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Why Prepare a Master Plan? 

The Michigan Planning Enabling Act of 2008 states, “A local unit of government 

may adopt, amend, and implement a master plan as provided in this act.”  

Furthermore, The Michigan Zoning Enabling Act of 2006 requires that a 

community’s zoning ordinance be based upon a plan designed to promote the 

health, safety, and general welfare of the public.  

Zoning is the primary regulatory tool for governing the classification and regulation 

of land use. As such, zoning ordinances are legal documents which may be 

enforced. The Master Plan is not the same as the zoning ordinance and it cannot 

change the zoning of anyone’s property.  In other words, the Master Plan, on its 

own, cannot regulate land use. Rather, it is intended to guide future land use 

decisions, including amendments to the Zoning Ordinance and Zoning Map.  The 

Master Plan is the collective vision for the community; the Zoning Ordinance 

translates that vision into regulation. If a community’s Master Plan is current, then 

zoning ordinance decisions may be made according to the Master Plan.  Such 

ordinances and decisions are presumed to be valid by the courts. 

The City of Watervliet 

Watervliet is a small town, with a close-knit atmosphere, where neighbors help 

neighbors.   The Paw Paw River, Mill Creek and the public lands that sit near the 

water anchor memories for residents who have walked, fished, swam and boated 

in the vicinity.   In fact, the city’s name is rooted in its water since “Watervliet” is 

the Dutch term for “flowing water”.   

Watervliet was historically a “company town” where most residents worked for 

the saw mills of the 1800’s.   The Watervliet Paper Mill was located on the Paw Paw 

River, west of Main Street, until the late 1980’s.   While the mills impacted the 

growth and history of the city, there is a recognition that Watervliet is in another 

phase of its evolution.  The cleared sites of the mill and old school symbolically set 

the stage for the next chapter of Watervliet’s story.   

There is movement towards development and redevelopment in the city.  While 

new activity and opportunity is welcomed, there is a definite philosophy that 

Watervliet treasures the historic fabric of their community.   Citizens and officials 

desire to protect the treasured ideology of their historic small town and as a result, 

there has been progression towards proactively rehabilitating several historic 

structures. 

The city encompasses 1.3 square miles, which makes parklands, water and the 

downtown accessible to most pedestrian activity.  In addition to a sidewalk 



6 
 

The City of Watervliet Master Plan 2017 

system, there are portions of waterfront trails within the city.  School facilities are 

placed along north, southwest and eastern boundaries of the community to 

provide the youth with opportunity to enjoy open space and play areas.  

Watervliet recognizes that proximity to facilities and amenities is a prime benefit 

of living in an efficiently arranged city.  People appreciate not having to routinely 

use a vehicle to access services, recreational facilities, shopping opportunities 

and family activities. 

The hospital and school system are a strong source of pride and community 

identity.  It is recognized that growth in these institutions will reinforce the city’s 

development and redevelopment efforts.  The hospital currently provides 70 beds 

and several hundred jobs.  The school system services over 1,200 student Panthers, 

Kindergarten through twelfth grade. 

Citizens are kept safe by the city’s own police force and a volunteer fire 

department, which is based downtown serving Watervliet Township and portions 

of Bainbridge Township.  While the city does not have formal recreation programs, 

school programs in addition to sporting leagues managed by dedicated parents 

are a strong part of Watervliet’s heritage.  The library is in the heart of the 

downtown and provides a vital community service. 

The City of Watervliet and Watervliet Township, along with the City and Township 

of Coloma, occupy a geography approximately 6 miles by 6 miles in area. It is 

worth noting a single township in Michigan often occupies a similar amount of 

land area.  In part, it is the smaller geography of these communities that has 

fostered many collaborative efforts among them. 

Paw Paw Lake hosts many summer cottages and a growing number of primary 

residential homes.  At one time, watercraft much larger than canoes ran the river 

to Paw Paw Lake. Paddle boats would travel upstream to deliver goods to the 

Watervliet mill, and then turn around near the dam basin for the return trip.  The 

City of Watervliet services a portion of the Paw Paw Lake community.  The lake 

straddles both Coloma and Watervliet Townships, just north of the city.  The lake 

can pose a challenge with respect to providing public services.  The dispatch of 

public safety personnel, design of road networks, and utility systems must consider 

not only the lake but the river system.   

In a larger context, both the Red Arrow Highway and CSX rail line link Watervliet 

with several sibling cities including Paw Paw, Lawrence and Hartford to the east 

(in Van Buren County) and Coloma to the west.    
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Coloma and Watervliet are both in Berrien County.  In close proximity, Interstate 

94 runs approximately parallel to Red Arrow Highway and provides convenient 

service. 

The Paw Paw River flows through the northern edge of downtown. The river banks 

are high and the floodplains adjacent to the river are wide which have prevented 

development in these areas.  The floodplains and river banks contribute to the 

wild and scenic character of the river, even through the downtown area.  The 

Paw Paw River can be navigated (with small portages) from County Highway 681 

in Van Buren County all the way to Lake Michigan.  The navigability of the river 

was enhanced in late 2011 and early 2012 by the removal of two dam structures 

with the collaboration by the Michigan Department of Natural Resources, Berrien 

County and the City of Watervliet.  The dams were removed and the river bed 

was improved as were the banks to lessen erosion.  The 1910 vintage dam was 

composed of two structures.  The easterly structure is located about 1,700 feet 

east of M-140 and diverts the Paw Paw River down a raceway to the spillway.  The 

spillway structure was located about 1,400 feet downstream of the old diversion 

dam and was removed in 2000.  At one time, the structures were used to generate 

hydroelectric power.  The hydroelectric power plant was abandoned in 1968 and 

has since been torn down. 

The closest urban area is the Benton Harbor/St. Joseph area which is about 14 

miles southwest of Watervliet.  Many city residents commute away for 

employment, urban entertainment and for some of their major purchases.   South 

Haven is also frequented by Watervliet residents.  While not as prominent as the I-

94 corridor, M-63 is approximately 13 miles west of Watervliet.  Both South Bend 

and Kalamazoo are major cities about 40 miles from Watervliet, which is 

considered by many workers a reasonable commute. 

State traffic counts conducted in 2016 by the Michigan Department of 

Transportation indicate that near the Watervliet exit number 41, I-94 carried an 

average of 33,964 vehicles per day.  I-94 carries approximately 36,523 vehicles at 

exist 39, the Coloma exit.  M-140 (Main Street) is the city’s primary north/south 

route and links Watervliet with South Haven to the north and Niles to the south.  

Within the city, M-140 carries an average of 9,366 vehicles per day by 2016 

Michigan Department of Transportation figures.  The high traffic moving in and 

around Watervliet presents increased opportunity for shoppers and visitors to stop 

in Watervliet and stay for a while. 
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Demographics 

Population Profile 

In recent history, the city’s population peaked in 1970 to just over 2,000 people.  

By 1980, the population declined to 1,867 people, which is, interestingly, close to 

the same number as the 2000 census figure.  Most of the area’s population growth 

between 1990 and 2000 was in Watervliet Township (see Table 1), which 

experienced a 15.9% population increase in those 10 years.  To contrast, between 

1990-2016, the cities of Watervliet and Coloma experienced a population 

decrease of 10% and 13%, respectively.  Coloma Township experienced a 2.5% 

decrease in population.  Although the city’s population decreased between the 

1990 and 2000 censuses, the number of households and housing units increased 

in that same timeframe, which indicates smaller household sizes.  

 

Table 1: 

Population 

Community 1990 2000 2010 2016  
% change 

 (1990-2016) 
      

City of Watervliet 1,867 1,843 1,735 1,680 10% decrease 

Watervliet 

Township 2,926 3,392 3,102 3,083 5% increase 

City of Coloma 1,669 1,588 1,483 1,446 13% decrease 

Coloma Township 5,123 5,217 5,020 4,993 3% decrease 

Berrien County 162,453 162,353 156,813 154,010 5% decrease 
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Households 

A household is defined as a person or people living in a dwelling unit.   As 

examples, unrelated persons cohabitating in the same dwelling unit, a married 

couple with children, and a widower are each defined as a household.  Because 

it is the household that demands public services, it is important to understand the 

composition of city households in addition to shifts in the population. Across the 

nation, household sizes are decreasing.  This is because of an increase in single-

person households, childless households and fewer children per family. 

In 2015, there was an estimate of 766 households in the city, which is a slight 

increase from 2010; however, the population experienced a slight decrease 

between these same years.  The majority of Watervliet’s households consist of 

married couple families (see Table 2).  Watervliet’s ratio of married couple families, 

however, is slightly lower than Michigan’s averages.  The city also had higher rates 

of single parent homes and significantly more senior citizen households than the 

state averages.  With that in mind, the types and styles of homes available in the 

city should be carefully considered in comparison to their residents.   For instance, 

today’s seniors prefer to age in place if they can.  Therefore, ensuring homes are 

readily accessible and affordable will be important. 

 

Table 2: Household 

Types 

      

Type of Household 2010 % Total 2015 % Total % Change 

Watervliet Married 

Household 280 41.40% 279 44% >1% 

Michigan Married 

Household 1,914,310 49.80% 1,836,068 47.80% -4% 

Watervliet Single 

Parent Household 160 23.70% 279 22.70% 42.70% 

Michigan Single 

Parent Household 3,843,997 16.70% 3,841,148 17.30% >1% 

Watervliet Senior 

Citizen Household 118 17.50% 110 17.20% -6.80% 

Michigan Senior 

Citizen Household 395,931 10.30% 437,890 11% 9.60% 
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Watervliet has a high ratio of households with children (persons under 19 years of 

age); much higher consecutively than state averages (see Table 3).  Due to the 

prevalence of younger residents, the City should remain mindful that amenities 

and activities geared toward younger residents should be considered. Likewise, 

14% of households in the city consist of senior citizens.  Understanding household 

composition is also important for planning community services.  For example, 

while not always the case, senior households and single-parent households may 

have more limited financial means than two-income households.  It will be 

important for these types of households to have convenient and low-cost services 

like parks, libraries, walking paths and public recreation programs.  Likewise, if they 

are homeowners, they may also lack the resources to update or rehabilitate their 

homes. 

 

 

Table 3: Household 

Ages 

      
Household Ages 2010 % Total 2015 % Total % Change 

Watervliet Age 0-19 534 30.70% 534 30% no change 

Michigan Age 0-19 2,648,885 26.80% 2,534,546 25.60% -4.30% 

Watervliet Age 20-24 92 5.30% 87 4.90% -5.40% 

Michigan Age 20-24 669,072 6.80% 712,841 7.20% 6.10% 

Watervliet Age 25-34 223 12.90% 117 6.60% -47.50% 

Michigan Age 25-34 1,164,149 11.80% 1,188,068 12% 2% 

Watervliet Age 35-54 476 27.40% 489 27.40% 2.70% 

Michigan Age 35-54 2,788,007 28.20% 2,633,552 26.60% -5.50% 

Watervliet Age 55-64 209 12% 301 11.70% 30.60% 

Michigan Age 55-64 1,251,997 12.70% 1,346,477 13.60% 7% 

Watervliet Age 65+ 201 11.60% 254 14.30% 20.90% 

Michigan Age 65+ 1,361,530 13.80% 1,485,085 15% 8.30% 
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Housing Stock 

The city’s housing stock is aging.  According to American Fact Finder, as of 2016, 

88% of the homes in Watervliet were built prior to 1979.  Most of the homes, at 

63.8%, were built prior to 1959.  Although the housing stock may be older, there 

are many fine historic homes in the community that help frame the city’s 

character.  Upkeep and modernization is critical to maintaining the housing stock, 

especially with the rising cost of fuel.  Older homes that are not weatherized can 

become a strain on homeowners in terms of utility bills, so upkeep and 

modernization may suffer. The city’s rental unit registration program can help 

ensure the commercial housing stock (i.e., rental units) remains desirable and kept 

at a certain level of quality. 

Serious consideration should be given to the growing amount of vacant homes 

within Watervliet.  Since 2010, the city has seen a 34.67% increase in vacant 

structures (see Table 4).  The code enforcement program should continue to be 

aggressive or these homes may become blighted and fall into disrepair.  The 

amount of rental homes in the City have decreased slightly, which is a good sign 

since homeownership reflects investment in the community.  As of November 

2017, 80% of the rental homes in Watervliet are registered under the rental 

ordinance.  This allows the city to monitor rental home conditions and tenants. 

Table 4: Housing Conditions 

Housing Units in City 
 

Census 

2010 2017 2022 

% change 

(2010-2017) 

      

Households  
 

752 752 752 No Change 

Vacant houses  
 

75 101 108 Increase 34.67% 

Owner-occupied 
 

461 439 436 Decrease -4.77% 

Renter-occupied 
 

216 212 108 Decrease -1.85% 

 

The River Oaks development, which can provide lots for approximately 41 homes, 

is located north of the high school along the Paw Paw River.  The homes in River 

Oaks are green homes, built to be affordable and efficient with drought resistant, 

rain garden drainage.  Also, to the north of the city, in the area of Twin Hills Drive, 

there are vacant lots of land available for new homes to be built. 
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Issues and Opportunities 

As part of the Downtown Vision Plan, the community pinpointed areas for infill, 

redevelopment and development.  The issues addressed included lack of 

connectivity from downtown to the Paw Paw River and lake, missing frontages 

where buildings were demolished, or mid-block parking lots exist, and a lack of 

consistent architecture along Main Street.  For further details, see Appendix A:  

Downtown Vision Plan, page 4. 

Currently, the City’s walk score is 35 out of 100.  Assuring that core businesses are 

accessible for pedestrians through location and sidewalks will increase this score.  

Any community or market area can only support a certain amount of commercial 

development based on its population.  Earmarking too much land for commercial 

development can inhibit downtown revitalization, exacerbate high vacancy 

rates, promote marginal business development (because commercial land is 

abundant and relatively cheap) and inhibit the rehabilitation and reuse of existing 

structures (because it is easier to build new). 

The city will also consider rental rehabilitation programs through the MEDC to 

provide for affordable units in the upper floors of the downtown.   Rehabilitating 

top floors greatly enhances the safety of buildings in the downtown area, ensuring 

their sustainability for years into the future. 

Missing middle housing is a problem in many communities, and Watervliet is no 

exception. According to the Congress for New Urbanism, the “missing middle is a 

range of multi-unit or clustered housing types compatible in scale with single-

family homes that help meet the growing demand for walkable urban living” 

(CNU website).   The houses that meet missing middle specifications are diverse 

and could include a variety of housing types like duplexes, fourplexes and 

bungalow courts located in an area which supports walkability, retail, restaurants 

and public transportation. 
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Vision Statements 

The visions below will become a framework for land use decisions, community 

investment decisions, and human resource decisions in Watervliet.  They serve as 

a uniting mission for every citizen who resides within the city limits.   

Downtown Vision 

The City of Watervliet, intent on developing a shared and compelling vision, 

worked to complete a formal Downtown Vision Plan. The plan was completed in 

2016 through a series of workshops, coordinated by the DDA, the steering 

committee and their consultant.   As stated by the Downtown Vision Plan, (see 

Appendix A:  Downtown Vision Plan, page 5) the formal downtown vision 

statement for Watervliet is to create: 

A vibrant, reinvigorated downtown will be the heart of the community 

making Watervliet a magnet for investment and a place for residents 

and visitors to work, live, play and shop. 

The specific downtown goals include: 

1. Attracting people by telling the story  

2. Establishing a culture of learning 

3. Fostering cooperation 

4. Creating an environment for investment 

5. Building a vibrant, amenity rich downtown 

City-wide Vision 

For the entire city, Watervliet has developed the following vision: 

In the years ahead, Watervliet will be highly successful with fostering a strong 

sense of community with the historic fabric of its existing structures which are 

carefully rehabilitated. The lake, river, trails and sidewalks are an important tie 

among neighborhoods and downtown.  Homes in Watervliet are affordable 

and the housing stock is strong and well-maintained. Downtown apartments 

and multi-family residential is located close to downtown to promote 

convenient and easy access to community services and contribute to the hum 

of activity in the city’s core. 
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Goals & Strategies 

While a vision is a broad statement of a desired state of existence, goals and 

strategies hone-in on a more detailed plan for future action to attain the vision.  

Below are goals and strategic statements for the city, which come from 

interaction with the public, city leadership, review of existing city documents, and 

observations from planning consultants. 

GOAL 1 

Create an attractive and pleasant living environment in the city where people feel 

confident to live and invest. 

 

GOAL 2 

Maintain healthy and diverse neighborhoods that foster community interaction. 

 

GOAL 3 

Develop a park and trail way system throughout the city. 

 

GOAL 4 

Improve downtown Watervliet to make it more attractive for residents and visitors. 

 

GOAL 5 

Promote mixed uses in pockets throughout the city. 
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Existing Land Use 

 

The most dominant land uses in Watervliet are single-family neighborhoods and 

institutional uses (schools, churches and the hospital).  Multi-family uses are 

primarily scattered within single-family neighborhoods on single lots with one 

complex (senior apartments) adjacent to the downtown.  The city recognizes that 

multi-family housing in or near the central business district would be 

advantageous, so residents are close to services.  Also, a concentration of 

households’ help promote downtown businesses, especially homes in the upper 

floors of the downtown.   

Aside from a few scattered businesses along Red Arrow Highway, the city’s 

commercial district is beautifully compact and convenient for pedestrians, an 

attribute of typical small towns.   This fact will be a large contributor to the rebirth 

of the downtown, provided the city does not allow commercial to bleed along 

the M-140 or Red Arrow Corridor.  A mistake many communities make is to over 

zone for commercial uses, stringing them along travel corridors in an inefficient, 

auto-oriented manner.  Watervliet’s primary goal is to keep the community 

walkable.    

 

Focus Areas 

 

Corridors 

The 2008 I-94 Plan identifies a detailed method for developing the I-94/Red Arrow 

corridor between Watervliet and Hartford.  The plan called for: 

• Land uses that maximize economic development opportunities for the 

area. 

• Design standards to increase the quality of development in the area. 

• Creation of a marketing group to promote the corridor. 

• Provisions to extend infrastructure. 

• Creation of a corridor development authority. 

• Workforce awareness and training opportunities. 
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The collaborative nature of the 5-part vision statement for the I-94 Plan is worthy 

of renewal by the city: 

1. Balance growth and development with the preservation of the region’s 

natural resources and be in harmony with the residential growth within the 

two cities;  

2. Sustain and diversify the area’s economy by promoting a climate for locally 

controlled businesses to succeed, to attract new businesses to the region, 

and to support businesses in the creation and maintenance of stable jobs;  

3. Support the vitality of downtown areas and the reuse and redevelopment 

of underutilized or vacant commercial or industrial buildings and sites;  

4. Improve the quality of life for residents of the region and preserve 

community character;  

5. Foster the principles and practices of strategic, comprehensive planning 

and collaboration-building within and among the communities and 

organizations serving the region. 

Housing 

The City of Watervliet does not need a great deal of change in land use for the 

majority of the city. The mingling of single-family neighborhoods with a strong 

institutional presence are part of the fabric of the city.  Although some multi-family 

is interspersed in existing single-family neighborhoods, the community recognizes 

the need to incorporate Missing Middle housing in more strategic areas closer to 

the downtown.  The “missing middle” refers to housing that is in-between the 

single-family home and the large apartment complex.   It ranges from 

townhouses, to flats, duplexes, triplexes, quadraplexes, and courtyard housing.  

This type of housing can blend density; therefore, the zoning code should have a 

form-based option to encourage this type of development. The missing middle is 

very flexible and can provide infill for an existing neighborhood or be a mixed-use 

development in a commercial district.   Utilizing this type of residential housing, 

the City of Watervliet will be able to provide a variety of desirable homes to 

residents of all ages. 

Downtown 

The downtown area will continue to be clearly bound at the south by Red Arrow 

Highway and bound at the north by the old Mill property.  A concerted effort will 

be made to tie single-family neighborhoods more closely to the downtown.  As 

an example, trails should be made through Hays Park, along Mill Creek, and up 

to Church Street to link the northeast quadrant of the city with the downtown 

(without having to walk along M-140).  For more information, see Appendix A:  

Downtown Vision Plan. 
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Highway District 

Additional commercial development is not planned for Red Arrow Highway in 

order to prevent the dilution of the downtown district.  Commercial properties 

near the highway will be clearly limited to areas south of Summit Street.  Highway 

commercial development will be zoned for the appropriate areas, in contrast to 

appropriate businesses zoned for the downtown.   The Highway Service district 

should be developed adjacent to the highway for the convenience of the 

traveling public and therefore, should be limited to the types of businesses and 

services that serve this population.  The Highway Service district should gradually 

transform into the downtown district to entice travelers to drive a little further down 

the road to discover the strong, traditional business district in downtown 

Watervliet. 

Special Project Areas 

Special project areas within the city, like the old mill and school sites, should be 

developed as mixed-use properties.  All mixed-use properties will preferentially 

hold affordable residential units in combination with retail, office, restaurant or 

service uses.  These developments will aid the city in adding Missing Middle 

housing to vacant areas that are within walking distance of the downtown.  

Development of these properties as Planned Unit Developments (PUDs) will allow 

for flexibility from zoning ordinance density requirements, open space for 

recreation, preservation of place, new and exciting living opportunities, and 

creativity in development. 

One conceptual idea for the old school site involves townhouses along Crescent 

Street which will serve as a buffer between the adjacent neighborhood and 

higher intensity uses.  Closer to Main Street and Red Arrow Highway, higher 

intensity commercial will develop.  Parking will be provided in a court situation 

and no front yard parking will be permitted.  Buildings will be tucked against 

sidewalks with a zero setback to mimic the traditional downtown layout.  First floors 

are earmarked for retail and service uses while upper levels are slated for 

apartments and office space.  Buildings are expected to provide high quality 

design including ample windows and generous entries for storefronts and 

balconies and other pleasant outside spaces for residences.   

Another conceptual idea involves the old mill site.  Again, the design should be 

mixed-use but is imagined to be different from the old school site conceptual 

development.  The city would like to see ample open space area adjacent to the 

river for residents to enjoy.  The bulk of the road frontage for the property will be 

dedicated to businesses that would benefit from the river setting, like restaurants 

with outdoor seating or canoe and kayak liveries.  Rear portions of the property 
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should be developed following the missing middle strategy with high quality multi-

family housing.  A trail loop along the railroad will link the development with the 

downtown in order to avoid traveling the busy M-140 corridor.   As part of this 

conceptual idea, a pedestrian bridge across the Paw Paw River (near the curve 

of Riverside and Paw Paw Street) will also bring residents from the northwest 

quadrant of the city to the downtown, through the old mill site. 

For these sites, the City Planning Commission and Council may want to consider 

involving the community in a pre-design exercise for both areas.  Although each 

property should be developed as Planned Unit Developments (PUDs), this option 

is best requested by potential developers.   If the city can agree on the uses and 

general design of the sites, this will be an advantage to potential developers who 

will be assured that the site plan process will be smooth. 

 

Complete Streets 

 

Complete Streets is a term used to describe a transportation network that includes 

accommodation for vehicles, pedestrians, cyclists, and other legal users.  

Complete Streets provide transportation choices, allowing people to move about 

their communities safely and easily.  As the community’s population ages, 

Complete Streets will become more essential to preserve the mobility of residents. 

  

Complete Streets can include the following elements: 

 

• Sidewalks for pedestrians to link together neighborhoods, schools and other 

destinations. 

• Bicycle lanes as dedicated travel lanes on streets for experienced bicycle 

riders. 

• Off-street shared use paths for pedestrians, cyclists and others who may be 

less comfortable with riding in the streets or for use where dedicated bike 

lanes are impractical. 

• Protective streetscape to provide shade from sun as well as minor 

protection from rain.   Street lights contribute to a sense of safety and 

security. 

• Traffic signals with pedestrian signal heads as well as audible crossing signals 

for visually impaired pedestrians to safely cross major roadways.  

Pedestrian-only signals work well when vehicular traffic conditions are such 

that traffic only need stop when pedestrians are present. 
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• Bump-outs and other traffic calming devices to reduce pedestrian crossing 

distances, slow vehicular traffic, and alert drivers to the presence of 

pedestrians. 

• Crosswalks, pedestrian pavement markings, and crosswalk signals to make 

it safer for children to walk to school, along with other strategies to help slow 

motorized traffic. 

• Wayfinding signage to make it easier for people on foot or on bicycles to 

understand where they are and where they are going.  Wayfinding signs 

help identify a place and important destinations and civic spaces. 

• Traffic signals to extend walk time for pedestrians, allowing pedestrians the 

opportunity to walk across major roadways. 

Not all complete streets elements are necessary or appropriate on all streets.  

While it is important to optimize the street network throughout the city, it is also 

important to do so within the context of the street types and adjacent land uses. 

In order to plan and implement complete streets elements, Watervliet should 

adopt a non-motorized plan to guide incremental implementation of complete 

streets principles.   Adoption of a policy and plan will enable Watervliet to seek 

additional grant opportunities for implementation of transportation system 

enhancements. 
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Master Plan Districts 

Residential 1 The residential 1 district is intended for single family homes and larger 

lots (1/unit per acre).   

Residential 2 This district is also intended for single family homes on smaller lots, 

typical of traditional city lots (4/units per acre). 

Residential 3 High density residential development is intended for the Residential 

3 areas, however less intensive uses like single family homes can also be in this 

area (10/units per acre).   More units per area may be acceptable through a PUD 

process. 

Central Business The Central Business District is intended for retail, restaurant and 

service uses typically found in traditional downtowns.  Zero lot line setbacks and 

100% lot coverages encompass this area.  This is the core of Watervliet and 

walkability should be prioritized in this area. 

General Business Commercial uses that are not located downtown, but are not 

intensive enough for the highway district, belong in the General Business District.   

This could include commercial campuses as well.  

Highway Business This area serves typical highway traveler needs from auto and 

gas service to food establishments. 

Mixed Use Designed to fulfill needs for missing middle housing, the object of 

mixed use projects is to promote a walkable, neighborhood and commercial 

atmosphere in Watervliet. 

Institutional These areas support public uses for government, schools and 

hospitals.   Settings could include campuses for many like uses. 

Special Project Area 1 This area is best intended for uses that are primarily low 

density with some open space desired, so the public can enjoy the river frontage.  

Low density uses like kayak and canoe liveries, recreational areas or other uses 

that are not too intensive would be desired. 

Special Project Area 2 This lot within the city would be desirable for a multi-family 

development since it is close to downtown and close to schools and other public 

facilities. 

Special Project Area 3 This is a large span of undeveloped area.  As part of the I-

94 Plan, the city envisions some high intensity uses closer to the road and possibly 

multi-family and/or mixed development to the rear of the property.  There should 

be a mix of uses on this property. 
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Zoning Plan 

The Zoning Plan table outlines an approach to guide zoning decisions under this 

Master Plan.  It identifies zoning districts that are compatible with each of the 

future land use designations.  It also presents zoning districts that may be 

compatible and suggests some guidance for use by the Planning Commission, 

the City Commission and the public. 

These standards are meant as a point of beginning in a rezoning decision. They 

should not be regarded as the only factors to be considered. Each rezoning case 

should be considered on a case-by-case basis; extenuating circumstances could 

apply to any rezoning request.  Deciding bodies should always pay attention to 

existing and potential land use conflicts and to changing conditions that could 

impact a rezoning decision.  Typically, a rezoning request must be considered 

using the following standards: 

 1. Consistency with the Master Plan and Future Land Use plan.  As   

     indicated, the following Zoning Plan will be helpful in this regard, but                      

     needs to be applied in the context of this entire plan, not in isolation. 

 2. Reasonable use for the property as currently zoned. Property owners are 

entitled to expect that a reasonable use may be found for their property 

but it is not necessarily reasonable to expect any use desired if it conflicts 

with broader public objectives. 

 3. Consideration for whether there are other, more appropriate locations in 

the community for the proposed zoning.  This involves an analysis of the 

existing land uses, the zoning ordinance and the future land use plan to 

evaluate whether the community has already provided appropriately for 

a particular class of uses. 

 4. Potential detrimental effects of a proposed change in zoning on 

adjoining and surrounding land uses. 
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Table 5: Zoning Plan       

Future Land Use Category Zoning Ordinance Districts 

  
 

Residential 1: Single family homes up to 

one dwelling unit per acre. 

R-1 One Family Residence 

District 

Residential 2: Single family homes with 

average density of four units per acre. 

R-1 One Family Residence 

District                  

R-2 One/Two Family Residence 

District 

Residential 3: Single family homes and 

multiple family dwellings with densities 

up to 10 dwelling units per acre. 

R-2 One/Two Family Residence 

District      

R-3 General Residence District     

Central Business: This area 

accommodates all smaller commercial 

and service entities, as typically found 

in downtown areas. 

B-1 Retail Business District                                              

General Business:  Designed for 

commercial and service uses that are 

not permitted downtown, yet are not 

intensive enough to be in the Highway 

Business District. 

B-2 Retail & Service District                          

B-OT Office/Technical 

Highway Business: Accommodating all 

corridor business and service entities 

like gas stations, fast food restaurants 

and car repair shops. 

B-2 Retail & Service District                          

B-3 Auto-Oriented District 

Mixed Use: Designed for flexibility, 

mixed use districts are meant to 

accommodate missing middle housing 

elements, retail, and service 

establishments in the same area. 

R-2 One/Two Family Residence 

District   

R-3 General Residence District                          

B-2 Retail & Service District                          

B-OT Office/Technical 

Institutional: This area accommodates 

uses, public and private, that are used 

by the entire community such as 

schools, the hospital, and City Hall. 

B-OT Office/Technical 

 

Industrial:  Accommodating more 

intensive uses, this area is meant to 

serve large production facilities, 

warehouses, and the like. 

No Equivalent 
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V. IMPLEMENTATION 

 

Benchmarks 

Implementation Plan  
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Benchmarks 

 

High-Density Housing:  Consider adding multi-family housing to strategic areas of 

the city.   These areas should be close to the downtown and walkable.   

Neighborhood redevelopment-The Bungalow Court (Berkeley, CA) 

 

Strategies that the Bungalow Court offers: 

• High density development (5-10 units per acre) 

• Typical unit size is 500-800 square feet 

• Parking/Garages in the rear yards 

• Front yard area is a shared courtyard 

• Maintenance-free (provided through a neighborhood association) 

• Individual units 
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Beautiful Downtown:  The inviting and fun atmosphere of downtown Saugatuck 

is the inspiration behind Watervliet’s vision.  The aesthetics are pleasing, there is 

street furniture and landscaping, and the shops are unique and inviting. 

Downtown Saugatuck (Michigan) 

 

Strategies that unique and active downtowns offer: 

• Pedestrian-friendly 

• High quality, unique shopping experience 

• Planned parking 

• Attractive streetscape 
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Downtown Living:  Mason is a classic, small-town that has managed to retain their 

hometown character while still implementing 2nd and 3rd floor apartments with 

MEDC/MSHDA grants.  As a result of their hard work, 90% of the downtown’s upper 

floors are brand-new affordable residential apartments. 

Downtown Mason (Michigan) 

 

Strategies that mixed-use units downtown offer: 

 

• Unique living opportunities that attract both young and old 

• Safer downtown buildings 

• Increase in affordable units 

• More activity downtown, shops stay open later 
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Implementation Plan 

 

GOAL 1 

Create an attractive and pleasant living environment in the city where people 

feel confident to live and invest. 

Time Actions Executing Body Champions 

Bi-annually City clean-up days. DDA 

Members of DDA, 

downtown 

business owners, 

volunteers 

Annually 

Review landscaping and 

screening standards. 

Planning 

Commission City Commission 

Monthly 

Revisit I-94 Plan with 

Hartford and work 

strategies. 

Planning 

Commission City Staff 

Daily 

Continue code 

enforcement actions and 

provide resources for 

volunteer help. 

Code 

Enforcement City Manager 
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GOAL 2 

Maintain healthy and diverse neighborhoods that foster community interaction. 

Time Actions Executing Body Champions 

Quarterly 

Form task groups to 

organize city-wide 

activities. DDA 

Business owners, 

neighborhood 

assoc., volunteers 

Seasonal Start a community garden. DDA 

Business owners, 

neighborhood 

assoc., volunteers 

ASAP 

Meet with MDoT regarding 

streetscape plan and 

pedestrian crossings. City Staff 

DDA, business 

owners, schools 

ASAP 

Apply for funding for 

streetscape plan (vision 

document) and pedestrian 

crossings. City Staff City Manager 

    

GOAL 3 

Develop a park and trail way system throughout the city. 

Time Actions Executing Body Champions 

ASAP 

Form task group to tie park 

activities into the 

downtown. City Staff Volunteers 

Seasonal 

Maintain existing parks and 

recreation amenities use 

the Parks and Recreation 

Master Plan. City Staff 

Parks task group, 

volunteers 
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GOAL 4 

Improve downtown Watervliet to make it more attractive for residents and 

visitors. 

Time Actions Executing Body Champions 

ASAP 

Meet with MDoT regarding 

streetscape plan and 

pedestrian crossings. City Staff 

DDA, business 

owners, schools 

ASAP 

Apply for funding for 

streetscape plan (vision 

document) and pedestrian 

crossings. City Staff City Manager 

Annually 

Continue to market the 

DDA Façade Program. DDA City Staff 

ASAP 

Work with CAT team 

representative to discover 

grants for downtown to 

increase aesthetics and 

longevity of buildings. City Staff DDA  

Weekly 

Consider bringing food 

vendors downtown. DDA City Commission 

ASAP 

Develop infill, outdoor 

display, outdoor seating, 

and rooftop seating 

regulations in the zoning 

ordinance and meet with 

MDoT Regarding sidewalk 

cafes. 

Planning 

Commission City Staff, DDA 

Continuous 

Continue developing the 

Makers Market and other 

fun activities and consider 

collaboration with other 

communities. DDA 

Place Committee, 

volunteers 
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GOAL 5 

Promote mixed uses in pockets throughout the City 

Time Actions Executing Body Champions 

ASAP 

Actively pursue interested 

downtown owners in 

Rental Rehabilitation 

programs through MEDC to 

encourage downtown 

living in upper floors. City Staff 

DDA, business 

owners 

ASAP 

Zone special Project areas 

as mixed use and increase 

marketing methods. 

City 

Staff/Planning 

Commission City Manager 

After 

rezoning 

Consider implementing 

form-based code for areas 

where mixed use would be 

desired. 

Planning 

Commission City Commission 
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Watervliet Master Plan 
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CITY OF WATERVLIET, 158 W PLEASANT ST, P.O. BOX 86, WATERVLIET MI 49098 
Phone: (269) 463-6769         Fax: (269) 463-7708 

                                                                     
         

 

 

 

CITY OF WATERVLIET 

PLANNING COMMISSION 

NOTICE OF PUBLIC HEARING 
  

BE IT HEREBY NOTICED that the City of Watervliet Planning Commission will hold a public 
hearing on Monday, March 26, 2018 at 7:00 p.m.  at Watervliet City Hall located at 158 West 

Pleasant Street, Watervliet, MI to hear comments regarding the Master Plan Update Draft.  

  
Any member of the public may stop by City Hall during business hours to review the draft 

plan prior to the meeting. Any property owner, their representative, or other interested 
person is invited to attend the meeting to be held as noticed above.  Written responses can 

be sent or hand delivered to the attention of the Planning Commission, P.O. Box 86, 
Watervliet, MI  49098.  Please direct any questions to City Manager Michael Uskiewicz, 

269.463.6769. 

  
Anyone who requires an auxiliary aid or service for effective communication, or a 

modification of policies or procedures to participate in a City program, service, or activity, 
should contact the City Clerk at Watervliet City Hall by calling 269.436.6769, or by emailing 

Clerk@Watervliet.org no later than 6 days prior to the scheduled meeting.   

    
Joe Engel, Chair  

Planning Commission 

 

 

 

 

 

 

 
























