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continue to be the primary source of Howell Township's population growth, particularly 
from the ripple affect ofthis out-migration, that is, inner city migrants moving to adjacent 
areas and suburban migrants moving to further out areas. Seeking lower cost available 
land in outlying Townships for the location of new developments, which in turn attract 
families and businesses to them, continues to be the goal of the central city and suburban 
out migrants. Howell Township provides such a goal fulfilling area. 

9. POPULATION INFORMATION FROM THE U.S. CENSUS 

A recent U.S. Census Bureau Release for Livingston County provides the following data 
to support the importance of migration into the County as follows: 

Population 1990 
Population 1999 (est.) 151,596 
Population Increase 1990 to 1999 35,851 31% 
Births 1990 to 1999 16,269 
Deaths 1990 to 1999 7,211 
Net Increase Births 
Over Deaths 

1990 to 1999 9,058 

Net Immigration 
To the County 

1990 to 1999 26,774 

By contrast, the following is the same data for Wayne County: 

Population 1990 2,111,687 
Population 1999 (est.) 2,106,495 
Population Loss 1990 to 1999 -5,192 - 0.2% 
Births 1990 to 1999 321,598 
Deaths 1990 to 1999 194,722 
Net Increase births 
Over Deaths 

1990 to 1999 126,876 

Net Out Migration (est.) 1990 to 1999 -228,987 

For the State ofMichigan as a whole, the following are the same data for the State: 

Population 1990 9,295,287 
Population 1999 (est.) 9,863,775 
Population Loss 1990 to 1999 568,488 6.1 % 
Births 1990 to 1999 1,287,572 
Deaths 1990 to 1999 763,166 
Net Increase Births 
Over Deaths 

1990 to 1999 524,406 

Net Out Migration (est.) 1990 to 1999 -99,730 
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B.	 HOUSING CONSTRUCTION TRENDS FOR LIVINGSTON COUNTY AND 
HOWELL TOWNSHIP. 

1.	 Livingston County 2000 U. S. Census and Annual Estimates: 
April 2000 58,919 

+749 
July 2000 59,668 

+2,268 
July 2001 61,936 

+2,149 
July 2003 66,301 

+2,137 
July 2004 68,438 

+2,054 
July 2005 70,492 

+1,431 
July 2006 71,923 

+ 573 
July 2007 72,496 

+313 
July 2008 72,809 

2.	 Trends in Housing Construction in Howell Township 

1972 80 1990 93 1999 23 
1973 68 1991 49 2000 25 
1974 25 1992 42 2001 37 
1975 24 1993 44 2002 57 
1976 52 1994 60 2003 13 
1977 64 1995 130 2004 23 
1978 64 1996 4 2005 12 
1979 64 1997 6 2006 14 
1980 16 1998 13 2007 26 

2008 13 
3. Recent Housing Trends 

In 1990 Howell Township had 1,360 dwelling units. In 1990 the 
Township issued 93 housing permits, in 1991 it issued 49, in 1992 it 
issued 42, in 1993 it issued 44 and in 1994 it issued 60. The years 1990 ­
1994 totaled 1,608 housing permits. 

The age of Howell Township housing was 127 built prior to 1939, 994 
built between 1940 and 1979 and 139 built between 1980 and 1990 for a 
total housing inventory of 1,360 in 1990. Total housing inventory in 1994 
was 2,968. 
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The average housing unit sale price in 1990 was $25,680, in 1991 was 
$101,568, in 1992 was $116,336 in 1993 was $109,522 and in 1994 was 
$118,153. 

Housing growth has been increasing at a much slower rate in recent 2003 
- 2008 years as compared with the years 1972 - 1973, 1976 - 1979, 1994 
- 1995 and 2001 - 2002 as evidenced in the above chart. The housing 
market will continue to be depressed in Livingston County, including 
Howell Township, until the Michigan economy and housing markets 
recover. The current estimate is that this recovery will be gradual over 
the next ten (10) years or so. Recent housing trends in Howell Township 
have indicated a change from the traditional single family homes to a mix 
of all types of dwelling units, including single family homes and all types 
of multiple family units available for rental and purchase individually or 
as a condominium. The major influence for developments had been the 
extensive development of public water and sanitary sewer systems in the 
urban and urbanizing portions of the Township. Any future housing 
developments will continue to be encouraged to locate in the Oak Grove 
Neighborhood (Sections 13, 14, 23, 24, 25 and 26) and the Grand River 
Neighborhood (Sections 22, 27, 33 and 34) where the public water and 
sanitary sewer systems are already established and accessible with 
sufficient treatment capacity in the Township water and waste water 
treatment plants 

C.	 TRENDS IN ASSESSED VALVAnONS IN HOWELL TOWNSHIP 

1.	 As indicated in the following Chart the assessed valuation of all taxable 
properties in the Township have increased by almost 10 times or 1000% 
between the years 1980 and 2009. Between the years 1980 and 2009 the 
assessed valuation increased at the rate of$11,878,700 per year. 

2.	 TRENDS IN ASSESSED VALVAnON IN HOWELL TOWNSHIP 

1965 $5,557,363 
1971 $11,636450 
1976 $22,868,744 
1978 $30,754,500 
1979 $33,580,828 
1980 $39,616,355 
1982 $85,200,000 
1993 $104,571,000 
1994 $112,492,000 
1995 $117,168,800 
2009 $384,099,031 
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CHAPTER VI 

Sec. 6.01 ECONOMIC BASE TRENDS AND PROJECTIONS 

A. Refer to 1982 Master Plan Chapter I "Growth Indicators" and Table 8 "Types 
of Employment", Chapter VIII, pages 124 to 125 

The above is summarized as follows: 

The general economy of Livingston County is highly integrated with and therefore 
interdependent with the general economy of Southeastern Michigan. 
The people of Howell Township will continue to be primarily salaried professional retail, 
service and industry job oriented. Most of the job opportunities will continue to be 
located outside of the Township, primarily in the northwestern suburbs of Detroit, in 
Oakland County and in the Ann Arbor area of Washtenaw County. These areas of 
economic concentration continue to be the most viable ones for major commercial 
business and industrial manufacturing in Michigan. Some farm families will continue the 
economic viability of agriculture in both Howell Township and the County generally. 

Some small as well as major commercial and industrial activities will continue to locate 
in Livingston County, particularly in the US corridor. Some of these same activities have 
been and will continue to be attracted to Howell Township, primarily in the 4 - comers 
area Grand River Road and M59 intersection near the combination of highway 1-96, M­
59 and Grand River Road, rail via C&O R.R. and air by means of the Livingston County 
Airport integrated transportation facilities. 

The City of Howell as well as Howell Township and other nearby cities, villages and 
townships will continue to be important local areas for jobs and other economic 
opportunities through the increase of the number of entrepreneurial and employment 
opportunities for people living in Howell Township. 

Each of the above in a general way will be compromised by the fact that the Michigan 
economy is leveling off or maturing, but it is anticipated that conservative growth for the 
future with economic up and down fluctuations occurring during periods of economic 
adjustment by retail, service and manufacturing businesses. 

Family incomes according to the U.S. Census in Howell Township have risen rapidly in 
recent years as evidenced by the ability of families to pay for the increasingly higher cost 
ofhousing and the fact that family incomes are now among the highest in the State on the 
basis of State wide County data and local real estate sales listing. 
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B.	 Refer to 1996 Comprehensive Plan, Chapter III, Socio-Economic and 
Demographic Trends: 

1.	 Figure 3-6 "Howell Township Employment Forecasts," pages 3-13 

2.	 Figure 3-7 "Major Township Employers," pages 3-13 

3.	 Figure 3-8 "State Equalized Value," pages 3-14 

The above is summarized as follows: 

Figure 3 - 6 entitled "Howell Township Employment Forecast" projects that Howell 
Township which had an employment in 1990 ofl,695 and 2,705 in 1995 is projected to be 
3,828 in 2000 and 4,778 in 2005. Of these manufacturing had 831 in 1990 and 1,044 in 
1995 and is projected to be 1,159 by 2000 and 1,271 by 2005. Retail trade had 283 in 1990 
and 615 in 1995 and is projected to be 1,247 in 2000 and 1,875 in 2005. Services had 185 
in 1990 and 563 in 1995 and is projected to be 955 by 2000 and 1,133 by 2005. The source 
for this projection was made by the Southeast Michigan Council of Governments in May, 
1996. 

Sec. 6.02 ECONOMIC BASE AREA 

The economic base for Howell Township, like that of Livingston County, is to a major 
extent provided by the ring of major economic and employment centers surrounding it, 
including the following (See "Regional Map" No.2 on page 26) 

A. Ann Arbor Metropolitan Area 

B.	 Northwestern Detroit Metropolitan Area 

C.	 Pontiac Metropolitan Area 

D.	 Flint Metropolitan Area 

E.	 Lansing Metropolitan Area 

F.	 Jackson Metropolitan Area 
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All are within commuting distance, and offer a wide choice of types of employment 
opportunities accessible via major highways between them and Howell Township. 

Sec. 6.03 HOWELL MARKET AREA 

Map No.3 in the 1982 report is extracted from the "Michigan Highway Classification 
Study", what it indicates is that the Howell Area is a "complete market service area", but 
not a "major trade area". In other words, it provides complete retail and professional 
services to its local hinterland population, but not a major trading area among trading 
areas. The centralness of Howell Township and its accessibility via 1-96 and M-59 is a 
major factor providing economic support for both its present and future population. See 
Map No.4 on page 46 of this Report. 

Sec. 6.04 LOCAL ECONOMIC BASE 

Additional economic support for Howell Township employables is the locally established 
industrial and commercial base located primarily on land accessible to and from the 1-96 
- M-59 highway interchange. Major employers such as Ogihara, the businesses located 
and continuing to locate in the Trans West Industrial Center, businesses located along 
Grand River Road and Burkhart Road and the Tanger Outlet Mall have all added to an 
increasing economic base for the Township. 

Sec. 6.05 ACCESSIBILITY TO ECONOMIC BASE 

In summary, it appears that with its accessibility to the region's Metropolitan areas, 
located within easy commuting distance, combines with its local industry and commerce, 
a substantial economic base is and will be provided for the present and future populations 
ofHowell Township. 

Sec. 6.06 MIGRATION AND THE AUTOMOBILE INDUSTRY 

Like the demographics of population trends and projections, economic projections are 
similarly uncertain. The regional economy, while geographically moving outward from 
its Detroit center, appears to be stable to slow in its growth. 

The automobile industry, including all of its supporting industrial and commercial 
enterprises, continues to dominate as the primary economic base for not only 
Southeastern Michigan, where it originally started, but also in a general sense the entire 
State of Michigan. As an economic factor, its future growth in Michigan, even though 
the State remains the "World Automobile Capital", remains limited due to globalization 
of the industry. In view of the dominance of the automobile industry, it will be difficult 
to realize industrial diversification due to its long-term institutionalization in terms of its 
economic and therefore its political influence, which tends to mitigate against any major 
diversification ofthe State's economic base. 
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On this basis, since its growth is dependant upon economic growth, future population 
increases will be very nominal, and out migration will in all probability continue to be the 
major factor for population growth in Howell Township and similar areas in the six (6) 
major Development Corridors noted on Map No. 3 entitled "Southeast Michigan 
Regional Growth Corridors". 

Sec. 6.07 SOLVENCY OF REGIONAL ECONOMY 

The economy appears to be solvent enough to have families migrating into Howell 
Township to be able to purchase homes for between $120,000 - $160,000. This would 
indicate annual family incomes of between $60,000 and $80,000. There is some 
evidence that higher cost homes coupled with higher incomes than the $80,000 are 
purchasing rural 2 - 5 acre parcels of land and building homes costing $250,000 or more. 
This range of incomes and housing costs places these families in the middle to upper 
middle-income range, which exemplifies the typical family, which forms the suburban 
migration's population group. Developers in Howell Township are building to attract 
this group to their projects, which are now emerging and being processed by the 
Township Planning Commission and other Township officials. The recent overhaul of 
the Zoning Ordinance was also designed to meet the needs of the suburban population out 
migration movement. 

Sec. 6.08 RECENT ECONOMIC TRENDS AFFECTING MICHIGAN 
AND HOWELL TOWNSHIP. 

The 2008 - 2009 International, National and State of Michigan economic decline is 
somewhat consistent, but to a greater harmful extent, with the anticipated continued 
leveling off of the industries which have traditionally primarily supported the local 
economy. The automobile manufacturing industry in particular has recently created a 
substantial decline in the economy, which has created an exceptionally high rate of 
unemployment and a substantial increase in the need for economic and social welfare 
support through very high Federal tax supported stimulus programs. The projected 
recovery in the future for the international, national and state economies vary from the 
current attempt not to create any more decline to hopefully attaining gradual increases 
over the coming years. 

Much of the decline can be blamed on the United States' continued loss of its 
manufacturing base and markets to foreign countries, the overextension of credit through 
the overuse of credit cards and the over extension of housing loans for many who could 
not afford them. 

In the meantime land use developments in Howell Township are being kept on hold until 
the economy rebounds to a level which will support additional industrial, commercial, 
residential and public and semi-public investments in new developments. 
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The resulting affect on the future land use planning in Howell Township is that this 
recently revised Master Plan for Land Use is also on hold, but ready for any new 
developments to be proposed by those interested in locating in and investing in the 
Township. 
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Sec. 7.10 STATE LAWS REGULATING LAKES, PONDS, RIVERS, 
STREAMS, WATER COURSES AND DRAINAGE WAYS 
INCLUDE THE FOLLOWING: 

A.	 The Inland Lakes and Streams Act, Public Act 291 of 1965, as amended. 

B.	 The Shorelands Protection and Management Act, Public Act 245 of 1970, as 
amended. 

C.	 The Soil Erosion and Sedimentation Control Act, Public Act 347 of 1976, as 
amended. 

Sec.7.11 WOODLANDS 

A.	 Refer to the 1996 Comprehensive Plan, Chapter 4, "Natural Resources", 
"Woodlands", page 4-19. 

The above is summarized as follows: 

Woodlands are wildlife and plant habitats, buffers and filters against noise and dust 
and provide cooling and oxygen to the atmosphere which add to the quality of life in 
Howell Township. The Township has 1,890 acres of Upland Hardwoods, 1,625 acres 
of Lowland Hardwoods, 52 acres of pine and 54 acres of tree plantations. A map of 
the forest lands is included in the Report's Appendix. Woodlands also contribute to 
the rural character of the Township, which the Township should commit itself to 
retain in the interest of natural resource preservation. It is suggested that the 
Township develop an ordinance which regulates woodland uses. 

B.	 Map No.7, in this report, entitled, "Woodlands Map" shows the distribution of 
woodlands in the Township. The 1996 Comprehensive Plan listed the following 
acres of woodlands in the Township: 

I 1. I Upland Hardwoods I 1,890 acres 

,2. ILowland Hardwoods i 1,625 acres 

-~I Pine i 52 acres 
,..-.•--..--------.---.-..--.-•..•..•.•...- ······_·_···1 

4. Christmas Tree Plantations ' 54 acres 
,-	 - --.-.- --..- ..--.--..-.-..•- ....•.······························1 

........._............._ __.- _._....._!~~~~..I~~?~~.~~~~.~.~~:??~~~~! __
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