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Chapter 1. Planning Process 
A joint plan covering the Village of Caro and Almer and Indianfields Townships was first prepared 
in 1980 and then updated in 1997.  That plan was used as the basis for a village-only master plan 
adopted in 2005.  In 2014, the City of Caro adopted its first plan after re-organizing as a city in 
2009.  This plan is an update of that 2014 plan.  

The City of Caro determined that an update to its Master Plan was necessary during the summer 
of 2021, recognizing that the previous plan was out of date, and that several significant 
developments within the community during recent years made an update necessary.  

The Master Plan process began with a kick-off meeting in September 2021, with public 
engagement events and chapter updates occurring on a monthly basis through August 2022, at 
which point in the time the Planning Commission finalized a draft plan for approval by City Council 
to be distributed for formal review.  The overall planning process is summarized in Table 1-1 
below.  

Table 1-1: Master Plan Update Schedule 

Month, Year Activities 

September, 2021 ¶ Kick-Off Meeting 

October, 2021 ¶ Chapter Updates: 
o Community Description 
o Infrastructure 
o Parks and Recreation 

¶ Meeting with Downtown Development Authority 

November & December, 2021 ¶ Analysis: Housing Inventory 

January, 2022 ¶ Chapter Updates: 
o Downtown Development 
o Rezoning and Annexation 
o Transportation 
o Infrastructure 

¶ Community Survey Distributed 

February, 2022 ¶ Chapter Updates: 
o Housing 
o Non-motorized Transportation 

¶ Analysis: Visioning Session Results 

¶ Community Visioning Session 

March, 2022 ¶ Analysis: Community Survey Results 

¶ Chapter Update: Review previous plan goals and objectives 

April, 2022 ¶ Chapter Update: Goals & Objectives 

May, 2022 ¶ Chapter Updates: 
o Review previous plan Future Land Use Plan 
o Implementation Plan 

June, 2022 ¶ Chapter Update: Future Land Use Plan 

July, 2022 ¶ Master Plan Open Houses 

September, 2022 ¶ Draft Plan Approved by Planning Commission for City 
Council Review 

October, 2022 ¶ City Council Approval for Distribution and Review 

January, 2023 ¶ Planning Commission Adoption by Resolution 

February, 2023 ¶ City Council Approval 



 

Community Description 
Page 2-1 

Chapter 2. Community Description 
POPULATION  
A community's population characteristics are an important consideration in determining its land 
use needs.  These characteristics include age, sex, household size, race, and population growth.  
A study of a community's population characteristics provides a rational basis for projecting future 
land use changes and community needs.  

Population Change 
Table 2-1: Population Growth 1950 to 2020 shows population change in the City of Caro, Almer 
and Indianfields Townships, and Tuscola County from 1950 to 2020.  Generally speaking, 
population growth was consistent in Caro and the adjacent townships from 1950 to 1980 and, 
since 1980, populations have declined or remained fairly stable.  Notably, Tuscola County and 
each of the surrounding townships have lost population since 2000, while Caroôs population has 
increased slightly during the same time period (see Figure 2-1).  

It is important to note that until Caroôs change in status from a village to a city in 2010, residents 
were also counted as residents of their respective townships.  With the change to city status, 
residents are no longer counted as residents of the townships as well.  To account for this change, 
township population 1950 to 2000 has been adjusted in Table 2-1 to reflect only those persons 
living outside the village. 

Table 2-1: Population Growth 1950 to 2020 
 

1950 1960 1970 1980 1990 2000 2010 2020 
Tuscola County 38,258 43,305 48,603 56,961 55,498 58,266 55,729 53,323 
Village/City of Caro 3,464 3,534 3,701 4,317 4,054 4,145 4,229 4,328 
Indianfields Township 2,943 3,363 3,387 3,271 3,211 2,994 2,805 2,329 
Almer Township 1,573 1,963 2,394 2,720 2,063 2,276 2,115 1,965 

Source:  U.S. Census, 1950, 1960, 1970, 1980, 1990, 2000, 2010, 2020 

Figure 2-1: Change in Population 1950 - 2020 
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Age 
Table 2-2 compares age groups for the City of Caro with Almer Township and Indianfields 
Township, as well as Tuscola County as a whole.  Overall, the distribution of age between each 
area is extremely similar, with between 61 percent and 64 percent of the population over the age 
of 35, this is slightly more than in the State of Michigan and nation, where 56 percent and 54 
percent of the population, respectively, is over the age of 35.   

Table 2-2 : Age, 2015-20191 

  
City of Caro 

Almer 
Township 

Indianfields 
Township 

Tuscola 
County 

  # % # % # % # % 

Total Population* 4,054 100% 2,097 100% 2,539 100% 52,939 100% 
Under 5 Years 136 3% 80 4% 127 5% 2,744 5% 
5ï19 Years 738 18% 331 16% 455 18% 9,360 18% 
20ï34 Years 726 18% 354 17% 385 15% 8,725 16% 
35-54 Years 947 23% 522 25% 666 26% 13,182 25% 
55-74 Years 1,046 26% 571 27% 690 27% 14,455 27% 
75 + Years 461 11% 239 11% 216 9% 4,473 8% 
Median Age 45.5  46.1  44.8  44.6  

Source:  2015-2019 American Community Survey 

Figure 2-2: Age Distribution, 2015-2019 

 

Source:  2015-2019 American Community Survey 

 
1 Full details from the 2020 U.S. Census have not been released as of September 2021, as a result, there is some 
inconsistency between detailed data from the 2015-2019 American Community Survey and the Decennial Census. 
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Median Age 
Table 2-3 shows that the median age of the population has increased steadily in Caro since 1980.  
The median age in the city, as well as most of the surrounding areas is approximately 5 years 
older than the State of Michigan as a whole.  The on-going ñagingò of the population is a 
nationwide trend that has a variety of effects on communities, particularly related to increasing 
demands on senior services and housing in the community.  While demand for new housing units 
is likely to continue, school services are likely to see decreasing demand.  

Table 2-3: Median Age 

 
Year 

Village/City 
of Caro 

Almer 
Township 

Indianfields 
Township 

Tuscola 
County 

State of 
Michigan 

1980 30.8 31.5 29.7 28.1 28.8 

1990 33.7 37.7 33.7 33 32.6 

2000 40.6 36.8 37.4 37 35.5 

2010 39.6 45.3 40.7 41.7 38.9 

2015-2019 45.5 46.1 44.8 44.6 39.7 

Source: U.S. Census, 1980, 1990, 2000, 2010; 2015-2019 American Community Survey. Household Size 

Household size has been decreasing since the turn of the twentieth century.  Household size is 
linked to the median age of the population.  As the population ages, children move out to form 
their own households.  The result of this is that while total population has remained fairly steady 
over the past several decades, the number of households has increased.  For example, a 
household made up of two parents and three children over time becomes four households, made 
up of one household of the same set of parents and three households of the individual children.  
A variety of factors influence decreasing household size, including changing preferences for 
having children later in life, longer life expectancies, and other factors.  The result is that the 
composition of households in most communities is much different in 2022 than it was when most 
housing stock was built.   

Table 2-4 shows the average number of persons per household for the City of Caro from 1960 
through the 2015-2019 American Community Survey.  The average household size in Caro (2.08 
persons) is less than all other jurisdictions in the Table.   

With an average household of two people in Caro, more housing units are now required to serve 
the same population.  This change drives demand for housing that often has different 
characteristics than housing built for larger families in the 1960s and 1970s.  

Table 2-4: Persons Per Household 1960 to 2015-2019 

  1960 1970 1980 1990 2000 2010 2015-2019 

Village/City of Caro 2.90 2.86 2.53 2.34 2.31 2.22 2.08 

Almer Township 3.47 3.33 2.89 2.58 2.54 2.30 2.11 

Indianfields Township 3.13 3.02 2.68 2.47 2.39 2.34 2.49 

Tuscola County 3.46 3.41 3.05 2.79 2.65 2.52 2.38 

State of Michigan 3.4 3.27 2.58 2.66 2.56 2.49 2.47 
Source: U.S. Census, 1960, 1970, 1980, 1990, 2000, 2010; 2015-2019 American Community Survey 
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Figure 2-3: Persons Per Household 1960 to 2010 

 

Source: U.S. Census, 1960, 1970, 1980, 1990, 2000, 2010; 2015-2019 American Community Survey. 

Gender 
Table 2-5 shows the breakdown of the population by gender in 2010.  There is a slightly higher 
proportion of the population in Caro that is female, but is not out of the ordinary. 

Table 2-5: Gender, 2020 

  Males Females 

City of Caro 45.98% 54.02% 

Indianfields Township 50.02% 49.98% 

Almer Township 50.31% 49.69% 

Tuscola County 50.30% 49.70% 

State of Michigan 49.22% 50.78% 
Source:  2015-2019 American Community Survey 

Household Composition 
The term "household composition" is used to describe the general structure of households.  Table 
2-6 shows the City of Caro has a significantly smaller share of its households (30.7%) made up 
of married couple families than both Indianfields Township (57.0%) and Almer Township (44.9%).  
The primary driver of this difference is the large number of female householders (primarily 
characterized as single parent households) in Caro.  Female householders account for 42.2 
percent of households in Caro, compared to 28.5 and 22.0 percent in Almer and Indianfields 
Townships, respectively.  This may be a result of the availability of apartment dwellings in the city, 
which provide safe, affordable housing for single women and their families. 
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Table 2-6: Household Composition 

  
City of Caro 

Almer 
Township 

Indianfields 
Township 

Tuscola County 

# % # % # % # % 

Total households 1,812   927   908   21,777   

Married-couple family 556 30.7% 416 44.9% 518 57.0% 11,753 54.0% 

Cohabiting couple household 175 9.7% 71 7.7% 33 3.6% 1,564 7.2% 

Male householder, no 
spouse/partner present 

317 17.5% 176 19.0% 157 17.3% 3,644 16.7% 

Female householder, no 
spouse/partner present 

764 42.2% 264 28.5% 200 22.0% 4,816 22.1% 

Households with one or more 
people under 18 years 

442 24.4% 220 23.7% 310 34.1% 6,130 28.1% 

Households with one or more 
people 65 years and over 

597 32.9% 366 39.5% 290 31.9% 7,205 33.1% 

Average family size 2.64 2.76 2.9 2.82 

Source:  2015-2019 American Community Survey 

Figure 2-4: Composition of Households 

 

Source:  2015-2019 American Community Survey 

Race 
Table 2-7 shows the population of the City of Caro is fairly racially homogeneous, with 86.7 
percent of its population identifying as white alone.  The same can be said for Indianfields 
Township (89.6%), Almer Township (91.2%), and Tuscola County (91.2%).  In the State of 
Michigan as a whole, 72.4 percent of the population identified as white alone for the 2020 Census.  

 

 

 

0.00%

10.00%

20.00%

30.00%

40.00%

50.00%

60.00%

City of Caro Almer Township Indianfields
Township

Tuscola County

Married-couple family

Cohabiting couple
household

Male householder, no
spouse/partner present

Female householder, no
spouse/partner present

Households with one or
more people under 18 years

Households with one or
more people 65 years and
over



 

Community Description 
Page 2-6 

Table 2-7: Race 

  

City of Caro 
Almer 

Township 
Indianfields 
Township 

Tuscola 
County 

# % # % # % # % 

Total: 4,328   1,965   2,492   53,323   

Hispanic or Latino 282 6.5% 59 3.0% 73 2.9% 1,808 3.4% 

Not Hispanic or Latino: 4,046 93.5% 1,906 97.0% 2,419 97.1% 51,515 96.6% 

Population of one race: 3,855 89.1% 1,822 92.7% 2,272 91.2% 49,486 92.8% 

White alone 3,751 86.7% 1,792 91.2% 2,232 89.6% 48,611 91.2% 

Black or African 
American alone 

49 1.1% 13 0.7% 20 0.8% 402 0.8% 

American Indian and 
Alaska Native alone 

17 0.4% 2 0.1% 13 0.5% 174 0.3% 

Asian alone 34 0.8% 7 0.4% 5 0.2% 155 0.3% 

Native Hawaiian and 
Other Pacific Islander 
alone 

0 0.0% 0 0.0% 0 0.0% 12 0.0% 

Some Other Race 
alone 

4 0.1% 8 0.4% 2 0.1% 132 0.2% 

Population of two or 
more races: 

191 4.4% 84 4.3% 147 5.9% 2,029 3.8% 

Source:  2015-2019 American Community Survey 

INCOME AND OCCUPATION 
Table 2-8 shows the median household income in the City of Caro is $34,167.  This was 
significantly lower than Almer Township ($54,148), Indianfields Township ($48,782), and Tuscola 
County as a whole ($49,988).  Median income for Michigan as a whole is nearly $23,000 greater 
than in the City of Caro. 

Table 2-8: Median Household Income in 2019 Dollars 

City of 
Caro 

Almer 
Township 

Indianfields 
Township 

Tuscola 
County 

State of 
Michigan 

$34,167 $54,148 $48,782 $49,988 $57,144  

Source: 2015-2019 American Community Survey 

The federal poverty level for 2021 for a four-person household is $26,500.  Table 2-9 shows 
income levels for households in the City of Caro, Indianfields Township, Almer Township, and 
Tuscola County according to the 2015-2019 American Community Survey.  Just over 50 percent 
of Caroôs households earn less than $35,000 per year; this is significantly more than in Almer 
Township (27.9%), Indianfields Township (36.2%), and Tuscola County (33.0%).  
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Table 2-9: Household Income Distribution 

 City of Caro 
Almer 

Township 
Indianfields 
Township 

Tuscola County 

 # % # % # % # % 

Total Households 1,812  927  908  21,777  

Less than $10,000 215 11.9% 30 3.2% 76 8.4% 1,376 6.3% 

$10,000-$14,999 146 8.1% 43 4.6% 36 4.0% 1,019 4.7% 

$15,000-$24,999 203 11.2% 81 8.7% 108 11.9% 2,243 10.3% 

$25,000-$34,999 355 19.6% 106 11.4% 108 11.9% 2,542 11.7% 

$35,000-$49,999 184 10.2% 170 18.3% 145 16.0% 3,712 17.0% 

$50,000-$74,999 269 14.8% 204 22.0% 173 19.1% 4,445 20.4% 

$75,000-$99,999 181 10.0% 105 11.3% 76 8.4% 2,923 13.4% 

$100,000-$149,999 172 9.5% 133 14.3% 139 15.3% 2,396 11.0% 

$150,000-$199,999 41 2.3% 37 4.0% 26 2.9% 720 3.3% 

$200,000+ 46 2.5% 18 1.9% 21 2.3% 401 1.8% 

Source: 2015-2019 American Community Survey 

Figure 2-5: Income 

 

Source: 2015-2019 American Community Survey 

Table 2-10 shows the number of households with earnings and the sources of those earnings.  
The categories are not exclusive, so a household may have earnings from social security and a 
retirement income such as a pension or 401K.  A significant number of households have earnings 
from sources other than jobs.  
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Table 2-10: Income Types 

City of Caro 
Total Households 1,812 

With earnings 1,178 
With social security income 775 
With retirement income 408 
With supplemental social security income 213 
With public assistance income 98 
With Food Stamps / SNAP benefits 501 

Source: 2015-2019 American Community Survey 

Table 2-11 and Figure 2-6 show occupations for workers aged 16 years and older who live in the 
City of Caro.  The most common source of employment in the city is the service industry, which 
employs 29.8 percent of the population.  In comparison, only 13.8 percent of Almer Township 
workers and 25.4 percent of Indianfields Township workers were employed in the service industry.  
Generally speaking, service industry jobs are lower paying than managerial/professional jobs.  
This high proportion of service industry employment in the city contributes to the relatively low 
median household income. 

Table 2-11: Occupations 

Occupation 
City of Caro Almer Township 

Indianfields 
Township Tuscola County  

# % # % # % # % 

Management, business, 
science, and arts 

432 26.1% 315 36.0% 317 29.7% 6,007 26.2% 

Service  493 29.8% 121 13.8% 271 25.4% 4,422 19.3% 

Sales & Office 336 20.3% 213 24.3% 183 17.2% 4,490 19.6% 

Natural resources, 
construction, & maintenance 

156 9.4% 90 10.3% 94 8.8% 3,301 14.4% 

Production, transportation, & 
material moving 

238 14.4% 137 15.6% 201 18.9% 4,702 20.5% 

Total  1,655 100.0% 876 100.0% 1,066 100.0% 22,922 100.0% 

Source: 2015-2019 American Community Survey 
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Figure 2-6: Occupations 2015-2019 

 
Source: 2015-2019 American Community Survey 

WORKER INFLOW AND OUTFLOW 
Most people that work in Caro do not live in Caro, and most people that live in Caro work in other 
places.  According to the U.S. Census Bureau, in 2018 there were a total of 3,242 people 
employed in Caro, of those, only 315 were Caro residents, while 2,927 commuted from another 
community.  Meanwhile, of the 1,618 workers who live in Caro, 1,303 commuted somewhere else 
for work.  

Source: US Census Bureau Local Employer and Household Dynamics  
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As Table 2-12 shows, the largest portion of Caro residents work in Tuscola County, with 43.3 
percent of workers employed in the County.  Saginaw County is the next most-likely destination 
with 10.6 percent of Caro residents employed, followed by Oakland (5.7%) and Huron (5.4%) 
counties.  Tuscola County is also the most common source of workers in Caro, with 51.7 percent 
of workers in the city coming from the county, followed by Huron (6.9%), Bay (5.7%), and Saginaw 
(4.8%) counties.  

Table 2-12: Resident and Worker Origin/Destination 

Where Residents Work Where Workers Live 

County Workers % of Total County Workers % of Total 

Tuscola County 700 43.3% Tuscola County 1,675 51.7% 

Saginaw County 171 10.6% Huron County 225 6.9% 

Oakland County 93 5.7% Bay County 184 5.7% 

Huron County 88 5.4% Saginaw County 156 4.8% 

Genesee County 72 4.4% Sanilac County 134 4.1% 

Macomb County 63 3.9% Lapeer County 94 2.9% 

Lapeer County 55 3.4% Genesee County 92 2.8% 

Wayne County 55 3.4% St. Clair County 82 2.5% 

Bay County 54 3.3% Oakland County 63 1.9% 

Sanilac County 53 3.3% Midland County 56 1.7% 

Other Counties 214 13.2% Other Counties 481 14.8% 

Total 1,618  Total 3,242  

 

SCHOOLS 
The City of Caro is the center of the Caro 
Community School District, which covers a 
large portion of Tuscola County.  Within the 
City of Caro, the district has two elementary 
schools (Macomb and Schall), a Middle 
School and High School, and an Alternative 
High School.  According to the Michigan 
Department of Education, the district had a 
total of 1,484 students for the 2020-2021 
school year, of which 57.7 percent were 
considered economically disadvantaged.  

In addition to the presence of traditional K-12 
schools and the Alternative High School, the 
Tuscola County Intermediate School District 
(ISD) and the Tuscola County Technology 
Center are located just north of the city.  The 
Technology Center and ISD provide a range of programs and resources for the nine school 
districts located in Tuscola County, including Special Education, Career and Technical Education, 
and Instructional Services.  The ISD and local school districts are also a major source of 
employment opportunities for local residents.  

Source: Caro Community Schools 

Figure 2-8: 2021 High School Graduation 
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COLLEGES AND UNIVERSITIES 
There are no colleges or universities located in Caro, but there are both community colleges and 
4-year institutions located within less than an hourôs drive.  With the availability of virtual programs, 
proximity to colleges and universities is less critical than it once was.  The following colleges and 
universities are within an hourôs drive time of Caro:  

¶ Central Michigan University College of Medicine Education (Saginaw) 

¶ Delta College (Saginaw) 

¶ Saginaw Valley State University (Saginaw)  

¶ St. Clair Community College (Peck) 

OTHER PUBLIC AMENITIES  
McLaren Caro Regional Hospital is a vital 
amenity for the community and surrounding area.  
The hospital provides a full-service emergency 
department as well as intensive care, cardiology, 
cancer care, and other essential services for 
health and wellbeing.  The presence of a hospital 
and associated services and infrastructure is 
critical to allowing residents to age in place.  

The Caro City Hall is located at the center of the 
city and provides meeting rooms and resources to 
serve the community.  The city has a full-time city 
manager, police chief, and fire chief/zoning 
administrator.  

As the county seat, the Tuscola County 
Sherriffôs Department and County Court House are both located within the city and within the 
downtown.  This provides residents with easy access to a range of services and provides another 
major employer located in the cityôs downtown.  

The Tuscola County Medical Care Facility, located at the extreme northern portion of Caro, 
adjacent to the Tuscola County Health Department provides a range of services for the community 
and surrounding region, including skilled nursing, 24-hour rehabilitation and memory care.  

The City of Caro is also home to a strong park and recreation system, which is detailed in Chapter 
4.  
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Chapter 3. Housing 
HOUSING CHARACTERISTICS 
Housing is a basic necessity and is one of the principal uses of land in the City of Caro.  The 
provision of adequate, affordable housing is an important public policy.  Provided in this section 
is information from the Census Bureau about general housing characteristics and a housing 
inventory more closely evaluating the quality of the housing stock.  The housing inventory 
information comes from a manual count and analysis conducted by ROWE staff, while the 
American Community Survey is a statistically valid sampling of the community conducted by the 
U.S. Census Bureau. 

Housing Age 
The age of housing affects both its quality and price.  This is not to imply that older homes are 
always worth less than newer homes, or that neighborhoods made up of older homes cannot be 
as aesthetically pleasing as newer neighborhoods.  Generally speaking, older housing is less 
costly and more likely to be converted into multi-family dwellings. 

Table 3-1 and Figure 3-1 show 23.3 percent of the housing stock in the City of Caro was built in 
1939 or earlier.  This is a much higher proportion than both Almer Township (10.8%) and 
Indianfields Township (8.5%).  Only 23.2 percent of the housing stock in the city was built after 
1980, compared to 40.9 percent in Almer and 39.8 percent in Indianfields Township. 

Table 3-1: Year Structure Built, Occupied Housing Units 

 City of Caro Almer Township Indianfields Township 
 # % # % # % 

2014 or later 0 0.0% 17 1.8% 6 0.7% 

2010 to 2013 0 0.0% 49 5.3% 5 0.6% 

2000 to 2009 182 10.0% 71 7.7% 65 7.2% 

1980 to 1999 239 13.2% 242 26.1% 284 31.3% 

1960 to 1979 532 29.4% 260 28.0% 404 44.5% 

1940 to 1959 437 24.1% 188 20.3% 67 7.4% 

1939 or earlier 422 23.3% 100 10.8% 77 8.5% 

Source: 2015-2019 American Community Survey 

Figure 3-1: Year Structure Built 

Source: 2015-2019 American Community Survey 
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This high proportion of pre-1960 housing stock in the city compared with the relatively low 
proportion in the townships is due to a nationwide trend of suburbanization.  This trend resulted 
in a large proportion of married family households moving to more rural suburban areas within 
commuting distance of urban centers.   

Housing Types 
Table 3-2 shows 23.8 percent of all housing units in the City of Caro are multi-family units 
according to the American Community Survey.  This figure is significantly higher than both Almer 
Township (10.5%) and Indianfields Township (0.4%).  This is common for the city center to provide 
for a more diverse range of housing because it can accommodate housing density with providing 
public utility services.  Both Almer and Indianfields Townships have significantly greater 
proportions of mobile homes than the City of Caro.  Generally, mobile home units have relatively 
low value in comparison to other units. 

Table 3-2: Housing Unit Type 

Units in Structure:  City of Caro 
Almer 

Township 
Indianfields 
Township Tuscola County 

1, detached 1,295 71.5% 679 73.2% 691 76.1% 17,808 81.8% 

1, attached 0 0.0% 9 1.0% 20 2.2% 263 1.2% 

2 apartments 26 1.4% 12 1.3% 4 0.4% 299 1.4% 

3 or 4 apartments 60 3.3% 16 1.7% 0 0.0% 287 1.3% 

5 to 9 apartments 141 7.8% 21 2.3% 0 0.0% 625 2.9% 

10 or more apartments 204 11.3% 48 5.2% 0 0.0% 390 1.8% 

Mobile home or other type of 
housing 

86 4.7% 142 15.3% 193 21.3% 2,105 9.7% 

Source: 2015-2019 American Community Survey 

Figure 3-2: Housing Types 

 

Source: 2015-2019 American Community Survey  
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Housing Value 
Housing value is the result of many factors, including age of housing, type of housing, 
neighborhood quality, and determinants such as employment opportunities, quality of education 
system, crime rates, and wider national trends.  Housing values also have a direct effect on 
property taxes, which in turn impacts revenue captured by the City of Caro.   

Table 3-3 shows the median value of owner-occupied housing in the City of Caro is $77,800.  This 
is significantly lower than in Almer Township ($93,700), Indianfields Township ($102,900), and 
Tuscola County as a whole ($104,000). 

Table 3-3: Housing Value 

Value of Owner-
Occupied Housing 
Units 

City of Caro 
Almer 

Township 
Indianfields 
Township 

Tuscola 
County 

# % # % # % # % 

Less than $50,000 269 23.9% 136 17.4% 176 22.8% 2,677 14.9% 

$50,000 to $99,999 543 48.3% 299 38.2% 199 25.7% 5,883 32.8% 

$100,000 to $149,999 207 18.4% 159 20.3% 204 26.4% 4,274 23.8% 

$150,000 to $199,999 54 4.8% 68 8.7% 79 10.2% 2,775 15.5% 

$200,000 to $299,999 33 2.9% 100 12.8% 98 12.7% 1,616 9.0% 

$300,000 to $499,999 19 1.7% 20 2.6% 10 1.3% 521 2.9% 

$500,000 to $999,999 0 0.0% 0 0.0% 7 0.9% 118 0.7% 

$1,000,000 or more 0 0.0% 0 0.0% 0 0.0% 86 0.5% 

Median (dollars) $77,800 $93,700 $102,900 $104,000 

Source: 2015-2019 American Community Survey 

Housing Tenure 
Table 3-4 shows only 62.1 percent of the housing units in the City of Caro were owner-occupied 
according to the 2015-2019 American Community Survey.  This proportion is lower than both 
Almer Township (84.4%) and Indianfields Township (85.1%).  Conversely, 37.9 percent of Caro 
residents lived in renter-occupied units, compared to 15.6 percent in Almer Township and 14.9 
percent in Indianfields Township.  Again, this difference can be explained by the significant 
proportion of multi-unit residential dwellings in Caro.  

Table 3-4: Tenure 
 

Occupied 
Housing Units 

Owner-
Occupied 

% Owner-
Occupied 

Renter-
Occupied 

% Renter-
Occupied 

City of Caro 1,812 1,125 62.1% 687 37.9% 

Almer Township 927 782 84.4% 145 15.6% 

Indianfields Township 908 773 85.1% 135 14.9% 

Tuscola County 21,777 17,950 82.4% 3,827 17.6% 

Source: 2015-2019 American Community Survey 

State Equalized Value 
The Michigan Department of Treasury publishes annual reports on state equalized value - the 
valuation local governments utilize to assess property taxes - for each county in the state annually.  
Table 3-5 provides a summary of total state equalized value for the City of Caro, surrounding 
townships, and Tuscola County as a whole.  Since 2010, the total state equalized value within the 
City of Caro has declined by 8 percent, compared to Tuscola County as a whole, where equalized 
value has increased by 56 percent over the same time period.  This is particularly problematic 
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when considering that Caro is the only jurisdiction of the three that did not lose population over 
the same time period.  In other words, the City of Caro is tasked with serving an increasing 
population with declining resources.  

Table 3-5: State Equalized Value 
 

2010 2015 2020 
% Change  
2010-2020 

City of Caro $116,063,573 $96,084,352 $106,662,873 -8% 

Almer Township $71,875,752 $98,808,050 $109,873,500 53% 

Indianfields Township $71,469,600 $68,595,100 $75,935,000 6% 

Tuscola County $1,829,463,162 $2,430,874,614 $2,853,165,206 56% 

Source: Michigan Department of Treasury State Equalization e-filing System 

Table 3-6 provides additional detail for the City of Caro regarding the change in value of different 
types of property.  Real property is real estate, the value of buildings and structures, while 
personal property is the value of equipment and other investments on commercial and industrial 
properties that are also taxed.  A law adopted by the Michigan Legislature phases out taxes on 
personal property by 2024.  

Between 2010 and 2020, in addition to loss of personal property due to changes in state 
legislation, the value of real commercial property in the city declined by 14 percent, real industrial 
property increased by 37 percent, and residential personal property increased by 5 percent.  The 
decline in the value of commercial property is a trend that appears likely to continue due to 
reduced demand for commercial office space following the COVID-19 Pandemic.  

Table 3-6: Change in Value by Property Classification 

Property Classification 2010 
 

2015 2020 
% Change 
2010-2020 

Real Property      

   Commercial $36,263,300  $29,651,185 $31,183,800 -14.01% 

   Industrial $8,313,800  $6,078,350 $11,389,000 36.99% 

   Residential $52,276,100  $42,993,000 $55,005,300 5.22% 

Subtotal Real Property $96,853,200  $78,722,535 $97,578,100 0.75% 

Personal Property      

   Commercial $5,621,373  $3,446,485 $3,145,280 -44.05% 

   Industrial $11,755,500  $11,622,683 $3,096,737 -73.66% 

   Utility $1,833,500  $2,292,649 $2,842,756 55.05% 

Subtotal Personal Property $19,210,373  $17,361,817 $9,084,773 -52.71% 

Total $116,063,573  $96,084,352 $106,662,873 -8.10% 

Source: Michigan Department of Treasury State Equalization e-filing System 
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HOUSING INVENTORY 
As part of the 2022 Master Plan, ROWE completed a housing inventory, rating the status of 
dwellings within the City of Caro.  The housing inventory took place between October 2021 and 
February 2022, and buildings and lots based on a range of criteria.  Each criterion was given a 
score between 1 and 5, with 1 being an extremely poor or blighted condition, and 5 being an 
excellent condition that reflected regular maintenance and investment in the property.  Following 
are the characteristics scored for each parcel identified as residential in the existing land use 
inventory in Chapter 8.  

Structure:  

¶ Roof  

¶ Exterior and Siding 

¶ Porch  

¶ Windows and Doors 

¶ Foundation 

Lot:  

¶ Driveway 

¶ Landscaping 

¶ Accessory Structures 

 

Each property that was inventoried received 
a final score, with the lowest score being 11, 
and the highest being 40.  Figure 3-4 
provides a summary of the distribution of 
housing inventory scores across the entire 
city.  Overall, 579 (48%) of the 1,207 
properties inventoried received a score of 30 
or higher, generally indicating that the 
properties were in good condition.  

In addition to general signs of deteriorating 
housing like poor condition or peeling paint, 
common issues that caused lower scores 
were the presence of a gravel driveways instead of a paved driveway and the absence of gutters 
and downspouts on many homes.  

Figure 3-4: Housing Inventory Score 
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The following series of maps provides an 
overview of housing quality throughout 
the City of Caro.  In general, areas with 
newer housing stock on the western and 
northern edges of the city exhibit signs of 
reinvestment and consistent 
maintenance, while older areas of the city, 
particularly those in the southern and 
eastern portions of the city have 
experienced decline, and in some cases 
are displaying blight.  

Despite the declining quality of housing 
stock in some areas, the City of Caro has 
low residential vacancy rates, with only 
4.8 percent of housing units vacant and 
not currently listed for sale or rent according to the 2015-2019 American Community Survey.  This 
is consistent with the rate for Tuscola County as a whole (4.6%), which is a positive indicator, 
because often urban centers experience much higher vacancy rates than surrounding suburban 
and rural areas.  

Caroôs neighborhoods, particularly those to the west of downtown between Almer and Hooper 
Streets and to the north between Almer and State Streets have a mix of housing types and stock, 
including historic single-family homes, 
duplexes, and some small multi-family 
structures with fewer than ten units.  
These neighborhoods, given proximity to 
downtown Caro and schools have strong 
potential to provide for people at a range 
of life stages.  

The following series of maps provide the 
total housing inventory score for each of 
the parcels evaluated for the housing 
inventory.  In total, 1,207 properties were 
evaluated for the housing inventory, 
representing approximately 84 percent of 
all residential properties in the city 
identified by the Caro Assessing 
Department.  

 

 

  

Figure 3-5: Historic Home near Downtown Caro 

Figure 3-6: Newer Home in a Subdivision 
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Map 3-1: Housing Inventory Score 
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Map 3-2: Housing Inventory Score ï Central 
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Map 3-3: Housing Inventory Score ï 

Northeast 
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Map 3-4: Housing Inventory Score ï Southwest 
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In addition to evaluating the relative quality of housing stock within the city, the housing inventory 
also evaluated the type of housing stock based on available data.  According to City of Caro 
assessing records, in 2021 there were 470 of 1,435 residential properties (33%) that did not claim 
a Principal Residence Exemption for property tax purposes.  While some of these properties may 
be second homes, or have other reasons for not claiming the exemption, this information provides 
a reasonable method for identifying renter-occupied units.  This does not include several large 
multi-family properties, or mixed-use commercial properties.  When these omissions are 
considered, the overall proportion is reasonable compared U.S. Census Bureau estimate in Table 
3-4.  Map 3-5 illustrates the location of these properties throughout the City of Caro, as the map 
shows, they are fairly evenly distributed.  

Map 3-5: Principal Property 

Exemption 
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HOUSING CONCLUSIONS 
Caro provides a critical source of housing choice for the county and broader region.  Compared 
to surrounding townships, Caro provides significantly higher proportions of attainable rental 
housing and housing choices beyond single-family residential.  With continued declines 
anticipated in the number of people per household, for Caro to maintain its current population and 
attract new residents, it is critical to encourage homeowners and landlords to maintain existing 
housing stock where feasible, and encourage the development of new housing units that provide 
housing choices for families and residents with a variety of preferences.  Further, the presence of 
major medical facilities, availability of infrastructure, and existing multi-family housing provides a 
competitive advantage for construction of new senior housing and related development.  
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Chapter 4. Parks and Recreation 
The City of Caroôs Parks and Recreation Plan for 2017 to 2022 
has been a key director of community improvements.  It is 
intended to guide Caro officials in their work on all future 
recreational and parks projects within the community.  It is also 
a strategic document that articulates specific goals for various 
agencies and organizations that may fund local recreational 
and park improvement projects.  It was developed in 
accordance with the guidelines for Community Park, 
Recreation, Open Space, and Greenway Plan published by 
the Michigan Department of Natural Resources (DNR) and 
makes the city eligible for funding through the Michigan 
Natural Resource Trust Fund program. 

The plan includes an inventory of all the city parks.  The 
inventory was completed by updating the inventory from the 
previous parks and recreation plan; each site was visited and 
evaluated by staff.  It includes priority improvements for each 
park.  Provided in Map 4-1 shows the location of all the City of 
Caro parks. 

Neighborhood Parks 

¶ Williamsburg Park 
o Priorities:  
Á Replace park sign to reflect new uniform signage

 

¶ Colonial Park 
o Priorities:  
Á Replace park sign to reflect new uniform signage

¶ Atwood Park 
o Facilities:  Gazebo, Benches
o Priorities:  
Á Maintain facilities/amenities on site 
Á Add handicap accessible picnic tables 
Á Replace existing guardrails on east side of park

¶ Northwood Height Park 
o Size: 5 Acres o Service Area: Residential Neighborhood o Accessibility: 2
o Facilities:  Ball Diamond, Soccer goals, Playground Equipment, Picnic Area
o Priorities:   
Á Replace park sign to reflect uniform signage 
Á Maintain facilities/amenities on site 
Á Add park benches and more picnic tables 
Á Replace/Restore existing baseball/softball diamond and backstop

Noble Boulder Garden 
This small park is located near the intersection of E. Burnside Street and E. Frank Street.  This 
garden area includes a variety of greenspace and parking lot area.  There is a sidewalk located 
along E. Frank Street that goes along the park. 

 

Figure 4-1: City of Caro Parks 

and Rec Plan 
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Memorial Gardens 
This small park is located near the intersection of Ellington Street (M-24) and N. State Street 
(M-81).  This small garden area features greenspace and benches.  There is a sidewalk that is 
located along N. State Street.

Community Parks 

¶ Bieth Parks 
o Facilities:  Tennis courts, basketball courts, shuffleboard courts, horseshoe pits, ball 

diamond, playground equipment, pavilion, ice rink, splashpad, picnic areas, park benches, 
restrooms, recreation/arts building.  Location is also the site of the Tuscola County Fair.

o Priorities:   
Á Add park signage to reflect uniform signage 
Á Maintain facilities/amenities on site 
Á Add parking near pavilion 
Á New playground equipment 
Á Replace/Renovate basketball courts 
Á Add more picnic tables 
Á Replace/Remove restrooms

¶ Chippewa Landing Park 
o Facilities:  Boat launch, fishing dock, pavilions, picnic tables/areas, playground equipment, 

sledding hill, pond with fountain, park benches, linear walking trial with pedestrian bridge 
and access to wildlife habitat.

o Priorities:  
Á Add parking 
Á Add/Replace playground equipment 
Á Add park signage to reflect new uniform signage 
Á Develop handicapped accessible canoe landing as part of Cass River Greenway 

Water Trail 
Á Improve/Enlarge restrooms 

GOALS AND ACTION PLAN 
There are five major goals within the City of Caro Parks and Recreation Master Plan that include 
several objectives; these goals and objectives are shown below.  

1. Promote active, healthy lifestyles. 
a. Add new park features that encourage physical activity for all ages. 
b. Create a network of safe trails, paths, and sidewalk connecting city parks, township 

parks, schools, the library, and other public spaces with the downtown.  
c. Create additional opportunities for quiet, contemplative park use. 

2. Contribute to building a connected community. 
a. Continue to support local festivals, fairs, and events that provide opportunities for 

community members to be engaged in their community and to interact with neighbors 
and visitors. 

b. Expand opportunities for community members to participate in sports and tournaments 
that build teamwork and cooperation. 

c. Create opportunities for community members to volunteer to serve their community 
and neighbors. 

3. Contribute to a positive image, pride, and sense of community.  
a. Maintain parks at a level that increases community pride. 
b. Exercise good stewardship of the park resources. 
c. Offer recreation programs and activities that make memories for residents. 
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d. Create an environment that attracts new businesses and residents. 

4. Provide access to recreation opportunities for all citizens.  
a. Assure that all park resources are physically accessible to residents of all ages and 

ability. 

5. Administration and operations. 
a. Implement administrative policies and procedures that encourage planning, financing, 

marketing, and maintenance of park resources. 

The City of Caro Five-Year Parks and Recreation Plan recognizes improvements to the existing 
parks and recreation facilities should occur and has put an action plan specific to each facility in 
the area in place.  Caro parks and recreation facilities are included in this action plan.  

A summary of the top priorities for the community can be condensed into these seven statements: 

1. Assure all future park improvements meet ADA guidelines or are planned following 
universal access guidelines. 

2. Develop a park maintenance plan for each park based on use. 
3. Organize community groups to explore development and use of existing and future 

properties. 
4. Create accessible pathways, picnic areas, and features at all parks. 
5. Explore a partnership with the library to plan, promote, and conduct recreational programs 

within the community. 
6. Create snowmobile and ATV access into city to access food, shops, and gas. 
7. Upgrade existing restroom facilities that no longer uphold quality standards. 

These seven statements are more thoroughly incorporated in the 2017 City of Caro Five-Year 
Parks and Recreation Plan.  
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Map 4-1: Parks 
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Chapter 5. Downtown Development 
INTRODUCTION 
The City of Caro has a large and vibrant downtown for a city of its size.  The downtown extends 
generally from the Caro City Hall just south of the intersection of Frank and N. State Streets, 
northeast along N. State Street for over ¾ of a mile to the intersection with M-24. Retail, 
commercial, mixed uses, and parking areas extend for one or two blocks on either side of N. State 
Street as well.  

CARO DOWNTOWN DEVELOPMENT AUTHORITY 
The City of Caro has an active Downtown Development Authority (DDA), the boundaries of which 
are illustrated in Figure 5-1 on the next page.  DDAs are created by cities to capture a portion of 
property tax revenue from the downtown district and re-invest that revenue in improvements within 
the district boundary.  Key recent projects by the Caro DDA include development of State Street 
Square, Atwood Park, and regular maintenance and improvement projects within the DDA district.  

DDAs are required to adopt a Development Plan to guide their work over a given timeframe, the 
Caro DDA adopted the current version of its Development Plan in 2015.  

EXISTING CONDITIONS 
The Caro Downtown includes a diverse mix of commercial and institutional uses, including retail 
stores, restaurants, offices, and professional services, along with county and municipal services.  
Key nodes of activity include the Strand Theater, the Caro Farmerôs Market, the Tuscola County 
Courthouse, and Caro City Hall.  

Just outside of N. State Street, Downtown Caro is surrounded by relatively stable residential 
neighborhoods; while the majority of homes are single-family, many homes have been converted 
to duplexes or multi-family housing, along with a few small apartment buildings to the west.  
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Figure 5-1: DDA Boundary 
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ASSETS 
Caroôs Downtown is home to significant assets that support the communityôs vision for future 
development, and continued revitalization and investment in downtown businesses, buildings, 
public spaces, and infrastructure.  Primary assets identified in the downtown include (in no 
particular order):  

1. Locally-owned businesses and 
new bed and breakfasts. 

2. Parks and recreational areas, 
especially the splash pad. 

3. Farmerôs market. 
4. Historic buildings and 

traditional small-town 
character. 

5. County courthouse and 
related Tuscola County 
facilities. 

CHALLENGES 
While Caroôs Downtown is strong and 
has a variety of assets with potential to continue to foster economic development for the 
community, it does face significant challenges.  Key challenges facing the downtown include (in 
no particular order):  

1. Vacant storefronts and under-utilized apartment spaces on the second floor of 
buildings.  

2. A lack of nightlife and activities for residents as well as events that attract people from 
surrounding communities. 

3. Challenges to walkability and pedestrian safety, including providing for barrier-free 
access due to the age of buildings and the status of State Street as a state highway.  

4. Prohibitive cost of redevelopment of downtown buildings relative to the market rate for 
rent.  

5. Deferred maintenance and generally poor appearance of building facades.  

STRATEGIES 
Based on Downtown Caroôs existing conditions, as well as assets and challenges, the following 
goals were identified for development of Downtown Caro.  

1. Increase the overall vibrancy and activity in Downtown Caro and attract more people 
and prospective customers to downtown to support local businesses.  This includes 
working with the Chamber of Commerce and other partner organizations to increase the 
number of events and festivals hosted in Downtown Caro annually.  

2. Improve the perception of Downtown Caro among residents, business owners, and 
potential visitors in the region.  This could include new marketing or branding campaigns, 
as well as events and programs.  

3. Focus on opportunities to collaborate with Tuscola County, as well as other units of 
government to attract new businesses and activity to the Downtown.  

4. Explore policy changes to encourage revitalization and provide additional resources, 
while avoiding additional restrictions or requirements of business owners.  This would 
include exploring more flexible zoning standards, as well as a Commercial Historic District 
designation.  
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5. Enhance the overall safety and ease of getting around as a pedestrian, including 
potentially adding crosswalks to allow people to cross the street between intersections.   

6. Develop programs and incentives to reduce the barriers to revitalization of 
downtown buildings with historic character.  These could include grant and incentive 
programs as well as resources potentially provided through the DDA or the Economic 
Development Corporation. 

7. Provide resources to property owners and businesses to help them stay and thrive in 
downtown.  

8. Consider adopting new regulations to encourage property owners to maintain building 
facades and design standards that are consistent with the rest of downtown.   
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PARKS SCHOOLS 
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OTHER 
14   GRAHAM  BAllFIELD 
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16    BRENnVOOD LANES 

17    ARROYMEAD GOLF COURSE 

18    CARO GOLF COURSE 

19  STRANO  lHEATEH 

20   CHS  lDOOR  POOL 

21   CARO GUN CLUB 

 

Chapter 6. Infrastructure  
SEWER SYSTEM 
The city owns and operates its own wastewater treatment plant.  The service area includes parts 
of Almer and Indianfields Townships as well as the Caro Regional Center. 

The original Caro Area Wastewater Treatment Plant was completed in 1957.  The original plant 
was a trickling filter, but in 1986 was replaced by a bio-disc secondary treatment system.  That 
system has since been replaced by a concentric ring oxidation ditch in 2008.  No significant 
updates have been done since 2008, and many working components within the plant are now 35 
years old.  A complete inspection of the plantôs working components, and a plan for refurbishment 
where needed, is recommended.   

The plant design flow since 1986 has remained at 1.2 million gallons per day (MGD) with a peak 
hour flow of 3.04 MGD.  The plantôs approximate average annual flow is 0.635 MGD.  This level 
of demand has been consistent for several years and is not anticipated to change for the 
foreseeable future.  Only a small number of city residents are not currently connected to the sewer 
system. 

The plant could theoretically handle an additional 
0.565 MGD.  Since the plant treats about 100 
gallons per day for each person within the service 
area, it can be assumed that the facility could handle 
additional development equivalent to 5,650 persons 
in the service area, but inflow and infiltration (I&I) 
issues during wet weather conditions need to be 
addressed first.  Cleaning and televising of sewers 
has been done on an intermittent basis.  The City 
has cleaned and inspected about 20 percent of its 
system in the last ten years, and needs to continue 
in this direction to ensure that particularly leaky 
sewers, or any festering structural problems, are 
located and addressed.   

The system contains a total of 11 lift stations.  All but two of the lift stations have been updated, 
and those are anticipated to be completed within two years.  Sewage collected from the service 
area is treated at the plant to meet current effluent quality requirements prior to discharge into the 
Cass River. 

WATER SYSTEM 
The existing water system in the City of Caro has been in use since 1899.  A Water Reliability 
Study was prepared in 2019 that evaluated the water systemôs current conditions and 
recommendations for ensuring adequate capacity over the next 20 years.  Approximately 947,000 
gallons of water are used on an average day.  The cityôs distribution system consists of 
approximately 36 miles of pipelines, six supply wells, one treatment plant, and one 750,000-gallon 
elevated storage tank.  All but a small number of buildings within the city are connected to the 
water system.  A 2-mile extension of new water main was installed in 2021 to bring water service 
to the Caro Regional Center.  Once fully connected, the Caro Center is anticipated to add a 
demand of 15,000 gallons per day, which will not be a strain on the current system.  
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Current Conditions 
1. Supply 

Water is supplied by a total of six wells.  The firm capacity of these wells is sufficient to meet 
the cityôs current and estimated 5-year and 20-year maximum day demands.  No additional 
wells are recommended based on current and projected water usage. 

2. Water Quality 

The city owns and operates a water treatment plant (WTP), the primary function of which is to 
reduce arsenic levels to be in compliance with U.S. Environmental Protection Agency (EPA) 
standards at two of the six wells.  Arsenic is below allowable levels at the other four wells.  
The cityôs water is considered hard and no softening treatment is provided.  Hardness has no 
known health impact, but results in films and deposits on laundry, plumbing fixtures, and 
dishes. 

3. Storage 

One elevated storage tank provides storage of water.  The 
storage volume of 750,000 gallons is not sufficient for 
existing and anticipated future 20-year demands.  The tank 
was most recently inspected in 2012 and is generally in good 
condition.  

4. Distribution System 

A computer model of the cityôs water system has been developed.  The model provides the 
ability to simulate and evaluate a variety of demand conditions.  Analysis indicates that 
existing peak hour demand pressures in the city range from 35 to 85 psi, just meeting the 
minimum recommended pressure of 35 psi during peak hour demands.   

The city has completed several projects to improve the distribution system within the last ten 
years, including W. Frank Street, S. Almer Street, Joy Street, two blocks of Lincoln Street, and 
the extension of main to the Caro Regional Center.   

5. Fire Protection 

The computer model has been used to simulate the large demands necessary for firefighting.  
The model indicated that the cityôs water distribution system does provide recommended fire 
demands in the city with three wells running.  Areas that do not are primarily due to the 
prevalence of dead-end water mains, large elevation variations, and high demands for fire 
flows due to the type of land use. 

Recommendations 
1. Storage 

Continue to perform regular inspections and maintenance on the existing storage tank to 
ensure long-term service to the community.  Per Michigan Department of Environment, Great 
Lakes, and Energy (EGLE) standards, the system should have storage for one full day of 
average demand.  The storage in the system falls short of this amount by almost 21 percent.  
The city should focus on plans to install a second storage tank to address this deficiency.  The 
planning process to add a second tank has been started, preferably on the high end of the 
system, in the area of the north end of the M-24 corridor.   
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2. Distribution System and Fire Protection 

It is recommended that the city implement distribution improvement projects that reduce the 
need for maintenance and improve the available fire flow.  Improved fire flow can be 
accomplished by eliminating mains under 6 inches in diameter and eliminating dead end 
mains.  Other improvement recommendations focus on areas that are experiencing frequent 
breaks.  Recommended improvements may be implemented systematically over time as 
funds become available.  At the time of the last water reliability study (2018), the report 
recommended a total of 9,200 feet of new main be installed as a high priority (within 5 years, 
valued at approximately $1,660,000 (in 2018 dollars).  A substantial amount of this work has 
been recently completed.  In addition, a total of 25,700 feet of additional water main 
replacement is also recommended as a secondary priority (within 20 years), valued at 
$5,770,000 (in 2018 dollars).  None of this work has been accomplished to date. 

3. System Maintenance 

It is recommended that the city implement a valve turning program where each valve is 
inspected and operated annually, or on a schedule that works with available manpower.  A 
valve turning program has the benefit of identifying valves in need of repair or replacement 
and extending the life of existing valves. 

4. Water Treatment Plant Maintenance 

The water treatment plant was fully inspected two years ago.  At that time, the plant 
components were generally found to be in good condition.  Filter media was considered good 
at that time but will need to be considered for replacement in the future.  Several valves and 
miscellaneous items have been replaced as needed. 
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Chapter 7. Transportation 
The City of Caro has a variety of different modes of transportation available to residents, patrons, 
or business to get people and goods from one place to another.  Provided in this chapter is a 
summary of the current condition and recommended improvements for some of these features. 

ROADWAYS 

Current Condition 
As part of the evaluation of the roadway system, we will discuss street classification which 
explains jurisdiction and intended hierarchy of roadways, Pavement Surface Evaluation and 
Rating (PASER) rankings of the roadway, and traffic counts.  Based on this information, we will 
provide recommendations on how to improve the roadways in the City of Caro. 

Street Classification 
The City of Caro has jurisdiction over many of the 
roads located within its jurisdiction with the 
exception of Caro/State Road (M-81) and 
Clever/Ellington Road (M-24).  There are 
otherwise five categories for roads: state 
highways, principal arterial, collector, local, and 
private roads.  A state highway is under the 
Michigan Department of Transportation (MDOT) 
jurisdiction.  A principal arterial typically is 
characterized as long-distance travel, through-
traffic movement is the top of the road hierarchy 
system and generates significant traffic.  A 
collector is similar to a principal arterial roadway 
but caters to shorter distance trips and generates 
less traffic.  Local roads are known to provide 
more access to properties and funnel traffic from 
residential or rural areas to arterial roadways.  
Lastly, private roads are not under the cityôs 
jurisdiction, but typically a collection of the 
owners connect to the roadway and provide 
direct access to these properties. 

The majority of the roadways in the City of Caro are considered a collector roadway.  Provided is 
Map 7-1 that shows the different road classifications in the city. 
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Map 7-1: Road Classification 
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PASER  
The PASER system was developed by the University of 
Wisconsin-Madison Transportation Information Center, 
to visually rank roadway condition.  The rank is broken 
down into three general categories: routine 
maintenance, capital prevention maintenance, and 
structural improvement, and ranked 10 (Good) to 1 
(Poor). 

For the City of Caro, PASER ranks are not available for 
all roadways, but is provided for many of the major 
arterial roadways.  The data used in this analysis was 
provided by the Tuscola County Road Commission 
between the years of 2019 and 2018. 

Map 7-2 shows the PASER rankings for the various 
streets in the City of Caro.  The percentage of roadways 
per classification are shown below in Figure 7-1.  

The majority (43 percent) of the ranked 
roadways in the City of Caro were considered 
poor needing structural improvements or 
reconstruction.  Some of these roadways 
include Cleaver Road, Ellington Road, 
portions of Gilford Road, Columbia Road, 
Montague Street, portion of Almer Street, and 
portions of Frank Street. 

The next largest category was fair showing 
some signs of distress which require 
prevention maintenance to slow the 
deterioration of the roadway.  The streets with 
this ranking include Caro Road, majority of 

Hooper Road, portion of Gilford Road, Prospect Road, Kester Road, and a portion of Colling 
Road. 

The good category is the smallest at 16 percent requiring little to no maintenance.  These streets 
include portion of Hooper Street, portion of Frank Street, Sherman Street, and portion of Almer 
Street.  

Good 10 ï 8 
Routine Maintenance 

Little to no maintenance needed 
with no or starting to form cracks 

Fair 7-5 
Capital Prevention Maintenance 

Cracks are connected and potholes 
have formed 

Poor 4-1 
Structural Improvement 

There is cracking in the wheel path, 
with patches in poor condition, 
rutting, and signs of distress 

16%

41%

43% Good

Fair

Poor

Figure 7-1: PASER Ranking* 

*PASER rankings do not reflect recent road paving 
projects completed in 2021. 
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Map 7-2: PASER Rankings 
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Traffic Counts 
Information from MDOT and the Tuscola County Road Commission regarding the traffic counts 
in 2018 to 2019 for the City of Caro is provided below.  Not all the roadways in the City of Caro 
have traffic count information available.  Information regarding the traffic counts is provided in 
Map 7-3. 

The two types of traffic count information that is provided are Annual Average Daily Traffic 
(AADT), which is an estimated mean daily traffic volume, and Commercial Annual Average Daily 
Traffic (CAADT), which is an estimated mean daily commercial traffic volume.  

In review of the segments provided in the City of Caro, the most traffic moves along Caro Road 
(M-81) averaging between 7,520 to 15,996 AADT.  The second major roadway is Ellington Road 
(M-24) ranging between 5,462 to 9,570 AADT.  Many of the roadway segments follow the road 
hierarchy discussed in the roadway current condition section.   

In review of the CAADT traffic, Caro and Ellington Roads are the top two most travelled areas 
with other minor arterial or local roads having minimum commercial traffic.  Caro Road ranges 
from 834 to 1,316 CAADT while Ellington Road ranges from 382 to 527. 

Traffic Pattern Analysis 
Upon consideration of the vehicle traffic volumes displayed in Map 7-3: Traffic Counts, several 
interesting observations about traffic patterns in the City of Caro can be made.  These are 
summarized below: 

¶ Sherman Street displays an unusually high volume of vehicle traffic (AADT of 469) given 
the low-density residential character of the roadway. 

¶ Prospect Avenue immediately south of Caro Road (M-81) displays an unusually high 
volume of vehicle traffic (AADT of 1,069).  A traffic signal warrant study may be useful at 
this location to help alleviate potential peak hour delays (if present).  

¶ S. Colling Road immediately south of Caro Road (M-81) displays an unusually high 
volume of vehicle traffic (AADT of 1,191) given the limited developed lands abutting S. 
Colling Road, Empire Road, and Dixon Road to the south.  The primary sources of this 
vehicle traffic are likely the industrial land uses in this region. 

¶ Ellington Street/M-24 have the characteristics of minor arterial roads; these roadways are 
funneling traffic to and from the east via Caro Road (M-81), which has the characteristics 
of a principal arterial road.  However, most commercial vehicles traveling on these 
roadways appear to be originating from and destined to the southeast via Caro Road 
(M-81).  This is reasonable, as these commercial vehicles likely require access to the 
Interstate freeway network. 

¶ The primary user of Kester Street is commercial vehicles.  The focus of this roadway is to 
provide a cut through for industrial traffic rather than taking other public roadways. 

Recommendations 
In view of the above observations, several opportunities for improved road infrastructure utilization 
are present.  These are summarized below: 

¶ Erect signage discouraging cut-through traffic from using Sherman Street.  Frank Street 
is a parallel collector road that is better suited for additional non-local traffic volumes. 

¶ Conduct a signal warrant study at Caro Road (M-81) and Prospect Avenue.  

¶ The intersection of Caro Road (M-81) and S. Colling Road is skewed, making permissible 
turning movements at this location difficult and/or dangerous.  Future intersection 
reconstruction could be considered. 

¶ Ensure appropriate turning radii for commercial vehicles at the intersection of M-81 and 
Ellington Street/M-24. 
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Map 7-3: Traffic Counts 
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RAILROAD 
The Huron and Eastern Railway runs through the 
township.  The railroad enters the city running parallel 
to Caro Road and takes a northwest path before 
crossing Ellington Road (shown in Map 7-1).  The 
particular railroad line that goes through the city runs 
north to Colling Township and south to the Village of 
Millington with a junction at the City of Vassar.   

AIRPORT 
The City of Caro is in close proximity to the Tuscola 
Area Airport located in Indianfields Township 
(southwest from the city).  The airport is a publicly-
owned facility that has accommodated single and 
multiple engine airplanes, jet airplanes, and 
helicopters.  The airport has four different runways 
that vary in material and specs to accommodate 
different aircraft. 

NON-MOTORIZED TRANSPORTATION 
Non-motorized transportation is focused on non-
automotive transportation, primarily including cyclists and 
pedestrians.  Compared with motorized transportation, 
this mode of transportation is more vulnerable to the 
elements and impacts from various motorized 
transportation modes.  The intent of this section is to 
provide an inventory of non-motorized transportation 
assets in Caro and identify opportunities to enhance non-
motorized transportation in the city. 

Current Conditions 
Caro was incorporated back in 1871 and developed from 
a village to a city.  Caro is currently a relatively pedestrian friendly city with several existing 
sidewalks, a trail, and cross walks.  In their Capital Improvement Plan (CIP), Caro continues to 
actively maintain and increase the number of sidewalks in the community.  The majority of the 
sidewalks stem from the downtown area into the surrounding residential areas and along major 
roadways. 

Sidewalks 
One of the most common methods to accommodate non-motorized transportation is the 
installation of sidewalks.  Provided in Map 7-4 is the location of existing sidewalks and trails in 
Caro.  Sidewalks are prevalent along the main corridors (M-24 and M-81) and the residential area 
between Gilford, Hooper, and Butler/Green Roads.  There are also some sidewalks along 
Williamsburg near multi-family housing in the area.  

While many of the roadways in this area have sidewalks on both sides, there are incomplete 
sidewalk segments a long Allen, Grant, Bush, Almer, Pearl, Fremont, Atwood, Lincoln, and 
Sherman.  Not all the residential roadways have sidewalks on both sides like Monroe, Pearl, and 
Almer.  This inventory does not include sidewalk condition, but the city has a maintenance plan 

Figure 7-2: Residential Intersection in Caro 
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through their CIP to make repairs and replacements as needed.  Below are some key 
observations regarding sidewalks. 

¶ Continuous sidewalks are located on both the north and south sides of M-81 from Van 
Geisen Road/S. Colling Road to Ellington Street/M-24. 

¶ Continuous sidewalk is located on the north side of M-81 from Ellington Street/M-24 to the 
eastern city limit.  On the south side of this section, sidewalk is only located adjacent to 
1042 Caro Road (Advance Auto Parts). 

¶ Continuous sidewalks are located on both the north and south sides of Frank Street from 
the western terminus to Ellington Street/M-24. 

¶ Sidewalks are not present or otherwise discontinuous on Ellington Street/M-24 from Caro 
Road (M-81) to Frank Street.  

Trail 
The Chippewa Park Trail is located on the southwest side of the city that forms a loop.  At the 
intersection of Frank and Grant Roads, there are connecting sidewalks to the trailway.  There are 
otherwise no additional connections to the larger sidewalk network.  Connecting recreational 
assets to existing sidewalks and other non-motorized infrastructure is critical to providing access.  

Crosswalks 
In many of Caroôs residential areas, there are sidewalk entrances at intersections, but no 
crosswalks that clearly mark where vehicles should stop and where pedestrians should cross.  In 
addition, there are some areas where sidewalks intersect with the railroad and there does not 
appear to be any clear pedestrian 
crossing for these intersections other 
than motor vehicle warning signs. 

Focusing on the downtown area, the 
1-mile stretch from Ellington (M-24) to 
Washington Road along Caro Road 
(M-81) does have clearly marked 
crosswalks, but they are spaced far 
apart, as shown on Map 7-4. 

Cycling/Biking 
In the city, there are some bike sharrows or widened shoulders that could accommodate biking 
facilities.  Bike lanes are typically located next to roadways where they have shared or separated 
lanes to help promote easy cycling travel.  Depending on their level of comfort, some of the cyclists 
prefer to be in the roadway rather than on sidewalks due to the segment on the sidewalks (bumps 
impact the ride), and potential conflicts with pedestrians.  If bike lanes are of interest, areas are 
listed below that have the potential to accommodate bike lanes with minimal physical 
improvements.  

¶ Wide shoulders appropriate for use by cyclists are present on M-81 from the southwest 
city limit to Van Geisen Road/S. Colling Road. 

¶ Wide shoulders appropriate for use by cyclists are present on M-81 from W. Grant Street 
to W. Gilford Road. 

¶ Wide shoulders appropriate for use by cyclists are present on M-81 from 1042 Caro Road 
(Advance Auto Parts) to the eastern city limit.  

Figure 7-3 Railroad Crossing on Gilford Road 
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Map 7-4: Sidewalk Inventory 
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Recommendations 
Based on the inventory of the existing pedestrian and biking facilities in Caro, provided are some 
recommendations and concept pictures to further evaluate their feasibility. 

Downtown Crossings 
In many traditional downtown areas, communities employ a variety of strategies to make 
downtown more pedestrian friendly.  As is the case for many Michigan communities, Caroôs 
downtown area is under MDOT jurisdiction as a state roadway.  While this can present challenges 
for implementing more pedestrian friendly designs, other communities have found success 
implementing these improvements in cooperation with MDOT.  In the recommendation section, 
examples of recent MDOT projects in traditional downtowns that helped to prioritize pedestrian 
maneuverability while continuing to move traffic are provided.  

Figure 7-4: Crosswalks and Points of Interest in Downtown Caro 
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Consider when discussing with MDOT when construction or improvements to this corridor are in 
the planning stages the following items to incorporate in their redevelopment: 

Distinct Pedestrian Cross Walks 
One way to signal to vehicle traffic is to change the color or material of crosswalks to better show 
a change visually.  This also helps pedestrians to know where their pathway is.  Many 
communities use bricks or brighter colors to achieve this.  

Pedestrian Islands and Pedestrian/Vehicle Scale Warning Signs 
At some intersections in the downtown like M-81 and Lincoln, there is not a traffic light to allow 
for easy pedestrian travel across the roadway.  Pedestrian islands like the one shown below with 
eye level signage warning vehicles and pedestrians of a crossing can help address this issue. 

In view of the above observations, several opportunities for improved road infrastructure utilization 
are present.  These are summarized below: 

¶ Consider continuous bike facilities (sharrows, bike racks, bike lanes) along M-81 along the 
entire stretch through the City of Caro.  On sections where the roadway is too narrow to 
consider wide shoulders for cyclist use, consider multi-use trail facilities and/or sharrows 
(especially through business district segments where speeds are lower and cyclists can 
safety travel in mixed traffic between wide shoulder sections). 

¶ Consider constructing sidewalks and/or bike lanes on one or both sides of Ellington 
Street/M-24 from Caro Road (M-81) to Frank Street to provide greater pedestrian 
connectivity along and between arterial roads and collector roads. 

¶ Consider constructing sidewalks along Allen and Gilford streets to provide stronger 
pedestrian access within existing neighborhoods. 

¶ Ensure continuous pedestrian crossings and walkways are on both sides of M-81 along 
the entire stretch through the City of Caro. 

Brick pedestrian crosswalk (City of 
Rochester MI ï Along M-150) 

Brick pedestrian crosswalk 
(City of Lapeer MI) 

Sign and pedestrian island (Village 
of Oxford, MI - Along M-24) 
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Chapter 8. Existing Land Use 
The purpose of analyzing existing is to set a baseline for land uses within an area.  This baseline 
allows communities to evaluate change over time, while proactively identifying potential impacts 
of policy changes on specific neighborhoods.  Additionally, evaluating existing land use identifies 
uses that do not conform existing zoning ordinance standards.  As part of the 2021 City of Caro 
Master Plan update, ROWE Professional Services Company utilized a combination of aerial 
interpretation, assessing data, and onsite visits to verify the use of properties.  

EXISTING LAND USE CATEGORIES 
Following are descriptions of each of the existing land use categories.  Map 8-1 displays the 
geographic location of the various existing land use classifications.  

Agriculture 
These properties are utilized for farming, 
primarily growing field crops on large parcels 
in the extreme southern and northern 
portions of the city.   

Single-Family 
These properties include single-family and 
two-family homes.  This also includes bed 
and breakfast uses, which are primarily 
located near downtown Caro.  

Multiple-Family 
These properties provide more than two dwelling units on 
a single parcel.  This includes multiple units in a single 
building, three or more single-dwelling units on one 
parcel, and senior living facilities. 

Mobile Home Park 
These are specific facilities with manufactured housing 
typically on one parcel in a community setting. 

Commercial 
These are uses such as restaurants, retail, drive-
throughs, auto-repair shops, hair salons, business offices, and other uses associated with 
commerce.  These are typically uses with higher vehicle and pedestrian traffic where goods and/or 
services are exchanged. 

Industrial 
These are more intense operations 
involved in the processing of raw or semi-
finished materials into a semi-finished or 
finished product.  Industrial uses have the 
potential for off-site impacts like noise, 
order, and vibration, along with truck 
traffic.  

Public/Quasi-Public 
These are religious institutions, hospital related uses, and government institutions.  This category 
also includes government property like parks, offices, utility facilities, and parking lot areas. 






































































