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1
Background

REGIONAL CONTEXT

Located in southwestern Hillsdale 
County in south central Michigan, the 
city of Reading is a small urban area in 
a predominantly rural and agricultural 
region. Interestingly, Reading Township, 
which surrounds the city, has the 
highest elevation above sea level in 
this region of the state, creating what 
is known as the “Great Divide” of 
southern Michigan. At the “Great 
Divide,” the city is the source of two 
major rivers – the St. Joseph that travels 
west to Lake Michigan and another St. 
Joseph that connects to the Maumee 
River which flows into Lake Erie. The 
several lakes to the west of the city are 
apt for seasonal homes and recreational 
opportunities.1

Reading has easy access to both Indiana 
and Ohio, being only ten miles from 
each state line. Furthermore, the city 
has access to the major cities in the 
tri-state area, being within one to one 
and one-half hour’s drive to Ann Arbor, 
Battle Creek, Jackson, Kalamazoo, and 
Ypsilanti in Michigan; Toledo in Ohio; 
and Fort Wayne and South Bend in 
Indiana.2

TIMELINE

The timeline on the following pages 
provides a graphic overview of Reading’s 
history and the key events that helped 
shape the city.

6  |  City of Reading Master Plan

Sources
1 City of Reading. About. Access 3 June 2020. http://reading.mi.us/about.aspx
2 City of Reading. Existing Conditions and Trends. 2000 Master Plan. P. 1
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Map 1: Regional Map
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The first European settlers arrived 
in the Reading area – Judge 
John Mickle and his family from 
Maumee, Ohio settled on a tract 
of land three miles north of 
present-day Reading. Dozens of 
settlers from the Maumee area 
later followed. During the same 
year, Eleazer Gleason moved to 
Reading Township, settling on land 
south and east of the present city. 
Gleason’s descendants remain on 
the homestead to this day.

Reading Township was officially organized, 
named after Wright Redding, one of the 
Township’s early settlers. 

1835 1837 18731872186918501839 189918871877

Reading Township was reorganized as 
six square miles and officially designated 
by the United States Survey as Town 7 
South, Range 4 West (T.7.S, R.4.W). 

The original settlement, a de facto 
village called “Basswood Corners,” 
consisted of a small mercantile 
store, a grain cradle factory, and 
a blacksmith shop. The name 
“Basswood Corners” came from 
the seven large Basswood trees that 
stood at the corner of present-day 
Main and Michigan Streets. 

Railroad service through 
Reading began, marking 
the beginning of a 
business and population 
boom for the area. 

The Colby Wringer Company 
of Waterbury, Vermont, 
became to first large 
manufacturing industry to 
locate in Reading. 

The Village of Reading 
was formally created. 

Stillman Parker started a 
small tannery for tanning and 
manufacturing buffalo hides. 
This establishment flourished, 
employed about 200 people, 
and quickly became the largest 
buffalo tannery in the world. 

August 15 – The 
great fire of 1899 
destroyed much of 
the Village. As a 
result, the Village 
reconstructed more 
substantial buildings, 
many of which still 
exist today. 

The Darwin brothers 
purchased the Colby 
Wringer Company 
and renamed it to 
the Acme Chair 
Company, which 
would become the 
largest industry in 
Reading.
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1900 1907 20001981196619471934 201820102002

The Village’s first 
municipal water plant 
began operation. 

President Theodore Roosevelt 
visited the Village and gave 
a brief speech, marking the 
first time that a US president 
visited Reading. 

May 14 – Village residents 
adopted a city charter and 
the Village became the city 
of Reading. 

Reading Public 
School District 
consolidated. 

The city of Reading was selected to 
host the cross representing Spiritual 
Foundations Day, because it is the 
highest place in lower Michigan. 

City of Reading TIMELINE

The city of Reading established 
a Tax Increment Financing 
Authority (TIFA) and adopted 
a Tax Increment Financing 
Authority Development Plan. 

The city of Reading adopted 
its first and most recent 
Community Master Plan.

The Reading City Council 
adopted an updated 
Tax Increment Financing 
Authority Development Plan. 

The city adopted 
its most recent 
Zoning Ordinance.

The Region 2 Planning 
Commission adopted a 
Hazard Mitigation Plan 
for Hillsdale County.

The Region 2 Planning 
Commission adopted an 
updated Comprehensive 
Economic Development 
Strategy for Hillsdale, 
Jackson, and Lenawee 
Counties. 

SOURCES: “Reading Thru the Ages” Facebook page; City of Reading 2000 Master Plan; City of Reading Website; Hillsdale County Historical Society



Connection to Major Land Use Implications

Opportunities

 » Age distribution 
stabilization

 » Growing household sizes 
that are primarily family-
oriented

 » Consistent housing tenure

 » Several “Residential 
Vacant” parcels prime for 
housing development

Challenges

 » Population decline

 » Financial insecurity

 » High disability rates

 » Lack of new housing

 » Housing affordability

 » Lack of housing diversity

 » Deteriorating housing 
conditions

2
Demographics 

& Housing
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 » A declining population threatens greater housing 
vacancy and blighted structures, lower property tax 
revenue for the city, and less appeal for business 
investment. 

 » Financial insecurity extends beyond the household 
it directly affects, making it more difficult to recruit 
desired business to the city.

 » High rates of disability and a growing elderly 
population require greater attention to design and 
accessibility to essential land uses.

 » The lack of housing options could compel residents 
to move out of the city where they can find housing 
that better suits their lifestyle and budget.

 » “Residential Vacant” land provides the opportunity 
to provide new, diverse, and affordable options.
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Demographic trends underpin a master 
plan’s central goals of land use planning 
and coordinating development for 
the benefit of its residents. To plan 
responsibly for the next five to ten 
years, it is incumbent on a community 
to understand its residents’ basic 
characteristics and preferences in order 
to attract development with matching   
scale and intensity. While demographics 
are linked to every aspect of planning, 
their most direct connection is to the 
housing market, which is why these 
two topics are discussed together. A 
person’s age, income, and disability 
status influence the type of home and 
neighborhoods/he lives in. 

MAJOR DATA SOURCES 

 » 2010 US Census. This is the gold 
standard for demographic data. It 
measures 100% of the population 
and offers comparable data points 
at regular intervals throughout most 
of the United States’ developed 
history. However, available data is 
limited to population and housing 
information, and the ten-year 
interval between data points means 
it is rarely “fresh.”

 » American Community Survey. The 
ACS program replaced the “long 
form” Census questions beginning 
in 2000, collecting the same types 
of detailed information about social, 
economic, and housing conditions 
on a rolling basis instead of once per 
decade. For smaller communities, 
data is collected over the course 
of 60 months of to achieve a valid 
sample size, called a “five-year 
estimate.” This system exposes 
the statistical tradeoff between 
the reliability gained by increasing 
sample size and the currency that is 
sacrificed in the time it takes to do 
so. The dataset used for this project 
was 2018 5-Year Estimates.

 » Esri Business Analyst. This 
proprietary software presents 
privately generated market research 
data. In addition, it estimates Census 
and ACS data for geographic 
configurations other than Census-
defined tracts, blocks, and places. 

POPULATION CHALLENGES

Population Decline 
The 2018 ACS estimated the city’s 
population at 1,090 residents. Decennial 
census data since 1970 shows a series 
of slight spurts of growth among 
an overall trajectory of decline. Esri 
Business Analyst offers a five-year 
population projection that suggests a 
further decrease to 981 residents by 
2024. Interestingly, Reading’s projected 
decline is set against a backdrop of 
projected population growth in the city 
and county of Hillsdale, indicating that 
Reading was not expected to capture 
any portion of that growth in the next 
five years.

  Demographics & Housing  |  11

Figure 1: Population Change, 1970 -2024
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Income & Poverty
The 2018 median household income 
for Reading residents was almost 
$13,000 less than the state and about 
$6,000 less than Hillsdale County 
annually. Based on the 2010 ACS 5-Year 
Estimates, Reading’s median household 
income has grown noticeably from 
$29,583; however, the gap in annual 
earnings when compared to the county 
and the state has not closed. The lower 
wages are likely tied to:

 » Lower levels of educational 
attainment: 54% of the residents 
over the age of 25 have earned a 
high school diploma or less (38% 
statewide) 

 » A disabled population of 18% that 
may limit job prospects due to a 
physical or mental impairment 

 » 34% of residents earn social security 
and the mean income is $18,235 
per year. 

Despite the disparity in incomes, Reading 
does not have a higher poverty rate 
than Michigan; both hover at about 
15% of the population. When an even 
more telling figure of a household’s 
financial circumstances is calculated, 
the story of economic constraint 
broadens. United Way calculates a figure 
referred to as ALICE: Asset Limited, 
Income Constrained, Employed. These 
households are above the poverty 
threshold but do not earn sufficient 
wage to cover the following necessities:

 » Housing

 » Childcare

 » Food 

 » Transportation

 » Technology

 » Miscellaneous

 » Taxes1 
 

For Hillsdale County, when ALICE and 
poverty figures are combined, 45% of 
households are struggling financially.

Land Use Implications for Population 
Challenges

 » A declining population poses several 
threats: the potential for greater 
housing vacancy and blighted 
structures, lower tax property tax 
revenue for the city, less draw for 
business investment. 

 » Financial insecurity extends beyond 
the household it directly affects, 
making it more difficult to recruit 
desired business to the city.

 » High rates of disability and a 
growing elderly population require 
greater attention to design and 
accessibility to essential land uses. 

POPULATION 
OPPORTUNITIES

Age Distribution
Reading’s age distribution is not 
expected to experience wild shifts over 
the next five years. Between 2010 
and 2019, the largest changes were 
in mid-career age groups 35-44 from 
14% to 11%. Corresponding to a loss 
of the mid-career cohort was a loss of 
school-aged children, which was even 
greater during that time period. Age 
group 0-19 dropped from 35% to 26%. 
Projecting to 2024, small drops in the 
age cohort 14 and younger is expected 
as is a slight rise in the age groups 65 

Median Household  
Income (2018)

Reading:  $42,228
Hillsdale County:  $48,392

Michigan:  $54,938
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years and older but at much smaller 
rates than the previous eight years.2 The 
age population stabilization indicates 
that the loss of the most economically 
productive cohorts and their children 
has tapered off. 

Household Size & Composition
The average household size in Reading 
has grown since 2010, bucking national 
trends towards shrinking households. 
Already bigger than the county and the 
state at 2.72 persons per household 
in 2010, the average household size 
grew to 2.89 persons over the following 
eight years. The trend-defying growth 
of average household size is partially 
based on Reading remaining a primarily 
family-household community. Since 
2010, family households have grown 
to 76% of total households, and 
correspondingly non-family households 
have shrunk to less than a quarter of 
total households. A growing household 
size that is primarily family-oriented 
is an opportunity to maintain the age 
distribution and induce population 
growth.
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Figure 2: Age Distribution 2019 & 2024
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Family
A group of two people or more 

related by birth, marriage, or 
adoption residing together.

Non-Family
A household that consists of a 

householder living alone or where 
the householder shared the home 

with people to whom he/she is 
not related.

Source: Census Definitions  
https://www.census.gov/programs-surveys/
cps/technical-documentation/subject-definitions.
html#family
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HOUSING CHALLENGES

Lack of New Residential Construction
According to the assessor, only eight 
new homes have been built since 
2000; over half of the housing stock 
was built before 1939 (56%). Historic 
homes undeniably add character to 
neighborhoods, but if they are not 
adequately updated, they also often 
lack amenities that modern residents are 
looking for. Common shortcomings of 
historic homes include poor insulation, 
lack of storage, higher maintenance 
costs, and noncompliance with modern 
building code that may be intimidating 
to inexperienced homeowners.

The lack of new residential units may 
be one of the causes of population 
decline. The census shows that even as 
new residents continue to move into the 
County, they are not choosing to reside 
in Reading. The Michigan State Housing 
Development Authority (MSHDA)
conducted a housing study in 2019 
that analyzed sales trends by region. 
Reading is in Prosperity Region 9 where 
the findings show that on average, new 

single-family homes sold for 32% more 
than existing units. The premium for 
new units exposes a greater demand for 
new housing that is in short supply in 
Reading.3 The premium for new housing 
also exposes a trend in building larger 
homes with luxury finishes for higher 
earners, leaving a gap for modestly 
price new homes, and therefore many 
Reading households.4

While those who can afford it are willing 
to pay more for a new home, the figure 
“Median Single-Family Sales Prices 
by Decade Built, Region 9” illustrates 
that as median sales price continue to 
grow, fewer sales are completed. This 
relationship indicates that sales prices 
have outpaced household’s ability to 
purchase new construction single-family 
homes. The data for 2010-2018 reflects 
the Great Recession’s lingering impact 
on the housing market and household’s 
strained purchasing power. However, 
the slow recovery from the Great 
Recession coupled with the uncertainty 
of the coronavirus’ lasting impact on the 
economy likely means that single-family 
sales will remain lower than previous 
decades. 

Figure 3: Median Single-Family Sales Prices by Decade Built, Region 9
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Cost-Burden
The challenge with new construction 
is that price of a new single-family 
home exceeds what most Reading 
residents can afford. For example, the 
vast majority of Reading survey-takers 
recorded that they feel financially 
comfortable buying a home between 
$20,000-$150,000. However, the 
MSHDA report finds that in 2017, the 
median sales price for a new single-
family home was $284,254 in Prosperity 
Region 9.5  

Even when looking at 2018 median 
monthly mortgages and rental payments 
for existing units, homeowners and 
renters were “cost-burdened” (defined 
as households that spend more than 
30% of their income on housing costs), 
a figure that is likely to be higher for 
both groups in 2020. That is to say 
that the options on the market now 
still leave households in financially 
precarious situations; nearly one in five 
owner-occupied homes and over half of 
renters suffer from unaffordable housing 
costs, which helps explains why new 
development of single-family homes has 
not come to Reading. 

Payment in Lieu of Taxes (PILOT)

The Michigan State Housing 
Development Authority Act (PA 346 of 
1966) exempts housing projects that 
receive federal or authority assistance 
from property tax. In lieu of property 
taxes, the housing provider may pay a 
service charge for new development 
that is outlined in the municipal 
ordinance. In Reading, this could 
help lower the price of new housing 
development. The first step is to adopt 
a PILOT ordinance and then to pursue 
reputable organizations to build units 
that fit within household’s budget and 
fit within the neighborhoods.
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Figure 5: Renter Housing Affordability

Figure 4: Owner Housing Affordability
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Figure 7: Willingness to Live Near Denser Housing Options
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Figure 6: Shifting Housing Preferences
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as evidenced by the dropping median 
number of days on the market and 
rising sales prices.7 Typically, when 
smaller units are built on less land, they 
generally have lower purchasing prices 
and maintenance costs. Permitting 
and proactively seeking out alternative 
options is a matter of equity and 
can be one way to keep and attract 
residents. The figure “Shifting Housing 
Preferences” is the output of a model 
done by Envision Tomorrow, a scenario 
planning tool. The left column reflects 
Reading’s most up-to-date data, the 
center column is of national trends, and 
the third is a scenario prediction based 
on empirical research conducted at the 
Metropolitan Research Center, led by 
Chris Nelson.

Another low impact way to diversify 
housing types is to permit accessory 
dwelling units (ADUs) in the rear lots of 
residential parcels. Known colloquially 
as “in law units” or “granny flats,” they 
are smaller units, subordinate to the 
principal structure, that can be used to 
house family members (as the name 
suggests) or rented to tenants. In a 
housing market where very little is being 
built, this offers a lower cost way to 
add units that are not being supplied by 
the private market. The lower costs can 
be passed on to the tenants to provide 
more affordable housing options for 
young adults, the elderly, or residents in 
transition to homeownership. They can 
be regulated in several ways to ensure 
that they fit into the neighborhood, for 
example, a quota can be placed on the 
number that are permitted annually, 
dimensions are regulated by relation 
to the size of the yard or the principal 
structure, and parking can be limited or 
even prohibited. 

Housing Diversity
A dearth of housing options contributes 
to the problem of “cost burdened” 
households. With 81% of the 
housing stock dedicated to single-
family detached units, there are few 
formats for groups that prefer lower 
maintenance and less expensive options. 
For example, empty-nesters who wish 
to downsize, working households 
with limited discretionary income, and 
young couples without children may 
prefer smaller units or smaller parcels. 
When those options are not available to 
them, persons with social mobility will 
seek them elsewhere. Despite the high 
cost of housing relative to household 
income, the highest number of survey-
takers prefer to live in single-family 
detached homes, a preference steeped 
in cultural significance as the “American 
Dream” regardless of the financial 
reality. However, survey-takers showed 
more flexibility when asked what type of 
homes they would be willing to live near 
as shown in the figure, “Willingness to 
Live Near Denser Housing Options.” This 
finding indicates that neighborhoods 
can host a greater variety of housing 
formats.

At a national scale, documented shifting 
housing preferences confirm a shrinking 
willingness for households to invest 
in standard large single-family lots. 
“Missing Middle” housing, the range 
of attached housing with multiple units 
that are compatible in scale and form 
with single-family homes, allows for 
flexible diversity without disrupting the 
fabric of traditional neighborhoods.6 
This trend is alive in the region, the 
2019 MSHDA study found that the 
demand for condominiums is growing 
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Missing Middle Housing Options

Duplex Triplex

Bungalow Courts Townhomes

Accessory Dwelling Unit Converted Multifamily
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Housing Quality Assessment
In 1999, Reading conducted a visual 
enumeration of all 436 dwelling units 
within the city. The dwelling unit types 
were categorized based on their exterior 
conditions as “sound,” “minor repair,” 
and “major repair.” At the time, 82% 
fell into the highest category and only 
2% of units had unsafe conditions. In 
the summer of 2020, the city sampled 
310 housing structures, or about 75% 
of the housing structures to assess a 
change in exterior conditions. Because 
in 2020 only a sample of homes were 
assessed, it cannot with 100% reliability 
reflect the city’s housing conditions nor 
is directly comparable to the fieldwork 
conducted in 1999. The current sample 
was also limited by technology; using 
the GIS collector app to store each 
home’s score was not always possible 
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Year Sound Minor 
Repair

Major 
Repair

1999 82% 16% 2%

2020 69% 22% 7%

Source: 2000 Master Plan and 2020 fieldwork

Table 1: Housing Conditions, 1999 
& 2020

due to poor connectivity. The table 
“Housing Conditions, 1999 & 2020” 
shows a likely trend: that housing 
conditions have likely deteriorated over 
the last twenty years. The findings 
from 2020 also show the divergence 
in housing conditions between owner-
occupied and renter-occupied units is 
the most pronounced in the “poor” 
condition category. The decline in 
housing condition is likely attributed to 
the Great Recession; when the value 
of homes dropped significantly, it was 
no longer worthwhile, or for many 
households financially feasible, to 
continue to invest in their homes. As a 
result, blight has become a larger issue 
over time. In fact, survey-takers reported 
“blighted housing” as the city’s biggest 
challenge over the next five years.

Land Use Implications for Housing 
Challenges

 » Homes will continue to age and 
potentially fall into blight, if 
assistance is not provided and no 
new homes are built.

 » The lack of new housing options 
could compel residents to move 
out of the city where they can find 
housing that suits their lifestyle.

Sample images of “good” and “fair” condition (not from Reading)
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and heritage, yet, to preserve them is 
a large undertaking. To start, the city 
can establish a Historic Commission to 
identify historic homes and provide local 
markers to share the home’s story, while 
in the meantime, coordinate with the 
State Historic Preservation Office (SHPO) 
and the Michigan Historic Preservation 
Network to identify funding and 
strategies to maintain such homes.

NEXT STEPS

New Housing
There are several ways Reading can 
induce housing production. Using 
the assessor’s land codes, residential 
parcels without structures are identified 
and classified as “vacant.” The map 
“Residential Vacant” shows where 
new housing can be built. When 
considering what type of housing 
to attract to these lots, the numbers 
help direct action. Based on assessor 
data, multi-family housing generates 
significantly more revenue per acre than 
large lot detached single-family homes. 
Not only would density increase the 
city’s tax base, it could provide more 
homeownership options to residents 
who cannot presently afford a detached 
home. On average, a single-family 
home on an 11,000 square foot lot or 

HOUSING OPPORTUNITIES
Property Maintenance
The ratio of homeowners to renters is in 
line with the state and has not changed 
much since 2010 (69% and 31%, 
respectively). The ratio alone does not 
reveal a problem. However, rental units 
are the responsibility of landlords who 
either do not or cannot maintain the 
properties to the community’s preferred 
standards. Absentee landlords do not 
live in the community and thus may be 
less attuned to their condition. The city 
has recently adopted the International 
Property Maintenance Code to enforce 
standards that keep rental properties in 
better condition. It would also benefit 
the city to establish an ordinance that 
prohibits landlords or property managers 
from living farther than a predetermined 
radius from Reading. 

As a probable precursor to 
homeownership, renter-occupied units 
should be decently maintained so that 
residents can eventually transition into 
owner-occupied units.

Historic Preservation
The city is fortunate to have several 
historic homes. To preserve them would 
be to maintain the city’s authenticity 

Figure 8: Housing Condition By 
Tenure Status

Figure 9: Housing Tenure Status
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Data Sources: Michigan Open Data Portal,
City of Reading, Hillsdale County GIS
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Map 2: Housing Conditions Heat Map (Fair & Poor)
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Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS
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some communities have invested in 
the exact design they want and offered 
an administrative approval process to 
streamline production and installation.

Quality
The city has taken the right step by 
adopting a property maintenance 
code. Fair and consistent enforcement 
will be the next challenge. Using the 
“Housing Conditions” heat map that 
shows clusters of “fair” and “poor” 
housing quality, the city can look to state 
resources that help to rehabilitate homes 
through MSHDA or USDA, partner with 
a local agency to create and administer 
a local revolving fund, or develop a 
volunteer network that can repair the 
exterior of dilapidated structures in areas 
with concentrations of blight.

larger generates $3,611 per acre of 
property tax revenue annually whereas 
multi-family units (i.e. Meadowland 
apartments) generate $9,009 per acre. 
It is worth the city’s time to infill these 
residential parcels with denser units. The 
Zoning Ordinance can be updated to 
include design standards for multi-family 
unit to ensure that these areas contribute 
to the neighborhood’s aesthetic.

Another trend in housing that permits 
greater variety is modular installation. 
MSHDA has a pilot program to 
encourage this type of development 
because it reduces the cost and time to 
add housing to a community. Modular 
technology has advanced to the point 
that many people would not visually 
distinguish a modular home from stick-
built. Where there is a housing crunch, 

Sources
1 United Way. Alice in Michigan: A Financial Hardship Study. 2019 Michigan Report. https://static1.

squarespace.com/static/52fbd39ce4b060243dd722d8/t/5c902a7e971a186c0a29dff2/1552951937149/
HR19ALICE_Report_MI_Refresh_02.26.19b_Final_Hires+%283%29.pdf

2 Esri Business Analyst. 2019 Demographic and Income Profile.
3 The Michigan State Housing Development Authority. Companion Report: Key Trends and Measures by 

Prosperity Region. March 2019. Pages 257-260.
4 The Michigan State Housing Development Authority. Michigan Homeownership Study: Understanding 

and Advancing Homeownership in Michigan. March 2019. Page 19.
5 The Michigan State Housing Development Authority. Companion Report: Key Trends and Measures by 

Prosperity Region. March 2019. Page 245.
6 Opticos Design. Missing Middle Housing. https://missingmiddlehousing.com/
7 The Michigan State Housing Development Authority. Companion Report: Key Trends and Measures by 

Prosperity Region. March 2019. Page 258-260.

Historic home
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Connection to Major Land Use Implications

Opportunities

 » Improved nonmotorized 
infrastructure to increase 
activity and safety

 » Regional transportation 
access

 » Complete Streets

Challenges

 » A phased sidewalk network will enable safe 
pedestrian mobility, decreasing the need for motor 
vehicle travel within city limits.

 » Increased pedestrian amenities, such as visibility 
improvements, through crosswalks and signalized 
crossing, can boost foot traffic on commercial 
corridors.

 » The locations of existing nonmotorized activity show 
where to focus nonmotorized infrastructure (see the 
map, “Nonmotorized Activity”).

 » A Complete Streets ordinance would enable roads to 
be designed for all users and transportation modes

 » Deteriorating road 
conditions

 » Limited control over road 
maintenance and funding

 » High commuting rate with 
no public transportation 
options
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Mobility plays a critical role in land use 
planning as a community’s physical 
network enables how and where 
residents go. Communities’ roads, 
sidewalks, and bicycle infrastructure 
allow residents to move between home, 
work, places to socialize, and other 
everyday destinations. Furthermore, 
connections with other locations via 
road, rail, air, or other modes enable 
the exchange of products and services 
with other economic markets to give 
Reading access to what lies outside of 
its boundaries. It is important for Master 
Plan goals and strategies to not only 
address land uses, but to also plan for 
how different users will access such 
destinations. 

MOBILITY CHALLENGES

Road Ownership and Quality
All roads in Reading are locally 
maintained, excluding the city’s three 
most heavily trafficked roads: the state 
of Michigan maintains Main Street (M-
49), Reading’s busiest road, and Hillsdale 
County maintains East Michigan Street 
(East Reading Road) and West Elm Street 
(West Reading Road).1 The table titled 
“Annual Average Daily Traffic (AADT)” 
shows the Michigan Department of 
Transportations (MDOT) roads counts. 
The AADT numbers are relatively low 
compared to other similar areas in 
Michigan, though not drastically different.

AADT numbers play a role in 
determining road funding, which 
has a significant impact on Reading, 
especially because maintenance and 
quality of these three main roads 
are not under the city’s jurisdiction. 

The Michigan Transportation Asset 
Management Council uses the PASER 
rating system, a visual survey based on 
engineering principles used to evaluate 
road conditions. Two major roads in 
Reading are currently rated as “poor”2 
but Main Street reached “good” 
when it was repaved in the summer of 
2020. In Reading, the asphalt on East 
Michigan has buckled due to heavy 
truck traffic near the railroad track and 
industrial uses. Funding for repairs is 
available through the U.S. Department 
of Agriculture (USDA), but is contingent 
on a plan with cost estimates. Reading 
is considering a phased approach that 
would lay concrete on both sides of the 
railroad tracks, install sidewalks with 
curb and gutter, and re-do water and 
sewer lines. If USDA funding does not 
come through, the city will consider 
bonding the project.

Local Road Quality
On a hyper local level, residents were 
asked to score the road quality of 
their neighborhoods (determined by 
quadrant). The results vary. A disparity 
arises, SW and NE neighborhoods rated 
roads as excellent, whereas the NW 
neighborhood reports roads as failing. 
This scorecard can be used as a part of 
the evaluation for where to target future 
local road improvements.
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Road AADT Condition

Main Street (M-49) 2,950 vehicles Good

East Michigan Street (East Reading Road) 2,090 vehicles Poor 

West Elm Street (West Reading Road) 1,152 vehicles Poor

Source: Michigan Department of Transportation

Table 2: Annual Average Daily Traffic

Neighborhood Score  
(scale 1-10, 10 highest)

1 (NW) 4.5
2 (NE) 9
3 (SE) 6
4 (SW) 9

Source: 2020 Community Survey

Table 3: Road Quality Scores
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Commuting & Public Transportation
Very few people both live and work in 
the city of Reading. In fact, according to 
the US Census Bureau, only 25 people 
in Reading both lived and worked in 
the city (5% of the employed Reading 
population) as of 2017. The remaining 
95% of the employed Reading residents 
are employed outside of the city.3 Due 
to Reading’s small size, it is unsurprising 
that almost all the population must 
commute outside of the city for work. In 
this area of the state, there are no public 
transportation options; therefore, all 
commuters are dependent on personal 
automobiles to get to work and other 
destinations, presenting a real challenge 
for persons with disabilities, for persons 
who do not have access to a motor 
vehicle, and for low-income households. 

Inadequate public transportation 
becomes an equity issues when it is 
estimated in Reading that transportation 
costs account for over, on average, 
34% of household’s income.4 This is 
more than double the recommended 

amount of 15%, and more than the 
recommended amount to spend on 
housing (30%). Between the two, 
households spend over half of their 
incomes on basic necessities.

Land Use Implications for Mobility 
Challenges

 » Inadequate funding for roads 
will exacerbate the city’s primary 
transportation network.  

MOBILITY OPPORTUNITIES

Movement by Other Means 
In addition to commuting, good 
nonmotorized infrastructure can entice 
people out of their cars for shorter trips. 
The community survey asked residents 
what would cause them to take fewer 
car trips and the top two most selected 
answers were “better connected, 
well-maintained sidewalks” and a 
“network of safe bicycle lanes/bicycle 
racks.” There was still a considerable 

Figure 10: Commuting Patterns in Reading

229
25

427

Employed and  
live in Reading

Live in Reading but  
employed outside

Employed in Reading  
but live outside

Source: US Census Bureau – On The Map
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portion who claim that nothing would 
likely reduce the number of car trips 
taken, but this result indicates that a 
balanced approach for motorized and 
nonmotorized infrastructure warrants 
greater exploration.

Sidewalks
The condition of nonmotorized 
infrastructure is less varied. When 
the survey responses were filtered by 
neighborhood, the scores show that 
residents view them in equally poor 
condition. It is an expensive order to 
install and maintain sidewalks. As such, 
the survey asked residents if they were 
willing to create a special assessment 
district to increase taxes to fund a 
sidewalk network; 58% of residents 
agreed to this.

Sidewalk Prioritization

With an area of only one square mile, 
residents can rarely claim that pedestrian 
travel is not an option, except for when 
the sidewalks are nonexistent or in poor 
condition. As Reading’s main spine, 
Main Street (M-49) has well-maintained 
and complete sidewalks traversing from 
the city’s northern to southern borders. 
The sidewalk widens and offers other 
pedestrian amenities such as seating 
and lighting in the downtown core. 

Outside of downtown, however, 
sidewalks are lacking. As a result of 
both the recommendations in the 2000 
Master Plan and resident desire for more 
and improved sidewalks, the city of 
Reading created a prioritized sidewalk 
improvement plan shown in the map 
“Sidewalk Improvement.” There are five 
phases: 

 » Phase 1 prioritizes school access; 
approach the school district and 
collaborate on a safe routes to 
school grant application

 » Phase 2 prioritizes higher traffic and 
higher visibility roads, such as East 
Michigan Street;

  Mobility  |  27

Figure 11: I Would Take Fewer Car Trips If…

Better-connected,
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sidewalks
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Source: Master Plan survey

Neighborhood Score  
(scale 1-10, 10 highest)

1 (NW) 4
2 (NE) 4
3 (SE) 4
4 (SW) 5

Source: 2020 Community Survey

Table 4: Sidewalk Scoring



28  |  City of Reading Master Plan

Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS
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Map 4: Sidewalk Improvement
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 » Phases 3 – 5 prioritize 

neighborhoods based on the 
existing presence of sidewalks and 
existing sidewalk conditions.  

Regional Transportation Access
Freight rail passes through Reading, 
and it plays a major role in transporting 
goods into and out of the city. For 
instance, the Anderson grain facility on 
the east side of Reading generates a 
significant amount of rail traffic; thus, 
the Michigan Southern railroad that 
runs through the city serves as a major 
economic engine for the community.

Nonmotorized Infrastructure 
Improvements
The “Nonmotorized Activity” map 
shows data from the online platform, 
Strava, which tracks app users’ exercise, 
predominantly in the forms of running, 
walking, and bicycling. The map shows 
that there are five primary areas of 
high nonmotorized activity in the city: 
Main Street (M-49), West Elm Street, 
East Michigan Street, Chestnut Street, 
and Strong Street up to the community 
track. This map highlights two main 
opportunities: 

1. By knowing where the areas of 
high nonmotorized activity are, the 
city can prioritize its investment in 
nonmotorized infrastructure based 
on popular usage; 

2. By knowing where areas of low 
nonmotorized activity are, the 
city can investigate connections 
to nonmotorized infrastructure to 
increase safety. 

In terms of safety, Reading has had 
a low number of vehicular crashes 
involving bicyclists and pedestrians. 
Since 2004, there have only been four 
recorded crashes, which is incredible 
considering the number of vehicular 
crashes involving bicyclists and 
pedestrians has increased significantly 

across the country over the past several 
decades.5 The locations of these four 
crashes show where additional safety 
amenities may be appropriate, especially 
to improve visibility and signage that 
convey pedestrian laws. Because these 
crashes occurred on two primary 
roads – Main Street and East Michigan 
Street – the city could work with MDOT 
and Hillsdale County to provide more 
pedestrian and bicycle infrastructure on 
these primary arterials, such as more 
visible cross walks, mid-block crossings, 
bulb outs, and signalized pedestrian 
crossings on Main Street.

Adopting a Complete Streets ordinance 
is another way to improve safety for all 
users. A Complete Street is one that 
is designed for everyone, including 
bicyclists, pedestrians, and motorists.6 
It is not necessarily a multi-million 
dollar endeavor, but can include an 
array of lower-cost features that make 
nonmotorized travel safer and more 
pleasant. By adopting a Complete 
Streets ordinance, all roads that undergo 
repair shall consider how to incorporate  
such elements during the design 
phase. Having a network of Complete 
Streets would increase pedestrian and 
bicyclist safety, encourage modes of 
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Elements of  
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transportation beyond the personal 
vehicle, and liven up neighborhoods and 
the downtown.

NEXT STEPS

Reading should continue to follow the 
phased sidewalk network to enable full 
and safe pedestrian mobility. One way 
to expedite filling in some of the gaps 
near school campuses is to reach out 
to the school district administration 
to assist with a Safe Routes to School 
grant application. In addition to 
sidewalks, pedestrian amenities such 

as improvements to visibility, through 
crosswalks and signalized crossing 
would improve pedestrian and bicyclist 
safety. These amenities should be 
focused where crashes occurred based 
on the “Nonmotorized Activity” map to 
address public safety issues. Adopting 
a Complete Streets ordinance would 
help ensure that roads in Reading are 
designed for all users and transportation 
modes, which would encourage modes 
of transportation beyond the personal 
vehicle. 

Figure 12: Alternatives to Personal Vehicles and Nonmotorized Safety

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

50%

Strongly Agree Agree Neither Disagree Strongly
Disagree

I feel safe from traffic walking or bicycling in Reading
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out in Reading

Source: Master Plan survey

Sources
1 Hillsdale County. “Hillsdale County Road Directory.” Accessed 27 July 2020. https://f32d4026-2672-

42ac-9dd2-d6151b3d76cd.filesusr.com/ugd/7b53bd_db995221438a4be3b7ede1b441359516.pdf
2 State of Michigan. Michigan Transportation Asset Management Council. Interactive Map. 2014-2018. 

https://www.mcgi.state.mi.us/tamcMap/
3 US Census Bureau. OnTheMap. Inflow / Outflow Analysis. Accessed 20 July 2020. https://onthemap.ces.

census.gov/
4 Center for Neighborhood Technology. Housing and Transportation Index. https://htaindex.cnt.org/map/
5 Governors Highway Safety Association. “Bicyclist and Pedestrian Safety.” 2020. https://www.ghsa.org/

issues/bicyclists-pedestrians
6 Smart Growth America. “What are Complete Streets.” 2020. https://smartgrowthamerica.org/program/

national-complete-streets-coalition/publications/what-are-complete-streets/
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Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS, Strava, MTCF
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Community 
Livability

Connection to Major Land Use Implications

Opportunities
 » Sanitary sewer system 

expansion for new 
development

 » Green infrastructure for 
stormwater management

 » Increased tree canopy

 » Community pavilion 
programming

 » Parks and recreation 
expansion

Challenges

 » The existing water infrastructure is not sufficient to 
meet demand, and any future major development 
would be stifled by insufficient capacity.

 » Any new commercial or industrial establishment 
would trigger sanitary sewer system expansion. 

 » Existing soil conditions – heavy clay that drains 
poorly – should be an important consideration when 
determining where and how develop.

 » Tree canopy coverage and green stormwater 
infrastructure should complement development as a 
required part of landscaping standards.

 » Any development of new parkland must be based 
on Reading’s capacity to maintain it in good 
condition and its potential to meet community goals 
laid out in a Parks and Recreation Master Plan. (i.e. 
equity, access)

 » Water system needs 
substantial upgrade

 » High areas of impervious 
surface coverage

 » Poorly draining, heavy clay 
soil conditions

 » Community festivals 
during a pandemic
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Several factors determine how “livable” 
a community is. The term livability refers 
to what may seem like the “intangibles” 
of a high quality of life, but for planning 
purposes, are indicators that can be 
discussed in more certain terms. This 
section discusses these factors by the 
type of infrastructure they provide to 
the community as either physical or 
social. The physical infrastructure that 
a community maintains is often unseen 
or not top-of-mind for residents, but it 
includes essential amenities that keep 
a city running. Likewise, a community 
must also offer or support social 
infrastructure – opportunities to gather 
with other community members – so 
that residents may congregate, socialize, 
share, and create positive memories. 
Only when both systems are running 
smoothly can residents experience a 
high quality of life. 

PHYSICAL 
INFRASTRUCTURE

Physical Infrastructure Challenges

Water System

There are two wells located three 
miles south of the city limits that feed 
Reading’s existing water distribution 
system. The wells are part of the 
Reading Wellhead Protection Zone, 
a buffer and set of development 
guidelines that protect the groundwater 
supply.1 Despite their protection from 
potentially harmful development, 
wells must be cleaned when annual 
inspections show greater than a 10% 
loss of production – from the city’s 
perspective, funds should be reserved 
for those instances. 

The water is stored in the water tower 
which holds 100,000 gallons of water. 
The water tower is 41 years old, and 
although maintenance has been done, 
it still has exceeded its life expectancy 
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Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS, USGS
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Map 6: Percent Clay Map 7: Impervious Surface

Impervious surfaces prevent rainfall absorption, which increases the amount and speed of runoff, but GSI can help. Source: Nation 
of Change https://www.nationofchange.org/2019/11/04/as-cities-interest-in-green-infrastructure-grows-so-does-the-need-to-
develop-strategies-and-resources-to-maintain-it/
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is in need of replacement. The amount 
of water the tank holds is not sufficient 
for residential and fire use. The system 
needs to increase capacity to not only 
meet EGLE requirements, but also to 
support any new development.2 

While there have been recent updates 
to the water system treatment plant, 
including new lagoons and a new lift 
station on Cherry Street, there remain 
some significant challenges. In addition 
to replacing the water tower to increase 
capacity, the water mains need to be 
replaced as the existing pipes are likely 
from 1899. These are two substantial 
but necessary capital improvement 
projects and should be completed in 
the shorter-term to ensure that the 
community has a safe, healthy, and 
ample water supply.

Soil and Topography

The soils in Reading are mostly clay 
loam, which are heavy and do not 
drain well. As shown in the map titled 
“Percent Clay,” almost the entire 
eastern half and about one-third of the 
western half of the city have a high 
percentage of clay soil (shown in dark 
brown). Additionally, the city sits at a 
ridge of sorts with the highest elevation 
above sea level in this region of the 
state.3 Within the city limits, however, 
the topography is essentially flat. 
Combined, heavy soils and relatively flat 
terrain results in pooling water during 
heavy rain events.

Impervious Surfaces

Impervious surfaces are hard surfaces, 
such as parking lots, roads, and 
rooftops, that do not allow rainfall to 
infiltrate the soil and groundwater.4  
Instead, impervious surfaces prevent 
absorption, which increases the amount 
and speed of runoff, carries more 
pollutants to the waterbodies, and 
exacerbates erosion. These surfaces 
have considerable influence on natural 
systems and tend to intensify the 

severity of flooding. The map titled 
“Impervious Surface” shows that 
the areas of high impervious surface 
coverage (shown in dark purple) 
clustered along Main Street (M-49) and 
the southeastern portion of the city near 
the Anderson facility, with additional 
pockets of high impervious surface 
coverage scattered throughout the city. 

Physical Infrastructure Opportunities

Sanitary Sewer System and 
Stormwater Management

Sanitary Sewer System upgrades in 
2007 included the addition of a new 
lagoon and new lift stations, but there 
still remains some challenges. Reading 
has its own well-functioning sanitary 
sewer system. Every household and 
business in the city are connected to 
the sanitary sewer system. No structure 
relies on a septic system – this is quite 
an accomplishment and is a reliable way 
of protecting the area’s groundwater. 
The system could accommodate 
approximately 10-20 new houses, but a 
new business would require the system 
to expand.5 

Reading built the existing sanitary sewer 
system in 1913 and updated it in 1970. 
As constructed, it is not adequate to 
serve sanitary sewer management 
purposes. The existing sanitary sewer 
management system involves sump 
pumps that pump into the sanitary sewer 
system. The city is trying to remove 
the sump pumps as the sanitary sewer 
system is not designed to accommodate 
this additional burden. Until all sump 
pumps stop pumping into the sanitary 
sewer system this will continue to be 
a burden on the City’s sanitary sewer 
system.6

When the sanitary and stormwater 
sewers are updated, utility locators 
with video capabilities should also be 
installed so that the DPW can navigate 
its underground system. With this 
technology, early detection of repairs can 
save the city money in the future. 
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The City has implemented some storm 
water management solutions, such 
as the installation of the storm water 
detention pond on Walnut Street, as 
well as upgrades to the storm sewer 
tile on Walnut Street, and portions of  
E. Elm Street. Also, upgrades to storm 
tile and installation of curbs and gutter 
on Main Street and Michigan Street to 
Chestnut Street during the 2009 M49 
Street Project as well as some upgrades 
of storm tile and installation of curbs 
and gutter as part of the Chestnut 
Street Renovation Project in 2015.

The current stormwater management 
system is not sustainable. The 

combination of poorly draining soils 
and minimal stormwater management 
results in standing water and 
significant flooding during a major 
storm event, especially in the spring.7 
Besides investing in an expensive 
and conventional “grey” system – 
manufactured structures that collect 
and convey stormwater and sewage – 
the city should also implement “green 
infrastructure” stormwater management 
systems. “Green” systems are cost-
effective and efficient. Even newly 
designed conventional “grey” systems 
cannot handle the heavy rain events that 
Michigan is experiencing and expected 
to experience with greater intensity. 

Method Description Example

Rainwater 
Harvesting

Systems that collect and store rainwater for 
later use.

Rain Gardens
Shallow, vegetated gardens that collect and 
absorb runoff from streets, sidewalks, and 
roofs. 

Planter Boxes
Boxes along sidewalks, streets, or parking lots 
that collect and absorb rainwater. These also 
serve as streetscaping elements.

Bioswales
Linear and vegetated channels, typically 
adjacent to a road or parking lot, that slow, 
retain, and filter stormwater.

Permeable 
Pavement

Pavement that absorbs, filters, and stores 
rainwater.

Green Roofs Vegetated roofs that absorb and filter 
rainwater.

Tree Canopy Trees reduce and slow stormwater flow.

Source: United States Environmental Protection Agency

Table 5: Green Infrastructure Methods
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Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS
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Map 8: Tree Canopy Coverage
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Esri, USDA Farm Service Agency

Data Sources: Michigan Open Data Portal, City of
Reading
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“Green” systems give communities 
greater flexibility and security by 
mimicking natural systems.8 Green 
infrastructure absorbs, harvests, and 
retains stormwater through a natural 
hydrologic process, effectively reducing 
the instances of stormwater runoff by 
absorbing and removing pollutants as 
it infiltrates the soil.9  The table titled 
“Green Infrastructure Methods” details 
several green infrastructure strategies 
that would be appropriate for Reading. 

Tree Canopy

Trees are a vital element of a city’s 
physical infrastructure with numerous 
benefits. Not only do trees provide 
essential stormwater management 
services by storing and filtering water, 
but trees also clean the air, lower 
temperatures, absorb and store climate-
warming carbon dioxide, prevent soil 
erosion, and provide aesthetic value.10  

As the map titled “Tree Canopy 
Coverage” shows, the city’s 
neighborhoods have a moderate level 
of tree canopy coverage, but the areas 
outside of the city’s core streets have 
little to none. This is unsurprising, 
however, as much of the area 
surrounding the neighborhoods consists 
of agricultural fields. Pockets of no tree 
canopy cover in the street grid indicate 
where there is need for expansion. 

Survey respondents understand 
the importance of trees in their 
neighborhoods as almost half (44%) of 
respondents either agreed or strongly 
agreed with establishing a special 
assessment district to fund upgrades 
to street trees. On a scale of 1 to 10, 

with 10 being the best, respondents 
were moderately satisfied with the 
city’s existing tree coverage with a 
score of 6, yet residents’ support of 
a special assessment shows a desire 
to see coverage expanded. At the 
neighborhood level, the range of tree 
canopy coverage scores is limited 
to below average to slightly above. 
Funding and maintaining new trees is a 
challenge for many cities, but exploring 
new funding opportunities is worth 
pursuing because of the wide-ranging 
benefits that trees provide. 

In terms of prioritization, the city should 
initially focus green infrastructure 
implementation on areas that have 
both a high percentage of clay soils 
and high impervious surface coverage. 
These priority areas are shown on the 
map titled “Green Infrastructure Priority 
Areas”:

 » Along Main Street between East 
Michigan Street and West Elm 
Street.

 » The southeast corner of the city, 
especially east of the railroad tracks 
and the area between Chestnut 
Street and the railroad tracks

 » The northeast corner of the city in 
the Industrial Park

 » The area around Reading Elementary 
School. 

Land Use Implications for Physical 
Infrastructure 

 » Reading’s water system is long 
overdue for a substantial upgrade. 
The existing water tower’s capacity 
is not sufficient to meet demand, 
and any future major development 
would be stifled by insufficient 
infrastructure capacity.

 » The city’s sanitary sewer system 
could accommodate several more 
houses, but any new commercial 
or industrial establishment would 
trigger a system expansion. This 
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Neighborhood Score  
(scale 1-10, 10 highest)

1 (NW) 6
2 (NE) 7
3 (SE) 5
4 (SW) 6

Source: 2020 Community Survey

Table 6: Tree Canopy Scoring
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required expansion should be an 
important consideration, especially 
in terms of development agreements 
with potential developers.

 » Existing soil conditions – heavy clay 
that drains poorly – should be an 
important consideration in the site 
plan review process to determine 
where and how develop depending 
on soil type.

 » Trees provide a host of benefits to 
the community, and Reading stands 
to increase its tree canopy coverage. 
Exploring funding opportunities, 
such as establishing a special 
assessment district, and partnership 
opportunities for maintenance, are 
worth pursuing to increase tree 
canopy coverage in the city.

 » The city does not have a sustainable 
stormwater management system. 
Implementing green infrastructure 
strategies, prioritizing areas that 
have both a high percentage of clay 
soils and high impervious surface 
coverage, is an effective way to 
better-manage the city’s flooding 
and stormwater issues. 

SOCIAL INFRASTRUCTURE

Social infrastructure is a crucial part of a 
community because it enables residents 
to gather and communicate with each 
other. Social infrastructure offers the 
“third place” – important spaces where 
life outside of one’s home or workplace 
can occur. In a very short time, however, 
the COVID-19 pandemic has changed 
the nature of the “third place” with 
the associated public health risks of 
congregating. Cities all over the world, 
Reading included, have had to change 
how they think about public spaces and 
social gatherings. It is still too soon to 
determine if the way we gather will be 
permanently changed or will return to 
business as usual once the pandemic is 
over, but COVID-19 has exposed how 
valuable outdoor public space is to our 
well-being. 

Social Infrastructure Challenges

Community Festivals

As a small, tight-knit community, 
Reading has several annual festivals, 
including Reading Festival Days, 

Reading Community Library
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Oktoberfest, and Old-Fashioned 
Christmas.11 Due to the ongoing 
COVID-19 pandemic, these treasured 
festivals are not a current reality; 
however, they remain a unique part of 
living in Reading and will return when it 
is safe to do so.

Social Infrastructure Opportunities

The School District

Reading School District places an 
emphasis on the entire educational 
experience. While it fares well among 
its peers academically, the school 
district is also proud of its before and 
after school program for latchkey kids, 
field trips for every grade in elementary 
school, an expansive music program for 
middle school and high school students, 
and multiple state championships in 
athletics. It is also proud of maintaining 
wood shop and home repair courses 
which several other districts have 
eliminated them, and that it can provide 
one to one technology (a device for 
each student on campus), and mental 
health services for its students.

Reading Community Library

The Reading Community Library sits 
in the heart of downtown along Main 
Street and serves both the city and 
neighboring townships. The library offers 
a host of opportunities and resources 
for kids, teens, and adults, including 
books and digital materials, internet and 
workspace, and summer programs. The 
library’s central location makes it a prime 
spot to further community opportunities 
and programming.

Community Pavilion

Reading recently transformed the 
formerly vacant downtown grocery 
store into a community pavilion. The 
pavilion now serves as the location for 
the weekly farmer’s market, it will be a 
central gathering space for the many 
community festivals. It is also available 
for community members to rent for 
events such as weddings or graduation 
parties. This new public space is an 
added asset to the community, and it 
certainly has potential to become a key 
space for the city’s downtown.
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Left: The Big Brother / Big Sisters of RHS help an elementary student carve a pumpkin at the Fire Barn 
for the annual Pumpkin Glow before the Halloween Parade.  Right: Two elves help with 300 Free Books 
for ages 0 - 9 autographed by Santa with a X and a O!
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Facility Acreage Description
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Small neighborhood park that offers 
play equipment, a basketball court, and 
a picnic pavilion.
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Hosts the area’s local truck, tractor, and 
horse pulls, and it offers a large pavilion, 
picnic tables, and parking area.
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Small neighborhood park that offers 
playground equipment and basketball 
courts, and it hosts the annual 3-on-3 
basketball tournament during Reading 
Festival Days.
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7.35
Home of the Reading Rangers, and it 
includes a football and baseball field 
with bleachers and a concession area.
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0.93
A new hub close to downtown to hold 
events and host the weekly farmer’s 
market

Te
nn

is
 C

ou
rt

s

0.54 
The tennis courts are available for all 
community members.
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13.84 

The Elementary School track is one 
of the community’s most popular 
recreation sites, and it hosts several 
events annually.
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2.32
The Elementary School playground is a 
popular location for children to play.

Total 30.16

Table 7: Reading Parks and Recreation Facilities
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Regional Recreation

One of Reading’s assets is its rural 
character and access to natural beauty 
and resources. Where recreational 
opportunities may feel limited within 
the city, the regional recreational 
opportunities are vast. There are many 
lakes within the region, most notably 
the chain of lakes to the west of the 
city, offering many nearby water 
recreation opportunities to Reading 
community members. The area’s lakes 
also serve as a regional destination, 
bringing tourists to the area.

Local Parks and Recreation

In addition to the regional recreational 
opportunities, there are four parks within 
the city limits: Waterworks Park, Magic 
Square Park, Rotary Park, and Barre 
Field.12 The table titled “Reading Parks 
and Recreation Facilities” summarizes the 
city’s parkland and four other recreation 
amenities provided. Together, the total 
acreage of land dedicated to recreation 
is about 30 acres or 4.71% of the city’s 
land.

When the school facilities are added, 
they more than double the city’s acreage 
dedicated to recreation. Undoubtedly, 
the campuses play a pivotal role in 
offering specialized facilities that cities 
do not usually provide, for example, 
the elementary school offers one of the 
community’s more popular recreational 
amenity, the track, which can host a 
variety of activities.

Community survey results indicated a 
desire for more recreation opportunities. 
On a scale of 1 to 10 with 10 being 
the highest score, survey respondents 
gave the recreational opportunities in 
their neighborhoods an average score 
of 4 – this is a below-average rating;  
respondents found that the recreation 
opportunities in their neighborhoods are 
lacking. Furthermore, over half (52%) 
of survey respondents either agreed 
or strongly agreed that they would 

support a special assessment district for 
upgrades to recreational opportunities 
in their neighborhood. The results at 
the neighborhood level reflect a similar 
narrative but show the fuller range of 
scores, dipping as low as a three in 
the southeast quadrant that is largely 
consumed by the railroad track and 
industrial uses.

Currently, Reading does not have a 
Parks and Recreation Master Plan. For a 
community to be eligible for recreation 
funding, it must adopt an up-to-date 
Parks and Recreation Master Plan. This 
would be a first step for the city to 
assess the condition of its inventory, 
its level of accessibility, and check in 
with the community more specifically 
on its recreational preferences. This 
analysis would help Reading secure 
funding to upgrade and expand its 
parks and recreation facilities. Based 
on the community’s fairly low scores 
for recreational opportunity, it is 
recommended that the city reviews its 
vacant parcels for potential parkland 
acquisition, prioritizing the southeast 
quadrant where there is the largest gap 
in the provision of parkland.

Healthcare

Proximity to healthcare is another 
benefit to living in Reading. There are 
two medical clinics in the city’s limits, 
located downtown. Hillsdale County 
is experiencing a shortage of primary 
care and mental health professionals. 
As of 2017, there were only 2.6 medical 
doctors per 10,000 residents.13 Given 
this shortage in many rural areas in 
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Neighborhood Score  
(scale 1-10, 10 highest)

1 (NW) 5
2 (NE) 4
3 (SE) 3
4 (SW) 4

Source: 2020 Community Survey

Table 8: Recreational Opportunity 
Scoring



44  |  City of Reading Master Plan

NEXT STEPS

The City’s priority should be on securing 
funding to improve its water and 
sewer capacity, not only for its existing 
households but so that it can grow 
responsibly. In the meantime, the city 
should invest in green stormwater 
infrastructure to reduce instances of 
flooding. To target problem areas, 
Reading can set up an online database 
for residents to enter details for the 
city to track the location and type of 
incident causing the flooding. Parkland 
preservation can also help with flood 
mitigation; the city can in a Parks and 
Recreation Master Plan to identify 
potential  areas for acquisition.

Michigan, access to a clinic can be an 
attractive feature for moving to Reading 
and improving quality of life.

Land Use Implications for Social 
Infrastructure  

 » The Reading Community Library’s 
location in the heart of downtown 
makes it a prime spot to increase 
community offerings and 
programming.

 » The new community pavilion is an  
asset. The public space will likely 
serve as a key gathering space for 
community festivals, once they 
are safe to have again, and other 
community events. 

 » Any acquisition or development of 
new parkland must be based on 
Reading’s capacity to maintain it in 
good condition and its potential to 
meet community goals laid out in a 
Parks and Recreation Master Plan. 

 » The development of parkland shall 
be balanced strategically with the 
development of residential uses.

Another unique event is Reading’s Old Fashioned Christmas where the wagon 
and team give rides from Santa’s Headquarters where every child gets a free 
photo taken by photographers of our photo club, and printed off by Chamber of 
Commerce volunteers.  That’s Stop #1 to get “goodie bag” for Stop #2, the 
Library where 300 Santa Books autographed by the bearded one himself.

A visit with Santa Claus, “Look Mom, Santa signed 
my book! I have four now!”
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Sources
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Reading High School (RHS) Football team, the Rangers, won the Division 8 State 
Football Championships in 2018 and 2019. The RHS marching band and choir has 
won  regional and  district awards. Here, they perform at Ford Field.

She loves her pumpkin! We’re very proud of this 
joint RHS / Elementary project that results in a 
Pumpkin Glow
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Connection to Major Land Use Implications

Opportunities

Challenges

 » The deterioration and lack of architectural cohesion of 
downtown facades will make it more difficult to sell 
buildings and/or attract new businesses

 » Commercial vacancy should be actively monitored to 
avoid hitting an unfavorable tipping point; market the 
potential redevelopment properties

 » Streetscaping improvements, which entice residents 
and visitors downtown have to follow MDOT’s 
schedule, which can delayed desired upgrades

 » Increased second floor occupancy can help secure 
building owner’s cash flow and keep them invested 
in downtown

 » Providing a dedicated space and consistent 
regulations for food trucks (or other mobile vending) 
is a tool for piloting new ideas with the ultimate 
goal of converting them into downtown brick and 
mortar businesses

 » Parking is a challenging land use that should be used 
in place of a higher and better use.

 » Deteriorating facades with 
lack of design standards

 » Limited streetscaping 
options with MDOT 
highway in downtown

 » Lacking streetscape tree 
canopy

 » Parking

 » Perception of downtown

 » Investment in local retail, 
services, & entertainment 

 » 2nd-story residential

 » Business recruitment

 » Food trucks

 » Partnerships

 » Technology

 » Redevelopment parcels
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Downtown is the geographic and 
figurative heart of Reading. Like 
many small cities in the Midwest, the 
downtown has suffered from the global 
shifts to online shopping, competition 
with big box stores, and stagnating 
wages for workers. These changes do 
not preclude a downtown from thriving 
but necessitate new, multi-faceted 
strategies and creative partnerships 
and programming to build a positive 
perception. This section will describe 
how the downtown is managed, its 
challenges, and potential solutions.

HOW IS THE DOWNTOWN 
MANAGED?

Tax Increment Finance Authority
The downtown’s importance to the 
city requires that it be managed by a 
separate governing organization. The 
Tax Increment Finance Authority (TIFA) 
is a volunteer authority, formed in 1981 
under the auspices of the Public Act 450 
of 1980 (which has since been codified 
to PA 57 of 2018) with the mission to:

 
The TIFA’s boundaries encompasses 
the majority of the city’s eastern half. 
Within these boundaries, the TIFA can 
capture property tax revenue from the 
incremental increase in value (compared 
to its base value) and use that additional 
revenue to fund projects. Known as “tax 
increment finance” it is an economic 
development tool often employed for 
making wide scale improvements within 
a designated area. Under the state act, 
the TIFA is enabled:

 » To correct and prevent deterioration 
in residential, commercial, and 
industrial areas 

“ re-establish and maintain the 
vitality of the city of Reading 
by increasing the tax base and 
fostering industrial and commercial 
development and redevelopment.”

 » To authorize the acquisition and 
disposal of interests in real and 
personal property

 » To authorize the creation and 
implementation of development 
plans and development areas

 » To promote residential and economic 
growth

 » To authorize the issuance of bonds 
and other evidences of indebtedness

 » To levy certain taxes

 » To authorize the use of tax increment 
financing

DOWNTOWN CHALLENGES

Façades
The downtown core is one block 
long on M-49, known locally as Main 
Street. The core follows a traditional 
development pattern of two story, brick 
buildings that are strung together with 
an uninterrupted façade, punctuated 
with architectural features of the era 
it was built: arches, parapets, and 
cornices. The parking is in the rear of 
these buildings so that the emphasis 
remains on the building’s beauty and 
the wide decorated sidewalks. The right 
of way is dotted with planter boxes, 
historic lighting posts, benches, and 
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In the last few years, TIFA 
has used the funds to:

 » Remove a blighted structure

 » Maintain parking lots

 » Sell land in the industrial park 
for development

 » Purchase properties

 » Engage in the state program, 
Redevelopment Ready 
Communities
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waste receptacles. Over time however, 
the condition of some facades has 
deteriorated, and equally consequential 
to the corridor’s aesthetic, exterior 
building materials from different eras 
have been incorporated, chipping away 
the facades’ visual cohesion and historic 
theme. Typically, lax enforcement of 
design standards is a sign that the 
market is too weak to demand that 
property owners comply with the more 
expensive, more impactful requirements. 
Public boards are faced with a difficult 
tradeoff: increase commercial occupancy 
and dilute the historic character of the 
downtown or hold the design standards 
high and risk higher vacancy rates. 

The TIFA acknowledges the importance 
of its heritage and offers façade 
improvement grants with a 75/25 ratio 
to applicants that make historically 
accurate improvements visible from the 
right-of-way. The projects are limited 
to two per twelve-month period and 
are capped at $7,500 (although there is 
room to grant more). Leveraging public 
funds to spark private investment is 
a common approach to upgrading a 
downtown, however, this program has 
had limited effect. Despite this program 
being marketed to numerous property 
owners, in the last eight years, only the 
library has successfully received and 
used the grant. Improvements to the 
program are necessary to distribute 
more funds; granting a larger sum of 
money to make it financially worthwhile 
for applicants, helping with cost 
estimates, streamlining the application 
process, and/or changing promotion 
strategies could make the program more 
appealing to building owners.

As much of that time spanned the 
Great Recession, facade grants were not 
available during that time. However, as 
TIFA’s financial capacity grows, so should 
funding for façade improvements. The 
timing for proactive improvements is 
opportune; as more visitors frequent the 
downtown, its simultaneous revamping 
could build on the momentum of 
increased foot traffic.

Streets and Streetscaping
Aside from façades, the public realm 
– made up of the right-of-way and 
publicly owned parcels – is where a 
community can add appeal, attraction, 
and convenience to its downtown. The 
success of such streetscaping features, 
like benches, artwork, landscaping, and 
wayfinding signage requires consistent 
monitoring to determine if it is achieving 
its function. If you have benches on the 
sidewalk, are they being used? Would 
they provide a better respite if located 
in the shade or in a quieter location? 
In 2009, the TIFA invested in several 

Downtown facades have a mix of building materials.
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Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS
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elements of streetscaping using MDOT 
grants: replaced the streetlights with 
decorative lighting, converted storefront 
entrances to be ADA compliant, 
installed stamped concrete on the 
sidewalks, and repainted the crosswalks.

There are limits to dimensional changes 
that can be implemented on Main 
Street. Having a MDOT highway run 
through your downtown comes with the 
benefit of increased exposure to your 
businesses but also with a loss of control 
in modifications to the right of way. 
For example, on average 2,950 vehicles 
pass through the downtown daily 
bringing visibility to the community’s 
local businesses, but if the city wanted 
to widen the sidewalk or add a stoplight 
or pave the road, it would first have 
to go through MDOT who works on a 
predetermined project schedule.

Tree Canopy
The most noticeable missing feature 
from the streetscape is a tree canopy. 
Trees help to soften a hard landscape 

and provide a buffer between 
pedestrians and fast-moving vehicles; 
the tree canopy offers a sense of 
enclosure and security from traffic. 
The investment in trees has shown 
to pay off when properly cared for: 
businesses on tree-lined streets show 
12% higher income streams.1 Trees are 
a placemaking feature that can help 
convert a pass-through downtown into 
a destination. Beauty of a downtown 
matters, and it will require public and 
private investment and enforcement 
of design high standards. Trees do 
come with certain challenges that are 
discussed in the table “Common Tree 
Concerns.”

Parking
Insufficient parking in the downtown 
was mentioned several times in the 
community survey. Supplying the 
“correct” number of parking spaces is 
always a challenge because demand 
varies by day of the week, time of 
day, and the changing popularity of 
the business and events. The common 

Downtown bench
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complaint from survey respondents was 
that visitors now exceed the number 
of parking spaces available, largely due 
to the city’s new adult use marihuana 
businesses, and visitors overflow parking 
goes to the neighborhoods.

Municipalities have much to consider 
when expanding parking capacity. 

While they serve their purpose in peak 
demand, most of the time, unoccupied 
parking lots create other challenges – 
the cost of maintenance, ponding and 
becoming sources of contaminated 
runoff, detracting from the walkability 
of downtown, and the loss of potential 
tax revenue if another use could locate 
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Downtown planter boxes.

Common Concern Solution
Trees block commercial 
signs and storefronts

Co-design trees and signs.

Trees cost money
There is an initial investment, but the benefits grow as the tree 
grows in property value, air and water quality, and stormwater 
management.

Trees get into power lines 
and underground pipes

Careful choices of tree species suited to the root and canopy 
space available.

Tree roots crack the 
sidewalk

Provide enough space to the tree to grow so that it doesn’t have 
to push through the pavement

Trees are messy
Careful plant selection can reduce problems of falling flowers, 
fruit, and leave.

Tree upkeep and 
maintenance is expensive

Yearly tree care and maintenance prevent major tree failures. The 
cost can be shared by all merchants in the district.

Source: Main Street News No. 263 August 2009

Table 9: Common Tree Concerns
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on site. There are 104 parking spots; 
enough for nearly 10% of the population 
and 20% of households; these numbers 
would signify that there is sufficient 
parking, given that most households 
are withing walking distance from the 
downtown.

Fortunately, Reading has a historic 
building pattern with parking in the 
rear. This is where it should remain; side 
and corner parking lots remove façade 
continuity and make it less likely that 
patrons will want to stroll through the 
downtown. Second, all attempts to 
screen parking lots should be employed. 
Fencing, bollards, trees, and vegetation 
remove the immediate sight of parking 
from the streetscape. A distinct color sign 
for parking can indicate to patrons where 
to park. 

Lastly, a reversal of parking minimums 
to parking maximums can help right size 
parking lots and/or provide flexibility to 
businesses to provide parking without 
crossing a threshold. Parking formulas 
are often out of date and not monitored 
for efficiency. At the very least, parking 
formulas determined by land use 
should be reviewed and adjusted where 
necessary.

Commercial Vacancy
Vacancy begets vacancy. The domino 
effect of closed businesses is real, and 
should be tracked to avoid hitting a 
threshold that is makes a recovery 
even harder. Currently, the commercial 
vacancy rate is close to 50% (11 out of 
24 ground floor buildings are vacant), 
but should remain below 10% to be a 
healthy hub of commerce.

Land Use Implications for Downtown 
Challenges

 » The deterioration and lack of 
architectural cohesion of downtown 
facades will make it more difficult 
to sell buildings in the future/attract 
new businesses

 » Commercial vacancy should be 
actively monitored to avoid hitting an 
unfavorable tipping point

 » Streetscaping improvements, 
which entice residents and visitors 
downtown have to follow MDOT’s 
schedule, which can delayed desired 
upgrades

DOWNTOWN 
OPPORTUNITY

Perception
In the community survey, the 
respondents were split over how 
downtown has changed in the last five 
years. Excluding the recent effects of 
COVID-19, 40% think the downtown 
has improved, 40% think it has 
declined, and 20% think it has stayed 
largely the same. During this time of 
inactivity due to ever-changing orders 
from the state, it is time to plan for 
design, promotion, and business starts 
to hit the ground running when the 
world opens up again. The community’s 
current perception of the downtown 
can serve as a baseline, an opportunity, 
to build momentum over the next five 
years so that the majority of residents 
can confidently state the downtown’s 
ascent when surveyed again.

Market Data
Esri Business Analyst, a proprietary 
software program, compiles 
demographic and consumer data that 
provides a richer level of detail when 
analyzing residents’ social and economic 
behavior. Esri groups retail into 13 
categories and estimates the retail gap 
based on the supply and demand of 
each retail category. Where money 
leaves the community, it is called a 
leakage, and where money is being 
drawn into the community from outside 
is called a surplus. Surpluses in Reading’s 
market are found in four categories; two 
are related to automotive uses through 
the sale of automobiles and automobile 
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parts and accessories, the other two are 
nonstore retailers (online purchases), and 
miscellaneous (florist, office supplies, 
stationary, gift shop, use merchandise). 
Even though the surpluses generated 
far exceed the leakage, the wealth is 
not well distributed as almost 60% of 
the surplus goes to two gas stations. 
The leakages appear in nine of the retail 
categories as shown in the table “Retail 
Surpluses and Leakages.”

In Reading, the leakages correspond to 
retail categories where no establishments 
provide such goods. The retail gap 
represents an opportunity for capturing 
at least a portion of the money that is 
being spent elsewhere. The survey results 
reflect the cause of the $4.7 million in 
annual leakage; 50% of survey-takers 
reported that what prevents them from 
going downtown more often is “there is 
little/nothing I want to do” and “there 
is little/nothing that I want to buy.” Also 
noted in the survey by nearly a dozen 
respondents was that existing businesses 
prevent them from going downtown, 

namely the aggressive soliciting of the 
marihuana dispensaries to people on the 
sidewalk is unpleasant.

When asked what type of retail and 
services residents would like to see come 
downtown and how often they would 
frequent such places, it becomes clearer 
where the demands lies. The majority of 
residents recorded that they would visit 
the following retail categories monthly or 
more frequently: 

 » Food and beverage (96.3%)

 » General merchandise (81.4%)

 » Building material, garden equipment 
and supply (81.4%)

 » Health, beauty, and personal care 
(75.9%)

 » Sporting goods, hobby, books, and 
music (66.7%)

 » Clothing and accessories (65.5%) 

If only 20% of that money spent on 
retail was kept in the community, 
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Retail Type Number of 
Establishments

Leakage/
Surplus

Amount of Retail 
Gap

Motor Vehicle & Parts Dealers 1 Surplus $4,840,504
Furniture & Home Furnishings 0 Leakage $256,460
Electronics & Appliance 0 Leakage $252,683

Building Materials, Garden 
Equipment, & Supply 

0 Leakage $663,306

Food and Beverage 0 Leakage $1,559,925
Health & Personal Care 0 Leakage $658,693
Gasoline 2 Surplus $11,622,876
Clothing and Accessories 0 Leakage $383,833
Sporting goods, hobby book & 
Music

0 Leakage $215,655

General merchandise 1 Leakage $693,342
Miscellaneous 3 Surplus $1,557,325
Nonstore Retailers 1 Surplus $1,903,786
Food Services & Drinking 3 Leakage $55,425
Total surplus 7 -- $19,924,491
Total leakage 1 -- $4,739,592
Source: ESRI Business Analyst, 2017

Table 10: Retail Surplus and Leakage
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nearly $1 million would flow through 
the city annually. In a study conducted 
by the American Independent Business 
Alliance, an estimated 48% of 
each purchase at local independent 
businesses recirculated locally, compared 
to 14% of purchases at chain stores.2 
This means that local business owners 
are more likely to buy inventory and 
equipment locally and spend and 
donate their discretionary income 
locally. On top of that, local businesses 
generate more jobs and wealth for the 
community. Knowing the multiplier 
effect of local business, the TIFA 
should concentrate its resources on the 
expansion of existing business and on 
the creation of new business with local 
investors.

Similarly, survey-takers were asked 
what types of services/spaces they 
would want to see in the downtown;  
respondents reported that they would 
visit the following monthly or more 
frequently:

 » Restaurants/cafes (93.2%)

 » Bars/entertainment venues (71.9%)

 » Recreation/public spaces (69.6%) 

When residents were asked what draws 
them downtown, the most common 
answer selected by more than half of 
the survey-takers, was dining (51.7%), 
followed by services (48.3%), and 
then events (31.7%). Services and 
entertainment ranked higher than 
retail which reflects the trend towards 
experience over convenience. Because 
people can buy what they need online 
and have it delivered to their homes, the 
downtown has to offer an experience to 
attract patrons. For example, in addition 
to a craft store selling product, it can 
host classes, feature students’ work 
in the store, and/or throw an event to 
showcase local projects. A clothing store 
can host fashion shows and exclusive 
peeks at new inventory. Downtown 
businesses can no longer only rely on 
local clientele if they are to compete 
in a globalized economy, yet to make 
that transition to a multi-channel, 
technology-based marketing plan, they 
will likely need the support of the TIFA 
to make these changes.

Connection to Housing
Another way to build demand for local 
business is to increase density and 

Potential open space downtown that can used for 
programming.

Ray’s Tavern window all decked out for Christmas received a BEST 

BURGER IN USA TODAY!
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foot traffic on Main Street. Bringing 
potential clients in closer proximity to 
businesses is a tried and true method 
for business retention, and a selling 
point to attract new businesses to town. 
Because of the age of downtown’s 
building stock, many are outfitted with 
residential potential on the second floor. 
To date, there are 11 occupied rentals 
downtown, but the potential for how 
many could be converted is unknown. 
It is recommended that an inventory 
of potential second stories units is 
conducted and that the city works with 
business owners to convert or rehab 
these units as an economic development 
strategy for revitalizing the downtown.

Business Recruitment
Active business recruitment is a full-time 
job. And when there is no dedicated 
staff to handle this part of a downtown 
revitalization, it often gets pushed to 
the back burner. Survey respondents 
recorded business recruitment as their 
top priority for downtown; 61% of 
respondents selected this answer as a 
way to fill the missing retail and services 
in the downtown. The survey also asked 
if residents wanted to start or expand 
a business, nearly one in five of the 
respondents answered affirmatively 
but were unaware of resources to help 
them get started. A staff person could 
reach out to interested investors, share 
resources with them, and connect them 
to the correct building to start their 
business.

Food Trucks (Mobile Vending)
Food trucks are a modern example 
of how to recruit new business to a 
city. By providing a space, reasonable 
regulations, and consistent exposure, 
cities can benefit from “testing” new 
businesses with lower stakes. Not 
only does this flexibility behoove the 
entrepreneur, but it can also benefit the 
city as the food truck experiments with 
its products and gains popularity before 
investing in building stock. With already 

established patronage, food truck 
operators can convert more confidently 
to a building, likely with greater 
longevity than an unknown newcomer. 
A food truck ordinance should 
clearly outline where the trucks are 
permitted, hours of operation, access 
management, and a collaboration with 
existing restaurants to mitigate any 
conflict. Weekly food trucks are already 
a part of Reading’s landscape, the 
next step is to guide them to a vacant 
building to retain all of their hard work 
and customer following.

Partnerships
Reading has a working history with 
the Hillsdale Economic Development 
Partnership (HEDP), a non-profit, 
investor-governed organization 
focused on increasing employment 
opportunities, private sector capital 
investment, and tax base.3 Reading 
has connected interested business 
owners to the HEDP for their services 
in teaching how to write a business 
plan, explaining financing options, 
and showing available properties for 
businesses. Reading also works closely 
with the Hillsdale County Chamber 
of Commerce, a membership-based 
organization that offers marketing, 
networking, and business resources. 

In addition to the focusing on 
placemaking, the TIFA can actively seek 
out and connect current and potential 
business owners to resources that will 
cultivate talent and keep investment 
in the community. In the same vein, 
the TIFA can work with business 
owners nearing retirement to develop a 
transition plan, as another common way 
that commercial vacancy grows over 
time is when business owners retire, 
they close shop instead of grooming 
someone to take over.

Technology
Three quarters of survey respondents 
were unsure of whether the businesses 
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they visit downtown have a website. 
When asked if purchasing products 
or services online would mean they’d 
shop locally more often, the results 
were mixed. The responses for “true” 
and “not sure” were split around 42%. 
When the responses are filtered for the 
younger age group, 25-34, two-thirds 
of respondents agree they’d shop more 
locally if they could make purchases 
online. Even if business owners are 
not convinced by the local clientele’s 
willingness to shop online, embracing 
technology means they can expand their 
platform to the entire globe through 
popular third-party websites. In smaller 
cities, where density is low and wages 
are strapped, the cost of maintaining a 
local brick and mortar can be alleviated 
by expanding its base on the internet.

REDEVELOPMENT 
PROPERTIES

In addition to understanding what types 
or commerce is missing from the local 
market, and what the community would 
like to see, the TIFA should focus on 
matching appropriate building stock 

to desired new business. For example, 
if the community wants to see a new 
restaurant come to town, then the 
priority would be to find a building with 
a commercial kitchen to market for that 
purpose. There are three major sites 
that the TIFA would like to redevelop 
and through the survey asked residents 
what they’d like to see there. That 
information is summarized per property 
on the following pages.

In addition to these three properties, 
it is best practice for the city to keep 
a list of other vacant, underutilized, 
or abandoned properties that can be 
redeveloped. The data would contain 
the sites’ basic characteristics and 
uses that could feasibly occupy the 
space, for example, some data points 
to collect include square footage, 
parking availability, utility connection, 
contamination, compliance with 
building code, building features, among 
others. The database should be regularly 
updated so that it can be marketed to 
appropriate businesses. Moreover, the 
city can put together packets that share 
useful data for a potential investor. 

MEDC grant money used to rehabilitate rental units on the second floor.
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Property Description
The TIFA purchased this property in June 
2020. Known locally as the “opera house,” its 
second floor features a domed roof and staged 
used previously for performances. The ground 
floors have featured several different types of 
businesses: a hardware store, a funeral home, a 
movie rental store. Once occupied, it can repeat 
its history with retail on the ground floor and 
entertainment above. The TIFA is actively working 
to seal it up by installing new windows to prevent 
further deterioration. Due to the year it was 
built and its vacancy, the building has not been 
brought up to building code.
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Desired Use % of Mentions Survey Comments

Retail 25.5% Antiques, boutique, food co-op, bookstore, hardware, flower shop

Cafe 20% Coffee shop/bakery

Teens/kids 10.9% Somewhere for kids to go

Not a marihuana shop 9.1% Something other than marihuana paraphernalia

Housing 7.3% Apartments

Entertainment 7.3% Movies, arcade, venue for local performances

Source: Master Plan Survey, 2020

Top Desired Uses from the Community

Zone B-2, Central Business 
District

Square footage 11,696 (both floors)

Utilities Connected to  
municipal water/sewer

Building features Historic, freight 
elevator, new windows

Owner TIFA

Sales price ($62K) Requires renovation

Basic Site Information

The Opera House (116 Michigan Street)
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Property Description
This corner property was once occupied by the 
city’s only three-story historic building. However, 
due to limited maintenance, the building was 
deemed dangerous by a structural engineer that 
was too costly to repair. In the beginning of 
2018, the TIFA demolished the building and now 
the vacant parcel is ready for redevelopment. Its 
corner exposure, and adjacency to a vacant lot 
and another business make it a good candidate 
for land combination to host larger outdoor 
dining areas, food truck rallies, or shared and 
programmed open space.

Zone B-2, Central Business 
District

Square footage 6,098

Utilities Connected to  
municipal water/sewer

Site features Vacant, corner parcel

Owner TIFA

Sales price

Negotiable; willing 
to give property to 
applicant with business 
plan

Desired Use % of Mentions Survey Comments

Parking lot 28.3%
Nice paved parking lot, not a structure, provide overflow for 
patrons so they don’t have to park in the neighborhoods

Public space 22.6%
Green space, community garden, small park with trees and 
benches

Retail 13.2% Grocery store, general store, small local business

Café/bakery 9.4% Coffee shop

Source: Master Plan Survey, 2020

Top Desired Uses from the Community

Basic Site Information

The Corner Lot (150 S. Main Street)
Before After
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Property Description
The four adjoining parcels are vacant (structures 
have been removed) and form an L-shape 
around the corner of Main and Silver to sit at 
the gateway to downtown. Formerly, the corner 
lot was a gas station and therefore should be 
reviewed for environmental contamination. The 
parcels are serviced by a sidewalk. 

Zone B-2, Central Business 
District

Acres 0.69 

Utilities Connected to  
municipal water/sewer

Site features Vacant lot; corner 
exposure

Owner TIFA

Desired Use % of Mentions Survey Comments

Public space 23.4% Green space, kid’s recreation area, small park

Restaurant 19.2% A small new restaurant, fast food

Services 12.8% Gym, pharmacy, medical offices

Grocery 10.6% Small grocery store for fresh food; with a pharmacy

Parking lot 10.6% Expand parking for nearby businesses

Retail 10.6% Butcher shop, snack shack, candy store

Source: Master Plan Survey, 2020

Top Desired Uses from the Community

Basic Site Information

The Vacant Lots  
(209, 213, 229 S. Main Street, 100 E. Silver)
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These property information packages 
could share the survey results for the 
what community wants, the number of 
visitors that enter the city on a monthly 
basis, exposure on major thoroughfare, 
and other relevant market data to entice 
them to the city.

ECONOMIC DEVELOPMENT

The TIFA manages a much larger territory 
than just the downtown, and economic 
development has a much larger scope 
than the central corridor. This section 
talks about the larger regional economy 
and how Reading can position itself for 
greater growth within it.

Employment Sectors
The employment figures and the survey 
results tell a larger story of the regional 
economy over time. When the results 
to the question “why did you move to 
Reading” are filtered by decade, survey-
takers selected “job availability” as the 
second most common reason prior to 
2000. After 2000, “job availability” 

slips towards the bottom of the list and 
“housing affordability” rises to the top. 
The change in what draws residents 
to the city over time reflects economic 
instability in the region as jobs become 
less readily available, and as a result 
wages have to be stretched further for 
lower-cost housing.

Summary of Employment Changes

Losses

Construction suffered a loss between 
2010 and 2018 due to the effects of the 
Great Recession. Even as the  economy 
rebounded, shortages in skilled labor and 
materials delayed a full recovery. A loss in 
agricultural-related jobs is likely due to the 
continued loss of farmland in the area, 
but this number could change with the 
popularity of marihuana grow facilities.4 
Because adult use marihuana is not 
recognized by the federal government, 
it is not officially classified under any 
employment sector, but if it were 
classified as agriculture, this sector would 
have seen growth during this period. 

Sector 2010 2018 % Change
Ag/forestry/fishing/hunting/mining 4.9% 1.1% -77.6%

Construction 7.0% 4.8% -31.4%

Manufacturing 24.2% 26.8% 10.7%

Wholesale trade 3.4% 1.1% -67.6%

Retail trade 13.9% 15.8% 13.7%

Transportation and warehousing, utilities 1.8% 3.7% 105.6%

Information 0.0% 2.9% 290.0%

Finance and insurance, and real estate and 
rental and leasing

9.5% 3.1% -67.4%

Professional, scientific, and management, and 
administrative and waste management services

3.1% 4.8% 54.8%

Educational services, and health care, and social 
assistance

21.4% 25.9% 21.0%

Arts, entertainment, and recreation, and 
accommodation and food services

4.1% 6.1% 48.8%

Other services, except public administration 6.2% 3.3% -46.8%

Public administration 0.5% 0.7% 40.0%
Source: ACS  2018 and 2010 5-Year Estimates - The figures refer to the employment sectors that Reading 
residents work in – not necessarily located within the city of Reading.

Table 11: Employment Sectors for Reading’s Labor Force
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Gains

Manufacturing and educational and 
healthcare services remain dominant 
employment sectors; over half of 
the city’s labor force works in those 
two sectors. The city’s labor force is 
firmly rooted in “old economy” jobs 
(commodity-based, manual production) 
and “new economy” jobs (knowledge-
based services and communication). This 
strikes a good balance as a diversified 
economy and labor force are more 
resilient to potential shocks and stressors 
to the system.

PROJECTED AREAS OF 
GROWTH THROUGH 2026

Competitive Advantage
Using 2010 data, the region’s 
Comprehensive Economic Development 
Strategy found that Hillsdale County 
had a strong competitive advantage in 
the following:

 » advanced materials

 » agribusiness

 » food processing, and technology

 » fabricated metal product and 
manufacturing

 » machinery and manufacturing

 » transportation equipment 
manufacturing

 » primary metal manufacturing

 » electrical equipment, appliances, 
and components. 

To ensure that a competitive advantage 
is not wasted, the city of Reading should 
work with the County to strategize 
how to fill the industrial park with 
said industries. One way to determine 
competitive advantage is to calculate 
the location quotient (LQ), which is 
a simple estimate of an industry’s 
concentration of jobs in comparison 
to the region, state, or nation. For 
example, if the share of workers in food 
processing is divided by the share of 
food processing workers in the state, 
and the total is greater than one, food 
processing would be considered a 
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A property in the industrial park.
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concentrated industry that is likely to be 
export-oriented and have a competitive 
advantage.

Another key indicator to the success 
of these established industries is a 
trained workforce. Should the emerging 
workforce not be adequately trained 
to replace retiring workers in this field, 
then the city should prioritize growing 
industries with an ample supply of 
workers, or develop programs to help 
fill those gaps. Working with the school 
district to determine how training can 
be incorporated into the curriculum or 
as an extracurricular activity to restore  
a shrinking workforce pipeline may 
be necessary to keep a competitive 
advantage. Some regions have even 
offered to pay for half of a trainee’s wage 
during the training period, if the industrial 
business agrees to hire local residents. 

Adult Use Marihuana
As of January 2020, the Cannabis Jobs 
Report estimated 243,700 full-time jobs 
in legal cannabis, a 15% year over year 
increase, making it the fastest-growing 
industry in the U.S.5 Michigan’s market 
contributes to the national job growth. 
As one of the relatively few cities opting 
in for adult use marihuana, Reading’s 
TIFA district has seen increased interest 
since its legalization (at the state level) 
in its northern industrial park. Recently, 
TIFA has sold 16 acres of land in the 
industrial park to marihuana grower 
facilities. From the sale of the land to 
the new revenue capture, the TIFA’s 
funds are expected to grow significantly 
and therefore requires an updated TIFA 
Plan for responsibly and strategically 
investing captured funds. 

In the downtown, cannabis businesses 
have tracked an average of 400-600 
visitors per day in the summer of 2020. 
This is a major boon for complementary 
businesses that can take advantage of 
Michigan and out of state visitors that 
might otherwise not visit a small town 

in such great numbers. Now is the time 
to market the city’s building stock when 
the values are low enough to not bar 
independent businesses from entering 
the Reading market.

High Demand Jobs
Educational attainment and training 
are key to economic growth. Because 
over one-third of residents have “some 
college” and “associates degrees” 
it is important to find employment 
sectors that do not require a 
bachelor’s degree to move to Reading. 
The state agency, Department of 
Technology, Management, and Budget 
determined which jobs are in high 
demand regionally based on levels 
of education and training. Based on 
annual openings, growth rates, and 
wage range, a higher education does 
correlate to more opportunity and 
a higher salary, but the table “High 
Demand Employment by Education/
Training” shows that moderate training 
outside of a four university can provide 
in demand jobs with decent wages. 
With this information, the TIFA can 
align strategies to invest in or dispose 
of its land or property to growing 
employment sectors. Matching available 
land and infrastructure to uses that 
can provide good jobs in the city falls 
precisely in the TIFA’s mission.

NEXT STEPS 

Revitalization of the downtown will 
only come with greater professional 
or community capacity to track 
data, follow up and improve existing 
programs, initiate and manage projects, 
and coordinate with the business 
owners. Reading could expand capacity 
by applying for Michigan Main Street, 
an organization that provides staff 
and a framework for implementation. 
If Reading is not accepted into the 
competitive program, it should consider 
hiring a TIFA Director to carry out the 
recommended projects.
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Postsecondary  
Certificate Growth Associates  

Degree Growth Bachelor’s Degree  
or Higher Growth

Commercial Pilots 24.4%
Physical therapist 
assistants

37.0% Software Developers 33.4%

Aircraft Mechanics and 
Service Technicians

22.5% Respiratory therapists 22.5% Market Research Analysis 32.5%

Massage Therapists 22.1% Dental hygienists 21.5%
Health Specialties 
Teachers

27.2%

Dental Assistants 20.9%
Environmental science 
technicians

20.9% Industrial Engineers 23.2%

Billing and Posting Clerks 17.3%
Telecommunications Line 
Installers and Repairers

19.2% Financial Managers 20.1%

Operating Engineers 16.6%
Paralegals and Legal 
Assistants

18.8% Management Analysts 16.5%

Medical Records and 
Health Information 
Technicians

13.8%
Electrical Power-Line 
Installers and Repairers

15.5% Mechanical Engineers 14.3%

Computer User Support 
Specialists

12.8%
Plumbers, Pipefitters, and 
Steamfitters

14.8% Sales Manager 14.1%

Roofers 12.4%
HVAC and Refrigeration 
Mechanics and Installers

14.3%
Child, Family, and School 
Social Workers

13.3%

Production, Planning, and 
Expediting Clerks

11.9%
Industrial Machinery 
Mechanics

13.1%
Computer and 
Information Systems 
Managers

13.1%

Source: Department of Technology, Management, and Budget

Table 12: High Demand Employment by Education/Training

Sources
1 Burden, Dan. “Urban Street Trees.” https://www.michigan.gov/documents/dnr/22_benefits_208084_7.pdf 2006.
2 American Independent Business Alliance. The Local Multiplier Effect: How Independent Local Businesses Help your Community 

Thrive.” https://amiba.net/refresh/wp-content/uploads/2020/08/Local-multiplier-effect-whitepaper.pdf
3 Hillsdale Economic Development Partnership. “The Partnership.” https://www.hillsdaleedp.org/about-the-partnership
4 The Hillsdale County Planning Commission Draft Land Use Report. 2014. https://f2d16663-cef7-4b14-8aea-4d2b6d552bce.filesusr.

com/ugd/23c3ae_cd33a0b045ce48c2922d2ed3be074192.pdf
5 Leafly. “Cannabis Jobs Report: Legal Cannabis Now Supports 243,700 Full-Time American Jobs.” February 2020. https://www.leafly.

com/news/industry/243700-marijuana-jobs-how-many-in-america
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Land Use &  

Implementation

Land use is the heart of community 
planning. It is the attempt to 
accommodate demographic projections, 
community input, and economic 
transitions through coordinated 
development so that a city can 
reasonably adapt to an ever-changing 
context. Reading has developed in 
predictable patterns; because some of 
the city was built before the advent 
of automobiles, older neighborhoods 
follow a traditional grid pattern, 

the downtown is compact, and the 
industrial and agricultural uses lay on 
the periphery. Over time, however, 
development pressure, economic 
realities, and the loss of history through 
building degradation necessitates that 
some areas of the city are preserved, 
redeveloped, transitioned, or contained 
to fit into Reading’s vision growth and 
development. The map “Land Use 
Framework” displays the loose spatial 
boundaries of these areas.
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Infrastructure Obstacles

It is important to note that any large-scale change in Reading will be contingent 
upon the city’s execution of the Capital Improvement Program (CIP) which lays 
out a dire need to improve and expand it water and sewer capacity. Without a 
significant modernization process that increases the volume of materials that can 
be stored and circulated through new development, growth in Reading is not 
possible. The city has adopted a CIP and is in the process of finding funding to 
improve its infrastructure so that it is no longer an obstacle for growth and/or 
quality of life.



FUTURE
CONNECTION TO THE 
FUTURE LAND USE MAP

The map “Land Use Framework” is the 
basis for creating a Future Land Use Map 
(FLUM) and an action plan. Once areas 
of the City are classified based on the 
preserve-redevelop-transition-contain 
spectrum, those broader categories 
can be converted into two essential 
components for planning: greater site-
specific land use detail in the FLUM, 
and more comprehensive overarching 
strategies in the action plan. The FLUM 
identifies preferred future land uses in 
the City. As a land use visualization tool, 
it is intended to guide land use changes 
in the Zoning Ordinance over the next 
10 years. The new land use categories 
allow the community to identify where 
certain development should expand or 
contract without committing it to by 
law (like the Zoning Map does). If the 
Planning Commission and staff are not 
consulting the FLUM for such purposes, 
then the map should be re-evaluated 
and updated to reflect the community’s 
preference for change.

To convey the extent that Future Land 
Use categories represent a change from 
the status quo, the proposed future 
land use categories are compared to 
the existing land use codes. Existing 
land use codes are applied to parcels 
by the assessor for taxation purposes 
and broadly categorized as agriculture, 
residential, commercial, industrial, and 
exempt (does not generate property 
tax); the future land use categories 
are grouped into the broader land use 
categories for comparison (although 
they provide much greater specificity 
later in this section). 

The table “Existing Land Use vs. Future 
Land Use” demonstrates the proposed 
high-level changes by comparing the 
varying acreage tied to each land 
use category. The largest proposed 
change is the gradual conversion 
of agricultural land in the city to 
residential neighborhoods over time. 
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Preserve (& Enhance)
Preservation of the area’s 
architecture, site design, 
natural features, and public 
realm to its highest quality. The 
focus of maintaining quality 
means minor updates are not 
excluded.

Redevelop
The underlying fabric of the 
area is intact but there are 
instances of blight; vacant,  
abandoned, or poorly 
maintained properties; and 
visual degradation of public 
spaces. The focus is on 
reinvestment, targeted code 
enforcement, redevelopment 
of deteriorated properties, 
and selective infill with new 
construction.

Transition
Transition calls for a large-
scale shift in the appearance 
and function of an area with 
the intention of a dramatic 
change in use, design, and 
accessibility.  This strategy could 
call for a strong public-private 
partnership and the utilization 
of available public financing 
tools, and capital improvements 
plans. 

Contain(ed) Growth
The type of development either 
falls out of step with the City’s 
vision, or its growth should be 
contained to specific boundaries 
so it doesn’t negatively affect 
other land uses. It is not 
necessarily harmful but should 
not be encouraged to sprawl 
beyond its current footprint.



This conversion is a long-range plan 
for growth, an outline anticipating 
where residential growth can occur. It 
is not expected to happen immediately 
or without a coordinated, phased 
approach. The other large change 
assumes that “exempt” property owned 
by the TIFA in the industrial park will be 
sold and function thereafter as privately-
run industrial uses.

FUTURE LAND USE 
CATEGORIES

Future land use categories lay the 
groundwork for modifying the land use 
regulations in the Zoning Ordinance 
so that eventually local law aligns with 
the vision set forth in the Master Plan. 
Table 14 compares the descriptions 
of the proposed land use categories 
to the existing zoning districts. A new 
proposed land use category, “Public,” 
was developed to provide an additional 

layer of protection from potentially 
unwanted development. For example, 
if a school were to close in a residential 
zone, it could be redeveloped into 
housing without any input from the 
community. When faced with the 
possibility of losing such a valuable 
neighborhood asset and specialized 
land use, the city should consider giving 
it its own zone. That way, should it 
close, there is an option first for the 
community to convert it into a similar 
community-oriented use. And, if there is 
no option to maintain it as is, then it can 
be rezoned to residential.

Aside from the addition of this new 
land use category, there are only slight 
modifications to the existing zoning 
districts. The main differences are 
bolded with red text in Table 14, and 
they are discussed in more detail in the 
one-page summaries of the guiding 
principles.
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Existing Land Use Category Acres of Land Future Land Use Category Acres of Land
Agriculture 225 Agriculture 0

Residential 184 Residential 413

Commercial* 23 Commercial 32

Industrial 54 Industrial 100

Exempt 109 Exempt 38

TOTAL: 595 TOTAL 583**

* Reading classifies multi-family as a commercial use, but in the future land use category, it is moved to 
residential because while the use generates income for a landlord, it is not a place of commerce. 
** the total acreage is less than the existing land use because the FLUM does not cover the railroad line and ROWs

Table 13: Existing Land Use vs Future Land Use
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Proposed Land 
Use Category

Description of Proposed  
Land Use Category

Current 
Zone Description of Zoning District

Public

Encompasses primarily school 
campuses, parkland, and 
open space to protect them 
from future development 
without prior community 
deliberation

New N/A

Low Density

Largest residential lots in the 
city; remove agricultural 
classification, single-family 
housing and complementary 
residential uses

R-1

Primarily single-family housing; 
complementary residential uses; 
largest minimum lot; special land 
use permits up to 2-4 units per 
parcel

Medium 
Density

Smaller residential lots than 
low density zone; permit 
slightly greater variety of 
housing options by right, 
complementary residential uses 

R-2
Two-family homes and 
multi-family up to 8 units; 
complementary residential uses

Higher 
Density

No single-family residential 
permitted, greatest variety 
and density of units provided 
to exceed 8 units by right; 
screening when adjacent to less 
intense uses

R-3
Multi-family up to 8 units/
building, more units permitted 
as a special use

Downtown

Compact building footprints, 
emphasis on walkability, high 
quality architecture and design 
aesthetic, uses reserved 
primarily for retail, dining, 
and entertainment. Mixed-use 
permitted primarily to provide 
housing and office space on the 
second story.

B-2; OS

B-2 (central business district): 
retail by comparison, service, and 
office; high density, eliminates 
yard and lot requirements 
B-1 (highway): various 
commercial offerings and 
services that require visibility and 
should be located on a major 
thoroughfare; discourage strip 
development 
OS: limited area adjacent to 
downtown; encourage adaptive 
reuse of older buildings; 
coincide with restoration of 
those buildings and homes in a 
historically correct manner

Commercial 
Corridor

Commercial uses that are 
primarily auto-oriented and 
large building footprint, 
emphasis on efficient access 
management and screening 
from less intense uses; offices 
permitted

B-1; OS

Industrial
Larger building footprints, 
buffered and properly screened 
from residential uses

I-1 & I-2

I-1: primarily manufacturing and 
assembling, to operate adverse 
effects on the residential and 
commercial areas; visual and 
sound buffers to residential uses 
I-2: The standards for this 
district parallel private land use 
covenants in place for the entire 
industrial park property; except 
provisions for visual and sound 
buffers from residential uses

Table 14: FLUM Categories and Corresponding Zoning Districts
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Figure 14: Relationship Amongst Land Use Framework, Future Land Use, & Zoning

Changes to zoning districts should be based on the recommendations 
from the FLUM to ensure they align with the findings from the Master 
Plan process.

FLUM land uses categories mimic zoning districts without being 
legally binding.

Broader categories in the land use framework form the guiding 
principles for action. They are translated into more specific future 
land use categories (i.e. “transition” becomes “medium density “in 
the FLUM).



FUTURE
IMPLEMENTATION

The following sections are organized 
by the guiding principles of the Land 
Use Framework: Preserve, Redevelop, 
Transform, and Contain. Each principle 
will follow the format below.

Metrics for Success
These should be easy to track and 
calculate figures to measure progress 
over time. If more detailed research has 
produced a specific target to reach, 
that should be used, but in its absence, 
the desired direction for each metric 
indicates if progress has been made. 
These metrics are designed to create a 
data-driven approach to planning and 
allow for more frequent evaluation of a 
city’s actions in advancing towards the 
guiding principle.

Future Land Use and Zoning Plan
This section features each guiding 
principle’s connection to the FLUM, 
both spatially (map) and textually (table 
with recommended changes). The 
tables “Future Land Use and Zoning” 
for each guiding principle also features 
the Zoning Plan, a short description of 
proposed dimensional, structural, or 
land use changes that must be made to 
the current Zoning Ordinance in order 
to comply with the vision set out in the 
Master Plan and FLUM.

Seven Tools
There are seven common tools at a 
city staff’s disposal for implementation. 
The action plan is based on which tool 
is most appropriate to use, and lists 
the responsible party and the desired 
timeframe for completing this action.

Plans 

 » Reference to an existing plan that 
provides guidelines and/or strategies

 » Creation, amendment, or adoption 
of new plans or studies

Code 

 » Creation of or update to a new 
police power ordinance or zoning 
regulation

Operations

 » Continue, expand, or modify an 
existing program, practice, or policy

Financing 

 » Identification of grants, loans, 
foundations, donations, revolving 
funds, and CIP

Knowledge

 » Develop public awareness 
campaigns, communication

 » Increase professional expertise and 
capacity of staff

Partnerships 

 » Identify potential collaborators and 
develop a working relationship to 
achieve common goals

Citizens 

 » Identify ways that citizens can help 
to achieve the city’s goals 
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Preservation, in this context, is not a “no change needed here” policy. The city’s existing neighborhoods fall 
into this category because their primary purpose should be maintained as residential areas, but necessary 
enhancements to their basic structural elements - housing structures, pathways (roads and sidewalks), 
and parks - were demonstrated as areas for improvement in the master planning process. To preserve and 
enhance existing neighborhoods, all three elements must be tended to simultaneously to reach its greatest 
maximum potential.
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Preserve: Neighborhoods & Corridors

Recommended Density
Low density Up to 5 du/acre

High density
Up to 15 du/acre; expand maximum 
coverage threshold to achieve this

Recommended Structure Form
Low density Large and small lot single-family

High density
Up to three story townhomes, 
quadplex, bungalow courts, condo/
apartment buildings

Du=dwelling unit
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Corridor Commercial

Future Land Use & Zoning Plan
The proposed changes to land use categories help 
to achieve the preservation and enhancement 
of existing neighborhoods by providing greater 
housing options for residents through varying life 
stages, income levels, and disability status. The 
intended benefits of greater housing diversity 
are to fill in vacant parcels in the neighborhood 
with more manageably sized units to reduce 
instances of blight; smaller yards and units could 
help to alleviate some of the financial burden of 
homeownership so that residents have discretionary 
funds to spend on upkeep. Slight increases to 
density will generate greater tax revenue to the 
city for funding public infrastructure to service 
these neighborhoods such as parkland acquisition 
and maintenance, tree canopy coverage, complete 
sidewalk networks, and improved road conditions.

Basic Strategies

Equitable code enforcement for blighted structures, 
targeted funding for home repairs, and upgrades to 
public infrastructure should be designated for these 
areas.

Zoning Plan

Loosen restrictive dimensional standards and 
expand housing options in R-1, R-2, and R-3.

Metrics for Success 
(2019 baseline)

Blight complaints  (117)

Average residential parcel value  ($50,922)

Parkland acreage  
(14 acres)

Feet of sidewalk replaced 2015-2020 
(4,130 that was either 4’ or 5’ wide)
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TOOLS ACTIONS
PARTY & 
TIME FRAME

Plans  » Develop a Parks and Recreation Master Plan to identify specific 
recreational needs and potential sites for parkland acquisition

PC, 2022

 » Once completed, apply for MDNR grants to complete project based on 
findings from the Parks and Recreation Master Plan

Parks and Rec 
Dept, 2022

Code  » Increase housing variety in the Zoning Ordinance by loosening restrictive 
dimensional standards and expanding types of housing units permitted

PC, 2022

 » Update the ordinance to prohibit absentee landlords City Manager, 
2021

 » Create design standards for higher-density housing PC, 2022

Operations  » Equitably enforce the International Property Maintenance Code Code enforcer, 
Ongoing

 » Follow the Sidewalk Prioritization map to fill in gaps in the nonmotorized 
network

DPW, 2025

 » Use the “Residential Vacant” map to determine suitability of sites for 
infill housing

Zoning Admin., 
Ongoing

 » Develop a system for residents to submit instances of home flooding and 
track data to target interventions at higher risk areas

DPW, 2021

 » Continue to require that all new construction is hooked up to municipal 
water and sewer

DPW, Ongoing

 » Develop a Historic Commission to identify historic properties in the city 
and strategize how to preserve them

 » Expand water and sewer capacity according to the CIP

City Council, 
2021

DPW, 2025

Financing  » Apply for USDA Housing Preservation grants to fund repairs and 
rehabilitation for low to very low-income homeowners

TIFA, 2021

 » Develop a revolving fund to loan to qualified homeowners in need of 
home repair

TIFA, 2022

 » Investigate a special assessment district in neighborhoods that wish to 
see greater tree canopy coverage, sidewalk and road improvements, curb 
and gutter, and recreational opportunity

City Manager, 
2022

Knowledge  » Educate private property owners on how they can retain stormwater 
onsite to reduce instances of flooding

DPW, 2021

 » Market available vacant residential sites to reputable developers City Manager 
& Assessor, 
Ongoing

Partnerships  » Apply for the MSHDA MOD program to pilot modular housing units City Manager, 
2021

 » Collaborate with the school district to apply for a Safe Routes to School 
grants

City Manager, 
2022

 » Partner with the Michigan State Land Bank to fill vacant residential lots 
with modular housing uses

Assessor, 2023

Citizen Opportunities
Volunteer hours for park maintenance and for assisting homeowners with home repairs
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The downtown is the only area of the city that falls into this category. While the downtown has good 
bones, it is in need of a revamp. As discussed in the Economic Development section, the downtown 
building stock is losing touch with its architectural heritage and also suffers from commercial vacancy and 
underutilized buildings. 

Redevelop

Recommended Density
Compact, new construction does not exceed 3 times 
the width of originally platted downtown parcels 
without special consideration.

Recommended Structure Form
2-3 story historically appropriate building façade with 
rear parking

3½

FU TU RE  LAN D  U SE  -  R E D E VE LOP  CATE GOR I E S

Data Sources: Michigan Open Data Portal, City of
Reading, Hillsdale County GIS

0 1,000500
Feet

3½

3c

3c

Downtown Commercial

3c

W E LM

W S I LVE R

WALN U T

MAPLE

E  M I C H I GAN

W L I N COLN

E  STATE

N
 U
N
IO
N

C
H
ES
TN

U
T

R E A D I N G  T O W N S H I P

Basic Strategies

The strategies for this area include façade 
improvements and building rehabilitation, 
nonmotorized enhancements, and business 
recruitment.

Zoning Plan

Update and strengthen the historic design 
standards to include regulations on building 
materials and historically accurate architectural 
features; minimize the presence of parking with 
screening requirements and maximums.

Metrics for Success 
(2019 baseline)

Commercial vacancy (45%)

Facade grants disseminated ($15,000)

Downtown businesses with a website (2)

New business starts (4)

Resident perception that downtown has 
improved (40%)

Second-story residential  (11 units)

Average downtown commercial values 
($65,560)
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Citizen Opportunities
Shop locally and attend downtown events

TOOLS ACTIONS
PARTY & 
TIME FRAME

Plans  » Update the TIFA Plan TIFA, 2021

Code  » Update and strengthen the standards in the historic district overlay PC, 2022

 » Provide a designated space and regulations for food truck rallies PC, 2022

 » Continue to permit parking only in the rear of a building PC, ongoing

 » Continue to enforce code against aggressive solicitation in the 
downtown rights-of-way

Code enforcer, 
ongoing

 » Require that parking lots that abut a public right-of-way are screened PC, ongoing

 » Consider updating the parking formulas for land uses and instituting 
parking maximums

PC, 2022

Operations  » Apply for Michigan Main Street, if denied, hire a TIFA Director to 
increase professional capacity

TIFA, 2021

 » Update the façade improvement grant program TIFA, 2021

 » Create a database of all commercial properties and market property 
information packages that detail the sites basic characteristics and selling 
points to investing in Reading

TIFA, 2022

 » Conduct an inventory of all second-story units in the downtown and 
determine how they can be repurposed

TIFA, 2022

 » Improve stormwater management through the installation of GSI TIFA, DPW, 
2024

 » Convert enclosed vacant parcels in the downtown core into 
programmed public space

TIFA, ongoing

Financing  » Apply for MEDC grants to prepare sites for redevelopment TIFA, ongoing

Knowledge  » Train business owners on how to establish and maintain a web presence TIFA, 2022

 » Expand promotional channels for marketing local businesses TIFA, 2022

Partnerships  » Actively seek out and direct potential entrepreneurs to the Hillsdale 
Economic Development Partnership to develop business plans

TIFA, ongoing

 » Continue to partner with MEDC to secure funding and/or support on 
redevelopment properties

TIFA, ongoing

 » Collaborate with MDOT to make M-49 pedestrian- and bicycle-friendly 
through visibility improvements and streetscaping efforts to the right of 
way (tree canopy, bulb outs)

TIFA, ongoing

 » Work with the city’s youth to gain their insight on how to make the 
downtown more user-friendly for teenagers

TIFA, 2022
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The housing analysis revealed an insufficient supply of different housing types. While there is infill potential 
for residential development, the larger swath of agricultural land on the western portion of the city 
presents greater opportunity for neighborhood development. This is the city’s opportunity to plan growth 
using best practices for neighborhood design and layout. Before development pressure becomes urgent, 
the city should plan for a continuation of the original grid pattern, as opposed to curvilinear subdivisions 
with cul-de-sacs, with smaller lots and varied housing styles, along with the associated upgrades that the 
community expressed in the survey: tree line streets, curb and gutter, sidewalks, and recreation access. 

While there may be some objection to loss of farmland in a rural community, when cities incorporate, they 
are responsible for being a population center, a hub of goods and services to serve the needs of the region. 
Farmland preservation is noble and necessary task but in this instance is more suitable for surrounding rural 
townships.

Transition
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Basic Strategies

Create a subarea plan that details how to phase in 
medium-density neighborhoods

Zoning Plan

Rezone agriculture to medium density residential.

Recommended Density
8 du/acre

Recommended Structure Form
Range of small lot single-family, duplex, triplex, 
townhome, bungalow courts

Metrics for Success 

Sales price of new construction is 
attainable for a range of current 
residents  (60% AMI)

% of pre-sold units (50%) 

Adequate tree canopy coverage (1 tree/parcel)

Completed sidewalk network that is ADA-
compliant (no gaps)

Majority of residents are within walking 
distance to a park/open space (60% of 
households live within .25 miles of a park)
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TOOLS ACTIONS
PARTY & 
TIME FRAME

Plans  » Adopt a specific neighborhood subarea plan that includes rendering of 
proposed development

PC, 2023

Code  » Update the Zoning Ordinance to create standards for neighborhood 
development including design regulations for multi-family homes

PC, 2022

 » Require that neighborhoods are connected (no cul-de-sacs), unless 
necessary to protect natural features or public safety

PC, 2022

 » Adopt a PILOT ordinance City Manager, 
2022

Operations  » Conduct a fiscal impact analysis* prior to approving neighborhood 
development

DPW, 2022

 » Extend water, sewer, and stormwater to new residential development 
and charge based on the findings from the fiscal impact analysis*

DPW, during 
site plan review 
process

Knowledge  » Inform the public through several community meetings about the 
transition process

DPW & PC, 
during site plan 
review process

* Fiscal impact analysis is a tool that compares, for a given project or policy change, changes in governmental costs against changes in 
governmental revenues. 

Citizen Opportunities
Provide constructive feedback on the neighborhood transition
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The city’s industrial areas are essential employment centers and a part of the region’s economic history. Yet 
industrial uses have the highest probability for conflict. The intensity of the activity and space needed to 
buffer the effects from residential and commercial areas warrants a plan for physical containment within its 
designated boundaries and strategic growth within. For the industrial park in the norther part of the city, 
containment is of utmost importance as it shares a border with the elementary school. The other industrial 
area in the southeast corner of the city is physically bounded by railroad tracks on its western border. 
Between this site and the city’s eastern border there is room that could be better occupied by other land 
uses; therefore, this industrial area should be contained to its current boundaries.

Contain
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Reading, Hillsdale County GIS

0 1,000500
Feet

3½

3c

3c

Industrial

Basic Strategies

Do not expand industrial zoning, recruit 
businesses with a competitive advantage

Zoning Plan

Update stormwater and landscaping standards.

Recommended Density
Consider greater flexibility in minimum lot widths and 
maximum coverage requirements

Recommended Structure Form
Modern and attractive building materials, treated as a 
campus with uniform design, not to exceed downtown 
heights, properly buffered from rights-of-way

Metrics for Success 
(2019 baseline)

No soil contamination 
(unknown)

New hires are Reading area residents 
(unknown), total employees (32)

Number of new business starts (0)

Available land industrial park 
(20 acres)
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TOOLS ACTIONS
PARTY & 
TIME FRAME

Plans  » Refer to Region 2 Comprehensive Economic Development Strategies to 
align business recruitment efforts for the industrial park with industries 
that have a competitive advantage

TIFA, ongoing

 » Develop a site master plan that includes preferred circulation, 
landscaping, building design and orientation, and infrastructure

TIFA, 2022

Code  » Require onsite stormwater retention and improve landscaping standards 
as a means of screening from other uses

PC & TIFA, 2022

Operations  » Require that new businesses conduct a soil sample to test if 
contaminants have leaked

TIFA, 2023

 » Incentivize new industrial operations to hire local residents TIFA, 2022

Knowledge  » Develop marketing material for promoting available spaces in the 
industrial park

TIFA, 2022

Partnerships  » Partner with the school district to train students for jobs in Reading and 
Hillsdale County

TIFA, 2023



Appendix: 2020 Survey Results

78  |  City of Reading Master Plan



Appendix |  79

Reading Master Plan

1 / 65

Q1 The top three reasons I moved to the city of Reading were....If you
select more than three options, the survey will not permit you to advance.

Answered: 96 Skipped: 0

My
family/frien...

Small-town
charm

The school
district

Affordability
of housing

I was born
here and hav...

Low cost of
living

Job
availability

Surrounding
natural beauty

Other (please
specify)

Housing quality

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Reading Master Plan
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47.92% 46

39.58% 38

30.21% 29

25.00% 24

20.83% 20

13.54% 13

12.50% 12

11.46% 11

4.17% 4

2.08% 2

Total Respondents: 96  

# OTHER (PLEASE SPECIFY) DATE

1 My husbands job at the school 8/16/2020 2:50 PM

2 This should be district wide not just city 8/13/2020 12:40 PM

3 closer to schools 8/8/2020 12:17 PM

4 Location between two jobs 8/6/2020 12:13 PM

ANSWER CHOICES RESPONSES

My family/friends live here

Small-town charm

The school district

Affordability of housing

I was born here and have never lived elsewhere

Low cost of living

Job availability

Surrounding natural beauty

Other (please specify)

Housing quality
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Reading Master Plan

3 / 65

Q2 The top three reasons I stay in Reading are...If you select more than
three options, the survey will not permit you to advance.

Answered: 96 Skipped: 0

My
family/frien...

Small-town
charm

The school
district

Low cost of
living

Affordability
of housing

Surrounding
natural beauty

I don't have
the means to...

Job
availability

Other (please
specify)

Housing quality
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67.71% 65

41.67% 40

29.17% 28

20.83% 20

19.79% 19

16.67% 16

13.54% 13

10.42% 10

8.33% 8

2.08% 2

Total Respondents: 96  

# OTHER (PLEASE SPECIFY) DATE

1 Neighborhood is great 8/21/2020 2:26 PM

2 I lived and grow up in reading and now live in Montgomery mich but still work in reading, 8/21/2020 10:03 AM

3 My husbands job at the school 8/16/2020 2:50 PM

4 I genuinely like the people 8/9/2020 5:39 AM

5 location 8/8/2020 12:17 PM

6 Don’t plan on staying 8/8/2020 12:12 AM

7 Job 8/6/2020 3:23 PM

8 Sometimes I love the charm, but I hate how so many houses won’t clean up their
surroundings, which cost nothing.

8/6/2020 2:58 PM

ANSWER CHOICES RESPONSES

My family/friends live here

Small-town charm

The school district

Low cost of living

Affordability of housing

Surrounding natural beauty

I don't have the means to leave

Job availability

Other (please specify)

Housing quality
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Reading Master Plan
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25.00% 24

15.63% 15

13.54% 13

12.50% 12

12.50% 12

11.46% 11

6.25% 6

3.13% 3

Q3 What do you think is the biggest challenge that Reading faces over the
next 5 years?
Answered: 96 Skipped: 0

TOTAL 96

# OTHER (PLEASE SPECIFY) DATE

1 Marijuana The cannabis dispensaries have not benefited Reading. 9/3/2020 3:34 PM

2 Marijuana Marijuana growing and selling within the city limits 8/23/2020 5:20 PM

3 Unsure 8/10/2020 11:30 AM

Blighted
housing

Maintaining
public...

Blighted
commercial/i...

Business
closure

Keeping young
families here

Other (please
specify)

Declining
youth...

Tax base
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ANSWER CHOICES RESPONSES

Blighted housing

Maintaining public infrastructure

Blighted commercial/industrial space

Business closure

Keeping young families here

Other (please specify)

Declining youth population

Tax base

Reading Master Plan
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4 Marijuana The numerous people standing outside, in lines, waiting for their pot 8/8/2020 10:42 PM

5 city officials 8/8/2020 12:17 PM

6 Marijuana Marijuana and dirt bags 8/8/2020 12:12 AM

7 Marijuana Pot business being the only real Main Street retail 8/7/2020 10:04 PM

8 Marijuana Marijuana pot shoppes 8/6/2020 10:48 PM

9 High water bills 8/6/2020 5:16 PM

10 Marijuana The new businesses are greatly affecting our quality of living and availability to
parking/buildings downtown

8/6/2020 2:31 PM

11 Marijuana Dealing with increased traffic due to marijuana businesses 8/6/2020 12:34 PM
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Reading Master Plan
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Q4 What type of unit do you want to live in now, what type of unit would
you live in now if it were available, and what type of unit would you like to

live in 10 years from now?
Answered: 87 Skipped: 9

Live in Currently Would Live in Now (If available)

Want to Live in the Next 10 Years

Detached
single-famil...

Duplex

Triplex &
Fourplex

Townhouse

Multi-unit
apartment...

Mixed-use

Midrise
apartment/co...

None of the
above
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Q5 If each of the following types of homes were well-maintained and had a
similar aesthetic to your home, what is the closest you would be willing to

live to each of the options below?
Answered: 87 Skipped: 9
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Reading Master Plan
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28.74% 25

24.14% 21

16.09% 14

12.64% 11

5.75% 5

4.60% 4

4.60% 4

2.30% 2

1.15% 1

Q6 In what price range do you feel financially comfortable buying a home?
Answered: 87 Skipped: 9

TOTAL 87
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52.00% 13

36.00% 9

4.00% 1

4.00% 1

4.00% 1

Q7 What price range do you feel financially comfortable paying on a
monthly rent?  Please skip if you are already a homeowner.

Answered: 25 Skipped: 71

TOTAL 25
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Over $1,100
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47.13% 41

21.84% 19

19.54% 17

10.34% 9

1.15% 1

Q8 How strongly do you agree with this statement "With my household's
current budget, I feel the housing options in Reading are financially

attainable."
Answered: 87 Skipped: 9

TOTAL 87
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35.63% 31

32.18% 28
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Q9 How strongly do you agree with the statement "I would support a rental
inspection program that increased standards above health and safety to

improve the quality of the units."
Answered: 87 Skipped: 9
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19.44% 14

19.44% 14

27.78% 20

33.33% 24

Q10 Please select the neighborhood you live in based on the
Neighborhood Map.

Answered: 72 Skipped: 24

TOTAL 72
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52.05% 38

41.10% 30

9.59% 7

6.85% 5

4.11% 3

Q11 Which two statements best describes the housing in your
neighborhood? 
Answered: 73 Skipped: 23

Total Respondents: 73  
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falling/has...
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desirable

Well-kept
historic homes

Housing
vacancy is...

Single-family
homes are be...
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 7  542  73

Q12 Please use the sliding scale to describe your neighborhood's road
quality.

Answered: 73 Skipped: 23

Total Respondents: 73

# DATE

1 4 10/7/2020 12:32 PM

2 10 10/7/2020 12:23 PM

3 40 10/2/2020 12:00 PM

4 40 10/2/2020 11:52 AM

5 60 10/2/2020 11:46 AM

6 84 10/2/2020 11:42 AM

7 5 9/26/2020 9:48 PM

8 10 9/22/2020 12:00 PM

9 4 9/17/2020 9:24 AM

10 6 9/8/2020 8:15 AM

11 6 9/3/2020 3:38 PM

12 5 9/3/2020 10:33 AM

13 7 8/29/2020 4:27 PM

14 1 8/27/2020 5:13 PM

15 3 8/24/2020 9:43 PM

16 0 8/23/2020 5:25 PM

17 6 8/21/2020 8:19 PM

18 0 8/21/2020 2:31 PM

19 8 8/18/2020 10:56 AM

0 1 2 3 4 5 6 7 8 9 10

ANSWER CHOICES AVERAGE NUMBER TOTAL NUMBER RESPONSES
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 4  303  73

Q13 Please use the sliding scale to describe your neighborhood's sidewalk
quality.

Answered: 73 Skipped: 23

Total Respondents: 73

# DATE

1 3 10/7/2020 12:32 PM

2 10 10/7/2020 12:23 PM

3 3 10/2/2020 12:00 PM

4 1 10/2/2020 11:52 AM

5 6 10/2/2020 11:46 AM

6 0 10/2/2020 11:42 AM

7 0 9/26/2020 9:48 PM

8 10 9/22/2020 12:00 PM

9 5 9/17/2020 9:24 AM

10 5 9/8/2020 8:15 AM

11 4 9/3/2020 3:38 PM

12 3 9/3/2020 10:33 AM

13 7 8/29/2020 4:27 PM

14 0 8/27/2020 5:13 PM

15 5 8/24/2020 9:43 PM

16 7 8/23/2020 5:25 PM

17 3 8/21/2020 8:19 PM

18 9 8/21/2020 2:31 PM

19 8 8/18/2020 10:56 AM
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ANSWER CHOICES AVERAGE NUMBER TOTAL NUMBER RESPONSES
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 6  437  73

Q14 Please use the sliding scale to describe your neighborhood's tree
coverage.

Answered: 73 Skipped: 23

Total Respondents: 73

# DATE

1 10 10/7/2020 12:32 PM

2 7 10/7/2020 12:23 PM

3 3 10/2/2020 12:00 PM

4 5 10/2/2020 11:52 AM

5 3 10/2/2020 11:46 AM

6 8 10/2/2020 11:42 AM

7 6 9/26/2020 9:48 PM

8 6 9/22/2020 12:00 PM

9 6 9/17/2020 9:24 AM

10 5 9/8/2020 8:15 AM

11 10 9/3/2020 3:38 PM

12 3 9/3/2020 10:33 AM

13 8 8/29/2020 4:27 PM

14 4 8/27/2020 5:13 PM

15 3 8/24/2020 9:43 PM

16 7 8/23/2020 5:25 PM

17 8 8/21/2020 8:19 PM

18 10 8/21/2020 2:31 PM

19 10 8/18/2020 10:56 AM

0 1 2 3 4 5 6 7 8 9 10

ANSWER CHOICES AVERAGE NUMBER TOTAL NUMBER RESPONSES
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 4  272  70

Q15 Please use the sliding scale to describe your neighborhood's
recreational opportunities.

Answered: 70 Skipped: 26

Total Respondents: 70

# DATE

1 7 10/7/2020 12:32 PM

2 1 10/2/2020 12:00 PM

3 3 10/2/2020 11:52 AM

4 4 10/2/2020 11:46 AM

5 0 9/26/2020 9:48 PM

6 5 9/22/2020 12:00 PM

7 5 9/8/2020 8:15 AM

8 5 9/3/2020 3:38 PM

9 3 9/3/2020 10:33 AM

10 5 8/29/2020 4:27 PM

11 1 8/27/2020 5:13 PM

12 1 8/24/2020 9:43 PM

13 6 8/23/2020 5:25 PM

14 7 8/21/2020 8:19 PM

15 9 8/21/2020 2:31 PM

16 10 8/18/2020 10:56 AM

17 2 8/16/2020 2:56 PM

18 5 8/15/2020 9:21 PM

19 2 8/15/2020 9:14 PM

0 1 2 3 4 5 6 7 8 9 10

ANSWER CHOICES AVERAGE NUMBER TOTAL NUMBER RESPONSES
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Q16 If the City were to make upgrades in your neighborhood, what is your
level of agreement with the City establishing a Special Assessment
District, and therefore an increase in taxes/fees, for the following

upgrades: 
Answered: 71 Skipped: 25
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28.79% 19

22.73% 15

19.70% 13

16.67% 11

12.12% 8

Q17 Excluding covid-19, in the past five years, downtown has...
Answered: 66 Skipped: 30

TOTAL 66
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Stayed largely
the same

Declined
greatly
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greatly
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Q18 About how often do you go to downtown Reading?
Answered: 66 Skipped: 30
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53.03% 35

48.48% 32

31.82% 21

25.76% 17

21.21% 14

18.18% 12

18.18% 12

3.03% 2

1.52% 1

Q19 What draws you to the downtown? Please select all that apply.
Answered: 66 Skipped: 30

Total Respondents: 66  

# OTHER (PLEASE SPECIFY) DATE

1 post office , library, and city hall 9/22/2020 12:07 PM

2 PO and Rays 8/27/2020 5:18 PM

Dining

Services

Events

Other (please
specify)

Retail

Pavilion

The
opportunity ...

None of the
above

Entertainment
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Q19 What draws you to the downtown? Please select all that apply.
Answered: 66 Skipped: 30

Total Respondents: 66  
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3 walking 8/24/2020 10:38 PM

4 The post office to get my mail and Robs to get a haircut 8/16/2020 3:04 PM

5 Post office 8/15/2020 9:33 PM

6 Mail and library 8/15/2020 9:23 PM

7 Post office 8/11/2020 9:29 PM

8 forced to go to post office. because no mail delivery 8/8/2020 12:39 PM

9 Post office 8/7/2020 10:12 PM

10 Post office 8/6/2020 5:52 PM

11 I live downtown and take my dog for multiple walks each day 8/6/2020 4:28 PM

12 Walking or biking trail 8/6/2020 3:59 PM

13 The Library and Post Office 8/6/2020 3:58 PM

14 Post Office 8/6/2020 3:37 PM

15 Work 8/6/2020 3:33 PM

16 Work/post office 8/6/2020 2:43 PM

17 My job 8/5/2020 4:04 PM
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51.67% 31

51.67% 31

23.33% 14

20.00% 12

15.00% 9

13.33% 8

8.33% 5

6.67% 4

5.00% 3

Q20 What prevents you from going downtown more often? Please select
all that apply.

Answered: 60 Skipped: 36

Total Respondents: 60  

# OTHER (PLEASE SPECIFY) DATE

There's
little/nothi...

There's
little/nothi...

Lack of parking

Other (please
specify)

I feel
uncomfortabl...

Blight

I don't have
enough...

The business
hours of...

I feel unsafe
as a pedestr...
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There's little/nothing there I want to do

There's little/nothing there I want to buy

Lack of parking

Other (please specify)

I feel uncomfortable from aggressive solicitation

Blight

I don't have enough disposable income to spend downtown

The business hours of operation do not fit in my schedule

I feel unsafe as a pedestrian from motorists
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Q20 What prevents you from going downtown more often? Please select
all that apply.
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1 Marijuana I am uncomfortable with the lines of people buying pot! 9/17/2020 9:33 AM

2 Marijuana The cannabis dispensaries. 9/3/2020 3:43 PM

3 Marijuana Weed shops and all the people with them. 8/27/2020 5:18 PM

4 Marijuana Marijuana shops and the associated loitering 7 days a week 8/23/2020 5:35 PM

5 Marijuana Weed stores have people clogging sidewalks and parking spots 8/21/2020 8:25 PM

6 Marijuana Marijuana dispensaries 8/16/2020 3:04 PM

7 Marijuana Don't like walking around the pot shops and all the loitering people in front of those
shops.

8/14/2020 7:30 AM

8 Marijuana Pot shops. Kids cannot walk downtown on sidewalk 8/6/2020 3:37 PM

9 Not needef 8/6/2020 3:33 PM

10 Marijuana marijuana 8/6/2020 2:29 PM

11 Marijuana I don’t want to be approached by the marijuana business workers 8/6/2020 12:48 PM

12 Marijuana Always congested with dispensary traffic and crowds 8/6/2020 12:26 PM
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51.52% 34

21.21% 14

13.64% 9

9.09% 6

4.55% 3

Q21 If businesses were open after 5 pm, I would visit them more
frequently.

Answered: 66 Skipped: 30

TOTAL 66

No, I would
visit them t...

Yes,
moderately more

No, I still
wouldn't vis...

I'm not sure

Yes,
significantl...
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57.58% 38

54.55% 36

43.94% 29

25.76% 17

18.18% 12

16.67% 11

1.52% 1

Q22 What are the top three elements that you would like to see improved
in the downtown? If you select more than three, the survey will not allow

you to advance.
Answered: 66 Skipped: 30

Total Respondents: 66  

# OTHER (PLEASE SPECIFY) DATE

1 Marijuana Move the marijuana shops out of town. Do something to improve the 4corner
flashing light area. Can not see around the parked cars when pulling out onto 49.

8/23/2020 5:35 PM

2 Marijuana Make people get their weed at the back side of the stores. 8/21/2020 8:25 PM

3 Marijuana move the pot shops out of town. They are bringing all sorts of out-of-town traffic.
Ohio and IN cars constantly driving around side streets waiting to get a parking spot on main
Street. It is giving our town a bad reputation. Control all the barking, wandering dogs! Make
people clean up there yards...mowing and removing all the junk.

8/14/2020 7:30 AM

Business
recruitment ...

Building
facade...

Beautiful
public space

More frequent
events and...

Design
standards fo...

Other (please
specify)

Reduce the
presence of...
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ANSWER CHOICES RESPONSES

Business recruitment to serve missing retail and services

Building facade improvements of existing buildings

Beautiful public space

More frequent events and programming

Design standards for construction of new businsses

Other (please specify)

Reduce the presence of surface parking lots
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Q22 What are the top three elements that you would like to see improved
in the downtown? If you select more than three, the survey will not allow

you to advance.
Answered: 66 Skipped: 30

Total Respondents: 66  

# OTHER (PLEASE SPECIFY) DATE

1 Marijuana Move the marijuana shops out of town. Do something to improve the 4corner
flashing light area. Can not see around the parked cars when pulling out onto 49.

8/23/2020 5:35 PM

2 Marijuana Make people get their weed at the back side of the stores. 8/21/2020 8:25 PM

3 Marijuana move the pot shops out of town. They are bringing all sorts of out-of-town traffic.
Ohio and IN cars constantly driving around side streets waiting to get a parking spot on main
Street. It is giving our town a bad reputation. Control all the barking, wandering dogs! Make
people clean up there yards...mowing and removing all the junk.

8/14/2020 7:30 AM

Business
recruitment ...

Building
facade...

Beautiful
public space

More frequent
events and...

Design
standards fo...

Other (please
specify)

Reduce the
presence of...

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Business recruitment to serve missing retail and services

Building facade improvements of existing buildings

Beautiful public space

More frequent events and programming

Design standards for construction of new businsses

Other (please specify)

Reduce the presence of surface parking lots

Reading Master Plan

37 / 65

4 Marijuana Rid of the downtown pot shops 8/13/2020 8:10 AM

5 fix the terrible streets 8/8/2020 12:39 PM

6 Tear down old buildings and replace with something energy efficient plus eye appealing. Also
remove M49 roadside parking. Build more parking lots behind the downtown buildings.

8/6/2020 5:52 PM

7 Marijuana Get rid of marijuana places 8/6/2020 4:49 PM

8 Better parking 8/6/2020 4:28 PM

9 Reduce the current rift-raft that stands on the street waiting in line all day. 8/6/2020 3:43 PM

10 Marijuana No Pot shop bystanders all over the sidewalks 8/6/2020 3:37 PM

11 Marijuana Don’t allow the marijuana businesses to solicit people walking down the street 8/6/2020 12:48 PM

Reading Master Plan
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Q23 What type of retail would you like to see come to the downtown and
how often would you frequent each type of store on average?

Answered: 67 Skipped: 29

Daily Weekly Monthly Couples times a year Never

Food and
beverage...

Sporting
goods, hobby...

Clothing and
accessories...
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material,...

Health,
beauty,...

Furniture and
home...

Electronics
and applianc...

Motor vehicles
and parts...
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Q24 What types of services/spaces do you want to see downtown and
how often would you frequent them on average?

Answered: 67 Skipped: 29

4.62%
3

46.15%
30

36.92%
24

10.77%
7

1.54%
1

 
65

1.61%
1

27.42%
17

38.71%
24

14.52%
9

17.74%
11

 
62

0.00%
0

4.69%
3

17.19%
11

31.25%
20

46.88%
30

 
64

0.00%
0

1.69%
1

1.69%
1

55.93%
33

40.68%
24

 
59

1.82%
1

3.64%
2

5.45%
3

27.27%
15

61.82%
34

 
55

3.64%
2

1.82%
1

7.27%
4

27.27%
15

60.00%
33

 
55

0.00%
0

1.64%
1

11.48%
7

68.85%
42

18.03%
11

 
61

8.33%
5

25.00%
15

35.00%
21

26.67%
16

5.00%
3

 
60

Daily Weekly Monthly A couples times a year Never

Restaurants/caf
es

Bars/entertainm
ent venues

Pet
boarding/care

Banquet and
event space

Office space

Co-working
spaces (shar...

Professional
services...

Recreation/publ
ic spaces

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

 DAILY WEEKLY MONTHLY A COUPLES
TIMES A YEAR

NEVER TOTAL

Restaurants/cafes

Bars/entertainment venues

Pet boarding/care

Banquet and event space

Office space

Co-working spaces (shared office space not dedicated
to a specific company)

Professional services (lawyer, accountant, dentist)

Recreation/public spaces



Appendix |  95

Reading Master Plan

41 / 65

10.45% 7

7.46% 5

14.93% 10

5.97% 4

1.49% 1

59.70% 40

Q25 To what extent do you agree with the following statement, "I would
like to start or expand a business, but I'm unaware of resources that could

help me do that."
Answered: 67 Skipped: 29

TOTAL 67
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5.97% 4

5.97% 4

19.40% 13

68.66% 46

Q26 Do the shops that you wish to visit downtown have an easy-to-use
website?

Answered: 67 Skipped: 29

TOTAL 67
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39.39% 26

13.64% 9

46.97% 31

Q27 If businesses downtown had websites where I could purchase
products/services, I would shop locally more often.

Answered: 66 Skipped: 30

TOTAL 66
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14.93% 10

61.19% 41

14.93% 10

8.96% 6

Q28 Do you think that you will go downtown less frequently while
Coronavirus is still a threat in Michigan? What would make you feel safer?

Answered: 67 Skipped: 29

TOTAL 67

# WHAT WOULD MAKE YOU FEEL SAFER? DATE

1 Enforced face masking 10/2/2020 11:55 AM

2 Stricter enforcement of Covid 19 guidelines 8/24/2020 10:38 PM

3 Less loitering around the marijuana shops 8/23/2020 5:35 PM

4 People wearing mask 8/16/2020 3:04 PM

5 Stop the loitering around the marijuana stores. Move these stores out of town. 8/13/2020 8:10 AM

6 Proper guidelines used by the new businesses, less people from out of town parking/smoking
in public areas deemed for specific businesses, less gathering of people from out of town with
no care to people who live/work here.

8/6/2020 2:43 PM
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Q29 What do you envision for the property located at 116 Michigan Street,
also known as the old Opera House?

Answered: 61 Skipped: 35

# RESPONSES DATE

1 Entertainment Video/Arcade 10/7/2020 12:34 PM

2 Retail Theater In a perfect world I envision retail spaces filed and maybe some nice opits.
on a jak theater maybe a place the school could be? I just dont see at Rappering. Or repone to
our Farmers Market a good tanple.

10/7/2020 12:29 PM

3 Cafe Music Restaurant Retail Nice, well kept antique, collectable store, resturaunt,
cafe with live music

10/2/2020 12:03 PM

4 Restaurant Not much. Maybe a restaurant. 10/2/2020 11:55 AM

5 Retail Many Small Shops 10/2/2020 11:49 AM

6 Retail Hardware Store 10/2/2020 11:43 AM

7 Music Teens/Kids Place for music or teens to gather 9/8/2020 8:23 AM

8 Restaurant Restaurant 9/3/2020 3:43 PM

9 Cafe Not a marijuana shop Cafe, coffee/donut shop, something other than weed or weed
paraphernalia.

8/27/2020 5:18 PM

10 Services partitioned off spaces to rent for sewing repair, tutoring, sales, vendors, classes,
etc.

8/24/2020 10:38 PM

11 Restored building Beautify 8/23/2020 5:35 PM

12 Not a marijuana shop Anything but a weed shop. 8/21/2020 8:25 PM

13 Not a marijuana shop I'd like to see some nice small businesses not pot shops we have
enough of them

8/21/2020 2:38 PM

14 Entertainment Classic movie theater Ice cream parlor 8/18/2020 11:15 AM

15 Cafe Coffee shop and bakery 8/16/2020 3:04 PM

16 Retail An Antique shop, with the inside brought back to when it WAS the Opera House. 8/15/2020 9:33 PM

17 Housing/apartments Teens/Kids some place for kids.....bounce house, arcade, putt putt.... 8/15/2020 9:23 PM

18 Housing/apartments Office space Office spaces, apartments 8/14/2020 7:30 AM

19 Retail Amish store 8/13/2020 10:11 PM

20 Housing/apartments Office space Restored building Beautify. ?Apartments. ?office space 8/13/2020 8:10 AM

21 Cafe A bakery, fresh bread or fresh anything really! 8/12/2020 11:21 AM

22 Not sure 8/11/2020 9:29 PM

23 Cafe Theater A theater or cafe 8/10/2020 11:50 AM

24 Cafe Grocery Retail A small local deli carryout with fresh meats, salads, maybe broasted
ribs/chickens in the summer. Coffeehouse, boutique for summer lake traffic shoppers.

8/10/2020 10:14 AM

25 Grocery Services Anything that looks decent. Maybe a salon, grocery store, tanning, etc. 8/9/2020 1:50 PM

26 Retail Theater Cute little shops in the lower floors and a theater space in the upper floor. 8/9/2020 12:35 PM

27 Retail Retail space 8/9/2020 8:06 AM
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28 Grocery Retail Services Retail, service and a food co-op would be nice. 8/9/2020 5:56 AM

29 Retail Community space or a local facility for selling goods. 8/8/2020 10:49 PM

30 Retail retail 8/8/2020 12:39 PM

31 Cafe Coffee shop or bakery 8/8/2020 7:31 AM

32 Unsure. Something to tidy up the space would be great 8/7/2020 10:12 PM

33 Entertainment A family owned business or an arcade recreational area 8/7/2020 4:37 PM

34 events Having events there that will bring more to the community. 8/7/2020 1:54 PM

35 open something more applicable to our community 8/7/2020 1:48 PM

36 I would love for any business to get into that building. I think there should be major incentives
for people to locate and operate a business here, or any place in reading really.

8/7/2020 10:57 AM

37 Housing/apartments Retail Housing and store fronts 8/7/2020 9:43 AM

38 Cafe Retail Coffee house/book store 8/6/2020 11:22 PM

39 Cafe Teens/Kids Maybe cafe coffee house or place kids can hang out 8/6/2020 8:56 PM

40 Retail Teens/Kids Flower shop, something for kids , 8/6/2020 8:22 PM

41 Entertainment Some sort of entertainment, like movies or an arcade. 8/6/2020 7:55 PM

42 Demolition Torn down alone with dales business next door. It would be too expensive to
repair these and they look awful

8/6/2020 7:47 PM

43 Don’t know 8/6/2020 7:21 PM

44 Restaurant New restaurant!! 8/6/2020 6:15 PM

45 Retail Build more modern store fronts. Staying with a brick looking facade but much more
energy efficient.

8/6/2020 5:52 PM

46 Demolition I think it’s too late to be saved. Terrible eyesore. 8/6/2020 5:31 PM

47 Cafe Coffee House Downstairs venue rental upstairs. 8/6/2020 5:22 PM

48 Cafe Retail Flower shop, little boutique, coffee shop, bakery 8/6/2020 4:49 PM

49 Brewery/bar Retail Gardening center/hardware store Local brewery 8/6/2020 4:28 PM

50 Brewery/bar Cafe Restaurant Cafe, restaurant, bar. 8/6/2020 3:59 PM

51 Theater It would be awesome to restore it for something like a community theater. Could it be
used to open a coffee/desserts shop?

8/6/2020 3:58 PM

52 Restored building Cleaned up-- painted, brick work, etc. 8/6/2020 3:43 PM

53 Not a marijuana shop Retail Anything that brings decent business to our community.
Grocery, salon, hardware, restaurant, laundromat. No more pot shops!

8/6/2020 3:37 PM

54 ? 8/6/2020 3:33 PM

55 Retail Store - not thrift or resale. Restaurant? 8/6/2020 3:05 PM

56 Teens/Kids It would be great to have a place for kids/teens to go afterschool to hang out
safely and use public computers, especially since the library is closed to them, and have a
place to get help with homework or know they had a safe place to go if no one was at home for
a few hours after school.

8/6/2020 2:43 PM

57 Not a marijuana shop Restored building For the bulding to be clean and strucrurally sound.
As long as it does not become yet another marijuana shop there are many wonderful things it
could become with the right patience and people on the job.

8/6/2020 2:29 PM

58 Music A music place. Instruments for sale, music and singing lessons. A place for the
school band to practice and play.

8/6/2020 12:50 PM

59 Teens/Kids Be nice to see something for the kids to do downtown. 8/6/2020 12:48 PM
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60 Entertainment An entertainment venue for local performances, RHS Drama Club
performances, a small one-screen movie theater. An entertainment venue that is able to adapt
to various needs and performances.

8/6/2020 12:09 PM

61 A thriving business or even more than one, several little business oportunities 8/5/2020 4:04 PMReading Master Plan
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Q30 What do you envision for the property located at 150 S. Main Street?
Answered: 59 Skipped: 37

# RESPONSES DATE

1 Services Doctor / eye office 10/7/2020 12:34 PM

2 Something that isn't a pet shop! 10/7/2020 12:29 PM

3 Cafe/bakery cafe brewery 10/2/2020 12:03 PM

4 Parking lot perhaps additional downtown parking 10/2/2020 11:55 AM

5 Parking lot Parking Lot 10/2/2020 11:49 AM

6 Parking lot Parking Lot 10/2/2020 11:43 AM

7 Parking lot Parking lot for pot buyers so it would free Main Street up for businesses like
Robs Barber shop and Rays.

9/17/2020 9:33 AM

8 Not sure 9/8/2020 8:23 AM

9 Not a marijuana shop Not a cannabis shop. 9/3/2020 3:43 PM

10 Cafe/bakery Cafe, bakery. 8/27/2020 5:18 PM

11 Cafe/bakery Parking lot Hillsdale County Fair Donuts and Coffee Shop The Coney Dog Cart
or Parking for Downtown or?

8/24/2020 10:38 PM

12 Public space Beautify and make public space 8/23/2020 5:35 PM

13 Not sure 8/21/2020 2:38 PM

14 Retail Book store 8/18/2020 11:15 AM

15 Parking lot Parking lot 8/16/2020 3:04 PM

16 Parking lot A parking lot, with a tree or two; not a parking structure though 8/15/2020 9:33 PM

17 I don't know what building this is 8/15/2020 9:23 PM

18 Public space green space, public green space, a nice mural welcoming into our little town 8/14/2020 7:30 AM

19 Parking lot Parking lot 8/13/2020 10:11 PM

20 Public space Beautiful public space. Mural on the building welcoming people into our town 8/13/2020 8:10 AM

21 Public space Community garden or nature restoration, mini dark park or something green 8/12/2020 11:21 AM

22 Parking lot Parking 8/11/2020 9:29 PM

23 Cafe/bakery a coffee shop 8/10/2020 11:50 AM

24 Parking lot Parking for downtown businesses. 8/10/2020 10:14 AM

25 Public space A park 8/9/2020 1:50 PM

26 Cafe/bakery Rumor has it there may be a coffee shop going in there, which I fully support. 8/9/2020 12:35 PM

27 Public space a small park with trees and benches 8/9/2020 8:06 AM

28 No idea. 8/9/2020 5:56 AM

29 Retail retail 8/8/2020 12:39 PM

30 Retail Grocery or fresh market 8/8/2020 7:31 AM

31 Services Dentist or pharmacy 8/7/2020 4:37 PM
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32 Parking lot Parking & or cafe 8/7/2020 3:53 PM

33 Something! I miss the building there. 8/7/2020 1:54 PM

34 Parking lot nice paved parking lot 8/7/2020 1:48 PM

35 Public space I imagine it would be hard to take on an effort to construct a building here, but
at the very least I'd like to see this become a green space. Something aesthetically pleasant.

8/7/2020 10:57 AM

36 Public space Public park 8/7/2020 9:43 AM

37 Restaurant Bistro 8/6/2020 11:22 PM

38 Public space Park or garden with picnic area 8/6/2020 8:56 PM

39 Parking lot parking lot 8/6/2020 8:22 PM

40 Cafe/bakery Housing Retail Apartments or a business like a bakery or florist. 8/6/2020 7:55 PM

41 Parking lot A new building or parking 8/6/2020 7:47 PM

42 Building more modern store front. Stay with brick looking facade but much more energy
efficient.

8/6/2020 5:52 PM

43 Retail A grocery store 8/6/2020 5:31 PM

44 Restaurant Restuarant with outdoor seating available. Or paved area for food trucks. 8/6/2020 5:22 PM

45 Food vendors Public space Little food vendors, ice cream, park, movies in summer, all of
this can’t happen with marijuana businesses right next door

8/6/2020 4:49 PM

46 Public space Community garden spaces 8/6/2020 4:28 PM

47 Not sure 8/6/2020 3:59 PM

48 Fast food restaurant? 8/6/2020 3:58 PM

49 Parking lot PARKING 8/6/2020 3:43 PM

50 Parking lot Expanded parking. 8/6/2020 3:37 PM

51 Public space A nice garden area maybe, flowers and a sitting bench. 8/6/2020 3:33 PM

52 Parking lot Parking, since the pot shops have come into time, there is not a lot of parking
leftover.

8/6/2020 3:05 PM

53 Parking lot Not that I like it, but it needs to become a parking lot dedicated to the new
businesses on the street, so people from out of town stop parking in spots designated for
Rays, the library, and Rob's barbershop. It would also be helpful for there to be public
bathrooms here for the new businesses so the customers aren't entering places and trying to
use their bathrooms.

8/6/2020 2:43 PM

54 Parking lot It would work very well as parking to dissuade the illegal parking of people going
to pot shops. If it becomes parking we could also have food trucks or similar for recreation.

8/6/2020 2:29 PM

55 Retail A general store would be nice. 8/6/2020 12:50 PM

56 Be nice to see something for the kids to do downtown. 8/6/2020 12:48 PM

57 Parking lot Parking for dispensaries only so people can park on street to visit other shops. 8/6/2020 12:26 PM

58 Cafe/bakery A local coffee/cafe shop to gather and do work with great wifi access would be
truly terrific.

8/6/2020 12:09 PM

59 Retail Thriving new business! A little meat market would go over huge in Reading I believe. I
don't feel that it would have to carry anything fancy, just some basic necessities for people.

8/5/2020 4:04 PM
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Q31 What do you envision for the property located on the corner of S.
Main Street and E. Silver Street (209, 213, & 229 S. Main Street)?

Answered: 53 Skipped: 43

# RESPONSES DATE

1 Retail Retail store 10/7/2020 12:34 PM

2 I really wish I could think of something that would be good for our town + would flurish! 10/7/2020 12:29 PM

3 Housing multi family unit apartment 10/2/2020 12:03 PM

4 A business with its own parking. ADQ restaurant? 10/2/2020 11:55 AM

5 Strip Mall 10/2/2020 11:49 AM

6 ? 10/2/2020 11:43 AM

7 Not sure 9/8/2020 8:23 AM

8 Not a marijuana shop Not a cannabis shop. 9/3/2020 3:43 PM

9 cafe/bakery Coffee shop- Pharmacy 8/27/2020 5:18 PM

10 Public space A skateboard or ice hockey/skate park, a kids' recreational area or a Doggie
Walk with Stops & Disposal baskets. Garden spaces for those in need or?

8/24/2020 10:38 PM

11 Public space Public green space 8/23/2020 5:35 PM

12 Not sure 8/21/2020 2:38 PM

13 Services A gym 8/18/2020 11:15 AM

14 Grocery Small Grocery store where you can get fresh food. 8/16/2020 3:04 PM

15 Restaurant Restaurant, family or fast food 8/15/2020 9:33 PM

16 Retail snack shack, or band stand, 8/15/2020 9:23 PM

17 Public space green space 8/14/2020 7:30 AM

18 Not sure 8/13/2020 10:11 PM

19 Public space Green space 8/13/2020 8:10 AM

20 parking lot Public space Retail 1. Possible expansion for parking space 2. Nature stroll
area 3. A candy shop similar to sweet shop in hillsdale

8/12/2020 11:21 AM

21 Housing New homes 8/11/2020 9:29 PM

22 Restaurant a restaurant 8/10/2020 11:50 AM

23 Parking?? The small coffeeshop with pastries to meet friends? 8/10/2020 10:14 AM

24 Restaurant maybe fast-food. McDonald's, Burger King, etc. 8/9/2020 1:50 PM

25 Services I would love to see a combination eye doctor/dentist office in town, and that would
be a good spot for that.

8/9/2020 12:35 PM

26 No idea 8/9/2020 5:56 AM

27 Housing housing like there was 8/8/2020 12:39 PM

28 Restaurant Restaurant 8/8/2020 7:31 AM

29 Services Pharmacy would be nice 8/7/2020 4:37 PM

30 Grocery Grocery store. 8/7/2020 1:54 PM
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31 parking lot parking lot 8/7/2020 1:48 PM

32 I liked when the farmers market and the cruise in were located here. It gave a little life to that
area.

8/7/2020 10:57 AM

33 Public space I don't know. Public space and dog park 8/7/2020 9:43 AM

34 Services Chiropractor 8/6/2020 11:22 PM

35 Restaurant Restaurant 8/6/2020 8:22 PM

36 not sure 8/6/2020 7:55 PM

37 cafe/bakery Coffee and or deli shop 8/6/2020 7:47 PM

38 parking lot Build more modern store fronts. Stay with brick looking facade but more energy
efficient. Or great place for big parking lot to eliminate the store front parking on M49

8/6/2020 5:52 PM

39 A new business 8/6/2020 5:31 PM

40 Public space Community Building 8/6/2020 5:22 PM

41 Grocery Maybe a small grocery store with a pharmacy 8/6/2020 4:49 PM

42 Public space Community garden center Dog park 8/6/2020 4:28 PM

43 Restaurant Retail Shopping or eating. 8/6/2020 3:59 PM

44 Public space Small park or a community garden. 8/6/2020 3:58 PM

45 Grocery Retail Services Pharmacy, butcher shop, small grocery store 8/6/2020 3:43 PM

46 Grocery Office space parking lot expanded parking or new construction for office space
or grocery

8/6/2020 3:37 PM

47 Restaurant A new small restaurant 8/6/2020 3:33 PM

48 parking lot Public space Turn that into a public space for the car shows, or parking lot
expansions for Pizza barn so they are able to grow and expand their business.

8/6/2020 2:43 PM

49 Public space That corner could make really pretty green space. With some seating it would
work for families who are getting things from Pizza Barn

8/6/2020 2:29 PM

50 Restaurant A McDonald’s 8/6/2020 12:50 PM

51 Be nice to see something for the kids to do 8/6/2020 12:48 PM

52 Restaurant Might be crazy but perhaps some sort of fast food establishment? Not sure how
that would effect other business but with all of the added traffic from the dispensaries this
seems like a smart bet.

8/6/2020 12:09 PM

53 Retail Services I could see a business that would cater to our High School and also a
funeral home. I do believe that with those to establishments in Reading that a flower shop
could always do well.

8/5/2020 4:04 PM
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Q32 I would take fewer car trips if....
Answered: 66 Skipped: 30

Total Respondents: 66  

# OTHER (PLEASE SPECIFY) DATE

1 Less loitering 7 days a week at the marijuana shops 8/23/2020 5:37 PM

2 I didn't have to walk through loitering people at the Marijuana shops. It makes me very
uncomfortable.

8/14/2020 7:34 AM

3 There weren’t people’s ya ding around waiting for their pot 8/8/2020 10:50 PM

4 If my child and i didnt pass someone smoking weed every other time we go down town. I still
downtown because of the old business

8/7/2020 3:55 PM

5 If there were more reasons to be walking downtown 8/6/2020 11:24 PM

6 I am already a frequent walker but it would be nice to have cars stopping for pedestrians or a 3
way light at Main and Michigan.

8/6/2020 5:23 PM

7 Hate to beat a dead horse, but if I didnt have to walk around the pot bystanders that take up 8/6/2020 3:38 PM

Nothing would
likely make ...

There were
better-conne...

There was a
network of s...

The sidewalks
were plowed ...

Other (please
specify)

I didn't have
to cross M-49
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ANSWER CHOICES RESPONSES

Nothing would likely make me take fewer car trips

There were better-connected, well-maintained sidewalks

There was a network of safe bicycle lanes/bike racks

The sidewalks were plowed in the winter

Other (please specify)

I didn't have to cross M-49
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the entire west sidewalk

8 Nice weather 8/6/2020 3:34 PM

9 I walk all over now, so no problems other than sidewalks on side streets are treacherous. 8/6/2020 3:07 PM
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Q33 Do you agree with the following statements?
Answered: 66 Skipped: 30
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Reading
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Q34 My number one priority for the city of Reading to focus improvements
on is....

Answered: 63 Skipped: 33

# RESPONSES DATE

1 Road improvements Sidewalks 10/7/2020 12:34 PM

2 Blight Making our town appealing so anyone might want to come live here. The blight and
eye sores need to be cracked down on!

10/7/2020 12:30 PM

3 Housing quality Nice homes affordable to young families. 10/2/2020 12:04 PM

4 Housing quality Affordable homes, esp. for young families, with removal of decrepit,
abandoned homes.

10/2/2020 11:56 AM

5 Less Mrijuana Shops 10/2/2020 11:44 AM

6 Business diversity Maintaining & recruiting both citizens & businesses. 9/22/2020 12:10 PM

7 Blight Fixing up buildings, sidewalks and keeping the weeds pulled along Main Street mainly
across from the funeral home. There is a stretch that is awful!

9/17/2020 9:37 AM

8 Slow down traffic Slow down the speed limits & make the corners easier to pull out of 9/8/2020 8:25 AM

9 Stop marijuana shops Our downtown businesses, our homes, and not bringing in more
cannabis shops.

9/3/2020 3:47 PM

10 Business diversity buisness 8/29/2020 4:35 PM

11 Stop marijuana shops No more weed shops, 8/27/2020 5:20 PM

12 Housing quality the responsibility of each residential property owner to renovate, repair, paint,
mow, pull weeds, do weekly maintenance to improve the overall appearance of our city.

8/25/2020 10:21 PM

13 Road improvements Stop marijuana shops Fix our city streets and stop the in city growing
and selling of marijuana

8/23/2020 5:39 PM

14 Parking Parking downtown. Possibly use meters do all of the Indiana and Ohio people can
pay to park there.

8/21/2020 8:27 PM

15 Road improvements Slow down traffic The road to the mill and posted speed signs. As
some of trucks go really fast down the road

8/21/2020 2:41 PM

16 Business diversity Recreation for kids Attract businesses that support family life: Grocery
stores, movie theater, book stores, walking/bike path.

8/18/2020 11:22 AM

17 Housing quality Housing Clean up. The houses around Reading are dumps, to be honest.
The one across the street from me has junk all over their yard and has anywhere from 3 to 7
cars in the yard at one time. The one behind me also has junk all over their porch and yard.
Lastly, our other neighbor often lets their grass grow too high and has attached a chain link
fence to their porch for their dogs which is overgrown with weeds.

8/16/2020 3:17 PM

18 Road improvements Repave the roads, Michigan St is horrible and it's the 1st impression of
Reading for people coming from the east!

8/15/2020 9:42 PM

19 Housing quality Slow down traffic cleaning up neighborhoods, slowing the traffic on Silver
St by putting down speed bumps

8/15/2020 9:25 PM

20 Road improvements Paving our streets 8/14/2020 7:41 AM

21 Road improvements Streets, curbs 8/13/2020 10:13 PM

22 Road improvements Improve all the streets in Reading 8/13/2020 8:19 AM

23 Appearance Beauty 8/12/2020 11:23 AM
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Q34 My number one priority for the city of Reading to focus improvements
on is....

Answered: 63 Skipped: 33
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mow, pull weeds, do weekly maintenance to improve the overall appearance of our city.

8/25/2020 10:21 PM

13 Road improvements Stop marijuana shops Fix our city streets and stop the in city growing
and selling of marijuana

8/23/2020 5:39 PM

14 Parking Parking downtown. Possibly use meters do all of the Indiana and Ohio people can
pay to park there.

8/21/2020 8:27 PM

15 Road improvements Slow down traffic The road to the mill and posted speed signs. As
some of trucks go really fast down the road

8/21/2020 2:41 PM

16 Business diversity Recreation for kids Attract businesses that support family life: Grocery
stores, movie theater, book stores, walking/bike path.

8/18/2020 11:22 AM

17 Housing quality Housing Clean up. The houses around Reading are dumps, to be honest.
The one across the street from me has junk all over their yard and has anywhere from 3 to 7
cars in the yard at one time. The one behind me also has junk all over their porch and yard.
Lastly, our other neighbor often lets their grass grow too high and has attached a chain link
fence to their porch for their dogs which is overgrown with weeds.

8/16/2020 3:17 PM

18 Road improvements Repave the roads, Michigan St is horrible and it's the 1st impression of
Reading for people coming from the east!

8/15/2020 9:42 PM

19 Housing quality Slow down traffic cleaning up neighborhoods, slowing the traffic on Silver
St by putting down speed bumps

8/15/2020 9:25 PM

20 Road improvements Paving our streets 8/14/2020 7:41 AM

21 Road improvements Streets, curbs 8/13/2020 10:13 PM

22 Road improvements Improve all the streets in Reading 8/13/2020 8:19 AM

23 Appearance Beauty 8/12/2020 11:23 AM
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24 Housing quality Residential properties cleaned up. Maybe grants, help from social clubs, and
incentives to get residents to take pride in the care of their property.

8/11/2020 9:34 PM

25 Blight Business diversity The downtown look and feel to draw business/industry and to
appeal to travelers to stop in. There is quaint and then there is run-down.

8/10/2020 10:17 AM

26 Blight Road improvements The roads and store fronts 8/9/2020 1:52 PM

27 Blight Housing quality improving residential areas; sidewalks, eliminating and improving
blighted areas, etc

8/9/2020 12:50 PM

28 Business diversity bring business to town 8/9/2020 8:07 AM

29 Business diversity Fill the Industrial Park, jobs and tax base. 8/9/2020 6:00 AM

30 Road improvements fixing the terrible streets 8/8/2020 12:42 PM

31 Business diversity Business variety 8/8/2020 7:33 AM

32 Business diversity Increase business - besides the aggressive pot solicitors 8/7/2020 10:14 PM

33 Recreation for kids Making curfew a thing again. And having an arcade place would be great
for younger kids.

8/7/2020 4:45 PM

34 Appearance Appearance to outsiders. We need to get back to having a good looking town. 8/7/2020 3:55 PM

35 Business diversity Housing quality Making it a nice city. Making people clean up their
houses, yard and such. Having nice sidewalks to walk on. Bringing more food business to
town.

8/7/2020 2:04 PM

36 Slow down traffic Police officers that actually pull speeding cars over. I do not feel safe
walking down either direction of Reading Road because people go sometimes twice the posted
speed.

8/7/2020 1:50 PM

37 Commercial vacancy Vacant buildings and shops downtown. 8/7/2020 10:59 AM

38 Housing quality Vacant and deteriorating housing 8/7/2020 9:45 AM

39 Blight structure maintence 8/6/2020 11:32 PM

40 Recreation for kids Continue to provide a safe and entertaining area for kids 8/6/2020 8:58 PM

41 Commercial vacancy Road improvements Roads and empty buildings 8/6/2020 8:24 PM

42 Business diversity diversity of businesses 8/6/2020 7:57 PM

43 Road improvements Slow down traffic Street repair and where the downtown businesses
are torn down. But most of all is to have the police actually stop and give tickets to speeders!

8/6/2020 7:52 PM

44 Housing quality Housing 8/6/2020 7:22 PM

45 Housing quality Getting people to take care of there homes and there yards!! 8/6/2020 6:18 PM

46 Blight Replacing the rundown downtown buildings. 8/6/2020 5:58 PM

47 Blight Properties that are run down. 8/6/2020 5:34 PM

48 Blight Commercial vacancy Improving the downtown area. Too many buildings are "empty."
They do not house a business but are full of junk.

8/6/2020 5:26 PM

49 Housing quality Recreation for kids Cleaning up the downtown area and recreation for kids 8/6/2020 4:52 PM

50 Parking The downtown parking arrangement - the parking lot behind Ray’s is always packed
because of the dispensaries. People don’t even park in parking spots and it is never
monitored. Also, parking out front along the road makes it hard to see when pulling onto 49. A
crash is inevitable.

8/6/2020 4:32 PM

51 Housing quality Hold property owners to a higher standard. I believe there are too many
properties that are an eyesore. Lawns should be mowed and some properties have too much
trash outside.

8/6/2020 4:03 PM

52 Housing quality Making homeowners fix their houses that are falling apart. 8/6/2020 4:00 PM
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incentives to get residents to take pride in the care of their property.
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27 Blight Housing quality improving residential areas; sidewalks, eliminating and improving
blighted areas, etc

8/9/2020 12:50 PM

28 Business diversity bring business to town 8/9/2020 8:07 AM

29 Business diversity Fill the Industrial Park, jobs and tax base. 8/9/2020 6:00 AM

30 Road improvements fixing the terrible streets 8/8/2020 12:42 PM

31 Business diversity Business variety 8/8/2020 7:33 AM

32 Business diversity Increase business - besides the aggressive pot solicitors 8/7/2020 10:14 PM

33 Recreation for kids Making curfew a thing again. And having an arcade place would be great
for younger kids.

8/7/2020 4:45 PM

34 Appearance Appearance to outsiders. We need to get back to having a good looking town. 8/7/2020 3:55 PM

35 Business diversity Housing quality Making it a nice city. Making people clean up their
houses, yard and such. Having nice sidewalks to walk on. Bringing more food business to
town.

8/7/2020 2:04 PM

36 Slow down traffic Police officers that actually pull speeding cars over. I do not feel safe
walking down either direction of Reading Road because people go sometimes twice the posted
speed.

8/7/2020 1:50 PM

37 Commercial vacancy Vacant buildings and shops downtown. 8/7/2020 10:59 AM

38 Housing quality Vacant and deteriorating housing 8/7/2020 9:45 AM

39 Blight structure maintence 8/6/2020 11:32 PM

40 Recreation for kids Continue to provide a safe and entertaining area for kids 8/6/2020 8:58 PM

41 Commercial vacancy Road improvements Roads and empty buildings 8/6/2020 8:24 PM

42 Business diversity diversity of businesses 8/6/2020 7:57 PM

43 Road improvements Slow down traffic Street repair and where the downtown businesses
are torn down. But most of all is to have the police actually stop and give tickets to speeders!

8/6/2020 7:52 PM

44 Housing quality Housing 8/6/2020 7:22 PM

45 Housing quality Getting people to take care of there homes and there yards!! 8/6/2020 6:18 PM

46 Blight Replacing the rundown downtown buildings. 8/6/2020 5:58 PM

47 Blight Properties that are run down. 8/6/2020 5:34 PM

48 Blight Commercial vacancy Improving the downtown area. Too many buildings are "empty."
They do not house a business but are full of junk.

8/6/2020 5:26 PM

49 Housing quality Recreation for kids Cleaning up the downtown area and recreation for kids 8/6/2020 4:52 PM

50 Parking The downtown parking arrangement - the parking lot behind Ray’s is always packed
because of the dispensaries. People don’t even park in parking spots and it is never
monitored. Also, parking out front along the road makes it hard to see when pulling onto 49. A
crash is inevitable.

8/6/2020 4:32 PM

51 Housing quality Hold property owners to a higher standard. I believe there are too many
properties that are an eyesore. Lawns should be mowed and some properties have too much
trash outside.

8/6/2020 4:03 PM

52 Housing quality Making homeowners fix their houses that are falling apart. 8/6/2020 4:00 PMReading Master Plan
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53 Blight Cleaning up the downtown businesses and getting people off the sidewalks. Huge
eyesore for the community, regardless of the nature of the business.

8/6/2020 3:46 PM

54 Housing quality Expect more from landlords for rental properties. Have higher standards,
enforce fines more for yards, vehicles and dogs.

8/6/2020 3:41 PM

55 Business diversity More dining options. 8/6/2020 3:35 PM

56 Housing quality Blight BLIGHT. B L I G H T PEOPLE NEED TO MOW their lawns, trim their
hedges, trees and bushes to make walking easier and fix the sidewalks on side streets.

8/6/2020 3:08 PM

57 Recreation for kids More events/places for the community, more activities/places for kids
and teens to spend time other than the park and the basketball courts, clean up housing and
make the community more family oriented, safer for families to walk around town, especially in
the direct downtown area.

8/6/2020 2:46 PM

58 Caring about the long-time citizens of Reading. And caring about finding a Reason for young
people to stay.

8/6/2020 2:32 PM

59 Business diversity Something to do. Shop, exercise, more options for places to eat. 8/6/2020 12:52 PM

60 Business diversity Types of businesses downtown and the types of customers they bring in 8/6/2020 12:50 PM

61 Schools 8/6/2020 12:29 PM

62 Business diversity Doing what it can to attract new people to move here and live here to
support the local business and school district.

8/6/2020 12:12 PM

63 Road improvements Streets and Sidewalks. Making them safe for people to walk and ride
bikes on. Improving the downtown. Make it appealing to locals and surrounding visitors.

8/5/2020 4:39 PM
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Q35 My vision for the city of Reading over the next 10 years is...
Answered: 56 Skipped: 40

# RESPONSES DATE

1 Small businesses Business to Reading 10/7/2020 12:34 PM

2 Sidewalks Better sidewalk development to encourage safe, healthy use 10/2/2020 11:56 AM

3 Same as above 9/22/2020 12:10 PM

4 Blight Removed Cleaning up the blight 9/17/2020 9:37 AM

5 Well maintained roads Fix reading road all the wait out of town both ways 9/8/2020 8:25 AM

6 Clean/safe Small businesses Well maintained homes An enjoyable place to live where
children can feel safe, the homes are well maintained, and community members have a couple
of dining options.

9/3/2020 3:47 PM

7 less regulations and less taxes on buisness to bring jobs to Reading 8/29/2020 4:35 PM

8 Small businesses Well maintained homes More business and nice housing less rentals 8/27/2020 5:20 PM

9 Arts/Culture Well maintained homes to see a growing concern for gardening and property
improvements. To see a greatly improved small city of beautifully maintained single homes,
apartments and townhouses. To see well maintained parks for walking and recreation for kids.
To see a gallery for artists, musicians, sculptors, dancers, etc. to work or conduct classes. To
see retired teachers volunteer to tutor students.

8/25/2020 10:21 PM

10 Blight Removed Well maintained roads Fix the city streets, get the city cleaned up 8/23/2020 5:39 PM

11 Small businesses I'd like to see more small business coming into town 8/21/2020 2:41 PM

12 Small businesses Support family/community life with industry (local jobs) and essential
businesses so Reading can grow.

8/18/2020 11:22 AM

13 Small businesses Reading needs more than just DG here. If you were to add a nice small
grocery store that had some fresh items that would help. That way you are not having to drive
15 minutes to Hillsdale or 30 to Coldwater. Moving here 20 years ago that was one thing I had
to get use to and still haven't. Also, there is no need to have all the shops downtown be
marijuana dispensaries. You need to have other options otherwise there will be no local people
shopping and bringing in any money to your town.

8/16/2020 3:17 PM

14 Clean/safe With 3 marijuana shops & it being grown here, I would hope we would have more
police officers on duty, as so many people from out of town are coming to our beautiful city &
they won't always be well mannered & respectful of the people that live here

8/15/2020 9:42 PM

15 progress 8/15/2020 9:25 PM

16 No more MJ shops Well maintained homes Well maintained roads fixing our streets,
moving the Marijuana shops out of town, cleaning up blighted homes, controlling barking dog
problem, demanding mowed yards, no junk vehicles/ boats sitting in yards.

8/14/2020 7:41 AM

17 Downtown Have all the buildings downtown open for business 8/13/2020 10:13 PM

18 No more MJ shops Well maintained homes Well maintained roads Improve the streets,
clean up the blighted housing, enforce dog control/ barking dogs, enforce lawn maintenance,
enforce junk vehicles/ boats to be removed from properties. Move the Marijuana shops out of
town

8/13/2020 8:19 AM

19 Downtown Expand business in downtown while perserving natural histroic beauty 8/12/2020 11:23 AM

20 Well maintained homes Safe clean affordable housing for families. 8/11/2020 9:34 PM

21 Small businesses Well maintained homes To see more businesses come into town as well
as more industry to fill our industrial park. Let's clean up houses on 49 to give a good

8/10/2020 10:17 AM
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impression of our town.

22 Well maintained roads More visually appealing, better roads. 8/9/2020 1:52 PM

23 Recreation Small businesses Well maintained homes We'll be known for a great school
system, thriving businesses, and beautiful residential areas. It would be great to have places
for kids to hang out and have things to do - as well as adults.

8/9/2020 12:50 PM

24 Small businesses bring business to town 8/9/2020 8:07 AM

25 Small businesses Develop locally based retail and services that meet the needs of our
citizens.

8/9/2020 6:00 AM

26 Small businesses more manufacturing companys 8/8/2020 12:42 PM

27 Well maintained homes Clean up homes around town and bring in staple businesses 8/8/2020 7:33 AM

28 Downtown Improve the facades — both on Main St and on Michigan St 8/7/2020 10:14 PM

29 Recreation Small businesses A recreational area, a pharmacy or dentist office would be
great for the city.

8/7/2020 4:45 PM

30 Small businesses Bringing more business and a fast food/coffee/cafe. 8/7/2020 2:04 PM

31 Well maintained homes More cared for homes and less renters that do not care about how
their properties look

8/7/2020 1:50 PM

32 Downtown Sidewalks All the business buildings downtown are full. There are pristine
sidewalks throughout the whole town.

8/7/2020 10:59 AM

33 Same as above 8/7/2020 9:45 AM

34 Small businesses Well maintained homes Local year-round grocery shopping (with fresh
foods, and such, not Dollar General groceries), a hair salon, dentist, chiropractor, another
restaurant...those things that would allow residents to support hometown biz. Perhaps a nicer
neighborhood in one of the quadrants that would attract commuters, people that work and pay
taxes, and show pride of ownership in their homes.

8/6/2020 11:32 PM

35 Well maintained homes More restaurant parking lot make people clean up their yards 8/6/2020 8:24 PM

36 Not sure 8/6/2020 7:57 PM

37 Small businesses To bring more families to town and more industries. To make our town
beautiful again

8/6/2020 7:52 PM

38 Blight Removed To clean some of the areas up!!. 8/6/2020 6:18 PM

39 Downtown Hopefully have modern energy efficient buildings in the downtown with the store
fronts full of active businesses.

8/6/2020 5:58 PM

40 Small businesses More retail 8/6/2020 5:34 PM

41 Small businesses Bring back the Lakers. We need to find a reason for people to come spend
the day in our town. More shops, food, etc.

8/6/2020 5:26 PM

42 Clean/safe Making this town feel clean, safe and fun to a part of 8/6/2020 4:52 PM

43 Sidewalks Well maintained homes Improvements of abandoned/run-down homes and more
trees, better sidewalks

8/6/2020 4:32 PM

44 Small businesses Well maintained homes Well maintained roads Repair roads and
increase standards and expectations for property owners. I also would like more cafe, bar,
restaurant options.

8/6/2020 4:03 PM

45 Well maintained homes Home improvement so that the neighborhoods look nicer and more
businesses in downtown that would allow for more frequent visits to the downtown.

8/6/2020 4:00 PM

46 Well maintained homes Increased business opportunities, city houses cleaned up. 8/6/2020 3:46 PM

47 Blight Removed Clean up the city properties (residential and commercial)and make our city a
place where investors would want to bring their business to.

8/6/2020 3:41 PM

48 Small town charm To continue to retain traditional small town charm while growing with the 8/6/2020 3:35 PM
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times.

49 Keep moving forward 8/6/2020 3:08 PM

50 Clean/safe Small businesses Growing and expanding with businesses that are family
friendly and safe for all ages. The new businesses are not bringing in the right people that we
need to build this community, no matter what kind of business they are or how much money
they make for the town. It rapidly growing to be not safe to raise a family in Reading,
especially downtown.

8/6/2020 2:46 PM

51 Small town charm For the city of Reading to encourage and embrace the idea of small town
charm once again. Rather than trying to make a name for themselves (with more and more pot
shops) to be who Reading was 10 or 20 years ago.

8/6/2020 2:32 PM

52 Small town charm Cute booming town with still having the small town feel 8/6/2020 12:52 PM

53 Blight Removed Small town charm Clean up the town and get back the small town feeling it
once had

8/6/2020 12:50 PM

54 Schools updated 8/6/2020 12:29 PM

55 Downtown Continue to implement improvements in the downtown space to showcase the
small-town aspect.

8/6/2020 12:12 PM

56 Development 8/5/2020 4:39 PMReading Master Plan
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Q36 What year did you move to the City of Reading?
Answered: 66 Skipped: 30

TOTAL 66

I was born
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2010-2014
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2014-2019
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(2020)
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ANSWER CHOICES RESPONSES

I was born here, left for school/career, and moved back.

Before 2000

I was born and raised here, and have never left.

Between 2000-2010

Between 2010-2014

Between 2014-2019

This year (2020)
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Q37 What age group do you fall into?
Answered: 66 Skipped: 30

TOTAL 66

# OTHER (PLEASE SPECIFY) DATE

 There are no responses.  
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Q38 What is your annual net household income?
Answered: 64 Skipped: 32

TOTAL 64
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ANSWER CHOICES RESPONSES

Between $50,000 and $74,999

Between 75,000-$100,000

Between $35,000 and $49,999

Between $100,000 and $150,000

Between $25,000 and $34,999

Under $15,000

Between $15,000 and $24,999

Over $150,000
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Q39 What's your highest level of education?
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