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who contributed time and effort to help craft the final Master Plan.  This work would not 
have been possible without the contributions of the Master Plan Steering Committee, who 
met each month throughout the course of the project to provide input, review work 
product, and – most importantly – to take information back to their neighborhoods, 
churches, gyms, and workplaces where they could share it with friends, family, and 
colleagues. 
 
Pontiac Master Plan Steering Committee: 

The Land Policy Institute at Michigan State University provided invaluable resources and 
assistance in running the community visioning workshops, preparing the summaries of input 
received and in preparing the innovative Asset-Based Economic Development Strategy.  In 
particular, graduate students Michael Forsyth and Nathan Powell provided countless hours 
assisting with the public visioning sessions and the Economic Development Strategy.  
Thanks to Dr. Soji Adelaja who provided the guidance and inspiration to the Planning 
Commission for taking the necessary steps towards preparation of this plan to realize the 
vision for Pontiac.  A tremendous debt of gratitude is owed to Mark Wycoff, FAICP, for his 
leadership, advice, reviews of the document and his continued assistance to the Pontiac 
planning staff and the staff of McKenna Associates.  
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was essential in securing the funding necessary to complete this plan.   
 
Finally, the greatest thanks goes to the citizens of Pontiac who attended countless visioning 
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city council meetings.  This Master Plan is only possible because of their valuable 
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EXECUTIVE SUMMARY 
 
OVERVIEW 
 
The City of Pontiac Master Plan is the document that guides 
development decisions for the Planning Commission.  The Master 
Plan sets a vision for the City and details policies and tools available 
to make the vision happen. 
 
In the past, Master Plans were a noble exercise that helped 
communities think about the future.  In the contemporary, global 
world, the Master Plan has become an essential tool to identify how 
Pontiac fits into the changing world and how the City can thrive in 
this world. 

VISIONING PROCESS 
 
The visioning process included four public workshops with residents, 
meetings with the Master Plan Steering Committee, and sessions with 
the City of Pontiac Planning Commission to review all of the input 
and compile it into a single vision statement.  This vision statement is 
the foundation of the City of Pontiac Master Plan. 
 
Vision Statement 
 

Pontiac will be a vibrant, safe, and diverse community 
with a wide range of housing choices, that will be a 
center for emerging technology and premier health care, 
with a wealth of highly-educated and trained employees 
and entrepreneurs, family-friendly and a community 
that will be a high quality place to live, work, play, 
and shop.   

MEETING NEW CHALLENGES 
 
The Pontiac Master Plan sets a course of action that, when fully 
implemented, will allow Pontiac to thrive in the new global economy.  
This Master Plan is built around the Asset Based Economic 
Development Strategy, which was put together by a team from the 
Michigan Land Policy Institute at Michigan State University headed 
by Dr. Soji Adelaja and Mark Wycoff, FAICP.  This strategy uses 
Pontiac’s best assets – the people, the sense of community, the 
commitment to Pontiac, the location – and positions the City to tap 
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into New Economy development.  New Economy industries – 
information technology, research and development, life sciences, and 
health care – are the future foundation of the Michigan and United 
States Economy.  This Master Plan puts Pontiac a step ahead in 
trying to attract and recruit New Economy investment and identifies 
the steps necessary to attract this investment. 
 
Attracting New Economy investment to the City requires changing 
the image and perception of the City.  The Master Plan is a tool that 
the Planning Commission and City Council uses to guide future land 
use decisions.  This plan looks at future land use as a way to 
positively change the City’s image and help to attract this New 
Economy investment.  The Pontiac Master Plan is more than a 
simple land use tool; this plan is intended to be used to market 
Pontiac to New Economy businesses and investors and should be a 
tool that can encourage local entrepreneurship.   
 
Patience is essential for the City.  The transformation described in 
this plan will not happen overnight.  In fact, it will take place over 
many years.  By definition, this plan is a roadmap for future 
development.  The Pontiac Master Plan is a “living document” – that 
means it is intended to be reviewed and reevaluated on a regularly 
scheduled basis to assess the City’s accomplishments and to create 
short-term work plans.   

PLANNING PROCESS 
 
The planning process for the Pontiac Master Plan is open, 
transparent and accessible to all citizens.  In 2007, the City Planning 
Department formed a Stakeholder Steering Committee.  This 
committee was made up of various stakeholders, including residents, 
business owners, elected officials, planning commissioners, 
representatives of the Pontiac Growth Group, the Downtown 
Development Authority, the Chamber of Commerce, and city staff.   
 
The Stakeholder Steering Committee met on a monthly basis 
throughout the process to review each chapter of this plan and to 
help solidify and finalize the goals and objectives of this plan.  The 
Pontiac Planning Commission has been similarly engaged in the 
planning process.  The Planning Commission has been responsible 
for reviewing the document and providing additional input.  City 
Council also played a role in helping shape the goals and objectives of 
the plan. 
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QUALITY OF LIFE AND SUSTAINABILITY 
 
The Pontiac Master Plan is indeed a roadmap for the Planning 
Commission and City Council to improve and enhance the quality of 
life for all residents across the City.  The Plan is designed to 
encourage new growth and redevelopment while preserving the 
character of the City’s neighborhoods, facilities and culture.   
 
Pontiac is a unique and wonderfully diverse community, whose 
greatest asset is its citizenry.  The vision of these citizens guides the 
Pontiac Master Plan and builds on the considerable strengths of the 
City to create a framework for building a more sustainable 
community. 

ASSET BASED ECONOMIC DEVELOPMENT 

STRATEGY 
 
The New Economy 
 
A critical understanding of what the New Economy is, and  the new 
set of rules that have dictated a shift from a “old” manufacturing 
economy to a “new” knowledge-based economy are necessary to 
successfully pursue the amazing opportunities and potential that 
Pontiac has to offer. 
 
Strategic Placemaking and the New Economy 
 
If talent is the currency of the New Economy, then placemaking is 
the primary strategy for cities and communities in the New 
Economy.  Talent is attracted to high amenity communities with 
energy, opportunities, green infrastructure (parks, trails, bike paths, 
etc.).  The richness of diverse places in Oakland County is therefore 
an asset to be leveraged for greater success in Pontiac. 

POTENTIAL INTENSITY CHANGE AREAS 
(PICAS) 
 
Potential Intensity Change Areas (PICAs) are locations within 
Pontiac that are candidates for intensification or a change in uses.  
The PICAs within Pontiac are the areas best poised for new 
development or redevelopment over the next 5-15 years.  Pontiac’s 
PICAs have been identified as those areas that will change in use or 
intensity for the purpose of creating the types of spaces that will 
enhance quality of life and will be used to attract New Economy 
investment in Pontiac.   
 

SOME OF PONTIAC’S 
BEST ASSETS: 
• Location  
• Oakland County seat 
• Historic Downtown 
• Transportation 

Infrastructure 
• Wi-Fi internet access 
• Automation Alley 
• Opportunity for new 

economy clusters in large 
vacant buildings 

• Work force 
• Diverse housing stock 
• Vacant land availability 
• Transit line 
• Recreation Facilities – 

parks, golf course, 
Clinton River Trail, 
soccer facility 

• Historic neighborhoods 
• Silverdome site 
• Premier hospitals and 

health care facilities 
• U.S. Post Office 

distribution facility 
• Woodward Avenue 

National Scenic Byway 
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The following is a list of all PICAs identified in this plan: 
 

1. Clinton River  
2. Lot 9 (8 acres ±) 
3. Woodward Avenue  
4. Lafayette Square District- Downtown  
5. Bagley-Congress Transit Oriented Development District 
6. Phoenix Center 
7. Owen Elementary School (4 Acres±) 
8. GM Validation Center (80 acres ±) 
9. Silverdome (127 acres ±) 
10. Orchard Lake Road between Johnson Street and Green Street 

and Between Front and Exchange Streets (various acreages) 
11. Glenwood Plaza (27 acres ±) 
12. Perry Street - Former Fed-Ex Warehouse Site (13 acres ±) 
13. McCarroll School (4 acres ±) 
14. Hawthorne School Site (17 acres ±) 
15. Oakland Park Firehouse 
16. Auto-related Business Center- Fiero Plant, Baldwin Avenue  
17. Collier Road Landfill (81 acres ±) 
18. Kennett Road Landfill (66 acres ±) 
19. Skandia Site (34 acres ±) 
20. Former Crystal Lake Public Housing Site (38 acres ±) 
21. Great Lakes Crossing (13 acres ± ) 

FUTURE LAND USE POLICY 
 
Land use decisions should be guided by the principles that are 
outlined in the Asset-Based Economic Development Strategy (see 
Appendix B) and throughout this plan.  When considering a 
proposed zoning or land use change in the community the Planning 
Commission and City Council should include the following factors in 
their consideration of each change. 

GREEN INFRASTRUCTURE AND NATURAL 

FEATURES 
 
Green infrastructure – the connected network of natural areas, 
wetlands, streams, lakes, woodlands, parks, and open space – is 
critical to a city’s sustainability.  Pontiac needs to strengthen and 
enhance its green spine.  To improve the City’s green infrastructure, 
Pontiac should create opportunities for new connections between 
green nodes like parks and natural areas.  This may include creating 
new parkland, allowing residents to claim vacant lots for use as urban 
gardens, designating key natural areas for only limited development, 

Future Land Use 
Goals 
The Future Land Use Plan is 
designed to guide the 20-year 
vision for Pontiac created 
during the Master Planning 
process.  The key 
components of the Future 
Land Use vision are: 

 
• IMPROVE 

EXISTING 
HOUSING STOCK 
Pontiac’s housing stock 
should offer a range of 
product types and prices.  
Revitalizing the aging 
urban housing stock will 
require an innovative and 
simplified vision.  The 
form-based approach will 
allow for the flexibility to 
address market 
conditions while retaining 
the features that define 
neighborhood character. 

 
• LIMIT STRIP 

COMMERCIAL 
DEVELOPMENT  
Strip commercial 
development should not 
expand beyond their 
current limits.  Limiting 
strip commercial 
development will 
encourage the 
redevelopment of the 
downtown and existing 
neighborhood 
commercial areas. 
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and building additional pocket parks and urban plazas in the 
Downtown.   
The City has no excess parkland and, therefore should not consider 
disposing of existing parkland for development.  Underutilized park 
areas may become ‘no-mow’ areas and the City should work with 
Oakland County to develop long-term management strategies for 
underutilized parks that may be better suited for more passive 
recreation and natural areas. 

ENERGY EFFICIENCY AND 

ENVIRONMENTALLY-FRIENDLY DESIGN 
 
“Green Development” refers to environmentally friendly and energy 
efficient site and building design.  Breakthroughs in building science, 
technology and operations are available to designers, builders and 
owners who want to build green and maximize both economic and 
environmental performance.   
 
Design guidelines for new development should include as many 
green building standards as possible.  As a part of changing the 
perception of the City, Pontiac should embrace green development 
and begin to create the image that Pontiac seeks to be the “greenest” 
municipality in Michigan.  Particularly within the southeast Michigan 
market, this can prove to be a competitive advantage for 
redevelopment and new business attraction. 
 
Pontiac should become a leader in energy efficient design and 
construction and should develop incentives for using recycled 
building materials, alternative stormwater management principles, 
energy efficient design and strong neighborhood design standards.  
Provide incentives for LEED certified buildings and set an example 
by making all Municipal buildings more energy efficient and /or 
LEED certified.   
 
Certain building materials and outdated site design standards often 
have a negative impact on the environment.  Neighborhood design 
standards should emphasize connectivity between neighborhoods, 
provide transportation alternatives, and create a safe and walkable 
community.  Building standards should encourage adaptive reuse, 
recycling and reuse of building materials and design guidelines should 
provide incentives for residents, builders, and developers to use 
environmentally-friendly or green materials. 

 

 

Future Land Use Goals 
 

• ENCOURAGE MIXED 
USES 
Downtown redevelopment 
demands a mix of uses, 
including various combinations 
of residential, commercial, 
office, and other uses.  Mixed 
uses create opportunity for 
innovative and new transit 
oriented development and 
more vibrant neighborhoods.   
 

• STRENGTHEN SENSE 
OF PLACE 
In the contemporary economic 
market, place matters more 
than ever before.  Therefore, to 
better compete for business 
development and residential 
redevelopment, Pontiac needs 
to focus on creating a stronger 
sense of place, improving the 
quality of life, and changing the 
perception of the City.  This 
includes a significant effort to 
improve the image and 
appearance of the City’s 
principal thoroughfares. 
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RESIDENTIAL DEVELOPMENT 
 
In-fill development in residential neighborhoods with significant 
amounts of vacant land should be prioritized.  The City should work 
with Oakland County to set up a land bank program similar to 
Genesse County to encourage development on vacant lots.  The 
existing zoning ordinance should be amended to provide greater 
flexibility within these districts.  These standards should emphasize 
building form and outline acceptable materials and standards for each 
district.   
 
Blight and abandoned property is a major obstacle for neighborhood 
redevelopment.  The City should work with the Michigan State 
Housing Development Authority (MSHDA), Cities of Promise, 
Oakland County, and the non-profit and private sectors to combat 
blight and demolish abandoned and neglected buildings, particularly 
within residential neighborhoods and along major thoroughfares.  
Public-private partnerships are essential tools for fighting blight 
within the City.  A regional partnership between governments, non-
profits, and the private sector is essential for this effort. 
 
Code enforcement is an essential component of the fight against 
blight.  The City’s current economic condition limits the number of 
code enforcement officers and allows violations to continue.  Pontiac 
should work more closely with Oakland County and its neighboring 
municipalities to pool resources and ensure each community is able 
to enforce its zoning and building codes. 
 
The City should work with neighborhood groups and residents to 
provide the opportunity to develop urban gardens and agricultural 
plots on vacant properties.   

TRANSPORTATION 
 
Adopt access management standards to minimize curb openings on 
major and minor arterials.  Encourage shared drives and shared 
parking wherever possible.  Revise landscape standards to enhance 
image along thoroughfares.  Adopt street design standards to include 
pedestrian walkways and bike paths wherever possible.      

COMMERCIAL DEVELOPMENT 
 
The City has an abundance of strip commercial development.  
Additional strip commercial development should occur only at key 
intersections and nodes as indicated on the Future Land Use Map.  
Any new commercial development along major thoroughfares needs 
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to meet design guidelines to ensure they have a positive impact on 
the City’s image.  The Planning Commission should amend the 
zoning ordinance to outline specific design, landscape, and buffer 
requirements for corridor and neighborhood commercial properties. 

DOWNTOWN DEVELOPMENT 

Development of Lot 9 and other vacant parcels in the downtown for 
mixed uses should be a top priority for the city, along with adaptive 
reuse of existing buildings.  The City should continue working with 
the Oakland County Drain Commission to daylight the Clinton River 
through the downtown.   

TRANSIT ORIENTED DEVELOPMENT 
 
The City should work with SEMCOG, MDOT, Oakland County, 
and other governmental organizations to create a transit hub in 
Pontiac.  The Zoning Ordinance should be updated to create zoning 
regulations to allow a high density mixed use development around 
the transit hub.  

INDUSTRIAL RESEARCH AND DEVELOPMENT 

DISTRICT 
 
The Zoning Ordinance should be modified to encourage New 
Economy uses - high tech rather than manufacturing based uses.  
Adaptive reuse of existing outdated large scale manufacturing 
buildings for other appropriate uses should be a top priority.  

CIVIC CENTER   
 
All municipal offices should be consolidated at a central location 
adjacent to city hall as the civic center complex.  The city should look 
into expanding the civic center site as opportunity arises.  .  

HISTORIC AND CULTURAL RESOURCES 
 
Historic and culturally significant community resources such as the 
five historic districts and the seven historic sites, landmark trees, or 
other places of significance must be considered when making land 
use decisions.  These historic and cultural resources create a sense of 
continuity and identify places in the community, and are irreplaceable 
resources that cannot be recovered if lost.  Therefore, community 
must make the effort to preserve historic and culturally significant 



Executive Summary  

 City of Pontiac Master Plan 
8 

community resources rather than razing them in the name of 
redevelopment. 
 
The Historic District Commission (HDC) should play an integral role 
in defining the guidelines for the five Historic Residential districts.  
The Historic District Guidelines should reflect the unique 
architectural character of each district; provide specific guidelines 
about siding, windows, doors, fences, roofs, and lighting.  The HDC, 
with assistance from the Oakland County Historic Preservation 
Architect should also prepare a reference containing information 
about contractors and materials with a special emphasis on energy 
efficient and historically appropriate materials. 

IMPLEMENTATION 
 
The Pontiac Master Plan represents a vision for the future of the City 
– a vision to seize the opportunity to attract New Economy 
investment and to build upon the City’s historic and cultural assets.  
The Plan in itself is a vision and provides goals and objectives that 
should be considered in daily decision-making.  Successful 
implementation of the Plan will be the result of actions taken by 
elected and appointed officials, City staff, public sector agencies, and 
private citizens and organizations. 
 
Broadly stated, the Plan will be implemented through the following 
three channels: 
 

1. City regulations and ordinances. 
 
2. Public investments and other economic development 

measures. 
 

3. Continuous planning actions by the City Council, Planning 
Commission, and other appointed boards. 

 
Following the adoption of this plan by the Planning Commission, the 
City should seek to create a public-private partnership to assist with 
master plan implementation. There needs to be an non-governmental 
organization (NGO) to move the plan forward.   The city needs a 
formal affiliation with a business-led initiative that supports and helps 
implements the plan similar to the West Michigan Strategic Alliance 
in Grand Rapids or LEAP in the greater Lansing Area.  Formal 
partnerships with Oakland County and adjoining jurisdictions should 
be enhanced to guide strategic land use planning, economic 
development, enhancement of public education, housing in 
neighborhoods, and general quality of life improvements.   
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Chapter 1 –  
Goals and Objectives Summary 

 

COMMUNITY VISIONING 
PROCESS: 
• The process of developing a Vision 

for Pontiac began with four public 
Town Meetings (see Appendix A 
for summary of these meetings).  
At these meetings, residents 
identified the themes that should 
be included in the Pontiac 2027 
Vision.  Residents, officials, City 
staff, and other stakeholders have a 
positive impression of Pontiac’s 
future.  Participants see Pontiac 
becoming a beacon of innovative 
business development and 
education.  Their vision for the 
community is expressed in the 
Plan’s Vision Statement and 
reflected in the goals and 
objectives.   

Ten Principles of 
Smart Growth: 

 
The City should employ the 10 Smart Growth Principles 
for future land decisions: 
 
1. Create Range of Housing Opportunities and 

Choices  

2. Create Walkable Neighborhoods  

3. Encourage Community and Stakeholder 

Collaboration  

4. Foster Distinctive, Attractive Communities with a 

Strong Sense of Place 

5. Make Development Decisions Predictable, Fair 

and Cost Effective 

6. Mix Land Uses  

7. Preserve Open Space, Farmland, Natural Beauty 

and Critical Environmental Areas  

8. Provide a Variety of Transportation Choices  

9. Strengthen and Direct Development Towards 

Existing Communities 

10. Take Advantage of Compact Building Design  

SUSTAINABLE PONTIAC:  
 
It is a primary goal of this plan to lay 
the groundwork for a sustainable 
Pontiac.  Sustainability – 
environmental, economic and cultural 
– is best described as ensuring the 
environment, economics and social 
fabric of the City continues indefinitely 
to allow for a high quality of life for all 
residents. 
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The following is a condensed summary of the 
goals of the Pontiac Master Plan. 
 
Goals are broad descriptions based on 
community desires for the future.  Goals are long 
term ends toward which programs or activities 
are directed. 
 
GOALS AND LAND USE CATEGORIES: 
 
Residential  
 

• Strengthen existing residential 
neighborhoods while providing new, 
diverse housing choices and ensuring that 
residential redevelopment and new infill 
development complement and enhance 
the character of the existing 
neighborhoods and have a positive effect 
on property values. 

• Preserve the character of historic districts. 
• Encourage community gardening and 

urban agriculture on vacant lots. 
 
Parks, Recreation and Community Facilities 
 

• Ensure access to park and recreation 
facilities for citizens of all ages, incomes, 
and abilities. 

• Preserve and protect sensitive natural 
resources. 

• Provide pedestrian walkways and bike 
paths to create a more walkable 
community. 

• Encourage green development and 
LEED Certified buildings. 

 
 

Development (Commercial, Industrial, Mixed-
Use) 
 

• Take advantage of Pontiac’s central location 
to attract new office, retail, commercial and 
mixed-use development/redevelopment to 
Pontiac that works to help recruit “New 
Economy” businesses and workers. 

• Develop underutilized and/or vacant land in 
the Downtown. 

 
Roads and Transportation 

 
• Ensure a high-quality and efficient network 

of roads and non-motorized facilities that is 
safe for both pedestrians and vehicular 
traffic and creates a positive aesthetic image 
for Pontiac.  

• Strengthen regional mass transit 
opportunities and create a northern transit 
hub in Pontiac. 

 
Civic Center 

 
• Create a single municipal campus that 

provides a one-stop shop for all citizen 
needs and public services. 
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GOALS AND   Chapter 1 
OBJECTIVES 
 
METHODOLOGY 
 
The process of developing a Vision for Pontiac began with four 
public Town Meetings (see Appendix A for a summary of these 
meetings).  At these meetings, participants were asked to describe 
how they would like to describe Pontiac in 2027.  These themes 
became the basis for the Pontiac 2027 Vision.  The following 
statements appear to be major themes that should appear in the 
vision statement based on input from the four Town Meetings: 
 

 The community will have regained a sense of pride in itself, 
confidence in its future that is evidenced by citywide, 
neighborhood, non-governmental organizations (NGOs) and 
personal actions of citizens, elected and appointed officials, 
and city staff. 

 
 The city will have leveraged its central location asset to not 

only attract new jobs and opportunities, but to also give 
rebirth to retail in its downtown in a way that continues to 
build on its nighttime entertainment options, but also daytime 
family shopping and entertainment needs. 

 
 The city will have redirected redevelopment to achieve a 

revitalized downtown and neighborhoods by careful mixing 
of land uses and expanding housing choices so as to attract 
20-34 year olds and families with children. 

 
 To attract families with children, the Pontiac School District 

will have reinvented itself in unique and exciting ways that 
result in quality education that links schools to diverse 
neighborhoods, and students to opportunities with a variety 
of local businesses and major employers. 

 
 The city will have redesigned the loop around downtown 

with more trees, better connections to neighborhoods and 
links with a stronger pedestrian orientation throughout the 
city. 

 
 The city will become the northwestern hub for fixed rail 

service to Detroit and high quality transit service within the 
city and with adjacent jurisdictions. 
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 The city will be governed by leaders who are fiscally prudent, 
understand citizen needs and priorities, and are neither afraid 
to take action, nor stand up and be counted when tough 
decisions have to be made.  

 
 Police protection and public safety will have improved 

through strategic actions that acknowledge the fiscal 
challenges facing the city while better meeting crime 
prevention expectations. 

 
 Quality of life will have significantly improved across the 

board with very few individuals in poverty, few divided 
families, more options for (especially) youth and seniors, 
many more job and housing choices. 

 
 The image of the city will have vastly improved because of all 

the actions above and the city is now a place that continues to 
grow in terms of housing units and population because it is 
an aesthetically pleasing, green, environmentally conscious 
and culturally diverse place to live with a wide range of 
neighborhoods, job opportunities and businesses. 

 
VISION 
 
The purpose of the Master Land Use Plan is to guide the City in 
future land use decisions.  The results of the Existing Conditions 
Analysis and of the community visioning meetings have been utilized 
to create the following vision statement.  This statement 
encompasses the City’s values and desires.  The following is the 
Vision Statement for the Pontiac Master Land Use Plan:   
 

Pontiac will be a vibrant, safe, and diverse community 
with a wide range of housing choices, that will be a 
center for emerging technology and premier health care, 
with a wealth of highly-educated and trained employees 
and entrepreneurs, family-friendly and will be a 
community that is a high quality place to live, work, play 
and shop.   
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SMART GROWTH 
 
Smart Growth is a series of land use, economic and design policies 
designed to create more livable, sustainable cities.  These policies aim 
to reduce the costs of urban sprawl and to improve the quality of life 
for all residents.  The City of Pontiac’s future land use policies will be 
guided by the principles of Smart Growth.  These Principles are as 
follows: 
 

• Create Range of Housing Opportunities and Choices.  
Providing quality housing for people of all income levels is an 
integral component in any smart growth strategy.  

• Create Walkable Neighborhoods.  Walkable communities 
are desirable places to live, work, learn, worship and play, and 
therefore a key component of smart growth.  

• Encourage Community and Stakeholder Collaboration. 
Growth can create great places to live, work and play -- if it 
responds to a community’s own sense of how and where it 
wants to grow.  

• Foster Distinctive, Attractive Communities with a 
Strong Sense of Place. Smart growth encourages 
communities to craft a vision and set standards for 
development and construction which respond to community 
values of architectural beauty and distinctiveness, as well as 
expanded choices in housing and transportation.  

• Make Development Decisions Predictable, Fair and 
Cost Effective.  For a community to be successful in 
implementing smart growth, it must be embraced by the 
private sector.  

• Mix Land Uses.  Smart growth supports the integration of 
mixed land uses into communities as a critical component of 
achieving better places to live.  

• Preserve Open Space, Farmland, Natural Beauty and 
Critical Environmental Areas.  Open space preservation 
supports smart growth goals by bolstering local economies, 
preserving critical environmental areas, improving our 
community’s quality of life, and guiding new growth into 
existing communities.  

• Provide a Variety of Transportation Choices.  Providing 
people with more choices in housing, shopping, communities, 
and transportation is a key aim of smart growth.  

• Strengthen and Direct Development Towards Existing 
Communities.  Smart growth directs development towards 
existing communities already served by infrastructure, seeking 
to utilize the resources that existing neighborhoods offer, and 
conserve open space and irreplaceable natural resources on 
the urban fringe.  
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• Take Advantage of Compact Building Design.  Smart 
growth provides a means for communities to incorporate 
more compact building design as an alternative to 
conventional, land consumptive development. 1 

 
GOALS AND OBJECTIVES 
 
The preceding vision statement sets the overall policy for land use 
decisions in the City.   Based upon the vision statement, the following 
goals and objectives were created.  These terms are defined as 
follows: 
 
Goals are broad descriptions based on community desires for the 
future.  Goals are long term ends toward which programs or activities 
are directed. 
 
Objectives are specific and measurable intermediate ends that are 
achievable and make progress toward achieving a goal, and 
consequently, effect the realization of the community’s vision. 
 
Residential  
 
Goal 
 
Strengthen existing residential neighborhoods while providing new, 
diverse housing choices and ensuring that residential redevelopment 
and new infill development complement and enhance the character 
of the existing neighborhoods and have a positive effect on property 
values. 
 
Objectives 
 

1. Encourage new residential development, particularly in the 
downtown district. 

 
o Implement 2001 Updated Downtown Development 

Plan recommendations including: 
 

 Transform Lot 9 and Lot 6 into mixed-use 
developments with public open space. 

 Create live/work and loft-style residential 
opportunities in the Downtown. 

 Create a high-density Transit Oriented 
Development (TOD) with residential units 
within ¼ mile of a major mass transit hub. 

                                                 
1  Taken from Smart Growth Online.  Additional information can be found on the 
Smart Growth Online website.  http://www.smartgrowth.org/about/default.asp 
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2. Protect and strengthen existing residential neighborhoods 
 
o Identify and remove blighting influences such as 

abandoned cars, trash, debris, condemned and burned 
houses and enforce property maintenance standards. 
 

o Work with banks, savings and loans, credit unions, 
other private lenders and non-profits to provide 
affordable home repair and improvements loans to 
low and moderate income residents. 

 
o Work with neighborhood groups to develop strategies 

to combat blighted property and to acquire and/or 
maintain vacant properties. 

 
o Allocate Community Development Block Grant 

(CDBG) funds for strict code enforcement. 
 
o Create opportunities for new infill housing 

development. 
 
o Work with Michigan State University Extension 

Service to develop a small-scale urban farming or 
community gardening program on vacant and/or 
blighted property.  This may include amending the 
zoning ordinance to allow agriculture on plots of less 
than one acre as a permissible use in the residential 
districts of the City. 

 
o Work with Oakland County to develop a Fast Track 

Authority or Land Bank program similar to the 
Genesee County Land Bank. 

 
o Develop standards for each residential neighborhood 

district to ensure new infill development is 
architecturally compatible with the existing residential 
character. 

 
3. Provide a diverse housing stock appealing to a population 

with a wide range of incomes. 
 
o Encourage projects to include a diversity of income 

ranges. 
 
o Work with non-profits and other groups to help older 

residents maintain their homes as they age. 
 
o Develop a conceptual redevelopment plan for the 

Crystal Lake neighborhood that creates a range of 
housing choices and includes a range of income 
levels. 



Chapter 1  
GOALS AND OBJECTIVES 

 City of Pontiac Master Plan 
16 

4. Establish design standards for residential and infill 
development. 

 
o Develop appropriate standards for historic districts. 

 
o Catalog historic home styles by neighborhood. 

 
5. Encourage mixed-use development in downtown district, 

around downtown and along Woodward Avenue. 
 
o Create partnerships between the DDA, the Growth 

Group and Oakland County to recruit new 
downtown development. 

 
6. Encourage historic preservation and rehabilitation of historic 

homes and commercial buildings. 
 

o Work with Oakland County Planning and Economic 
Development Services’ Historic Preservation 
Architect to help promote available tax credits, new 
market credits and historic rehabilitation. 
 

o Develop a Historic Preservation Plan and produce 
fact sheet illustrating the economic benefits and 
incentives for historic preservation and restoration. 

 
o Work with community groups and Oakland County 

Planning to update the historic building inventory for 
each neighborhood and the Downtown District. 
 

o Develop a pattern book of infill housing styles that is 
compatible with each historic neighborhood. 

 
Parks, Recreation and Community Facilities 
 
Goals 
 
Ensure access to park and recreation facilities for citizens of all ages, 
incomes, and abilities. 
 
Preserve and protect sensitive natural resources. 
 
Reduce the carbon footprint of development in Pontiac. 
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Objectives 
 

1. Provide park and recreation opportunity within walking 
distance (typically ¼ mile or less) of each residential 
neighborhood. 
 

2. Develop incentives for LEED certified buildings and 
neighborhoods. 

 
Development (Commercial, Industrial, Mixed-Use) 
 
Goal 
 
Take advantage of Pontiac’s central location to attract new office, 
retail, commercial and mixed-use development/redevelopment to 
Pontiac that works to help recruit “New Economy” businesses and 
workers. 
 
Objectives 
 

1. Limit the expansion of auto-based, strip commercial 
development. 

 
o Control the amount of corridor commercial or strip-

style commercial developments and limit these areas 
to the existing corridor commercial districts on 
Baldwin, Cesar Chavez, Huron, Joslyn, Montcalm, 
Perry, and Walton.  

 
o Encourage commercial development at certain key 

intersections. 
 

o Encourage the adaptive reuse of large industrial 
buildings for clusters of auto-related businesses (auto 
repair, sales etc.) 

 
o Adopt design standards for corridor commercial 

developments that require higher quality materials and 
improve the appearance of traditional strip 
commercial centers. (See Appendix D: Baldwin Road 
Concept Plan.)   

 
o Study options and provide opportunities to improve 

existing corridor commercial businesses on lots with 
insufficient depth.   

 
2. Direct new retail and mixed-use development to the 

downtown district. 
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o Evaluate zoning ordinance to eliminate burdensome 
requirements that may prohibit new commercial and 
mixed-use development downtown. 

 
o Work with commercial developers to find appropriate 

downtown space in lieu of developing additional strip 
retail that will compete with the Downtown district. 

 
o Work with Oakland County Planning and Economic 

Development, the Growth Group, the Chamber of 
Commerce, and the Downtown Development 
Authority (DDA) to promote commercial and 
residential development for Downtown. 

 
o Fully implement the recommendations of the 2001 

Downtown Plan. (See Appendix C: 2001 Downtown 
Plan). 

 
3. Encourage mixed-use development. 

 
o Develop zoning-based incentives for new mixed-use 

buildings or rehabilitations of historic downtown 
buildings. 

 
o Create additional incentives for new mixed-use 

development downtown that includes new loft or 
condominium development. 

 
o Encourage Mixed-use development along Woodward 

Avenue. 
 

4. Create opportunities for New Economy (Information 
Technology (IT), Research and Development, 
Communications and Medical) development. 

 
o Develop new standards for the improvement and 

conversion of former manufacturing land and vacant 
school buildings to office space for research and 
development and technology. 

 
o Develop special zoning district for new economy 

office and research space. 
 
o Work with the Growth Group to attract start up 

businesses and with the Chamber of Commerce, 
DDA, and Growth Group to prepare marketing 
brochures and a development handbook. 

 
o Work with Oakland County to identify strategies for 

redeveloping former industrial sites. 
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o Work with Oakland County to target brownfield sites 
for redevelopment and develop process to help 
developers clean up sites. 

 
o Work with the Pontiac School Board to target the 

Wisner School property for redevelopment. 
 
o Work with Oakland County Planning and Economic 

Development Services to attract new research, 
communication and IT business to Pontiac. 

 
5. Develop Transit Oriented Development (TOD) 

neighborhood adjacent to Downtown. 
 
o Identify potential parcels for a TOD within 1,500 feet 

of the existing Amtrak station or area designated as a 
future regional transit center. 

 
o Work with the State of Michigan, Oakland County, 

The Woodward Avenue Action Association (WA3) 
Amtrak, and SMART to secure commitment for a 
northern transit hub in Pontiac that utilizes the 
existing Amtrak station or creates a new transit hub. 

 
o Create density incentives for TOD in and around the 

downtown district. 
 

6. Encourage high-quality new development.  
 
o Create new opportunities along the Clinton River as it 

passes through downtown to build new, mixed-use 
development. 

 
o Develop comprehensive conceptual development 

plan for the Crystal Lake neighborhood that develops 
a diverse range of housing options. 

 
7. Strengthen the green infrastructure within Pontiac. 

 
o Daylight the Clinton River within the downtown 

district. 
 

o Complete the Clinton River Trail to connect with 
Auburn Hills to the east and Sylvan Lake to the west. 

 
o Create pocket parks and urban plazas as a part of new 

downtown development. 
 



Chapter 1  
GOALS AND OBJECTIVES 

 City of Pontiac Master Plan 
20 

o Enhance landscaping along public streets and right of 
ways. 

 
o Encourage innovative stormwater treatment options 

through the use of stormwater best management 
practices (BMPs). 

 
o Work with community groups and schools to monitor 

the water quality of the Clinton River and lakes within 
the City. 

 
o Develop strategy to naturalize underutilized parks to 

reduce maintenance needs while restoring habitat. 
 
o Work with community groups to create community 

gardens and urban agriculture plots on vacant and 
abandoned properties. 

 
o Update and improve the City-owned golf course as a 

premier regional recreation destination. 
 

o Ensure safety in all neighborhood and community 
parks and provide active and passive recreation 
opportunities within walking distance of every 
residential neighborhood. 

 
o Small parcels along major thoroughfares that are unfit 

for development should be retained as open space to 
create more green corridors. 

 
Roads and Transportation 
 
Goals 
 
Ensure a high-quality and efficient network of roads and non-
motorized facilities that is safe for both pedestrians and vehicular 
traffic and creates a positive aesthetic image for Pontiac.  
 
Strengthen regional mass transit opportunities and create a northern 
transit hub in Pontiac. 
 
Objectives 
 

1. Improve landscaping and green infrastructure along major 
road corridors. 

 
o Develop stronger gateway entries on all sides of the 

Downtown district to create a more positive image 
for Pontiac. 
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o Adopt a standard road profile for all road 
classifications that includes pedestrian amenities, bike 
lanes, and landscape improvements. 

 
o Adopt district specific streetscape details for the 

Downtown district that are applied uniformly across 
Downtown. 

 
o Limit curb cuts along major streets and promote best 

access management practices and policies. 
 

2. Enhance pedestrian amenities and promote a walkable 
community. 

 
o Create an interconnected network of trails, sidewalks 

and bike paths. 
 
o Develop new pocket parks and urban plazas 

downtown. 
 
o Develop a non-motorized transportation plan that 

identifies specific pedestrian and bicycle 
improvements. 

 
o Work with Downtown businesses to create incentives 

for using public and/or non-motorized 
transportation. 

 
o Develop street tree action plan that prioritizes 

maintenance, plantings and identifies a palette of 
species. 

 
o Work with community groups to create an “adopt-a-

block” program that uses sponsor resources for tree 
planting and landscape maintenance. 

 
o Encourage and implement traffic calming measures to 

limit the speed and volume of vehicular traffic 
through residential neighborhoods. 

 
3. Convert Woodward Avenue into a street with two-way traffic 

and landscaped median. 
 

4. Create safe and secure routes to school. 
 

o Identify the safe routes to all schools and implement 
necessary improvements to ensure student safety. 
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o Work with schools and community groups to create 
signage identifying safe routes to school. 

 
o Work with community groups and schools to 

promote walking and non-motorized transportation. 
 

5. Work with SEMCOG, Oakland County, the State of 
Michigan and federal government to create mass transit hub. 

 
o Work with SEMCOG, Oakland County, the 

Woodward Avenue Action Association (WA3), the 
Michigan Suburbs Alliance (MSA), and the City of 
Detroit to establish a commuter rail or bus rapid 
transit (BRT) line connecting Pontiac with downtown 
Detroit along the Woodward Avenue corridor. 

 
o Work with elected state and federal officials to 

identify potential funding to create a transit line 
between Pontiac and Detroit. 

 
6. Improve wayfinding throughout the City. 

 
o Develop unique Downtown wayfinding signage.  
 
o Improve gateway signage at all major entries into the 

City. 
 

Civic Center 
 
Goal 
 
Create a single municipal campus that provides a one-stop shop for 
all citizen needs and public services. 
 
Objectives 
 

1. Purchase additional property surrounding City Hall to 
provide additional space to create the Civic Center, housing 
all municipal offices and public safety buildings. 
 

2. Provide an improved pedestrian connection to the 
Downtown core. 

 
3. Utilize the historic Central School building at Pike Street and 

Woodward Avenue as the public library or for municipal 
offices. 

 
4. Consolidate all community center buildings into a central 

community center within the Civic Center complex. 
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Chapter 2 –  
Demographics Summary 

 

Historic Population Trend and 
Projections 1900-2035 

Population 

Year 
City of 
Pontiac 

Oakland 
County 

1930 64,928 211,251 
1940 66,626 254,068 
1950 73,681 396,001 
1960 82,233 690,259 
1970 85,279 907,871 
1980 76,715 1,011,793 
1990 71,166 1,083,592 
2000 66,337 1,194,156 
2005 65,425 1,214,479 
2010 62,228 1,261,172 
2035 64,461 1,336,762 
Source: SEMCOG, U.S. Census Bureau 

AGE STRUCTURE 
CONCLUSIONS: 
• Pontiac has a higher 

percentage of population 
under the age of 5 years 
old. 

• 33.3% of population is 
under 18. 

• Pontiac has a lower 
percentage of population 
in their peak earning 
years (age 45-64) and 
retirement years (age 65 
and older), indicating 
that residents may move 
out of Pontiac as they 
age. 

• Pontiac’s senior 
population (age 65+) 
declined 8% during the 
1990s.  The decline is 
expected to slow, but 
continue through at least 
2010. 

• 8.5% of populations is 
over 65 

HOUSEHOLD 
CONCLUSIONS: 
• The City has a lower 

proportion of married couple 
households and a higher 
proportion of female headed 
households than the Region or 
Oakland County. 

• A higher percentage of Pontiac 
households have a child under 
18. 

• The average household and 
family size in Pontiac are larger 
than the region or the County. 

• Pontiac has a lower median 
household income than 
surrounding communities. 

• Pontiac’s number of 
households is projected to 
increase, while population 
decreases, indicating a smaller 
family size. 

POPULATION 
CONCLUSIONS: 
• Population trends in Pontiac 

have basically stabilized since 
2000. 

• Pontiac has accounted for 
approximately 5% of Oakland 
County’s population for the 
past 15 years. 

• The City’s population is 
estimated to decline slightly 
over the next decade before 
stabilizing. 

HOUSING CONCLUSIONS: 
• 87 % of the City’s housing stock is more than 25 years old. 
• Pontiac has a significantly higher percentage of renter occupancy 

than surrounding communities and therefore need to be vigilant 
about enforcing standards to maintain a positive appearance. 

• The City’s population is estimated to decline slightly over the 
next decade before stabilizing. 
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DEMOGRAPHICS  Chapter 2 
 
POPULATION ANALYSIS 
 
The population analysis examines characteristics of the people and 
households who live in the City of Pontiac. 
 
Total Population 
 
Growth of a community’s population is a primary force driving new 
development and redevelopment, while an unplanned decline in 
population can lead to abandoned buildings and blight.  
Understanding the community’s population trend and the regional 
context are necessary to develop an effective future land use plan.  
This section describes the City’s historical population trend, analyzes 
the regional population growth context, and compares the City’s 
population growth to that of neighboring communities. 
 
The City’s and Oakland County’s historic population trends, based 
on the decennial census, are presented in Table 2.1 and Figure 2.1. 
The City experienced its largest population increases over the 1910 – 
1930 time period, and in 1920 accounted for nearly 40% of Oakland 
County’s total population.  Population growth increases slowed 
following World War II, and peaked in 1970.  Pontiac has 
experienced population decline since 1970, although Pontiac’s 
percentage of all Oakland County Population has stabilized at about 
5% since 2000. 
 
Figure 2.1  Population and Percentage of Oakland County Population 
City of Pontiac 1900 – 2007 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: SEMCOG 

 

 

Table 2.1 
Historic Population Trend and 
Projections 1900-2035 

Population 

Year 
City of 
Pontiac 

Oakland 
County 

1900 9,769 44,792 
1910 14,532 49,576 
1920 34,273 90,050 
1930 64,928 211,251 
1940 66,626 254,068 
1950 73,681 396,001 
1960 82,233 690,259 
1970 85,279 907,871 
1980 76,715 1,011,793 
1990 71,166 1,083,592 
2000 66,337 1,194,156 
2005 65,425 1,214,479 
2010 62,228 1,261,172 
2035 64,461 1,336,762 
Source: SEMCOG, with data from the U.S. 
Census Bureau 
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Comparative Population Trend 
 
The comparative population trend is presented in Table 2.2.  The 
data show the percentage increase in population for each Census 
from 1970 through 2000.  For the entire 30-year period, the City’s 
growth has been significantly lower than the growth rate for the 
region, the State and the United States (US). 
 
Table 2.2  
Percent Increases in Census Count of Population,  
Pontiac, Region, Michigan, and US, 1970 to 2000 

       Pontiac
Oakland 

County
Detroit 

MSA1

SEMCOG 
Region2  Michigan US

1970 to 1980 -10.0 11.4 -3.8 -1.1 4.3     11.4

1980 to 1990 -7.2 7.1 -3.3 -2.0 0.4 9.8

1990 to 2000 -6.8 10.2 3.3 5.3 6.9 13.2

1970 to 2000 -22.2 31.5 -3.8 2.1 11.9 38.4

1 Detroit MSA includes the counties of Macomb, Oakland, and Wayne. 
2 SEMCOG Region includes the counties of Livingston, Macomb, Monroe, Oakland, St. Clair, 
Washtenaw, and Wayne. 
Source: SEMCOG, with data from the US Census Bureau. 
 
From 1970 through 1990, both the Detroit MSA and the entire 
SEMCOG region experienced a decrease in total population, even 
though the State as a whole gained population. During this time 
period, the City of Pontiac lost nearly 1/6 of its total population, 
resulting from population redistribution in a region that was 
experiencing a net decline in total population.  Suburbanization saw 
population shift from older areas such as Pontiac to newer suburbs. 
 
Population and population growth trends for Pontiac and 
surrounding communities are presented in Table 2.3.  Over the 30-
year period from 1970 to 2007, the 6 communities displayed varying 
rates of growth.  Auburn Hills and Waterford Township grew over 
the 37 year period, while the remaining communities lost population.  
It is important to note, however, that Pontiac and Auburn Hills are 
the only communities that gained population over the 2000-2007 
period.  This is a period during which Americans have rediscovered 
urban living, and older central cities have experienced population 
gains during the current decade across the nation. 

POPULATION 
CONCLUSIONS: 
• Population trends in 

Pontiac have basically 
stabilized since 2000. 

• Pontiac has accounted for 
approximately 5% of 
Oakland County’s 
population for the past 15 
years. 

• The City’s population is 
estimated to decline slightly 
over the next decade. 
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Table 2.3 
Total Population and Population Growth Rates,  
Pontiac and Surrounding Communities, 1970 to 2000 

Time Period Pontiac 
Bloomfield 

Twp. 
Auburn 

Hills1
Lake 

Angelus
Waterford 

Twp.
Sylvan 

Lake

1970 85,279 42,788 12,646 573 59,123 2,219
1980 76,715 42,876 15,388 397 64,250 1,949
1990 71,166 42,473 17,076 328 66,692 1,884
2000 66,337 43,023 19,837 326 73,150 1,735

20072 66,716 41,719 20,951 307 70,796 1,647

Percent Increase   

1970 to 1980 -10.0 0.2 21.7 -30.7 8.7 -12.2
1980 to 1990 -7.2 -0.9 11.0 -17.4 3.8 -3.3
1990 to 2000 -6.8 1.3 16.2 -0.6 9.7 -7.9
2000 to 2007 0.6 -3.0 4.8 -5.8 -3.2 -5.1
1970 to 2007 -21.8 -2.5 65.7 -46.4 19.7 -25.8

1 Data represents population of Pontiac Township in 1970 and 1980, and the City of Auburn Hills for 1990 
and 2000. 
2 Data for 2007 US Census Bureau’s estimated population for January 2007. 
Source: SEMCOG, with data from the US Census Bureau. 

 
Age 
 
The age of a community’s population has very real implications for 
planning and development, whether it is schools for population 
under the age of 18, or housing alternatives for empty nesters and 
elderly residents.  This section analyzes the age of the City’s 
population – based on age structure, median age, and percentage of 
the population under 18 and over 65 – and assesses the implications 
of the population’s age on land use and development.   
 

Figure 2.2: Median Age and Percentage of Total Population under 18 and over 65 
 

 
Source: SEMCOG, with data from the US Census 

Common Measures of Age 
 
Median Age:  The age at which 
one-half of the population is 
older and one-half is younger.  
This comparison is useful 
because it allows comparisons 
between populations of 
different sizes. 
Pontiac Median Age = 30 
 
Percentage of Population Younger 
than 18 Years Old:  This 
measures the school-age 
population, a group that 
requires different services than 
the general population. 
Pontiac % of Population 
under 18 is 33.3% 
 
Percentage of Population Older than 
65:  The retirement-age 
population relies upon public 
services more than other 
population groups, and also 
demands different types of 
housing. 
Pontiac population 65 and 
over is 8.5% 
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Table 2.4 
Median Age and Percentage of Total Population under 18 and over 65 
Pontiac, Michigan, Oakland County, and US, 2000 

 
 
 
 
 
 
 
 
 
 

The City’s median age, 30.0 years, is lower than that of Oakland 
County, 36.7 years, and the state, 35.5 years.  The lower median age 
and higher percentage of population younger than 18 suggests that 
the City’s population is relatively younger than Oakland County, 
Michigan, and the United States. 
 
Age Structure 
 
Age structure refers to the portion of a community’s population in 
each age group.  This section first compares the City’s age structure 
to that of the region and the surrounding communities.  
Subsequently, the change in the City’s age structure from 1990 to 
2000 is analyzed. 
 
To compare the age structure of various communities, the population 
is divided into the following basic age groupings: 
 
 Age  Age Group 

• Under 5:   Pre-school 
• 5 to 17:   School age 
• 18 to 44:   Family forming 
• 45 to 64:   Mature families 
• 65 and older:   Retirement 

 
 
 
 
 
 
 
 
 

Pontiac
Oakland

County Michigan US

Median Age 30.0 36.7 35.5 35.3
Under 18 

(% of total 
population) 33.3 25.2 26.1 25.7

65 and older 
(% of total 

population) 8.5 11.3 12.3 12.4
Source: US Census Bureau 

Table 2.5
Comparison of Age Groups, 2000 

Age Pontiac
Oakland 

County Michigan US

Under 5 8.9 6.7 6.8 6.8
5 to 17 21.4 21.9 22.8 22.4

18 to 44 42.9 39.7 39.2 39.9
45 to 64 18.3 23.9 22.4 22.0
Over 65 8.5 11.3 12.3 12.4

Source:  U.S. Census Bureau 

AGE STRUCTURE 
CONCLUSIONS: 
 
• Pontiac has a higher 

percentage of population 
under the age of 5 years old. 

 
• Pontiac has a lower 

percentage of population in 
their peak earning years (age 
45-64) and retirement years 
(age 65 and older), indicating 
that residents may move out 
of Pontiac as they age. 

 
• Pontiac’s senior population 

(age 65+) declined 8% during 
the 1990s.  The decline is 
expected to slow, but 
continue through at least 
2010. 
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EDUCATIONAL ATTAINMENT 
 
Table 2.6 
Educational Attainment, Population 25 and over, 2000 
Highest Level of Education Census 2000 % change 1990-2000 
Graduate / Professional Degree 3.1% 0.9% 
Bachelor's Degree  7.2% 1.4% 
Associate Degree  4.6% 0.6% 
Some College, No Degree  21.5% 2.9% 
High School Graduate  32.5% 0.7% 
Did Not Graduate High School  31.1% -6.5% 
Source: SEMCOG 
 
The educational attainment of Pontiac’s residents is particularly 
important for future redevelopment and New Economy investment.  
New Economy industry – research and development, information 
technology etc. – requires a skilled and educated workforce.  While 
Pontiac’s workforce is relatively young, the vast majority of adults 
over the age of 25 lack education beyond the high school level.  The 
city’s educational trends are positive, yet clearly indicate a need to 
remain focused on education. 

Source: SEMCOG 
 
 
 
 
 
 
 

Figure 2.3: Education Attainment (population 25 and over), 2000

3.10% 7.20%
4.60%

21.50%

32.50%

31.10%

Graduate / Professional Degree Bachelor's Degree Associate Degree 

Some College, No Degree High School Graduate Did Not Graduate High School 



Chapter 2  
DEMOGRAPHICS 

 City of Pontiac Master Plan 

 

30 

HOUSEHOLD GROWTH AND COMPOSITION 
 
This section of the demographic analysis assesses the growth and 
composition of households in the City.  Households are an important 
level of analysis because changes in the number of households drive 
the demand for increased (or decreased) housing.  Households are 
also the basic purchasing unit that drives demand for retail sales and 
for retail offices. 
 
Number of Households 
 
The number of households in Pontiac declined from 24,777 in 1990 
to 24,234 in 2000, a decrease of 543 or 2.2 percent.  The household 
decline of 2.2 percent was less than the population decline over the 
same period of 6.8 percent, which points to a decrease in the average 
household size, which is discussed in a following section.  
SEMCOG’s household forecast for Pontiac projects an increase to 
25,543 in 2010 and to 28,156 by 2035. 
 
Household Composition 
 
Household composition includes a variety of demographic statistics, 
including the age and gender of the self-identified householder, the 
number of children, and the number of seniors.  Household 
composition information for Pontiac, the SEMCOG region, and the 
surrounding communities is presented in Table 2.7. 
 
Table 2.7 
Household Composition 
Pontiac, Region, and Oakland County, 2000 

Source: US Census Bureau 
 

 
Pontiac

SEMCOG 
Region 

Oakland 
County

Total Households 24,234 1,845,313 471,115

Married Couple Households 7,624 900,201 255,361
-Percent of total households 31.5 48.8 54.2

Number of Female Headed Households 
with No Husband Present 

-Percent of total households

6,101 
 

25.2

261,308 
 

14.2 

44,598 
 

9.5
Householder Living Alone 

-Percent of total households
7,133 
29.4

502,457 
27.2 

128,807 
27.3

Householder 65 and Older Living Alone 
-Percent of total households

1,934 
8.0

169,511 
9.2 

39,910 
8.5

Number of Households with an 
Individual Under 18 

-Percent of total households

9,833 
 

40.6

660,885 
 

35.8 

162,384 
 

34.5
Number of Households with an 

Individual 65 or Older 
-Percent of total households

4,360 
 

18.0

412,271 
 

22.3 

96,585 
 

20.5
Average Household Size 2.68 2.58 2.51

Average Family Size 3.32 3.16 3.09
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Household Income 
 
Median household income is an indicator of the relative wealth of a 
community.  Household income information for Pontiac, Oakland 
County, and the surrounding communities is presented in Tables 2.7 
and 2.8, which indicates that Pontiac has the lowest median 
household income.  However, while Pontiac’s household income is 
not comparable to surrounding communities, it is comparable to the 
2005 national median income of $46,242. 
 
Table 2.8 
Median Household Income 
Pontiac, Surrounding Communities and Oakland County, 1990-2005 

  
Oakland 
County  Pontiac  

Bloomfield 
Twp. 

Auburn 
Hills 

Lake 
Angelus 

Waterford 
Twp. 

Sylvan 
Lake  

1990 
$43,407  $21,952  $84,441  $34,825 $80,930 $39,463 $44,464 

2000 
$61,907  $31,207  $103,897  $51,376 $114,524 $55,008 $71,875 

2005 
$69,071  $35,831  $126,146  $60,693 $122,826 $65,125 $80,176 

Source: SEMCOG 

 
Source: US Census 
 
 
 
 
 
 

$69,071

$35,831

$126,146

$60,693

$122,826

$65,125

$80,176

Oakland County Pontiac Bloomfield Twp. Auburn Hills

Lake Angelus Waterford Twp. Sylvan Lake

Figure 2.4: Median Household Income - 2005.  
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HOUSING ANALYSIS 
 
Understanding housing issues is important because the need for 
housing, and the development of houses, mark much of the urban 
landscape and provide much of the focus for master plans.   
 
Total Housing Units 
 
The total number of housing units in the City decreased from 26,593 
in 1990 to 26,336 in 2000, indicating that more housing units were 
demolished than were constructed during the 1990’s. 
 
Housing Type 
 
The available census data on housing is categorized into the following 
types: 
 

• One-family, detached 
• One-family, attached 
• Two-family / duplex 
• Multi-unit apartment 
• Mobile homes 
• Other units (includes boats, RVs, etc.) 

 
The types of housing in the City are compared to those in the region 
and in table 2.9 to gain an understanding of how the City’s housing 
stock compares.  The City includes a slightly lower proportion of 
single-family detached housing and a slightly higher proportion of 
multiple family housing than Oakland County or the SEMCOG 
region. 
 
Table 2.9 
Housing Type 
Pontiac, Oakland County, and Region 2005 
 Number Percentage 

 Pontiac Pontiac 
Oakland 
County 

SEMCOG 
Region 

One-family, 
detached 16,237 61.7 68.5 68.1 
One-family, 
attached 1,361 5.2 5.5 5.6 
Two-
family/duplex 1,210 4.6 1.2 3.8 
Multi-Unit 
Apartment 6,996 26.6 21.2 18.9 
Mobile Home 517 2.0 3.7 3.6 
Other units 15 0.1 0.0 0.0 
Source:  US Census Bureau    
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Source: US Census 
 
Housing Occupancy and Tenure 
 
Occupancy refers to the amount of housing that was used as a 
residence at the time of the Census.  Housing units that were not 
used as a residence are identified as vacant units.  Tenure indicates 
that housing was occupied by the owner or rented to a tenant.  
Occupancy and tenure data for the City, the region, and the 
surrounding communities is presented in Table 2.10.  
 
Table 2.10 
Housing Occupancy and Tenure 
Pontiac, Oakland County, and Region 2000 

 Pontiac 
Oakland 
County 

SEMCOG 
Region 

Occupied Housing (%) 92.0 95.8 94.5 
Owner Occupied (%) 52.8 74.8 71.8 
Renter Occupied (%) 47.2 25.2 28.2 
Vacant Housing (%) 8.0 4.2 5.5 
Source: US Census Bureau    
 
Table 2.10 indicates that the City has a higher ratio of renters to 
owners than the County or the SEMCOG region as a whole. 
 
 
 
 
 
 
 

Table 2.11 
Age of Housing  
Pontiac, 2005 

 
Number 
of Units 

Percent  
of Total 

Total: 26,336 100 
Less than 9 
Years old: 508 1.9 
10-17  
years old: 1,402 5.3 
18-27 
 years old: 1,526 6.0 
28-37 
 years old: 3,443 13.1 
38-47 
years old: 4,432 16.8 
48-67  
years old: 9,757 37.0 
68 years or 
older: 5,268 20.0 
Source:  SEMCOG, with data from US 
Census Bureau  
 

Figure 2.5: Comparison of housing types by percentage 
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Age of Housing 
 
The age of the City’s housing stock is presented in Table 2.11.  The 
largest percentage of the City housing was constructed between 48 
and 67 years ago, or between 1940 and 1959.  Older housing requires 
more maintenance and possibly replacement after it reaches 50 years 
of age.  Maintaining a vibrant and attractive housing stock will likely 
be one of the major issues facing the City in the upcoming years and 
decades. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Value of Housing 
 
Table 2.12, Figures 2.7, 2.8, and 2.9 summarize the value of owner-
occupied and rental housing.  Owner-occupied housing is listed by 
the average value as reported by Oakland County equalization.  The 
median rent is the latest available figure from the 2000 census.  
Finally, the rent to value multiple is an indicator of the relative value 
of housing in terms of rents that can be secured.  This is a measure of 
the relative value of housing based on the rent that can be expected.  
Typically, over the previous 100 years, the rent to value multiple has 
been between 12 and 18 nationwide, in other words, a property 
owner could expect to recoup 1/12 to 1/18 of a property’s value 
through rents in a given year. 
 

2% 5%

6%

13%

17%

37%

20%

Less than 9 Years old: 10-17 years old: 18-27 years old:

28-37 years old: 38-47 years old: 48-67 years old:

68 years or older:

Figure 2.6: Age of Housing, 2005 
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Figure 2.8: Median Home Value Comparison  
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During the nationwide real estate boom during the 2000’s, the 
nationwide rent to value multiple has in many cases reached 30, 
indicating that housing is likely overvalued compared to the potential 
rent that can be secured by the property. 
 
Table 2.12 indicates that Pontiac and Auburn Hills have rent to value 
ratios that are within or near normal levels, while the Bloomfield 
Township, Lake Angelus, Waterford Township and Sylvan Lake are 
outside of the normal bounds.  This does indicate that owning rental 
property in Pontiac continues to be a sound financial investment; 
however, it also serves as an indicator of the relative value the market 
places on housing in Pontiac.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 2.12 
Average Housing Value 
Pontiac, Surrounding Communities, and Oakland County, 2005 

 
 
 

 
Oakland 
County Pontiac 

Bloom-
field Twp.

Auburn 
Hills 

Lake 
Angelus 

Water-
ford 
Twp. 

Sylvan 
Lake 

Owner-
Occupied 
Value $247,333 $104,696 $418,851 $176,328 $2,650,000 $187,328 $245,298
Median Rent $707 $554 $905 $749 $950 $625 $779 
Rent to 
Value 
Multiple 29.2 15.8 38.6 19.6 232.5 25.0 26.2 
Source: Oakland County PEDS      

Figure 2.9: Rent to Value Ratio Comparison  
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Table 2.13 
Building Permits Issued 
Pontiac, 1991-2006 

Building Permits 
Table 2.13 summarizes building permits and demolition activity in 
Pontiac over the past 15 years.  The table indicates that Pontiac 
experienced a loss of units during the first half of the 1990’s, but then 
experienced a period of growth in housing units during the 1996-
2006 period. 
 
NEIGHBORHOOD AREAS 
 
The makeup, character, and health of a community’s neighborhoods 
is a vital component of the City’s overall character.  Neighborhoods 
can be residential, commercial, industrial, or mixed-use in character.  
More specifically, residential neighborhoods are defined by physical 
characteristics such as small, urban lots or large, suburban or rural 
lots, and socio-demographic characteristics of the population that 
lives in each neighborhood.  
 
Major roads, natural features, and/or the perceptions of the residents 
of the community often define the boundaries of a particular 
neighborhood.  For the purposes of this analysis, we have defined 
neighborhood areas based on census tract boundaries (which 
generally follow major roads and major natural features such as 
rivers).  We then summarized key physical and demographic 
characteristics of each neighborhood area. 

 
1991-
1995 

1996-
2000 

2001-
2006 

New Units 83 883 901 
Single-
Family 83 664 654 
Townhouse
/ 
Attached 
Condo 0 0 247 
Multiple-
Family 0 219 0 
Units 
Demolishe
d 162 179 91 
Net Units -79 704 810 
Source: SEMCOG 

Figure 2.10: Council District Boundaries

Figure 2.11: Neighborhood Planning 
Boundaries 
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 It is important to note that the boundaries of the neighborhoods 
defined by census tract boundaries for the purpose of this Master 
Planning analysis do not line up exactly with the boundaries of the 
City Council districts.  However, the Master Plan neighborhood 
boundaries are defined to be as similar as possible to the Council 
districts boundaries.  Using census tracts to define the Neighborhood 
boundaries allows the use of census data for the following analysis, 
and also locates the boundary of each neighborhood along more 
readily identifiable boundary lines than the Council District 
boundaries. 
 
Refer to the figure 2.10 and 2.11 for the Council District boundaries 
and the Master Plan neighborhood planning boundaries. 
 
 
 
Table 2.14 
Neighborhood Income and Housing Characteristics, 2000 
 
Source: McKenna Associates with data from U.S. Census Bureau 
 

 
 
Table 2.15 
Neighborhood Racial Characteristics, 2000 

 

Median Household 
Income Housing Age 

N
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b
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Less than 
$20,000

Greater 
than 

$75,000

< 20 
years 

old 

20-50 
years 

old 

50+ 
years 

old H
ou

si
n

g 
V

ac
an

cy
 

O
w

n
er

-O
cc

u
p

ie
d

 
H

ou
si

n
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1 5,933 2,097 $70,353 37.0% 12.7% 7.1% 35.1% 57.9% 12.0% 55.8%

2 11,399 4,270 $97,119 24.2% 20.2% 4.3% 18.2% 77.5% 6.5% 59.3%

3 6,862 2,144 $56,788 25.7% 8.3% 2.2% 21.0% 76.9% 7.6% 52.5%

4 10,479 4,309 $73,500 37.7% 9.8% 15.6% 40.4% 44.0% 3.6% 49.3%

5 10,933 4,268 $78,521 28.7% 13.8% 13.2% 54.7% 32.1% 8.3% 46.5%

6 10,780 3,509 $73,930 26.2% 12.7% 3.1% 24.8% 72.1% 6.6% 65.3%

7 9,675 3,677 $56,090 47.2% 9.9% 1.7% 46.9% 51.4% 13.1% 43.0%

Neighborhood White Black Asian Other 2+ Races Hispanic 
1 6.9% 86.2% 0.6% 1.9% 2.1% 4.2% 
2 46.3% 44.7% 1.5% 3.2% 3.6% 9.8% 
3 55.1% 21.8% 3.2% 14.4% 4.6% 25.5% 
4 60.6% 24.9% 3.0% 6.4% 4.2% 14.5% 
5 39.0% 50.4% 1.9% 4.9% 3.2% 10.7% 
6 40.9% 37.4% 5.7% 11.7% 3.8% 18.7% 
7 13.1% 81.3% 0.2% 3.7% 2.5% 6.7% 

Source:  McKenna Associates with data from U.S. Census Bureau. 



 Chapter 2 
   DEMOGRAPHICS 

City of Pontiac Master Plan 

 

39 

Tables 2.14 and 2.15 present demographic and housing data for the 
seven neighborhoods.  The shaded cells in the tables indicate outlier 
values that are more or less than one standard deviation away from 
the mean.  These shaded cells indicate that a neighborhood is 
different than the City-wide average for all neighborhoods. 
 

Neighborhood 1 

Household Income: Low median income in northern half of 
neighborhood ($18,490) 

Racial Composition: High percentage black (86.2%) 

Low percentage white, other, 2+ races, 
Hispanic 

Housing Occupancy: High vacancy rate (12.0% for entire 
neighborhood, 24.7% in northern half of 
neighborhood) 

Housing Age:  Majority of homes (57.9%) are over 50 years 
old. 

Housing Tenure: Third highest number of owner-occupied 
homes (55.8%) 

Housing Value: Median owner-occupied home value is 
$70,353. 

 

Neighborhood 2 

Household Income: High percentage of households with median 
income above $75,000 (20.2%), particularly in 
the Seminole Hills area (28.3%).  Seminole 
Hills displays the highest median income in 
the City ($49,655). 

Racial Composition: Neighborhood has an almost equal percentage 
of black (44.7%) and white residents (46.30%) 

Housing Occupancy: Second lowest vacancy rate (6.5%) in City. 

Housing Age: Low percentage of housing built 20-50 years 
ago (18.2%), high percentage of housing built 
more than 50 years ago (77.5%). 

Housing Tenure: High owner-occupancy rate in Seminole Hills 
area (72.6%). 

Housing Value: Neighborhood has the highest owner-
occupied median home value in the City 
($97,119) 
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Neighborhood 3 

Household Income: Low percentage of households with median 
income above $75,000 (8.3%), low percentage 
of households with a median income below 
$20,000 (18.0%) in northern half of 
neighborhood 

Racial Composition: Low percentage of black population (21.8%), 
high percentage of other (14.4%), 2+ races 
(4.6%), and Hispanic (25.5%) population 

Housing Occupancy: Neighborhood has a modest vacancy rate 
(7.6%) 

Housing Age: Neighborhood has the second highest 
percentage of homes more than 50 years old 
(76.9%) 

Housing Tenure: Just over half of the housing units are owner-
occupied (52.5%) 

Housing Value: Median value of owner occupied homes 
($56,788) is second lowest in the City. 

 
Neighborhood 4 

Household Income: Second highest percentage of households with 
a median income under $20,000 (37.7%) 

Racial Composition: High percentage of white population (60.6%) 
Housing Occupancy: High housing occupancy rate (96.4%) 
Housing Age: High percentage of housing built less than 20 

years ago (15.6% in entire neighborhood, 
48.8% in the northwest portion of 
neighborhood 4) 

Housing Tenure: Fewer than half of all housing units are 
owner-occupied units (49.3%) 

Housing Value: Median value of owner-occupied units 
($79,998) is second highest in city. 

 
Neighborhood 5 

Household Income: Neighborhood has the second highest 
percentage of households with median 
income over $75,000 (13.8%) 

Racial Composition: A majority of neighborhood population is 
black (50.4%) 

Housing Occupancy: Neighborhood has the third highest vacancy 
rate in the City (8.3%) 
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Housing Age: High percentage of housing built less than 20 
years ago (13.2%) and 20-50 years ago  
(54.7%), low percentage of housing built more 
than 50 years ago (32.1%) 

Housing Tenure: Second lowest percentage of owner occupied 
housing units in the City (46.5%) 

Housing Value: Value of owner-occupied units is second 
highest in City ($78,521) 

 

Neighborhood 6 

Household Income: High median income ($39,951) in northern 
half of neighborhood 

Racial Composition: High percentage of Asian (5.7%) and other 
(11.7%) population, high percentage of 
Hispanic population (21.1%) in northern half 
of neighborhood 

Housing Occupancy: Only two neighborhoods have lower vacancy 
rates (6.6%) 

Housing Age: Very high percentage of homes are over 50 
years of age (72.1%) and very few have been 
built within the past 20 years (3.1%) 

Housing Tenure: High percentage of owner-occupied housing 
(65.3%) 

Housing Value: Median value of owner-occupied homes 
($73,930) is third highest among the seven 
neighborhood areas. 

 
Neighborhood 7 

Household Income: High percentage of households with income 
less than $20,000 (47.2%), low median 
household income in northern ($19,784) and 
eastern (14,898) portions of neighborhood 

Racial Composition: High percentage of black population (81.3%), 
low percentage of white (13.1%) population 

Housing Occupancy: High housing vacancy rate (13.1%) 
Housing Age: Only 1.7% of housing has been built within 

the last 20 years. 
Housing Tenure: Low proportion of owner-occupancy (43.0%) 
Housing Value: Median value of owner-occupied units 

(56,090) is lowest in the City. 
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Chapter 3 –  
Existing Land Use Summary 

 

PONTIAC’S LAND USE 
PATTERN 
The differences in how land is 
used in Pontiac vs. Oakland 
County as a whole are a result 
of Pontiac’s legacy as a unique 
and independent City that 
experienced most of its growth 
during the first half of the 20th 
century, an era dominated by 
industry.  As a result, Pontiac 
contains a full range of land 
uses, whereas most of its 
neighbors, indeed most 
Oakland County communities 
are bedroom communities for a 
few distinct centers of 
employment (such as Pontiac) 
within the region. 

LAND USE CONCLUSIONS 
 
Pontiac’s existing land use pattern is fairly typical of other 
communities in most respects, with a few notable exceptions: 
 
• Single Family.  Pontiac has a lower percentage of land in single 

family usage than does the County (22.7% City vs. 39.4% 
County) 

 
• Institutional.  Pontiac, being the County Seat, contains a much 

higher public and institutional land use percentage than does 
Oakland County as a whole (7.4% City vs. 3.6% County) 

 
• Industrial.  Pontiac displays a higher industrial land usage (11.9% 

City vs. 3.1% County) 
 
• Right of Way.  Pontiac has a higher percentage of land used for 

right-of-way purposes (20.5% City vs. 10.3% County) 
 
• Commercial.  Pontiac has a higher percentage of commercial 

development (5.8% City vs. 3.1% County) 
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EXISTING LAND USE  Chapter 3 
 
 
LAND USE INVENTORY 
 
The existing land use map on page 49 displays the current usage of all 
parcels in the City of Pontiac.  The existing land use map includes the 
following land use categories: 
 
Single Family: Improved parcels having one unit per building in 
predominately residential use. (See Figure 3.1) There are three 
classifications of Single Family based on the parcel area.  These 
classifications are:  

• Less than 13,999 sq. ft. 
• 14,000 to 43,559 sq. ft. 
• 1 acre and greater 

Single Family More Than One Unit Per Parcel: Improved parcels 
having two or three units per building in predominantly residential 
use.  These uses are single-family structures that have been divided 
into multiple units over the years and duplex units. 

Multiple Family: Improved parcels having four or more units per 
building in predominately residential use, including apartments, 
condominiums, row houses, senior living facilities without skilled 
nursing care, and terraces plus any streets, service drives, and 
community areas such as yards, clubhouses, and pools. (See Figure 
3.2)  Hotels, motels, campgrounds, and mobile home parks are not 
included in this category. 
 
Mobile Home Park: Improved parcels having multiple mobile 
home structures that are in the nature of a community or "mobile 
home park" plus any streets, service drives, and community areas 
such as yards, clubhouses, and pools.  A single mobile home structure 
on a parcel is not classified as a mobile home, but "Single Family 
Residential." 
 
Commercial: Improved parcels used for wholesale, retail, office, 
entertainment, or services, including those uses predominately at 
street level on multi-functional structures, plus related contiguous 
accessory uses such as parking areas and service drives.  Commercial 
land uses are further characterized depending upon the type of 
commercial use: 
 

• Neighborhood Commercial land uses are located in close 
proximity to and primarily serve the surrounding 

 
Figure 3.1: Example of Single Family 

Figure 3.2: Example of Multiple Family 

Figure 3.3: Example of Neighborhood 
Commercial  
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neighborhood. (See Figure 3.3)  These uses are typically 
located in small clusters within or near a neighborhood, and 
may be located on local or collector streets. 

• Corridor Commercial land uses are typically located on 
smaller parcels (usually less than 2 acres each) along a major 
street.  These land uses are oriented towards the major street, 
and may be located in a shopping center or stand-alone 
building.  Parking is almost always located in an off-street 
parking lot located between the street and the building. 

• Downtown Commercial land uses are located within the 
downtown area, defined as being located inside the loop.  
These types of land uses are often located in two-story or 
commercial purposes and the upper floors can be used for 
office or residential purposes.  Downtown commercial 
buildings are characterized as traditional “main street” style 
buildings where the building is located close to the street and 
parking is accommodated either on the street or in parking 
lots located in the side or rear yard. (See Figure 3.4) 

• Regional Commercial land uses are similar to corridor 
commercial uses in that they are automobile oriented and are 
located along major regional thoroughfares, but at a larger 
scale than corridor commercial land uses.  Regional 
commercial land uses typically have large floor areas and have 
a trade area that extends beyond the City boundaries into 
adjacent communities.  Regional commercial land uses are 
predominantly located along the City’s boundaries.            
(See Figure 3.5) 

 
Industrial: Improved parcels used predominately for manufacturing 
or on which materials or articles are processed or semi-processed, but 
not retailed, including related storage areas, and warehousing.  
Commercial waste disposal sites, land fill operations, and junk yards 
are also shown as industrial. (See Figure 3.6) 
 
Public/Institutional: Improved parcels and facilities that are held in 
the public interest and are usually exempt from real property taxation 
plus any service drives or roads inside the actual parcel.  Examples of 
this category are churches, educational facilities, governmental 
offices, hospitals, assisted living and skilled nursing care facilities, 
municipal parking facilities, day care centers, and cemeteries. 
 
School: Improved parcels containing active or inactive school 
buildings. (See Figure 3.7) 
 
Recreation/Conservation: Parcels for which the primary purpose is 
for outdoor recreation or natural area conservation.  This may 

Figure 3.4: Downtown Commercial 

Figure 3.7: Neighborhood School  

Figure3.6: Industrial Building 

Figure 3.5: Example of Regional 
Commercial  
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include public or private-owned parks, outdoor sporting clubs, golf 
courses, marinas, campgrounds, or areas for which the primary 
purpose is preservation and conservation of undeveloped natural 
areas. 
 
Transportation, Utility & Communication: Improved parcels 
containing above or below-ground utility or communication facilities, 
including electric and gas generating plants, transmission lines, 
booster and transformer stations, related storage yards, county drains, 
detention/retention basins etc.  In addition, airports, railroad yards, 
buildings related to utility companies, such as Detroit Edison, 
Consumer's Energy, and telecommunications companies, plus Waste 
Water Treatment Plants and Water Works, are also included in this 
category. 
 
Vacant: All parcels not included in one of the above definitions.  
These are unimproved areas that are not in a committed use and not 
in a use that is accessory to an adjacent parcel with a use described 
above. 
 
Water: Areas that are ordinarily covered by water. 
 
Historic Districts: Historic district boundaries and historic sites are 
shown on the Future Land Use map in Chapter 7.  The City of 
Pontiac contains five historic districts and seven historic sites, which 
are listed in the margin at right. 
 

PONTIAC HISTORIC 
DISTRICTS and SITES: 

• Seminole Hills District located  
between Huron and Orchard Lake 
and between Chippewa and 
Oneida. 

• Franklin Boulevard District located 
between Huron and Orchard Lake 
and approximately between Palmer 
and Williams. 

• Commercial Historic District 
located in the historic downtown 
area. 

• Modern Housing Commission 
District located along Perry Street 
between Paddock and Joslyn 
(including an area northeast of the 
intersection of Joslyn and Perry 
Street). 

• Fairgrove District located along 
Fairgrove Street between Saginaw 
and Perry Streets. 

• Oak Hill Cemetery Site located 
along University Drive. 

• Central School Site located at the 
northeast corner of Woodward and 
Pike. 

• Cook Nelson American Legion 
Post No. 20 Site located on the 
south side of Auburn Avenue east 
of Woodward. 

• First United Methodist Church of 
Pontiac Site located on the south 
side of Judson inside the Loop. 

• Horatio N. Howard House Site 
located on the west side of N. 
Saginaw St at 403 N. Saginaw. 

• St. Vincent de Paul Church Site 
located on the Woodward Loop at 
the southeast corner of Woodward 
and Whittemore. 

• Wisner House Site located on 
Caesar Chavez Avenue west of 
Baldwin Road. 

Figure 3.8: Historic Wisner House 
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Table 3.1 
Existing Land Use, 2007 
Land Use Acres Percent 
Single Family 3,086 22.7% 
 Less than 14,000 sq. ft. 2,434 17.9% 
 14,000 – 43,599 sq. ft. 438 3.2% 
 1 acre or greater 215 1.6% 
Single Family (more than one unit) 41 0.3% 
Multiple Family 503 3.7% 
Mobile Home Park 66 0.5% 
Commercial 782 5.8% 
 Neighborhood Commercial 228 1.7% 
 Corridor Commercial 412 3.0% 
 Downtown Commercial 41 0.3% 
 Regional Commercial 102 0.8% 
Industrial 1,617 11.9% 
Public/Institutional 1,012 7.4% 
School 305 2.2% 
Recreation/Conservation 746 5.5% 
Transportation, Utility & Comm. 379 2.8% 
Vacant 1,903 14.0% 
Water 355 2.6% 
Right of Way 2,791 20.5% 
Source: Oakland County PEDS 
 
Land Use Conclusions 
 
Pontiac’s existing land use pattern is fairly typical of other 
communities in most respects, with a few notable exceptions: 
 
• Single Family.  Pontiac has a lower percentage of land in single 

family usage than does the County (22.7% City vs. 39.4% 
County) 

 
• Institutional.  Pontiac, being the County Seat, contains a much 

higher public and institutional land use percentage than does 
Oakland County as a whole (7.4% City vs. 3.6% County) 

 
• Industrial.  Pontiac displays a higher industrial land usage (11.9% 

City vs. 3.1% County) 
 
• Right of Way.  Pontiac has a higher percentage of land used for 

right-of-way purposes (20.5% City vs. 10.3% County) 
 
• Commercial.  Pontiac has a higher percentage of commercial 

development (5.8% City vs. 3.1% County) 

PONTIAC’S LAND USE 
PATTERN 
The differences in how land is 
used in Pontiac vs. Oakland 
County as a whole are a result 
of Pontiac’s legacy as a unique 
and independent City that 
experienced most of its growth 
during the first half of the 20th 
century, an era dominated by 
industry.  As a result, Pontiac 
contains a full range of land 
uses, whereas most of its 
neighbors, indeed most 
Oakland County communities 
are bedroom communities for a 
few distinct centers of 
employment (such as Pontiac) 
within the region. 
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Chapter 4 –  
Parks and Natural Features Summary 

 

STORMWATER BMPS: 
• Adopt Stormwater Best 

Management Practices 
(BMPs) as part of the City’s 
zoning and engineering 
standards. 

• Create opportunities for 
alternative stormwater 
detention and treatment 

• Develop a comprehensive 
inventory and analysis of 
natural resources, sensitive 
habitats and threatened plant 
and animal species. 

• Use the natural resources 
inventory to prioritize open 
space and natural areas for 
preservation. 

• Identify key wetlands and 
develop an ordinance to 
preserve and protect all 
remaining wetland areas. 

• Require all municipal 
projects to use low 
maintenance native 
vegetation as landscaping 
materials. 

• Adopt zoning standards 
protect and buffer streams 
and wetlands and associated 
uplands and water bodies. 

• Work to monitor overall 
water quality and assess the 
efficacy of BMP efforts. 

NATURAL FEATURES 
CONCLUSIONS: 
 
• Given the limited amount of 

natural features present in 
the City, preservation and 
protection will have high 
priority. 

 
• Natural features should be 

incorporated into any new 
development or 
redevelopment activity.  
Natural features add value to 
a place. 

 
• Innovative stormwater 

management and the 
increased use of native 
species for landscaping will 
help to improve the City’s 
environmental quality. 

 
• Pontiac has no surplus park 

land.  The City should not 
consider disposing of park 
land.  However, existing 
community centers should 
be consolidated at a central 
location in the civic center.  
Existing community center 
buildings may be adaptively 
reused for compatible use. 

 
• The Baldwin Avenue area 

north of Montcalm is 
recreationally underserved. 

NATURAL FEATURES: 
 
These are the key natural 
features in the City identified in 
Map 3: 
 
• A system of wetlands, natural 

areas, and streams. 
 
• A large natural area 

consisting of wetlands and 
limited floodplain in the 
southeast corner of the City. 

 
• A small pocket of wetlands 

and natural area is located at 
the west side of Crystal Lake. 

 
• A natural features area is 

identified in the northern 
extension of the City. 

 
• An extensive system of lakes 

and streams extends 
throughout the city.  Many of 
these streams and the Clinton 
River are diverted through 
pipes.    

 
• The City has two Priority 

Two Michigan Natural 
Features Inventory (MNFI) 
sites and seven Priority Three 
MNFI sites.  
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PARK STANDARDS: 
 
• Pontiac does not meet the 

National Recreation and Park 
Association (NRPA) 
recommended standard of 10 
acres of parkland for every 
1,000 residents. 

 
• In 2005, Pontiac had 454 

acres of parkland (including 
school properties) for 65,425 
residents – a deficit of 
approximately 200 acres of 
parkland. 

 
• The majority of the City is 

served by a park or 
playground facility within a 
quarter-mile walk. 

 
• Public school playgrounds 

are an essential part of the 
recreation network and as 
schools are closed and 
property sold, replacing these 
neighborhood recreation 
opportunities should be a 
part of the redevelopment of 
these sites. 

Because the Pontiac School Board is an independent body and has 
identified surplus property and is currently marketing that property 
for sale, the City of Pontiac needs to consider the recreational role 
these school playgrounds and fields play in each neighborhood.  
 
The Owen Elementary School provides the only recreation space 
for residents on the east side of the Baldwin Avenue corridor north 
of Montcalm and therefore, the provision of replacement recreation 
space should be a part of any Owen School redevelopment plans.   
 
There are no park and recreation facilities that can be 
considered surplus facilities.  Only the Hayes Jones Community 
Center building, which is in a state of disrepair and has been closed 
due to budget constraints, should be demolished or sold.  Other 
community center buildings may be demolished or have operations 
transferred to a private sector partner, but the property should not 
be sold. 
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PARKS AND   Chapter 4 
NATURAL FEATURES 
 
NATURAL FEATURES 
 
The Natural Features Map 3 displays the location of wetlands, 
floodplains, and Natural Areas (as defined by Oakland County). 
 
The Natural Features Map indicates that Pontiac does not contain 
many remaining natural features.  Pontiac is a City that was 
developed well before any of the environmental protections were put 
into place over the past 30 years, meaning that any natural features 
that did exist have long since been paved over. 
 
The remaining natural features in the City are located primarily along 
the periphery: 
 
• A system of wetlands, natural areas, and streams is located in the 

northeast corner of the City. 
• A large natural area consisting of wetlands and limited floodplain 

is located in the southeast corner of the City between Auburn 
and South Boulevard and Martin Luther King Boulevard and 
Opdyke Road. 

• A small pocket of wetlands and a natural area is located at the 
west side of Crystal Lake, where the Clinton River enters the 
impoundment. 

• A natural features area is identified in the northern extension of 
the City. 

• An extensive system of lakes and streams extends throughout the 
city.  Many of these streams and the Clinton River are diverted 
through pipes as they pass through downtown and dense urban 
neighborhoods.    

• The City has two Priority Two Michigan Natural Features 
Inventory sites located in the northeastern corner of Pontiac, 
north of Walton Boulevard and east of Giddings. Pontiac has 
seven Priority Three MNFI sites, five in the northeast corner of 
the City, one including the Clinton River and Crystal Lake, and 
one just south of the Silverdome site. Priority One sites are 
natural areas sites and ecosystem communities that need 
immediate protection measures, Priority Two sites are medium 
priorities and Priority Three sites are natural areas with the lowest 
priority status. 

 

 
NATURAL FEATURES 
CONCLUSIONS: 
 
• Given the limited amount of 

natural features present in 
the City, preservation and 
protection will have high 
priority. 

 
• Natural features should be 

incorporated into any new 
development or 
redevelopment activity.  
Natural features add value to 
a place. 

 
• Innovative stormwater 

management and the 
increased use of native 
species for landscaping will 
help to improve the City’s 
environmental quality. 

 
• Pontiac has no surplus park 

land. 
 
• The City should consider 

native species and designate 
some park areas as “no 
mow” areas to preserve 
natural landscapes and 
reduce maintenance costs. 

 
• The Baldwin Avenue area 

north of Montcalm is 
recreationally underserved. 
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Natural Areas 
 
The Natural Areas shown on the Natural Features map were derived 
from the 2004 Oakland County Natural Areas Report update.  
Natural Areas are identified based on the existence of wetlands or 
water features such as lakes, rivers, and streams. 
 
Clinton River Watershed 
 
The Clinton River is the one of the most, if not the most, significant 
natural feature in Pontiac.  The Clinton River watershed covers 
approximately 760 square miles in four Southeast Michigan Counties- 
about 40% of eastern Oakland County, most of Macomb County, 
and small portions of southern Lapeer and St. Clair counties. The 
Clinton River and its tributaries flow through 60 rural, suburban, and 
urban communities with a total population of more than 1.6 million.  
The river’s headwaters are located in Springfield and Independence 
townships, and it flow into Lake St. Clair in Harrison Township.  The 
watershed harbors several high-quality trout streams, including Paint 
Creek, East Pond Creek, and the North Branch.  Many inland lakes 
characterize the western portion of the watershed, and the river basin 
is home to a variety of wetland and other ecosystem types, from open 
marshes rich with waterfowl to hardwood forests sheltering rare 
wildflowers. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Clinton River Watershed Council 
 

Figure 4.1 Clinton River Watershed Map  
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Pontiac is part of three different sub-watersheds – the Upper Clinton, 
Clinton Main and Rouge Main 1-2.   
 
Land Use and Imperviousness 
 
Land use ultimately determines the fate of water resources.  One way 
to measure the impacts of land development on water resources is to 
evaluate the amount of impervious surface covering the land.  
Scientists have linked changes in the hydrology, habitat structure, 
water quality, and bio-diversity of aquatic systems to the amount of 
impervious surfaces.  Imperviousness consists of primarily two 
components, (1) rooftops, and (2) transportation networks.  
Rooftops account for 30% - 40% of the imperviousness and include 
our homes and businesses, and the places where we shop and dine.  
The transportation network consists of roadways, driveways, parking 
lots and sidewalks, and account for 60%-70% of total imperviousness 
in some residential suburban areas.  Low-impact development 
standards such as limits on impervious surface and buffers around 
wetlands and sensitive woodlands should guide any new development 
or redevelopment project.  
 
Wetlands 
 
Pontiac is blessed with a system of inland lakes connected by a 
network of rivers and streams.  This network of wetlands and surface 
water play a crucial and irreplaceable part in protecting city residents’ 
health, safety and welfare from problems such as flooding and poor 
water quality.  It is important to think of these features as an 
interconnected hydrological system.  If only parts of this network are 
protected, the entire system begins to break down, ultimately 
resulting in flooding and water quality issues. 
 
Woodlands and Trees 
 
Woodlands act as natural air purifiers and provide protection from 
wind and soil erosion.  In addition, woodlands can significantly 
reduce noise associated with industry and heavily traveled highways.   
 
Woodlands bring aesthetic benefits and value to the community by 
providing attractive sites for parks and recreational activities, buffers 
from and between less compatible land uses, and educational 
opportunities for residents, young and old.    As a mature and 
developed community, most of Pontiac’s woodlands are concentrated 
in small pockets along the Clinton River and other inland lakes.   
 
Pockets of woodland are scattered throughout the City and should be 
preserved to the greatest extent possible.  Developing mechanisms 

WETLANDS: 
 
• Water quality and 

quantity are greatly 
impacted by human 
development. 

 
• Additional protection is 

needed for wetland 
systems. 

Figure 4.2: Harris Lake 
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for the protection or replacement of quality trees and woodlands 
throughout the City would promote woodland preservation.   
 
Soils and Topography 
 
The great majority of Pontiac has been developed and these soils are 
classified as Urban Land by the Natural Resources Conservation 
Service.  Urban Land with Marlette and Capac soil complexes with 
slopes of less than 8% make up the two largest concentrations of 
urban soils.  Soils create some constraints on urban development – 
around wetlands and in some other isolated spots.  However, soils 
are largely able to support urban development. 
 
The City’s topography slopes gently toward the southeast.  Most of 
Pontiac is fairly flat with slopes of less than 10%, but the northern 
and northwestern portions of the City are characterized by more 
rolling hills.  Nevertheless, topography does not limit urban 
development within the City of Pontiac. 
 
PARK, RECREATION AND COMMUNITY 
FACILITIES 
 
The Parks and Recreation Map 2 displays the location of parks, 
schools, natural areas, community facilities, cemeteries and tot-
lot/playground areas.   
 
Municipal and School Park System 
 
The City of Pontiac has an extensive public park system, which 
includes over 454 acres of park land either owned by the City or the 
Pontiac School District (see Map 2, at the end of this chapter).  The 
2005-2010 Community Recreation Plan classifies the municipal park 
system into three categories: tot lots, neighborhood parks, and 
community multi-use parks.  The professional recommendations as 
set by the National Recreation and Park Association (NRPA) 
establish guidelines of 10 acres of parkland for every 1,000 residents.  
Using these criteria, Pontiac falls short of the recommended amount 
of parkland.  The NRPA standards are overall recommendations.  
Upon further examination that includes a spatial analysis of Pontiac’s 
park network, most neighborhoods are within a quarter-mile of some 
kind of park.  It should be an overall goal to provide park or 
recreation facilities within a quarter mile of all neighborhoods in the 
City.  These facilities may be tot lots or pocket parks, neighborhood 
parks, community parks, or regional parks.   
 
Tot lots are the smallest parks in the public park system.  Tot lots 
focus on the recreational needs of the younger citizens.  Such tot lots 

PARK STANDARDS: 
 
• Pontiac does not meet the 

standard of 10 acres of 
parkland for every 1,000 
residents 

• In 2005, Pontiac has 454 
acres of parkland for 65,425 
residents – a deficit of 
approximately 200 acres of 
parkland. 

• The majority of the City is 
served by a park or 
playground facility within a 
quarter-mile walk. 

• Public school playgrounds 
are an essential part of the 
recreation network and as 
schools are closed and 
property sold, replacing these 
neighborhood recreation 
opportunities should be a 
part of the redevelopment of 
these sites. 
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typically include playgrounds, with a few having picnic areas.  Tot lots 
are less than 1 acre in size.  The Michigan Department of Natural 
Resources notes that 0.25 to 0.5 acres of tot lots should be provided 
per 1,000 residents.  The Community Recreation Plan identifies the 
following tot lots: 
 
Table 4.1  
City of Pontiac Existing Tot Lots 

Tot Lot Ownership Size 
Argyle Street City of Pontiac 0.25 acres 
Fisher Street City of Pontiac 0.5 acres 
Indian Village City of Pontiac 0.5 acres 
Madge Burt City of Pontiac 0.2 acres 
Motor and Montana City of Pontiac 0.1 acres 
Optimist City of Pontiac 1.0 acres 
Shirley and Willard City of Pontiac 0.8 acres 
Art Dunlap City of Pontiac 0.5 acres 
Steed City of Pontiac 0.6 acres 
Stout Street City of Pontiac 0.25 acres 
Dawson Pond City of Pontiac 0.25 acres 

Total Acreage 4.95 acres 
Source: 2005-2010 City of Pontiac Community Recreation Plan 
 
Neighborhood parks are intended to serve as the focus of recreation 
activity for an entire neighborhood.  Neighborhood parks should be 
accessible by walk or bike and not necessarily incorporate large 
parking facilities.  Neighborhood parks service a half mile radius.  
The Michigan Department of Natural Resources notes that 
neighborhood parks serve a population up to 5,000 residents.  Public 
school playgrounds have been included in the recreation inventory 
(to maintain consistency with the 2005-2010 Pontiac Community 
Recreation Plan).  It is important to note that since that plan was 
adopted by the City, the Pontiac School Board has closed some of 
these facilities and has declared that three of these sites are surplus 
property and should be sold.  Of the three surplus properties – Frost 
Elementary, McCarrol School, and Owen Elementary – only Owen 
Elementary provides the sole recreation opportunity for a 
neighborhood.  Therefore, any redevelopment of the Owen School 
site should incorporate, at the least, a pocket park or tot lot as a part 
or the project.   
 
The Community Recreation Plan identifies the following 
neighborhood parks: 
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Table 4.2 
City of Pontiac Existing Neighborhood Parks 

Neighborhood Park Ownership Size 
Art Heaton Teen Lot City of Pontiac 0.31 acres 
Alcott Pontiac School District 5.0 acres 
Bagley Pontiac School District 4.5 acres 
Baldwin School City of Pontiac 3.1 acres 
Bethune Pontiac School District 8.0 acres 
Charlie Harrison City of Pontiac 1.5 acres 
Cherrylawn City of Pontiac 5.2 acres 
Crofoot Pontiac School District 3.0 acres 
Eastern Pontiac School District 2.5 acres 
Emerson Pontiac School District 2.5 acres 
Fairlawn* Pontiac School District  unknown 
Franklin Pontiac School District 5.5 acres 
Frost* Pontiac School District 5.5 acres 
Hawthorne* Pontiac School District 6.5 acres 
Herrington Pontiac School District 4.0 acres 
Jefferson/Whittier Pontiac School District 3.0 acres 
Kennedy Pontiac School District 12.0 acres 
Lakeside City of Pontiac 5.1 acres 
Lebarron Pontiac School District 2.5 acres 
Lincoln/Whitman Pontiac School District 5.5 acres 
Longfellow Pontiac School District 3.5 acres 
Malkim Pontiac School District 9.8 acres 
McCarrol* Pontiac School District 4.5 acres 
Neighborhood City of Pontiac 1.8 acres 
North Kiwanis City of Pontiac 8.4 acres 
Owen* Pontiac School District 1.5 acres 
Richardson City of Pontiac 4.8 acres 
South Kiwanis City of Pontiac 5.5 acres 
Twain Pontiac School District 6.0 acres 
Washington* Pontiac School District 6.5 acres 
Webster Pontiac School District 2.0 acres 
Wever Pontiac School District 2.0 acres 
Wilson Pontiac School District 4.2 acres 

Source: 2005-2010 City of Pontiac Community Recreation Plan 
*  Vacant, closed or declared surplus property by the Pontiac School Board and is currently for 
sale 
 
Community multi-use parks typically contain a wide variety of recreation 
facilities to meet the diverse needs of residents from several 
neighborhoods. Community multi-use parks may include areas for 
intense recreation facilities, such as athletic complexes and swimming 
pools. These parks usually contain other facilities not commonly 
found in neighborhood parks such as nature areas, picnic pavilions, 
lighted athletic fields, and concession facilities.  Within the City, there 
are opportunities to create additional community-scale recreation 
facilities.  The private sector has recently taken the lead to develop an 



Chapter 4 
  PARKS AND 

NATURAL FEATURES 

City of Pontiac Master Plan 

 

59 

indoor soccer facility on South Boulevard, west of Opdyke Road.  
There is also the potential for the DDA to work with the private 
sector to develop a seasonal outdoor skating facility in Downtown 
Pontiac.  These two facilities would enhance the overall quality of life 
for City residents by providing new and different recreation 
opportunities.  The Community Recreation Plan identifies the 
following community multi-use parks: 
 
Table 4.3 
City of Pontiac Existing Community Multi-Use Parks 

Community Multi-Use 
Parks 

Ownership Size 

Howard Dell Community Center City of Pontiac 39 acres 
Beaudette Park City of Pontiac 40 acres 
Crystal Lake Park City of Pontiac 26 acres 
Galloway Lake Park/David 
Ewalt Community Center 

City of Pontiac 64.5 acres 

Hawthorne Park City of Pontiac 40 acres 
Jaycee Park  City of Pontiac 17.7 acres 
Murphy Park/Wallace E. 
Holland Community Center 

City of Pontiac 47 acres 

Pontiac Northern High School  Pontiac School 
District 

40 acres 

Oakland Park City of Pontiac 15 acres 
Pontiac Central High School Pontiac School 

District 
6 acres 

Rotary Park/Hayes Jones 
Community Center 

City of Pontiac 2 acres 

Wisner School Pontiac School 
District 

19 acres 

Source: 2005-2010 City of Pontiac Community Recreation Plan 
 
Table 4.4 
City of Pontiac Community Centers 

Community Center Address 

Robert Bowens Senior Center 52 Bagley St. 
Howard Dell Community Center 345 Edison St. 
David Ewalt Community Center 1460 N. Perry St. 
Wallace E. Holland Community Center 469 MLK Dr. 
Hayes Jones Community Center* Wessen St. 
Ruth Peterson Senior Center 990 Joslyn Rd. 
* Poor physical condition.  Should be demolished. 
Source: 2005-2010 City of Pontiac Community Recreation Plan 
 
Municipal Parks by Neighborhood 
 
Based on the Pontiac City Council district boundaries, this analysis 
examined each of the seven districts and assessed each district’s 
facilities or lack thereof.  As a rule, it is critical that each 
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neighborhood have a sufficient area of park land to serve the 
residents.  The following table breaks down the amount of park land 
by each neighborhood/District: 
 
Table 4.5 
City of Pontiac Parkland by Neighborhood 

Source: McKenna Associates with data from US Census and the 2005-2010 City of Pontiac 
Community Recreation Plan 

 
The above identifies that neighborhoods two and three contain the 
least amount of public park land per 1,000 residents within the 
neighborhood.  Neighborhood three contains only one community 
multi-use park, the Wisner Center, which is owned by the Pontiac 
School District.  Neighborhood six contains the most park land of 
any City neighborhood, primarily due to the fact that three 
community-multi-use parks are located within this neighborhood, 
Aaron Perry/Howard Dell Community Center, Northern High 
School/Madison Middle School, and Oakland Park, which total more 
than 94 acres in area.   
 
Based on numbers alone, all but neighborhood six fall short of 
NRPA standards for acres of parkland per 1,000 residents (10 acres 
per 1,000 residents is the standard).  However, additional spatial 
analysis determines that neighborhood four – particularly those 
residential areas along the Baldwin Avenue corridor, is not served 
with park and recreation facilities with the closing and planned 
disposal of the Owen Elementary School site.   
 
The City has discussed the potential of selling parkland to help meet 
current budget needs.  A spatial analysis of park and recreation 
facilities reveals that there is very little overlap in service areas, and 
therefore few if any park properties that should be liquidated.   
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Figure 4.3: Neighborhood Planning 
Areas 
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Because the Pontiac School Board is an independent body and has 
identified surplus property and is currently marketing that property 
for sale, the City of Pontiac needs to consider the recreational role 
these school playgrounds and field play in each neighborhood.  The 
Owen Elementary School provides the only recreation space for 
residents of the east side of the Baldwin Avenue corridor north of 
Montcalm and therefore, the provision of replacement recreation 
space should be a part of any Owen School redevelopment plans.   
 
There are no park and recreation facilities that can be 
considered surplus facilities.  The City should consider 
consolidating all community centers into a centrally located center as 
part of a civic center campus.  The remaining community center 
buildings may be demolished, mothballed or converted to other 
accessory uses. 
 
Clinton River Trail 
 
The Clinton River Trail is a 16 mile long multi-use path that extends 
through the eastern half of Oakland County.  Currently, within the 
City of Pontiac the trail runs from the western City boundary along 
the old Grand Trunk railroad right-of-way and ends at Bagley, which 
creates a major gap in the overall system.  Construction is tentatively 
scheduled for 2008-09 on the segment connecting downtown to the 
existing trail end at Bagley. 
 
Once completed, the Clinton River Trail will be a major recreational 
asset to City residents.  An engineering feasibility study has been 
completed for a bridge over Telegraph Road, connecting the trail to 
Sylvan Lake.  Such a bridge will facilitate non-motorized traffic 
movement without any impediments or traffic signals. 
 
STORMWATER MANAGEMENT 
 
Natural resources and community facilities are important quality of 
life factors.  The major task of the Pontiac Master Plan is to begin 
changing the perception of Pontiac as a outdated, rust-belt industrial 
community.  One way to do this is to adopt standards that enhance 
environmental quality and sustainability.  Another is by identifying 
the necessary green infrastructure that will help to differentiate 
Pontiac from other mature urban communities in Michigan. 
 
The following recommendations are made to preserve the integrity of 
the physical environment in the City and to create opportunities for 
additional environmental enhancement.  

• Adopt Stormwater Best Management Practices (BMPs) as 
part of the city’s zoning and engineering standards. 
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• Create opportunities for alternative stormwater detention and 

treatment, including the use of French drains, rain gardens, 
pervious pavement, and rain barrels to hold and treat all 
residential stormwater on site. 

 
• Work with Oakland County and the Michigan State 

University Extension to develop a comprehensive inventory 
and analysis of natural resources, sensitive habitats and 
threatened plant and animal communities within Pontiac.  

 
• Use the natural resources inventory to prioritize open space 

and natural areas for preservation. 
 
• Identify key wetlands and develop an ordinance to preserve 

and protect all remaining wetland areas. 
 

• Require all municipal projects to use low maintenance native 
vegetation as landscaping materials.  Modify existing 
ordinance to emphasize the use of native plants, shrubs and 
trees in all new site plans.   

 
• Adopt engineering standards that encourage the use of Bio-

swales in all parking lots. 
 
• Adopt zoning standards protect and buffer streams and 

wetlands and associated uplands and water bodies.  
 
• Identify key woodlands and develop a strategy to preserve 

and protect high quality woodlands. 
 
• Work with Oakland County to map all groundwater recharge 

areas and develop standards to limit development and 
maintain the integrity of these areas.  

 
• Work with the natural features inventory to protect sensitive 

features and to improve access to both passive and active 
parks and recreation opportunities in neighborhoods across 
Pontiac. 

 
• Work with the Clinton River Watershed Council to monitor 

overall water quality, assess the efficacy of BMP efforts, and 
to continue to incorporate new stormwater and development 
BMPs into Pontiac’s zoning and development requirements. 

Figure 4.4: Diagram of a rain garden 

Figure 4.5: Rain barrel 

Figure 4.6: Sketch of a parking lot 
Bio-swale 
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ROADWAY 
RECOMMENDATIONS: 
 
Along City Major roads, Pontiac 
should seek to create shared drives 
and parking areas as much as 
possible and attempt to limit the 
number of new curb cuts.  Along 
the State Trunklines, the City 
should work with MDOT to 
consolidate curb cuts and amend 
the zoning ordinance to allow for 
more shared access drive and 
parking areas. 
 
Pontiac should investigate traffic 
calming measures such as 
intersection bump outs, chicanes, 
speed tables, on street parking and 
other proven physical and 
programmatic traffic calming 
measures. 
 
 

 

 

Chapter 5 –  
Transportation Summary 

 

TRANSPORTATION RECOMMENDATIONS:
 
1. Continue to work with Oakland County, the Friends of the 

Clinton River Trail and other stakeholders to extend the Clinton 
River Trail through downtown, east to Auburn Hills, and west 
to Sylvan Lake. 

 
2. Develop a Non-Motorized Transportation Plan that includes a 

plan for intermodal Connections.  
 

3. Adopt a city policy of creating bicycle lanes on all City Major 
and City Local Streets as a part of scheduled improvement, 
reconstruction or resurfacing projects. 

 
4. Create bicycle-parking facilities in parks, at civic buildings and 

throughout Downtown. 
 
5. Work with the Pontiac School District to formulate a Safe 

Routes to School plan. 
 
6. Work with MDOT to convert Woodward Avenue into two-way 

traffic as described in the 2001 Downtown Plan (see Appendix 
C). 

 
7. Continue to work with Oakland County, the State of Michigan 

and the federal government to establish a major transit 
center/hub in Pontiac that is part of a regional Detroit public 
transit network and create attractive, safe bus stops along the 
major SMART Bus routes. 

 
8. Adopt pedestrian-friendly and walkable street profiles and 

standards to enhance walkability throughout the City.  
 
9. Implement traffic calming on neighborhood and secondary 

streets to enhance pedestrian safety. 
 
10. Improve the image along major commercial corridor.  Potential 

improvements may include but are not limited to landscape 
requirements, building design guidelines, improved sign 
guidelines, and shared drives and parking areas. 

 
11. Improve the City’s wayfinding signage. 
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TRANSPORTATION  Chapter 5 
 
OVERVIEW 
 
Pontiac’s transportation network is primarily a vehicular and 
motorized transportation network.  Streets and roads are the main 
transportation routes for motorized traffic.  Pedestrian and non-
motorized transportation has not been developed in conjunction with 
the motorized network.  Therefore, pedestrians and non-motorized 
transportation alternatives are currently limited to the Clinton River 
Trail west of downtown and the existing sidewalk network. 
 
VEHICULAR CIRCULATION 
 
The road network in Pontiac is developed in a loose radial pattern, 
centered on the terminus of Woodward Avenue (M-1), and the 
Veterans Memorial Freeway/Huron Street (M-59) in the downtown 
area.    
 
Woodward Avenue (M-1) connects the City of Pontiac with other 
key areas of southern Oakland County, including Birmingham, Royal 
Oak, Ferndale, and further continues southward to Downtown 
Detroit.  Further, Huron Street/Veterans Memorial Freeway (M-59) 
connects the City to Interstate 75, which provides direct access to the 
Pontiac Silverdome and Chrysler’s World Headquarters, as well as to 
all areas of the State of Michigan.  Further, the northern terminus of 
Telegraph Road (US-24) is located within the City, which provides 
further connection to southern Oakland County (including the City 
of Southfield) and Wayne County.  Woodward Avenue becomes a 
five lane, one-way loop around downtown Pontiac formerly called 
Wide Track Drive.   
 
In addition to the roads noted above, other major north-south roads 
in the community include Opdyke Road, Baldwin Road and Joslyn 
Road.  Both Baldwin Road and Joslyn Road lead north towards 
Auburn Hills and the Great Lakes Crossing regional mall.  Other 
major east-west roads in the community include South Boulevard, 
Walton Boulevard, and Auburn Road.  Walton Road leads eastward 
to the Oakland University Campus.   
 
ROAD JURISDICTION 
 
Public roads in Pontiac are under the jurisdiction of one of three 
agencies: the City of Pontiac (COP), the Road Commission for 
Oakland County, or the Michigan Department of Transportation 
(MDOT).  MDOT has jurisdiction over State Trunklines as they pass 
through the City.  These roads include:  Veterans Memorial Freeway 

 

Figure 5.1: Woodward Avenue 
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(M-59), Woodward Avenue (M-1), Telegraph Road (US-24), Perry 
Street (Business 75), Cesar Chavez (Business 24) and University 
Drive from M-59 to Woodward.  The RCOC has jurisdiction over 
County Primary Roads, which includes only the road through the 
County government complex off of Telegraph Road, and Opdyke 
Road.    
 
The City has jurisdiction over all remaining roads within the 
community and for the purposes of Act 51, they are classified as City 
Major roads and City Local roads.  In all there are 70 miles of City 
Major Streets and 159 miles of City Local Streets 

 
City Major Roads: 
• Auburn • Bagley 
• Baldwin  • Bay 
• Centerpoint Pkway • Clark 
• Columbia • Edison 
• Elizabeth Lake • Fairgrove 
• Featherstone • Franklin Blvd. 
• Genessee • Giddings 
• Golf Drive • Highwood 
• Howard • Jackson 
• Jessie • Johnson 
• Joslyn • Kennett 
• Lafayette • Lawrence 
• Mill • Montcalm 
• Martin Luther King • Orchard Lake 
• Ottawa • Paddock 
• Perry St (within Downtown) • Pike 
• Saginaw • Sanford 
• Sanderson • South Blvd 
• Stanley • State 
• Summit • University (west of the M-59 connection) 
• Voorheis • Wesson  
• Walton  

 
TRAFFIC MANAGEMENT 
 
Traffic management is an issue for every community.  Pontiac’s 
commercial districts are characterized by many separate driveways 
and unconnected parking areas.  As these corridors develop and 
redevelop, new curb cuts and driveways increase the amount of 
potential turning motions and create additional traffic congestion.  
Along City Major roads, Pontiac should seek to create shared drives 
and parking areas as much as possible and attempt to limit the 
number of new curb cuts.  Along the State Trunklines, the City 
should work with MDOT to consolidate curb cuts and amend the 
zoning ordinance to allow for more shared access drive and parking 
areas. 
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TRAFFIC CALMING 
 
Pontiac’s City Local roads are designed to carry a significant volume 
of traffic and in many cases have wide profiles that encourage 
excessive speed.  To make these streets more pedestrian friendly, 
Pontiac should investigate traffic calming measures such as 
intersection bump outs, chicanes, speed tables, on street parking and 
other proved physical and programmatic traffic calming measures. 
 
ROAD IMPROVEMENTS AND MAINTENANCE 
 
The majority of the City of Pontiac is built-out, with existing roads 
and road networks previously established.  Therefore maintenance of 
aging roads and improvements to roads that are at or near capacity 
will become the primary issue.  As the City and its infrastructure age, 
additional maintenance and improvements will be inevitable, so 
traditional and alternative funding mechanisms may need to be 
explored. Currently, the City has developed a three-year road 
improvement project plan for the entire City.  In 2006, two major 
improvements were completed: the road improvement and 
streetscape work along Cesar Chavez between Montcalm and 
Kennett and the reconstruction project for University between 
Martin Luther King, Jr. Boulevard and Maynard Court.  The 
downtown streetscape work was completed in 2006.  In 2007 
Woodward Avenue was resurfaced around the downtown, South 
Boulevard between Bagley and Franklin Road and Baldwin Avenue 
between Montcalm and Walton Boulevards.  In 2008, Baldwin 
Avenue resurfacing was completed for Cesar Chavez to Moncalm.  
South Boulevard resurfacing from Martin Luther King to Opdyke 
Road is expected to be completed in early 2009.     
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Source: City of Pontiac 

Figure 5.2: Thoroughfare Functional Classification 
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The following table summarizes recently completed and planned road 
improvements within the City for 2007 through 2009: 
 
Table 5.1 
Recently Completed and Planned Road Improvements 
City of Pontiac 
 
Road Improvement Year 

Planned/ 
Completed 

Woodward 
Avenue 

MDOT reconstruction from 
southern City limit to Wide Track 
Drive (including Huron) 

2007 

Orchard Lake 
Road 

Road construction between 
Woodward and Wide Track Drive

2007 

W Huron MDOT Resurfacing between 
Telegraph and Johnson 

2007 

Walton 
Road/Telegraph 

Intersection improvement 2007 

Baldwin Road/ 
Columbia 

Traffic Signal project at 
intersection 

2007 

Montcalm 
Street 

Resurfacing project from Cesar 
Chavez to Saginaw 

2007 

Montcalm 
Street 

Improvement project from 
Saginaw to Joslyn 

2007 

Baldwin Road Resurfacing project from 
Montcalm to Columbia 

2007 

Baldwin 
Road/Walton 
Road 

Intersection Improvement 2007 

South 
Boulevard  

Road Construction between 
Bagley and Franklin 

2008 

South 
Boulevard 

Between Woodward and Opdyke 2008 

Martin Luther 
King Jr. 
Boulevard 

Right-of-way acquisition between 
Elm and M-59 

2008 

Baldwin Road Road construction between 
Oakland and Montcalm 

2008 

W Huron/ 
Paddock 

Bridge Construction  2009 

Baldwin Road Improvement project between 
Walton and Gallogly 

2009 

Source: City of Pontiac Department of Public Works 
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PUBLIC TRANSPORTATION 
 
There is limited opportunity for public transit within Pontiac and 
between Pontiac and surrounding communities.  The City of Pontiac 
is serviced by the Suburban Mobile Authority for Regional 
Transportation (SMART).  There are six fixed bus routes that service 
the City.  Route #275 Telegraph, #450/460 Woodward Local, #465 
Auburn Hills Limited, #752 Pontiac-North Hill Farms, #753 
Pontiac-Baldwin Road, and #756 Pontiac-Perry Opdyke.  Most 
routes run Monday through Saturday, with select trips on Sunday.   
 
The City of Pontiac also provides curb to curb community transit for 
residents aged 55 and older.  Residents must make an advanced 
reservation for this service.  Transportation is provided within the 
City limits and within a 3 mile radius of the City.  This service is 
available Monday though Friday from 8 AM to 4:30 PM.  There is no 
charge for this service.   
 
An Amtrak station is located in the City of Pontiac.  Pontiac is the 
eastern terminus on the “Wolverine” service route, which services 
Chicago, Kalamazoo, Battle Creek, and Detroit.  There are three 
departures and three arrivals at the Pontiac station scheduled daily.   
 
NON-MOTORIZED TRANSPORTATION 
 
The City of Pontiac has no non-motorized transportation network 
that extends beyond the system of sidewalks that is found throughout 
the city.  In recent years, the City has been working with Oakland 
County and other stakeholders to help extend the Clinton River Trail 
across the southern portion of the City.  However, other non-
motorized transportation initiatives have not been prioritized.   
 
There is no network of on-road bicycle lanes, nor is there a fully 
developed off-road pathway system.  A full non-motorized 
transportation network is an important component of the Economic 
Development Strategy detailed in Chapter Seven and in Appendix A 
– the Pontiac Asset-Based Economic Development Strategy. 
   
Clinton River Trail 
 
The Clinton River Trail is a 16-mile long multi-use path that extends 
through the eastern half of Oakland County.  Currently, within the 
City of Pontiac the trail runs from the western City boundary along 
the old Grand Trunk railroad right-of-way and ends at Bagley, which 
creates a major gap in the overall system.  Three possible alternatives 
are being discussed to extend the trail through the City of Pontiac to 
the Auburn Hills boundary.  The preferred route extends the trail 
from Bagley into downtown and then west along the river through a 
swath of County-owned land.  

Figure 5.3: Sample Cross Sections 



 Chapter 5 
   TRANSPORTATION 
 
 

City of Pontiac Master Plan 77 

 
Sidewalk and Path Network 
 
Like most mature, urban communities, Pontiac has a nearly complete 
network of pedestrian sidewalks.  City engineering standards require 
sidewalks to be five feet wide and are required throughout the City.  
The City should work with neighborhood groups to identify those 
sidewalks most in need of repair.  The City has been using 
Community Development Block Grant (CDBG) funds for erpair of 
sidewalks.  Priorities for repair should be established based on 
inspections and input from residents and neighborhood groups. 
Rental properties and group homes should have their sidewalks 
inspected every one to three years as a part of an annual rental 
property inspection. 
 
Bicycle Routes 
 
The City of Pontiac has no on-road bicycle lanes.  As stated 
previously, the City should prioritize the addition of on-lane bicycle 
lanes as a part of all Local Major Road reconstruction, repair or 
resurfacing project. 
 
RECOMMENDATIONS 
 
1. Continue to work with Oakland County, the Friends of the 

Clinton River Trail and other stakeholders to extend the Clinton 
River Trail through downtown, east to Auburn Hills, and west to 
Sylvan Lake. 

 
2. Develop a Non-Motorized Transportation Plan that includes a 

plan for intermodal connections.(connections between trails, 
sidewalks, on-road bike lanes, parks, downtown and other 
destinations, trailheads and parking areas etc.) 

 
3. Adopt a city policy of creating bicycle lanes on all City Major and 

City Local Streets as a part of scheduled improvement, 
reconstruction or resurfacing projects. 

 
4. Create bicycle-parking facilities in parks, at civic buildings and 

throughout Downtown. 
 
5. Work with the Pontiac School District to formulate a Safe Routes 

to School plan. 
 
6. Work with MDOT to convert Woodward Avenue into two-way 

traffic as described in the 2001 Downtown Plan and in Chapter 7: 
Potential Intensity Change Areas. 

 
7. Continue to work with Oakland County, the State of Michigan 

and the federal government to establish a major transit 

Figure 5.4: Example of On-Road 
Bike Lane 

Figure 5.5: On-Road Bike Lane 

Figure 5.6: Separated On-Road Bike 
Lanes 
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center/hub in Pontiac that is part of a regional Detroit public 
transit network and create attractive, safe bus stops along the 
major SMART Bus routes. 

 
8. Adopt pedestrian-friendly and walkable street profiles and 

standards to enhance walkability throughout the City.  
 

9. Implement traffic calming on neighborhood and secondary 
streets to enhance pedestrian safety. 

 
10. Improve the image along major commercial corridors.  Potential 

improvements may include but are not limited to landscape 
requirements, building design guidelines, improved sign 
guidelines, shared drives and parking areas. 

 
11. Improve the City’s wayfinding signage. 
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Chapter 6 –  
Economic Development Summary 

 

SOME OF PONTIAC’S 
BEST ASSETS: 
• Location  
• Oakland County seat 
• Historic Downtown 
• Transportation 

Infrastructure 
• Wi-Fi internet access 
• Automation Alley 
• Opportunity for new 

economy clusters in large 
vacant buildings 

• Work force 
• Diverse housing stock 
• Vacant land availability 
• Transit line 
• Recreation Facilities – parks, 

golf course, Clinton River 
Trail, soccer facility 

• Historic neighborhoods 
• Silverdome site 
• Premier hospitals and health 

care facilities 
• U.S. Post Office 

Distribution Center 
 

STRATEGY CATEGORIES 

The greatest opportunities for Pontiac to join the New Economy 
are organized into the following ten strategy categories: 
1. Creating a world-class education system that ensures 

students in the City get an education that prepares them for 
the New Economy and that helps attract new talent to the 
City. 

2. Connect to the New Economy by leveraging the assets of 
regional talent and emerging high-tech manufacturing, 
medical and information technology sectors. 

3. Prioritizing high potential – high impact redevelopment sites 
as a great place to invest and utilize regional resources 
accordingly. 

4. Continue building a “destination” downtown, by 
supporting a 24-hour, seven day a week population and 
activity that appeals to a wide-variety of people. 

5. Create local entrepreneurs through education, public 
support, business incubation and equal opportunities. 

6. Polish the image of Pontiac by marketing the strengths and 
potential of the City and County while reducing crime and 
blight and other drivers of negative perceptions. 

7. Restore healthy, safe and attractive neighborhoods with a 
range of housing opportunities for people with different 
incomes, needs and preferences. 

8. Provide quality community services for all to ensure 
equitable opportunities for a high-quality of life regardless of 
socio-economic status. 

9. Leverage public and private partnerships with 
stakeholders in the City, in Oakland County and with 
regional business leaders in order to improve the ability of 
the City and County to compete in the New Economy. 

10. Maintain a high-performance government that is fiscally 
responsible and fosters strategic investment in people and 
partnerships. The formula for success in the New Economy 
begins first and foremost with investing in people and 
attracting talent. Talented, hard working people who bring 
new ideas and innovations to bear in the marketplace are the 
number one asset for growing a New Economy. 

Note:  The Asset-Based 
Economic Development 
Strategy was developed by the 
Land Policy Institute at 
Michigan State University.  See 
Appendix B for complete study. 
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POTENTIAL INTENSITY CHANGE 
AREAS: 

• Clinton River daylighting through 
Downtown 

• Downtown 
o Lot 9 
o Woodward Avenue 
o Lafayette Square District 
o Bagley Congress TOD 
o Lot 6 
o Phoenix Center 

• Commercial and Mixed-Use 
o Owen Elementary 
o GM Validation Center 
o Silverdome 
o Orchard Lake Road 
o Walton and Telegraph 

• Residential 
o Glenwood Plaza 
o Fed-Ex Perry St. Site 
o McCarroll School 
o Hawthorne School 

• Adaptive Reuse 
o Oakland Park Firehouse 

(recreation) 
o GM Fiero Plant Parking Lot (auto-

related business center) 
• Other 

o Collier Road Landfill (alternative 
energy) 

o  Kennett Road Landfill (recreation 
or technology) 

o Skandia Site 
o Vacant Property north of 

Stonegate 
o Civic Center 
 

Strategic Placemaking and the New 
Economy 
 
If talent is the currency of the New Economy, 
then placemaking is the primary strategy for 
cities and communities in the New Economy. 
Talent is attracted to high amenity 
communities with energy, opportunities, green 
infrastructure (parks, trails, bike paths, etc.). 
The richness of diverse places in Oakland 
County is therefore an asset to be leveraged 
for greater success in Pontiac. 
 

“In the New Economy, we have to use what we 
have to get what we want. Land use strategies, 
placemaking, amenities and other quality of life 
factors have certainly replaced plant, equipment, 
capital and basic skills as attractors of ‘good 
growth’. ‘Good growth’ is knowledge based.  It 
is not contestable. ‘Bad growth’ is contestable. 
‘Good growth’ sticks with you because the 
fundamentals of who you are are what brings it 
to you in the first place. You also have to use all 
you have to maximize the productivity of 
knowledge-based growth. So, good growth is 
inherently smart and strategic. We have an 
opportunity here – because we are still at that 
point where few have discovered the power of 
placemaking.”1 

1. Dr. Soji Adelaja, 
John A. Hannah Distinguished Professor in Land Policy 
Director, Land Policy Institute at Michigan State 
University 
 
From a presentation to the Economic Growth & Job 
Creation Strategy Team of the City of Lansing, 
December 2005 
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ECONOMIC 
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STRATEGY  
 
THE NEW ECONOMY 
 
A critical understanding of what the New Economy is, and  the new 
set of rules that have dictated a shift from a “old” manufacturing 
economy to a “new” knowledge-based economy are necessary to 
successfully pursue the amazing opportunities and potential that 
Pontiac has to offer. 
 
The world economy is in a state of transition and the rules of the 
game have changed.  In the mid 1990’s, the onset of new information 
and communication technologies leveled the playing field, which 
allowed countries from all over the world to compete in a rapidly 
expanding global marketplace. International transactions that once 
took weeks, if not months to execute, can now be completed in 
seconds. Seemingly, infinite sources of information are now being 
concentrated in one network that is accessible to all. 
 
Widespread technology and information innovations have shifted the 
relevance of economic production from a local market to a global 
market. Countries with low labor costs and few regulations can 
manufacture products and distribute them to international markets at 
a fraction of the cost when compared to countries like the United 
States. The availability of investment dollars and capital which used 
to be place-based is now global as capital has become fungible. 
Today, areas seeking economic prosperity are focused on creating a 
climate known for producing new ideas, enabling productive 
partnerships and attracting talented people rather than manufactured 
goods and services, which almost any country can now do. 
Communities committed to helping build the New Economy are 
finding that prosperity comes if the right mix of economic 
development and placemaking strategies are in place. 
 
The City of Pontiac, like many older industrial cities in America, has 
struggled with trying to succeed using Old Economy principles rather 
than focusing on how to transition from the old manufacturing 
economy to the new knowledge economy. A paradigm shift, or a new 
way of thinking, that characterizes this fundamental shift in economic 
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processes is an appropriate starting point for rethinking Pontiac’s 
future in the global market place. A paradigm is a framework or a set 
of principles that forms the basis of behavior and attitude and is a 
determinant of world view and community vision. A paradigm shift is 
the “aha moment!” when something (in this case the community) is 
seen in a whole new way.  
 
The differences between the Old and New Economy are glaring and 
suggest a whole new mindset for growth and prosperity. Talent-
driven small entrepreneurial companies are replacing large, stable 
companies as engines of economic prosperity. Personalized quality 
products are replacing mass produced quantity products as the 
products of choice in the market place and for a community to 
support. A changing dynamic environment is more attractive to 
knowledge workers than the rigid and predictive environment that 
old economy manufacturing plants demanded. Finally, information, 
innovation and empowerment are replacing control and discipline as 
the modus operandi for success and prosperity. 
 
The Role of Talent in the New Economy 
 
The formula for success in the New Economy begins first and 
foremost with investing in people and attracting talent. Talented, 
hard working people who bring new ideas and innovations to bear in 
the marketplace are the number one asset for growing a New 
Economy. 

 
“In attracting young talent, place matters! In a recent national 
survey, about two-thirds of recent college graduates said they 
decide where they want to live first, then find a job. For a 
surprising portion of young talent a vibrant central city is the 
place they are looking for. According to Laurie Volk, of the 
national planning firm Zimmerman Volk, about 45% of the 
Millenials without children are choosing to live in high density 
urban neighborhoods. 
 
These neighborhoods are safe, have high densities, a mix of 
residential and commercial uses, an active arts and 
entertainment scene and a walkable environment. These high-
activity neighborhoods are largely, but not exclusively, located in 
and near central city downtowns. 
 
There are a number of neighborhoods in Michigan’s central 
cities and some of its older suburbs which are moving towards 
these kind of characteristics. [***] it is fair to say though that 
none have achieved the density of residents or establishments 
that is required of neighborhoods that are competitive nationally 
as magnets for young talent.” 
 
Lou Glazer, Michigan Future, Inc. 

SOME OF 
PONTIAC’S BEST 
ASSETS: 
• Location  
• Oakland County seat 
• Historic Downtown 
• Transportation 

Infrastructure 
• Wi-Fi internet access 
• Automation Alley 
• Opportunity for new 

economy clusters in 
large vacant buildings 

• Work force 
• Diverse housing stock 
• Vacant land 

availability 
• Transit line 
• Recreation Facilities – 

parks, golf course, 
Clinton River Trail, 
soccer facility 

• Historic 
neighborhoods 

• Silverdome site 
• Premier hospitals and 

health care facilities 
• U.S. Post Office 

distribution facility 
• Woodward Avenue 

National Scenic 
Byway 
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The Role of Clusters in the New Economy 
 
Another key component of the New Economy is the emergence of 
clusters of similar economic activities in close proximity to one 
another. This permits talent to move easily between jobs and makes it 
easy for employers to hire qualified people. Consumers have long 
seen this at the retail level with clusters of auto sales establishments 
or furniture and home furnishing establishments in close proximity to 
facilitate comparison shopping. Southeast Michigan was one of the 
first places in the world to exemplify the importance of clusters with 
its concentration first on auto manufacturing and now on auto 
research and development (R&D) activities. Oakland County in 
general, and Pontiac and its neighbors specifically, are the home of 
several significant New Economy clusters 
 
A Future of Prosperity for Pontiac 
 
The City of Pontiac is poised for a future of prosperity.  Located 
within a region rich with a history of manufacturing innovation and 
entrepreneurship, by making the right decisions, Pontiac has the 
opportunity to quickly join the New Economy. The City of Pontiac 
with about 66,000 residents is the heart of the fourth wealthiest 
county in America with its nearly 1.2 million inhabitants.  
 
Historic downtown Pontiac is located at the center of the County, 
and can be the home to a vibrant and diverse 24-hour urban 
environment complete with a bustling art and culture scene, state-of-
the-art hospitals and a medical research center, promising new 
entrepreneurial opportunities and some of the best investment sites 
in all of southeast Michigan. Pontiac has one of the best workforces 
in the nation, capable of bringing new products and ideas to market 
at highly competitive rates. The region employs the third highest 
number of high-tech workers in the nation while maintaining a strong 
blue-collar manufacturing workforce. Creating a structure for 
business innovation and economic vitality is a regional specialty. 
More than 42,000 companies, over half of the top 100 Global 
Fortune 500 companies, and more than one third of the state's R&D 
facilities are located in and surrounding Pontiac. 
 
Pontiac is strategically located in Automation Alley, a prime high-tech 
consortium of more than 600 high-tech and industrial firms and is 
the first large city in the nation to be part of a countywide WiFi 
service. Oakland County maintains one of the most technically 
advanced countywide economic development departments in the 
nation, with the capacity to leverage local, state and federal 
partnerships and resources to promote economic growth of virtually 
any kind. Highly adaptable and diverse sites located within the City 
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limits hold the potential for expanding high-tech manufacturing, a 
cutting-edge IT sector and an emerging medical cluster. 
 
The region provides a vast array of living options for people of all 
incomes. Downtown Pontiac provides opportunities for loft 
apartments and condos to accommodate talented young 
professionals and empty nesters. Pontiac neighborhoods offer 
affordable new and existing rental and homeowner opportunities 
with superior access to regional jobs and amenities while its suburban 
neighbors maintain some of the most luxurious real estate 
developments in the state today.  
 
Oakland County embraces a life-long learning philosophy. 
Educational initiatives that range from a world-class robotics 
program in public schools to weekly business training seminars are 
located throughout the County. Through public, private, and 
vocational schools, 15 institutes of higher education and an array of 
professional and personal development seminars, the Pontiac region 
is continually seeking improvement through providing specialized 
and relevant education for success in the New Economy. 
 
Adopting a clear and strategic vision for people-based economic 
development initiatives will foster meaningful partnerships with the 
greatest capacity to translate motivation, knowledge and skills into 
positive change. When provided with the appropriate resources to 
grow and flourish, the people of Pontiac can lead an economic 
transformation so great and so meaningful that it will redefine 
Pontiac’s historic status as an “All-American City,” to the center of a 
“New Economy Region,” leading the way in urban revitalization and 
a new center for economic growth across southeast Michigan. 
 
As the name suggests, the “New Economy Region,” provides 
equitable opportunities and prosperity for both urban and suburban 
communities. Proactive regional partnerships build on the strengths 
and assets of cities and surrounding suburbs and focus on creating a 
region in which the whole is greater than the sum of its parts. In 
today’s ever changing global marketplace, interdependent regional 
communities are the most adaptable, resilient and competitive 
players. Pontiac can play a major role in the transformation of 
Southeast Michigan to the New Economy. 
 
Both the City of Pontiac and Oakland County stand to gain 
tremendously from enhancing regional partnerships. Similarly the 
consequences of not adopting a regional strategy will lead to reduced 
economic competitiveness and a lower quality of life for all.  
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Currently, it appears that both Oakland County and the City of 
Pontiac are underutilizing each others greatest assets. When adopting 
a regional perspective the potential for success in the New Economy 
is undeniable. 
 
Strategic Placemaking and the New Economy 
 
If talent is the currency of the New Economy, then placemaking is 
the primary strategy for cities and communities in the New 
Economy. Talent is attracted to high amenity communities with 
energy, opportunities, green infrastructure (parks, trails, bike paths, 
etc.). The richness of diverse places in Oakland County is therefore 
an asset to be leveraged for greater success in Pontiac. 
 

“In the New Economy, we have to use what we have to get 
what we want. Land use strategies, placemaking, amenities and 
other quality of life factors have certainly replaced plant, 
equipment, capital and basic skills as attractors of ‘good 
growth’. ‘Good growth’ is knowledge based. 
It is not contestable. ‘Bad growth’ is contestable. ‘Good growth’ 
sticks with you because the fundamentals of who you are are 
what brings it to you in the first place. You also have to use all 
you have to maximize the productivity of knowledge-based 
growth. So, good growth is inherently smart and strategic. We 
have an opportunity here – because we are still at that point 
where few have discovered the power of placemaking.” 

 
Dr. Soji Adelaja, 
John A. Hannah Distinguished Professor in Land Policy 
Director, Land Policy Institute at Michigan State University 
From a presentation to the Economic Growth & Job Creation Strategy 
Team of the City of Lansing, December 2005 
 
Strategy Categories 
 
The greatest opportunities for Pontiac to join the New Economy are 
organized into the following ten strategy categories in this Chapter: 
 

1. Creating a world-class education system that ensures 
students in the City get an education that prepares them for 
the New Economy and that helps attract new talent to the 
City. 

2. Connect to the New Economy by leveraging the assets of 
regional talent and emerging high-tech manufacturing, 
medical and information technology sectors. 

3. Prioritizing high potential – high impact redevelopment sites 
as a great place to invest and utilize regional resources 
accordingly. 
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4. Continue building a “destination” downtown, by 
supporting a 24-hour, seven day a week population and 
activity that appeals to a wide-variety of people. 

5. Create local entrepreneurs through education, public 
support, business incubation and equal opportunities. 

6. Polish the image of Pontiac by marketing the strengths and 
potential of the City and County while reducing crime and 
blight and other drivers of negative perceptions. 

7. Restore healthy, safe and attractive neighborhoods with a 
range of housing opportunities for people with different 
incomes, needs and preferences. 

8. Provide quality community services for all to ensure 
equitable opportunities for a high-quality of life regardless of 
socio-economic status. 

9. Leverage public and private partnerships with 
stakeholders in the City, in Oakland County and with regional 
business leaders in order to improve the ability of the City 
and County to compete in the New Economy. 

10. Maintain a high-performance government that is fiscally 
responsible and fosters strategic investment in people and 
partnerships. 

 
Pontiac has all the ingredients for success. A future of prosperity is 
largely a matter of crafting a strategic vision, leveraging assets, 
building on strengths and working in partnerships with what is 
already in place. These ten strategy categories focus on opportunities 
to invest in people and partnerships and allow for the greatest 
flexibility and adaptation to change in the future. The opportunities 
under the above strategies will allow Pontiac to transition from the 
Old Economy to the New Economy by building a place that talent 
wants to come to and existing citizens will thrive living in. 
 
Each of these ten strategies is further discussed in Appendix B: City 
of Pontiac Asset-Based Economic Development Strategies.  Physical 
opportunities to create a stronger sense of place and specific 
opportunities for “New Economy” development are on the following 
pages and are referred to as Potential Intensity Change Areas. 
 
POTENTIAL INTENSITY CHANGE AREAS 
(PICAs) 
 
Potential Intensity Change Areas (PICAs) are locations within 
Pontiac that are candidates for intensification or a change in uses.  
The PICAs within Pontiac are the areas best poised for new 
development or redevelopment over the next 5-15 years.  Pontiac’s 
PICAs have been identified as those areas that will change in use or 
intensity for the purpose of creating the types of spaces that will 
enhance quality of life and can be used to attract New Economy 
investment in Pontiac.   
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These areas were identified using the principles described in the 
Asset-Based Economic Development Strategy developed by the Land 
Policy Institute at Michigan State University.  Intensity and uses 
within these PICAs focus on attracting New Economy development 
– information technology (IT), medical and research, research and 
development, and leisure and entertainment.   As detailed in the 
Asset-Based Economic Development Strategy, New Economy 
business seeks areas rich in talent – educated workers.  These workers 
are able to choose where they live, work and play, thus it is quality of 
life elements that become critical recruitment tools.  To put it simply, 
place matters!  Attracting this talent requires a focus on creating a 
“high-amenity” community in Pontiac – that is one with vibrancy, 
opportunity, green infrastructure (parks, trails, bike paths etc.), 
culture, and diversity.1 
 
The largest and most important PICA in Pontiac is the downtown 
district.  The entire downtown should be considered a PICA due to 
the existing conditions; a significant portion of downtown space is 
currently used for surface parking lots.  Within the downtown 
district, there are four particularly important PICAs:  the Clinton 
River, Lots 9 and 6, Woodward Avenue, and the Lafayette Square 
district.   
 
The PICAs described in this chapter can be divided into five 
categories – the Clinton River, Downtown, “New Economy” sites, 
Mixed Use/Commercial Centers, and Residential. 
 
Clinton River  
 
The Clinton River is an underutilized resource as it passes through 
the City of Pontiac.  The river flows west to east and drains into Lake 
St. Clair.  From Crystal Lake, the river is directed into an 
underground pipe just west of Bagley Street and South of Orchard 
Lake Road.  It passes underneath the downtown in this pipe and 
reemerges between University Drive and East Huron Street, east of 
Union Street.  On the east side of downtown, the Clinton River 
roughly follows East Wide Track Drive. 
 
The Clinton River is a key environmental feature as well as a 
recreational feature. The potential to daylight the river through 
sections of downtown will help to strengthen the image and identity 
of Pontiac – helping to change the city’s image from one associated 
with the Old Economy to that of a greener city, one defined by an 
outstanding quality of life and abundant recreation and entertainment 
alternatives. 
 
                                                 
1 City of Pontiac Asset-Based Economic Development Strategies.  Land Policy 
Institute, Michigan State University. 2007. 
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The concept of “daylighting” the Clinton River has been discussed in 
Pontiac before, though it is typically dismissed as too far-fetched.  In 
fact, a number of major cities have undertaken similar waterway 
restoration projects that have spurred new economic development 
along with the restoration.  Los Angeles is currently implementing $2 
billion worth of restoration to create a 52-mile urban waterway – 
restoring the Los Angeles River.  Most famously, San Antonio 
reclaimed the San Antonio River as it flows through downtown to 
create the San Antonio Riverwalk, which has become the top tourist 
and entertainment attraction in the state.  Boston and Pittsburgh have 
also implemented projects to revitalize their riverfronts to enhance 
the river and to spur new economic development.  Internationally, 
Barcelona, Amsterdam, Berlin and London have done the same.2  In 
Michigan, Kalamazoo, Lansing and Detroit are all examples of 
communities that have used the asset of a downtown riverfront to 
spur revitalization efforts. 
 
The 2001 Updated Downtown Development Plan identifies the 
opportunity to create a Clinton River Parkway along Woodward 
Avenue while converting the other portion of Woodward  to a north-
south continuation of Woodward Avenue.  This creates additional 
opportunity to weave the green infrastructure of the river into the 
urban fabric of Pontiac.  The Clinton River Trail will be extended 
through the downtown and follow the Clinton River Parkway and 
then east along the river. 
 
The opportunity to create additional pocket parks, urban plazas and 
new views of the river will help to improve the image of downtown 
Pontiac.  Changing the image of the city and presenting a new look 
will be an essential part of the economic development strategy for 
Pontiac.  A new image is necessary to attract the skilled and educated 
workers that will power the New Economy.  
 
Improvements that include significant public space, have proved to 
be significant economic catalysts.  Chicago’s Millennium Park, for 
example, has had a huge economic impact on City revenues.  The 
original cost of developing that park was significant - $490 million of 
which the City paid $270 million.  The long-term economic impact of 
the park is far more than that original investment.  The 2005 
Millennium Park Economic Impact Study projected that the park’s 
economic impact on the adjacent real estate market will total $1.4 
billion over the next 10 years.3  
 

                                                 
2 Sustainable Land Development Today. “Developing a Plan for a 52-Mile Urban 
Waterway”. Pp 11-14. 
3 Millennium Park Economic Impact Study.  City of Chicago Department of 
Planning and Development . 2005 
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This project will be an engineering challenge, not to mention a 
significant cost.  However, the public-private partnership that 
Chicago used to build Millennium Park is an excellent model for 
Pontiac to follow.  It will be paramount to reach out to other 
agencies – Oakland County, the State of Michigan and the Federal 
government – and the private sector for funding and professional 
expertise.  
 
Daylighting the Clinton River will boost the city’s image, improve the 
condition of the river, and perhaps most importantly, create 
opportunity for redevelopment along the river that serves to increase 
property values throughout the Clinton River corridor and 
downtown.   
 
Downtown 
 
Lot 9 (8 acres ±) 
 
Lot 9 is eight acres of undeveloped downtown property - the City’s 
largest undeveloped parcel in the downtown district.  The lot has 
been used as a surface parking lot for a number of years and, while it 
provides convenience for some downtown patrons, it is a constant 
visual reminder of unfulfilled promise.  
 
The 2001 Updated Downtown Development Plan has never been 
fully implemented.  The conceptual design for Lot 9 in that plan calls 
for mixed-use buildings surrounding a public space.  Transforming 
Lot 9 from the dead space that it is currently to a lively space with a 
mix of lofts, office space, retail and public space will help to 
strengthen Pontiac’s image.   
 
The 2007 Downtown Residential Market Study identified a 
significant shortage of downtown residential space.  In order to 
become a thriving, energetic, “24-7” destination, there must be a core 
of residents in the downtown district to create that round the clock 
energy.  Creating opportunity for new loft development and 
incentives to rehabilitate historic buildings to include residential 
development will help to make Pontiac a more attractive destination 
for the knowledge professionals of the New Economy.  A downtown 
cannot sustain itself with office use during the day and entertainment 
at night – there needs to be that residential element to complete the 
district. 
 
Lot 9 is also an ideal space to begin the process of daylighting the 
Clinton River – that is bringing the river out of a pipe and back to the 
surface.  Daylighting the river through Lot 9 as a part of a 
comprehensive redevelopment of the entire lot will be an economic, 
environmental and cultural boost for the City.   

Figure 6.1: Lot 9 
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Lot 6 at the corner of Saginaw and Huron is another opportunity for 
mixed-use redevelopment.  As these new developments, as well as 
others, come on line, parking structures will be needed at strategic 
locations to replace the surface parking lots. 
 
Woodward Avenue  
 
The 2001 Updated Downtown Development Plan also identified 
Woodward Avenue as an impediment to downtown redevelopment.  
As noted in the 2001 Plan, Woodward Avenue is a barrier that limits 
pedestrian connections to surrounding neighborhoods.  Cut off from 
the surrounding population, downtown has gradually become a single 
use district – office use during the day and entertainment at night.  
This segregation of downtown Pontiac has effectively limited the 
potential for retail business and as a result, most Pontiac residents 
rely on other districts for their retail needs. 
 
Implementing the 2001 Downtown Development Plan 
recommendation to convert Woodward Avenue to a road with two-
way traffic will concentrate commuter traffic along this route and 
make the downtown more accessible for the entire community.  The 
eastern portion of Woodward Avenue should be redeveloped as the 
Clinton River Parkway, a more local road that follows the restored 
Clinton River and redeveloped with new mixed-use buildings along 
the river that take advantage of this newly realized amenity. 
 
As discussed previously, restoring the Clinton River will have an 
immediate impact on surrounding property values.  Therefore, this 
project should no longer be explored as a long-term dream, but 
should become a 5-10 year priority.   
 
Lafayette Square District 
 
The Lafayette Square site and surrounding properties are an 
opportunity for a change in intensity on the north side of downtown. 
The Lafayette Square block is bounded on the north and west by 
Woodward Avenue, Lafayette and Carter Streets on the south and 
North Saginaw and Wayne Streets on the east.  
 
The 2001 Updated Downtown Development Plan created a long-
term vision for residential infill and civic space on the northwest edge 
of downtown to help transition from the downtown to the 
surrounding neighborhoods.  While historically this has been a single 
family residential neighborhood, there are fewer than 30 medium to 
high density residential structures that remain.  Nevertheless, there is 
the potential for additional infill residential development in this part 
of downtown.   
 

Figure 6.2: View of Woodward Avenue 
and City Hall 
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Creating additional civic space will help to create a stronger gateway 
into the downtown, particularly at the challenging intersection of 
Woodward Avenue and Cesar Chavez.  
 
This part of downtown also has the potential for “new economy” 
business incubation in some of the existing commercial buildings 
along Cesar Chavez.  The block provides outstanding access to 
Woodward Avenue, M-59 and Dixie Highway. 
 
The district is also a transition between the commercial core of 
downtown and the residential district to the north.  This district 
should change over time to become a district characterized by mixed-
use buildings on Saginaw and Cesar Chavez with neighborhood-scale 
retail and office or residential units on the upper floors.  The 
residential neighborhood in the west part of this district should be 
strengthened with new infill housing and civic space improvements. 
Figure 6.3: March 2004 Lafayette Square Master Plan  

 
Source: Archive DS 
 
 
Bagley-Congress Transit Oriented Development District 
 
The sixth PICA is the area immediately west of the Amtrak station 
and railroad tracks, bordered by Wessen Street to the south and 
Orchard Lake Road on the north.  Bagley is the western edge of this 
PICA and Congress forms the east boundary.  The area is now used 
primarily for storage.  Over the long-term, this area has the potential 
to develop into a mixed-use neighborhood around the mass transit 
hub of the rail station. 
 
The long-term transit plans for southeast Michigan have identified 
the Woodward Corridor connecting Detroit and Pontiac as a priority 
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for commuter rail and/or bus rapid transit service.  This district is 
underutilized as an industrial district and has considerable long-term 
potential for a mixed-use Transit Oriented Development (TOD).   
The concept of TODs is to increase the residential density around 
transit stops, in the same manner that commercial activity is 
concentrated around highway exits.  As the region embraces mass 
transit as a clean, safe and affordable transportation alternative over 
the next 25 years, transit stops will become the new highway exits.   
 
Phoenix Center 
 
As noted in the 2001 Downtown Plan, the Phoenix Center creates a 
barrier within the downtown district and should be targeted for 
redevelopment over the next 30 years.    
 
Commercial and Mixed-Use Development 
 
Owen Elementary School (4 Acres ±) 
 
Owen Elementary School on Columbia, just east of Baldwin Ave. is 
one of a number of facilities that has been closed by the Pontiac 
School District and offered for sale.  Any redevelopment should 
include an open space component to compensate for the loss of 
recreation space. 

 
GM Validation Center (65 acres ±) 
 
The former General Motors Validation Center on Woodward 
Avenue at South Boulevard is one of the facilities that GM has 
identified for sale.  This site has good potential for development as a 
community or regional commercial retail center with a “Big Box” 
grocery store or “superstore” as an anchor tenant.  The commercial 
development is not of the type or scale that would compete with 
downtown retail, but would create new retail that would fill a void 
within Pontiac. 
 
In order to ensure the site be developed as anything other than 
industrial use, the City will have to work with Oakland County, the 
State of Michigan, GM and the private sector to provide the required 
environmental assessment and any mitigation that is necessary.  
 

Figure 6.4: Phoenix Center 



 CHAPTER 6 
 ASSET-BASED ECONOMIC 
 DEVELOPMENT STRATEGY 

City of Pontiac Master Plan 93 

Silverdome (127 acres ±) 
 
The Pontiac Silverdome  has long been the subject of redevelopment 
plans and as recently as November, 2007, the City solicited bids for 
the redevelopment of the site and is in negotiations with a selected 
development as of June 2008..  This Master Plan recommends 
designating the site as a Special Use District to provide greater 
flexibility to creatively develop the site in a way that contributes to 
Pontiac’s long-term sustainability. 
 
The site is located at the intersection of M-59 and Opdyke Road, and 
has good visibility and access to I-75, M-59 and Opdyke Road.  The 
location of the site makes this property ideal for a large-scale mixed 
use development.   The size and location is in line with big-box and 
highway commercial size retail development and there is ample ability 
to design the site to include new housing as a part of any 
redevelopment.  As part of a development, the possibility of a larger, 
mixed-use development with a residential component should be 
explored.  Other potential options include retail and recreational uses 
that will generate long-term revenue for the City. 
 
The size and scale of the commercial use that is part of this 
development should not compete with downtown retail, which is 
more specialized and small-scale. 
 
Orchard Lake Road between Johnson Street and Green Street 
and Between Front and Exchange Streets (various acreages) 
 
The largely vacant and/or underdeveloped stretch of property on the 
north side of Orchard Lake Road between Johnson Street and Green 
Street and between Front and Exchange Street has long-term 
potential for redevelopment as residential or office use.  Additional 
retail development should be concentrated in the downtown district 
or in existing commercial areas. 
 
Residential 
 
Glenwood Plaza (27 acres ±) 
 
Glenwood Plaza is an obsolete community scale shopping plaza at 
Glenwood Drive and North Perry Street.  The site is surrounded by 
largely single family residential neighborhoods.  Typically, commercial 
developments of this scale are anchored by grocery stores or 
pharmacies, however, as commercial strips have evolved on Perry St , 
convenience shopping has created the largely false impression that 
the city is well served by grocery stores.  This center is functionally 
obsolete; the site does not offer contemporary retail site planning 
standards and should be replaced with higher-density residential 
development. 

Figure 6.5: Pontiac Silverdome 
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Perry Street - Former Fed-Ex Warehouse Site (13 acres ±) 
 
The vacant warehouse and surrounding property should be cleared to 
help promote redevelopment of the site as a residential 
neighborhood or as a mixed-use site with a combination of office, 
retail and residential space.   
 
McCarroll School (4 acres ±) 
 
The McCarroll School at 191 Glenwood is at the intersection of East 
Montcalm and Glenwood Avenue.  Historically, this has been the 
southern edge of GM’s Pontiac North manufacturing facility with 
only Montcalm acting as a buffer between a huge manufacturing 
operation and the residential neighborhood and park.  This site is 
best utilized for additional single family residential development that 
is more in keeping with the surrounding neighborhood.  The site is 
located between Oakland Park and Perry Park, making this an ideal 
location for new single family housing. 
 
Hawthorne School Site (17 acres ±) 
 
The Hawthorne School site is one of the properties the Pontiac 
School District has identified as surplus property.  This site is located 
just south of Walton Boulevard and north of Telegraph Road.  
Walton Boulevard is a mixture of commercial and residential 
properties with a small residential neighborhood at the corner of 
Walton and Telegraph.  This site has redevelopment potential as a 
multiple family residential neighborhood. 
 
Adaptive Reuse PICAs 
 
Oakland Park Firehouse 
The old Oakland Park Firehouse has potential for adaptive reuse as a 
recreational facility or community center-type function that is in 
keeping with Oakland Park’s primary purpose.  There is adequate 
space, particularly on the west side of the park for soccer fields.  This 
space, while across the street from the GM Pontiac North Campus, 
should not be utilized for commercial development. 
 
Auto-related Business Center 
A number of auto repair and auto-related businesses have developed 
throughout the City, most notably along Baldwin, Cesar Chavez and 
Montcalm.  In many cases, these businesses are solid members of the 
Pontiac community.  Unfortunately, many also fail to adhere to the 
City’s building and zoning codes and are in varying states of disrepair.  
Land around the he GM North Campus facility may be redeveloped 
for an auto-related business center. 



 CHAPTER 6 
 ASSET-BASED ECONOMIC 
 DEVELOPMENT STRATEGY 

City of Pontiac Master Plan 95 

Other Potential PICAs 
 
The five categories of PICAs described previously are not the only 
areas with a potential change in intensity; they were highlighted as 
they have significant catalyst potential.  That is, those areas are not 
only ripe for redevelopment or change, but as they change, they will 
encourage additional redevelopment. 
 
Collier Road Landfill (81 acres ±) 
 
The Collier Road landfill site has potential for redevelopment as a site 
for alternative energy production.  The site’s location and topography 
create the opportunity to take advantage of solar and wind power 
generation opportunities that will help to make the City a more 
environmentally sustainable community.  Such an industrial 
redevelopment would also help to change the perception of the City 
and reinforce the image of Pontiac as a center of New Economy 
development.   
 
There are many environmental issues associated with closed landfills 
and restrictions on land use based on the nature of the landfill and 
the method of capping the landfill, however, closed landfill sites 
across the country have been reclaimed for industrial and recreational 
uses. 
 
Kennett Road Landfill (66 acres ±) 
 
The Kennet Road Landfill has potential for future development as 
either a regional recreational complex or for light industrial use.  
Landfills across the country have been converted for recreational use 
featuring soccer, football, baseball and softball fields, shooting 
ranges, golf courses and ski slopes.  Again, there are many 
environmental issues associated with closed landfills and restrictions 
on land use based on the nature of the landfill and the method of 
capping the landfill will need to be considered when evaluating either 
proposed uses.  This site has been planned for a Special Use District 
to provide greater flexibility to creatively and sustainably develop the 
site in the future. 
 
Skandia Site (18 acres ±) 
 
The site, located on Orchard Lake Road between the railroad right of 
way and the Clinton River can be redeveloped for additional single or 
multiple family residential use.  
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Former Crystal Lake Public Housing Site (47 acres ±) 
 
The former public housing project, Lakeside Homes contained 364 
units of affordable rental housing.  The site was razed and readied for 
redevelopment by the Pontiac Housing Commission (PHC).  The 
PHC has formulated a plan for low density residential throughout the 
site.  The surrounding neighborhood has a significant number of 
vacant and dilapidated homes that should be demolished.  The 
former public housing site and the surrounding neighborhood is 
appropriate for a mix of different housing types, with a focus on 
single family residential units with the potential for a multiple family 
senior village as a part of the neighborhood vision. 
 
Great Lakes Crossing  
 
Great Lakes Crossing Drive should be developed with uses that are 
accessory to the Great Lakes Crossing Mall.  This may include 
restaurants and offices, including medial office, but should not 
compete with the types of commercial development that is targeted 
for the downtown district. 
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Chapter 7 –  
Future Land Use Policy 

 

Future Land Use Goals 
The Future Land Use Plan is designed to guide the 20-
year vision for Pontiac created during the Master 
Planning process.  The key components of the Future 
Land Use vision are: 

 
• ENCOURAGE MIXED USES 

Downtown redevelopment demands a mix of uses, 
including various combinations of residential, 
commercial, office, and other uses.  Mixed uses 
create opportunity for innovative and new transit 
oriented development and more vibrant 
neighborhoods.   
 

• STRENGTHEN SENSE OF PLACE 
In the contemporary economic market, place 
matters more than ever before.  Therefore, to better 
compete for business development and residential 
redevelopment, Pontiac needs to focus on creating a 
stronger sense of place, improving the quality of life, 
and changing the perception of the City.  This 
includes a significant effort to improve the image 
and appearance of the City’s principal thoroughfares. 
 

• IMPROVE EXISTING HOUSING STOCK 
Pontiac’s housing stock should offer a range of 
product types and prices.  Revitalizing the aging 
urban housing stock will require an innovative and 
simplified vision.  The form-based approach will 
allow for the flexibility to address market conditions 
while retaining the features that define 
neighborhood character. 

 
• LIMIT STRIP COMMERCIAL 

DEVELOPMENT  
Strip commercial development should not expand 
beyond their current limits.  Limiting strip 
commercial development will encourage the 
redevelopment of the downtown and existing 
neighborhood commercial areas. 
 

RESIDENTIAL DEVELOPMENT 
 
• In-fill development in residential 

neighborhoods with significant amounts 
of vacant land should be prioritized.  

• The City should work with Oakland 
County to set up a land bank program 
similar to Genesse County to encourage 
development on vacant lots.  

• The existing zoning ordinance should be 
amended to provide greater flexibility 
within these districts.   

• The City should work with the Michigan 
State Housing Development Authority 
(MSHDA), Cities of Promise, Oakland 
County, and the non-profit and private 
sectors to combat blight and demolish 
abandoned and neglected buildings, 
particularly within residential 
neighborhoods and along major 
thoroughfares. 

• Pontiac should work more closely with 
Oakland County and its neighboring 
municipalities to pool resources and 
ensure each community is able to enforce 
its zoning and building codes. 

• The City should work with neighborhood 
groups and residents to provide the 
opportunity to develop urban gardens 
and agricultural plots on vacant 
properties.   
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Transportation 
 
• Adopt access management standards to minimize 

curb openings on major and minor arterials. 
• Encourage shared drives and shared parking 

wherever possible.  
• Revise landscape standards to enhance image 

along thoroughfares.  
• Adopt street design standards to include 

pedestrian walkways and bike paths wherever 
possible.  

     
Commercial Development 
 
• Additional strip commercial development should 

occur only at key intersections and nodes as 
indicated on the Future Land Use Plan.  

• Any new commercial development along major 
thoroughfares needs to meet design guidelines to 
ensure they have a positive impact on the City’s 
image.   

• Amend the zoning ordinance to outline specific 
design, landscape, and buffer requirements for 
corridor and neighborhood commercial properties. 

 
Downtown Development 
 
• Prioritize development of Lot 9 and other vacant 

parcels in the downtown for mixed uses. 
• Create incentives for adaptive reuse of existing 

buildings.   
• Work with the Oakland County Drain 

Commission to daylight the Clinton River through 
the downtown.   

 
Transit Oriented Development 
 
• Work with SEMCOG, MDOT, Oakland County 

and other governmental organizations to create a 
transit hub in Pontiac.   

• Update the Zoning Ordinance to allow a high 
density mixed use development around the transit 
hub.  

Industrial, Research and Development 
District 
 
• Modify Zoning Ordinance to encourage new 

economy uses- high tech rather than 
manufacturing based uses.  

• Adaptive reuse of existing outdated large scale 
manufacturing buildings for other appropriate uses 
should be a top priority.  

 
Civic Center   
 
• All municipal offices should be consolidated at a 

central location adjacent to city hall as the civic 
center complex.  

• Expand the civic center site as opportunity arises.  
 
Historic and Cultural Resources 
 
• Historic and culturally significant community 

resources such as the five historic districts and the 
seven historic sites, landmark trees, or other places 
of significance must be considered when making 
land use decisions.   

• These historic and cultural resources create a sense 
of continuity and identify places in the community, 
and are irreplaceable resources that cannot be 
recovered if lost.   

• Therefore, community must make the effort to 
preserve historic and culturally significant 
community resources rather than razing them in 
the name of redevelopment. 
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FUTURE LAND Chapter 7 
USE POLICY 
 
This chapter describes future land use policy, land use goals and the 
future land use categories and proposed guidelines.   

FUTURE LAND USE POLICY 
 
Land use decisions should be guided by the principles that are 
outlined in the Asset-Based Economic Development Strategy (see 
Appendix B) and throughout this plan.  When considering a 
proposed zoning or land use change in the community the Planning 
Commission and City Council should include the following factors in 
their consideration of each change. 

Green Infrastructure and Natural Features 
 
Green infrastructure – the connected network of natural areas, 
wetlands, streams, lakes, woodlands, parks, and open space – is 
critical to a city’s sustainability.  Pontiac needs to strengthen and 
enhance its green spine.  To improve the City’s green infrastructure, 
Pontiac should create opportunities for new connections between 
green nodes like parks and natural areas.  This may include creating 
new parkland, allowing residents to claim vacant lots for use as urban 
gardens, designating key natural areas for only limited development, 
and building additional pocket parks and urban plazas in the 
Downtown.   
 
The City has no excess parkland and, therefore should not consider 
disposing of existing parkland for development.  Underutilized park 
areas may become ‘no-mow’ areas and the City should work with 
Oakland County to develop long-term management strategies for 
underutilized parks that may be better suited for more passive 
recreation and natural areas. 
 
Additionally, Pontiac should work with Oakland County Planning 
and Economic Development Services, IT department and the 
Michigan Natural Features Inventory (MNFI) to identify and map 
sensitive land, resources and habitats.  The Planning Commission and 
City Council should use the information to create a Natural 
Features/Future Land Use overlay map as a guide when considering 
the potential impacts of zoning changes or development in areas 
where natural features are located. 

 
Future Land Use Goals 

 
• ENCOURAGE MIXED 

USES 
Downtown redevelopment 
demands a mix of uses, 
including various 
combinations of residential, 
commercial, office, and 
other uses.  Mixed uses 
create opportunity for 
innovative and new transit 
oriented development and 
more vibrant 
neighborhoods.   
 

• STRENGTHEN SENSE 

OF PLACE 
In the contemporary 
economic market, place 
matters more than ever 
before.  Therefore, to 
better compete for business 
development and 
residential redevelopment, 
Pontiac needs to focus on 
creating a stronger sense of 
place, improving the quality 
of life, and changing the 
perception of the City.  
This includes a significant 
effort to improve the image 
and appearance of the 
City’s principal 
thoroughfares. 
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The city should form a strategic alliance with adjoining communities 
and Oakland County to complete the Clinton River Trail through 
Pontiac.  
 
Energy Efficiency and Environmentally Friendly Design 
 
The built environment has a profound impact on our natural 
environment, economy, health and productivity.  For instance, the 
U.S. Green Building Council reports that in the United States, 
buildings account for 36% of total energy use, 65% of electricity 
consumption, 30% of greenhouse gas emissions, 30% of raw 
materials use, 30% of waste output (136 million tons annually), and 
12% of potable water consumption. 
 
“Green Development” refers to environmentally friendly and energy 
efficient site and building design.  Breakthroughs in building science, 
technology and operations are available to designers, builders and 
owners who want to build green and maximize both economic and 
environmental performance.   
 
Green buildings offer both environmental and economic benefit.  
Environmental benefits include the use of less electricity, the 
reduction of solid waste and greenhouse gas emissions, and the 
conservation of natural resources, while economic benefits include 
reduced operating costs, reduced strain on local infrastructure, 
increased employee satisfaction and performance, and increased life-
cycle economic performance, and increased sales at retail stores. 
 
In summary, green buildings typically require a small additional cost 
(estimated to be 1-5%) to construct when compared to conventional 
construction, however, green buildings are less costly to operate and 
maintain, are energy- and water-efficient, have higher lease-up rates 
than conventional buildings in their markets, and are a physical 
demonstration of the values of the organizations that own and 
occupy them. 
 
Design guidelines for new development should include as many 
green building standards as possible.  As a part of changing the 
perception of the City, Pontiac should embrace green development 
and begin to create the image that Pontiac seeks to be the “greenest” 
municipality in Michigan.  Particularly within the southeast Michigan 
market, this can prove to be a competitive advantage for 
redevelopment and new business attraction. 
 
 

Future Land Use 
Goals 
The Future Land Use Plan is 
designed to guide the 20-year 
vision for Pontiac created 
during the Master Planning 
process.  The key 
components of the Future 
Land Use vision are: 

 
• IMPROVE EXISTING 

HOUSING STOCK 
Pontiac’s housing stock 
should offer a range of 
product types and prices.  
Revitalizing the aging 
urban housing stock will 
require an innovative and 
simplified vision.  The 
form-based approach will 
allow for the flexibility to 
address market 
conditions while retaining 
the features that define 
neighborhood character. 

 
• LIMIT STRIP 

COMMERCIAL 

DEVELOPMENT  
Strip commercial 
development should not 
expand beyond their 
current limits.  Limiting 
strip commercial 
development will 
encourage the 
redevelopment of the 
downtown and existing 
neighborhood 
commercial areas. 
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Pontiac should become a leader in energy efficient design and 
construction and should develop incentives for using recycled 
building materials, alternative stormwater management principles, 
energy efficient design and strong neighborhood design standards.  
Provide incentives for LEED certified buildings and set an example 
by making all Municipal buildings more energy efficient and /or 
LEED certified.   
 
Certain building materials and outdated site design standards often 
have a negative impact on the environment.  Neighborhood design 
standards should emphasize connectivity between neighborhoods, 
provide transportation alternatives, and create a safe and walkable 
community.  Building standards should encourage adaptive reuse, 
recycling and reuse of building materials and design guidelines should 
provide incentives for residents, builders, and developers to use 
environmentally-friendly or green materials. 
 
Residential Development 
 
In-fill development in residential neighborhoods with significant 
amounts of vacant land should be prioritized.  The City should work 
with Oakland County to set up a land bank program similar to 
Genesse County to encourage development on vacant lots.  The 
existing zoning ordinance should be amended to provide greater 
flexibility within these districts.  These standards should emphasize 
building form and outline acceptable materials and standards for each 
district.   
 
Blight and abandoned property is a major obstacle for neighborhood 
redevelopment.  The City should work with the Michigan State 
Housing Development Authority (MSHDA), Cities of Promise, 
Oakland County, and the non-profit and private sectors to combat 
blight and demolish abandoned and neglected buildings, particularly 
within residential neighborhoods and along major thoroughfares.  
Public-private partnerships are essential tools for fighting blight 
within the City.  A regional partnership between governments, non-
profits, and the private sector is essential for this effort. 
 
Code enforcement is an essential component of the fight against 
blight.  The City’s current economic condition limits the number of 
code enforcement officers and allows violations to continue.  Pontiac 
should work more closely with Oakland County and its neighboring 
municipalities to pool resources and ensure each community is able 
to enforce its zoning and building codes. 
 

Figure 7.1: Opportunity for infill 
residential development on 
Baldwin Avenue 
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The City should work with neighborhood groups and residents to 
provide the opportunity to develop urban gardens and agricultural 
plots on vacant properties.   
 
Transportation 
 
Adopt access management standards to minimize curb openings on 
major and minor arterials.  Encourage shared drives and shared 
parking wherever possible. Revise landscape standards to enhance 
image along thoroughfares. Adopt street design standards to include 
pedestrian walkways and bike paths wherever possible.      
 
Commercial Development 
 
The City has an abundance of strip commercial development.  
Additional strip commercial development should occur only at key 
intersections and nodes as indicated on the future land use plan.  Any 
new commercial development along major thoroughfares needs to 
meet design guidelines to ensure they have a positive impact on the 
City’s image.  The Planning Commission should amend the zoning 
ordinance to outline specific design, landscape, and buffer 
requirements for corridor and neighborhood commercial properties. 
 
Downtown Development 

Development of Lot 9 and other vacant parcels in the downtown for 
mixed uses should be a top priority for the city, along with adaptive 
reuse of existing buildings.  The City should continue working with 
the Oakland County Drain Commission to daylight the Clinton River 
through the downtown.   
 
Transit Oriented Development 
 
The City should work with SEMCOG, MDOT, Oakland County and 
other governmental organizations to create a transit hub in Pontiac.  
The Zoning Ordinance should be updated to create zoning 
regulations to allow a high density mixed use development around 
the transit hub.  
 
Industrial Research and Development District 
 
The Zoning Ordinance should be modified to encourage ‘new 
economy’ uses- high tech rather than manufacturing based uses. 
Adaptive reuse of existing outdated large scale manufacturing 
buildings for other appropriate uses should be a top priority.  
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Civic Center   
 
All municipal offices should be consolidated at a central location 
adjacent to city hall as the civic center complex. The city should look 
into expanding the civic center site as opportunity arises. .  
 
Historic and Cultural Resources 
 
Historic and culturally significant community resources such as the 
five historic districts and the seven historic sites, landmark trees, or 
other places of significance must be considered when making land 
use decisions.  These historic and cultural resources create a sense of 
continuity and identify places in the community, and are irreplaceable 
resources that cannot be recovered if lost.  Therefore, community 
must make the effort to preserve historic and culturally significant 
community resources rather than razing them in the name of 
redevelopment. 
 
The Historic District Commission (HDC) should play an integral role 
in defining the guidelines for the five Historic Residential districts.  
The Historic District Guidelines should reflect the unique 
architectural character of each district, provide specific guidelines 
about siding, windows, doors, fences, roofs and lighting.  The HDC, 
with assistance from the Oakland County Historic Preservation 
Architect should also prepare a reference containing information 
about contractors and materials with a special emphasis on energy 
efficient and historically appropriate materials. 
 
Historic Preservation Policy 
 
The City's Historic District Commission plays a critical role in 
providing information to property owners about historic preservation 
standards, the financial benefit of preservation, and the procedures to 
renovate historic buildings.  The Planning Commission and City 
Council should continue to rely on the HDC to serve as the authority 
on historic buildings and structures in Pontiac.  Therefore, the City 
Council should make every effort to appoint a full HDC board with 
well-qualified and trained individuals familiar with historic 
preservation. 
 
The benefit of placing such value on historic preservation is that it 
strengthens the sense of place for the entire City.  To ensure these 
districts are preserved, maintained and exude the proper image of 
Pontiac, the following steps should be taken: 
 
Existing and Potential Historic Sites.  Maintain a listing of 
historic sites and update the Historic Districts/Future Land Use Map 
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as necessary.  Potential historic sites will be identified based on the 
criteria for designation, and any sites that qualify should be added to 
the list of historic sites. 
 
Development or Redevelopment.  The impacts of development on 
a historic site or resource must be evaluated whenever development 
is proposed on or adjacent to a historic site, and land use decisions 
within a historic district must be made in accordance with the 
preservation policy objectives. 
 
Zoning and Land Use.  Historic properties should be zoned to 
assure ongoing use and maintenance of the structure.  Ideally, the 
first choice for historic properties would be to maintain the original 
use(s) of the property.  Flexibility in zoning and consideration of 
adaptive reuse of historic structures is encouraged, but must be 
authorized according to procedures that will maximize retention of 
the historically significant aspects of the site or structure. 
 
Public Awareness.  Public awareness of historic sites/structures and 
historic preservation activities in Pontiac should continue to be 
bolstered through informational materials, technical assistance and 
other programs, including outreach to the Real Estate community to 
educate realtors and potential buyers about the impact of historic 
district standards.  The Pontiac HDC should work with the Oakland 
County Historic Preservation officer to provide information 
regarding financial incentives for historic preservation. 
 
Economic Feasibility.  Available options for historic preservation 
purposes must be communicated to the owners and potential buyers 
of historic properties by the Planning Commission, City Council, 
HDC with the assistance of the State Historic Preservation Office 
(SHPO).  Many creative options are available to assist in the 
rehabilitation and renovation of historic properties, including state 
and federal tax credits, grant and loan programs, and local technical 
expertise. 
 
POTENTIAL INTENSITY CHANGE AREAS (PICAS)   
 
Proposed zoning changes or development in the designated PICAs as 
detailed in the previous chapter where the Master Plan recommends a 
change in land use (i.e., areas where the future land use designation is 
different from the existing zoning designation) must not occur in a 
piecemeal fashion.   
 
Where there are established residential neighborhoods that are 
planned for land uses other than single family residential, a rezoning 
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to a nonresidential land use must not be approved unless the 
proposed rezoning parcel includes a clear majority of the existing 
residences and will not isolate existing residential land uses.  For 
instance, a proposed rezoning to a nonresidential zoning district on 
an isolated lot that will be surrounded by single-family homes shall 
not be approved. 
 
It is imperative that piecemeal rezonings that would create a 
patchwork of land uses in an area be avoided, and that stable 
residential neighborhoods be maintained until such time as the entire 
residential area is ready to transition to a new land use as a whole. 
 
Special Districts 
 
Certain areas have been designated as special districts to provide 
some level of flexibility in development. These areas are:  
 

1. The Silverdome Site- Mixed use development would be most 
appropriate for this site, however market conditions will 
determine the appropriate use.  

2. Collier Road Landfill-  This site has been designated for 
future alternative energy development such as solar or wind 
power. 

3. Property North of Stonegate - This property has potential for 
either new low density residential development or a 
Technology Park. 

4. Kennett Road Landfill- Appropriate redevelopment of this 
site would be as a regional recreational complex or light 
industrial use.      

 



Chapter 7 
FUTURE LAND USE POLICY 

 
 

City of Pontiac Master Plan 

 

108 

 



City of Pontiac Master Plan 
109 

 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Chapter 8 –  
Future Land Use Plan  

 

Future Land Use Goals 
The Future Land Use Plan is designed to guide the 20-
year vision for Pontiac created during the Master 
Planning process.  The key components of the Future 
Land Use vision are: 

 
• ENCOURAGE MIXED USES 

Downtown redevelopment demands a mix of uses, 
including various combinations of residential, 
commercial, office, and other uses.  Mixed uses 
create opportunity for innovative and new transit 
oriented development and more vibrant 
neighborhoods.   
 

• STRENGTHEN SENSE OF PLACE 
In the contemporary economic market, place 
matters more than ever before.  Therefore, to better 
compete for business development and residential 
redevelopment, Pontiac needs to focus on creating a 
stronger sense of place, improving the quality of life, 
and changing the perception of the City.  This 
includes a significant effort to improve the image 
and appearance of the City’s principal thoroughfares. 
 

• IMPROVE EXISTING HOUSING STOCK 
Pontiac’s housing stock should offer a range of 
product types and prices.  Revitalizing the aging 
urban housing stock will require an innovative and 
simplified vision.  The form-based approach will 
allow for the flexibility to address market conditions 
while retaining the features that define 
neighborhood character. 

 
• LIMIT STRIP COMMERCIAL 

DEVELOPMENT  
Strip commercial development should not expand 
beyond their current limits.  Limiting strip 
commercial development will encourage the 
redevelopment of the downtown and existing 
neighborhood commercial areas. 

FUTURE LAND USE CATEGORIES 
 
The land use/design categories are illustrated 
on the Future Land Use Map and are 
described beginning on the following page.  
The ten categories are listed below: 
 
1. Residential: 

a. Low Density Residential (1-5 
units per acre) 

b. Medium Density Residential  
(1-7 units per acre) 

c. Multiple Family Residential   
(10-15 units per acre) 

2. Mixed-Use: 
a. Transit Oriented Development  
b. Commercial and Residential   

3. Downtown 
4. Commercial 

a. Neighborhood Commercial 
b. Regional Commercial 
c. Corridor Commercial 

5. Office/Hospital/Health Care  
6. Industrial/Utility 
7. Research and Development  
8. Parks/Natural Area/Cemeteries 
9. Public Use 
10. Special District – Opportunity Sites 
11. School 
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FUTURE LAND USE Chapter 8 
PLAN 
 
The future land use concept described on the Future Land Use Map 
and in the following land use descriptions is based on a form-based 
approach to land use regulation.  The approach combines some 
elements of traditional use-specific land use planning with guidance 
on form-based concepts that concentrate on the appearance and 
layout of development rather than the particular uses that are housed 
within the buildings.  This approach is designed to help facilitate 
redevelopment in different areas of the City by clearly identifying the 
desired characteristics of the different areas.  The move toward a 
form-based approach will encourage a more healthy and vibrant mix 
of buildings and spaces throughout the City. 
  
With this approach, the Future Land Use Map designates certain 
areas of the City for flexible uses, and the City should describe the 
expected character and feel of development in these areas of the City 
instead of concentrating on particular land uses.  Some limited use 
restrictions should be included in the descriptions of the non-
residential category to prohibit conspicuous abuses of form based 
regulations, such as the over-provision of retail space in an area 
designated for mixed use development.   The form-based approach 
should describe standards for buffering residential areas from noise, 
smell, lighting, etc. generated by other non-residential uses. 
 
Many communities have adopted similar approaches in mixed-use 
and commercial areas.  Pontiac’s residential areas are also in need of a 
new approach to help improve the quality and diversity of the 
housing stock.   
 
The Pontiac Future Land Use Plan identifies 16 different land use 
categories.  Instead of examining districts solely based on land use, 
the Future Land Use Plan looks at the urban form of each district 
and seeks to help define the appropriate form for development 
within each of the districts.   
 
The land use categories are illustrated on the Future Land Use Map 
and are listed below: 
 

1. Residential: 
a. Low Density Residential (1-4 units per acre) 
b. Medium Density Residential District (up to 7 units per 

acre) 
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c. Multiple Family Residential District (up to 15 units per 
acre) 

 
2. Mixed-Use: 

a. Transit Oriented Development  
b. Commercial and Residential Mixed Use  

3. Downtown  
4. Commercial 

a. Neighborhood Commercial  
b. Regional Commercial  
c. Corridor Commercial  

5. Office/Hospital/Health Care    
6. Industrial  
7. Research and Development  
8. Parks/Natural Area/Cemeteries 
9. Public Use 
10. Special District – Opportunity Sites 
11. Schools 

RESIDENTIAL 
 
Residential Land Use designations are broken into three different 
primary categories – low density, medium density, and  multiple 
family residential.  In these districts, land uses are restricted to 
residential uses.  Some institutional uses such as neighborhood 
schools, churches, parks etc. may be allowed under special 
considerations. 
 
This approach is intended to allow for a range of housing options – 
single family attached, single family detached, townhouses, duplexes, 
apartments and also community facilities like parks, churches, schools 
within these districts.  As discussed previously, this form-based 
approach seeks to allow for flexibility and evaluates building type and 
style and how they relate to the larger context of street and 
neighborhood.  This flexibility allows the market to create new 
housing throughout Pontiac that can accommodate contemporary 
living requirements (larger home sizes, etc.) without compromising 
character of the neighborhoods.   
 
Each of the City’s historic districts outside of downtown Pontiac 
should be designated as future overlay districts – meaning that the 
underlying zoning would remain the same; however there would be 
new standards for each of the individual historic districts and 
incentives to build in a style compatible with each district.  Building 
and use standards shall vary based on the individual character of each 
of the historic districts and shall be designed to maintain and enhance 
the historic integrity of the neighborhood and the buildings within 
the district.  These areas include: 

Figure 8.1: Example of historic home 
in Historic Residential District 
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• Fairgrove 
• Franklin Boulevard 
• Modern Housing Corporation 
• Seminole Hills 

 
There are also several historic buildings and landmarks scattered 
across the City that have been designated as historic landmarks.   
 
Building standards for land within each of the historic overlay areas 
should reflect the scale, layout, character and architectural detail of 
the surrounding neighborhood.  These are all fully developed 
neighborhoods; therefore, more detailed architectural standards are 
required so that rehabilitation of property within these districts 
enhances the historic character of the neighborhood.  The City 
should work with residents and professionals to develop a Historic 
Preservation Plan for each neighborhood.  Furthermore, the City 
should work with Oakland County PEDS and their Historic 
Preservation Architect to develop brochures referencing the benefits 
of historic preservation, potential funding sources for restoration and 
repair as well as a list of additional information resources. 
 
All historic sites should be preserved and the architecture of the 
surrounding sites should seek to build off of these historic examples.  
In particular, the Central School should be incorporated into a larger 
civic campus as detailed later in this chapter.  In disrepair, this 
historic building should be rehabilitated and become a signature 
building along the proposed Clinton River Parkway. 
 
Low Density Residential: Of the four residential future land uses, 
the low density district is most restrictive, limiting development to 
predominantly single family detached housing.  This is a more 
traditional suburban model in keeping with the newer development 
on the northern border of the City.  This designation is intended to 
be the most suburban in character, and is intended exclusively for 
detached single family dwelling units on larger lots.  These 
developments should include ample open space accessible to 
members of the community.  Building standards for these lots 
include more traditional building setbacks, and lot coverage 
restrictions. 
 
Units may be attached or detached with attached single-family 
development that is limited to one to two story condominiums or 
townhouses clustered to preserve open space and to compliment a 
more rural character.   
 
In all cases, providing connectivity between adjacent developments is 
a priority.  Stub streets must be provided in all residential 

Figure 8.3: Single family detached 
units appropriate for the Low 
Density District 

Figure 8.2: Historic Site - Wisner 
House 
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Figure 8.4: Appropriate building type 
in the Medium Density District 

developments that abut vacant land or land with redevelopment 
potential.   
 
It is intended that development in this land use category be tied to 
overall density in terms of units per net buildable acre, rather than 
minimum lot sizes.  This will permit greater flexibility in the 
development and redevelopment of land, and presents an 
opportunity to create parks and other types of neighborhood features 
without reducing the overall potential yield on any particular piece of 
property. 
 
Medium Density Residential:  This Land Use category is intended 
to plan for the densest single family residential development.  
Buildings within this category include two to three story duplexes and 
single family homes on a wide range of lot sizes.  This designation 
includes most of the City’s traditionally single family neighborhoods. 
 
The Medium Density Residential designation is intended to be a 
form-based district, that is, a district that regulates development by its 
form rather than its use.  However, the predominant use in these 
areas should be residential.   
 
In many of these neighborhoods, there is significant vacancy and 
blight.  A more flexible, design-based approach to land planning 
allows these vacant lots and blighted properties to become key assets 
for redevelopment.  Property owners and builders may utilize this 
flexibility to create larger lots, build homes with greater lot coverage, 
and may be used to extend green infrastructure to the oldest and 
most challenged neighborhoods. In order to attract redevelopment to 
these challenging neighborhoods, flexibility is necessary to provide 
incentive for redevelopment.  
 
Multiple Family:  Appropriate buildings in this Land Use category 
include apartment buildings, condominiums, attached townhouses, 
and senior citizen and assisted living facilities.  This designation 
includes existing multi-family and apartment complexes as well as 
areas along primary thoroughfares that are appropriate for more 
intense multi-family buildings.   
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MIXED USE 
 
Transit Oriented Development:  Transit Oriented Development 
(TOD) is mixed-use development that is centered around a major 
transit hub and the highest concentration of development is within 
walking distance of that hub.  In major metropolitan areas like New 
York, Washington D.C., Denver, Minneapolis, and San Francisco, as 
well as major Asian and European cities these transit hubs are train 
or light rail stations or subway stops.  Because metro Detroit lacks a 
viable, connected rail system, bus rapid transit and Amtrak lines 
become the focus for TODs.  
 
TODs concentrate a more dense development area within walking 
distance – typically less than ½ a mile from a major transit hub.  
These are mixed use developments with a range of housing, retail, 
dining and entertainment options.  These developments are designed 
to encourage more use of public transportation systems and to lessen 
dependence upon cars for commuting to and from work. 
 
Southeast Michigan’s short term prospects for public transit include 
only the development of an interconnected bus rapid transit system 
or use of commuter rail along the CN railroad line that is currently 
used by Amtrak for passenger rail service.  A new Amtrak station to 
replace the recently removed station should become the northern end 
of a transit line linking Pontiac and Downtown Detroit.   
 
Any TOD should consist of mixed-use buildings (vertical mixed-use) 
with a combination of retail, entertainment, dining and office uses on 
the ground floor and residential and office uses above.  The TOD 
district adjoins some residential neighborhoods, but it is more closely 
associated with the Industrial uses along the railroad right of way.  
Furthermore, this type of development serves as a good transition 
between the scale, height, bulk and density of downtown 
development and the surrounding residential districts.   
 
Such use should be linked to the downtown by enhanced crosswalks 
or a pedestrian bridge to improve pedestrian and non-motorized 
connections to the Downtown District.   
 
Commercial/Residential Mixed Use:  The Commercial 
Residential Mixed Use land use designation is intended to permit the 
traditional diversity of uses in neighborhood commercial districts and 
in transitions between the more intense commercial uses downtown 
and the surrounding residential neighborhoods.   
 
These districts generally include smaller parcels and are located on 
the periphery of Downtown Pontiac.  These sites do not lend 
themselves individually to a larger mixed-use development, nor is that 

Figure 8.6: Example of mixed-
use building 

Figure 8.5: Sketch of a Transit 
Oriented Development  

Source: Main Street Brunswick 
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the aim of this district designation.  The intent is to allow for small-
scale office, retail, and personal service businesses on the ground 
floor with residential units on the second floors.  These opportunities 
occur around the edge of downtown and at key intersections within 
neighborhoods.   

DOWNTOWN 
 
Downtown Pontiac is the key to spurring a revival for the City.  As 
discussed in the previous chapter, downtown is the public face of 
Pontiac, and therefore must display the best that the City has to offer.   
 
Downtown is intended to be the densest and the most diverse district 
within the City.  A vibrant Downtown Pontiac must include 
residential, retail, office and institutional uses.  It must be pedestrian-
oriented, include civic space and green infrastructure as well as 
parking.  A form-based approach for Downtown is recommended to 
provide the market flexibility for property owners and developers 
while ensuring new development (and historic rehabilitation) meets 
the standards to maintain the historic character and integrity of 
downtown Pontiac.  This approach allows downtown development 
to respond to market demands.  Under traditional, use-based zoning, 
if a building was zoned for office or commercial, tenants were 
restricted to office or commercial uses.  If that market goes soft, then 
those spaces become vacant and the vacancy hurts the overall 
downtown.  Utilizing a form-based approach allows owners to better 
respond to changing market conditions and continue to lease space 
and thus generate foot traffic, which is vital to creating a vibrant 
downtown space. 

NEIGHBORHOOD COMMERCIAL  
 
Neighborhood commercial development is what currently defines 
Pontiac for many visitors.  Woodward Avenue, Huron Street, Perry 
Avenue, Walton Boulevard, University Drive and Orchard Lake 
Road have become synonymous with strip commercial development 
over the last 20 years.  Because this sort of strip development 
provides space for neighborhood-scale retail and services, it is 
considered Neighborhood Commercial. 
 
Historically, neighborhood commercial uses evolve to provide goods 
and services to the surrounding neighborhood.  That service area 
being no larger than a 15-minute walk for an average adult.  In 
today’s auto-based environment, these strip neighborhood centers are 
no more than convenience shopping centers that no longer serve the 
full needs of surrounding neighborhoods.  Uses within these centers 
often cater to the needs of the automobile traffic on the  

Figure 8.7: Downtown District 
building 

Figure 8.8: Example of 
neighborhood commercial building 
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aforementioned thoroughfares instead of the surrounding 
neighborhoods.  Buffering standards including additional 
landscaping, fences, and screen walls is necessary to protect 
surrounding residential properties from the impacts of the more 
intensive commercial uses, particularly at peak business hours. 
 
One primary goal of this Master Plan is to limit the amount of strip 
retail development in Pontiac and limit new commercial development 
to strategically located nodes.  The neighborhood commercial 
designation are designed to serve concentrated neighborhoods and 
are adjacent to residential areas.  In these areas, neighborhood 
commercial can serve the needs of a traditional neighborhood, as is 
their historic purpose.   
 
Neighborhood commercial buildings are intended to be small – 
generally 10,000 -15,000 sq. ft. or less gross leasable space.  
Neighborhood commercial uses can include: 
 

• Specialty Grocery - produce, meat or fish 
• Personal services including hair care, dry cleaning, 

laundromats, doctors and dentists, tailoring, spas, health care, 
personal fitness. 

• Bakery 
• Café or coffee shop 
• Newsstand 
• Internet café 
• Full service bar or restaurant 
• Seasonal food service – i.e. ice cream stand 
• Hardware 
• Banks or financial institutions 
• Post office  

REGIONAL COMMERCIAL  
 
This Land Use designation is where large-scale and “Big Box” retail 
development should be located.  These are areas with significant land 
to accommodate the parking needs of a large retail center and do not 
require the large truck traffic to travel through residential 
neighborhoods.  Though new retail development should be 
prioritized for the Downtown District, there are appropriate parcels – 
along Telegraph Road, Woodward Avenue, and Perry Road - that can 
accommodate these large retail developments.   
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CORRIDOR COMMERCIAL  
 
Much of the land area along Pontiac’s main vehicular thoroughfares 
has developed as an informal hodge-podge of auto-related 
businesses, retail and personal services.  As a whole, these areas 
represent some of the entrepreneurial spirit found in Pontiac.  
However, the physical and aesthetic appearance of these districts 
creates a negative image for Pontiac.  Development and signage 
guidelines are needed to ensure these areas do not continue to create 
a negative image of the city to visitors and potential investors.  These 
businesses are an important part of the City’s economic mix, 
however, architectural design and signage standards are necessary to 
clean up many of these commercial corridors.  Due to inadequate 
depth along several of Pontiac’s major thoroughfares, expansion 
potential of such uses is limited.  The City should look at zoning 
adjacent parcels behind commercial development to accommodate 
additional parking needs.  (See Appendix D for example) 

OFFICE/HOSPITAL/HEALTH CARE  
 
This Land Use designation is intended to accommodate higher-
intensity, multiple story office and health care development.  These 
sites are located on main vehicular thoroughfares that can 
accommodate significant traffic during peak hours.  This district also 
includes the St. Joseph’s and North Oakland Hospital sites. 

INDUSTRIAL/UTILITY 
 
This land use category is intended for industrial/heavy commercial 
uses such as transport terminal, contractor yards, etc. and 
substations/transformer stations required by utility companies. 
 
RESEARCH AND DEVELOPMENT 
 
Pontiac’s greatest asset is its abundance of industrial and 
manufacturing land.  In the contemporary economic environment, 
this is also Pontiac’s biggest challenge.   
 
Much of this industrial land was used by General Motors for intense 
manufacturing, making these former factory sites challenging for 
redevelopment.  The level of contamination is often unknown and 
GM’s corporate policy is for potential buyers/developers to be 
responsible for all environmental investigation.  GM’s environmental 
remediation limits future use of these sites to industrial reuse.   
 
 

Figure 8.11:  Typical character of the 
existing Industrial District 

Figure 8.9: Example of corridor 
commercial building in Pontiac 

Figure 8.10 Pontiac 
Osteopathic Hospital 
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In order to attract the New Economy businesses detailed in the City 
of Pontiac Asset-Based Economic Development Strategy (Chapter 
6), the city needs to create opportunity for smaller scale research and 
development sites.  Targeting information technologies, clean 
manufacturing/industrial, health sciences and alternative fuel 
research, Pontiac should take advantage of its central location to 
create a R&D corridor.  These sites can range from less than 15,000 
sq. ft. to more than 10 acres and should allow a range of research and 
development uses.  Industrial properties along Baldwin and Saginaw 
present opportunity for adaptive reuse of former factory buildings. 
 
New R&D sites will continue to be required to construct an ample 
buffer between research and manufacturing facilities and adjoining 
residential properties.  For the sake of development review, these 
properties should be evaluated as small-scale industrial developments, 
with similar employee and visitor parking requirements, screening, 
landscaping, and stormwater management requirements.  These sites 
are not intended for buildings in excess of three stories or for large-
scale manufacturing operations.   
 
Large vacant manufacturing buildings may also be considered for 
adaptive reuse as auto-related businesses such as auto dealerships, 
repair shops, etc. 

PARK/NATURAL AREA/CEMETERIES 
 
This Land Use designation has been planned for parks, recreation 
facilities, golf courses and cemeteries.  In addition, this designation 
includes sensitive natural areas that should be preserved to improve 
the overall environmental quality of Pontiac.  These natural areas 
have been identified using map data from Oakland County and the 
State of Michigan that delineates sensitive wetlands, riparian 
corridors, key uplands and woodlots and groundwater recharge areas.  
As many of these sites are “green field sites” – that is they have not 
been previously developed – these are often the subject of vigorous 
land use debate.  This land use designation includes key community 
facilities or sensitive natural areas that are important community 
assets and an important part of the City’s green infrastructure. 
 
As described later in this chapter, Pontiac should work with the 
Oakland County Planning and Economic Development Division’s 
GIS staff and the Michigan Natural Features Inventory to develop a 
detailed Natural Resources overlay map that enables the Planning 
Commission to evaluate the impact to sensitive or critical 
environmental features when evaluating a zoning or land use change. 

 

Figure 8.12: Crystal Lake Park 
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PUBLIC USE  
 
Civic space is a critical part of any city’s fabric.  Within Pontiac, this 
includes libraries, civic (City and County) buildings, fire stations and 
other municipal agency buildings.  Civic space is a particularly 
important component of a vibrant downtown, and thus should be 
incorporated into the downtown as recommended in the previous 
PICA chapter.   
 
In the contemporary economic climate, Pontiac’s diverse distribution 
of civic buildings across the community may not be the most 
efficient strategy.  As the government moves to consolidate, 
streamline and work more efficiently for the citizens of Pontiac, City 
services should be consolidated onto a civic campus site around City 
Hall and the police headquarters.   
 
As the City is forced to make short-term decisions about civic space, 
priority should be given to maintaining civic space and buildings 
within the more centrally located and densest Urban Residential 
districts and the Downtown.   
 
The City should work with the Pontiac School Board to investigate 
acquiring the School Board property adjacent to City Hall.  The 
vacant Central School is an ideal site for the Pontiac District Library, 
potentially freeing the existing library for use by the School District 
or for redevelopment. 

SPECIAL USE  
 
There are four special use areas in Pontiac – the Silverdome, the 
Collier Road Landfill, the Kennett Road Landfill, and the property 
north of the Stonegate development on Elizabeth Lake Road.  This 
Land Use designation has been created to allow for the greatest 
flexibility in working with these large and important properties.   
 
The Silverdome site is a prime opportunity to create a mixed-use 
development, with housing and regional commercial space.  The 
Planning Commission and City Council should have the flexibility to 
deal with developers and negotiate a site plan that includes multiple 
uses within the site.   
 
The Collier Road Landfill site has potential use as an alternative 
energy development site for solar and wind energy. 
 
The Kennett Road Landfill has the potential for recreation and/or 
industrial redevelopment. 
 

Figure 8.13: Central School 
Building - part of the Public Use 
District 

Figure 8.14: View of an Illinois 
wind farm. 
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The site north of Stonegate on Elizabeth Lake Road is zoned for 
mixed-use development and the frontage portion of the property has 
been developed.  The north part of the property has potential for use 
as residential or as Information Technology, Research & 
Development.  Again, the flexibility of this district affords the City 
greater flexibility in working with the private sector to develop this 
land in the most beneficial manner for Pontiac. 

NEW LAND USE CATEGORIES   
 
Where new land use categories are proposed that require the 
development of new zoning districts (i.e. Low Density, Medium 
Density, Mixed Use, Transit Oriented Development, Research & 
Development, Special Use, Public Use), rezonings or redevelopment 
should be considered by the City that are consistent with the design 
guidelines outlined on the following pages until the Zoning 
Ordinance has been updated.   
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Low Density Residential (LDR) 
DESCRIPTION 

 

Areas planned for Low Density residential are 
located primarily in the northern part of the City 
with the exception of a small area located north of 
the City border, west of Franklin Road.  These 
areas are planned for a density of 1-4 units per 
acre.  Development should be in the form of large 
lots or clustered open space development. 
Attached single family residential developments 
may be permitted to preserve open space.  

DEVELOPMENT STANDARDS 

Maximum Building Height:  36 feet 

Parking:  Garages should not protrude beyond the 
front façade of the building. 

Front Porches:  Unenclosed front porches should 
be allowed to encroach into the front yard setback 
area. 

Uses:  Primarily single-family uses are permitted in 
the Low Density district.   

Appearance and Materials:  Building materials 
should reflect the character of the surrounding 
block area. 

Design guidelines should be adopted for building 
form, mass, rooflines, materials, etc., to ensure 
quality development consistent with the established 
development pattern. 

 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Single Family ▪ 
Attached Single Family ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Civic/Institutional ▪ 
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Medium Density Residential (MDR) 
DESCRIPTION 

 

Areas planned for Medium Density Residential 
are located primarily in and around central part 
of the City.  These areas are planned for a 
density up to 7 units per acre.  Development 
should be characterized by traditional single-
family homes with or without attached garages.  
 

DEVELOPMENT STANDARDS 

Maximum Building Height:  36 feet 

Parking:  Garages should not protrude beyond the 
front façade of the building, and should be located 
in rear or side yards or as detached buildings in the 
rear of the main dwelling.  Garages may be 
accessible from a service alley. The building form 
and setbacks should reflect the surrounding block. 

Front Porches:  Unenclosed front porches should 
be allowed to encroach into the front yard setback 
area. 

Uses:  Only Single family uses are permitted in the 
Medium Density Residential areas.  Attached Single 
Family Residential buildings (up to 3 attached 
units) will be permitted where such use does not 
adversely impact the established character of the 
neighborhood.   

Appearance and Materials:  Roof forms and 
building materials should be compatible with the 
existing architectural character of the 
neighborhood. 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Single Family ▪ 
Attached Single Family ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Civic/Institutional ▪ 
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Multiple Family Residential (MFR) 
DESCRIPTION 

 

Multiple Family Residential areas planned for the 
highest residential density, up to 15 dwelling units 
per acre.  Buildings in this category may include 
traditional apartments, condominiums, 
townhouses, duplexes and other multiple family 
style buildings. 
 
New Multiple Family Residential areas should be 
concentrated along primary arterial roads like 
University, Perry, Walton, and Orchard Lake and 
not located within single family detached 
neighborhoods. 

DEVELOPMENT STANDARDS 

Maximum Building Height:  36 feet 

Parking:  Parking should be in the rear of the 
building, where possible.  If located in the front or 
side of the building, landscape screening should be 
provided. 

Uses:  Multiple family and single family uses are 
permitted in Multiple Family Residential areas.  
Civic or institutional uses may also be permitted, 
but should be located on major roads and/or 
collector streets. 

Appearance and Materials: Roof lines, windows, 
and building materials should reflect the 
architectural character of the surrounding 
neighborhood.  Balconies, overhangs, and entry 
ways should be encouraged. 

 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Single Family ▪ 
Attached Single Family ▪ 

Townhouse ▪ 
Apartment ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Civic/Institutional ▪ 
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Mixed-Use: Transit Oriented 
Development 

DESCRIPTION 
 

Transit Oriented Development (TOD) is 
compact, walkable development centered 
around mass transit systems, stations and hubs. 
TODs are designed for those not wishing to 
depend on a car for their primary mode of 
transportation.    
 
TODs are mixed-use developments, with 
residential, retail and office uses all 
concentrated within walking distance (roughly 
1,500 feet) of a major transit hub or station.  
These are high-density developments and 
require a significant residential base to support 
the retail that is integral to the development.  
In Pontiac, the exact location of a transit hub 
has yet to be determined.  However, the 
existing Amtrak station would make a logical 
choice for a transit station or hub. 

DEVELOPMENT STANDARDS 

Minimum Building Height:  Three stories. 

Parking:  Should be concentrated at the periphery 
of the TOD Area, underground beneath buildings 
or in a separate parking structure. 

Uses:  Diverse uses are permitted and encouraged 
within the TOD District including residential, 
office, retail, entertainment, professional 
services/commercial, civic, and parks. 

Appearance and Materials:  Masonry, brick and 
stone with metal accents consistent with the 
character and architecture of the Downtown 
District.  Limited use of dry-vit, EIFS or synthetic 
materials is acceptable on upper stories.  Detailed 
design guidelines should be created for  this 
district. 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Multiple Unit Single Family ▪ 

Apartments/Lofts ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Live/Work ▪ 
Mixed-Use ▪ 

Office/Retail ▪ 
Civic/Institutional ▪ 
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Commercial/Residential Mixed-Use 
DESCRIPTION 

 

Commercial/Residential Mixed-Use designation is 
designed to create vibrant buildings, blocks and 
neighborhoods that have a variety of uses.  
Creating flexibility with ground floor uses is 
essential to the long-term sustainability of these 
areas.  Within this land use designation, the ground 
floor must be commercial.  It can include retail, 
personal services, office, entertainment, and 
restaurant/cafes.  Upper floors are intended for use 
as residential units – apartments or lofts.  Upper 
floors may be used for offices and/or retail uses 
where appropriate. 
 
The Commercial/Residential Mixed-Use areas 
generally ring downtown and are intended to serve 
as a transition between the dense development 
activity Downtown and the residential 
neighborhoods.

DEVELOPMENT STANDARDS 

Minimum Building Height:  Two stories with a 
maximum of four stories 

Parking:  Shared parking should be required.  
Parking areas should not front main public 
thoroughfares. 

Uses:  Ground floor may include retail, 
entertainment, dining, personal services, and other 
commercial uses.  Upper floors should be 
residential.   

Appearance and Materials:  Masonry, brick and 
stone with metal accents consistent with the 
character and architecture of the Downtown 
District.  Limited use of dry-vit, EIFS or synthetic 
materials is acceptable on upper stories.  Detailed 
design guidelines should be created. 

 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Multiple-Unit Single Family ▪ 
Townhouse ▪ 

Apartments/Lofts ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Live/Work ▪ 
Mixed-Use ▪ 

Office/Retail ▪ 
Civic/Institutional ▪ 
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Downtown 
DESCRIPTION 

 

Downtown Pontiac is a tremendous asset for the 
City.  The building stock is replete with character 
and individuality and the core of the Downtown is  
walkable.   
 
Buildings within this area should reflect the 
requirements of the Downtown Commercial 
Historic District so as to create harmony between 
the existing buildings and new development. 
 
Buildings should also reinforce the walkable 
character of the district with ground floor facades 
that are primarily glass designed consistent with the 
Secretary of Interior’s standards for rehabilitation.  
Solid walls should be avoided along street frontage 
within the Downtown District.  Buildings should 
also have architectural elements that clearly 
differentiate a bottom, middle, and top of the 
buildings.  This can be done a number of ways – 
with materials, awnings, lighting, signage, etc. 
 
Enhancing the architectural character of 
Downtown will help to create a more unique and 
individual sense of place and will help Pontiac 
attract new development and business investment. 

DEVELOPMENT STANDARDS 

Minimum Building Height:  Three stories.  No 
maximum height. 

Parking:  Consolidate parking in decks at strategic 
locations throughout the downtown and include 
on-street parking opportunities on all streets.  
Surface parking should be severely limited within 
the downtown area. 

Uses:  Individual buildings may be mixed use or 
single use buildings.  Acceptable uses in this district 
include office, retail, commercial, entertainment, 
dining, residential, health care, research and 
development, information technology, civic, parks 
and open space.   

Appearance and Materials:  Must be compatible 
with existing historic architecture and the design 
guidelines outlined in the 2001 Downtown Plan. 

APPROPRIATE BUILDING TYPES 
 

RESIDENTIAL BUILDINGS 

Townhouse ▪ 
Apartment ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Live/Work ▪ 
Mixed-Use ▪ 

Office/Retail ▪ 
Civic/Institutional ▪ 
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Neighborhood Commercial 
DESCRIPTION 

 

The Neighborhood Commercial land use 
designation is intended for smaller scale 
commercial development that is designed to serve 
the needs of the surrounding neighborhood.  
These areas need to be accessible by both 
pedestrian and vehicular traffic and need to have 
the required site planning elements to create a 
viable commercial development – signage, 
visibility, parking, landscaping and shared access 
drives. 
 
As Pontiac has evolved, commercial strip 
development has been built on almost all of the 
City’s major traffic thoroughfares.  It is important 
to limit the proliferation of strip development in 
the City.  Neighborhood Commercial Uses should 
be limited to those areas identified on the Future 
Land Use Map. 
 

DEVELOPMENT STANDARDS 

Maximum Building Height:  25 feet  

Parking:  Create consolidated lots where possible.  
Encourage connections between neighboring 
commercial properties and parking lots.   Shared 
parking and shared access drives should be 
encouraged. 

Uses:  Retail, office, professional and personal 
services.   

Materials: No unfinished concrete or CMU block 
buildings visible from street.  Masonry buildings 
must be finished with brick, decorative veneer, split 
face CMU or other product to be approved by the 
Planning Commission.  Unfinished concrete block 
and external insulation systems such as DryVit and 
EIFS are limited to 10% of the building façade. 

Buildings must have windows on the 1st floor level 
to encourage interaction with pedestrians.   

Solid facades without any openings shall not be 
permitted. 

Landscape and signage standards should be 
adapted to create a consistent streetscape. 

 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Office/Retail ▪ 
Civic/Institutional ▪ 
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Regional Commercial 
DESCRIPTION 

 

Regional Commercial areas are major retail centers 
that attract customers from beyond the immediate 
neighborhood.  These centers are characterized by 
“Big Box” stores – those stores greater than 25,000 
sq. ft. in size.  Anchors for these centers may include 
grocery stores, discount stores like Target and Wal-
Mart, junior department stores like Kohl’s, and chain 
retailers like Best Buy, Circuit City, Borders, and 
Barnes and Noble. 
 
These areas are designed to accommodate the typical 
auto-centric suburban shopping center standards 
with convenient parking, visible signage, presence on 
a high-traffic thoroughfare, etc.  It is the intent for 
these areas to develop as a single commercial. 
 
Design standards for these areas are more flexible 
than other design standards.  This flexibility is 
necessary so that these centers can respond to market 
trends and remain competitive. 

DEVELOPMENT STANDARDS 

Maximum Building Height:  25 feet 

Parking:  3.5 spaces per 1,000 s.f. of gross leasable 
area.  

Parking areas shall include landscaping to soften 
the impact of large paved areas. 

Uses:  Retail, office, personal services, 
civic/institutional.  Such uses must be developed as 
a single development.  

Appearance and Materials:  Special emphasis 
should be placed on high quality building materials 
to present an attractive façade.  

Building mass and roof lines should vary. 

Generous landscaping and buffering must also be 
provided to mitigate any adverse impact the 
development may have on surrounding uses. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Office ▪ 
Personal Service ▪ 

Retail ▪ 
Civic/Institutional ▪ 
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Corridor Commercial 

DESCRIPTION 
 

Corridor Commercial development is generally 
single-story, single-use buildings.  Uses within these 
areas include convenience grocery, retail, personal 
services, auto-related services, dining, and 
entertainment. 
 
These commercial areas have a tremendous impact 
on perception of the City.  New development and 
redevelopment within these areas should require 
higher quality of materials and architectural design.  
Windows should be required on walls facing the 
street.  A signage standard should be developed 
that helps to reduce the visual clutter and help to 
improve the appearance of these districts. 

DEVELOPMENT STANDARDS 

Maximum Building Height:  Two stories. 

Parking:  Parking should be visible from the street 
and adjacent to the building.  Due to limited depth 
available for parcels frontings on major 
thoroughfares in the City, creative solutions to 
accommodate parking should be investigated.  This 
should include restricting the size of the building 
and/or rezoning adjacent vacant lots to allow 
parking lots as a transitional use between 
commercial and residential districts. 

Uses:  Heavy commercial, retail, personal auto-
related services, dining and entertainment.   

Materials and Appearance: No unfinished 
concrete or CMU block buildings visible from 
street.  Masonry buildings must be finished with 
brick, decorative veneer, split face CMU or other 
product to be approved by the Planning 
Commission.  Unfinished concrete block and 
external insulation systems such as DryVit and 
EIFS are limited to 10% of the building façade.  
Landscape standards should be developed to create 
a unified streetscape along major thoroughfares.  
Such landscaping should be enhanced with street 
trees, flowering trees, shrubs and perennials. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED USE 
BUILDINGS 

Retail ▪ 
Personal Service ▪ 

Heavy Commercial/Auto Oriented ▪ 
Civic/Institutional ▪ 

Outdoor storage accessory to permitted uses 
should be discouraged.  If permitted, outdoor 
storage should be limited to rear yards and must 
be screened from adjoining uses.   Generally 
storage should be located completely in an 
enclosed building. 
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Office /Hospital/Health Care 
DESCRIPTION 

 

This Land Use designation includes a wide range of 
potential uses and is intended to provide the City and 
landowners with the vision and the guidelines to attract 
“new economy” businesses as described in Chapter 6: 
Economic Development.  Building standards are flexible 
within the district and should be based on the 
requirements of the use.  

DEVELOPMENT STANDARDS 

Maximum Building Height:  No maximum.  
Appropriate building height should be determined 
based upon building location and design. 

Parking:  Convenient, accessible parking.  It may 
be a parking deck, surface lot, or combination. 

Uses:  Health care, medical office, laboratory, 
research and development, information technology, 
office, hotel, conference center, entertainment, 
dining, and civic/institutional uses. 

Appearance and Materials:  Building materials 
and design should be compatible with the 
surrounding area.  Traditional building materials, i.e. 
brick, stone, glass, are strongly encouraged. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Mixed-Use ▪ 
Office ▪ 

Civic/Institutional ▪ 
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Industrial / Utility 
DESCRIPTION 

 

The Land Use allows for manufacturing, 
shipping/receiving/logistics operations, utilities, 
and other “heavy” and intense uses.  These uses 
should be concentrated and planned in a way that 
provides ample buffering for surrounding 
residential areas.  Furthermore, these sites should 
be planned in a way that minimizes the 
environmental impact of the industrial uses. 

DEVELOPMENT STANDARDS 

Maximum Building Height:  No maximum.  
Appropriate building height should be determined based 
upon building location and design. 

Parking:  Typically, industrial uses require parking to 
accommodate employees and visitors.  All parking should 
be located on site.  Parking areas should be landscaped to 
break up the appearance of large paved areas, as well as 
screen from adjacent uses.   

Truck Access and Loading: Loading and freight areas 
should be screened from view from main roads and 
should be sufficiently buffered from surrounding 
residential areas. 

Uses: Industrial, manufacturing, automotive repair, 
utilities, warehouse, shipping/receiving, and outdoor 
storage. 

Appearance and Materials:  Buildings should be 
designed to be compatible with surrounding 
development.  High quality building materials should be 
used.  Particularly on the front façade, and/or those 
facades adjacent to a public street. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Industrial ▪ 
Civic/Institutional ▪ 
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Research & Development 
DESCRIPTION 

 

The Land Use allows for light industrial, 
technology and office uses conducted completely 
in an enclosed building.   These uses should be 
concentrated and planned in a way that provides 
ample buffering for surrounding residential areas.   

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Light Industrial ▪ 
Office ▪ 

Civic/Institutional ▪ 

DEVELOPMENT STANDARDS 

Maximum Building Height:  No maximum.  
Appropriate building height should be determined based 
upon building location and design. 

Parking:  Typically, research and development uses 
require parking to accommodate employees and visitors 
and tend to need more parking than industrial uses.  All 
parking should be located on site.  Parking areas should 
be landscaped to break up the appearance of large paved 
areas, as well as screen from adjacent uses.   

Truck Access and Loading: Loading and freight areas 
should be screened from view from main roads and 
should be sufficiently buffered from surrounding 
residential areas. 

Uses: Light industrial and office uses when conducted 
completed indoors.  No sales or outdoor storage. 

Appearance and Materials:  Buildings should be 
designed to be compatible with surrounding 
development.  High quality building materials should be 
used.   
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Parks/Natural Areas/Cemeteries 

DESCRIPTION 
 

This land use designation includes existing parkland, 
cemeteries, and sensitive natural resources.  These 
areas are not intended for intense development and 
require the strictest limitation of impervious surface 
and most innovative stormwater detention/treatment 
requirements.  All of these areas require a buffer of at 
least 50 ft around any area identified on the Michigan 
Natural Features Inventory Map. 

DEVELOPMENT STANDARDS 

Maximum Building Height: one story for 
recreational buildings only. 

Parking:  Impervious parking areas should be limited.   

Uses:  Parks, recreation, open space, cemeteries, 
community center.  

Appearance and Materials: Since most of the 
permitted uses are publicly owned, consistent building 
materials should be high quality and from one area to 
another.  These areas play a key role in the City’s 
identity and should be treated as such. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Civic/Institutional ▪ 
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Public Use 
DESCRIPTION 

 

This land use designation includes areas used for civic 
and institutional purposes.  Public uses is planned for 
the area containing and surrounding the existing City 
Hall to create a municipal campus for the City of 
Pontiac.  The campus will consolidates all City offices, 
the library, police and fire.  It also includes the 
Oakland County Service Centers and their facilities. 

DEVELOPMENT STANDARDS 

Maximum Building Height: No maximum. 

Parking:  Where possible, parking should be in the rear 
of buildings or otherwise separated from the street 
frontage.  

Uses:  Municipal or County office buildings, public 
safety buildings, library, civic center. 

Design and Appearance  Standards:  Civic and 
institutional uses buildings should be designed to 
promote the desired image of the City.  All buildings 
should be located so they are easily accessible and visible 
from public streets.  Materials should be high quality, 
traditional materials. 

All public use buildings should be LEED-certified green 
buildings. 

APPROPRIATE BUILDING TYPES 
 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Civic/Institutional ▪ 
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Special Use 
DESCRIPTION 

 

This land use is intended to address the 
specific redevelopment opportunities north 
of the Stonegate development, the 
Silverdome, Collier Road Landfill, and 
Kennett Road Landfill properties. 

DEVELOPMENT STANDARDS 

Maximum Building Height: No Maximum 

Uses: Mixed-use including attached and detached 
residential, regional commercial, entertainment, office, 
information technology, research & development, 
alternative energy, light industrial. 

Design and Appearance Standards:  Compatibility with 
and/or landscape buffering between adjacent residential 
districts and strict landscape requirements along public 
streets. 

APPROPRIATE BUILDING 
TYPES 

 

RESIDENTIAL BUILDINGS 

Single Family ▪ 
Multiple-Unit Single Family ▪ 

Townhouse ▪ 
Apartment ▪ 

NONRESIDENTIAL and MIXED 
USE BUILDINGS 

Live/Work ▪ 
Mixed-Use ▪ 

Office Retail ▪ 
Civic/Institutional ▪ 
Alternative Energy ▪ 

Research and Development ▪ 
Light Industrial ▪ 
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Chapter 9 –  
Implementation Summary 

 

ZONING AMENDMENTS 
 
A comprehensive review of the City’s ordinances, 
particularly the Zoning Ordinance, is necessary to 
determine the scope of amendments necessary to 
achieve the goals of the Master Plan. 
 
1. Zoning Ordinance amendments are necessary to 

permit mixed use development in the Downtown 
District, Mixed Use: Transit Oriented Development 
District, and Commercial/Residential Mixed Use 
District and to adopt a form-based approach for the 
Downtown District.  These amendments include: 

 
a. Create New Mixed Use: Transportation 

Oriented Development (TOD) Zoning District.  
b. Create New Mixed Use Commercial Residential 

Zoning District.   
c. Create New Residential Zoning Districts.   
d. Create Historic Residential Zoning Overlay 

Districts for each Historic Residential 
Neighborhood.   

e. Create Special Use Zoning Regulations.   
f. Modify C-1 Zoning District or Create Regional 

Commercial Zoning District.   
g. Consolidate M-1, M-2 and IP-1 Zoning 

Districts into Industrial District and a Research 
& Development District.   

h. Create a Public Use District 
 

2. Change Zoning Designations (rezone) on 
parcels where necessary to implement the land uses 
recommended by this plan.   

 
3. Upgrade Existing Zoning Regulations.  Raise 

the minimum landscaping, building design, parking, 
and other similar zoning requirements.  Raising the 
minimum standards applicable to conventional 
development in existing zoning districts will 
improve the appearance of development in the City 
– a key to changing the image of Pontiac is 
absolutely essential for recruiting new economy 
investment.   

ENVIRONMENTAL 
 
1. Update Stormwater Management 

Standards. 
 

2. Enhance Wetland, Woodland and 
Natural Feature Ordinances. 

 
3. Daylight the Clinton River. 
 
4. Encourage the adoption of 

Leadership in Energy and 
Environmental Design (LEED) 
standards for all municipal buildings. 
 
a. Require all new or renovated City buildings 

to be LEED certified.   
b. Encourage LEED-NC or LEED-EB 

certification for non-residential buildings.  
c. Encourage LEED-H certification for new 

single family homes.  
 
Pontiac has the opportunity to become a 
green leader in Michigan by adopting 
these guidelines.  This would be a move 
of great significance that could 
change the perception of Pontiac.   
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NEW ECONOMY DEVELOPMENT: 
1. Implement recommendations from the Asset 

Based Economic Development Strategy 
(Appendix A) including: 
• Create a world-class education system. 
• Connect to the New Economy. 
• Prioritize high potential and high impact 

redevelopment sites as a great place to 
invest and utilize regional resources 
accordingly. 

• Continue building a “destination” 
downtown.  

• Create and cultivate local entrepreneurs. 
• Polish the image of Pontiac. 
• Restore healthy, safe and attractive 

neighborhoods with a range of housing 
opportunities for people with different 
incomes, needs and preferences. 

• Provide quality community services. 
• Leverage public and private partnerships. 
• Maintain a high-performance government 

that is fiscally responsible and fosters 
strategic investment in people and 
partnerships. 
 

2. Continue to work to attract New Economy 
investment. 

 
3. Develop a marketing package for Pontiac. 

 
4. Issue an RFP for the Lot 9 property 

requesting proposals for a mixed use project 
that meets the guidelines set up in Chapter 7 
of this Plan. 

 

ON-GOING EFFORTS 
 

The Master Plan is not intended to be, and should 
not become a static document. For this reason, it 
is imperative that the Planning Commission 
periodically review the Master Land Use Plan 
to evaluate, and potentially update portions of it.  
The plan should be reviewed at least once every 
five years. 
 
Also, in order to qualify for State funding for 
parks and recreation improvements, the City must 
review and update the Parks and Recreation Plan 
at least once every five years. 

PARTNERSHIPS: 
 
Develop public-private partnership to assist with 
master plan implementation. A non-governmental 
organization needs to be formed to move the plan 
forward.  
 
The City needs a formal affiliation with a business-
led initiative that supports and helps implements 
the plan similar to the West Michigan Strategic 
Alliance in Grand Rapids or LEAP in the greater 
Lansing Area.  In this regard, regionalism merits 
special attention and should emphasized more.  
 
Formal partnerships with Oakland County and 
adjoining jurisdictions should be enhanced to 
guide strategic land use planning, economic 
development, enhancement of public education, 
housing in neighborhoods, and general quality of 
life improvements.   
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ZONING PLAN AND  Chapter 9 
IMPLEMENTATION   
 
The Pontiac Master Plan represents a vision for the future of the City 
– a vision to seize the opportunity to attract New Economy 
investment and to build upon the City’s historic and cultural assets. 
The Plan in itself is a vision and provides goals and objectives that 
should be considered in daily decision-making.  Successful 
implementation of the Plan will be the result of actions taken by 
elected and appointed officials, City staff, public sector agencies, and 
private citizens and organizations. 
 
This chapter identifies and describes actions and tools available to 
implement the vision created in this Master Plan.  Broadly stated, the 
Plan will be implemented through the following three channels: 
 

1. City regulations and ordinances. 
 
2. Public investments and other economic development 

measures. 
 

3. Continuous planning actions by the City Council, Planning 
Commission, and other appointed boards. 

 
Finally, this chapter concludes with a chart summarizing the 
recommended actions or strategies, and the entities primarily 
responsible for implementing each action or strategy. 
 
ZONING AND REGULATION 
 
Land development review and regulation is a key implementation 
tool to achieve the vision of the Master Plan.  In order to realize that 
vision, the City must ensure that ordinances and regulations permit 
the type and style of development recommended by the Master Plan.   
 
A comprehensive review of the City’s ordinances, particularly the 
Zoning Ordinance, is necessary to determine the scope of 
amendments necessary to achieve the goals of the Master Plan.  The 
following is a list of potential changes to the zoning ordinance: 
 
1. Zoning Ordinance amendments are necessary to permit mixed 

use development in the Downtown District, Transit Oriented 
Development District, and Commercial/Residential Mixed Use 
District.  Further amendments are needed to adopt a form-based 
approach for Downtown District.  These amendments include: 
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a. Create New Mixed Use: Transportation Oriented Development (TOD) 
Zoning District.  A new Mixed Use-TOD zoning district should 
be created within ½ mile of the existing Amtrak station, or 
another proposed major transit station/hub that is in or 
adjacent to Downtown.  This amendment is needed to permit 
high-density mixed use development and will set guidelines 
for the form of the building, including height and bulk 
requirements. 

 
b. Create New Mixed Use Commercial Residential Zoning District.  

This district is described in the previous chapter and is 
intended to serve as a transition between the higher density 
development of downtown and the surrounding 
neighborhoods.  This district also creates the potential for 
traditional neighborhood development with retail and office 
space interwoven with residential space.  This space will 
provide start up space for entrepreneurs and small businesses. 

 
c. Create New Residential Zoning Districts.  Chapter 7: Future Land 

Use describes the three proposed residential districts in great 
detail.  Zoning ordinance amendments are needed to 
consolidate the existing zoning categories to better 
accommodate the types of buildings and uses described in 
Chapter 7. 

 
d. Create Historic Residential Overlay Zoning Districts for each Historic 

Residential Neighborhood.  The four Historic Districts have an 
individual architectural and spatial character.  Historic District 
guidelines should be codified and become the regulating 
guidelines for these districts as an overlay for each historic 
district.  

 
e. Create Special Use Zoning Regulations.  The City has an existing 

MUD - Mixed Use option in the Zoning Ordinance.  This 
should be modified to set up guidelines for redevelopment of 
the Stonegate, Silverdome, Kennett Road Landfill and Collier 
Road Landfill sites.  The amendments should describe the 
preferred types of development and general site design 
standards for each site and how they relate to neighboring 
property. 

 
f. Modify C-1 Zoning District or Create Regional Commercial Zoning 

District.  Regional commercial opportunities are large sites and 
should be looked at as a single project rather than a 
patchwork quilt of individual commercial sites.  Creating a 
new Regional Commercial Zoning District will permit the 
City to set up parameters so these large sites can be 
approached almost like a Planned Unit Development (PUD) 
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– providing a certain amount of flexibility to the developers 
while establishing architectural and site plan standards. 

 
g. Consolidate M-1, M-2 and IP-1 Zoning Districts into an Industrial 

District, and Research & Development District.  The existing 
zoning with its different classifications of manufacturing and 
industrial uses is more suited to an earlier era.  These remain 
important land uses within Pontiac, however, the current 
approach is confusing and does not lend itself to 
redevelopment.   

 
New Economy research and development uses best fit into 
the research and development category and, moreover, will 
creates additional potential for the adaptive reuse and 
conversion of vacant industrial buildings for use as research 
and development sites. 

 
2. Change Zoning Designations (rezone) on parcels where 

necessary to implement the land uses recommended by this plan.  
Rezonings will be necessary to implement many of the new 
zoning districts which will replace the existing zoning districts in 
that area.  New zoning districts will have to be adopted following 
the procedures set forth in P.A. 110 of 2006 (the Michigan 
Zoning Enabling Act), as amended. 

 
3. Upgrade Existing Zoning Regulations.  Raise the minimum 

landscaping, building design, parking, and other similar zoning 
requirements.  Raising the minimum standards applicable to 
conventional development in existing zoning districts will 
improve the appearance of development in the City – a key to 
changing the image of Pontiac is absolutely essential for 
recruiting new economy investment.   

 
GREEN STANDARDS 
 
The following is summary of recommended actions identified in 
Chapter 4: 
 
1. Update Stormwater Management Standards 
 

a. Adopt Stormwater Best Management Practices (BMPs) as 
part of the city’s engineering standards. 

 
b. Revise City engineering standards to create opportunities for 

alternative stormwater detention and treatment, including the 
use of French drains, rain gardens, pervious pavement, and 
rain barrels to hold and treat all residential stormwater on site. 

c. Work with the Clinton River Watershed Council to monitor 
overall water quality, assess the efficacy of BMP efforts, and 
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to continue to incorporate new stormwater and development 
BMPs into Pontiac’s zoning and development requirements. 

 
2. Enhance Wetland, Woodland and Natural Feature 

Ordinances 
 

a. Identify key wetlands and develop an ordinance to preserve 
and protect all remaining wetland areas. 

 
b. Revise zoning ordinance to create 50’ buffers around streams, 

wetland and sensitive habitats or resources.  
 
c. Revise site plan application process to ensure no MNFI 

priority areas are within development boundaries. 
 
d. Work with Oakland County and the Michigan State 

University Extension to develop a comprehensive inventory 
and analysis of natural resources, sensitive habitats and 
threatened plant and animal communities within Pontiac.  

 
e. Use the natural resources inventory to prioritize open space 

and natural areas for preservation.  
 

f. Identify key woodlands and develop a strategy to preserve 
and protect high quality woodlands. 

 
g. Require all municipal projects to use low maintenance native 

vegetation as landscaping materials.  Modify existing 
ordinance to emphasize the use of native plants, shrubs and 
trees in all new site plans.   

 
h. Work with Oakland County to map all groundwater recharge 

areas and develop standards to limit development and 
maintain the integrity of these areas.  

 
i. Work with the natural features inventory to protect sensitive 

features and to improve access to both passive and active 
parks and recreation opportunities in neighborhoods across 
Pontiac. 

 
3. Daylight the Clinton River. 
 
4. Encourage the adoption of LEED standards for all 

municipal buildings. 
 

LEED standards provide a framework for green development, 
and are the most fully-developed comprehensive certification 
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system for energy efficient and environmentally friendly 
construction. 
 
The LEED standards provide a complete framework for 
assessing building performance and meeting sustainability goals. 
Based on well-founded scientific standards, LEED emphasizes 
state of the art strategies for sustainable site development, water 
savings, energy efficiency, materials selection and indoor 
environmental quality.  LEED recognizes achievements and 
promotes expertise in green building through a comprehensive 
system offering project certification, professional accreditation, 
training and practical resources.  A wide range of LEED systems 
have been developed, with each system containing specific 
regulations applicable to different types of development.  In 
order to promote energy efficient and environmentally friendly 
construction in the City, the following actions should be taken: 
 
a. Require all new or renovated City buildings to be LEED certified.  

Requiring LEED certification for  new or renovated 
municipal and public buildings when the value of 
improvements are above a certain threshold level will provide 
environmental leadership and demonstrate the feasibility of 
green construction to the private development community 
and residents of Pontiac. 

 
b. Encourage LEED-NC or LEED-EB certification for non-residential 

buildings.  The City should raise awareness of the benefits of 
green development and establish incentives for private 
interests to achieve LEED certified status when constructing 
or renovating non-residential buildings. 

 
c. Encourage LEED-H certification for new single family homes.  The 

City should implement a program to raise awareness of the 
benefits of energy efficient design and construction in single 
family homes, and encourage LEED-H certification for new 
or renovated single family homes in the City. 

 
Pontiac has the opportunity to become a green leader in 
Michigan by adopting these guidelines.  This would be a move of 
great significance that would significantly change the perception 
of Pontiac.  As described in Chapter 8, “going green” is very 
important to attracting “New Economy” investment. 
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ECONOMIC DEVELOPMENT 
 
Chapter 6 and Appendix B describe the Asset-Based Economic 
Development Strategy in great detail.  The thrust of Pontiac’s 
economic development over the coming decades must focus on 
the New Economy and knowledge-based industry.  These 
industries depend on mobile and well-trained workers that are 
attracted to areas because of their quality of life, diversity, and 
energy. 
 
The greatest opportunities for Pontiac to join the “New 
Economy” are organized into the following ten strategy 
categories: 
 
1. Implement recommendations from the Asset Based 

Economic Development Strategy (Appendix B) including: 
 

a. Create a world-class education system that ensures 
students in the City get an education that prepares 
them for the New Economy and that helps attract 
new talent to the City. 

 
b. Connect to the New Economy by leveraging the 

assets of regional talent and emerging high-tech 
manufacturing, medical and information technology 
sectors. 

 
c. Prioritize high potential and high impact 

redevelopment sites as a great place to invest and 
utilize regional resources accordingly. 

 
d. Continue building a “destination” downtown, by 

supporting a 24-hour, seven day a week population 
and activity that appeals to a wide-variety of people. 

 
e. Create local entrepreneurs through education, 

public support, business incubation and equal 
opportunities. 

 
f. Polish the image of Pontiac by marketing the 

strengths and potential of the City and County while 
reducing crime and blight and other drivers of 
negative perceptions. 

 
g. Restore healthy, safe and attractive 

neighborhoods with a range of housing 
opportunities for people with different incomes, 
needs and preferences. 
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h. Provide quality community services for all to 
ensure equitable opportunities for a high-quality of 
life regardless of socio-economic status. 

 
i. Leverage public and private partnerships with 

stakeholders in the City, in Oakland County and with 
regional business leaders in order to improve the 
ability of the City and County to compete in the New 
Economy. 

 
j. Maintain a high-performance government that is 

fiscally responsible and fosters strategic investment in 
people and partnerships. 

 
2. Continue to work with Oakland County Planning and 

Economic Development Services (PEDS) to attract “New 
Economy” investment. 

 
3. Work with Oakland County PEDS, the Chamber of 

Commerce, and the DDA to develop a marketing package for 
Pontiac. 

 
4. Issue an RFP for the Lot 9 property requesting proposals for 

a mixed use project that meets the guidelines set up in 
Chapter 7 and 8 of this Plan. 

 
ON-GOING EFFORTS 

 
The Master Plan is not intended to be, and should not become a 
static document. For this reason, it is imperative that the Planning 
Commission periodically review the Master Land Use Plan to 
evaluate, and potentially update portions of it.  The plan should be 
reviewed at least once every three to five years. 
 
Also, in order to qualify for State funding for parks and recreation 
improvements, the City must review and update the Parks and 
Recreation Plan at least once every 5 years. 
 
Following the adoption of this plan by the Planning Commission, the 
City should seek to create a public-private partnership to assist with 
master plan implementation. There needs to be an non-governmental 
organization (NGO) to move the plan forward.   The city needs a 
formal affiliation with a business-led initiative that supports and helps 
implements the plan similar to the West Michigan Strategic Alliance 
in Grand Rapids or LEAP in the greater Lansing Area.  Formal 
partnerships with Oakland County and adjoining jurisdictions should 
be enhanced to guide strategic land use planning, economic 
development, enhancement of public education, housing in 
neighborhoods, and general quality of life improvements.   
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ZONING PLAN 
 
This section begins with a general description of a zoning plan.  It is 
followed by a brief explanation of the relationship between the 
Pontiac Master Plan and the City Zoning Ordinances.  The zoning 
districts in the city and briefly described, and the last major section of 
this Chapter presents a list of proposed changes to each district 
which are desirable to make in order for the zoning ordinances to 
more closely conform with this Plan. 
 
What Is A Zoning Plan? 
 
A “zoning plan” is required by  in the Michigan planning and zoning 
enabling acts.  Section 33 (d) of the Michigan Planning Enabling Act, 
PA 33 of 2008, requires that the plan prepared under that act, serve 
as the basis for the zoning plan.  The Michigan Zoning Enabling Act, 
PA 106 of 2006, as amended, requires a zoning plan be prepared as 
the basis for the zoning ordinance.  It must be based on an inventory 
of conditions pertinent to zoning in the municipality and the 
purposes for which zoning may be adopted (as described in Section 
201 of the Michigan Zoning Enabling Act).  The zoning plan 
identifies the zoning districts and their purposes, as well as the basic 
standards proposed to control the height, area, bulk, location, and use 
of buildings and premises in the township. 
 
Relationship to the Master Plan 
 
This Master Plan sets forth the vision, goals, objectives and policies 
for growth and development in Pontiac for approximately the next 
twenty years. It includes a specific strategy for managing growth and 
change in land uses and infrastructure in Pontiac over this period, 
and, as required by statute, will be periodically reviewed and updated 
at least once each five years.  This section presenting the Zoning 
Plan, along with the rest of the Master Plan, is intended to guide the 
implementation of and future changes to the Pontiac Zoning 
Ordinance. 
 
Districts and Dimensional Standards 
 
Following are the general purposes and characteristics of zoning 
within the City of Pontiac. The specific purposes of each zoning 
district are listed in the specific district provisions of the zoning 
ordinance.  The Article references indicate where detailed ordinance 
language for each district is located within each zoning ordinance.  
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Residential Districts  
 
The following districts are considered “residential” districts: 
Division 1,  R-1 One Family Dwelling District 
Division 2.  R-2 Two-Family and Terrace Dwelling District  
Division 3.  R-3 Multiple-Family Dwelling District 
Division 4.  R-4 Multiple Family Dwelling Elevator Apartment 

District 
Division 5.  R-5 Trailer Coach District 
Division 16.  R-1a Medium Lot One-Family Dwelling District 
Division 17.  R-1b Large Lot One-Family Dwelling District 
 
The principal purpose of these districts is to provide for a range of 
residential dwelling types at various densities within individual zones 
tailored for specific uses.  Minimum lot sizes range from 7,200 square 
feet to 16,000 square feet.  
 
Commercial Districts 
 
The following zoning districts are considered “commercial districts.” 
 
Division 7.  C-0 Office Business District  
Division 8.  C-1 Local Business District  
Division 9.  C-2 Central Business District  
Division 10.  C-3 Fringe CBD and Thoroughfare Frontage 

Business District  
 
The basic purpose of these districts is to provide opportunities for 
regulated commercial or office activities serving both local residents 
and pass-through traffic.  
 
The C-0 District is intended to preserve the physical character of the 
area(s) so designated, while providing a suitable residential 
environment for families living primarily in single-family dwellings as 
well as for low intensity office uses, together with certain other uses 
such as schools, churches, health care facilities, parks, and 
playgrounds which, though somewhat incompatible to the abutting 
residences, are desirable in that their presence contributes to the 
desired mixed-use character of the neighborhood. Other residential 
occupancies such as two-family, 3 to 6 unit terrace-family dwellings, 
elderly housing and bed & breakfast establishments may only be 
permitted where the specific occupancy is found to be compatible 
within the single-family residential/low intensity office environment.  
This District may be utilized as a transition between the R-1, R-1A or 
R-1B Districts and major thoroughfares and/or more intensive 
development.  In keeping with the intent, development is regulated to 
a moderate density.  This district is applicable to areas where platting 
has, or is expected to create, lots typically with a minimum lot width 
of 60 feet and minimum lot area of 7,200 square feet for single-family 
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detached dwellings, or where adjacent lots can be combined to create 
parcels with a minimum width of 90 feet and minimum areas of 
10,800 square feet for office or two-family/terrace dwellings. New 
buildings should be designed to have height, bulk, and massing 
characteristics which are the same as typical of the residences located 
within and adjacent to the district.  Parking should be provided in the 
rear yard.  Commercial and other uses that tend to be incompatible 
with the intent are prohibited. 
 
The C-1 District is a business district designed solely to serve the 
needs of the surrounding residential neighborhood, providing goods 
that meet day-to –day needs and are classed by merchants as 
“convenience goods and services.”  Businesses which might tend to 
be a nuisance to the immediate surrounding residential development 
are excluded, even though the goods or services offered might be in 
the convenience category or classification. 
 
The C-2 District is designed to serve a complex of urban functions 
that are enhanced both by the centrality of location and the ease of 
access of being at the hub of a system of radial thoroughfares and 
also being types of activities that gain economic advantage from a 
close proximity organized relationship to each other. It is desired to 
have this district be more than a regional shopping center and to find 
here the main offices of banks, headquarters and main offices of 
public utility companies and other office center activities, the main 
library, theaters, hotels, and restaurants and other activities that 
attract the congregation of people. Activities such as warehousing, 
for example should be discouraged since they take up space without 
adding to pedestrian activity. 
 
The C-3 District is designed to provide for certain types of 
commercial activities which have functional and economic 
relationships to a central business district. Such activities will include 
wholesale suppliers, jobbers, retail and supply warehouses, motor 
vehicle major repair and service agencies, automobile parking 
structure, equipment and machinery dealers, building material dealers, 
food processing plants, farm and garden supply stores, placement of 
entertainment or recreation, public utility facilities and retail 
establishments related in a peripheral manner to those of central 
business district. In this district, the customer may come to the 
particular establishment either by automobile or as an extension of 
his CBD pedestrian shopping activity. Since there is little essential 
interdependence of activities, each establishment typically will have 
its own automobile parking area. Good traffic accessibility is essential 
to this district, particularly for trucks and other freight carriers. The 
uses permitted because of their required contact with automobile and 
truck traffic, would be incompatible in the central business district. 
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Industrial and Manufacturing Districts 
 
The Following Districts are considered Industrial or Manufacturing 
Districts: 
 
Division 11.  M-1 Manufacturing District  
Division 12.  M-2 Manufacturing District  
Division 13.  IP-1 Industrial Park District  
 
The M-1 District is intended to provide suitable location for small 
manufacturing plants in sound relationship and planned extension of 
the present locational pattern of such plants.  Certain assembly 
activities are permitted in the C-3 fringe CBD central business district 
and thoroughfare frontage district. This M-1 district provides for 
manufacturing beyond simple assembly. The further intent is to 
encourage and facilitate the development of industrial enterprises in a 
setting conducive to public health; economic stability and growth 
protection from blight deterioration; and non- industrial 
encroachment; and efficient traffic movement including employee 
and truck traffic.  The area, height, bulk and placement regulations as 
well as use regulations, reflect the intent of this district. It is intended 
that performance standards of section 9.6 through 9.6.9 will be highly 
effective in regulating uses in this district. The land conducive to the 
intent of this district is highly limited in availability and is, therefore, 
primarily restricted to industrial use in the interest of the 
community’s tax base and economic growth and development. 
 
The intent of the M-2 District is to provide suitable and applicable 
regulations for the large industrial complexes, chiefly the divisions of 
the general Motors Corporation, and other activities not covered 
elsewhere. 
 
The IP-1 industrial park districts are designed so as to primarily 
accommodate wholesale activities and light industrial operations 
whose external physical effects, in the form of nuisance factors, are 
restricted to the area of the district and in no manner affect in a 
detrimental way any of the surrounding districts. The IP-1 district is 
so structured as to permit, along with any specified uses, the 
manufacturing, compounding, processing, packaging, assembly, or 
treatment of finished or semi-finished products from previously 
prepared material. It is further intended that the processing of raw 
material for shipment in bulk form, to be used in an industrial 
operation at another location, not be permitted. 
 
Public Use District 
 
The following districts are considered public use districts: 
Division 14.  C-C Civic Center District  
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The intent of this district is to provide a suitable central location for a 
variety of public services rendered by government including but not 
limited to those uses cited under section 7.79 and the accessory 
parking areas and circulation commonly provided for the 
convenience of employees and the general public. 
 
Mixed Use District 
 
The following district is considered a mixed-use district: 
Division 19.  MUD- Mixed Use District 
Division 20 Town Center District 
 
The MUD District is dedicated solely to the approximately 216 acres 
of land in the City of Pontiac comprising the former Clinton Valley 
Center premises (the “CVC Property”) and is designed to serve a 
variety of urban functions through the provision of a mixture of 
residential, office, light industrial, research and development, 
governmental, educational and low intensity commercial uses 
pursuant to the City’s comprehensive plan as amended. It is the 
intent of this Section that the basic principles of good land use 
planning, including an orderly and compatible relationship between 
various uses, be maintained and that the sound zoning standards as 
set forth in this MUD and statutes concerning land use be 
maintained. This District shall not become effective unless and until 
the CVC Property is, in fact, acquired by the City from the State of 
Michigan, the present owner thereof, at which time this District and 
all of the provisions hereof will automatically become effective. 
 
The intent of the Town Center District is to promote a mix of uses 
within a dense development of land of an exceptional aesthetic 
quality that encourages the congregation of people, creating new and 
innovative interdependent residential, office, shopping, and 
entertainment environments that compliment each other and gain 
economic advantage from a close proximity and well organized 
relationship to each other. 
 
PROPOSED CHANGES TO THE ZONING 
ORDINANCE 
 
Pages 140-144 describe the proposed changes to the zoning 
ordinance necessary to implement this plan.



AREA PROJECT IMPORTANCE
Implement PC CC City Dept Other Public TIFA Private

Update Zoning Ordinance 1 1 1 3 PLAN
Rezone parcels to implement master plan 1 1 1 3 PLAN

Design Guidelines Develop form based Design Guidelines 1 1 1 2 PLAN

Implement enhanced code enforcement activity 1 1 2 MAYOR     
B & S

Improve annual rental inspection program 1 1 1 B & S CDBG
Target neighborhoods for "blight busting" 1 1 1 2 B&S /  PLAN CDBG

Update stormwater mgmt standards to include stormwater BMPs 1 1 2 DPW OCDC and 
CRWC

Adopt LEED guidelines for all municipal buildings 1 1 1 DPW/ PLAN
Develop Incentives for LEED certified projects 1 1 1 2 DPW / PLAN
Extend Clinton River Trail 1 4 1 2 DPW FCRT OCPEDS
Develop lot 9 1 4 1 DDA
Daylight Clinton River 2 4 2 DPW / DDA OCDC
Convert Woodward Ave. for 2-way traffic 2 4 2 2 DPW MDOT
Create auto-related industrial park 3 4 1 PLAN / GG

Find partner for redevelopment of GM Validation Center 1 2 3 2 GG OCPEDS  MEDC

Find partner for Glenwood Plaza residential redevelopment 1 2 3 2 GG
Find partner for redevelopment of Fed Ex site on Perry St. 1 2 3 2 GG
Partner with School Board to redevelop vacant school buildings 1 3 3 2 GG PSD
Redevelop Phoenix Center 3 4 3 3 DDA

Adopt pedestrian-friendly and walkable street profiles and standards 1 1 2 2 DPW

Implement traffic calming measures on neighborhood and secondary 
streets 2 2 DPW

Develop access management standards along city major streets 1 2 2 3 DPW MDOT

Create non-governmental partnership to implement Master plan 1 1 2  MAYOR MSU, OCPEDS 
Develop 6-year capital improvement plan 1 1 1 DPW
Review master plan and amend as necessary 3 3 1 PLAN
Implement the 2001 Downtown Plan 1 4 DDA
Provide training for all Board and Commission members 1 1 2 MAP

KEY

Public Responsibility
CDBG- Community Development Block Grant MDOT - Michigan Dept. of Transportation MEDC - Michigan Economic Development Corp. CRWC - Clinton River Watershed Council
DDA- Downtown Development Authority OCDC - Oakland County Drain Commission MSU - Michigan State University Land Policy Institute MAP - Michigan Association of Planning
SEMCOG- Southeastern Michigan Council of Governments OCPEDS - Oakland County PEDS HDC - Historic District Commission PSD - Pontiac School District
FCRT - Friends of the Clinton River Trail

  Significant Involvement

1

1

1

1
2

Green Standards & Infrastructure

1

1

1
1

Zoning Ordinance

Enforcement
1

1

CITY OF PONTIAC MASTER PLAN IMPLEMENTATION MATRIX

     TIMEFRAME     PUBLIC RESPONSIBILITIES FUNDING OPPORTUNITIES

2

3

Plan/Design

1
1

1

2
2

2

1

Planning Projects 1

2

Other Projects

1

1
1

Economic Development Projects

1
2

Importance

High

Medium

Low

1

2

3

Timeframe

1-2 years 

2-4 years

5-10 years

Ongoing

1

2

3

4

1

2

3

Responsibilities

Lead or Coordinating

Key Participant

Task Force Opportunity

City Departments

PLAN - Planning Department
MAYOR - Mayor's Office
B&S - Building and Safety Department
DPW - Department of Public Works
GG- Pontiac Growth Group
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COMMUNITY PLANNING CONSULTANTS 
 

McKENNA ASSOCIATES, INCORPORATED 
Community Planning  Urban Design 

Landscape Architecture 
235 East Main Street, Suite 105 

Northville, Michigan 48167 
(248) 596-0920 

 
 
 
Phillip C. McKenna, AICP, PCP...........................................................................................................President 
 
Charles Smith, AICP, ASLA.........................................................................Project Manager/Project Planner 
 
Amy Chesnut, AICP................................................................................................................. Project Manager 
 
Jim Breuckman, AICP ................................................................................................................Project Planner 
 
Seth Shpargel, AICP ...................................................................................................................Project Planner 
 
Sabah Aboody-Keer ............................................................................................................ GIS and Mapping 
 
Andrew Robertson ...............................................................................................................Graphic Designer 
 
 
With assistance from: 
 

The Land Policy Institute 
& 

Planning and Zoning Center  
at Michigan State University 

1405 S. Harrison Road 
East Lansing, MI 48823-5245 

(517) 432-8800 Land Policy Institute 
(517) 432-2222 Planning and Zoning Center 

 
Dr. Soji Adelaja .............................................................................................................. Director, Land Policy Institute 
Mark Wyckoff, FAICP ............................................................................Director, Planning & Zoning Center at MSU 
 and Senior Associate Director, Land Policy Institute 
Michael Forsyth............................................................................. Graduate Student – Urban and Regional Planning 
Nathan Powell ............................................................................... Graduate Student – Urban and Regional Planning 
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APPENDIX A:  
 
The following document is attached by reference:  
 
Pontiac Public Input at Four Visioning Town Meetings  
Prepared by Students at Michigan State University 
Under the Direction of Professor Mark A. Wyckoff, FAICP 
Director, Planning & Zoning Center at MSU 
Senior Associate Director, Land Policy Institute 
Dated October 17, 2007 
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APPENDIX B: 

  
The following document is attached by reference:  
 

City of Pontiac Asset-Based Economic Development Strategies 
Prepared by Dr. Soji Adelaja, Director of Land Policy Institute  
and Mark Wyckoff, FAICP, Director of Planning & Zoning 
Center at MSU and Senior Associate Director of Land Policy  
Institute with assistance from Michael Forsyth and  
Nathan Powell, Graduate students of the Urban and Regional 
planning program at MSU 
Dated November 12, 2007 
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APPENDIX C:  
 
 

The following document is attached by reference:  
 

2001Updated Downtown Development Plan  
Prepared by Smith Group and the Corradino Group 
Dated June, 2001 
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APPENDIX D:  
 
Conceptual Improvements for Baldwin Avenue  
Corridor. 
 
 
 



Walton Boulevard and Baldwin Ave north
of She�eld is an important neighborhood 
commercial district for the northern section
of Pontiac 

She�eld Ave needs additional landscape 
and bu�er requirements to minimize impact
of industrial corridor and rail line on the 
houses that back up to She�eld. Retain character

of existing medium density neighborhood

Retain character
of existing medium density

neighborhood

November 1            3, 2008

Baldwin Avenue Plan
Walton to Hopkins

Baldwin Avenue Corridor
Commercial District

Potential Commercial 
Expansion/Shared
Parking  Areas

Key Commercial Node or
Concentrated Intensity Area

She�eld Ave needs additional landscape 
and bu�er requirements to minimize impact
of industrial corridor and rail line on the 



November 13, 2008

Trash Enclosure

Retain character
of existing medium density neighborhood

Limited expansion opportunities
require additional property
acquisition in neighborhood.

Amend zoning ordinance to require
improved bu�ering and landscaping
to minimize impact of expanded 
parking areas on existing neighborhoods

Baldwin Avenue Plan
Hopkins to Columbia

Baldwin Avenue Corridor
Commercial District

Potential Commercial 
Expansion/Shared
Parking  Areas

Key Commercial Node or
Concentrated Intensity Area

Parking Lot
Trees

Focal Area
.  Planting
.  Ground Sign
.  Sculpture

Street Trees

Interior
Trees

Low
Plantings
Low
Shrubs

Seating
Area
(Optional)

Accent
Paving/ 
Pedestrian
Access 4-6’ Tall

Brick Wall
with piers

Bu�er Trees

Neighborhood Acces
(optional)

Limit Curb
Cuts





Retain character
of existing medium density neighborhood

Increase landscape bu�er standards
to minimize impact of commercial
development on single family neighborhoods.

Explore opportunities to create shared
parking areas with minimal intrusion into
the neighborhoods.

Shared parking areas are necessary
for expanded commercial development.

Amend zoning to establish design standards
for corridor commercial businesses along 
Baldwin Ave.

Retain character
of existing medium density neighborhood

Baldwin Avenue Plan
Columbia to Fairmont

November 13, 2008

Baldwin Avenue Corridor
Commercial District

Potential Commercial 
Expansion/Shared
Parking  Areas

Key Commercial Node or
Concentrated Intensity Area



Baldwin Avenue Plan
Fairmont to Tennyson

G.M North Facility

Fiero Lot Redevelopment

Retain character
of existing medium density neighborhood

Limited commercial expansion potential
on this stretch of Baldwin Avenue.

Retain character
of existing medium density neighborhood

Access management and shared
parking should be encourage to

maximize potential redevelopment 

Increase Landscape bu�er standards
to maximize impact on residential
neighborhoods.

Amend Zoning Ordinance to
establish design standards. 

November 13, 2008

Baldwin Avenue Corridor
Commercial District

Potential Commercial 
Expansion/Shared
Parking  Areas

Key Commercial Node or
Concentrated Intensity Area




