transportation planning process and The City of Davison is a partner in that 

regional planning effort.  According to Genesee County, the Plan grew from collaboration 

between numerous transportation agencies, operators, planner, and local stakeholder, as well 

as extensive public input. The Plan incorporates information about population, employment, 

and housing in an analysis of the regional transportation planning process. The most recent 

update to the 2035 Long Range Transportation Plan was completed in 2009 and amended in 

2011.  
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Railroads 
One rail freight line travels through The City of Davison.  It is part of the Grand Trunk Western 

Railroad which is owned by the Canadian National (CN) Railway.  The line enters the Township 

from the west near Aloha Street and West 2nd Street. It heads east through the City and into 

Lapeer County, where it crosses the Penn Central Railroad in the city of Lapeer. Approximately 

30 trains go through Davison each day. 

 

Public Transportation 
The Flint Mass Transportation Authority operates the public transportation system that serves 

The City of Davison in a limited capacity.  The “Your Ride” program is a personalized public 

transit service designed for use by persons who are unable to use fixed route bus service. Your 

Ride provides transportation to the Davison Area Senior Center at 10135 Lapeer Road, through 

which seniors and other residents can receive low‐cost one‐way van service.   

 

Air Service 
A portion of Davison Township’s Athelone Williams Memorial Airport is located in the City of 

Davison (see the map in Figure 34).  Runways run east to west, from within the City’s LDFA to 

Gale Road in Davison Township.  Because the airport has a runway that exceeds 3,200 feet in 

length, certain structures that are in the vicinity of the airport need to apply for a Tall Structure 

Permit from the MDOT Office of Aeronautics.  Specifically, Federal Aviation Regulation Part 77 

requires that proposals to construct anything which may obstruct the use of airspace by aircraft 

requires notice to the Federal Aviation Administration (FAA).  Proposals within 20,000 feet of 

the airport’s runway are restricted in height based on this regulation, limited to an elevation 

slope ratio of 100 to 1.  For example, at a location 2,400 feet from the runway, a structure more 

than 24 feet (2,400 ÷ 100 = 24) above the runway elevation requires an application to MDOT.  

Air traffic at Williams Memorial Airport is controlled by the tower at Bishop International 

Airport.  Records from the MDOT Office of Aeronautics indicate the runway surface at Davison 

Township’s airport is in poor condition. 

 

Public Utility Network 
Land use information provided in the following chapters present opportunities for additional 

development within the City of Davison. Rehabilitation, expansion and redevelopment of single‐

family, commercial, and industrial properties are anticipated. These changes could have an 

effect on the maintenance and expansion of future public utilities including sanitary sewers, 

water supply and storm water systems for which the City’s Department of Public Works is 

primarily responsible.  
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Sanitary Sewer  The existing sanitary sewer system is a network of sewers that range in size 
from 6‐inch to 24‐inch diameter and cover approximately the entire City area. See map on page 
32.  The sanitary sewer system appears to be adequate in terms of its capacity to serve existing 
and additional development within the City. It should be noted that a program started by the 
Genesee County Drain Commission has been put in place to address future sewer capacity for 
the entire Genesee County area.  

 The Department of Public Works have identified the following as future sanitary sewer 
improvements.  

 Replace existing 8‐inch sanitary sewer on N. Dayton St. between W. Second St. and W 
Flint St. 

 Install lateral service lines where not present such as on W. Third and E. Rising St. 

 Replace existing 12‐inch sanitary sewer on W. Chelsea Drive between Baywood Lane 
and Greenway Drive.  

 Rebuild with new pumps and control panels at the sanitary lift stations known as 
Collingwood and Lapeer lift stations.  

 Complete the I & I study and eliminate any cross connections between the City’s storm 
and sanitary sewer systems. 

 Replace existing 6‐inch sanitary sewer lines per state standards.  

 

In 2006, the work was done on the East Branch of the Phillips Drain between Vassar and Irish 

Roads on the south side of Atherton Road, which expanded drainage capacity in this area.	
 

Public Water System  The existing well water system is a network of various size water mains 

that serves the entire City area.  See map on page 33.  

 

Water in the City of Davison is supplied by five groundwater wells, according to the 2012 City of 

Davison Water Quality Report. Each of these draw from the Flint Watershed at a depth of 

greater than 270 feet. The State of Michigan developed the Wellhead Protection Program 

(WHPP) in 1986 to protect public water supply systems (PWSS) and connected groundwater 

from potential sources of contamination. The program promotes plugging abandoned water 

wells and pollution prevention resources for small commercial and industrial facilities as well as 

using outreach and education to raise public awareness about groundwater protection.  
 
In 2003, the State of Michigan performed an assessment of Davison’s source water to determine 
the susceptibility of the relative level of contamination. According to the 2012 City of Davison 
Water Quality Report, the susceptibility of at least 3 wells was determined to be moderate, 
while one well, well # 5, was found to have high susceptibility. The City is making efforts to 
protect water sources by participating in the Well Head Protection Program as well as the 
Abandon Well Management Program through the State of Michigan Department of 
Environmental Quality (DEQ). The City of Davison completed a new water treatment facility in 
2005 which brought the City into compliance with federal regulations for arsenic.  
 
The City of Davison is also in the final stages of completing the City of Davison Reliability Study, 
which is meant to conduct a general evaluation of the City’s water distribution system. The last 
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such study was performed in August 1998. The primary elements of the study include the 
following: 
 

• Evaluation of historical trends of population growth, development, service area   expansion 
and water use. 

• Projection of future population, service area and water requirements. 
• Evaluation of the adequacy of existing distribution facilities 
• Hydraulic analyses of the pipeline network and the storage facilities to determine the 

capability of the distribution system and storage facilities to meet current and future water 
demands. 

• Development of a master plan for the water system, including recommended 
improvements. 

 
The results of the Reliability Study will help to inform the future development opportunities for 
the City of Davison Public Water system.  
 

Storm Sewer  The responsibility for maintaining the storm drainage system within the City 
belongs to the Department of Public Works and the Genesee County Drain Commission. The 
existing storm drainage system within the City includes open ditch drains as well as storm sewer 
pipe ranging in size from 8 to 48 inches. A map of the City’s storm sewers is on page 34. 
The City has a concern with the storm water infiltration into its sanitary sewer system. The City 

has identified some of its combined sewer systems, which are sewer systems designed to carry 

both sanitary sewage and storm water runoff. A discharge from a combined sewer system 

occurs in response to rainfall and/or snowmelt because the carrying capacity of the sewer 

system is exceeded. A storm sewer task force has been established to review and develop a plan 

to correct sanitary sewer discharges/overflows due to storm water infiltration.  

The following items have been identified as possible corrective actions to the City’s storm sewer 

system: 
 

 T.V. and smoke test the entire storm sewer system. 

 Replace existing 8‐inch storm sewer and structures with new 12‐inch storm sewers where 

needed in the Gary Ray subdivision in the City’s northwest section.  

 Install collector tile in those areas of the City that are not currently being serviced with 

storm sewer leads. 
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Solid Waste and Recycling 
The City of Davison provides solid waste and recycling as a component of its Department of 

Public Works (DPW). The city provides its residents curbside trash pickup service each Monday. 

The City provides curbside recycling pickup bi‐weekly on the second and fourth Monday of each 

month, and provides yard waste removal weekly from April through November.  

 

Parks 

The City of Davison has four developed park properties: 

 Jack N. Abernathy Regional Park – A 132‐acre park which provides a wide range of 
recreational facilities and is used by patrons from all across Genesee County.  The park 

includes a playscape‐style playground, skate park, pavilions, volleyball, tennis, basketball 

courts, horseshoe pits, softball fields, a concession stand, and nature trails.  Trail offerings 

include an 18 station fitness trail, nature trails, and a 1.7‐mile accessible pathway way.   

 Waterworks Park – A 3‐acre mini‐park with a soccer field and an open field. 

 Scofield Park – A 0.3‐acre park with an open playfield.  

 Manford Park – A 7‐acre neighborhood park with a soccer field, basketball courts, baseball 

diamonds, and playground facilities. 

Together, these parks offer a variety of amenities such as baseball diamonds, pavilions, 

playgrounds, soccer fields, and basketball courts.  The city worked with the Townships of 

Davison and Richfield as well as the Davison Community School District to produce the 

multijurisdictional 2015‐2019 Davison 

Area Recreation Plan.  This plan 

developed goals, objectives and action 

items for improving the parks and 

recreational facilities in the City of 

Davison.  A key partner for recreation 

programming is the Davison Community 

Enrichment and Recreation (DCER) 

partnership which oversees recreational 

programming in the Davison Area and is 

governed by a consortium with 

representatives from the City of Davison, 

Davison Township, and Davison 

Community Schools.  A map showing the 

locations of the parks in the City of 

Davison is found in Figure 26. 
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NATURAL FEATURES IN DAVISON 

Introduction 
It is important to understand the natural features of a community when looking at how land 

may be used or developed in the future.  For example, some natural features such as steep 

slopes or wetlands are natural barriers to development.  Special attention must be given to the 

preservation of natural and environmentally sensitive areas during long‐range planning.  

Environmentally sensitive areas can be defined as land areas whose disturbance or destruction 

will affect a community by 1) creating hazards such as flooding; 2) destroying important 

resources such as wetlands or woodlands; or 3) wasting important productive lands and 

renewable resources.   

Climate 
Genesee County’s proximity to the Great Lakes keeps the climate more moderate than other 

cities at similar latitudes. Summers are generally warm and humid, with an average high 

temperature in the low 80s. Winters are cold and snowy, with average lows in the teens. The 

area experiences considerable cloudiness and is breezy most of the year. Rainfall is fairly evenly 

distributed throughout the year and averages approximately 32 inches.  Snowfall averages 

approximately 35 – 40 inches per year.  

Waterways and Wetlands 
The close proximity to the Great Lakes plays a major role in the definition of Davison’s important 

natural features. The City of Davison is about 45 miles due south of Saginaw Bay, and about 55 

miles west of the southern end of Lake Huron. Glacial landforms played a major role in shaping 

the geology and soils of present‐day Davison. According to maps produced by the United States 

Geological Survey (USGS) and Michigan State University (MSU), Genesee County contains large 

amounts of glacial drift and till, or unsorted sediments, as well as fine lake‐derived sediments 

materials, from glaciers which once covered the entire state.  The city of Davison lies in an area 

that was historically defined by beech‐sugar maple forest, oak‐hickory forest, and mixed conifer 

swamp land covers.   

 

The Black Creek, a small creek and a tributary of the Flint River, runs through the City of Davison. 

The land in The City of Davison is generally low lying and flat.  About 6.9 percent of the area of 

The City of Davison lies within the 100‐year flood plain.  According to the National Wetlands 

Inventory, the City of Davison contains about 95.5 acres of wetlands. A map indicating the 

floodplain, hydrology, and wetlands in the City of Davison appears in Figure 27.    
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Slopes and Soils 
Topography in and around the City of Davison relates to its surrounding water resources. Most 

of the City of Davison is relatively flat, with slopes lower than 2 percent. Near the Black Creek 

and low‐lying areas in the northeast and southwest sections of the city, slopes approach closer 

to 10 percent. Soils in the area have mixed qualities with regard to drainage, runoff potential, 

and sand content. Many of the city’s soils are either poorly or very poorly drained. Many of the 

city’s soils are fine‐loamy, with poor drainage. Sandier soils run parallel to the Black Creek basin, 

with a sizable amount of sandy soils existing longitudinally to the north of the creek along the 

Grand Trunk Western Rail Line.  Loamy soils of moderate texture exist south of the Creek, near 

Rising and North Streets. Some of the city’s soils are urbanized and not adequately measured for 

mapping. See figures 28 and 29 for topography and soil information. 
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Chapter 3 
 

Existing Land Use 

 

INTRODUCTION 

The existing land use in a community is one of the most important pieces of data to analyze 

among the characteristics in a place like Davison.  In many cases, the existing land uses have set 

a pattern that is unlikely to change.  In other areas there may be vacant or underutilized land 

that can be evaluated for its development or conservation value. 

An existing land use map is designed to provide a snapshot in time of how land in the City is 

actually being used.  Such a map is useful in developing a Master Plan since it provides a 

benchmark as to how property is being used, regardless of, or sometimes in contradiction to, 

zoning.  It lets residents, City officials, and other stakeholders see patterns in growth and 

development. 

The existing land use map and acreage tabulation chart with accompanying chart, provided on 

the following pages, will serve as key reference points for Davison officials to utilize in their 

consideration of land use and infrastructure improvements in the future. 
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METHODOLOGY 

To provide a detailed account of the existing land uses, a review of the 2002 Davison Master 

Plan and spatial data collected from aerial photography from Google Earth were used to develop 

a draft of the existing land use map.  In order to account for changes over the intervening years, 

roads in Davison were driven the fall of 2013, correcting the map as needed to identify land that 

was used for commercial, residential, industrial, public, and recreational, including identification 

of undeveloped or underutilized areas.  Then, the land use characteristics of each parcel were 

tabulated in a GIS map provided by Genesee County (05/2013) and the resulting Existing Land 

Use Map was prepared using ESRI ArcMap software. 

 

LAND USE CLASSIFICATION AND ANALYSIS 

The existing land uses in the City of Davison are divided into 12 categories for the purposes of 

mapping.  General definitions of the uses follow.  An existing land use map is shown at the end 

of this section on page 41.  Davison occupies an area of 1,160 acres (1.8 square miles).  This does 

not take into account the 151 acres used for roads.  Figures 30 and 31 show the breakdown of 

how land is currently used in the City.  Single family residential, which covers about 36.6 percent 

of Davison, accounts for the greatest proportion of land use; followed by vacant, which covers 

about 18.3 percent. 

 

Existing Land Use Category  Area (acres) Area (percentage)

Single Family Residential  408.9 36.6%

Vacant  204.4 18.3%

Recreation and Open Space  142.4 12.8%

Commercial  93.4 8.4%

School  81.2 7.3%

Multi Family Residential  52.8 4.7%

Industrial  42.6 3.8%

Mobile Home Park  32.1 2.9%

Semi Public  27.0 2.4%

Rail and Air Transport  15.4 1.4%

Public  10.8 1.0%

Office  5.0 0.4%

Total Acreage   1,116.00 

Figure 30:  Table of existing land uses in Davison, by acreage and percentage of total area. Table does 
not include 151 acres of roads. 
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Single Family Residential  This category includes single‐family detached structures used as a 

permanent dwelling and accessory structures, such as garages, that are related to these units.  

Such development occupies 408.9 acres, or 36.6 percent, of the total City land area. Generally, 

homesites are distributed throughout Davison within single‐family subdivisions. 

A principal problem confronting several single‐family areas is the intrusion of incompatible land 

uses. Incompatible land use problems are instances were neighboring uses, either by their 

Figure 31:  Proportional overview of existing land uses in Davison, by acreage (includes the 
151 acres of roads in the City). 
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nature of business or scale of operation, can create an environment of conflict with single‐family 

development. Examples of this condition are found along Flint Street and South State Street as 

single‐family homes are intermixed with businesses. 

Vacant  This land use category includes those lands which are presently undeveloped. This 

Includes agricultural land, vacant lots, and portions of vacant platted lands.  There are 204.4 

acres of land, or 18.3 percent of the City's land, classified as vacant. 

Recreation and Open Space  This category 

includes all City and other publicly owned 

park and recreation properties and facilities in 

Davison.  There are 142.4 acres, or 12.8 

percent, of the City's area which are currently 

designated for recreational uses. This includes 

acreage occupied by Jack N. Abernathy 

Regional Park, Waterworks Park, Manford 

Park, and Scofield Park.  For further 

description of recreation areas and pathways 

please refer to the 2015‐2019 Davison Area 

Recreation Plan. 

Commercial  This category reflects all commercial uses, regardless of scale, within the City of 

Davison. Commercial land uses account for 93.4 acres, or 8.4 percent, of the City's land area.  

The vast majority of commercial properties in the City are clustered along M‐15 (State St.) and 

on Main Street in the area north of the CN railroad to 4th Street. This area is recognized as the 

City of Davison's Central Business District (CBD). 

School  This category includes all properties and facilities owned by the Davison Community 

School District.  School property not currently occupied by a facility was included under the 

vacant land use classification.  Schools account for 81.2 acres, or 7.3 percent, of land area in the 

City of Davison. 

Multi Family Residential  This category 

includes those properties containing two or 

more units on the same site, which may 

include rentals, condominium units, or 

cooperatives in complexes or in single 

structures. Land areas so classified also 

include related lawn areas, parking areas, and 

any small recreation facility associated with 

development.  Multiple‐family developments 

account for 52.8 acres, or 4.7 percent, of land 

in the City of Davison. 

Typically, multiple‐family developments are used as a transitional land use between single‐

family areas and nonresidential developments, or are located along major thoroughfares to 
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benefit from additional exposures offered by these high traffic volume corridors. Multiple‐family 

development in Davison is located primarily along M‐15 (State St.) where exposure to traffic is 

relatively high. 

Industrial  This category includes land areas occupied by industrial and high‐technology 

facilities. Uses in this category include manufacturing facilities, warehouses and storage and 

leasing facilities.  There are 42.6 acres, or 3.8 percent, of the City currently utilized as industrial 

services. Land occupied by industrial uses is predominantly located south of the CN Railway and 

west of M‐15 (State St.). 

 

Mobile Home Park  Areas containing groups of mobile homes, and their related service and 

recreational areas, are designated as mobile home parks. This use designation occupies 32.1 

acres, or 2.9 percent, of the total land area of the City. 

Semi Public  Lands developed for such uses as parochial schools, churches, fraternal 

organizations, nonpublic golf courses and institutional uses are included in this category.  There 

are 27 acres, or 2.4 percent, of the land within the City used for semi‐public uses. 

Rail and Air Transport  This category includes the land in the City used by the CN Canadian 

National Railway and the Athelone Williams Memorial Airport.  There are 15.4 acres, or 1.4 

percent, of the land within the City used for rail or air transport purposes. 

Public  This category was established to comprise all developed or undeveloped lands owned by 

various governmental agencies (excluding school and park properties).  There are 10.8 acres, or 

1.0 percent of the total land area within Davison, currently in use as public properties. 

Office  Office uses include financial institutions, medical facilities and professional service 

establishments. This category comprises 5 acres, or 0.4 percent, of the City's land use.  Existing 

office developments are located primarily along the M‐15 (State St.) and West Flint St. corridors. 
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Chapter 4 
 

Listening to Davison 
 

 

 

 

 

 

 

 

 

BASIS FOR COMMUNITY INPUT 

To be effective, a Master Plan should incorporate the input and ideas of the local population.  By 

basing the Master Plan on the goals and objectives of its residents, land use management 

decisions become politically feasible and represent the intents and vision of the community.  In 

The City of Davison, citizens were given the opportunity to participate in an online community 

input survey, hosted on surveymonkey.com, which produced results from 215 respondents.  

 

ONLINE SURVEY 

The online survey was made available from September 26 through October 31, 2013, complete 

with 20 questions each of which can be seen in Appendix A of this document.  The intent of the 

survey was to establish an easy means of communication where residents and stakeholders of 

the City of Davison could provide input about the existing community conditions and the need 

for future improvements.  The survey would be taken through the web domain 

davisonsurvey.com. On September 26, 2013, a press release was given announcing the launch 

of the Davison Master Plan survey. The press release announced the web domain of the survey, 

as well as information about the Master Plan update process. Additionally, leaflet flyers were 

distributed to further promote the survey. These flyers included QR codes, printed on postcard 
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paper in color, which enabled respondents to scan the leaflets and take the survey using mobile 

devices.  

Survey Summary  During the public input period, the City collected many insightful ideas and 

suggestions for land use, housing improvements, economic development, protection of natural 

features, and the overall quality of life.  The following information is a summary of the major 

ideas the City received from the online survey.  Summaries of responses for each survey 

question are described in the following sections. A complete set of survey data is included in 

Appendix A of this document. 

Getting to Know the Respondents  Three questions in the survey asked respondents about their 

age, their residential status, and their relationship to the City of Davison. Below are some key 

findings about the survey respondents: 

 Just over one‐third of the 

respondents (33.5%) 

indicated that they live in 

the City of Davison. Nearly 

as many (31.8%) said they 

live in Davison Township. 

The remaining 35.4% of 

respondents do not live in 

the City of Davison or 

Davison Township, they 

send their children to 

Davison Community 

Schools, they work in the 

City of Davison, and they 

live in Richfield Township. 

 Just over one‐third of the respondents (36%) own a home in the City of Davison, and 

another one‐eighth of the respondents either rent in the City of Davison (8.6%) or live at 

home with their parents in the City of Davison (4.0%). An additional 20% of respondents 

indicated that they reside in another location. Most of these respondents indicated that 

they live in the neighboring areas of Davison Township and Richfield Township.  

 Approximately 48% of the respondents were between the ages of 45 and 64.  39% of 

respondents were from the 25‐44 age group. Only 5.6% of all respondents were under 

25 years old, and 7.2% of respondents were 65 and older. 

Overall, survey responses came from those living in a variety of locations within the broader 

Davison area, and the average survey respondent was slightly older than the community as a 

whole. A categorical breakdown of survey responses can be found below. 
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GROWTH AND DEVELOPMENT 

Respondents indicated a strong feeling that Davison should see increased development. 

Question 1 asked respondents to rate how strongly they agree with the statement that “Davison 

should encourage new development”, on a scale from “strongly agree” to “strongly disagree”. 

84.6% of respondents either agree or strongly agree that the City should encourage new 

development. When asked whether Davison should grow in population in question 2, residents 

responded less positively. Only 54.4% of respondents either agree or strongly agree that 

Davison should grow in population.  

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

1. Davison should encourage new development   

 

2. Davison should grow in population   
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QUALITY OF LIFE 

Questions 3 and 4 asked respondents to evaluate different components of the overall quality of 

life in Davison. Question 3 listed a variety of factors of quality of life such as road conditions, 

aesthetics / blight, and fire services, and asked respondents to indicate how they feel these 

factors have changed during the past 5 years. Overall, respondents indicated some key 

categories as becoming either better or much better. 77 percent of respondents felt this way 

about Parks and Recreation, and 58% felt this way about the overall quality of life. Several 

categories have clear room for improvement, as residents indicated they feel these factors have 

become worse or much worse during the past five years. These include traffic (61%), road 

conditions (36%), aesthetics / blight (23%), downtown (22%), and overall service to citizens 

(14%).  

3. In the following categories, how do you feel Davison has changed in the past 
5 years? "1" is Much Worse and "5" is Much Better. 

Much Worse
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Much Better
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Respondents were also asked to gauge how important they feel different factors are in 

contributing to a quality of life, regardless of how well these items have been perceived during 

the past five years. In ranking high percentages of these categories as either “important” or 

“very important”, respondents feel that high‐quality of schools (96.8%) are the most important 

factor. Respondents also feel that nice parks and recreational facilities (86.8%), high‐quality 

municipal services (86.7%), availability of water and sewer utilities (86.1%), and high‐quality 

infrastructure (80.8%) are relatively important.  

4. Please rank each of the following factors in terms of its importance to the quality of life 
in Davison. "1" is considered Not Very Important and "5" is Very Important. 

 

 

 

 

 

 

 

Not Very Important
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  Very Important 
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RESIDENTIAL DEVELOPMENT 

The survey respondents generally indicated contentment with the degree of residential 

development in their community, but also a variety of interests in the future direction of 

residential development. A majority of respondents (57.4%) answered “about right” when asked 

“how do you feel about the rate of residential growth in Davison during the past five years?” 

25.8% of respondents felt the rate was either “too slow” or “much too slow”, while a smaller 

number (16.9%) of respondents felt it was either “too fast” or “much too fast”.  

 

5. How do you feel about the rate of residential growth in Davison during the past five 
years? 

 
 

 

Respondents were also asked to select preferred forms of residential developments, given a list 

of possible options. These included types of development such as single‐family homes in 

different configurations, senior housing opportunities, apartments, and others. Of those listed, 

several were especially popular, with more than one in three respondents selecting single‐family 

homes on large residential lots (70.1%), mixed‐use developments (43.8%), or a variety of 

housing types within a single area (43.8%), and single‐family homes clustered together (36.3%), 

leaving open space undeveloped (36.3%). Manufactured homes (3.0%) and apartments (6.0%) 

were the least popular responses.  
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6. I prefer that new residential development include the following (please check 
all that apply): 

 
 

 

 

COMMERCIAL DEVELOPMENT 

Commercial development was explored through different “lenses” in the survey. Questions 7 

and 8 asked respondents to rate their views on the amount of retail development in different 

sections of the City. Whereas most respondents (64.0%) thought there were not enough retail 

and service businesses downtown, most respondents (65.4%) also felt that the amount of retail 

and service businesses along M‐15 south of Rising was “about right”.  Question 9 asked, more 

generally, “In the next ten years, overall commercial growth in Davison should be:”, given the 

option to say “encouraged”, “neither limited or encouraged”, and “limited”. Most respondents 

(68.8%) said commercial growth should be encouraged.  
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7. Which describes how you view the amount of retail and service businesses 
in Davison's downtown area? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

8. Which describes how you view the amount of retail and service businesses 
along M-15 south of Rising? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

9. In the next ten years, overall commercial growth in Davison should be: 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
a 
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Question 10 asked respondents where they believe future commercial development should be 
directed toward, given a list of six options. For this question, respondents were given the option 
to select more than one choice. Respondents were also given the option to select “other”, and 
list additional locations for future development. The top responses for this question were 
Downtown area on Main between Flint and the railroad tracks (57.8%) and on M‐15 north of 
Flint (46.5%). The least popular response for this question was “don’t want any more 
commercial development in Davison”, which was selected by only 8.6% of respondents.  
 
The breakdown of all responses, along with a list of all comments for this question can be found 
below. 
 

10. Future commercial development should be directed toward: (Please check all that 
apply.).  
 

 
 
 
 
 
 

 

 
 
 
 

Other (20 responses): 
 Flint St between east and west limits. 

 Areas that benefit residents and encourage jobs 

 West end of  rising, east rising 

 On M15, maybe in areas where some of the older homes that are looking shabby & are for rent and/or for sale. 

 Main Street between railroad tracks and Rising 

 Both north and south and both main and m15 

 Whatever area serves best to maintain a positive flow of traffic. 

 maintain current amount of commercial. replacing any closed business and/or upgrading current business. 

 On outskirts of town. 

 6 comments for Irish Road (which isn’t in the City) 

 2 comments for Lapeer Road (which isn’t in the City) 

 outside the city limits...Lapeer Rd or Lippincott 

 South m 15 & toward meijer 

 We have enough fast food restaurants. 
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INDUSTRIAL DEVELOPMENT 

Respondents were asked about industrial development in questions 11 and 12. In question 11, 

respondents were shown a map of Davison’s Local Development Finance Authority (LDFA) 

boundary area. When asked whether they favored new industrial development in this area, 

47.5% of respondents were neutral and 39.1% of respondents indicated they favor development 

in those locations. Only 13.4% of respondents do not favor this.  

11. I favor new industrial development that is limited to the existing Local 
Development Finance Authority (LDFA) boundary area, shown here in the 
embedded map.  

 
 

 
 

 

Responses were more favorable in question 12, which asked more generally whether 
respondents agree with, are neutral to, or disagree with the statement that “I favor industrial 
development in new areas of the City when adequate infrastructure (roads, utilities, and other 
public services) are available.” Most respondents (52.7%) agreed with this, whereas just under 
one in three (32.3%) were neutral and 15.1% disagreed. 
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12. I favor industrial development in new areas of the City when adequate 
infrastructure (roads, utilities, and other public services) are available. 
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COMMUNITY ISSUES 

Question 13 asked, “What is your opinion regarding the extent of these issues in Davison?”, with 

the option of rating eight issues in Davison on a scale from A Big Problem (1) to Not An Issue (5). 

Respondents were also given the option to list other issues. Respondents ranked several issues 

as problematic as determined by high percentages of “1” and “2” responses. These included the 

lack of downtown parking (36.1%), sidewalks (32.1%), and too many under‐utilized properties 

(29.7%). Nuisance animals (16.7%) and trash and debris (15.0%) received fairly low responses. 

The chart of responses to all listed items is shown below. 

 

13. What is your opinion regarding the extent of these issues in Davison? Please rank 
each of the following in terms of your opinion on how big of a problem, if at all, these 
issues are in the City of Davison, where "1" is considered A Big Problem and "5" is Not 
An Issue. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A Big Problem
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 

Not An Issue 
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FUTURE DIRECTION 

Question 14 provided respondents with a list of various issues, and asked them to rank them by 

perceived importance when considering the future of Davison, with “1” being considered not 

very important and “5” being considered very important. Three issues garnered a considerable 

percentage of “4” and “5” responses from respondents. These were business retention and 

infrastructure (quality of roads, sewer, stormwater, etc.) (83.0%), economic development 

(80.3%), and redevelopment of vacant properties (73.8%).  

14. How important is each of the following issues when considering the future of 
Davison? "1" is considered Not Very Important and "5" is Very Important. 

 
 

 

 

 

Not Very Important
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 

Very Important 
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WHAT DO YOU LIKE BEST? 

Question 15 asked respondents to list what they like best about the City of Davison. A total of 

116 comments were provided. Below is a graphic showing some of the most common words or 

phrases used in response to this question.  

15. What do you like best about the City of Davison? 

 

Top words and phrases provided: 

 

 

 

A few key comments encapsulate views shared by many of the respondents: 

 “The small town atmosphere, yet the basic businesses within walking distance.” 

 

• “Small, hometown feel. Neighbors help neighbors, and the community has a lot of spirit!” 

• “I like the friendly atmosphere of Davison.  I like doing as much shopping I can in the local 

area, whether it is Larsons, Davison Office Supply, or any other of the local businesses.” 

• “Police protection, schools, neighborhood are all very good.  Been a wonderful town to raise 
our family.” 
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WHAT WOULD YOU IMPROVE? 

Question 15 asked respondents to list items they would improve in Davison. This gave 

respondents an opportunity to voice their most critical concerns for the community. A total of 

120 comments were provided for this question. The top words and phrases used in this question 

are listed below.  

16. What is the one thing you would do to improve the City of Davison? 

 

Top words and phrases provided: 

 

 

Below is a list of a few comments. Some of these reflect commonly held concerns, while 
others provide insight to unique issues: 

 “Fix the sidewalks” 

 “Not lay off any more police officers, possibly try to add to the force.” 
 “More reasons to shop downtown.” 

 “Having an active community ‐ sidewalks, bike lanes, trails, etc. That there are policies in 
planning documents that keep people accountable for creating communities that are 
active. That Davison residents can get outdoors and be active throughout the day and be 
safe. And that reuse, redevelopment, and new development prioritize walking and 
biking.” 

 “I am not sure how much interaction local businesses have with the schools, but I would 
encourage a relationship between the two as classes can be marketed at the high school 
level to help prepare students interested in business.” 

 “I wish there were more affordable rental housing, I'm a struggling single mom of 2 
daughters, and we live in a mobile home that's old, falling apart & way too small because 
it's all I can afford. I have a large dog so apartment living doesn't work. I can't seem to 
find a 3‐bedroom house (with washer & dryer) to rent in Davison for less than $700, 
which I can't afford.” 



 

Chapter 4 – City of Davison Master Plan  56 

GENERAL COMMENTARY 

In question 17, respondents were asked, “Do you have any general comments on the City of 

Davison Master Plan?” A variety of responses were given for this question. Without being asked 

to value the positive or negative aspects of the community, this question allowed for an 

insightful, broad and in‐depth group of responses. Some of these were very specific, while some 

were more general. Some of the most poignant responses can be found below: 

 “Please partner with Davison Township to provide a safe route to walk along Gale road 
and Court to get to the park and the new farmers market.  Also sidewalks along Lapeer 
road west of M‐15.” 

 “We need to encourage businesses and industries to move here.   We don't have 
unlimited undeveloped areas.  We need to increase the tax revenue to continue to do 
the things that make Davison home.” 

 “Develop un‐used areas into quaint shopping, dining, gathering areas.  Limit apartments 
and mobile home parks.  Require subdivision developers to start what they finish.  Too 
many unfinished subs which decreases housing values.  Too many residents using their 
property as ‘used car lots’." 

 “The best thing that I can think of for the City to implement is a Complete Streets 
initiative that allows people to walk and bike safely & easily. Lockwood residents would 
be able to do all of their daily activities without needing a vehicle. Prescriptions, grocery 
store, restaurants, church. It's there downtown. Now, if only people in wheelchairs could 
access it all. We have disposable income, too, and want to put money back into our 
community. My vision: accessibility into every Davison business including the 
infrastructure on the way to them. First step, pass a complete streets ordinance. It's not 
only good for your citizens but there's also perks when applying for TIP $ if you have 
one.” 

 “No more big box stores. Preserve the small town feel.” 
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CONCLUSION 

The community input process has reflected a view that Davison needs to build on its existing 

amenities and past successes in a changing economic environment. Respondents are keenly 

aware of Davison’s assets as a safe, small‐town community with aesthetic appeal, a friendly 

atmosphere overall, and good public services. Respondents are also aware of the challenges the 

community faces. They see the impact of a declining industrial sector and a decrease in 

downtown‐based investments and commercial activities. In the past five years, the overall trend 

in the quality of roads, traffic, and the downtown area, and the increase in perceived blight, has 

concerned a substantial number of respondents. Looking to the future, respondents feel that 

taking actions to redevelop vacant properties, retain businesses in the community, maintain 

high‐quality infrastructure, and make the community more bike‐ and pedestrian‐friendly will 

strengthen the community. Overall, respondents feel that Davison is a safe, friendly, and 

appealing community, but that a high‐quality educational system, economic investment, and job 

opportunities will be critical in ensuring it stays this way in the future.   
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Chapter 5 
 

How Will Davison Look? 

 

INTRODUCTION 

The future land use map lays the foundation for the Action Program described in the following 

section of this Master Plan, and depicts the desired form and character for the City of Davison to 

take on over the next five to twenty years.  The map depicting the future land uses for Davison is 

shown on page 74 at the end of this section.  The proposed future land uses in the City of 

Davison are divided into eleven categories, see Figure 32.  

The future land use map also transforms the goals into a graphic guide for land development 

and management in Davison.  The future land use map serves as a guide to decision making – it 

does not specify how every lot, parcel, or site should be used or zoned.  While the future land 

use map attempts to translate future land use categories to specific zoning districts, it is mostly 

intended to provide a framework for future site‐specific land use or zoning decisions that are 

brought before the Planning Commission.  For example, the future land use map may indicate a 

low‐density single‐family residential area, and yet it may not be zoned for residential until a 

property owner requests that zoning change and the City adopts the rezoning request. 

On the future land use map, it should be noted future land use categories are slightly different 

from the existing land use categories.  This difference is attributed to the fact that future land 

use is developed with an eye toward the zoning classification that will be needed to actually 

move toward the implementation of this plan.  For example, while the existing land use map 



 

Chapter 5 – City of Davison Master Plan  59 

described vacant and semi‐public uses, these uses are not described on the future land use map.  

These existing land uses are combined into various other future land use categories because the 

future land use categories reflect how these vacant and semi‐public uses land uses should be 

used in the future, and hence should be zoned.  Ultimately, the recommendations shown on the 

future land use map are intended to help Davison officials, property owners, and residents make 

zoning and development decisions that are in the best interest of the Davison community.  The 

future land use map seeks to guide residential, commercial, and industrial development into 

appropriate locations while maintaining the overall character and appearance of the City of 

Davison.  Descriptions of the new future land use categories begin below.  The future land use 

map is shown at the end of this section. 

 

Future Land Use Category  Area (acres) Area (percentage) 

Public  273.5 24.5% 

High‐Density Single‐Family Residential  268.5 24.1% 

Technology  129.5 11.6% 

Low‐Density Single‐Family Residential  116.4 10.4% 

Traditional Neighborhood  93.0 8.3% 

Commercial General Business  71.9 6.4% 

Medium‐Density Single‐Family Residential  49.2 4.4% 

Multi‐Family Residential  41.1 3.7% 

Manufactured Home Park  33.3 3.0% 

Industrial  28.5 2.6% 

Commercial Central Business  11.0 1.0% 

Total Acreage          1,116.00 

 

 

 

 

PUBLIC 

Encompassing nearly one quarter of Davison’s area, Public 

lands will be the City’s largest future land use. This category 

was established to embrace all developed or undeveloped 

lands owned by various governmental and public agencies 

and institutions (including school, municipal services, religious 

uses and park and recreation properties). Public lands include 

Davison’s four city‐owned parks including Jack N. Abernathy 

Regional Park, Manford Park, Scofield Park, and Waterworks 

Figure 32:  Table of future land uses in Davison, by acreage and percentage of total area. 
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Park. It also includes all Davison Community Schools within the City limits of Davison, as well as 

the City Hall, the Davison‐Richfield Fire Department, the Police Department, and the Davison 

Branch of the Genesee District library.  Public lands will be included with several zoning districts, 

and are complimentary to the A‐ and B‐ designated residential zoning districts. Schools and 

parks are allowed in residential districts. Public land uses will cover about 271 acres, or about 

24.3%, of all future land use in Davison. 

 

HIGH‐DENSITY SINGLE‐FAMILY RESIDENTIAL 

Covering about 269 acres or about 24.1 percent of Davison’s total acreage, high‐density single‐

family residential will be Davison’s second largest future land use overall and its largest 

residential future land use. This category includes single‐family detached structures 

characterized by a more traditional urban neighborhood density. These structures include 

permanent dwellings and accessory structures, such as garages, that are related to these units.  

This future land use type is clustered within the City's already established neighborhoods 

immediately north of Flint Street and east of South Main Street. Traditional attached single ‐

family development types including townhouses and duplexes also may be included in this land 

use category.  

Residential development at this density provides not only additional residential choice, but a 

distinct transition between generally non‐compatible land uses (ex. neighborhood commercial 

areas and single ‐family residential). The A‐3 Residential zoning district category, with lot sizes 

between 9,800 square feet and 17,000‐sf, will be most suitable for future high‐density single‐

family residential development.  

 

LOW‐DENSITY SINGLE‐FAMILY RESIDENTIAL 

This category covers about 116 acres or about 10.4% of the 

City’s land area. This category includes single‐family detached 

structures of greater than 15,000 square feet including 

permanent dwellings, and accessory structures, such as 

garages, that are related to these units. It also includes 

farmsteads and related agricultural buildings located near the 

principal dwellings. This category for future development 

provides a residential type not currently present in Davison. 

The increased diversity in the residential housing stock 

provides additional choice for new homebuyers and strengthens the community's image as a 

venue for lifelong residency. The low‐density single‐family residential future land use will be 

most aptly correlated with the A‐1 Residential zoning districts, with lot sizes set at a minimum of 

15,000 square feet.  
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MEDIUM‐DENSITY SINGLE‐FAMILY RESIDENTIAL 

The medium‐density single‐family residential future land use areas, covering about 49 acres or 

about 4.4% of Davison’s total area, will be the smallest single‐family residential future land use 

district in Davison. This area will include homes in two neighborhoods which are 12,000‐sf in 

area. These neighborhoods are: 

 Extending west from South Dayton Street, surrounded by Jack N. Abernathy Regional 

Park, and 

 Adjacent to Scofield Court and Carriage Way adjacent to the eastern boundary of the 

City. 
 

The A‐2 Residential zoning districts, with minimum lot sizes of 12,000‐sf, will be best suited to 

ensure the character of the medium‐density single‐family residential future land use.  

 

MULTI‐FAMILY RESIDENTIAL 

This land use category is defined by the existence of multiple family structures including 

apartment buildings, flats and other group living quarters. The multi‐family future land use will 

encompass about 41 acres, or about 4%, of Davison’s land area. The future land use plan locates 

this development type in the southern section of the City in already established multi‐family 

areas. This future land use category complements the B‐1 Residential Multifamily zoning 

districts.  

 

MANUFACTURED HOME PARK 

Areas containing groups of mobile homes, and their related service and recreational areas, are 

designated as mobile home parks. Generally, it is important for this type of use to have access to 

a major thoroughfare (N. State Street), be served by municipal sanitary sewer and water, and be 

in close proximity to community facilities and commercial areas. Currently, the only area 

designated for this future land use is southeast of the City’s northern boundary at M‐15 / N. 

State Road. 

Manufactured Home Parks will encompass about 33 acres, or about 3 percent, of Davison’s 

future land use area. They will be complimentary to the City’s B‐2 Residential Mobile Home Park 

zoning districts.  
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TRADITIONAL NEIGHBORHOOD 

The Traditional Neighborhood category will cover about 93 acres, or about 8%, of land, making it 

the City’s largest commercial future land use category. This district is designed to provide 

pedestrian‐scaled developments which serve as a visual 

and physical buffer between dense commercial activities 

and neighborhoods. At the same time, traditional 

neighborhood future land uses will provide low‐intensity, 

complimentary and necessary services, office space, and 

similar development. This future land use category is 

designed to preserve and protect the strong residential 

neighborhoods in Davison. This category will be 

complimentary to the C‐2 Traditional Neighborhood 

zoning district, with minimum lot widths of 60’. Traditional 

Neighborhood uses will be found adjacent to Flint Street 

and Main Street / M‐15.  

 

COMMERCIAL GENERAL BUSINESS 

The Commercial General Business areas will cover the second‐largest commercial future land 

use, covering about 72 acres or about 6% of Davison’s future land area. This category will 

include regional commercial uses, including those types of retail that cater to the greater 

community region, and are traditionally dependent on major thoroughfare traffic. Examples of 

this use type include: larger retail strip developments containing two or more retail/ commercial 

anchors, discount department stores, large‐scale supermarkets, automotive sales and service, 

commercial lodging, building material sales, etc. This use will also include office uses such as 

financial institutions, medical facilities, and professional service establishments. Within this 

group of uses are structures used as offices for professional and business services as well as 

larger, regional office structures. 

The scope of uses in the commercial general business area makes them both regional 

destinations and also transitions between high‐traffic thoroughfares and traditional 

neighborhood areas. IN either case, these uses should not be detrimental to surrounding 

residential areas. Commercial general business uses can be found oriented along N. State Street, 

at the northern reaches of the City, as well as in the City's south end along the State Street 

corridor, strategically positioned adjacent to an established single‐family neighborhood. The 

Commercial General Business future land use area will be best served by the C‐3 Commercial 

General Business zoning districts, with minimum lot widths of 130 feet.  
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COMMERCIAL CENTRAL BUSINESS  

The Commercial Central Business area will cover about 11 

acres, or about 1% of Davison’s total land area, and will be 

located along Main Street, generally between Fourth and Mill 

Street, with exposure to M‐15.  

This land use includes the land area occupied by retail and 

service facilities that accommodate day‐to‐day convenience 

shopping needs. This land use type is characterized by small 

lot sizes, up to three stories in height and a more pedestrian 

friendly orientation. While planned along the State St. thoroughfare, a higher traffic area, these 

sites are located directly adjacent to single family neighborhoods and town home districts. 

These commercial areas, thoughtfully designed and oriented, will accommodate the local 

commercial needs of these established residential areas. 

This land use category will also include mixed use areas, characterized by two or more separate 

land use types that complement each other contained within a single development. Mixed use 

areas are generally associated with more urban, downtown centers. The use mix can feature 

both residential and nonresidential components, for example live ‐work dwellings. Future 

mixed‐use areas within the City follow the Flint Street corridor, and the traditional downtown 

areas along State Street and Main Street. Combinations of uses allow for more activity within an 

area than during traditional working hours and thus provide a more stable environment for 

community image development and a lively downtown area. Mixed‐use areas therefore aid in 

buffering of high‐traffic, busy areas from more traditional neighborhood settings. 

The Commercial Central Business area will correspond with the C‐1 Commercial Central Business 

zoning district, which does not require a minimum lot width.   

 

TECHNOLOGY 

This use type is characterized by a campus‐type environment that enables the development of 

properties with high tech uses and functions, including light‐manufacturing, office roles and 

telecommunications. Technology future land use areas will cover approximately 130 acres, or 

about 12%, of the land area of Davison, making it the third largest overall future land use area. 

Development of this land use type adjacent to an established industrial area and near a regional 

transportation corridor, such as I‐69, provide the visibility and access needed to attract this type 

of business. Technology future land uses will be guided by the T‐Technology zoning districts. 
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INDUSTRIAL 

Industrial lands will account for about 31 acres, or about 3% of Davison’s future land use. This 

land use type describes high‐tech and light industrial areas which are categorized by the 

existence of wholly enclosed wholesale activities, warehouses and industrial operations whose 

external physical effects are restricted to the site and do not have a detrimental effect on the 

surrounding areas. This Master Plan promotes industrial operations along the CN Railroad 

buffered by transitional research areas. This plan recommends that reasonable, enforceable 

performance standards be used to prevent nuisance effects related to noise, light, blight and 

emissions. The Industrial future land use will be complimentary to the I‐Industrial zoning 

districts. 

 

SPECIAL FOCUS AREAS: 
READYING DAVISON FOR REDEVELOPMENT 
 

Travelling throughout the City of Davison, it is clear that various commercial sites and industrial 

areas have aged and are at risk of losing their functionality due to changing market conditions.  

As part of the online survey for the public involvement portion of this Master Plan, Question #14 

asked respondents to provide feedback on how important it is for Davison to redevelop vacant 

properties.  An overwhelming majority of the survey respondents (73%) believed that this was 

an important task and would help strengthen Davison’s future. 

In consideration of this support for rethinking portions of the City’s older areas, one of the 

purposes of a Master Plan, as described in the Michigan Planning Enabling Act (PA 33 of 2008, as 

amended), is to recommend, “the general character, extent, and layout of redevelopment or 

rehabilitation of blighted areas.”  Therefore, to promote the positive redevelopment of 

underutilized areas of the City, this Master Plan lists tools available to help incentivize the 

redevelopment of older areas into new and attractive destinations. 

Challenges to redevelopment mainly revolve around the timing and readiness of the private 

sector, especially if desirable lending and investment conditions are available to them.  

Sometimes, forces do converge and a tipping point emerges that nudges an area toward 

redevelopment sooner rather than later. However, in the absence of that nudge, at the 

intersection of community planning and the vagaries of the real estate development process, 

the adoption of local policies and incentives can provide the necessary impetus to keep the 

redevelopment game alive. Therefore, the successful redevelopment of older areas within the 

City will likely depend on local government support and related policies pertaining to desired 

redevelopment objectives and outcomes.  To achieve this, the following districts and locations 

are described further in order to demonstrate their role in supporting redevelopment within the 

City of Davison. 
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Downtown Development Authority (DDA) District  In May of 1976, the City of Davison 

established its Downtown Development Authority (DDA) in accordance with Michigan Public Act 

197 of 1975, as amended, known as the Downtown Development Authority Act. The City felt 

that establishing the DDA would halt property value deterioration and increase property tax 

valuation where possible, eliminate causes of this deterioration, and promote economic growth. 

The City first adopted a Development Plan / TIF Plan in May of 1982. This Plan was updated in 

March of 1997, at which time the City also expanded the DDA boundaries. Through these initial 

DDA planning efforts, the development area, which has encompassed the entire DDA area 

boundary, has received improvements such as expanded parking areas, new landscaping, new 

lighting, and new sidewalks. Tax Increment Financing (TIF), a method of government financing 

whereby a portion of the increase in the tax base resulting from the economic growth caused by 

developments in a targeted area is devoted to facilities, structures, and improvements within 

the development area, was found by the City to be a primary tool for development in the DDA. 

In 2012, the City updated its Development Plan and TIF Plan in the DDA district. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 33:  Davison’s DDA boundary as shown on the Future Land Use 
map. 
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Updates to the Development Plan included steps taken to suit the goals of development in the 

DDA district to the unique needs of Davison. These included: 

 Designating the boundaries of the development area as the entire DDA district. 

 Planned demolitions, repairs, alterations as well as new planned improvements and 
rehabilitation of properties in the development area, with a few examples as follow: 
 Energy efficient street lighting, 
 Bike racks and pedestrian facilities, 
 Business directory signage, 
 Development of a fund for business improvement matching grant programs, 
 M‐15 improvements within the DDA, 
 Acquisition of properties such as the Davison Oil & Gas property, and 
 Completing feasibility studies for DDA‐owned properties as relates to 

development, environmental assessments, etc. 

 A statement of various construction phases for the aforementioned improvements and 
alterations. 

 An estimated cost of about $2.86 million for all proposed development, and a listing of 
various sources of financing opportunities. 

 An estimate of 175 persons living in the development area. 

 A description of the intended sale of the property at 112 Main Street, an unimproved lot 
near the intersection of Rising Street. 

 

These improvements are both planned and ongoing. They are intended to positively shape the 

character of the DDA development area as a magnet for investment and economic growth, as 

well as an attraction for visitors, in the years to come. The Davison DDA district covers roughly 

41 acres of the City, extending from East Flint Street at its northern boundary to Rising Street at 

its southern boundary, and extending from North Genesee Street at its western boundary to 

about 500’ east of North Lapeer Street at its eastern boundary, at its furthest reaches. Davison’s 

DDA district includes a variety of future land use categories, including the Commercial Central 

Business, Traditional Neighborhood, and Commercial General Business land use categories. See 

Figure 33 on the previous page. 

Current DDA Efforts  In an effort to stimulate interest in the redevelopment of the downtown 

area, in 2014, Davison’s DDA embarked on a visioning process for three specific sites along 

North Main Street, see Figure 36.  Included were architectural renderings and conceptual site 

plans for: 1) The Davison Four Corners site, at the northeast corner of E. 2nd St and North Main 

St, 2) The former Davison Oil & Gas property located on the south side of Mill Street between 

North Main Street and State Street (M‐15), and 3) City‐owned property at the southeast corner 

of Rising Street and North Main Street. 

Each of the following projects are described in more detail below.  Accompanying images and 

renderings are for illustrative purposes only and do not reflect finalized concepts or preferred 

development options.  Each project is located within the DDA, which can provide strategic 

incentives to catalyze redevelopment.  Each site is shown on the Future Land Use map. 
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Figure 36:  Sites of the DDA’s visioning projects in the North Main Street corridor. 
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1. The Davison Four Corners Site: Located at the northwest corner of East 2nd Street and North 

Main Street, this concept plan takes advantage of the open site right at the corner and re‐

imagines it as a front porch to the downtown area.  Included are eating areas, pavilions, 

lighting, landscaping, and a pedestrian connection to a City‐owned parking lot to the north. 

 

 

 

 

 

 

 

 

 

 

 

2. Davison Oil & Gas Property @ Mill: The DDA considered various scenarios representing the 

potential redevelopment of the former Davison Oil & Gas site which is located on the south 

side of Mill Street between North Main Street and State Street (M‐15).  The site is currently 

vacant, and as one travels north on M‐15 across the CN Railway tracks, it’s location on Mill 

Street is strategic as it acts as a gateway into the downtown core of Davison.  Currently, 

there is a welcoming gateway sign at the site. 

The Davison Oil & Gas property is under private ownership, however, to incentivize the 

potential redevelopment of this site and possibly other properties in the immediate vicinity, 

the City has the ability to enhance or update Mill Street in a way that connects parcels to 

enlarge the potential footprint of redevelopment. 
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Since this site is at the southern edge of the downtown area, the preferred form of 

development should be complementary of the existing architecture and character of nearby 

buildings.  Individual innovation in building design should be encouraged as well, provided 

the form of development does not detract from the existing small town character in the 

immediate area.  Redevelopment needs to be compatible with surrounding uses, provide 

visual harmony between old and new buildings, blend into the streetscape, and create a 

positive image for the City.  Redevelopment options should consider the site’s relationship 

to the configuration of City blocks in this area in order to create design solutions that 

increase the functionality and safety of the street grid for both vehicles and for pedestrians.  

A mixture of uses should be encouraged and will help contribute to the creation of a 

contiguous urban fabric along Main Street from the railroad tracks northward.  While 

specific uses will be dictated largely by market factors, the City needs to ensure that a 

proper mix of uses, which are mutually supportive of creating a strong and viable 

downtown, evolves. 

 

 

 

 

 

 

 

 

 

 

 

This site will be a prominent feature along M‐15, as such, the City will need to ensure its 

redevelopment and physical manifestation will be an appropriate transition to the 

downtown area.  Proposals will not only need to account for architectural design, building 

height, and building location, but also the design and layout of parking and access areas so 

the result is a cohesive site that is desirable and contributes to overall daily life in Davison. 

This site is wholly located within the City’s DDA boundary.  It is not located within the City’s 

LDFA boundary. 

3. City‐Owned Property @ Rising & Main: The City owns two vacant parcels at the southeast 

corner of Rising Street and North Main Street, with an overall area of 17,860 square feet 
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(0.41 acres).  Frontage on Main is about 146 lineal feet, and the frontage on Rising is about 

120 lineal feet.  The overall City block, bounded by Main on the east, Rising on the south, M‐

15 on the west and the CN Railway to the north, has an area of about 1.5 acres (63,350 

square feet), and is comprised of six parcels, four of which are developed and privately held. 
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If these parcels were to be assembled as a single cohesive site, the redevelopment potential 

of the block would have broad appeal.  Current zoning is a mix of commercial and industrial, 

but should the block be rezoned to match the vision of this area as shown on the Future 

Land Use map, it would all be commercial.  Overall, by leveraging the property it owns, the 

City can encourage the redevelopment of this portion of Main Street, which should be able 

to accommodate a mixture of land uses such commercial, retail, office, restaurants, and loft‐

style apartments.  Like the Davison Oil & Gas site at Mill, individual innovation in building 

design should be encouraged, however at Rising, the form of development should not 

detract from the existing character of the adjacent neighborhoods. 

 

 

 

 

 

 

 

 

Local Development Finance Authority (LDFA) Area District  Under the terms of the Local 

Development Financing Act (LDFA), Michigan Public Act 281 of 1986, the City of Davison has 

been eligible to establish area boundaries, create and implement a development plan, acquire 

and dispose of interests in real and personal property, issue bonds and use the TIF option as 

mechanisms to fund public infrastructure improvements for eligible property. In accordance 

with the LDFA Act, on November 25, 1996, the City elected to create a local development 

finance authority to promote economic growth on properties located generally in the Industrial 

zoning district. Since its inception, the LDFA has worked on several projects and issues relating 

to developing and enhancing the industrial parcels and creating jobs in the district. These 

projects include: 

• The purchase of vacant parcels for potential industrial development. 

• The development of pedestrian connections in the district. 

• The formation of partnerships with companies in the district to address parking needs. 

• The construction of utility improvements within the district. 

• The study of expansion options to the west and east of the district. 

 

In September 2007, the City adopted an update to its LDFA and TIF Plan. This update included 

the expanded boundary of the LDFA area as adopted on December 31, 2006, which 

encompassed several vacant properties adjacent to Rising Street and South State Street. The 
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future land use map shows that the land within the LDFA will be used primarily for industrial 

purposes. Other smaller portions of land are show to be used for mixed‐use, residential, and 

technology, research, office. It is the intent of the LDFA that all of the land in the LDFA be used 

for the manufacture or processing of goods or materials, a high technology activity, or 

agricultural processing.  

Davison Township’s Athelone Williams Memorial Airport serves the City of Davison by being 

partially located within the LDFA.  See Figure 34.  A portion of Runway 8, which has a length of 

3,469 feet, is actually located in the City, but on property that is owned by Davison Township.  

Runway 8 runs east to west, from within the City’s LDFA all the way to Gale Road.  Because the 

airport has a runway that exceeds 3,200 feet in length, certain structures that are in the vicinity 

of the airport need to apply for a Tall Structure Permit from the MDOT Office of Aeronautics.  

Such permitting has the effect of restricting the height of new structures in the City’s LDFA, 

especially those within the flight path of Runway 8. 

 

 

 

 

 

City of Davison Davison Township

Figure 34:  Site details of Davison Township’s Athelone Williams Memorial Airport as provided on 
MDOT’s Office of Aeronautics website. 
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The LDFA currently encompasses about 76 acres in the City of Davison. It includes the Industrial, 

Technology, and Commercial General Business future land uses, and, to a smaller degree, the 

Multi‐Family Residential future land use. See Figure 35 below.  It should also be noted that the 

City’s LDFA also serves as the City’s Brownfield Redevelopment Authority (BRA). 

 

 

 

CONCLUSION 

The City of Davison has spent a year addressing important issues impacting the community.  

They received valuable input from residents from an online community input survey.  As a 

result, the Planning Commission has compiled a carefully prepared Master Plan that represents 

the data, efforts, and community spirit of City residents.  This plan is only the beginning of an 

action program for the next five to twenty years.  Because the future welfare of the City 

depends upon rational, coordinated action, the Planning Commission stands ready to meet any 

person or group interested in the future development of the area.  The Planning Commission 

will be available to help and guide those needing advice or wish to be part of the plan 

implementation process.  While this task is to be led by City officials, implementation also 

depends on every responsible citizen in the City of Davison.  By working together through the 

vision described here and on the Future Land Use map, City will continue to be a desirable, 

attractive, and convenient community. 

 

 

Figure 35:  Davison’s LDFA boundary as shown on the Future Land Use map. 



City of Davison Future Land Use Map
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k Redevelopment Opportunity

This map is a component of the City of Davison Master Plan which was approved 
by the Davison Planning Commission on July 14, 2015, and adopted by resolution 
by the Davison City Council on July 27, 2015, by authority of the Michigan 
Planning Enabling Act, Public Act 33 of 2008, after holding a public hearing for 
this Master Plan on July 14, 2015.

Andrea Schoeder
Clerk

City of Davison
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Chapter 6 
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OVERVIEW 

The purpose of this section is to describe the long‐term vision for Davison, with enough detail to 

highlight likely outcomes for the City, yet be flexible in order to address changing conditions and 

adapt to the changing wants and needs of its current and future residents, landowners, and 

other stakeholders. 

It should go without saying that determining the direction for the Davison community for the 

next five to twenty years is a challenge.  Determining what needs to be improved, what should 

be preserved, and what should be substantially changed is successful only when based on sound 

public participation and detailed analyses.  Setting the goals for Davison was a process 

accomplished by the thorough review of existing characteristics in the City and the results of the 

community input survey.  Based upon this information, a number of goals were established and 

are a major a component of this Master Plan, which is intended to be the primary policy 

document for City officials when considering matters related to land use, development 

proposals, and infrastructure improvements. 

What follows then, are the goals and action items that represent the overall vision for the City of 

Davison.  They will serve as the foundation for preparing concise and well thought‐out 

community improvements for the life of this Master Plan.  The goals will also be the guiding 

principles for future land use decisions by City officials and should guide rezoning decisions and 

other land use questions that arise from time to time, which might include floodplain 
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management strategies, or integrating transit and infrastructure improvements in the City land 

use pattern, for example.  Implementation of these goals is a multi‐faceted effort that will likely 

involve the zoning ordinance, other local ordinances, various City departments, and other plans 

such as the City’s five‐year capital improvement program. 

Insights from the community input results show that the priorities and concerns shared by many 

community members include: 

 The City needs more private sector investment in downtown. 

 City residents have a concern about traffic. 

 The City’s population is declining. 

 Davison is getting older: Older population segments grow while younger population 

segments shrink. 

 Household income in the City remains flat while other areas in the region see gains. 

 City residents place a high value on parks and recreation. 

 Infrastructure (quality of roads, sewer, stormwater, etc) is very important to residents. 

 High‐quality schools are very important. 
 

The goals in this section are divided into broad categories and relate directly to these and other 

issues identified as priorities by the residents and the Planning Commission.  These broad 

categories were devised to be clear and intentional, with a vision of bringing strength and 

vitality to City in order to positively affect daily life in Davison.  The goal categories are meant to 

succinctly address issues related to downtown, economic development, neighborhoods, and 

quality of life.  After the goals, a number of action items are listed that support the 

implementation of Davison’s goals.  

A goal is a destination, a final purpose which a community seeks to attain. It is a broad, general 

statement expressing the intent of the community.  It is often written in a general way to be 

inclusive of many ideas that support principles that are valued by the local community.  An 

action item is the means for attaining a goal.  One goal can have many supporting action items.  

Each action item is a future task that should be undertaken and will assist in the implementation 

of this Master Plan. 

 

GOAL: STRENGTHEN DAVISON’S DOWNTOWN 

Action Plan: The following action steps when implemented will improve and enhance Davison’s 

downtown, thereby making it more attractive to shoppers and future investment. 

1. Collaborate with the DDA. 

2. Continue the façade improvement program. 

3. Continue to host community‐wide events. 

4. Continue non‐motorized transportation improvements. 
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5. Provide bike racks and pedestrian facilities. 

6. Provide wi‐fi internet access in the downtown area. 

7. Develop a wayfinding sign program. 

8. Study the feasibility of turning Main from Mill to Second into a pedestrian mall. 

9. Build a pavilion/multi‐purpose facility. 

10. Support the redevelopment of the Davison Oil & Gas property. 

11. Support the redevelopment of the City‐owned property Rising Street and North Main 

Street. 

12. Update regulations in the zoning ordinance pertaining to signs in order to allow limited 

flexibility. 
 

GOAL: STRENGTHEN DAVISON’S ECONOMIC FUTURE 

Action Plan: The following action steps when implemented will improve the business and 

investment climate within the City.  While the City itself has limited capacity to create jobs and 

related opportunities, it can set policies in place to encourage desired economic activity. 

1. Examine the zoning designation of vacant/outmoded sites to ensure the redevelopment 

potential of those sites is optimized. 

2. Revise zoning ordinance to make it more user‐friendly. 

3. Continue regional cooperation with area municipalities, schools, and agencies. 

4. Maintain and improve Davison’s parks and recreation facilities and support the 

implementation of the Davison Area Recreation Plan. 

5. Collaborate with the DDA. 

6. Collaborate with the LDFA. 
 

GOAL: STRENGTHEN DAVISON’S NEIGHBORHOODS 

Action Plan: One of the keys to continued strength in the City of Davison is a stable, moderately 

increasing population. People in the Genesee County area have many options when it comes to 

housing choices.  When examining how to retain and attract residents, the City will need to 

work on ways to keep existing neighborhoods attractive through continued code enforcement 

and other incentives to help encourage housing maintenance and reinvestment.  The following 

action steps are proposed to encourage new families to move to Davison while providing 

opportunities for the aging in place of the City’s longer‐term residents. 

1. Encourage the renewal and revitalization of residential areas of the City through 

appropriate code enforcement activities. 
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2. Provide more information to the public on how to report ordinance and zoning 

violations. 

3. Continue code enforcement best practices while maintain a professional a community‐

friendly approach to enforcement action. 

4. Ensure multiple‐family developments promote the character of the community through 

additional design requirements that address building orientation, spacing, open space, 

parking, and screening. 

5. Encourage continued development of and investment in suitable housing for the elderly 

population and for low‐ and moderate‐income households. 
 

GOAL: STRENGTHEN DAVISON’S QUALITY OF LIFE 

Action Plan: When it comes to city planning, quality of life can be described as how satisfied an 

individual is with their community, and how well it fits their “happiness needs.” Several national 

publications annually review and rate the best and worst places to live.  Rankings include a 

range of factors, such as access to a clean and healthy environment, quality education, financial 

security, ample and accessible employment opportunities, a diversity of entertainment, cultural, 

and recreational amenities, and availability of quality health care. Communities perceived to 

have a good quality of life are typically safe, have available jobs and good schools, plenty of 

access to parks, a clean environment, and abundant cultural and entertainment opportunities.  

The following action steps are proposed in order to improve the quality of life for residents. 

1. Adopt a Complete Streets policy that promotes walkable developments and street 

layouts, encourages non‐motorized use, and increases safe and accessible motorized 

and non‐motorized transportation opportunities for all legal users of the public right‐of‐

ways. 

2. Collaborate with MDOT on any future changes to M‐15. 

3. Explore ways to expand public transportation opportunities in the City. 

4. Explore ways to better connect the downtown area to schools and to the senior center. 

5. Continue construction and maintenance activities related to the City’s sidewalks. 

6. Continue education and outreach about the wellhead protection program, and ensure 

safe, reliable, and healthy water is continued to be provided to Davison’s citizens. 

7. Support the implementation of the Davison Area Recreation Plan, and, at the 

appropriate time, apply for DNR grants. 
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Appendix A 
 

Community Input Documentation 
 

 

 

 

 



City of Davison Master Plan Exit this survey

The City of Davison Planning Commission is seeking the opinions of residents, property owners, those 

who work in the City, and other stakeholders to determine how Davison should plan for change in the 

next 5 to 20 years. Please read the following questions and check the answer that best describes your 

opinion. This information is necessary to complete a Master Plan for the City, as required by the 

Michigan Planning Enabling Act. Responses will be reviewed by the Davison Planning Commission in 

public meetings. 

This survey focuses on how land should be used in the City, and it should take no more than 10 

minutes to complete. 

Source: Esri, DigitalGlobe, GeoEye, i-cube…

+

–

Feel free to click/tap here to view this map in a new window.

NextNext

7/9/2013[SURVEY PREVIEW MODE] City of Davison Master Plan Survey

http://www.surveymonkey.com/s.aspx?PREVIEW_MODE=DO_NOT_USE_THIS_LINK_FOR_COLLECTION&s...

beanar
Typewriter
www.davisonsurvey.com



City of Davison Master Plan Exit this survey

General Questions About the City

1. Davison should encourage new development

2. Davison should grow in population

3. In the following categories, how do you feel Davison has changed in the past 5 years? "1" is 

Much Worse and "5" is Much Better.

1 2 3 4 5

Downtown

Road Conditions

Traffic

Aesthetics/Blight

Parks & Recreation

Police Services

Fire Services

DPW Services

Overall Service to Citizens

Overall Quality of Life

PrevPrev NextNext

Strongly 

Disagree

Disagree No Opinion Agree Strongly Agree

Strongly 

Disagree

Disagree No Opinion Agree Strongly Agree

7/9/2013[SURVEY PREVIEW MODE] City of Davison Master Plan Survey

http://www.surveymonkey.com/s.aspx?PREVIEW_MODE=DO_NOT_USE_THIS_LINK_FOR_COLLECTION&s...

beanar
Typewriter
www.davisonsurvey.com



City of Davison Master Plan Exit this survey

General Questions About the City

4. Please rank each of the following factors in terms of its importance to the quality of life in 

Davison. "1" is considered Not Very Important and "5" is Very Important.

1 2 3 4 5

Nice parks and recreation facilities

High-quality schools

High-quality municipal services

Availability of water and sewer utilities

High-quality infrastructure

High-quality residential development

Active blight reduction program that reduces nuisances, eyesores, and 

health or safety hazards

A variety of commercial services that are readily available within the 

community

Local employment opportunities

Residential Land Use

5. How do you feel about the rate of residential growth in Davison during the past five years?

6. I prefer that new residential development include the following (please check all that apply):

Much too fast A little too fast About right A little too slow Much too slow

Single-family homes on large residential lots

Single-family homes clustered together, leaving open space undeveloped

Condominiums

Manufactured homes

Duplexes

Senior housing opportunities

Apartments

Mixed-use developments: A variety of housing types within a single area that may also be mixed 

with small businesses that are used by neighborhood patrons.

7/9/2013[SURVEY PREVIEW MODE] City of Davison Master Plan Survey
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Typewriter
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City of Davison Master Plan Exit this survey

Commercial Land Use

7. Which describes how you view the amount of retail and service businesses in Davison's 

downtown area?

8. Which describes how you view the amount of retail and service businesses along M-15 south 

of Rising?

9. In the next ten years, overall commercial growth in Davison should be:

10. Future commercial development should be directed toward: (Please check all that apply.)




Industrial Land Use

11. I favor new industrial development that is limited to the existing Local Development Finance 

Authority (LDFA) boundary area, shown here in the embedded map. (The Michigan statute 

governing the LDFA is PA 281 of 1975, which was enacted to encourage local development and 

promote economic growth in a specified area. On November 25, 1996, the City of Davison 

adopted Resolution 307-96 that created the City’s LDFA.) 

Not enough About right Too much

Not enough About right Too much

Limited Neither limited or 

encouraged

Encouraged

Downtown area on Main between Flint and 

the railroad tracks

On M-15 north of Flint

On M-15 between Flint and Rising

On M-15 south of Rising

Don't want any more commercial 

development in Davison

Other (please specify)

7/9/2013[SURVEY PREVIEW MODE] City of Davison Master Plan Survey
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Source: Esri, DigitalGlobe, GeoEye, i-cubed, USDA, …

+

–

12. I favor industrial development in new areas of the City when adequate infrastructure (roads, 

utilities, and other public services) are available.

PrevPrev NextNext

Disagree Neutral Agree

Disagree Neutral Agree

7/9/2013[SURVEY PREVIEW MODE] City of Davison Master Plan Survey
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City of Davison Master Plan Exit this survey

Other City Questions

13. What is your opinion regarding the extent of these issues in Davison? Please rank each of 

the following in terms of your opinion on how big of a problem, if at all, these issues are in the 

City of Davison, where "1" is considered A Big Problem and "5" is Not An Issue.

1 2 3 4 5

Trash and debris

Overgrown weeds/tall grass

Housing quality

Blight/Junk cars in yards

Lack of downtown parking

Sidewalks

Too many under-utilized 

properties

Nuisance animals

14. How important is each of the following issues when considering the future of Davison? "1" 

is considered Not Very Important and "5" is Very Important.

1 2 3 4 5

Improve access to area 

parks.

Business retention and 

economic development.

Redevelopment of vacant 

properties.

Creating a walkable, 

pedestrian, and bicycle-

friendly town.

Infrastructure (quality of 

roads, sewer, stormwater, 

etc)

Improve connections to I-69.

Other (please specify):




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1 2 3 4 5

Develop a wayfinding sign 

system.

Develop a consistent theme 

to use for marketing.

15. What do you like best about the City of Davison?





16. What is the one thing you would do to improve the City of Davison?





17. Do you have any general comments on the City of Davison Master Plan?





PrevPrev NextNext
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City of Davison Master Plan Exit this survey

About You

18. Which of the following best describes your primary relationship to the City of Davison? 

(Please select one choice below.)





19. What is your residential status?





20. What is your age?

Thanks for completing our survey! 

Should you have further suggestions or questions about the City's update to its 

Master Plan, please contact Michael Hart, City Manager, (810) 653-2191, 

mhart@cityofdavison.org.

PrevPrev DoneDone

I live in the City of Davison

I work in the City of Davison

I shop in the City of Davison

I own property in the City of Davison

I visit the City of Davison because family lives 

there

I live in Davison Township

I live in Richfield Township

I live elsewhere in Genesee County

I attend Davison Community Schools

I send my children to Davison Community 

Schools

I live in Lapeer County

Other (please specify)

I own a home in the City of Davison

I live at home with my parent(s) in the City of Davison

I rent in the City of Davison

I do not live in the City of Davison

Other (please specify)

under 18 18 - 24 25 - 44 45 - 64 65 & over
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PRESS RELEASE 
 

www.spicergroup.com 

For Immediate Release 
September 24, 2013 

 

Contact 

Alan Bean, AICP – Project Planner 

Phone: (989) 921-5522 

E-mail: alanb@spicergroup.com 

 

 

City of Davison Offers Online Input Survey for Master Plan 

 

Davison — The City of Davison wants to hear input from the community as part of the update to its 

Master Plan.  The City is launching a survey that is accessible from davisonsurvey.com. “The survey is 

brief and should take no more than 15 minutes to complete,” said City Manager Michael Hart. “We want 

to hear from those who live, work, and go to school in Davison, and other interested parties that want to 

make a difference in the City.  The Planning Commission believes input from the Davison community 

will be a critical factor to the success of this planning effort.”  The online survey will be available until 

October 27, 2013. 

 

The City began the Master Plan update process earlier this year and it is expected to be complete in early 

2014.  The main purpose of a Master Plan is to guide and enable a community to establish a future 

direction for its development.  The updated Master Plan will offer a future land use map, goals, and action 

items that will be used to guide planning and zoning decisions in the future.  This information is 

necessary to complete a Master Plan for the City, as required by the Michigan Planning Enabling Act (PA 

33 of 2008). 

 

The City of Davison has been working with a Michigan-based planning firm, Spicer Group, whose home 

office is in Saginaw, to oversee the City of Davison Master Plan update process.  Spicer Group is a full-

service consulting firm founded in 1944 that offers planning, zoning, engineering, landscape architecture, 

and recreational services to municipal clients. 

 

If you have questions about the City's update to its Master Plan, please contact Michael Hart, City 

Manager at (810) 653-2191. 

 

END 
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The Davison Planning Commission is updating its Master Plan and they would like your input. City staff, the Planning 

Commission, and consultants from Spicer Group will be working together throughout 2013 to create a Master Plan that 
addresses the City’s needs for today while setting a new future course for growth and development. 
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Davison Master Plan: Survey Results | October 31, 2013 | 215 Respondents 
 
 
1. Davison should encourage new development 

 

answered question: 208 | skipped question: 7 

  
 
2. Davison should grow in population 

 
 

answered question: 204 | skipped question: 11 

 



Survey Results for the Davison Master Plan – Page 2 of 22 

3. In the following categories, how do you feel Davison has changed in the past 5 years? "1" is Much Worse 
and "5" is Much Better. 

 

 

Traffic 44 20.7% 86 40.4% 66 31.0% 12 5.6% 5 2.3% 213 61.0%

Road Conditions 23 10.7% 55 25.7% 86 40.2% 41 19.2% 9 4.2% 214 36.4%

Aesthetics/Blight 15 7.2% 34 16.3% 105 50.2% 44 21.1% 11 5.3% 209 23.4%

Downtown 13 6.1% 33 15.6% 77 36.3% 62 29.2% 27 12.7% 212 21.7%

Overall Service to Citizens 7 3.4% 23 11.1% 78 37.5% 76 36.5% 24 11.5% 208 14.4%

DPW Services 6 2.9% 13 6.3% 103 49.5% 58 27.9% 28 13.5% 208 9.1%

Overall Quality of Life 8 3.8% 11 5.2% 69 32.7% 95 45.0% 28 13.3% 211 9.0%

Police Services 5 2.4% 7 3.4% 91 43.8% 65 31.3% 40 19.2% 208 5.8%

Parks & Recreation 4 1.9% 6 2.8% 38 18.0% 101 47.9% 62 29.4% 211 4.7%

Fire Services 2 1.0% 5 2.4% 97 46.6% 65 31.3% 39 18.8% 208 3.4%

Combine 
1+2= 

"Worse"

1
2 3 4

5 Response 
CountMuch Worse Much Better

 
 

 
answered question: 214 | skipped question: 1 

 

 

Much Worse
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Much Better 
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4. Please rank each of the following factors in terms of its importance to the quality of life in Davison. "1" is 
considered Not Very Important and "5" is Very Important. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

High-quality schools. 1 0.5% 2 1.0% 4 2.0% 28 13.7% 169 82.8% 204 96.6%

Nice parks and recreation facilities. 3 1.5% 2 1.0% 22 10.8% 75 36.8% 102 50.0% 204 86.8%

High-quality municipal services. 0 0.0% 1 0.5% 26 12.8% 79 38.9% 97 47.8% 203 86.7%

Availability of water and sewer utilities. 1 0.5% 5 2.5% 22 10.9% 67 33.3% 106 52.7% 201 86.1%

High-quality infrastructure. 0 0.0% 3 1.5% 36 17.7% 79 38.9% 85 41.9% 203 80.8%

Active blight reduction program that reduces 
nuisances, eyesores, and health or safety 
hazards.

4 2.0% 9 4.4% 35 17.2% 56 27.6% 99 48.8% 203 76.4%

Local employment opportunities. 8 4.0% 12 5.9% 30 14.9% 50 24.8% 102 50.5% 202 75.2%

A variety of commercial services that are readily 
available within the community.

3 1.5% 7 3.4% 45 22.2% 81 39.9% 67 33.0% 203 72.9%

High-quality residential development. 3 1.5% 12 5.9% 49 24.1% 80 39.4% 59 29.1% 203 68.5%

Combine 
4+5 = 

"Important"

1
2 3 4

5
Response 

CountNot Very 
Important

Very 
Important

 
 

 
answered question: 204 | skipped question: 11 

 

5. How do you feel about the rate of residential growth in Davison during the past five years? 

Not Very Important
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Very Important 
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answered question: 202 | skipped question: 13 

 
 
 
6. I prefer that new residential development include the following (please check all that apply): 

 
answered question: 201 | skipped question: 14 
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7. Which describes how you view the amount of retail and service businesses in Davison's downtown area? 

 
answered question: 189 | skipped question: 26 

 

 

 

8. Which describes how you view the amount of retail and service businesses along M-15 south of Rising? 

 
answered question: 191 | skipped question: 24 

 



Survey Results for the Davison Master Plan – Page 6 of 22 

9. In the next ten years, overall commercial growth in Davison should be: 

  
answered question: 192 | skipped question: 23 

 
 

10. Future commercial development should be directed toward: (Please check all that apply.).  

 
 
 
 
 
 

answered question: 187 | skipped question: 28 
 

Other (20 responses):
 Flint St between east and west limits. 

 Areas that benefit residents and 
encourage jobs 

 West end of  rising, east rising 

 On M15, maybe in areas where some of 
the older homes that are looking shabby 
& are for rent and/or for sale. 

 Main Street between railroad tracks and 
Rising 

 Both north and south and both main and 
m15 

 Whatever area serves best to maintain a 
positive flow of traffic. 

 maintain current amount of commercial. 
replacing any closed business and/or 
upgrading current business. 

 On outskirts of town. 

 6 comments for Irish Road (which isn’t in 
the City) 

 2 comments for Lapeer Road (which 
isn’t in the City) 

 outside the city limits...Lapeer Rd or 
Lippincott 

 South m 15 & toward meijer 

 We have enough fast food restaurants. 
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11. I favor new industrial development that is limited to the existing Local Development Finance Authority 
(LDFA) boundary area, shown here in the embedded map. (The Michigan statute governing the LDFA is PA 
281 of 1975, which was enacted to encourage local development and promote economic growth in a 
specified area. On November 25, 1996, the City of Davison adopted Resolution 307-96 that created the City’s 
LDFA.) 

 
answered question: 179 | skipped question: 36 

 

12. I favor industrial development in new areas of the City when adequate infrastructure (roads, utilities, and 
other public services) are available. 

 
answered question: 186 | skipped question: 29 
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13. What is your opinion regarding the extent of these issues in Davison? Please rank each of the following 
in terms of your opinion on how big of a problem, if at all, these issues are in the City of Davison, where "1" 
is considered A Big Problem and "5" is Not An Issue. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
answered question: 183 | skipped question: 32 

 

Lack of downtown parking 27 15.0% 38 21.1% 45 25.0% 38 21.1% 32 17.8% 180 36.1%

Sidewalks 22 12.4% 35 19.7% 39 21.9% 46 25.8% 36 20.2% 178 32.0%

Too many under-utilized properties 16 8.9% 39 21.8% 57 31.8% 50 27.9% 17 9.5% 179 30.7%

Blight/Junk cars in yards 21 11.8% 22 12.4% 51 28.7% 47 26.4% 37 20.8% 178 24.2%

Overgrown weeds/tall grass 15 8.3% 25 13.8% 45 24.9% 62 34.3% 34 18.8% 181 22.1%

Housing quality 15 8.3% 20 11.0% 65 35.9% 60 33.1% 21 11.6% 181 19.3%

Nuisance animals 16 8.9% 14 7.8% 51 28.5% 53 29.6% 45 25.1% 179 16.8%

Trash and debris 10 5.6% 17 9.4% 47 26.1% 50 27.8% 56 31.1% 180 15.0%

Other (please specify): 14

Combine 
1+2 = "A 
Problem"A Big Problem Not An Issue

1
2 3 4

5
Response 

Count

A Big Problem
 
 
 
 
 
 
 
 

 
 
 

Not An Issue 

Other (14 responses):
 Difficulty making safe left turn at M-15 

and Flint. 

 Rail road tracks on M15 are terrible. 

 I frequently encounter loose cat in my 
neighbourhood at all hours of the day 
and night. It is a rare occurrence to see 
a dog loose. 

 Nuisance animals as in excessive 
barking, and people that just open their 
doors and let their cats out. 

 I think owners of pets should clean up 
after their pet. 

 No farm animals in city 

 we don't need chickens! 

 NO CHICKEN COOPS PLEASE!!! 

 Would like to see a full time ordinance 
enforcer. 

 Lack of code enforcement, present 
zoning ord's are not adhered to in the 
business sector.  Very poor! 

 Lack of city leaders living in area they 
serve. 

 No more apartments or trailer parks. 

 I'm very weary of industrial Landgrowth; 
as homes near the industrial area will 
deplete in value. We have enough trailer 
parks and apartment complexes already 
adding to this issues. We really should 
set our focus on becoming an 
community enriched with homes, 
markets, parks. We need to be a 
destination ! I want t live here cause ? 
They have ... Unlike flint, royal oak, 
...remember people who take care of the 
body , ie excersize , eat organic ECt.. 
Tend to take good care of there property 
as well and tend to spend more... 

 A big problem is the low income 
apartment and condos. You are going to 
turn this town into Burton and like Burton 
turn into Flint is we don't make some 
changes. Problems will come. 
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14. How important is each of the following issues when considering the future of Davison? "1" is 
considered Not Very Important and "5" is Very Important. 

 
 

Infrastructure (quality of roads, sewer, 
stormwater, etc)

2 1.1% 6 3.3% 23 12.6% 51 28.0% 100 54.9% 182 83.0%

Business retention and economic development. 4 2.2% 8 4.4% 24 13.1% 58 31.7% 89 48.6% 183 80.3%

Redevelopment of vacant properties. 7 3.8% 5 2.7% 36 19.7% 61 33.3% 74 40.4% 183 73.8%

Creating a walkable, pedestrian, and bicycle-
friendly town.

12 6.6% 13 7.1% 29 15.8% 42 23.0% 87 47.5% 183 70.5%

Improve access to area parks. 16 8.8% 15 8.2% 57 31.3% 47 25.8% 47 25.8% 182 51.6%

Develop a consistent theme to use for marketing. 21 11.7% 18 10.0% 64 35.6% 48 26.7% 29 16.1% 180 42.8%

Improve connections to I-69. 31 17.0% 31 17.0% 65 35.7% 32 17.6% 23 12.6% 182 30.2%

Develop a wayfinding sign system. 25 14.0% 27 15.1% 78 43.6% 32 17.9% 17 9.5% 179 27.4%

Combine 
4+5 = 

"Important"
Not Very 
Important

Very 
Important

1
2 3 4

5
Response 

Count

 
 

 
 

answered question: 183 | skipped question: 32 
 

 

 

Not Very Important
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

Very Important 
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15. What do you like best about the City of Davison? 
 

 

Top words and phrases provided (a total of 116 comments were provided overall): 

 
 

 It is nice 

 Still has the "hometown" feel with activities centered around downtown 

 The hometown feel. I love going downtown especially for events. 

 Peaceful and quiet. 

 Availability of multiple services in  close proximity 

 It is a safe place to live. Not comerical overrun. 

 Community stepping up to help others within their community. 

 Low crime rate. Small town feel but still has a lot of stuff. 

 It's a friendly city. 

 the fact that you can walk where you need to go...friendly downtown in the few businesses left there...low crime rate 

 Small town safe feeling 

 Its remained a small city, yet continues to SLOWLY grow. Great schools. 

 the schools 

 Schools, friendly, parks, opportunity for outdoor recreation 

 Low Crime,  Good schools, great parks 

 Close knit community 

 Safety 

 The small town feel, but with everything you need. 

 Sense of community. 

 I love or loved the hometown feel of the Davison of old. It seems like when the economy and housing market declined so did the 
quality of life in Davison. A drop in housing costs in the city allowed for a change in the demographics and it shows. 

 Small town atmosphere 

 It is friendly and quaint 

 Small town feel 

 Schools, Walking paths, green space, friendly people 

 Parks and new availability of trails 

 Community connections. 

 Safe and sound community. 

 Its not Flint 

 It's friendly. 

 Great overall community 

 It has a small town appeal with good retail services close by. People love how Abernaty park  has grown. 

 I like that new sidewalks and paths are being/have been put in. 
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 Community small town feel. That the schools are the center of the community 

 The shops downtown know your name when you come in. 

 Police protection, schools, neighborhood are all very good.  Been a wonderful town to raise our family. 

 Safe feeling 

 small town atmosphere and the friendly prople, parks .and walkable community 

 Safe 

 Safety 

 The parks and the small town feel 

 The new trails that are being developed. The small town feel. The pumpkin fest 

 Parks/Organized community events 

 Small town feel and activities, with access to bigger area opportunities in the Flint area. 

 Maybe schools 

 Small town friendliness. 

 Great place to raise a family. Everyone is friendly! Great schools. 

 That the city is "just big enough" 

 Living in this city ! 

 Suburban with access to city; improved parks over recent years; farmers market in 2014 

 Quality water, low crime 

 Hometown feeling. 

 The city needs to preserve more of its historical aspect of the past 

 Small, hometown feel. Neighbors help neighbors, and the community has a lot of spirit! 

 The small town feel, the sense of community. 

 The friendly feeling 

 Its not ghetto. 

 the people 

 Still has home town feel, love the improvements downtown. 

 It has maintained downtown shops unique to Davison while still bringing in the superstores. 

 Schools 

 Friendly, quite, safe comminuty 

 Small town friendly feel 

 I liked it much better growing up... I think it is becoming over populated... It's not like a small home town anymore! 

 The small town feel and friendliness of the city plus the close proximity to larger cities. 

 Like the new trails 

 The small town atmosphere 

 Small quiet town 

 I like the friendly atmosphere of Davison.  I like doing as much shopping I can in the local area, whether it is Larsons, Davison 
Office Supply, or any other of the local businesses. 

 Good dpw department. City is neat & clean & well patrolled by police. And lots of businesses close by. 

 Most of it No clothing retail 

 Excellent school system. 

 The small town atmosphere, yet the basic businesses within walking distance. 

 The sense of pride residents have. Feeling safe and accomadated. 

 Convenient location in relation to surrounding areas. 

 It is a friendly town, conveniently located near most anything you would want or need.  I can ride my bike or walk wherever I want 
to go, weather permitting. 

 Proximity to flint (work, shopping and restaurants) 

 It has always been friendly and safe. But know I see dirty people picking threw the trash at speedway on Irish and bad elements 
moving our way. 

 Hometown community. Schools 

 Sense of "home" 

 clean atmosphere 

 hometown atsmosphere 

 Good schools. 

 It's trail system and it's apparent desire to improve the City. 
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 "I feel safe here. 

 The trail system. 

 That Davison isn't too big of a city. 

 The schools are phenomenal." 

 A sence of safety when walking the streets in the city. 

 Community spirit and activism; quality of schools 

 Small town fee, walkable to schools, business, other neighborhoods. 

 Small town, sense of community extending throughout zip code 48423 

 small town friendly feeling 

 Community events (Pumpkin Festival, etc). 

 Nice quiet economically successful city. 

 Schools, public safety, new parks and sidewalks, has a small town feel but isn't really that small 

 It feels safe. 

 The people.   Neighbors working togetherness 

 parks and downtown businesses 

 It's people, feeling safe and secure and it's intergovernmental cooperations 

 Good place to raise a family, mostly friendly residents, great schools, fire and police departments. City council seems to be 
working together. Downtown looks better without the canopies. 

 Small town atmosphere sournded by big city. 

 Getting more bicycle friendly. Most people are friendly in general. 

 SMALL TOWN 

 Small town feel 

 A Town where Everybody knows Everybody! 

 The schools 

 Would have to say the improvement that have been made in the last 10 yrs. I enjoy the mini mall with Kroger in it 

 The small town feel and community events. 

 Sense of community 

 Safe & friendly. Good police presence. 

 Because it has everything I need. 

 Easy freeway access.  Consolidation of many services and schools system. 

 SMALL, FRIENDLY 

 I feel safe. 

 It is clean and has a great school system and park. 

 It has potential to become anything ! 

 I like relative peace and quiet.  I also greatly appreciate having a good hardward store. 

 small time feel 

 Friendly atmosphere.  Crime is low. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

answered question: 116 | skipped question: 99 
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16. What is the one thing you would do to improve the City of Davison? 
 

 

Top words and phrases provided (a total of 120 comments were provided overall): 

 
 
 

 lower taxes 

 More businesses downtown.  Better collaboration with townships 

 Roads 

 More shopping and business along M 15 

 make city leaders for the actions taken on behalf of citizens 

 Make the city services available to all having city hall open after 4:00 pm a couple nights a week. Giving authority to code 
enforcement to address issues  stop the dictator type tactics used in the council meeting open forum 

 Keep it the way it is. 

 To keep our city safe the police department needs more officers. 

 Create a recycling program that provides recycling bins that are picked up on trash day. Good for the enviornment. 

 Clean up the residential neighborhoods.  Use the City of Frankenmuth as an example. Require that all garbage cans (blue, 
green, etc) be out of sight except for the night before collection and the day of collection. 

 We are not Grand Blanc and I see no reason to try and change the character of the city with marketing strategies and trying to 
drag in large developments....City does not have much green space left...what is there should be left alone. 

 More reasons to shop downtown 

 Tim Hortons needs to be moved!!! WAY too much traffic in the area surrounding those business which makes it hard to turn left 
onto M15--no matter which business you are visiting. 

 downtown 

 Downtown businesses.  Need more, 

 I realize you are in the process of revamping downtown and the awnings have been removed (yay!) but, hopefully, the facades 
that are installed will be of high quality.  The stacked stone front of Great Lakes Paint looks terrific.  More of that, please! 

 More business, 

 Business 

 M15 is way too busy. I try to avoid but its impossible. 

 No section 8 housing. 

 Bring more business downtown. 

 Drive down State Rd and look at the obvious blight that shows on the homes and businesses between Flint and 69. Clean it up. 

 A movie theatre like theTrillium in Grand Blanc 

 We need more business 
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 More restaurant chains. 

 More soccer fields, not one soccer field in any of Davison's park areas 

 More walking paths - connect them 

 Reduce accidents and traffic issues by McD's an Tim Hortons 

 We need a walkway along Oak rd. for students to walk safely to the high school.  Students walk in the dark and it is not safe for 
them. 

 Close off Main Str between Third and Mill streets. Plenty of parking for downtown in back of the stores. Make Main Str an open 
air mall. A much smaller version of Burlington, VTor Boulder, CO. Allow Second Str to still cross Main after ststopping for 
pedestrian traffic. Don't put anything in place on Main Str that could not be removed for parades and such. Encourage 
restaurants to locate downtown with patio seating on the sidewalk. The best way to draw people downtown is with places for 
good food and drinks. If those in power were especially farsighted they would consider extending this south to street south of old 
Wickes Lumber (Rising?) and turn that into an area of retail and eating establishments. 

 Improve building looks. Seems to be old looking bldgs. 

 Completely oppose Agenda 21, encourage firearm ownership 

 Having an active community - sidewalks, bike lanes, trails, etc. That there are policies in planning documents that keep people 
accountable for creating communities that are active. That Davison residents can get outdoors and be active throughout the day 
and be safe. And that reuse, redevelopment, and new development prioritize walking and biking. 

 more downtown businesses 

 Improve the airport to make it a place people want to use. Maybe return it to a grass field if the runway can't be replaced, no one 
will use it in its present condition. It could be a real asset for the community like in Flushing. 

 Not lay off any more police officers, possibly try to add to the force. 

 improve the downtown to reflect a more vibrant upscale atmosphere with shops restaurants and attractive decor. 

 More family friendly opportunities. For example family nights in the summer downtown that are free. 

 Fix the rail road tracks in a timely fashion 

 Increase police patrols 

 pave some streetsI believe that we are going in the right direction.  Only thing we need is $ to do some of the projects.  Also, we 
need to work more with our neighbors in Davison  and Richfield Twps. 

 Stop letting flint crime come into the city 

 Better shopping 

 Actively seek small business to relocate to  our city. 

 Improve downtown area 

 flow of traffic 

 Better traffic flow on m-15. It is hard to get on/off m-15 into businesses. 

 Walking and bicycling paths should continue to be developed, exclusive of other highway traffic.  Bike lanes on roads are 
dangerous. 

 Davison needs to be more family friendly...very little to do with families like other towns in the area.maybe school 

 Flow on traffic on M-15. Such as righ turn only on businesses on the west side of the road. 

 Fix the sidewalks 

 I think we enough apartment complexes and trailer parks.  Also, there is far too much blight around the city. 

 BBQ restaurant 

 Maintain the city in it's current beautiful state. 

 Sidewalks on Gale, Irish, court 

 More businesses 

 More shops, restaurants, eateries downtown and surrounding areas. 

 Passing turning lane w/ directional signal at Davison & Flint Sts 

 I wish there were more affordable rental housing, I'm a struggling single mom of 2 daughters, and we live in a mobile home that's 
old, falling apart & way too small because it's all I can afford. I have a large dog so apartment living doesn't work. I can't seem to 
find a 3-bedroom house (with washer & dryer) to rent in Davison for less than $700, which I can't afford. 

 More jobs. 

 less traffic 

 Encourage new businesses, special tax exemptions to new owners. 

 I am not sure how much interaction local businesses have with the schools, but I would encourage a relationship between the 
two as classes can be marketed at the high school level to help prepare students interested in business. 

 Traffic is terrible threw town 

 Building owners being held accountable for taking care of their buildings, fined if they are in need of repairs! An too bad they ask 
for high priced rent, could make more affordable so the buildings are all full! 

 Get your police departments under control 
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 Stop building residential properties! 

 railroad track on M-15 

 The whole area trail system needs to have more public awareness. It would attract people from out of town to come to town to 
play/eat with out needing major services. 

 Improve downtown area 

 Parking in manford heights is a HUGE concern for us and many neighbors we talk to and it needs to be addressed now as it's 
been an issue for years. 

 School drop off zones 

 Actually enforce the nepotism clause that exists.  You guys are some of the worst on that scope.  My person favorite was the 
poor job ad for the last full time / part time DPW worker that might require possible weekend work.  I definitely would consider 
that a little sketchy when in the interview process you state that your days off would be during the week and working every 
weekend until further notice because they don't plan on hiring someone else for a long while.  It took awhile for the city to figure 
out that a living in the city clause limits your job pool so maybe the city will realize there is a large job pool that isn't related to 
another worker.  Also, a farmer's market that someone who works can actually attend.  I go to Goodrich or Lapeer because both 
offer later hours & Lapeer is on a Saturday. 

 Kohls or walmart 

 Improve the intersection of M15 and Flint to allow for easier left turns and better traffic flow. 

 Market the city, especially during events.  The festival wasn't advertised in the Flint Journal for two years.   Use the website to 
welcome new businesses and to encourage more businesses.  Use the Davison index to ask questions to be answered in the 
website.  Questions such as, what new business would you like to see in Davison? 

 State street re-pave. 

 More consistent marketing and business friendly ordinances to encourage economic development and improve services to the 
community. 

 Find a way to keep businesses in downtown.  So many seem to start and then leave within 6 mo to a year. 

 Recreation (community center, pool improved parks).  Do something about bathrooms in regional park. Even small parks in 
grand blanc have nicer restrooms with running water and paper towels/drywr 

 No more low income housing or apartments. It invites problems due to school of choice. 

 Stop attracting so much low income housing. 

 More downtown!! 

 widen m15 from clark st.to potter road 

 Would like to see some more upper-middle class housing. Much of the City has older, smaller homes. This limits the amount of 
younger families headed by college educated professionals. Some new developments with larger homes on good size lots or 
community open space would help with this. 

 Revitalize the downtown area.  It needs vibrant businesses.  More mainstream retail and restaurant options. 

 I would fix sidewalks and connect the trail system. The trail should run west down Lapeer road all the way to Irish and all the way 
down Irish to Davison. Also, running the trail all the way down Gale from Lapeer to Davison would connect so many more people 
to the park and trail system. Yes, I understand that this area is the Township however, I was under the impression this was a 
team project and Davison is Davison- city or township. Oh, and a left turn light at Flint St and M-15. 

 parking 

 Needs a facelift - looks and feels tired and outdated 

 Aesthetics.   Business should conform to a higher standard so when visitors drive the M-15 corridor, they say to each other - 
What a beautiful little town! 

 Place left turn signal at M-15 and Flint 

 traffic on m-15 

 Fill vacant business locations. 

 Too many police officers for such a small crimeless town. I defiantly feel scared when I come back to Davison, the police officers 
there defiantly are in over there head and have violated not only my rights but many other people and friends I have spoken with. 

 Affordable, single family homes, on 2 or more acres. 

 I would like to see the roads improved and a left turn light at the corner of M-15 and Flint St. I would also like the light to be a 
regular stop light at the entrance of Continental Estates for getting out onto M-15. 

 More shopping available. 

 A more diverse group to make decisions 

 put left turn lights at M-15 and Flint street 

 It's appearance, looks old and worn out, needs a fresh new look. And if I had 2 million $$$, put utilities underground along M-15 

 Now that downtown is all nice and pretty the store fronts need to be all filled. 

 Some of the housing is in poor condition and m 15 is always packed. The roads have npt grown with traffic. 

 Have the police patrol Clark Street and East Lexington Street when the high school gets out. WHEN the school gets out, not 20 
to 40 minutes after. Many high school drivers do not stop at stop signs, barely slowing up, before pretty much flooring it to get to 
the next corner. 
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 THE TRAFFIC AROUND KROGER 

 Controlled zoning of businesses and better blight control for residences and rentals 

 Put the Canopys back up Downtown! 

 Easier access / directing traffic to downtown Main st. 

 Have more mom and pop stores along the tracks north 

 Sidewalks in the city are horrible. 

 Code enforcement is lacking. 

 Less rental properties 

 There are a lot of bicyclists of all ages. The one thing I'd do is add bike lanes on all the roads to make it as safe and accessible 
for them. 

 Remove all the overhead electrical poles from M-15. 

 Stop any future low income/subsidized housing. 

 FULL-TIME CODE ENFORCEMENT OFFICER FOR AT LEAST ONE YEAR WITH OPTION FOR CONTINUATION. 

 This city needs to cleanup! Many homeowners and businesses do not reflect any pride in where they reside or do business. Hire 
a full time code enforcement officer or utilize our local police for help to enforce blight ordinances consistently. Unfortunately, 
some people and businesses need to be told to cut their grass, pick up garbage, take down their trashy steel parking lot guardrail 
or stop parking on their front lawn-but some one with authority needs to do that in this city and do it consistently. 

 Not have as many rental properties.  Bring more business to town. (Unique shops) 

 Redevelop the land that trailer parks and apartments are on that are high in crime .. 

 The utilities should be burried along State Street.  This would make the city much more attractive to residents, future residents, 
and travelers.  If we want new people, an attractive city will help. 

 board up empty homes to save the homes from vandils 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

answered question: 120 | skipped question: 96 
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17. Do you have any general comments on the City of Davison Master Plan? 
 

 No more apartments 

 Need to have commercial development and/or mixed use along the whole M-15 corridor. 

 No trailer parks or apartments 

 Not really 

 What plan need to make city attractive to encourage new growth 

 no 

 Needs to improve the downtown area with businesses to bring in the customers.  Need a breath of fresh air with some new, 
interesting businesses. Need to fill up the strip mall (old Krogers building) with some legitimate GOOD businesses. 

 Davison has tons of Potential.  It would be nice to see Davison up to par with Bloomfield Hills one day 

 Grow 

 I feel some questions on this survey are to vague 

 No 

 Just that I hope that it works. 

 No 

 Overly focused on main st, people will only go downtown if there is a reason, no matter how 'pretty' you make it. 

 Keep up the good work. 

 Have a "20 minute neighborhood" - that all of the necessities of life are no more than a 20 minute walk away from home. 

 This was a great survey and appreciate all the work going into the master plan 

 Work on improving what you have and keeping the park in the best shape you can. 

 no. 

 Feel we have lost our downtown...no banks, no pharmacy, no restaurants.  Probably due to everything now in the township on 
M15.  It feels "out of the way" to go one block downtown...so close, yet so far away. 

 develop industrial park 

 I hsve not studied it in detail but feel we are going in the right direction 

 Please partner with Davison Township to provide a safe route to walk along Gale road and Court to get to the park and the new 
farmers market.  Also sidewalks along Lapeer road west of m-15. 

 Generally, it seems fine. 

 Davison continues to be a great place to live. 

 no 

 Develop un-used areas into quaint shopping, dining, gathering areas.  Limit apartments and mobile home parks.  Require 
subdivision developers to start what they finish.  Too many unfinished subs which decreases housing values.  Too many 
residents using their property as "used car lots". 

 Haven't really looked at the plan 

 Just that, while it's important to retain and perhaps expand to a certain degree the growth of business in Davison, I would hate 
for the sense of a small town feel to be lost in that process. 

 What is it??? 

 no 

 No 

 I think they should focus on keeping Davison a hometown rather than continuously developing... It will turn into Flint soon at this 
rate of growth! 

 I like the openness of the city now with the canopies gone.  I think the widening of Main Street was long overdue and is much 
appreciated.  I do not think the narrower sidewalks pose a hazard.  It is not like there are many people walking the sidewalks at 
any one time to warrant wider ones. 

 Broaden your scope.  Remember that your city includes more than retirement aged people living in the high rises.  There is a 
very large contingent of lower middle class that are too busy working out asses off to point that out in person.  I am lucky enough 
that I happened to see this when I just got off working a 12 hour shift in the Middle East.  I hope more people that this as 
seriously as I take it and fill this out because nothing gets fixed if nobody hears about the complaints. 

 We need to encourage businesses and industries to move here.   We don't have unlimited undeveloped areas.  We need to 
increase the tax revenue to continue to do the things that make Davison home. 

 Already stated them. 

 I feel you are trying to become to much like a inner city by growing population taking away from the reason most choose to take 
acquire when living in a small town. 

 I am very pleased the canopies are gone.  They were dated and unappealing.  I am encouraged by the facade improvements 
and I LOVE the trails that have been created. 

 I love living in Davison and I know you will make a great plan and make this city greater than it already is! 
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 Be open to change. 

 As relates to this survey--why does this survey ask about I-69 that's 1/2 mile south of the city limits?  The residential question 
has illogical choices--we are virtually saturated in 1.2 square miles--large lots are not an option--how much open spaces could 
be found even if we could cluster houses closer???  About the only logical housing question not asked was for more loft 
apartments downtown. 

 no. 

 No. 

 would be willing to support additional mileage for increasing police and fire services 

 I would like to see a overlay of historically significant homes/buildings, ord's to protect them and encourage restoration. Some 
homes/rentals along M-15 need to make way for more business/commercial. 

 Keep it simple and keep it a residential town, not a commercial development. Limit the amount of residential property that is 
rezoned commercial. 

 Need defined areas of streets/roads for bicyclists. Lines painted on the streets would be nice, so not only bicyclists but also 
drivers understand where the bikers are supposed to be riding. Encourage people to ride for exercise 

 BETTER DOWNTOWN PARKING 

 The Awnings/Canopys downtown that were removed! 

 Nka 

 No more big box stores. Preserve the small town feel 

 The best thing that I can think of for the City to implement is a Complete Streets initiative that allows people to walk and bike 
safely & easily. Lockwood residents would be able to do all of their daily activities without needing a vehicle. Prescriptions, 
grocery store, restaurants, church. It's there downtown. Now, if only people in wheelchairs could access it all. We have 
disposable income, too, and want to put money back into our community. My vision: accessibility into every Davison business 
including the infrastructure on the way to them. First step, pass a complete streets ordinance. It's not only good for your citizens 
but there's also perks when applying for TIP $ if you have one. 

 Target thoughts toward creating good environments for the current residents with large recreation areas before adding more 
commercial businesses.  Allow the progress of industrial in non-residential areas. 

 Yes said above 

 No. 

 no 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

answered question: 57 | skipped question: 158 
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18. Which of the following best describes your primary relationship to the City of Davison? (Please select 
one choice below.) 

 

 
 
 

 

 

 

 

 

 

 

 

 

 

 
 
 
 

answered question: 179 | skipped question: 36 
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19. What is your residential status? 

 
 

Other (35 responses): 

 I rent in Richfield township. 
 Davison township 
 I own a home in Davison township 
 Township resident 
 I live in Davison Township 
 I own a home in the township. 
 I live in Davison Township 
 Live in Davison twnshp. 
 I own a home in Davison Township 
 Own home in Davison Twp 
 I own a business in downtown Davison and live above my 

business. 
 Davison township 
 Rent in Davison Township 
 I live in Davison twp 
 Davison Twp 
 Own home in Richfield twp. 
 Own home in Richfield Twp work at Davison School bus driver 
 Own home in Davison Township 
 Own a home in Davison twp 

 In the military and live overseas 
 I live in davison township 
 I live in Davison township. I have been a resident for 43 years. 
 I live in Richfield Twp, and shop in the city at least 4 times a 

week or more. 
 Live in Oregon Township.  Church, shopping and family still in 

Davison. 
 Elba Twp. 
 Davison is where I spend most of my time. 
 I own a home in twp of Davison. 
 Rather not say 
 Davison Township Resident 
 I live in Richfield Twp 
 property owner in city 
 I own a home in Davison Township 
 I live in Davison Township 
 I live in Davison township 
 I own my home in the twp

 
 
 

answered question: 175 | skipped question: 40 
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20. What is your age? 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

answered question: 181 | skipped question: 34 
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Some of the biggest differences in opinion between just the City residents compared to all 215 survey respondents: 

 

 

Question #4: Slightly different order of importance according to City residents when considering Q4 (when combining 
answers for 4 and 5 relating to importance), which asks, Please rank each of the following factors in terms of its 
importance to the quality of life in Davison? 

 

1. High-quality Schools – 96.6% (all: 96.6% at #1) 
2. High-quality municipal services – 90.0% (all: 86.7% at #3) 
3. Availability of water and sewer utilities – 88.1% (all: 86.1% at #4) 
4. Nice parks and recreation facilities – 83.3% (all: 86.8% at #2) 

 

 

 

Question #14: Slightly different order of importance according to City residents when considering Q14 (when combining 
answers for 4 and 5 relating to importance), which asks, What is the most important of the following issues, when 
considering the future of Davison? 

 

1. Business retention and economic development – 81.7% (all: 80.3% at #2) 
2. Infrastructure (quality of roads, sewer, stormwater, etc) – 80.0% (all: 83.0% at #1) 
3. Redevelopment of vacant properties – 75.5% (all: 73.8% at #3) 
4. Creating a walkable, pedestrian, and bicycle-friendly town – 68.3% (all: 70.5% at #4) 
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