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Mr, Robert Hunt, City Manager,
Mayor and Members of the Clty
of Charlevoix City Council
210 State Street

Charlevoix, Michigan

Dear Manager, Mayor and Council Members:

This document represents the cuLmination'éf an extended effort

by-the City's administrative staff, elected officials, the

Planning Commission, the Consultant team, and finally, a considerable
number of the citizens of Charlevoix in the preparation of the City's
Comprehensive Development and Waterfront Management Master Plan. '

It is important toidentify that the recommendations reflected by

this planning document as to the use of the City's physical and

natural reéources, followed an extensive citizen participation

program. This program flowed from the results of a series of workshops,
and from an attitude survey published in the Charlevoix Courier.
Respondents to the survey showed dgeographic relationships which led

the researchers to conclude that the sample was representative of aill
of the residents of the City of Charlevoix.

This Comprehensive Development guide suggests a very positive way

for present and future decision makers to guide the forces of develop-
ment in the City to achieve the optimum environmental product, If

those guidelines are thoughtfully pursued, those responsible should be
successful in perpetually establishing the claim that, indeed, Charlevoix
is "Charlevoix the Beautiful.
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Mr. Robert Hunt, City Manager,
Mayor and Members of the City
of Charlevoix City Council
Page 2.

For our part, the Consultant team is most appreciative
of the cocperation it received from the members of the
City's official body and from the citizens at large,

Sincerely,

Rona.a F. Nino
REN:jlr
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PLAN SUMMARY

The City of Charlevoix Waterfront Areas Management and City Master Plan
is hereby summarized as follows, The Plan Summary is placed in the order
in which it a-pears in the body of the main text,

PART I: BACKGROUND INFORMATION AND SUPPORTING STUDIES

REGIONAL PERSPECTIVE AND LOCATION

1. The City of Charlevoix is situated in northwest lower
Michigan. It generally occupies a land area located between
Lake Michigan and the top end of Lake Charlevoix.

2. Michigan highway route 31 runs through the City providing
the principal route between Traverse City and Petoskey.
Michigan route 66 enters Charlevoix near the south end
and joins Michigan highway route 31, Route 66 to route 31,
through Gaylord, pfoVides a line to Interstate Highway 75.

3, A-general -utility airport owned by the City of Charlevoix -
also ‘provides a transportation link, B ’ -

i, A substantial number of visitors travel to Charlevoix by
boat, Round Lake, situated between Lake Michigan and
Lake Charlevoix, provides a natural harbor of refuge.
A public marina on Round Lake is available to boating visitors
as well as marine facilities on Lake Charlevoix.

SUPPORTING MATERIAL FOR PLANNING DECISIONS

Decisions on how to use the land in the City of Charlevoix are based

on a numper of factors. These include: natural and physical resource
relationships, population characteristics and growth potential, economic
base conditions, public utilities, housing composition and housing
objectives, and the goals, objectives and policies which ought to guide
development decisions as adopted by local decision makers. These were
then summarized as follows,
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NATURAL AND PHYSICAL RESOURCE RELATIONSHIPS

An analysis of natural and physical resource relationships was conducted
to determine the extent to which they act as negative or positive
constraints to growth and development of all of the City's land

resources,

They alsc serve to identify environmental features worthy

of preservation and environmental features which affect the spatial
configuration of land uses.

Soils

1,

Generalized soils information for the City of Charlevoix advises

- that soils generally consist of sandy loam, These soils present

slight limitations to urban development, particularly when
development is not reliant on private sewer systems as is the
case in Charlevoix.

On the steep slopes, particularly on Lake Michigan north of the
Pine River Channel where sand dune conditions exist, development
should not encroach nearer the water than the dune crest and
the exposed bluff should be well stabilized with vegetation,

Soil erosionprotection measures should be practiceﬂ whenever
development. occurs near the water's edge on the Round uake: =

" and” Lake Charlevdix slopes.

Agricultural Productivity of Soils

1,

Climate

1.

The soils in Charlevoix have no unique agricultural values,
Because of the limited land area within the City, no considera-
tion was given to preserving land for agricultural uses.

In general, the climate -of Charlevoix, like all of northwest
Michigan, does not directly affect the ability to use the land
for urban purposes.

Atmospheric conditions in the general Charlevoix area are
excellent for maintaining a high level of air gquality.

These atmospheric conditions tend to carry potential
pollutants immediately out of that part of the atmosphere
which is likely to come in contact with a population,
Similarly, atmospheric conditions are unlikely to trap air
pollutants in the lower stratosphere (know as the inversionary
effect).

!
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Geology

L,

Charlevoix's location and year round climate conditions are
positive factors in its tourist resort base and are
particularly appropriate for a recreation based economy.

Principal mineral deposits include sand, gravel and limestone,
however, because of Charlevoix's urbanized nature and limited
space, exXploiting natural resource deposits will not be
encouraged, In any event, they are in great supply outside
the City.

Glacial overburden (i.e. rock formation at surface) is not
a problem in the City of Charlevoix,

Ground Water

1.

Drainage

1,

In terms of quantity, ground water potential is not a problem,
because of the surcharge afforded by an ubiquitous surface water
condition. There are, however, some water guality problems

that can be corrected with an appropriate capital investment,

The City operates a- water .distribution sy;tem whose bourue is
rom ground water near Lake Mlchlqan. - -

The provision of municipal water supplies to any part of the City
is not a physical or natural constraint to development, However,
before some areas can be developed, it will be necessary for the
City to extend and improve the distribution system,

The relatively small geographic space which comprises the City
and its relationship to surface bodies of water suggests that
drainage is not a problem,

— " Topotraphy

1.

There are no topographical conditions which pose a constraint

to urban development. In a few cases, there are some slope
conditions where soil erosion practices need to be followed
during construction. 1In all cases, this land is now developed
with single family homes and no further development is expected.
The slope conditions on areas where development is expected to
occur is not significant enough to constrain the intensity of the
site's development. This is not to suggest that other factors
such as the maintenance of view corridors, will not constrain

the amount of surface area that should be built upon.
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Wood lands

Since most of the land available for development is now developed,
the preservation of woodlands is not a matter of serious concern.
VYacant or underutilized building sites do not c¢ontain areas of
significant woodlands,

Existing residential areas have a high level of mature hardwood
trees which contribute to the City's environmental quality.

Water Bodies, Wetlands, Floodplains and Streams

1.

POPULATION PROFILE AND FORECASTS

The most unique environmental asset of the City of Charlevoix
is its relationship to bodies of water, Nothing should be
done to destroy the City's exposure to these water bodies.

There are no floodplains or wetland areas as such in the City
of Charlevoix. The only stream is the Pine River which physically
joins Lake Michigan to Round Lake and Lake Charlevoix.

1.

[3®}

Even  though the population of the City of Charlevoix declined
betwéen 1970 .and 1980, revertheléss, continued expansion of

the City's permanent population base is expected—to occurs—
Populatiodﬁaecline was -attributed to a sharp reduction in family
size, even though there was real growth in the number of housing
unlts.

Charlevoix County ranked fifth in the ten (l10) county Northwest
Planning Region in terms of population growth. 1In all cases, the
ten counties exceeded the growth rate of the State of Michigan
by a sizeable amount. This condition is expected to continue

in the next decade and will result in population growth in the
Charlevoix area,

To a greater extent than the average or median condition in the
State of Michigan and the urbanized southern portiocn of lower
Michigan, Charlevoix's population consists of a population over
the age of 65 and a fewer number of persons under the age of 18,
The median age is 31.6 years of age.

Charlevoix's permanent population is expected to reach 4,830

persons by 1995, At this time all the land available for
housing within the present corporate limits will be developed.

xX1ii
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The population size reaches its peak each summer when seasonal
residents return to Charlevoix and visitorship is at its highest,
The population is estimated to be about thirty-five percent (35%)
higher in the months of July and August than the permanent
population.

Charlevoix's waterfront areas play an important role in determining
the likely consequences of population change.

ECONOMIC PROFILE AND ANALYSIS

l.

The economic base of Charlevoix is strongly influenced by

tourist dollars wnich flow into the =2conomy, This conclusion is
pased on the fact that there are more retail, service and office
uses in Charlevoix than one would normally find in a community

not so tourist impacted. Consequently, the number of jobs
available are seasonally affected causing some social and economic
adjustments during parts of the year,

Tne 1977 Census of Retail Trade advised that 396 persons were
employed in the retail sector, Total employment in retail,

service and office uses is substantially higher. Because the
number of businesses today is greater than the number of businesses
sresent in 1977, it can be. assumed that this level of employment is
tne same or qreaté.'“hoyever, the same seasonal problems continue
o exist.’ o = ; ’ C '

A survey of industrial employment in the fall of 1977 indicated
that there were about 780 jobs -at 17‘area industrial facilities.

Industrial enterprises are involved in a wide range of product
development.

Wholesale establishments do not account for a substantial employ-
ment base. In 1977 there were seven (7) establishments with a
total of seventeen (17) employees,

While the Charlevoix area is not well situated to compete for
industrial development on the basis of standard industrial loca-
tion criteria, nevertheless, the record of private industrial
location decisions suggests that new industries will locate in -

the Charlevoix area because of its superior environmental qualities.

Suitable land can be set aside for industrial development near
the airport and in the northeast corner of the City,

Because. tourism and the ability .of._Charlevoix to attact short-
term visitors are expected to be major components of the City's
economic base, its waterfront areas are seen as inter-related and
important resources affecting this condition,
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T Wastewater Pollution Control Facilities®

8. Public sector employment lends a degree of stability to
Charlevoix's economic base, Charlevoix's chances of increasing
public sector employment should be as good or better than other
communities, although competition from Traverse City and Petoskey,
as regional employment service centers, will be a factor as they
have ¢reater possibilities.

PUBLIC UTILITY RELATIONSHIPS

The City of Charleveix owns and operates a public wastewater collection
and treatemnt system, a municipal water system, and an electrical
distribution system.

Water Supply and Distribution System

The City's water system consists of wells located next to the shore of
Lake Michigan in the Michigan/Park Avenue Beach area, Distribution lines
are situated throughout the City,

The wells are experiencing some water quality problems due to the evidence

of' TCE. Investigation is under way to determine the most cost effective

way of resolving _this problem. Delivering sufficient quantity of water -~
-is not a problem. There are no constraints on .development due to a lack

of water supply capacity. R ST

‘Charlevoix has a relatively new modern sewage treatment plant., The

capacity of the plant is more than adequate to handle the maximum
development potential of land within the City and Township. Therefore,
wastewater pollution control facilities pose no constraints to development.
The land in the northwest corner of the City where industrial development is
proposed presently lacks sanitary sewer collection lines, while other
improvements are necessary to overcome localized problems.

Storm Water Drainage

The City of Charlevoix has, in part, combined sanitary and storm water
collection systems. These should be separated as soon as possible so as
to remove the likelihood of sanitary wastes bypassing treatment works
under prolonged heavy rainfall conditions.

In areas undergoing development, particularly with more intensive land
useage, adequate provision should be made for storm drainage., Wherever
possible, storm runoff should be discouraged through on-site retention or
conservation of natural vegetation.

Xiv
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Other Utilities

Electric Distribution System -- An electrical utility system is in
place. The City's power requirements are met by purchase agreements
with the Consumer's Power Company. This power is redistributed through
a City owned system of substations and distribution lines,

There is no indication that the City will not be able to purchase sufficient
power to meet its most optimistic growth condition.

Natural Gas Service -- The Charlevoix region is served by the Michigan
Consolidated Gas Company,

Matural gas supplies are abundent and there should be no problem accom-
modating the optimum land development condition.

EXISTING LAND USE SURVEY AND ANALYSIS

1. Approximately ninety-two percent (92%) of the City's land area
is developed.

2., Hearly fifty percent (50%) of the existing development is residen-
tial, Transportation.and-communication uses account for nearly
nineteen percent (19%),. While public and.semi-public uses. account
for ‘Another thirteen pet¢ehﬁ2(l3%l,"<Coﬁﬁerdia; and industrial land
uses take about seven percent (7%)1of the land area.

3. About one hundred and twenty-five (125) -acres .6f land are vacant
and available for development, There are few large parcels of
land. Assembly of individual contiguous vacant parcels is
possible to bring about a planned development. Two areas where
this is possible include an-area in the northeast corner of the
City and the area north of Stover Road, between Ferry Avenue
and May Street.

HOUSING ANALYSTIS AND DISTRIBUTION STRATEGY

1. The purpose of the Housing Plan is to estimate the number of
new housing units that will be added to the total housing stock
based on the population growth estimate and available land
supply.,

2. The Housing Plan also provides a strategy for determining what
type of housing units are desirable and what is likely to be
an appropriate occupancy condition(i,e, owner vs renter occupied),

3. The Housing Plan also analyzes the existing housing stock and
makes an assessment of their condition to determine the possible
extent of a housing assistance program and to determine the likely
impact of replacement on the total housing production estimate.
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4, Finally, the Housing Plan provides an estimate of the rate of
new housing production for each five (5) year period; 1980 to
85, 1985 to 90, and 1990 to 95, on Table 15, The total net
addition to the housing stock was estimated to be 590 dwelling
units,

5. Table 16 describes a strategy for distributing the forecasted

number of new dwelling units (i.e, 590) needed to achieve a
legally defensible position as to the type of housing units
to be permitted in the City of Charlevoix, The distribution
also includes an assignment of owner occupied versus renter
occupied units., The strategy then becomes the basis for zoning
decisions which now flow from an objective, rather than a sub-
jJective basis. Finally, Table 16 reflects an acknowledgement
that likely market forces cannot be totally disregarded if
zoning decisions are to be made legally defensible. Specifically,
the goal of the distribution formula is to achieve a distribution
in 1995 of sixty percent (60%) single family structures and forty
percent (40%) multiple family structures, This compares with a
distribution in 1980 of about seventy percent (70%) single family
structures and thirty percent (30%) multiple family structures,
Even so, it should be noted that fifty-two percent (52%) of land
to be set aside for housing will be used for low density housing,

_ At optimum development, over seventy-five perceh£“]75%)_a?‘fhe :

. land used for residential purposes will contain low density,

- essentially one family residential structures, .

COMMUMITY CONSENSUS BUILDING

Very early in the planning process it was decided that as many people as
possible would be encouraged to participate in the decision making process.
To accomplish this level of community consensus building, several worksh5§§
(four in all) were held. The workshops were preceeded by an attitude survey
which was published in the local newspaper., Local response was very good
and, based on the geographic distribution of the survey responses, was clearly
representative of the City as a whole, It was apparent that the residents

of the City wanted growth to take place in an eccnomically balanced way with-
out seriously impairing the quality of life in Charlevoix. Workshop partici-
pants generally accepted this proposition and at the fourth workshop reached
a consensus on a Citywide land use plan with particular development emphasis
on all of the waterfront and related areas., This level of local input was
sustained throughout the program and played an important role in determining
the management emphasis for all waterfront land areas, This review included
the design of schematic site development plans for each waterfront segment
where development options were determined to be available,

‘PART II: PLANNING, RESOURCE AND MANAGEMENT STRATEGIES

This section is intended to comprehensively describe the strategy for
utilizing all of the land resources of the City of Charlevoix to achieve the
overall goals, objectives and policies of the Comprehensive Development and
Waterfront Management Master Plan.

Xvi
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GOALS, OBJECTIVES AND POLICIES

The purpose of the section on Goals, Objectives and Policies is to
establish in a narrative manner, the criteria that will be used to
determine how the land should be used, and what specific techniques will
be called upon to achieve these objectives., The section allows decision
makers to lay down criteria, from the general to the specific, and to
define what conditions, standards and policies they expect to follow in
determining how the City will change over time. The section enumerates
a set of general development goals, which -are then given further specifi-
cation through a set of objectives., The specific day-to-day actions and
legislative policies to achieve the objectives are specifically provided
for through a set of policies.

In total, the Goals, Objectives and Policies section becomes the baseline
conditions upon which planning and land use decisions are based. The
Planning Commission and City Council are always reminded to refer to this
section whenever faced with a complex land use or other major development
decision. . .

RESIDENTIAL AREAS DEVELOPMENT STRATEGY PLAN

- 1. . The purpose -of.this section:is to lay out ‘the strategy by -

T which the hou31ng_product10n goal and.distribution scheme ‘”;

identified inithe: Hou51ng lan séctlon w1ll be achleved

‘Spec1f1cally, this séctioh “identifi jthe amount of land

‘that is needed in addition to prov1d1ng the spatial framework

/f//'Wlthln which the distribution scheme should be achieved., This
‘section also defineds the number of housing units per- acre that:~
should be permitted when the plan designates an area for low,
medium or high density housing.

2. The density descriptions are as follows:

(a) Low-Density -- means a maximum of four (4) dwelling
-~ units per acre.

*_,~,—f~”//////’//, (b) Medium Density -- means.a maximum of seven (7)
I.. dwelling units per acre. '

o — (c) High Density == means more thaﬁ”géven (7) dwelling

units per acre, however zoning controls will impose
a maximum number of dwelling units,

3, The following Table 17 establishes a further distribution strategy

and defines the amount of land area required for each of the three
density categories:
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TABLE 17

ANTICIPATED RESTDENTIAL LAND USE REGUIREMENTS
YEARS 1UH5. 1490 AND 1945

Forecasted Number of

Dwelling Units Gross Acres

) ) iross Total % of
Structure Type Density kanye 19Hi/BS 1985 /90 1990/95 1980/85 1985/90 1990,/95 Acres Tn:al
Emphasis Single Low Density(Max.
Family Detached 4 d.u.'s/ac.)
Structures {33%) (3] 6Q 69 lv 15 17 48 52%
Emphasis Low Rise  Medium Density
Multiple Family {Max, 7 d.u.'s/
Structures ac.) (33.33v) 71 58 (] 10 L 10 28 7 30

. . [}
Emphasis Multiple iiigh Density
Family Structures- (? or more d.u,'s/
Low and High Rise ac.} (33,13%) 72 HH 69 [ 5 [ \7 181

204 176 206 32 28 kR 9} 100y

4. The residential areas development strategy plan establishes
three management areas, namely: the North Round Lake Management
Unit, the Southwest Round Lake Management Unit, and the South-
east Round Lake Management Unit., 'Specifically, the function of
~ - the management unit-is to provide a geographic space to ‘achieve
. .. . - a housing dlstrlbutlon stratedy and to define.areas of gh-yu
Srm e specific concern that need “attention. - The residential. develop—

’ .~ ment strategy is graphically illustrated by the Housing Distribu-
tion Policies Plan and the Residential Areas Plan. Thé Housing
Distribution Policies Plan specifically allocates the number of

" new residential units to be added to the existing supply for
each management unit and the percentage distribution to be
achieved by structure type and occupancy mode,

\.

——

i
/

ECONOMIC DEVELOPMENT STRATEGY PLAN . _

. \\\ Sl ~— — _
Economic development relationships essentially flow frem_commercial and
industrial land development, The growth management stragg§§\is\essentially

one that says: In order to establish a more balanced tax base béEWEén
residential and non-residential taxpayers, the City's goal is to make it
possible for a cextain percentage of jts tax base to he comprised &f non-
residential assessed valuation., For this reason, discussion of—an. economic
development strategy is invariably concerned with commercial and industrial \l~
development, The meaning of commercial should be construed to include

activities that are typically of interest to tourlsts. This acknowledges
Charlev01x s present tourist based economy,
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The Plan for Commercial Development

1.

The technique of estimating the potential of the City of
Charlevoix to attract customers to its commercial facilities,
particularly retail uses, was employed to determine how much
retail space could be supported under assumptions arrived at
in a market study,

A study of existing and future market potential for retail devel-
opment showed that the City's income base could support a sub-
stantial increase in floor space, Approximately 187,500 square
feet of retail floor space, under the ideal conditions described

in the Plan, could become a reality over time. Retail markets
which showed the greatest promise appeared to be those that would
serve existing and future populations likely to reside within

the Charlevoix market area. The potential or projected increase

is expected to occur over a period of time, if appropriate improve-
ments are made to make Charlevoix an attractive place to do business
in, Otherwise, the major portion of local market dollars will
continue to flow to the Petoskey and Traverse City markets.
Utilizing.the,appllcation'of existing ratios, it was decided- I
that an additioﬁél—l?;950.sqqare feet and 32,QOO'quare-feét,~
respectively, of service:and office.space could be.supported.

Hotel/motel space could increase from 183 units to 452 units.
S5chematic site plans show how this can be accomplished in the
section on Waterfront Planning, i

The total net additional investment from potential commercial
expansion is estimated to be twenty-one million dollars. This
will require the use and/or re-use of some twenty-seven (27)
acres of land, which represents 1,7% of the total land area in
the City, This increase will represent 11,5% of the future

assessed valuation of the City.

The economic development and growth management strategies are
structured to identify the magnitude of commercial and industrial
development that must take place to achieve a planned distribution

" of tax baseé in which sixty percent (60%) is based on residential

valuation while forty percent (40%) is based on commercial and
industrial valuation. Out of this technique is determined the
target for industrial development as represented by the following
table,
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PLANNED DISTRIBUTION OF ASSESSED
VALUATION FOR GROWTH MANAGEMENT STRATEGY

Existing Planned State Total State
State Equalized Equalized Valuation Equalized \
Land Use Valuation(l198l) 5 Increase(1980-2000) § Evaluation § Distribution
Residential 35,520,000, 17,700,000, 54,220,000, 60
Commercial 8,786,700. 10,500,000. 19,286,700.
Industrial 1,266,1300. 9,800,000, 11,046, 300. 40
Personal (Commercial
& Industrial) 1.948, 700. 3,478,100, 5,426,800.
_TOTAL 48,521,900, 41,478,100, 89,999, 300.

7. Appropriate locations to achieve commercial development
goals and the recommended development emphasis in each area
are shown in the Commercial Development Policy Plan.

Downtown Development Strateqgy . -

Clearly, the most visible change is expected to occur in the downtown
area. Under the Waterfront Areas Management Plan, schematic site
development plans were prepared for waterfront related areas whose major
deﬁélopmént emphasis would come from .the private sector. One of the - -
plans is ‘a plan of redevelopment for-the downtown area which- includes
all of the land fronting orthe west side of Round Lake. The Downtown
Development Plan is intended to do. the Eoilbwing: : )
1. To capitalize on forecasted market conditions in the Charlevoix
area to support commercial growth and development in the downtown
area. This will help sustain the downtown area of Charlevoix
as an important central place for the transaction of businesses,
services and for social interaction.

2, The importance of downtown Charlevoix is clearly sustained by
its tourist economy which has even greater potential if local
decision makers are prepared to make the area an exciting and
attractive place to visit. - e

3. In response to both of the above objectives, which clearly
have important economic relationships, and will help materially
in achieving growth balancing goals, an urban design was
developed to include an extensive supporting public improvement
program,

4, The supporting public improvement program is essential to
making the downtown area effectively function to serve a large
trading and visitor population. It will also provide the
beautification measures needed to attract this population., A
key element of the beautification and environmental features
include the retention; expansion and restructuring of some of the
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public land on the west side of Round Lake. The goal of the
Plan is to make this real estate the most aesthetically
pleasing piece of real estate in the City of Charleovix, and
for that macter all of Michigan,

5. Additional public improvement elements of the Plan include
narrowing Bridge Street to provide more public space where
beautification improvements such as brick paving, planter
boxes, street trees, benches and atractive street lights,
can be carried out., The Plan also graphically shows
adeguate off-street parking which may also require public
1volvement.

o, All of the above measures will require close cooperation

between both prospective developers and City officials, In -
Michigan, provisions have specifically been made for establishing
a Downtown Development Authority. The Authority would have
powers to execute a plan of redevelopment. The law also provides
financing techniques that avoid levying a special millage or
transferring the costs in any way to the general taxpayer.

.?lan for Industrial Development

1. “The_. decision to reserve adequate land area is without regard

— “to the-industrial development potentlal that the Clty of
Charlevoix may or may not have. The stronger position is one
which suggests that the Charlevoix area does not have strong
prospects for attracting a significant amount of ‘industrial
development, Nevertheless, if it is to achieve the growth
management goal then the City must exert special efforts and
at least reserve an amount of land commensurate with achieving
the growth management goal. To accomplish this, about forty-
six (46) acres of land should be set aside for industrial
purposes,

2. With respéct to the physical criteria constituting suitable
industrial land, the City does have within its boundaries land
that could meet the needs of industry. Two areas appear to be
suitable: (1) near the airport including airport land, and (2) the
land in the northeast corner of the City which is owned by the City
of Charlevoix,

Summary of Economic Strategy

The City should institute a comprehensive institutional, administrative
and financial strategy to encourage the program of economic stimuli and
diversification. Tax abatement should be limited to projects which
vrove economic necessity and define job creation,
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The following flow chart illustrates the way this may be achieved:
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WATERFRONT PLANNING AND MANAGEMENT STRATEGIES

The key strategy underlying waterfront planning and management concerns - --
was the balancing of the City's economic development and environmental
preservation interests., There is no question that the waterfront areas

in Charlevoix, and in particular the key role played by Round Lake, add
dimensions to Charlevoix's environmental quality that few other
communities enjoy. It therefore became critical that the planning and
management of this environmental resource had to be preserved in the
process of commiting some of this land resource to an urban type of use.
On the other hand, local decision makers and private property interests
realize that this land is a valuable economic resource to the City and

to private property holders on the waterfront as well., Certainly, the
economic base of the City of Charlevoix would be better off with reasonable
development of this valuable resource then would otherwise be the case if
a strict conservation point of view were to prevail. The trick is to

|

balance the two conflicting uses to achieve aesthetic and conservation goals

XXii

!



1

(

)

as well as economic goals and the rights of private property interests,
to the greatest degree possible, This, therefore, is what the Waterfront
Areas Management and City Master Plan is all about,

In order to identify geographic specific planning and management
strategies, the waterfront was divided into the following identifiable
segments:

1, South Lake Michigan Shoreline -- Pine River south to the
City limits. '

2. North Lake Michigan Shoreline -- Pine River north to the
City limits,

a. Dixon/Pine River Lane Section

3, Pine River Channel Shoreline =-- North and south sides of the
Pine River Channel from Lake Michigan to Bridge Street.

a, Park Avenue and Channel Section
4, West Round Lake Shoreline -- Foot of hill to Belvedere Avenue.
- a. . Downtown Development Section.. .a. - ... . S 7
5. . South Round Lake’Shoréline“i—;Bridgeigﬁfeétfto>Park§1§}and.
6. Morth Round Lake Shoreline -- Michigan Avenue to Park Island.
7. Lake Charlevoix Shoreline -- North City limits to south City limits.
a. North Resort Development and Residential Area
b. Lake Charlevoix North Beach (Depot Beach)
c. Chicago Club, Belvedere and Coast Guard Area
d, Park Island (Round Island)
e, South Resort Development Area
f. Lake Charlevoix South Beach and Launch Ramp Site (Ferry Beach)

Segments identified for private development potential include the following:

1. A four block downtown area where considerable private renewal
actions are expected to occur.

_2.,- _The-blocks lying north and south of the Pine River Channel from
- Park Street to Dixon Avenue, Between Park Avenue and the channel,
an executive conference center and support facility is recommended.
Presently, four residences are located in this area., North of
the channel to Dixon Avenue extensive renewal of the block lying
west of Michigan Avenue is expected,
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East of Michigan Avenue and north of the Channel, redevelop-
ment of the existing lumber company and marine service facility
property is encouraged. Specifically, the plan recommends
development of a hotel/motel facility to be integrated with

the operation of the Bay Queen cruise boat,

A major hotel/motel and supporting facility development is
recommended for the most northerly property in the City, on
Lake Charlevoix,

Redevelopment of the property lying south of the Belvedere
resort area property from Lake Charelvoix to the foot of the
hill is recommended, Mixed commercial and residential devel-
opment is viewed appropriate for this area. Some expansion
of the Ferry Avenue Beach will be possible as a result of the
abandonment of the C and O Railway and relocation of the
existing Ferry Avenue to the former railway right-of-way.
This proposal is graphically illustrated in the Waterfront
Areas Management section,

The removal of the C and O Railway line along Lake Charlevoix in the
- Citvy is a major recommendation of the Waterfront Management Plan,

- Segments identified for.public use or.maintaining the'statuswgpo:are

. as Eollows: ) S . o L e

1.

The land between Brfﬁée Street and Round Léke, from thélEHEF;;f.'

to Belevedere Avenue, with the exception of existing private
commercial properties fronting on Bridge Street, should remain
in public use. Restructuring of some of the public land in

this area to make the area a more dramatic public space is
recommended, This includes a recommendation to limit public
automobile parking in the area. The objective is to enhance the
use of this property for public community functions and for
general pedestrian passive recreational uses. The proposal also
includes a recommendation that more docking spaces be made
available to increase visitorship to the City from waterborne
vessels,

The two public beaches on Lake Charlevoix (i.e. Ferry and
Depot Beaches) should be maintained and their size should be
slightly increased as a result of abandonment of the C and O
Railway and the relocation of Ferry Street.

T

Michigan Beach, also known as Park Avenue Beach, should remain
as it is in terms of area., Access, parking and certain facilities
should be modified.

A pedestrian path should be provided on both sides of the Pine

River Channel making it physically possible to walk from Lake
Michigan to Round Lake, At the same time the north and south
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sides should be dramatically improved by an appropriate
landscaping theme,

5. The shoreline lying north of the Pine River Channel on Lake
Michigan should not be made available for intensive public
uses, However, existing public access points should be
maintained, :

III: PUBLIC AND SEMI-PUBLIC IMPROVEMENTS GUIDELINES

COMMUNITY FACILITIES PLAN- -

The Community Facilities Plan section 1s divided into three sub-sections.
These include; (1) discussion and analysis of future requirements for
public utilities, (2) community services, and (3) recreation and open
space. )

Public Utilities Plan

The- Public Utilities Plan includes provisions for wastewater pollution

“control¥facilities (i,e. sanitary sewers and treatment-plants; water

supplies and distribution;_

storm drainage, and electrical supply). -

Wastewatet Pollution Control”bt&n:;é-Thé;Cityféf’Cha:levoiX has a ﬁj{

~mode¥n activated sludge treatment plant, The following characteristics

and conclusions were assigned to wastewater pollution control planning:

1. The sewage treatment plant is designed to handie average flows
of one million gallons per day., This design flow typically
has a population equivalency of 8,000 to 10,000 persons.

2. Based on population growth assumptions for the City of Charlevoix,
including peak summertime conditions, the sewage treatment plant
is larger than is necessary to meet this peak condition.

3, The plant has adequate,gapacity to serve as a regional treatment
. . e . . -
plant. Additional—é&xpansion, if necessary, can be accomplished
at- the-existing site,

4, Existing problems which need to be addressed are entirely
within the distribution system, These include the need to
sepq£g;e~£he,remaining combined storm and sanitary sewer
Tines, Sanitary sewer lines need to be extended to the
Mercer Boulevard north area to facilitate the optimum use of
the land in this area,
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Water Distribution System -- The following characteristics and conclusions
were assigned to water supply and distribution planning decisions:

1. The City owns and operates a public water supply system
whose source-'is ground water which is supplied by Lake
Michigan, It is located near the Lake Michigan shoreline
at the Michigan Beach (also known as Park Avenue Beach),

2. The system is capable of pumping 4.32 million gallons per day
from three (3) we}ls, This capacity is more than adequate to
meet the needs of the existing population.

3. Pumping capacity will have to be increased to meet the demands
of anticipated growth to the year 1995, when total demands are
expected to be about five million gallons per day,

4, A portion of the City has four inch (4") distribution lines,
These are inadequate by today's standards and need to be
replaced,

S, The City has one operational elevated storage tank with a
capacity of 300,000 -gallons. Under normal circumstances the

" City will require additional storage capacxtv to Satle[

. recommended fire: preveutlon standards., .This may be postponed

_ due to the aVallablllt” of surface water sources to most-of

‘the City: : : T B

Storm Drainage Plan -- Storm drainage requirements in Charlevoix are
relatively isolated to those pockets of inland area that require collection
of surface waters and transference to surface water bodies, In those areas
where surface water 1s now collected by the sanitary sewer system, this

should be terminated and surface waters should be collected by an independent

storm sewer system.

If and when federal and state non-point pollution control requirements

are instituted, the City may have to construct a more extensive steorm
water collection system and create a method for treating the water before
discharging it into the lakes.” Natural solutions to storm water runoff are
always preferable to capital intensivé_§olution§3_ Wherever possible, on-

" site retention should be considered,

Electrical Distribution -- The City of Charlevoix is not a primary generator
or electricity, rather it distributes electr1c1ty via its own distribution
network, The electrical energy is purchased ed from-the Consumers Power

Company, Improvements in the distribution network will be requifred—from -~

time to time to meet demands from anticipated population increases and
economic activities that will require far more electrical energy.
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Community Services Plan

The Community Services Plan section includes a discussion and analysis of
the impact of those community services which will either require the reser-
vation of land or will demand a capital investment on the part of the City
of Charlevoix. These include; police protection services, fire protection
services, library services, educational facilities, health care facilities,
cemetaries, and public administrative space needs,

Police Services ==~

1, The City of Charlevoix Police Department includes six (6) police
officers, a chief, an assistant chief, a secretary/dispatcher,
and four (4) patrol police officers,

2. The existing space and potentially available space in the City
Hall is adequate to accommodate any anticipated staff increases,

3, National police manning standards suggest 1.25 police officers
for each 1,000 persons in cities similar to Charlevoix as being a
reasonable goal, Under this standard, and accounting for a peak
summer season population, the size of the police department could
justifiably be increased over its. preserit compliment of police’
officers., Other Eactors}.h0wever, also must be-considered-in such’
a decision, not -the. leaat of ‘which is the year round tendgncy
for criminal activity in- the community .

4, Areawide police enforcement economies for both the City and its
-surrounding townships could be achieved .if contractual services

were engaged by the townships for police protection,

Fire Services =-=-

1, The City has both full-time and on-call fire protection personnel.
There are three (3) full-time firemen, consisting of a chief,
e assistant chief, and one firefighter. The remaining personnel

includes seventeen (17) volunteers.

2. The fire station is housed at the City Hall in the downtown
area, Some ancillary space is available for future use in a
building located in the same block as the main station.

3. Major fire fighting apparatus includes three trucks with storage
and pumper capacity.

4, Appropriate manpower and equipment standards espoused by the
Fire Underwriters Association advise that for a community with
a population of 10,000 persons or less, the following is
recommended; 1 fire station, 2 pumper companies, and 18 full-
time (or 32 volunteer) fire personnel. Combinations of full-
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time and volunteers are possible based on the ratio or one
full-time fire fiahter for each four volunteers, Pumper

company vehicles should desirably have a large holding and
pumping capacity, It is also desirable to have some ladder
capacity on the truck and a combination vehicle may be prefer-
able. Optimally, the fire station should be centrally located

if only one station is required, but the most immediate response
time should be to the area of the highest concentration of people.

At some time in the future, when a sufficiently large enough
area has dewveloped that is too far removed rfrom surface bodies
of water, an additional elevated storage tank will be necessary
to maintain flow pressures for fire fighting purposes,

An evaluation of the cost effectiveness of a new fire station
versus the future need to expand the existing facility is
desirable.

Cultural Facilities

The Cultural Facilitiés-section includes a discussion and analysis of

library and educational serwvices, Co -

~Library Services =-- .

1.

tv

The Charlevoix Public Library is owned and operated by the
Charlevoix Public school District and is located in the
downtown area in a modern facility on Clinton Street,

The library serves an area larger than the City.,
Based on library planning standards, the library has no

deficliencies and is large enouyh to handle a substantial
increase in book volumes,

FEducational Facilities ——

1,

Educational services K through 12 are che responsibility of the
Charelvoix Public School Board, The district includes the City
of Charlevoix and all or portions of Charlevoix, Hayee, Evaline,
Norwood and Marion Townships,

There are three schools in the district, The high school and the
middle school are located in the City, while the elementary
school is located in Charlevoix Township, along a boundary road
with the City,
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3. Analiyses of Luture enrollment conditions do not suggest that
any increase in pnysical facilities and Land area will be
necessary in tne City of Charlevoix,

Health Care Facilities --

1. The primary s.rovider ot healtn care services is the Charlevoix
Area Hospital located just outside the City limits on Park
Avenue. The facility i3 a rorty-four (44) bed acute care
hospital whicn 13 administered by a non-protfit private
sorporation.

2, According to the Horthern Michigan Health Systems Agency, the
Charlewoix Area Hospitul will continue to serve i1 local yeneral
hospital function and will never develop as a regional referral
center. It is unlikely that any significant expansion will be
possible to this facilitv in the near future,

Cemetaries --

1. Botii the City ~f Charlevoix and the Roman Catholic diocese
provide ceme-ar, taciklities. Bboth have ade.juate -sites to take
care or long term burial requirements, - .

sovernmencal Administcrative Space Facilities =-

1. The present Charlevoix City Hall has adequate space to take
care of the small increase in City Hall staff that is likelv to
occur between the present and the future when total development
of all of tle land in the City is completed,

2. Should additinr.al administrative space be reguired, it would
(-xobably be more cost etffective to extend the City Hall into
the area now hnusing the fire station and to build a new fire
station in an ejuully appropriate location that would afrord an
immediate response time to the congested business districet.

3. Should expansion of the County Courthouse and general administra-
tive space be required, it should expand into adjacent areas, It
is important that county facilities be retained in a downtown
location bkecause this improves the year round market condition for
retail, service and office activities.

Open Space and Recreation Plan

The purpose nf the Open 3pace and Recreation Plan is to determine the amount
nf land and the type or recreation facilities that should be in place relative
try 4 given 20 ulatisn si1ze. These relationships are typically based on
recommended national standavrds, These standards are employed in this work,
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L. An analysis of land area now committed or potentially committed
to public recreational uses (i.e., school grounds, etc,),
suggests that the City has an adequate supply of land to satisfy
the standard of 10.5 acres of land per 1,000 persons in the
population. This condition also holds for the projected popu-
lation size of the City,

2, Because of the limited size of the permanent population, it is
not required that certain capital intensive recreation uses be
provided (i.e. indoor swimming pool, artificial ice skating
rink, multi-purpose recreation center, etc.), This is not to
imply that the City should not provide these recreation facilities
if it can afford to do so. '

3. The City should acquire by outright purchase, purchase of
development rights, or use by easement, the pedestrian and
park linkages recommended between Lake Michigan and Round
Lake, It may be advisable to require an area of greater depth
on both sides of the Pine River Channel than is necessary to
accommodate a walkway. The U.S, Corps of Engineers now has an
easement that permits a continuous walkway, A wider area of
land is however recommended. This would provide land area for
the kind of park amenities needed to make this a most desirable
leisure time recreation -experience. Landscaping in tiis area, -
however, should not require a high level of maintenance,..

4, In other waterfront areas where private develgpment is encouraged,
the City should utilize zoning incentives or perfo¥mance measures
to encourage private property owners topreserve public easements
to the waterfront area. If this technique 1s successfully
utilized, then technically, a pedestrian easement could be
maintained throughout all of the Charlevoix waterfront area.”

5, A bikeway path system is seen primarily as a recreation resource
and secondarily as a transportation feature, Consequently, it
is discussed as part of the Open Space and Recreation Plan
element of the Master Plan., A bikeway path plan map is included
in the Recreation Plan, Approximately 2,5 miles of bikeway is
suggested for a population of 5,000 persons,

Community Facilities Plan Map

A Community Facilities Plan Map is included in the main Plan document as- -
a graphic summary display of all of the public and semi-public facilities
that are essential to the well-being of the City of Charlevoix. The Map
displays all existing and proposed recreation spaces, cultural facilities.
schools and government buildings,

TRANSPORTATION PLAN

The purpose of the Transportation Plan section of the Waterfront Areas
Management and City Master Plan is to provide recommendations for various
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forms of transjortarion that will be needed to achieve the City's over-
11l develorment strategy, These include streets and highways, public
transportation, and other transportation features such as railways,
alirports and waterways.

“1ajor Streetr Plan

L,

L

A hierarchial svstem consistent with federal guidelines was
devised to indicate the importance of streets in the City
ol Charleveix,

Tne hierachiy is described as tollows:

Principal Arterials --

1. Bridye 3treet, Michigan Avenue and Petoskey Avenue
system rrom Highway 66 junction to the north City
limits,

D. Park Avenue from Bridge Street to State Street,

o State street from Park Avenue to Hurlbut.

. HMLINOor Arftetrials —--

a3, State Street from Hurlbut to Bridge Street junction.
b. Highwa ' 66 rrom Bridge Street to City limits. <

<. Bridge Street/Highway 31 from Highway ¢6 to the City
Iimits,

4. Petoske Avenue/Highway 31 from Mercer Boulevard to
the mnst easterly City limits.

since princijal and minor arterials are the subject of federal
nighway financial aid, we will not concern ourselves with
identification of collector streets,

Arterial streets may have to be widened to four (4) lanes when
trarfic volumes warrant this widening, In the event that this
is physically imjossible, then consideration should be given
to designating a one-way street system to compensate for the
physical inability to widen streets in response to traffic
demands, This type of situation is now apparent with resgpect
to Bridge Street between Hurlbut and the Pine River bridge,
Consequently, the street plan recommends making Bridge Street
a one-wav (northbound) street between Antrim and Park Streets,
T, comylete sperational requirements, Park Avenue would also
have to be a one-way (westbound) street from Bridge Street

to State Street.
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Other Transportation Plan Elements

Other Transportation Plan Elements include; railways, the Charlevoix
alrport, waterways, and buses, These are discussed as follows:

Railways --

1, The plan recommends acquiring the now abandoned railway line
between the channel railway bridge and the south City lLimits
and converting this land to urban uses., North of the
rallway bridye occasional rail service is in effect,
however, 1t is recommended that this portion of the railway
right-of-way also be completely abandoned and converted to
urban uses.

2, The existing railway could remain in effect up to the north
City limits as proposed in the Waterfront Management Plan.
This would facilitate a railway turnaround in the event the
service between Petoskey and Charlevoix 1s considered
ecoriomically advantageous,

Charlevoix Airport --

L, Retention of the airport could be important to thé long range

ecoromic yoals of Chatiéypix; Improvement: at the airport
should be made as dir traffic conditions or, new economic
enterprise demands. i

Waterways --

1, Commercial/industrial groduct shipping is not now important
to the City's economic development goals, Waterborne trans-
portation is primarily tourist oriented. Every,thing possible
should be done to meet private boater demands because of
economic spillovers to the City's commercial areas and to
the downtown areas in particular,

[

A cammercial harbor (i.e., freight terminal) in the City of
Charlevoix was not determined to be in the best interest of
the City's environmental goals, Commercial docking facilities
in connection with the Medusa Cement Company in the township
could be expanded if necessary to meet commercial shipping
requirements.

3, The County Economic Development Corporation could enter into
an agreement with the Medusa Cement Company to expand freight-
waterborne transportation possibilities for the general
Charelvoix area,
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Public Transit (Buses) =--

l,

IV:

A countywide demand response bus system is in operation at

the presen. time, The plan recommends retaining this service
because it could have important long range benefits to
proposed developments, especially in the downtown area,

IMPLEMENTATION GUIDELINES

COMPREHENSIVE GENERAL DEVELOPHENT AND WATERFRONT PLANNING AND MANAGEMENT

STRATEGIES PLAN

The final chapter of the above captioned plan includes a composite plan
map which constitutes the official Land Use, Community Facilities and
Transportation Plan Map., This section also describes some of the ways
in which the City should immediately act to help carry out the Master

Plan.

The following actions should be initiated to implement this Plan:

A new comp-rehensive zoning ordinance document and map should
be prepared .. This document should reflect the kind: of
regulations required to implement land use and sypecific
deue[opmenc%stréteqies described in-the Plan, A zoning _;Tm
ordinance should specifically set out regulations for the
use of surface water near the shoreline and shoreline land -

to prevent erosion and reduce non-point source pollution.

The Charlevoix Downtown Development Authority should consider
adopting the Downtown Development Plan portion of the overall
Master Plan ias a Jeneral juide to how the land in the
downtown area should be used.

The Charelvoix Downtown Development Authority should also
initiate refinements to the Plan, These rerinements should

be in sufficient detail to permit cost estimating and the

taking of bids. This level or plan development is also essential
to the preparation of a financing scheme,

The City should review all of its environmental codes to
ensure that they can achieve the standards described in the
Master Plan., It is important that the City should act to
adopt a housing code (i.,e, minimum standards of housing and
housing occupancy), in addition to miscellaneocus ordinances to
control blighted land uses, junkyards, etc, Concurrent with
these actions, the City should expand its staff resources to
adequately administer these codes,
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The City should act expeditiously to adopt both a short
range and a long range capital improvements program,

This would be based on facilitating the infrastructure
requirements oi the various areas described as having
development potential. This is essential to achieving
growth balancing goals. Priorities should include the
extension of sewers and water lines and comglimentary
improvement of roads tor the land between Mercer Boulevard
and Martin Road, lying north of Petoskey Avenue (U.,S, 31).
This will racilitate 4qualifying the area as an Industrial
Park.,

The City Council is encouraged to use all incentive

measures at its disposal to encourage environmentall sound
development.
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REGTONAL PERSPECTIVE AND LOCATION

INTPODUCTION

The Jity of Charlevoix is hereby directing its Planning Commission

to cause to be developed a Comprehensive Development and Waterfront
MAana jement Plan. The Plan is intended to recommend strategies that
will coalence private und public decisions to achieve the followina:

t1) T2 cause the natural, phvsical and r'inancial resources of
tne City to be used to bring about a balanced environmental
and financial structure that will meet the wishes of the
citizens of Charlevoix.

vi1) To permit its lani resources and rinancial capabilities to
be used to achieve develonment and growth opportunities

—_— without aestroying the intrinsic charm which characterizes

the Crryv of Charlevoix. 1n this sense, physical development
should not be overvowering, but racher, consistent 1n scale
with the perception of "™small towness”.

A{iii) To encourane econcmic development that will- provide for
: a less seasonal nature in the intensity of social aund economic
life ol the City.

i1v)  To desiin 4 stratedy by geographic location ana functional
wtivity (i1.e. novusing, commercial and incustrial sections)
for assisting the private 3ector in achieving the Citv's
-environment il und clevelopment oufjectives.

{2y Tn ntilize federal and state resnurces and j.roarams, wherever
thesg sce-aviilavle thothe Jity o1 parlevorx, e vrinj about
- vers deve Lopme trace jy.

___—the ove all developmenc s e

The Plan will specifically include a comprehensive way of dealing with
the City's waterfront areas. The .public.participation process clearly
established the objective oL utilizing the waterfront area as an economic
resource without destroying its intrinsic value,

The ubove is a departure trom a more traditional Master Plan, nevertheless,
the product of this planning activity will include the traditional pre-
requisites of the so-called Master Plan. The Plan as herein defined will
include a future land use, community facilities and transportation plan,
however, these will be structured to achieve environmental and economic
d=eropment jouls as described sbove, with particular empliusis on munayiny
the City's waterfront resources.
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REGIONAL PERSPECTIVE AND LOCATION

The City of Charlevoix is located in northwest lower Michigan on Lake
Michigan (see Map #l1)., The City enjoys a unique waterfront orientation
because of its relationship with respect to Lake Michigan, Round Lake,
and Lake Charlevoix, The City of Charlevcoix is not directly accessible
from the Interstate Highway system. Interstate 75 lies some forty (40)
miles east of the City. 1In addition to Interstate 75, U.S. Highways 31
and 131, and State Highway Routes 32 and 66 provide major highway access
to the City of Charlevoix. Highways 31 and 131 are major links with
Grand Rapids and western Michigan urbanized areas, while I-75 provides
access for the southeast Michigan area (see Maps #2 and #3).

Other transportation elements which relate the City to regional and
national markets include Lake Michigan, the Chesapeake and Ohio (C & 0)
Railroad, and a general aviation airport, Air transportation is enhanced
by proximity to major statewide airports at Pellston (35 miles to the
north) and Traverse City (50 miles to the south),

While the City is not as well situated relative to major transportation
services as many other communities in the upper portion of Michigan's

lewer peninsula, nevertheless, this .may be offset by the aesthetic

quality ot its location, .This Tan:be an important factor in attracting

certain economic activities ‘that can. be .supportive of the City's ™ _

development goals. A - s
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"and foundation condltlons, respect the agricultural lmportance of some - -
soils and protect the orlglnal character ot the - landscaoe to che extent |

© Scope

NATURAL AND PHYSICAL RESQURCE RELATIONSHIPS

INTRODUCTION

Natural and physical resource relationships to community and economic
development planning will be based on Erior studies engaged by the
Charlevoix County Planning Commission.

History provides many examples of situations which support the theory
that urbanized communities should not be allowed to occur in total disregard
of environmental conditions particularly those having to do with natural
and physical phenomena acting upon the area. An urbanized community can
never be planned and designed in total disregard of its environment upon
which it cannot be just imposed. It must fit at least with the topo-
graphic limitations of its territorial area. The natural resources and
physical features if totally respected can reduce the need for man-made
modifications -necessary to respond to any failure to account for natural
conditions. Such examples include man-made modifications as storm
drainage works, dams, and similar public works facilities, Fundamentally,
an urban community should incorporate the landbcape of its site as an
integral part of its plan.,  The plan must take account of geographlcal

that is possxble. _ R S

//
The purpose of the study of natural and physical featuers and resources-

as they exist in the City of Charlevoix is’ to\condltlon the way the land
will be used. They alsoc help determine non-use areas-attributable to
preservation or conservation concerns, or due to other conditions that
may affect the intensity of surface use. It is also necessary to deter-
mine if there are any mineral resources that will affect the use of land,
and consequently economic activity.

For the purposes of this work, natural resources and physical features

have been grouped. Natural resources include soil type and quality and
related agricultural potential, mineral deposits indicative of subsurface
and surface geological conditions, water quality and availability,—and— —
climate and related characteristics, Physical features include topo-
graphical conditions, water bodies, rivers, wetlands, floor plains,

scenic areas and woodlands, While existing land uses and related highways

|

L charlevoix County Environmental Features Survey and Charlevoix Region Compre-
hensive Plan, Report One. The nautral and physical features of the City of
Charlevoix could not be mapped because variations in the natural features at the
scale of the City showed such uniformity as to make mapping inappropriate,
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. have sllqht llmltatlons for :drban development.,2 ~The exceptlonito this

and utilitcies are appropriate for discussion under physical

features, nonetheless their special significance suggests separate
discussion, It is also recognized that the above grouping may be
argumentative. One might argue that woodlands, for example are

natural resources and not physical features, These arguments are
irrelevant in that the objective of the discussion is primarily to assist
us in determining land suitability for urban development and the grouping
is aimed at providing guidance for optimum urban spatial form.

NATURAL RESOQOURCES

Soils

The importance of soils is greatest in aréas where development is expected
to take place in the absence of a public sanitary sewer system. Because

of the availability of sanitary sewers in the City of Charlevoix, soil
conditions become less of an impediment to urban development. Soil
conditions relative to slopes over 12% do pose a problem regardless of
sanitary sewer availability. Therefore, combinations of certain soil

types and steep slopes are generally considered areas of "severe limitation"
to urban development _'f‘ - C : ’

The referenced work ad‘lses that. 5011

;condltlons in the Clty of Charlevoxx
.catedorization- would be thnse .argas-of -the C1t" where - slopes‘exceed 12% 5
However, even in these areas, spec;al bu1ld1ng techniques can’ be utlllzed
to overcome potential erosion problems-caused by excessive amounts of
impervious cover on steep slopes duripg'construction.

Agricultural Productivity of Soils

Because th@ land supply in the City of Charlevoix is, with minor exception,
used for urban purposes, any consideration of preserving land because of
its agricultural potential cannot be supported. Clearly the vacant land

is needed to meet the demand for new urban growth,

Climate

— - - / -
Prevailing winds and atmospheric conditions should have some influence

on the way the land ought to be used., The climate of a region increasingly
plays a role in determining new economic activity, either of a permanent
or a seasonal nature,

The following information provides an overview of climate conditions
which prevail in Charlevoix County.

2 Ibid and Soil Survey of Charlevoix County, Michigan, 1ISDA and SCS,
May, 1974,




TABLE 1
SUMMARY OF RELEVANT CLIMATE CONDITIONS

Climate variables Average Condition Extreme Condition
Coldest Months(January-February) 21,9° F - 21.1° F -39° r
Hottest Month (July) 69.1° F +103° F
Annual Average Temperature 45,0° F

Average Rainfall 32.2 inches -

Average Growing Season 130 days -

Average Annual Snowfall 79.2 inches -
Elevation Above Sealevel 590 feet -
Prevailing Winds Westerly -

Atmospheric conditions are generally good for avoidance of air pollution
given reasonable attention at the source, The wind speed and potential air
mixing height throughout Michigan generally moves the air masses out of the
state quite quickly. The potential for occurence of inversionary conditions
is quite limited.

- One of the more direct results of climate upon Charlevoix is its relationéhip
to tourism and recreation which comprise the major portlon of the area's
economic. base, The amounts of. snow. for ski resorts and the auratlon of the -
_navigation season-are but two.of the basics dependent upon the. cllmate and )

..weather of the region. The-popularity of winter.sports:- has-been a. cont1nu1ng'

asset to the economy.of the Charlevoix region. Heavy snowfalls coupled with

rolling and rugged topography have resulted in the region and areas east of

it becoming the major winter sports paradise of Michigan.

In summary, climatic factors which prevail in the Charlevoix area should

not pose any constraints upon the potential of the City.to experience urban
growth, Indeed, they tend to be more positive than negative, without regard
to economic conditions which prevail in Michigan., National population
statistics support the premise that there is a movement of population to small

towns with above average environmental qualities, hence the larger than average

statewide growth in northwestern Michigan communities,

Geology - ~——— .

Several previous studies chronical the geologic history of the Charlevoix
area. In keeping with the central thrust of this Plan, the issues are
always: What are their implications for community and economic growth? For
the purposes of the Plan, we will want to know if there is any commercial
value in exploiting these geological features,

While published data from the Michigan Geological Survey Division advises
that the principal mineral deposits include sand, gravel and limestone,
nevertheless, the limited geographic space of the City would indicate that
mineral resource deposits are unlikely to have any effect on the City's
development decisions,
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Of particular importance to land use vlanning decisions is the relationship

of bedrock to the surface of the ground. Geological data advises that the
bedrock generally throughout all of Charlevoix County is buried beneath a
substantial glacial overburden, Therefore, there are no limitations to

normal excavating and construction procedures resulting from the presence of
bedrock or outcroppings at or near the ground surface., However, the nature

of the glacial overburden 1s quite stony in the northwestern part of Charlevoix
Township and the close surface proximity of rock provides poor ground drainage
conditions, '

Ground Water

Ground water supplies for domestic consumption or other urban purposes are

not a major consideration, given the availability of unlimited sources of
surface water supplies, The City of Charlevoix has a municipal water supply"
system emanating from Lake Michigan, Therefore, ground water is never expected
to become a resource which adversely affects development decisions.

The circumstance is fortunate -because ground water gources are of such-a
nature that they do not support high yield wells. Generally, wells will yield

less than ten (10} gallons per minute. - _ .

Drainage . T : e

~:=to surface bodies of watcr,,sugqesf* hat- surface dralnage is’ not-a majoL c1ty—

wide problem, There could be small pockets of land where adequate surface
drainage is dependent upon a storm dralnage systemu . ‘

The guality of the surface waters is essential to the City's economic stability
goals (i.,e. tourism) and to preserve the aesthetic endowment it brings to the
Cityv of Charlevoix. Therefore, it behooves the City to insure that surface
water runoff is clear of contaminents and that no sewage is allowed to get into
the storm sewer system,

PHYSICAL FEATURES

The physical features of the City of Charlevoix and their relationship to
community and economic development are described as follows.

Topography

Local topography can be described by measures of relative relief and slope.
Relative relief is the difference in elevation between the highest and lowest
points in a given area, The slopes created by these differences become most
significant for their scenic and recreational values and are consequently the
most important reason for studying the topography of a local community. The
studv of slopes also has importance for urban development and intensities of
land use., Generally, slopes in excess of seven percent (7%) should not be
intensively developed, while slopes of twelve percent (12%) or greater should
not be developed,
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Much of the Charlevoix area consists of a level-to-undulating plain. The
City of Charlevoix and Charlevoix Township both fall generally within this
classification with the major exceptions being found immediately adjacent
to the lakes, in the dune area north of the City, and also in the southern
extremity of the Township.

- Within these areas there is a total difference in elevation of approximately
one hundred and sixty (160) feet from Lake Michigan to the tops of the hills
south of the City. The highest dunes are about twenty (20) feet lower than
tnese hilly areas,

Topographical conditions in the City of Charlevoix do not present any serious
impediments to development. The areas of appreciable slope should not be
intensively developed unless mitigating measures are taken to limit the amount
of exposed ground cover, particularly during construction,

Woodlands

Throughout the residential neighborhoods in the City there is a high level

of mature hardwood trees. The few vacant areas that potentially are available

.for development are not'iextensively wooded, Areas of poténtial renewal such -

as-the few opportunities that exist around Round Lake and the navigation channel -
ﬁé.good tree growth. Redevelopment plans should preservé the existing tree _

*growth to whatever extent is-possible. : s :

"7 Since we are not dealing with extensive new development in areas presently

vacant, the role of wooded areas as shapers of urban growth is not as significant.
However, new development and redevelopment is a continuing possibility requiring
local site plan approval. This administrative process could be very helpful in
rreserving existing wooded areas or individual stands of trees. These are
situated generally throughout the City and add immeasurably to the beauty of the
City. ’

Water Bodies, Wetlands, Floodplains and Streams

The City of Charlevoix is well endowed relative to its location to water bodies.
Essentially, the majority of its corporate boundary is contiguous to either Lake
Michigan or Lake Charlevoix, while through the middle lies Round Lake and the
navigation channel to Lake Michigan and Lake Charlevoix. The land areas adjacent
and near these bodies of water have a slope relationship that, if properly utilized,
could provide a water view to a substantial amount of land in the City.

Development near these areas must not be concerned so much with a flooding
condition as opposed to the cycle of highs and lows associated with the
Great Lakes system., Of course, land development adjacent to Lake Michigan
must recognize the potential for storm damage,




SUMMARY RELATIONSHIPS OF NATURAL AND PHYSICAL FEATURES TO URBAN DEVELOPMENT

A review of the natural and physical features and resources as they are known
to exist in the City of Charlevoix are not considered to have potential
negative impacts on the appropriateness of urban development., Indeed, some
of these features that have a direct impact on the quality of the urban
environment have contributed to the intrinsic beauty and charm which charac-
terizes the City of Charlevoix. In essence, the existing fabric of urban
development has to a large extent capitalized in a sensitive manner on these
resources., They include, in particular, water resources and the relationship
of the land to the water resources. Topographical conditions and the use of
the land, for the most parrt, has been carried out harmoniously.

Subsurface geological conditions and the relative absence of scarce mineral
resources have been favorable for urban development. Soil conditions, while
appropriate for non-sewered development, are nevertheless not a factor because
of the availability of a public sanitary sewer system, Likewise, the abundant
municipal water source has lessened the SLinchance of otherwise low ’
productive ground water supplies. -




POPULATION PROFILE AND FORECASTS
INTRODUCTION

This section will be concerned with a discussion of population characteristics
and the likely size of the population at some future date., This is important
for land use planning considerations, inasmuch as the size of the population is
directly related to the service requirements of community facilities, market
relationships for commercial types of activity, and importantly, housing require-
ments,

Unlike the State of Michigan, which experienced its lowest post World War II

growth in the 1970 and 1980 decade, the northwest 10 County Region experienced
its highest rate of growth. Population change phenomena in Michigan definitely
appears to be one primarily of redistribution from the central cities to the

suburban and rural areas, and to the northern part of the lower peninsula. Whether
this condition will continue in the next decade is difficult to assess, however,
it would appear more likely to conclude that a condition of stakility is taking
hold in the southern half of Michigan and that henceforth population growth-in

Michigan generally will have to result from the creation of new jobs. The question’
then becomes one of competition between the lower and upper portions of Michigan,

- CURRENT POPULATION SIZE AND CHARACTERISTICS ) =

-~ .7 -+ .-"Historical Growth Characteristics and Total Size-

- The relative rate of past growth is an .indicator .of future population .growth.
To show the relative ‘@ttractiveness of the Charlevoix area, comparisons are
made with the State of Michigan and with the 10 Counties in the Planning
Region. ~-These are shown in the following Table 2:

TABLE 2

POPULATION CHANGE FOR
CITY OF CHARLEVOLIX, CHARLEVOIX
AREA COMMUNITIES, 10 COUNTY REGION
P & D, AND STATE OF MICHIGAN

193)0-40 1940-5%0 1950-60 1960-70 1970-80
1940 \ Change 1950 A Change 1960 A\ Change 1970 % Change 1960 % Change
City of Charlevoix 2,299 2.1 2,695 14.7 2,751 2.0 3,519 27.9 3,296 =6.3
Charlevoin Area t 2,989 2.5 3. )82 131 3,557 5.1 4,931 18.7 5,249 6.4
Charlevoix County 13,031 7.7 13,475 3 13,921 -0.4 16,541 23.2 19,907 20,3
10 County P & D 2 129,036 7.5 135,388 5.0 139,017 2.7 158,133} 13.9 207,634 31.1
State of Hxénxqau 5,256,106 B.5 6,371,766 21.2 7.823,194 28.8 B,881.6826 13.5 9,226,981 3.0

1. Includes City and Townships of Charlevoix and Harion.

2. includes Antram, Benzie. Charlevoix, Bmmet, Grand Traverse, Kalkaska, Leelanau, Manistee, Missaukee:
and wexford.



From 1950 to 1980, the Charlevoix area showed a constant positive growth

rate, even though the City itself experienced a decline in population between
1970 and 1980, Charlevoix County experienced a rate of growth between 1960
and 1980 considerably higher than the rate of growth attained by the State

of Michigan, Region 10, P and D also experienced a consistent positive growth
rate from 1940 to 1980, The growth rate between 1960 and 1980 occurred at a
much higher rate than the State of Michigan,

The relative attractiveness of northwestern Michigan lO County P & D region
is indicated by the following Table 3:

TABLE 3

POPULATION AND RANK ORDER COMPARISON
OF POPULATION CHANGE FOR COMMUNITIES IN 10 COUNTY P & D

Rank 1960-70 Rank 1970-80
Order 1970 % Change Order 1980 % Change

Antrim (6) 12,612 - 16,166 28,2
' Benzie . _(8) 8,593 3)=7 011,165 29.9
-CHARLEVOTIX (5) - 156,541~ S 19,907 203 - - -
. Emmet . (4)  -18,331 . 22,820 - 24.5 =l .
- Grand .Praverse (1) - 39,175 254,698 . 39.6 - -
——KalKaska T (10) 5,372 10,926 - 103.4 o
Leelanau (7) 10,872 13,872 27,6
Manisteée (2) 20,393 22,992 12,7 .
Missaukee {(9) 7.126 9,997 40.3
Wexford (3) 19,717 24,992 26.7
Region 158,222 13.9 207,634 31.1

The Charlevoix County growth rate has fallen relative to the other counties

in the Region 10, P & D area, Part of the reason for this may be that
Charlevoix and Emmet Counties are the furthest from the population south where
family ties, and therefore travel time, remains an important factor in reloca-
tion decisions, Nevertheless, the above two tables still show that the
Charlevoix area continues to experience population growth,

Population Characteristics

Lo
: [,
I TN N BN IS EE A BN BN S B B BN B B EE T =N e

0f most relevance to community development decisions with respect to the

characteristics of the population is age distribution,educational attainment and

income, A limited amount of detailed demographic characteristics is available
from the 1980 Census of Populaticn, Charelvoix, like the nation and the state
to a lesser extent, has witnessed a dramatic decline in the birth rate, family
size, and conseguently, the total number of persons under the age of 18 in the
population, A comparison between the 1970 and 1980 Census reveals that 29% of
the population is less than 18 years of age as opposed to over 39% of the



population in 1970. The median age of the population has increased from
26.5 years of age in 1970 to 31.6 years of age in 1980, The population
65 years old and older increased from 10,9% of the population in 1970 as
compared to 21.4% of the population in 1980,

Clearly, the population in the City of Charlevoix is older as evidenced by
the above data. Although the data is not available, nevertheless, statewide
data suggests that the population is better educated and has a higher income
in 1980 as opposed to 1970,

This data argues for directing community facilities and service investment
priorities towards those that tend to serve a more adult population. Similaraly,
it can be expected that a substantial portion of the over 65 years of age popula-
tion is retired, may have moved from the populated southern part of the state,
and is likely to be more fiscally conservative,

Minority Composition

Theifollowing table describes the minority relationship of the City's population
in comparison to that of the County.,

TABLE 4

. % DISTRIBUTION OF POPULATION ~ -~ . .. - -
sm e . =<5 BY RACE: CITY AND COUNTY (1980) -7 -

Am...Indian, “Asian and
Eskimo and Pacific
White .Black Aleutian Islander Other
City of Charlevoix 3,205 4 76 <) 5
Charlevoix Area - 5,105 5 91 15 9

Charlevoix County 19,511 15 325 38 18

The relationship of minorities to total population in the City of Charlevoix
and its surrounding area, 1is similar to that of the entire county. Nearly
three percent (2.,76%) of the City's population is comprised of minority popula-
tions, )

POPULATION FORECASTS (PERMANENT POPULATION)

Population forecasts are made with the intent of providing a general guide for
future facilities planning and urban land consumption rates. It is important to
note at the outset that population forecasting is not a precist science, becoming
more so the longer the forecast is independent of any likelihood that the City
and Charlevoix Township will be consolidated into one unit of government or that
any territory will be annexed.

I-14
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Population Forecast

» study of historical growth trends and new dwelling unit construction rates
provides a degree of certainty that the City of Charlevoix will shortly exhaust
available land supply to accommodate new growth. Therefore, the size of the
future population is clearly a function of the amount of land potentially
available for residential purposes, The use of all of this land is likely to
occur prior to the year 1995, considering the fact that less than one hundred
and twenty-five (125) acres are vacant, and of that, probably less than eighty
(80) acres are suitable for residential purposes, If the rate of new housing
which occurred during the past decade (i,e. 293 units) was matched between 1980
and 1990, the available land supply would be nearly exhausted. However, there
are redevelopment possibilities where it may be appropriate to develop land that
is now marginally used for higher density housing. This would permit the addition
of several more hundred units to the total housing stock,

Given this set of conditions, little point is served by utilizing traditional
population projection methods. An eétimate of the number of new housing units
that will be added to the City's housing stock and those that will be permanently
occupied, therefore, form the basis .for any forecast of population,

===+ -The most important variable related ko any Eorecast of the- absolute size by the

nopulation «clearly appears to be household “size. . The decade of the 70:s LOften- .
 times® saw a. dramatic decline in household size. as 'in. the case. of theél C ty .of

n:populatlon,,whlle at: the same thehp
wexperiencing-a- substantlal increase - -in-*tgtal.-housing: unlts,v Addltlonall,,

thls—n,
task is made more compllcated by ‘the competition that takes’ blace between those -
desiring to build for a seasonal population versus a permanent population. “This
variable alone makes it difficult to forecast the likely size of the City's
permanent population. A review of current housing information is confusing
because we cannot be sure of the extent to which seasonal housing now plays a
role in the determination of household size,

If the data is taken at face value, the following condition results:
TABLE 5

ESTIMATE OF HOUSEHOLD SIZE
BASED ON TOTAL YEAR ROUND HOUSING UNITS

1970 1980
Total Number of Total Number of
Dwelling Persons Per Dwelling Persons Per
Population Units Housing Unit Population Units* Housing Unit
3,519 1,486 2.4 3,296 - - 1,779 1.85

*Tncludes Permanent and Seasonal Year Round Housing Units



‘The above table indicates two things; (1) the national trend for smaller
household size and, (2) a possibility that a substantial number of housing
units do not contribute to the 1980 estimated size of the population because
these units are second homes and their owners are recorded as part of the
 permanent population of another community. The likelihood that the house-
hold size in Charlevoix is 1.8 persons in the permanent population is highly
unlikely, The actual reported median number of persons in occupied housing
units in 1980 was 2,13, Census data advises that 188 dwelling units are
seasonally occupied. This represents nearly eleven percent (10,6%) of the
total available housing stock.

The fact that the average household size, based on total housing units, is

so much below normal relationships suggests that a substantial number of seasonal
dwelling units are included in the total number of housing units in relationship
to permanent population. For example, in the case of Traverse City, the average
household size is ‘2,55 persons per household. No doubt even in the case of
Traverse City, household size is affected by the inclusion of seasonal housing
units whose households are counted as residing in another political jurisdiction.

If we were to assume that an additional five hundred and ninety (590) new dwelling
‘units (not including the houses that have been substantially rehabilitated) could
-be added to the Clty s. present housxng stock, the total number of dwelling units =77
would be about .two thousand three hundred X2,300) - welllng unlts,"Thls number
comes.- from the companlon Hou51ng Strateq{.’ Based on-the. eéxpectation ofjan average-
household size of -250.-to” 2 5 persons per"household the population of the C1ty

ETL qevelopment, based on’

1

today's boundarles.

There is no certain way of determining to what extent the number of new housing
units to be built in the City in the future will be purchased by second home
buyers (i.e. seasonal residents) who, therefore, will not contribute to the size
of the permanent population. The City's economic development strategy, if
successful, will reduce this possibility, because it will create competition
from potential permanent households, resulting from job producing activities.

Comparison With Regional- Planning Projections

Population projections prepared by the Northwest Michigan Regional Planning
and Development Commission, assumed to be based on mathematical and natural
increase/net migration techniques, advise as follows:

f
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TABLE 6

POPULATION PROJECTION
CITY OF CHARLEVOIX*

1980 1985 1990 1995 2000

Low High Low High Low High Low High Low High

4,260 4,771 4,686 5,240 5,155 5,900 5,666 6,347 6,220 6,965

1980 Actual = 3,296

* Source: Northwest Michigan Regional Planning and Development Commission

If this rate of growth holds true, it is estimated that the City would exhaust
its land supply by 1985. Obviously, the above proiections were miscalculated
at the time they were prepared, given the degree of difference between the. .
1980 range and the actual population in 1980, Additionally, it ought to

be obvious that the City does not have an adequate land supply to achieve the
year 2000 population range without considerable réedevelopment, utilizing high
density housing and possible intensive use of Lake Charlevoix frontage for
housing. A population level of. 6, 500 persons, based on the most likely house-

~hold size estlmates,'would requlte an addltlonal 825 to 1,475 new dwelllng
‘units. :This would. requxre
»uponﬂ»the numbér - of. dwelll_g:unlts per .acre, The CltV does mot have this. much—

'approx1matel;*105 to..200 racres of land, dependlng

vacant -or. marglnally develeped land avallable to.meet these total developmental
needs. =~ .- - : - -

The Forecast o ' R

In view of the above, it is certain that the City's future population size will

be a function of the number of new housing units that will be added to the City's

total housing stock, and by the percentage- of those units which are occupied by
persons who claim Charlevoix as their principal place of residence. Another
factor to be accounted for must include the most probakly size of future house-
holds, Concurrent land use stucies and in particular, an analysis of lands that
are now vacant or marginally developed, were evaluated as potential housing
sites. Through this evaluation process and the application of appropriate
density standards, it was decided that 590 new dwelling units could be added

to the total housing stock, In some cases, schematic plans of certain water-
front areas were developed for residential purposes.,

To get at the question of permanent population increases, certain assumptions
had to be made. Two assumptions made were that the percentage of seasonal
housing, relative to the total housing stock (i,e, 10.5% in 1980), would

remain relatively stabel and possibly decline slightly, Additionally, the
apparent vacancy rate in the stock of available year round housing units was-
determined to be unusually high in 1980 and should be reduced to approximately
three percent (3%) by the year 1995, Based on these assumptions and the
forecasted rate of growth for new housing, the following estimate of population
was developed for the years 1985, 1990 and 1995, Table 7 describes the growth
scenario.



TABLE 7

POPULATION AND HOUSEHOLD SIZE FURECASTS

1980 1985
Persons Per Housing Unit Persons Par Housing Unit
Total Year Round Per Occupled Total Year Round Per Occupied
Population Housing  Housing Units Housing Unit Population Housing Housing Units Housing Unijt
3,296 1.85 2.07 2.5] 1,665 1.9 2.05 2.4
Total {1779} 1.85 oe?n 1.9
Year Round {1591} 2.07 (1790} 2.05
Qccupied (1302} 2.53 11s27) 2.4

* The 1980 Census of Housing suggests an unusually high vacancy and/or available

for year round occupancy rate {i.e. 18%)

POPULATION AND HOUSEHOLD S1ZE FORECASTS

1990 1995 -
Persons Per Housing Unit Persons Per Housing Unit
Total Year Round Per Occup:ed Total Year Round ‘Per Occupied
Population Housing Housing Units Housing Unit Pgpulation Housing Housing Units Housing Unit
4,200 2.0 2.15 2.35 4,830 2.04 2.25 2.3
Total (2163) 2.0 (2369) 2,04
Year Round (1950} . 2.15 (2147} - o2

Occupied  (1787) _.. . - RV 2 L I (2100t

FORECASTS (SEASONAL ADJUSTMENT)  ° -

A seasonal adjuétment is necessary to account for the impact of population

on the City's essential services. Because the Comprehensive Development Plan
will consider essential community facilities and services, it is advisable to
estimate the peak summertime population because any population, either

permanent or temporary, affects the amount of commercial and service development.

The estimate of peak summertime population.should be accounted for in the
planning process and is based upon the following assumptions:

1, all housing units capable of being used year round will likely
experience a higher average household size during the months
of July and August, because of visits by family and friends.
Based on today's conditions, a household size of 2.5 persons
per household versus 1,85 persons per household appears to be
a reasonable estimate of the increased population likely to
occur in the summer months. This is expected to increase over
time because of the assumption that the average household size
will continue to increase as the economy of the area improves in
terms of a more stable job base. At the same time, seasonal and
permanent housing will also increase. Therefore, the size of the
future population during peak times will be greater than the
effect of housing relative to the population that exists today.

I-18
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Overnight tourist accommodations experience a high level of
continuous usage and, therefore, the continuous population that
they house affects the City's responsibilities and land use
character., An inventory of motels, hotels, and temporary
lodging facilities indicates that within the City limits there
are 189 living units, Their numbers are likely to increase
over time and will have a greater effect on the size of the
population,

Visitors who only spend a few hours in the City should not be
counted in the estimate and projection of peak populations
affecting community responsibilities,

Based on the above assumptions, the folloiwng estimate and forecast is
made of the peak population conditions during July and August,

TABLE 8

POPULATION AND HOUSEHOLD SIZE .
ADJUSTED FOR PEAK SEASON

1995

|

- 1980 ) . _ S
. -Neo. 0f . Averade-Hshd.-- No.-0f =~ - ~rAveradge Hshd. - N6:.Qﬁ;_
..-Hshds. - -Size Estimate-. Persons> ... -~ - Size Estimate Persons. -+
= 1,779 2:5 4,448 L 287 6,369,
189+ 2.0 378 2.0 900
4,826 7,296

*Existing and forecasted number of motel and hotel units.

The above estimates of peak population during the summer period of July and
August advise that the total population residing in the City is about
forty-fix percent (46%) higher, Further analysis is necessary to assess
the annual and temporary impact of this characteristic on sewer and water
consumption design standards. This analysis will be made in the Community
Facilities section of the overall Comprehensive Plan,




ECONOMIC PROFILE AND ANALYSIS

INTRODUCTION

The purpose of this section is to identify the kinds of economic

activity that contributes to the stability and growth of the

Charlevoix area. The kind of skills called upon by this economic

activity are important in determining the level to which property

owners in the City may aspire to the provision of community services.

Lastly, because economic activity leads to the creation of more jobs

that will cause population growth, it is important that this growth

be analyzed. Because an extensive economic base study is beyond the

parameters of this work, secondary>sources of data will be used to

make the above assessments. Economic activity in the City of Charlevoix

and the surrounding area will have an effect upon the City itself, and

in particular,the waterfront areas. Therefore, our concern with economic

growth conditions must transcend the City limits and, indeed, we must look
~ to areawide attractions which will have an economic impact on the City of

.Charlevoix and 1ts waterfront areas.

“INVENTORY.: --RETAIL, SERVICE AND OFFICE USES (RSO)

" The' retail; service. and ofEice'(RSO)'invehtoryﬁuLll'qlve usf_ohe‘perspective K
“on the nature’ of jbég;in the City of Charlevoix~and the ihﬁofgance of this. @ [T
activity relative to manufacturing jobs. The significance of the RSO uses

as economic activities will also be important in determining the opportunity
"to achieve growth management goals. The following inventory of RSO use
activities was made in April 1981, based on field inspection and local
assessment office records. Additional-investigation is necessary to deter-
mine the extent to which these activities contribute to employment opportunities.

" TABLE 9

INVENTORY OF
RETAIL, SERVICE AND QFFICE USES (06/81)

BUSINESS TYPE KEY NAME NO. OF SQ. FT.

(i) Food Stores 1 Edwards IGA 6,030
2 Oleson's Food Market 11,314

3 Wharfside Market 3,190

4 Gebeau's 912

5 Staley's Market 1,434

(6} Glen's Market 16,050

7 Holiday (gas) 3,920

8 Imperial (gas) 1,232

2 andy's 1,649

46,731

I-20
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I BUSINESS TYPE KEY NAME NO.OF SQ. FT.
(1i) Eating & Drinking
I on Map as Service) 1 Dufty's 4,840
2 Weathervane 4,505
3 Leutheusers 2,459
l 4 Murdick's Fudge (seasonal-
takeout) 1,875
5 Kentucky Fried Chicken 1,232
I 6 Townhouse : 1,890
7 Village Inn Pizza 1,974
8 Fireside Inn 3,056
9 Juillerets 1,560
l 10 Parkside (seasonal) 1,640
11 Topside 1,215
12 Dapper Dick's (seasonal-
l Downtown) ' T 1,200
13 Dapper Dick's (seasonal-
o " Northside) . . 1,418
14 Mont's (seasonal) ’ 2,447
l 15 " Boyg's Pastries : 1,500
- 16 Oscar's (vacant) 975
| ; 17 . Judy's” - -995
l 18-%77 Kings- "~ ' L 400
S : 19 “Dairy.Queen (seasonal) - L 448

M1 lkhouse. -7 *.- - - - 1,862 .
Pizza.Hut: . = . e T 1,860
. - ) - - . 2'.440:-‘.

L ‘.
! }\
\

\
11

3 Grey.Gables - s
Dairy Barn (seasonal) o 220
l s . . 42,011
(111) Wearing Apparel
& Accessories 1 Patricia's 1,739
l 2 Kaden's (vacant) 2,000
3 Goldens & Hamiltons (vacant) 5,389
4 Jeans, Etc. 767
I 5 Burnside's (seasonal) 2,800
6 Trading Company (seasonal) 430
7 Mettlers i 3,465
8 Careys Boot Shop 720
I 9 Trademark Clothiers 3,075
10 Shoe Shore : 71,000
11 Captains Kids 2,000
l 12 Orange Blossom Lane 1,000
13 Clothing Company 2,688
14 Bergeons - 1,512
15 Fays 720
I ' 29,303
I-21



BUSINESS TYPE KEY

(iv) Furniture/Home
Furnishings &

Appliances 1
2
3
4

(v} Building Supplies
& Hardware 1
2
3
4
- 5
6
7
8
9
10
.. (v1) Drug Stores 1
..» oL 2
3
(vii) Automobile Sales 1
2
3
4
(viii) General Merchandise L
(ix) Gasoline Stations 1
2
3
4
5
6
7
8
9
10
11
12

(x) Miscellaneous

Retail 1
2

NAME NO, OF SQ. FT.
Hess Furniture 3,712
Whitley's Floor Covering 3,960
Puff's Appliances 2,000
Jerry's Carpets 950

10,622
Haggard Plumbing & Heating 3,618
Finn Lumber 10,780
Bridge Street Hardware 3,974
Staley's Hardware 3,240
Cass -Supply 1,829
Boyne Auto Supply 1,680
Fotchman's Auto Supply 4,750
Gas Heat Installation 2,132
Haggards (storage & shop) . 2,500
Seeley Equipment ' 1,640

36,143
Dockside 1,987 -
Rexall

Crown Drug

Charlevoix 0Oil Company (vacant) 5,652
‘Kusina Motors 8,973
Village Car Care 9,000
Parsell Olds 3,323

26,948
Ben Franklin 10,000

10,000
Northside Standard 1,288
Woodland Oil - 462
Imperial Gas 1,232
Clark 01l 332
Gas (Zuppin Oil) 1,211
Holiday 3,920
Muma's Sunoco 2,340
Shell 1,226
Muma's 2,931
Gaskins 350
Texaco 1,290
Ikens (vacant) 1,440

18,022
State Liquor Store 3,348
Pine River Turf Center 1,920
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(xi)

BUSINESS TYPE

NAME

Country Place (vacant-Downtown)

Kitchen Potpourri
Apple Tree

Shop of the Gulls
Hess Music Shop
Art's (pottery shop)
Barb's Hallmark
Ceramics Fun

Howard Optical
Charlee's

Bahnhof

Silent Sports- { summer-Bull Frog)

Chelsea Cloth Shop

CRE Fisheries

Small Engines Unlimited
Charlevoix Creations
Michigan Officeways

Sears (catalog center)
Northwest Marine

-Landau Interior {(seasonal)
Wildwood B )
Fairport- Marine Electronics

_Literary News: ~= - e o -7

Pointner & Pajtas,AAttorneig'.

Dinwiddie & McGarry, CPA's
LaBlanc Insurance
Charlevoix Agency

Charles Elizinga Insurance
Don Berlage, Attorney

John Michaels, Attorney

"William Mosher, MD

John Ferguson, Surveyor
Colwell Realty

State Farm Insurance
Charlevoix Abstract
Northern Abstract

Robert Anderson, Optometrist
Lyle Ance, DDS

Robert Tollas, DDS

Dr. Mansfield

Roy Hayes, Attorney
Secretary of State
Robert Hoffman, Attorney

Sam Supernaw, Public Accountant

Michael Givvons, Attorney
Hugh Mason, CPA

William Bradford, Wood Realty
Linda Mason Interiors

I-23

NO.OF SQ. FT.

762
1,000
976
1,605
1,680
1,584
1,000
500
1,000
2,000
2,000
950

500
1,840
2,000
2,016
3,372
975
4,064
1,010

- 1,075
2,663

== 1,200
- 741,000

1,300
1,362
500
1,311
576
613
613
613
613
2,160
450
1,944
260
1,324
480
1,070
1,070
1,191
1,191
1,132
566
566
500
672
495



BUSINESS TYPE

39
40
41

[ .
O W W3OV w N

NAME

Jeffrey Ricks, DO

Nicholas DeYoung, Surveyor
Dr. Green, DO

First State Bank

Charlevoix Federal Credit Union

Charlevoix County Bank (main
office)

Charlevoix Properties

H & R Block (seasonal)

The Real Estate Place

Ski & Shore Properties

Thomas Realty

Family Federal Savings

Charlevoix County State Bank
(branch office)

United States Post Office

David Strawbridge, DDS

Michigan Bell Telephone

Hooker's Dry Cleaners
Skip's Launderette

Poly Clean

Aarctvark

Birdie's Beauty Shop
P.S. Added Touch

Gwen's Harbor View

Head Shop

Capelli's Salon
Bergmann's Barber Shop
Silver Cue

French Quarter

Cinema III

Seelye Printing

Kwiki Print

Charlevoix Graphics
Potter's Appliance Repair
Buday's Electronics
Peters Electric

Modern Upholstery

Tuff Kote Dinal (vacant)
Bellinger Marina

Ward Brothers

Lake Charlevoix Cable T.V.
Sheer Happilness
Winchester Funeral Home
Charlevolx Boat Club
Browe Electric

Irish Marina

NO. OF SQ.

FT.

1,344
400
500

3,400

3,460

4,393
1,800
900
500
1,250
552
1,408

2,688
2,583
1,906

12,210

62,566

1,280
1,900

~-1-,000 " -

1,000

510
1,000

1,190
-507
600
550

2,200

1,800
4,478
1,639
1,452
1,540
1,200
600
1,300
576
2,000
7.315
2,880
576
576
2,436
4,727
1,180
812

A
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BUSINESS TYPE KEY NAME NO. OF SQ, FT.

30 Irish Boat Shop (storage) 1,000
31 Beaver Island Boat Co. (Erber) 7.165
32 Betty White (boat storage) 6,080
33 Skip's Car Wash 2,100
34 Schacford - Rowe, Inc. (warehouse) 4,560
35 Jane Leiberman (boat storage) 1,440
36 Cunningham Radio & T.V. 400

71,549

The 1277 Census of Retail Trade advises that there were 100 businesses in the
City of Charleveix and that the total sales generated by these businesses

was $26,424,000.00. The April 1981 survey indicated an increase of six
businesses, while the number in the various categories showed considerable
correlation.

Economic Relationship

The statistics described above are economically significant to the City

- of Charlevoix and reflect the extent to which tourism is an important

ingredient in the growth and stability of retail and service uses. The
forejoing statement reflects the view that the amount of retail and service

_ uses in place. ls more-than is typical of a- communitj of:3,296 persons, unless
_that” community serves: a larger trade'area Market” support for the existing s

*ffretail space, based on the C1ty b~popﬁlat10n7alone, would require - a dlsposable R

lncome per hou:ehold of.-.over- SlZ,OOO_OO a
Condltlon seldom if ever ex~sts,;therefo

- 10 Q percent capture rate. .. This -
t.can be.concluded that the City's

’commerc1al potential is dffected by: tourlsm o a large' extent ‘and-to a trade

area that goes beyond the City's boundarles

Zmplo, ment Status Relationship

senarally, retall and service uses are characterized by lower paying
and part-time employment, There is no reason to think that this
condition is not also true for Charlevoix. Traditionally these
activities also provide more employment for females and teenagers.
The 1277 Census of Retail Trade advises that all businesses with
payrolls (i.e. 68) generated an annual payroll of $2, 799,000.00
and employed 396 persons. While manufacturing and other individual
type employment is higher, nevertheless retail employment
contributes significantly to the economic base of the City of
Charlevoix. A review of the 1970 Census of Population, "General
Social and Economic Characteristics", indicates considerable growth
in employment in the retail trade occupation. The tax base of the City
is mcore influenced by commercial than industrial property evaluation.

A market study dealing extensively with growth opportunities in retail,
service, and office uses will be undertaken in the Economic Development
Planning section, based in part, on the information contained in this section.



ALL INDUSTRIAL/MANUFACTURING - NON-MANUFACTURING INVENTORY

Industrially related development is important to the economic and
social stability of the community because 1t generally has more
permanent employment and higher paying jobs than are found in commercial
development. Therefore, industrial development is most important

to attaining growth management goals. The following, Table 10,
describes the industrial activities in the City of Charlevoix, the
number of employees, and land area unique to that industrial use.

TABLE 1V

INVENTORY OF INDUSTRIAL
LAND USE ACTIVITIES* (12/81)

City or Type of No. of No. of Land Area
Name of Industry Township Activity Employees Shifts (acres)
American Mold Twp. Component parts for 75
Eng. Co. ) plastic and die cast
M-66 mold bases
CHarlevoix HMachine Ciey Machine componehcs 10 - ' . :$5f’

B;Qduc;s - ST
Rt.. 1, Norwood Rd. ’

Charlevoix Mfg. Co. City . ~Machined aluminum 35 o i "= 4.82
- : - pistons o
Charlevoix Prod.,Inc. City Electrical control 5 ~3.16
P.O. Box 1l4 panels & automation
rollers
Freedman Artcraft City © Free-standing store 100 6.50
Eng. Corp. display fixtures
F.O. Box 228
Great Lakes Twp. Shipwreck furniture 2
Shipwreck Co. ’ & marine salvade
U.S. 31, South
Hoskins MIig. Co. Twp. Electrical residence 70 23.0
S. M-66, P.O.Box 38 wire
Hufford Industries,Inc. City Custom machines 34 .58
N.Petosky Avenue
Impac Tool Co. City Tool, dies and 10 5.25
401 W, Carpenter fixtures
Lexalite Intnl. Corp, City Lighting, traffic 134 3 .84
N. U.S.31,P.0.Box 498 signal components
I-26
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-Wojan Aluminum

City of Type of No. Land Area
Name of Industry Township Activity Employees (Acres)
Lietz Industries Tool & die pieces 8
N. U.S. 31
McCutcheon Boat Works Boat builder and 7
U.S. 31, South repairs
Medusa Cement Co. Twp, Cement 141
Bells Bay Road manufacturer
P.O. Box 367
Midwest International City Environmental 45 2.0
105 Stover Road equipment
Weather Shield Sports Twp. Cut and sew sports. 45

Equipment, Inc.
Petoskey Rd., P.O. Box 227

The Will-Flow Corp. Twp.
Rt. 3, Petoskey Rd.

P.O. Box 17i-

- City
Prod, "Corp. ) )
Box 91, -Stover Rd. -
Michigan Scientific City
Corp.,
Ance Road
Lake Construction Co. City
u.S5. 31
D & B Beverage Co. City
Ance Road
Bondeco Twp.

handling equipment

Stainless steel

o2

tanks

IT.Aluminum windows: T 24

“and_dgorsix. T

Research and 4
“development
Marine services 3
Distribution of ?
beverages
Kitchen counter top 2
lLaminators

* Source: R.F. Nino and Associates Survey, 1981
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The largest employer is the Medusa Cement Company, located in Charlevoix
Township just outside the City limits, 1In terms of land area, only a small
amount of land (i.e. less than three percent, 2.45%) is used for industrial
purposes. The assessed valuation of the industrial uses relative to the
total assessed valuation is not very significant, being less than three
percent (3%).

Wholesale Trade

included as a component of the industrial base. According to the

1977 Census of Wholesale Trade, there were seven (7) establishments )
with a payroll of $173,000,00 and seventeen (17) employees. The potential
of wholesale/warehouse operations to make substantial contributions to

the economic growth of Charlevoix would not appear to be very good in

view of the more predominant regional service role played by Traverse City
and Petoskey,

GENERAL ECONOMIC CHARACTERISTICS

The Northwest Michigan Regional Planning and Development Commission is-
responsible_for producing an Owverall Economic Development Program. Its

latest survey, dated March 1978, contains a substantial amount of .regional
economlc information for-all of the counties in. the region. The- flndlngs

of the study are,” in. all likelihood, equally valid. for the City of Charlev01x'
as - thev are. for the reglon, .and are therefore worth repeating. They--are as
follows, .- - - o

Wholesale establishments, for the purposes of the economic study, are I

Until the late 1950's the Region was largely undeveloped, with its ' _
economy based primarily in agriculture and tourism. During the last
decade, dramatic changes have occurred in the Region's economic
structure as a result of outside influences. A more prosperous and
mobile society, with increased leisure time, has provided impetus to the
growth of the tourism industry in- the Region. Innovations in winter
recreation and investments in winter sports facilities have been

further inducements to the expanding tourism sector, Simultaneously,
improved transportation links, and decentralization and diversity in
industry, have prompted many manufacturing firms to seek locations in
the Region,

In spite of the growth and diversification that took place in the ' I
Region in the 60's, the economy was plagued with problems, Heavy

reliance on industries which were both seasonal and low wage in '

nature resulted in chronic unemployment and underemployment, with I
many of the related disadvantages: out-migration of productive-age

workers, low labor force participation rates, and low income levels. I
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Analysis shows that the current decade in the Region has also been one
characterized bv yrowth in population, labor force, and employment, but
it also indicated that Northwest Michigan has not participated in the
increasing income levels being experienced statewide, and that the
Region's labor force continues to be plaqued bv persistently high levels
ol unemployment and underemployment,

The analysis also prrvsides some insights into the causes of the income
differential and the high unemployment rates being experienced in
lorthwest Michiyan,

Inzome levels sr=, in parct, a reflection of the prevailing wage and salary
lewvels in the area. The ract that-an income Jdifrerential exists between
the Region and the State indicates that prevailing wage and salary levels
are lower in the Reqinn,

The wage and salary levels in the Region are a reflection of skill and
education levels found in the work force. The Region's occupational
distribution indicates that a predominance of the work force in the Region
ire employed in low wage jobs requiring fewer skills and less education;
rrimarily clerical, service, laborers and operatives,

The wage-and salary income level is also a rfunction of- the excess. labor -
supply in the Region, Because of its desirability as—a place to live,- ’
repulacion growtn has far oJt= stllpped pmplovment opportunltles in the. -
Fegicn, resulting in persis stently hlqh levels of unemployment . Emplovers
sre.able to pay-low wajes because the- competltlon for jobs-is so. qreat M
that people are willing to work for léss.’ o

The most important explanation Tor the income and employment situation

in the Region can be found irn its irdustrial structure,

In the 1960's the tourism, services, manufacturing and aygri<ulture

irdustries played major”l5ut balanced roles in the Region's economy, However,
since 1970,-thé Regional economy has been experiencing an internal structural

_ruangas. A narrowing of employment in the manufacturing sector, coupled

with significant employment gains in the non-manufacturing sectors, especially
retail trade, services, government and tourism, has changed the character
of the Region, Today it can be characterized as a service- exporting

The tourism industry has become a large, sophisticated industry in the
Reyion. Major tourist installations are replacing the small, single
owner resorts, Employment in these larger institutions is often greater
than in many manufacturing concerns,

This dependence on non-manufacturing economic activities contributes
significantly to the income differential experienced in the Region.
Analvsis indicates that the ecornomic sectnrs of the economy are
plagued by characteriscics that cause this economic dystunction,
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The following is 2 summary of the characteristics orf the Region's
a2conomic sectors that have a negative effect on income and
employment levels in the Region.

Hlon-lanuracruring Sectors

L) Have the lowest average annual return per employce levels
(i.e. wage and salary levels).

(2) Jobs in these sectors generally rejuire lower skill levels,
which correlates to low wage levels.

V3 Much of the work,because it is tied to the tourism industry,
L5 sc¢asonal or part-time.

Manufacturiny Sector in the Region

(1) Generally, -these are small scale operations.

(2) They offer lower comparative returns per employee levels
than those prevailing State-wide,suygesting lower wage
scales.

L) Reyional manutacturing industries are tied wvery closelv

to the State economv, so they are atrfected bv outside
economic influencesﬁ -

(1 The manufacturing i1ndustries that do generate higher
returns per emplovee are generally technically oriented,
so thev have specialized labor needs, forcing them to
recrult outside the Region labor force because ot the
lack of skilled lakor in the Region.

~

Collectively,, the problems of the Northwest Region are cause-for
concern as they have resulted in a standard of living for many
innabitants below that of the State and the Nation. The economy
1s not serving the Region's inhabitants, The Regional Commission
must find a way to work with other public and private agencies with
tne aim of overcoming the Region's problems. -

—

MAJOR RESOURCES AND POTENTIALS

In qgeneral, those manufacturing industries which offer the most
rotential ror expansion and development fall 1n the following
categories:

(L Existing Regional industry interested in expanding.

1N [ndustry wnich can frovide ruw materials or suppnroive
services tu otner local or Reyional industry.

|

(

!
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{3) Industry that can further upgrade or add value to the
product of existing Regional industry.

(4) Industry utilizing raw materials or otherwise capitalizing
on the area's resources or assets,

(5) Industries involved in new product development based on
the substantial timber, mineral, and oil/gas resources
of the Region,

(h) U.S. or State growth industries identified as having
growtn potential and locational characteristics compatible
with the Region,

Much of the future economic strenqth in the Reglon will continue to
be in the non-manufacturing sectors; services, wholesale and retail
trade, and government, oo -

The causative factors for this growth and strength are:

- (1) The expansion and'broadéhinq of -the Region's recreation and Lo
- ‘tourism industry Increasxng atfluence statewide, changlng

— _attitudes cowardb'lézéaie time, and rising fuel costs, coupled

Twith development of the. Reqlon S ; recreatlonal Lac111t1es, i

L. .- ‘particularly- w1nter sports fac111t1es, have resulted in the . . .

e ’ Regiohi's  tourism sectok: becoming a large, sophisticated industry, =

: However, 1t must be appreciated that this characteristic has most

greatly impacted the area's waterfront land. ST -

{2) The dramatic population growth-régionwide in the form of permanent
residents, retirees, and vacation home owners, has resulted in an
increased demand and opportunity for expansion of the supportive
services such as banklng, insurance, law, health, and the construc-
rlon industry and building trades, and a broadening of the Region's

— - — Fetail trade structure,

The Region_is-rich-in ‘natural resources and.its. resource based industries
offer Sanlflcan potential for future growth through the vertical
e ntegratlon of similar industries, Therefore, resource based industries
should be encouraged and developed.

As the energy situation in_the country -becéimes more acute, the importance
————— — —  of" th¥ R€gion's timber and oil/gas resources, as fuel sources will also

increase,

Potential Constraints to City of Charlevoix Economic Growth Strategy

balanced growth strategy and a more stable year round economic base,

I Potential constraints that mav present problems to the City, achieving a
noint to the following conditions:



(L) Land Area -- The City has a relatively small amount of land
available for all urban expansion. If the City is to ac-
commodate a forecast of 590 new dwelling units most of the

vacant land will have to be assigned to housing. Additionally,

based on lcocation and existing land use conditions, the

City only has two areas that are suitable for industrial
development. This includes the vacant land near the airport
at Carpenter, Westwood, and Norwood, and any excess airport
land. The land area north of Petosky and east of Mercer
Boulevard, unofficially considered an industrial park area,
may be poorly situated vis-a-vis other land in the township
that could be made available for industrial development. The
propblem of land availability and bringing resources to

bear to promote its use for economic development purposes
may argue for consolidating the City and Township
governments.

(2) Economic Development Realities -- Considering all of the
economic development possibilities areawide and the
competitive conditions from the Traverse City urbanized
area and Petosky, evidence shows that substantial economic
activity is interrelated with growth in tourism and related
industry. The task facing the City is not insignificant
but is also in the area of the possible. While the City
should not discourage continued growth in the - tourist

U - related economic development sector,'neverthélessphggpwqg;d,,
ST b2 wise to encourage developﬁent activities that extend = - -
. the effects of tourism throughout the total year. Convention

' : facilities would help accomplish this goal. .:- - T

(3) Economic Development Opportunities -- Increasingly, economic
development opportunities are given impetus by the local-
government through the development of municipal industrial
parks, institutional organizations, and financial incentives.
Charlevoix's efforrts in this regard should pay dividends
because of its favorable environmental setting and the desire -
of some corporate executives to live in such a community.
Therefore, the success of economic development efforts is
in 2 large measure dependant upon 4 local commitment to have

1t happen. T—

~

—~

—~

—

Any attempt to optimize the City's economic growth potential must recognize
that the resource base to do this is largely on the City's waterfront land

area and in part, the water.resource itself,in terms of greater accommodation

for recreation, boating, Eishiné‘Ehd'similar\waterNaetivitiesm\‘ggs_this
reason, a substantial part of this planning document will focus on the
management and land use strategy that must be followed to to capitalize

on these resources without destroying them.

~—
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PUBLIC UTILITY RELATIONSHIPS

INTRODUCTION

The purpose of this section is to review the City's Public Utility Plan,
particularly with respect to wastewater pollution control facilities and
water distribution, to determine how they will affect community
development decisions.

WATER SUPPLY SYSTEM

The City's water supply system has been reviewed three times within the

past ten (l0) years by professional engineering firms. The latest study

was completed in August 1978, An analysis of this report advises that the

City of Charlevoix water distribution system will have to be modified to
produce greater water supplies to satisfy the population growth forecast

for the year 2000, There is no physical reason why this cannot be accomplished,
however increasing the pumping capacity of the system and making certain
improvements to meet recommended demands will require a substantial financial

- - - investment. . It is interesting to .noter’ ‘that the populatlon forecasr used-in

-thisreport-is -similar to the 1ndependent forécast made under.- ~the population’

7analy is.. sectlon of the most recent . water needs“study "The only difference - -

-between ‘the.two -forecasts is that'the populat1on ‘forecast.:of- 4,830 persons,;
made as a product of this plan. 15— expected t6 be Eulfilied. by 19957as --.-

- ——opposedTto th& wear~2000. At that time the Clty will be fully developed

whereas the water supply study does not address this question,

Therefore, the only issue for the provision of an adequate water supply

which can be physically responded to, is the question of the City's ability

to financially meet the need. There is no need to constrain urban development
because of a lack of adequate supply. '

WASTEWATER POLLUTION CONTROL FACILITIES

The City of Charlevoix has a new advanced sewage treatment plant that began
operation in July 1973. This modern tertiary treatment plant was designed
to meet the immediate and long range needs of both the City of Charlevoix
and the adjacent outlying areas surrounding the City, The average daily
design flow of the treatment plant is 1.0 million gallons per day (mgd) with
a maximum capability of 4.0 mgd, whereas the current annual average daily
flow for 1979 was only 0.287 mgd, _In-point of fact, the operators at the

— plant frequently€xperience difficulty with the intended plant operation

because the daily flows are so small compared to the design capacity of the
facility,



The current storm and sanitary flows in the City of Charlevoix are
collected and conveyed by a combination of separate sanitary sewers,
separate storm sewers, and by a combined sewer system. Most major
interceptors although not directly connected to storm water collecting
catch basins nevertheless carry combined flow due to the fact that
their connected branches carry compined flow.

A wastewater pollution control planning study was completed in December
1970 for the Charlevoix area which included several adjacent townships.
For our purposes we are only concerned with development constraints as
a result of a lack of wastewater pollution control facilities in the
City of Charlevolx.

The above paragraph on the City's wastewater system shows that the City now
has in place a facility with the capacity to accommodate a future population
of in excess of 10,000 to 40,000 persons under a minimum/maximum-day condition
Only a small fraction ot the potential capacity is being used., The fact that
there is more than adequate capacity in the treatment plant does not mean

that there are no geographic constraints due to inadequate pxpe sizes and the
problems caused by combined storm and sanitary pipes.

The conclusion can be drawn from the wastewater pollution control facilities
study 1s that these facilities present no development. constraints,based on

physical characterlctLCS to-land in the City of Charlev01x, There are howevet,’
some areas that’ requ1re lmprovements,- B = S

STORM WATER DRAINAGE e

The City of Charlevoix has in part combined sanitagy“and'storm water
collection systems, These should be separated as soan as possible so as

to remove the likelihood of sanitary wastes bypaSsiné” treatment works under
prolonged heavy rainfall condicions,

In areas undergoing development, particularly with more intensive land useage,
adequate provision should be made for storm drainage. Wherever possible,storm
runoff should be discouraged through on-site retention or conservation of
natural vegetation.

OTHER UTILITIES

Other utilities which are essential to the operation of an urban community
include electrical distribution systems, natural gas systems, and telephone
service. The City of Charlevoix owns and operates its own electrical
distribution system, however it is noet_a_primary producer of electricity,

ki Lo .
The City purchases electricity from the Consumers Power Company, -however—it —
is also involved in arrangements whereby it has participated in the costs of
some electrical generation facilities,

Natural gas supplies and an appropriate transmission system are in place. As
development demands come forward, natural gas supplies can be made available
to all areas of the City of Charlevoix. Similarly, there are no constraints
on the extension of telephone communication services,

- EE N T En B BN BN B .
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EXISTING LAND USE SURVEY AND ANALYSIS

INTRODUCTION

The purpose of the Existing Land Use Survey and Analysis for the City
of Charlevoix is to determine the amount of land committed to urban
development and related activities which involve the use of land, its
geographic distribution, and population equivalancies, in terms of
commercial and industrial acreage per population. This analysis is
also concerned with the density of housing.

EXISTING LAND USE DISTRIBUTION

There are a total of 1,630 acres of land in the geographic limits of
the City of Charlevoix (06/8l). The distribution of the existing

land use is graphically illustrated on Map 4, while the amount of land
in each land use category is shown on Table 1ll. The existing land use
was recorded through the use of current assessment records. This was
supplemented by a field survey. City building records were further
reviewed to complete the update to _the current time frame. '

TABLE 11

cae - EXISTING LAND USE DISTRIBUTION - - == - - . : .
{as of 06/81) - : . B

. 7. No.:0f D.U.'s No. of No. of . A of
_ . .Classficazion - - _or Uses . - __ Structures  _ Acres Total -
All Residential 1,817 7 - 71,368 : Al 49.9v - _
One Family Detached 1,268 1,268 692 =
Two Family . 60 30 8 -
Tt Multiple Family(3 or More) 177 - _ 3% 35 -
Moblle/Modular Homes 12 - 12 T 3
Private Seasonal Estates R 1/ . 109 75
(Belvedere/Chicago Club)
Commerciral 154 137 10 4.3
Retail 80 : 56 22 T -
Servaice 35 - 50 . 20
Offices/Banks 39 24 2
Hotel/Mozel 129 un:zzs 17 19
Indus:rial 13 13 —_0 2.3
Manufacturing El 9 25
Non-ManulactuIing - 3 15
Public & Sem:-Public Pla ] 12.8
Churches 8 B 11
Schools 4 4 27
Public Buildings 3 3 .9
Cemetaries 1 S5
Parks/Golf Courses 5 5 90
U.S. Government 2 2 L)
‘Transportation/Communications 208 18.8
Alrporst 214
Major Roads 70
Railroad 22
Water 19 4.3
Vacant Land A28 1.6

All Vacant Land
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“'structures. This' information was generally acquired through- lnformatlon -

A description of how the land is used and its characteristics
follows,

Residential
As might be expected, the major user of land in the City of Charlevoix
is housing. The use of land for residential purposes {(all housing types)

occupies 813 acres, or nearly fifty (49.9) percent of the land.

One Family Residences

One family residences occupy the greatest amount of land, and include
1,155 one family detached residences. In some cases, two houses are
located on one platted lot. Lot sizes are smallest in Ward 2, whereas
they are considerably larger in the first Ward. ward 3 tends to have
examples of both large and small lot sizes. The majority of the lots,
however, are around 6,000 square feet with frontages of 50 feet or more.
There is not a great deal of variation amoung lot sizes,

Two Family Residences

Approximately 60 dwelling units are noted-in two family residential

on the assessment cards and- through field observation. - In nearly~all cases,
Ltwo - famlly -units were brought _about. -by. convertlng a: 51ngle family home f' I
#It is- generally 1mpossxble to- be totally ‘accurateé in determining the'

number. of ~two: family “housing- st uctures and, therefore, this-data is not

—«con51dered ekhaustive. Far mapplng purposes, one and two famlly hou51ng

units are noted in the samé manner because the map scale makes it difficult
to denote the odd two family unit. The majority of these were located’
in Ward 2, which as a correllary statement was the area of greatest
housing deterioration.

Multiple Family Residential Units

Multiple family dwelling units include all structures in which there

are located three or more dwelling units in any manner of attachment

or occupancy mode (i.e. owner vs, renter). There are 518 dwelling units
located in multiple family structures. This includes both seasonal

and year around housing units. The extent of the seasonal or periodic
use varies and this may change from year to year, particularly with the
condominium units. For planning purposes, it is necessary that these be
acknowledged as part of the year around housing supply. The number of
multiple family housing units by occupancy status may be a part of the
housing distribution goals.

-

Commercial

Commercial land use includes the categories of retail, services, offices,
and commercial recreation. A total of approximately 70 acres of land

are used for commercial purposes as defined. The overall commercial
development rate tends to be exaggerated in a community heavily influenced
by tourism particularly in the Hotel/Motel land use category. The ratio



“Wwas recorded in this-accivity. : -

' Offices include finance, insurance, real estate. servi¢es, -and other—i _

of commercial development for each l00 population is a crude measure of
future regulirements. Even this forecast technique tends to lose credibil-
ity in a tourist dominated economy. Nevertheless, for possible application
to future requirements, it should be noted that there are 2.1 acres of

land in commercial development for each 100 persons in the population.

This ratio is not very high as compared to a larger urban area where

ratios generally tend to exceed six (6) acres per 100 population.

Retail

Retail land uses include all uses whose principal function is that of
s52lling merchandise. Approximately 22 acres of land was used for retail
purposes. The majority of this space is located at two locations; one,
the downtown area and two, at the shopping center at M-66 and State
Foad. There were 80 retail establishments.

Services

Included in the services land use category are eating and drinking
establishments, dry cleaners/laundries, and personal services (i.e.
barber/beauty shops, etc.). These services provide a service as N
iqppqsed-to selling a finished pro@uét. Approximately 20 acres of Landf“

1
t

U
i
'

Drrices:

generally recognized--professional office uses. -Approximately 9.acres
of land was recorded in this activity. ;

Hotels/totels

These are not typically recorded separately in a less tourist oriented
community. Because they make up an important segment of the land

us2 inventorv, they were separately identified. Approximately 19 acres
of land was recorded in this activity.

Industrial

Industrial land uses include all manufacturing and non-manufacturing
activities (i.e. warehousing, contractor's yards, etc.). Approximately
30 acres of land was recorded in this activity. Thirteen (13) separate
industrial land use activities were recorded in the City,of which nine
(9) were manufacturing uses and four (4} were non-manufacturing uses.

Public and Semi-Public Uses t -

These include all public and semi-public uses of land such as schools,
churches, parks, etc. This land use activity is usually a large
consumer of land, as is the case in the City of Charlevoix where over

!

"



b

. can :bé developed “ The use. will Pe determined as’ a result of the.final. . - -

206 acres of land was recorded in this activity. The largest single
land consumer was the Charlevoix Golf Course. Map 5 further describes
the location of lands owned by public bodies,

Transportation and Communications

All land uses devoted to transportation and communication utilities are

included in this land use category. Major public streets consume a large
amount of land as does the airport, which is the largest single use consumer
in the City. Approximately 206 acres of land was recorded in this activity.

Vacant Land

Vacant land is an important resource base for a éity and is an indication

of possible growth conditions. The vacant land should be an important

factor in growth management decisions. Charlevoix does not have a substantial
amount of vacant land, specifically, approximately 125 acres of vacant land

is available. 1In some cases however, the vacant land represents that portion
of a parcel which is being under utilized or not used at all, Approximately
165 lots are vacant, based on a field survey. These are scattered throughout
the residential areas and the three Wards., The largest parcels of land are
located in-what is considered an Industrial Park (i.e, 29 acres). In the-

‘>south end there are.several acreage parcels ise. May-Street ‘area, - and-on

the. north 51de of Carpent er Road at Nerwocod Road). All of the vacant land -’

'comprehen51”e de"elopment plan-hhat w11l evolve from this: process. T - =

Technically, only a very small part of the waterfront area could be considered
vacant land and therefore immediately available for-development. This condition
is attributable, in part, to the fact that the C and O Railway line runs
parallel and adjacent to Lake Charlevoix as it traverses the Citv.Certain other
lands, while technically developed, nevertheless are only marginally developed
and hold out the possibility of redevelopment.. This condition exists on the
south side of Round Lake,and Lake Charlevoix, particularly in the event the
railway line is terminated and converted to another use,

I-39
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HOUSING ANALYSIS AND DISTRIBUTION STRATEGY

INTRODUCTION

The purpose of the Housing Plan is twofold. 1In the first instance, it is

desirable to identify conditions of housing deterioration and obsolescence

and to plan for their rehabilitation or replacement. Several federal

assistance programs are available to communities who specifically lay out

a strategy to correct housing deficiencies., Secondly, many communities

feel threatened by housing distribution, in terms of structure type and

occupancy, that is in the opinion of the community not in balance. Housing

distribution goals serve to guide zoning decision making relative to achieving

distribution goals. Several waterfront areas have great potential for housing

and the function of the Housing Plan is therefore to determine the urgency of
- that land for housing and what type may be most appropriate on the waterfront.

HOUSING CHARACTERISTICS

Housing characteristics, as reported in the U.S. Census of Housing Reports,
serve to identify several characteristics that have relevance for assessing N
‘the magnltude or the problem of adequacy of hou51ng -and albo qlve us LT

i
[

e oo -Number of Hou51nq Unlts and Strueture‘Type DlStflbUtlon -

ﬂ’

— N - _ p—— . -

‘The rokiow1ng ‘table prOV1des 1nformatlon on the number of hous1ng unlts in
the City of Charlevoix and the extent oﬁ change between 1970 and 1980.
TABLE 12

NUMBER OF YEAR ROUND HOUSTING
UNITS BY STRUCTURE TYPE

\

|

—

S . .
Structure . Adjusted
Type 1970 19801 19802

Total Units 1,232 1,779 1,708 (1,817)3
L Family 1,023 1,119 1,159 (1,268)
2 Family 47 462 60 ( 60)
3 or More 52 477 ( 477)
Mobile Homes - 10 12 ( 12)
Seasonal N/A 1838 N/A ( N/A )

1 Bureau of Census, Preliminary Housing Report
2. From local records
2. With Chicago and Belvedere Clubs



There is a discrepancy between the total housing count of the U.S. Census

of Housing and that obtained through local accounting procedures. This
may be attributed to the inclusion of seasonal housing as opposed

to all year round housing, such as housing units in the Chicago

and Belevedere Clubs. On the other hand, if these are included

then the number of housing units by local accounting would exceed

the census count. This area is made confusing because we cannot be
sure what types of housing units are included in the census count.

For our purposes, year round housing is housing designed and capable
of being used year round, regardless of whether or not it is used

year round. Similarly, it 1s our opinion that year round housing
units included in condominium projects should also be included in year
round housing units, inasmuch as they are capable of being used vyear
round. It is interesting to note the significant increase in the

number of housing units now contained within multiple family sctructures.

This is in a large measure accounted for bv relatively new condominium
projects.

Age of Housing

The age of the housing stock is indicated as follows:

TABLE 13

Ea . AGE OF HOUSING

:Yéafs_Built - - - ’#Nb. 6f'UniEs T % of Totai
- T - - - R
1939 or earlier ' 805 43.4
1940 to 1949 159 ) 8.6
1950 to 1959 84 4.5
1960 to 1968 : 179 3.6
1969 to present (0L1/82) 627 33.9
Total Units Estimated 1,854 100.0%

f—

Fifty-two (52) percent of the housing stock is at least thirty-two
(32) years old today, and nearly fifty (50) percent is forty (40)
or more years old. The age of the housing stock could be an
indicator of housing rehabilitation and renewal requirements. A
great deal would depend upon how well this housing was constructed
in the first place. This will be evident in the structural quality
analysis. It ought to be apparent that a considerable number of
housing units, perhaps in excess of thirty-five(35) percent, are
now more than fifty (50) years old. At this point,questions of
economic life and functional obsolescence need to be accounted for
in any estimate of the magnitude of housing rehabilitation or
renewal.



Structural Quality

An assessment of the exterior structural quality of all of the housing
structures in the City was made in May of 1981, Generally, the standards
applied were those of the American Pulbic Health Association (APHA). These
standards provide a list of deteriorating conditions (i.e, siding missing,
cracks in walls, stairways broken, etc..) which cause a building to be

rated poor, fair or good. The survey is limited to an assessment of exterior
conditions, however, through the use of the local assessment office records,
some criteria that should account for interior conditions were also utilized
in the development of the rating svstem of poor, fair and good.

In order to eliminate the problems of individual dwelling unit assessments

of housing guality, the APHA standards for block recordation were used.

This mapping technique is described on the following Structural Quality

Map #6. However, in-house records are available to advise of site specific
dwelling units which are in need of substantial rehabilitation or renewal.

The Structural Quality Map is based on a combination of exterior rated
deficiencies and equalized assessments-of-léss than $10,000.00, for a rating

of "poor". In total, some sixty (60) residential structures were rated poor

as a result of the evidence of substantial required repairs and a market

value .estimate-of less than.$20,000.00. " These. structures. were located in _
Ward 3, Ward 2, and Ward 1 respectively.. Ward .3 had the greatest concentration
followed by Ward 2 ‘and Ward 1.2 7 C . : ’ '

of .bringing _about potenﬁigi'

Neighbdrhood Strategy Area-;T_For~éhéipﬁrp@sés;

‘neighborhood improvements through the.HUD.Community Developmént Block Grant- .

program, it was desirable to‘éssess which area of the City would be most
appropriate for a concentrated imgrovement program. --Although a greater -
number of housing deficient structures were found in Ward 3 (i.e, thirty vs
twenty structures), nevertheless, it would appear that Ward 2, because of

its infrastructure deficiencies, is a more appropriate neighborhood for
designation as a neighborhood strategy area. Ward 3 is more amenable to
private marketplace improvements, while the area now enjoys a high level of
infrastructure (i.e. goocd streets, public utilities, schools and parks, etc.).
Therefore, the City should immediately begin the process of filing an
application for a discretionary Community Development Block Grant in which a
commitment would be made to carry out a concerted program of improvements in
Ward 2, and to provide housing rehabilitation loans to qualifying home owners
in Ward 2.

Housing Plan

The purpose of this section is to provide forecasts of total new housing
units, their structural distribution, and occupancy characteristics. Of
particular significance will be the matter of assisted and special purpose
housing indicators.
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Chardevoix.-. . .1.85 = 1,9

Forecasts of housing and their unique characteristics will be
calculated on a decennial basis to provide more definitive planning
targets and to allow for monitoring and change. The model is not
value free and certain assumptions are beyond the control of predic-
tive science such as family formation rates. The production model
described in Table 15 is based upon the following assumptions.

1. The average household size 1s likely to increase if
Charlevoix's economic development efforts to create year
round Jjobs are successful. The average household size
today is reflective of a large retirement population.

2. The average household size,for planning purposes, is
expected to be as follows:

TABLE 14

AVERAGE HOUSEHOLD SIZE-FORECAST BASED ON

PELATIONSHIP OF TOTAL POPULATION TO TOTAL YEAR ROUND HOUSING UNITS

©..1980 -<71985 777 1990 - - 1995 -

2500 -7 2,10

S 3 Five percernt (53) of theﬁﬁéuéing stéck fifey (50) yéars old

e

l

or older will require replacement or substantial rehabilitation
tantemount to replacement and, therefore, should be added to
new housing stock estimates, This also accounts for housing
areas converted to a non-housing use.

4. The housing projection model should account -for an optimum
vacancy factor so that housing costs are not arcificially
constrained due to supply. A three percent (3%) vacancy
allowance is considered reasonable., ’

Total Forecasted Housing Units

The total number_ of forecasted housing units is a function of population
growth, f€imes the average household size, with adjustments for housing
replacement and a suitable vacancy, This is expressed as follows:

TOTAL POPULATION X AVERAGE HOUSEHOLD SIZE
PER DECENNIAL PERIOD = TOTAL HOUSING
(SUB - TOTAL) + REPLACEMENT + 3% VACANCY

FACTOR = TOTAL HOUSING UNITS



The following table describes the application of the formula:

TABLE 15

1980 TO 1995 FORECASTED
HOUSING UNIT PRODUCTION SCHEDULE

No. of
1980 to 1385 Dwelling Units
1. 1935 Est. Housing Requirements Based on 3.565
Population at 1.9 per housing unit 1.929
2 1980 £st. Housinj Unats 1,779
3. Additional Housin3 Units to Meet Pop'l. Change '_733
4, Vacancy Allowance. 3% of 1385 Est. 53
5. Add Sy for Replacement & Subs:tantial Repairs
- Based on 750 Unirs at 50 Years Old 3?
6. Net Increase in 1980 Housing Stock (Step ) plus
Step 4) 208
7. Total Size of 1985 Housing Stock {Step l plus
Step 3 1,987
a. Total New Housing Units 1980 to 1985 (Step 3 plus
Step 4 plus Step 5) 235
- 1965 o 1990
9. 1990 Est. Housing Requirements Based on 3,200
Population at 2.0 pes-housing unit. 2,100
. 10. 1935 Esr. Housing Units 1,937
N ) 1. Additional Housi1ng Units to Meet Pop”l Change . 113
L ~.12. . Vacancy Allowance, 3% of 1990 Est. CEN
13. Add 5% for Replacement & Substantial Repairs
- Based on 989 Units Now 50 Years Old . e FR P R
- 14. Net Change in 1985 Housing Stock (Step it plus™ ~ 7 -
* Step 12) : S S 17k
15. Total S1ze of 1990 Housing Stock '(Step 9 plus . -
S Step 123 . ) T o : 21637
T 16. Total New Housing Units 1985 to 1990 (Step Ll plus .
Scep 12 plus Step 1) - 220 -
1390 to 1995
17. 13995 Est. Housind Requirements Based on 31,810
Population at 2.l per housing unmit 2. 300
14, 193D Es:. Housing Units 2,153
19. Additional Hous:ng Units to Meet Pop‘l Change 137
20. Vacancy Allowance, 3% of 1995 Est. : 62
21, Add 5% for Replacement & Substantial Repairs
Based on 800 Units Now 50 Years Old <0
22. HNet Change in 1995 Housing Stock (Step 19 plus
Step 20} 20%
2}, Total Size of 1995 Housing Stock (Step 17 plus )
Step 20) 1,369
24. Total New Hous:ng Units 1990 to 1995 (Step 13 plus
Step 20 plus Step 21) 236
25. Net Addition To Total Housing Stock 1980 to 1995 530
[Step 6 plus Step 13 plus Step 22{_\_
-~ - Tme—

The forecast model described above projects a new increase in the total

number of housing units in the City of 590 dwelling units. Of the existing
housing stock, another 121 dwelling units will either be replaced with another
land use or the housing unit will essentially be replaced with one or more

new dwelling units., Essentially, 71l new dwelling units are forecast to
satisfy the demand for population increase and replacement due to age and
obsolescence. The effect of the anticipated increase in household size is



fewer housing units will be reguired to satisfy the forecasted population
increase of approximately 1,534 persons than would otherwise have been
required if the household remained the same,

It is not possible to determine what proportion of the new housing

stock will be purchased by seasonal home purchasers and therefore affect

the estimated size of the permanent population. It was concluded, however,

in the population section that the number of- seasonally used units would
remain about the same or decline slightly. The plan makes the proposition

that the tendency for ownership of housing stock, by seasonal residents, will
decrease as a percentage of total housing stock 1f economic development goals
are achileved. : T ’

Structure Type and Gccupancy Mode Distribution Strategy

In crder to assist the Planning Commission and the City Council in making
zoning decisions that will effect a planned distribution of housing by
structure type and occupancv mode, the-following strategy is proposed(see-
Table 16). = - : : -

<. The nousing. 5deULt10n ratekfbfecaEt:dé;Cfibéd in .the rabove tibles - - . .

.p}; e (L &, 590 new houSan unlts Jlus substantlal rehab lLtatlon), has mellca-%u-

l IMPLICATIONS FOR BALANCED GROWTH MANAGEMENT STRATEGY

-plan hope to- achleve. Based—on today COSt, it can be expected that the ““3f
assessed—valuation,” atfributable .to houSLng, could increase by 13 to 15
— “’___"“"——ﬁfffion dollars (actual value 26 -to 30-million dollars). This fact should
I be kept in the forefront in planning for anm improvement in the valuation of
sidential to non-residential development, in the City. In other words,
if some improvement is to be made in the distribution of valuation away
from residential, more than 13 to 15 million dollars of non-residential

valuation will have to take 1ts place.

I ASSISTED HOUSING STRATEGY

The City of Charlevoix should expect that the nature of its population
growth and change will regquire some reasonable level of response to the
l problems of providing some of its citizens with assistance in accessing
decent housing opportunities, The housing structural quality survey already
_ o _shows—that a number of households may need some financial assistance to
' - improve their homes, Property owners of marginally acceptable rental housing
units may also need assistance in making repairs—td rental housing units, so
as to maintain the supply of—lowe€¥ rent units, With a total housing stock
. we——0f" 2,369 dwelling units, some twenty-five percent (25%) should be aimed at
I low to moderate income households, both owner and renter occupied, This
means that nearly 600 dwelling units will have to meet the income specifica-
tions of low and moderate income households, including family, elderly, and
l primary headed households. Historical data advises that Charlevoix is
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substantially below the State median houshold income level and that

tils condition probably still exists today. In urban counties where

the median household rate is substantially higher (i.e. Genesee County),
over one-third or all households qualified as low and moderate income house-
holds under the HUD definition for those eligible to receive housing
assistance. Theretore, the twent,-flve percent (25%) target should be a
taily realistic goal.

Charlevnix is also characterized by higher levels of elderly headed
nouscholds. The evidence supports housing assistance for this group as
w=ll. Tt is estimated that at least one~-third of all assisted housing
{i.e. 20C units) should ve designed for the elderly. It is unlikely that
new low cost single rfamily housing will be required, given the potential
avarlability of existing low cost single family housing, however it

app.ears that this housing stock is in need of major rehabilitation goals.
The City would be well advised to charge the Housing Commission with grea*er
activity with respect to meeting this challange,

Role of Waterfront Land Ln. Meeting Housing Goals o

A r2view of tne Housing Distribution Policies Plan Map #3 would show tharx
watarfront land is expecrted tu play a major. role in helping to meet the
i lanned distribution-cf housing:~ - - = .= *'l Temmrn -



COMMUMITY COMSENSUS BUILDING

At the outset, City otfficials decided that any planning effort to develop

a comprehensive set of development guidelines ought to take place with as
much input and direction from the general population as possible. About

the same time as the planning study was initiated, the Keep Charlevoix
Beautiful organization was Llnitiated, This organization took a positive
leadership role to encourage citizen participation in reaching a consensus
rlan regarding develcpment policies and the use of all the land. A series
oL workshops were scheduled and four in all were held on Saturday mornings.
attendance ranged from twenty=-tive (25) to firfty (53) persons. At the first
workshop a problem identification exercise was completed. At the second
workshop the participants were given a handout of all of the natural and
physical resource data which may impact land use decisions and population
and economic information. Consultants also conducted a short course on
technijgues for graphically conveying ideas. Teams were then established,
and each team was instructed to graphically describe on base maps, the
problems which they believed needed to be addressed in subsequent land use
plans. - Each team was then directed to develop on a separate base map, their
response to the problem identification map that they had developed. Between
the first and second workshops a .community attitude survey. was conducted
thrdugh placement of a juestionnaire in the local newspaper. Response to'
the questionnaire was excellent and-the qeﬁqrapthal distribution of the- e
responses suggested -that the sarvey .nad statistical Lelevance. Total responses
number. almost one hundred and sxxtv (160) persons. L ;-

The major summary rinding pointed up a majdr conflict between general develop-
ment gJoals and specific yeographic area goals. Respondents,when defining. -
Qeneral develogment goals and issue resolutions, expressed the position that
development should be encouraged and that the strategy should be aimed at
producing a balanced year round economy, provided that development did not
adversely impact quality of life and environmental preservation goals. When
respondents moved to specific geographic areas of the City,the development
options were severly narrowed to the point where it would not be possible to
achieve some economic development and housing goals, This conflict had to be

resolved in the workshop process,

At the third workshop, the Consultants presented graphic expressions of

three alternative future land use plans and development policy guidelines
underlying each alternative. Workshop participants opted for adoption of the
planned growth for optimum balancing of the City's economic development
potential with environmental preservation. At the fourth and final workshop,
the Consultants returned with architectural development expressions for the
major areas of development potential adjacent to and near all bodies of water,
including a waterfront management policies plan. Workshop participants
generally agreed that the plans represented an optimum solution to the use

of these lands.



PART II.

PLANNING, RESOURCE AND
MANAGEMENT STRATEGIES
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GOALS ,OBJECTIVES AwD POLICIES

INTFOGDUCTION

1

The nature oL goals, objectives and policies suggests a hierarchial
tramawork going Lrom the general to -the specific. In other words, as
we move from goals through objectives to policies. the idea is that
statements become more definitive relative to carryinyg out the most
jenceral fgoal statement. The tollowing i1llustraticn describes this
Lrocess.

FLLLTFOLLTY

dpj.=0bjastives

Tne joal formulation sequence, will therefore, begin with broad general
development goals(citywide) by functional activity areas, followed by
citywide objectives and policies. Following this process, objectives
anz pclicies will be desiygined unique to certain areas of tne <1ty (L.e.
Downtown, Round Lake, Lake Charlevoix, and Residential Areas).

ri-1



SENERAL DEVELOPMENT GOALS

The following General Development Goals, and for that mactcer, all of the

goals, objectives and policies evolved through a workshop and survey

questionnaire process. Specifically, the following General Development

Goals were formulated,

1, Growth Goal

ENCOURPAGE OVERALL GROWTH AND DEVELOPMENT OF ALL OF THE LAND IN
THE CITY TO MEET THE GROWTH MANAGEMENT STRATEGY OF THE CITY,
GROWTH SHOULD, HOWEVER, OCCUR IN A MANNER THAT BOTH CAPITALIZES

AND RESPECTS THE NATURAL FEATURES OF THE LAND,

The growth goal savs that increasing the size of the population
and providing for more related land development is essential to
the provision of adequate public and private services, It does
not follow from this statement that the ‘residents of the City
are anxious to lose its "small towness" character, but rather
the provision of adequate=levels of goods and services demands
a larger population base, and a happv medium can be established.

i
'

2. Ecconomic Development Goal-

PURSUE. AN ECONOMIC-DEVELOPMENT STRnTEGY'TC INCREASE-ALL “YEAR
ARCUND JOB OPPORTUNITIES SO .AS" TO LESSEN THE SEASOMDL NATURE"

" T AND EXTENT TO HHICH ALL RESOURCES ARE USED.L

This qoal statement indicates that the City of Charlevoix is

adversely affected.by the seasonal nature of much of its

economic activity, The land is essentially producing economic
spillovers only on a part-time basis, and therefore, a less than
typical population and household relationship exists to meet the

public financial burden caused by the nature of the tourist

economy, This could change with a more equitable way of providing—. __

state transfers to areas which have a statewide actraction,

this does not appear to be a possibility at present, Therefore,

it behooves the City to encourage year around economic development,
because these types of activities will produce a more stable tax
base to meet essentially the same public costs that are caused

by seasonal economic activity.

3, Environmental Preservation Gaal

PROTECT THE SCENIC AND ENVIRONMENTAL QUALITY THAT CHARACTERIZES
THE CITY'S PHYSICAL DEVELOPMENT BY VIRTUE OF ITS RELATIONSHIP

TO WATER AND ITS TOPOGRAPHY,

The ever presence of water views throughout a large part of the
City and its varied topography which enhances scenic view possibil-
ities, together with its small towness character, is why the

City has a right to call itself "Charlevoix the Beautiful."

o

I1-
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This condition could easily be destroyed by overpowering land
development, that engulfs and destroys the vistas now open to
the water. There is a place for both high rise and low rise
buildings, small scale and large scale buildings, but they
must be carefully located, always mindful of maintaining
scenic views,

Waterfront Management Goal

THE CITY OF CHARLEVOIX'S WATERFRONT AREA IS ITS GREATEST

ECONOMIC AND ENWIRONMENTAL RESOURCE. MAXIMIZING THE ECONOMIC

AND THE ENVIRONMENTAL ASPECTS OF THIS RESOURCE CAN BE A POINT

OF CONFLICT. IT IS THEREFORE ESSENTIAL THAT A BALANCE BE STRUCK
BETWEEN ACHIEVING THE ECONOMIC POTENTIALS OF THIS RESOURCE WITHOUT
DESTROYING THE ENVIRONMENTAL RELATIONSHIPS OF THE WATERFRONT AREA.

The City of Charlevoix's waterfront related land area, and the

public exposure of most of its waterfront area, are Charlevoix's

greatest resources, -‘While it-may be-in the best interest ‘of

purely environmental .goals to bring.into the public domain most

-of the land ad]acent to the waterfront, this is not.practical for
~—-ec¢onomic—reasons,  The Clty must strike ‘a ‘balance between devélop--

ment of the wateffront land fo¥ economlc Tand’ env1ronmental conser-
“~lrvation - whlch-\reeludes development.; It "should be pObSLble, however -

-difficult, to achleVe hé function of the qoal is to keep

this. balanc1ng ad

Community Identity Goal_i

COMMUNITY DEVELOPMENT DECISIONS, PARTICULARLY THOSE AFFECTING
THE VISUAL SENSES AND GENERAL CITY BEAUTIFICATION RELATED
DECISIONS, SHOULD BE CARRIED OUT IN AN ATMOSPHERE OF COMMUNITY
CONSENSUS BUILDING.

In a small community like Charlevoix., the opportunlty for building

a stronq feellng*ofﬁcomﬁﬁﬁziy is very good By encouraging a

wide consehdus in decision making and always keeping guestions
—of environmental integrity and city beautification to the fore-

front, a strong feeling of pride and commitment to "Charlevoix

the Beautiful” can be maintained. A sense ogvpommitment to the

community o f~Charlevoix—witl- be—very- hedpfll in addressing

coﬁhunity improvements long before they become a crisis. To

achieve this reguires reasonable opportunities for expression

and a stronger sense of partnership between the public and private

sectors of the community to the notion that everyone is responsible

for keeping high the integrity of Charlevoix the Beautiful,

II-3
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vuality of Life Goal

ENCOURAGE PRIVATE AND PUBLIC ORGANIZATIONS AND AGENCIES WHOSE
PURPOSE, EITHER DIRECTLY OR INDIRECTLY, PROVIDES SERVICES AND
FACILITIES WHICH CONTRIBUTE TO QUALITY OF LIFE GOALS.

Included in this goal would be the attainment of city beautifica-
tion measures, because these are perceived to add dimension to the
gquality of life, In addition, private organizations providing
recreational, leisure, and art forms of endeavors should be

given public encouragement.

Eneryy Conservation Goal

THE CITY GOVERNMENT WILL ADVOCATE AND PURSUE POLICIES WHICH

~ ENCOURAGE ENERGY CONSERVATION.

The. goal statement recognizes that energy conservation can be
achieved by land use distribution, facilities, and housing: St,l@b
The government can_set policies to help achieve the goal. .

T oe—— L e = e

] _Physical Appeafaﬁce and City Beadtifiéation Goal o e

?7UTILIZE THE CITY‘S LEuISLATIVE AVD ADMINISTRATIVE RESOURCES FOR

THE _ IMPROVEMENT AND_MAINTENANCE:OF THE CITY'S- PHYSTGAL APPEARANCE |
AMD TO ENHANCE “THE: VISUAL SENSES. CwT

" Several ot the Eoreﬁorhq'goalsﬁalso provide & base for keeping

this goal always in the torefront of decisions leading to
public action. In addition, however, it is essential that
adequate financial resources be made available to carry out a
high level of city housekeeping efforts, and to provide
adequate administrative staff to administer and enforce
environmental control regulations. Achieving this task can

be made easier -by a public relations_program and by a better
working relationship between the instiEGEYons~nepresentinq the
private sector ( i.e. Charlevoix Chamber of Commerc&j—Service
Clubs, etc.) and the government.

Governmentdl—35tructure  and—Boundary Goat— —— ._

~— —

OPPORTUNITIES TO ACHIEVE ECONOMIES OF SCALE THROUGH INTER-
GOVERNMENTAL COOPERATIOM, COMPACTS, OR EVEN CONSOLIDATION
NEED TO BE EXPLORED.

The relationshio of Charlevoix Township to the City and its
relatively small geographic and divided space, suggests that
a more etficient level of governmental operation may be
pessible by consolidating rhe two units of government.

II-4
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OBJECTIVES AND POLICIES

The foregoing attests to broad statements about the way one would like

to see growth and dewvelopment take place in the City of Charlevoix. ‘Their
very generality evades specific guidance for bringing about the goal state-
ment, and in a sense, are not more than a state of mind or attitude about
future conditions,

It now remains to narrow these statements to a more definitive pattern of

the kind of action that can be pursued by the various areas of city
development to affect change. Objectives and policies will be formulated

for specific kinds of activities, such as land use, housing, recreation,
etc.,and their relationship to the overall goals of the plan will be
identified. Statements of objectives are intended to bring about more
definitive quidelines than are inherent in the goals statement, while the
statement of policies represents a more finely tuned expression of intentions.
The policies should identify what kinds of actions decision makers are
‘capable of dealing with on a-day to day basis.- - i - - -

Collective Land Use ObweCCLves

\L)—‘ALLOCHTE THE LAND RESOURCES "OF THE LITY OF CHHRLEVOIY SO Ab TO .
T“ACHIEVE A BALANCE BETWEEN RESIDENTIAL AND " NON- RESIDENTIAL 5SSS€SK;
. Twr ASSESSED- EVALUATION .IN ORDER TO PROVIDE A FINANCIAL BASIS MORE ’
- T CAPABLE OF RESPONDINC_TO THE uENERAL DEVELOPMENT uOALS E -

This objective speak5ftofa growth management CanernJ It
essentially advises that the City should try to offset- the
costs of residential development ‘with sufficient non-residen-
tial development, so that the costs of providing municipal
services can be shared by both residential and non-residential
rate payers. There i1s no specific formula for- this objective,
and it is plagued with the vagaries of State law, which could
change the local revenue base from one less dependent on
property tax to something else, Presumaby, the higher the
percentage of non-residential property, the better the position
a community is in to respond to leccal service costs,

1i1) ENCOURAGE LAND DEVELOPERS TO STRIKE A BALANCE BETWEEN PHYSICAL
DEYELOPMENT FOR MAXIMUM PROFIT WHILE BRINGING ABOUT DEVELOPMENT
FORMS THAT ARE EXCITING TO THE VIEWER AND WHICH RESPECT THE
PRESERVATION OF THE NATURAL ENVIRONMENT .

This objective can in part be achieved by making available certain
financial incentives relating to economic development projects.
These wusually have to do with commercial and industrial development.
On the other hand, residential projects can be made more numanizing
bv applving high sets of design standards, and through the use

of firnancial tncentlves,

[I-5



Collective Land Use Policies

The following policies snould be 1mplemented to achieve the land use
objectives:

(1) HMonitor the development of the land to determine what the
assessment ratio is between residential and non-residential
at all times. A ratio of 50/50 should be considered ideal.
Departure from this ratio should trigger a concerted effort
to achieve the balance. Establish appropriate development
authorities who can engage in actions that will cause
commercial and industrial development to happen, and thereby,
achieve growth managemant objectives.

(ii) a. The City's zoning ordinance should be updated to include new
performance zoning techniques that award private developers
for utilizing higher standards.

- b. The zoning ordinance should provide comprehensive provisions -
for the review and approval of site development plans. The
- City should require that site plans be reviewed by appropriate
- personnel to determine the extent to which the development -

L when completed, will achieve the obijectives herein s:@téﬂ. )
< _Every proiject should show a Laddscdping-wlan.sufircient™ o . °
crecomplrsh beautificatior, mJals. o L TSl

Hous1ng Objectives S ' :,; ;

(i) ALLOW HOUSING OF VARIED STRUCTURAL AND OCCUPANCY TYPES THROUGHOUT
THE CITY.

Housing structure types (i.e. single detached vs. multiple attached)
and occupancy modes (i.e. owner occupies vs, renter occupied) are
constantly changing. Traditional zoning tends to block the natural
forces of the housing market, while attitudes tend to encourage
homogeneity in development, Greater diversity in housing is
possible without reducing or affecting quality ot life standards.

Housing Policies .

(i) The zoning ordinance should be updated to provide a more flexible
method to diversify the tvpe of housing accommodations available

in the Cicty,

{L1) Zoning standards shculd be desigrned to reward developers cor
employing high standards of design and complimentary facilities
such as landscaping, recreation, etc.

trr1l)  federal housing assistance programs should be utilized to

upgrade existing housing and provide housing opportunities
for rhase resuiring financial assistance (r.e. the eldeclv).

II-6



Residential Land Use Objectives

(i) BRING ABOUT A PATTERN OF EFFECTIVE LINKAGE BETWEEN ALL
RESIDENTIAL PARTS OF THE CITY.

The City of Charlevoix is not so large that in total it
constitutes an area normally larger than a neighborhood.

The entire City is one neighborhood and the linkages, there-
fore, between residential developments should be strengthened.

Residential Land Use Policies

(i) Before any major residential development occurs involving the
construction of new streets, the relationship of that area
to the total community should be reviewed. This is to ensure
that the development does not interrupt the flow of linkage
between various areas of the City.

(i)~ Major connections with key streets. should be critically reviewed
' for safety concerns, and direct access from individual building
lots on major streets should-be-discouraged.

Commercial Developmédt.ObjectﬁQéé f;“—~f1i

-7 (i) --THE- DOWNTOWN ‘AREA OF CHARLEVOIX SHOULD _SERVE THE MAIN FUNCTION
' _OF PROVIDING A CENTER FOR 'SOCTAL, CULTURAL, ADMINISTRATIVE,
AND COMMUNITY INTERACTION. _ - S

Achievement of this objective Will require a better understanding
on the part of City.and Township leaders that the downtown area
has a very symbolic and historic relatibnship to the total City
_—~ .. -and 1its surrounding developing areas. The downtown's retail
function iIs important to maintaining its central place role.
The strength of this retail base is sensitive to development
lying outside the downtown area. Major government installations
_in the outlying areas affect the people attractor potential of
- the downtown area, It is essential, particularly in a sparsely
populated area, that government facilities compliment the central
place function of downtown. Therefore, when a decision has to be
made regarding the location of major government installations,
high priority should be given to the downtown area.

“(ii) UTILIZE THE ABILITY OF THE PUBLIC SECTOR TO PACKAGE OR ASSEMBLE

LAND TO ACHIEVE THE KIND OF DIVERSIFICATION OF GOODS AND SERVICES
NEEDED TO SUSTAIN A CENTRAL PLACE MARKET CONDITION.

II1-7



comme:r sLal Development Policies

(L)

{11)

{riy)

- (i.x',)

('7)

(vi)

This planning effort 1s only a very preliminary step to
capitalizing on the potential of the downtown area of
Charlevoix. The City must be prepared to financially
participate in developing a comprehensive strategy to make
the downtown area,one of the more significant small town
urban design achievements in the State and Nation.
Establishment of a "Downtown Development Authority" (DDA)
need not await the completion of the Comprehensive Plan.
The level of planning,3 DDA must engage in is far more
detailed than what will be addressed in this Plan.

Comnercial zoning in the Township should emphasize a
neighborhood service character. Comparison type showping

in the Township should be discouraged in favor of shopping in
the downtown area. This is but one of several reasons why
consolidation of the Township and the City would be beneficial.

Strip linear commercial development should be discouraged
and slustered commercial development should be encouraged.

In the fase: of small steip development, drivewavs should-be
mininized and controlled driveways should be encouraded.
Provide creative, attractive, pléasant, as well-as functional
shop.ping environments, by_uciLizing}é;comprehensivé Site
development plan appréy@l requirement. The process should,

.emphasize aesthetic, as well as functional standards,

Encourage architectural compatability _for both new development
and major commercial rehabilitation. 'The downtown development
authority should commission an architectural facade scudv.

Provide efficient transportation, including non-motorized
vehicle patnhs and sufficient off-street parking facilities
for commercial establishments,

Industrial Development Objectives

(L)

THE MOST STRATEGICALLY LOCATED LAND, SUITABLE FOR IMDUSTRIAL
PURPOSES, SHOULD BE SET ASIDE, BASED ON MARKET PLACE PROJECTIONS,
IN ORDER TO ENCOURAGE A BALANCED ECONOMIC BASE.

The City is limited in terms of what it can do to achieve
industrial economic development objectives, because of its
limited geographic area. The City can, however, wisely decide
how this can best be developed with the minimum of environmental
impact on the community.

Industrial Developm=nt Policies

(L)

Promote concentrated rather than scattered industrial development
at stractegic locations,

I1-8
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(11)

Future industrial development programs should promote expansion

of existing industries, and also attract new industrial activities
into the City, UNew industrial establishments should ideally be
concentrated in planned industrial parks,

Establish an Economic Development Corporation to facilitate local
economic development goals,

A more purposeful and positive program is needed, 1ncluding
the acqguisition and development of land for job producing
activitcies. f©or this reason local E.D.C.'s are justified.

Transzortation QObjective

(1)

]

{

ENCOURAGE THE DEVELOPMENT OF A MULTI-tODEL TRANSPORTATION
SYSTEM (i.e, personal auto, public transit. and non-
motorized vehicles) ;

The Charlevoix urbanized~area is a relatively small geographic
space. In the summer months-non-motorized trips to the
downtown area-should be encouraged Blcycle paths ‘and
convenlentc and vleasant pedestrlan Lautes “would be veryv

"neln ul, :omall passender. public transit-wvehicles, utilizing

less unatl'-tual-technoloq/ (1. e._cle“tric),loperating in e

.the Charlevoix area may - be _feasxble particularly’in the
ravent the strateg“ Of LreaCan year arounu Jjobs L"‘zuccesstul -

A tightly knit urban development pattern would also help
achlieve public transit objectivesfn

TRANSPDORTATION AND ENERGY CONSERVING OBJECTIVES MAY BE DESTROYED
BY IGHORIWNG THE INTERRELATIONSHIPS OF LAND USES. THE

CHARLEVOIX COMMUNITY, PARTICULARLY THE TOWNSHIP, MUST EXERCISE
PRUDENCE IN TREATING MAJOR ROAD FRONTAGES IN SUCH A MANNER AS

TO PRESERVE THE ROADS NORMAL VEHICLE CAPACITY.

Unrestricted access onto Petoskey and Bridge Streets throughout
the Cnarlevoix area could have an adverse impact on vehicular
movements .

Transportation Polic

(1)

Promote a variety of modes of travel to meet the needs of
different people.

The basic objectives of transportation development is to provide
an efrficient system of travelways and terminals for the
movemant and storage of persons, vehicles and goods,

—
—
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(ii)

{i11)

(iv)

Provide a transportation system which is compatible with other
activities, and with the environment. Miscellaneous through
traffic may be having an adverse impact on downtown Charlevoix,

In addition to reducing hazards to human life, transportation systems
must minimize pollution of the atmosphere, generation of noise, and
disruption of residential environments, The improvement of highways
outside the downtown area which will help traffic circulation in the
downtown area should be pursued.

Encourage high aesthetic standards in the design, routing, and
landscaping of future improvements and additions to the circulation
system,

The impact of transportation facilities can be reduced by landscaping
methods,

Strip or linear non-residential (i,e, commercial and industrial)
with uncontrolled road access is destructive of a highway's normal
carrying capacity and therefore, shall be discouraged by subsequent
land use regulations. |

Waterfront Manaqement and Development Objectives

(1),

-~

(1) -

(Lii)

(iv)

Waterfront Management and Development Policies

iTO PRESERVE. PUBLIC. HCLESS TO AS MUCH- OF THE WATERFRONT SHORELANDT A5

POSSIBLE, FTOR PURPOSES OF ENHANCING PUBLIC- RECREATIONAL USE OF THIS
LAND, WHILE RESPECTING PRIVRTE PROPERTY RIGHTS

TO MAXIMIZE THE ECONOMIC POTENTIAL OF . THE CITY'S WATERFRONT AREAS BY
PRIVATE HIGH -YIELDING PROPERTY TAX "'INVESTMENTS AND BY THE ABILITY

" QF- THIS 'LAND TO. ATTRACT TOURISTS THROUGH PUBLIC RECREATICNAL USES.

TO MAKE WHATEVER CAPITAL INTENSIVE INVESTMENT IS NECESSARY TO
PROTECT THESE RESOURCES FROM DESTRUCTION BY NATURAL CAUSES, IN CONCERT
WITH FEDERAL AND STATE ASSISTANCE PROGRAMS,

TO USE THE LAND TO ACHIEVE A BALANCE BETWEEN ENVIRONMENTAL PRESERVATION
AND ENHANCEMENT CONCERNS WITH ECONOMIC MAXIMIZATION GOALS. -

(1)

(ii)

A new and more appropriate zoning ordinance is required, utilizing
performance and incentive standards, to encourage the maintenance
of view corridors and pedestrian access to the waterfront area,

Institutional agencies need to be established to effectively use
existing state laws that could help to improve the quality of the
potential recreation experience on waterfront areas. This includes
the establishment of development authorities and the application of
tax increment financing to pay for shoreland capital intensive
improvements.

IT-10
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(1iii) To acguire, where necessary, shoreland development rights to
preserve pedestrian access to as much of the waterfront area
as possible.

(1v) The City will actively pursue federal and state funding
assistance to protect the shoreland from natural--elements and

to improve its recreation serving qualities.

Open Space and Recreation Development Objectives

(1) DEVELOP AN OPEN SPACE AND PARK AND RECREATION SYSTEM
(i,e, local, county and state) FOR THE BENEFIT OF, AND
ACCESSIBILITY TO, ALL THE PEOPLE OF THE AREA AND TO PROVIDE
AND PROMOTE OPPORTUNITIES FOR BOTH THE PHYSICAL AND
AESTHETIC ENJOYMENT OF THE OUT-OF-DOORS.
The public and private open space system is conceived

- of as a service to-the needs of the people of the
community on an lnhter-community-basis, At other than
the county level, local community parks are recognlzed
as nécessary to meet the more intensive recreational - -
-needs of the people on a local area basxs e

f_iiif WAKIMIZE THE QUHLITY OF OPEN SPACE AND DATISFY THE PEOPLE S’
e OUTDOOR RECREATION NEEDb '_'fi

= e - s It is noted that one of the major functlons of open space
’ is to meet pOSltlve “human needs - béth physical and
psychological = with recreational amenities, The importance
of outdoor recreation cannot be overstressed, A fundamental-
outdoor recreational goal is to improve the quality of living
by providing pleasant open space and adequate outdoor
recreation facilities including passive forms for the citizens
of Charlevoix,

\
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Open Space and Recreation Development Policies

(1) Reserve sufficient desirable land for recreation and open
space,

The City will encourage the preservation of unique features
and woodlands and encourage private developers to preserve
their most unigue lands in proposed residential developments,

{1i) Provide a balanced year-round recreational program encompassing

e a full range of facilities and activities to serve effectively
a popunlation with various characteristics, -needs and interests.

I1-11



(iii)

Recreation sites should be set aside which will provide for
a wide variety of activities. They should be located close
to the population that will use them. To accommodate the
recreational needs of students, it is desirable also to coor-
dinate the recreational facilities with school sites.

Conserve and maintain natural processes and scenic resources
throughout the City of Charlevoix.

By "natural processes", is meant the following elements:

a. Natural Environmental Areas, suitable for such traditional
outdoor activities as walking, etc., all in a natural
"as 1s" environment and usually in combination with other
resource uses.

b. Uniqulie Natural Areas, managed to permit the enjoyment
of the central features. The view of Round Lake is a
key element in the scenic rescurces of Charlevoix.

Environmental Preservation Objectives

(1)

PRESERVE, ENHANCE,AND "PROTECT NATURAL ENVIRONMENTAL SYSTEMS- IN
THE CITY OF CHARLEVOIX WITHOUT TOTALLY DIVORCING THEM FROM
PEOPLE AND. POTENTIAL USERS, AND TO THE EXTENT POSSIBLE, CAPTURE

THEIR INTRINSIC COWTRIBUTION .TO ENHANCING THE QUALITY OF LIFE.

'Tongﬁaphiqql-fglief;Hwbodlahd;"ﬁateg_podiéé) and wetland
‘environments need not be separated totally--£fom the commdunity

to enhance their preservation and aesthetic quality. -It is -
possible to- judiciously allow households to inhabit areas that
enjoy a close relationship to these natural features without
destroying them.

Environmental Preservation Policies

(1)

(ii)

Provide a zoning mechanism whereby the natural features are
preserved and nearby developable land is made available for .
housing in such a manner that only a small part of the land
is required to achieve the number of housing units that could
have been achieved over a greater area. ’

Use performance zoning standards which provide incentives for
preserving wooded areas and steep slopes.

Energy Conservation Objectives

(1)

SITE PLANNING AND LAND DEVELOPMENT PROJECTS SHOULD BE ENCOURAGED
TO MAXIMIZE SOLAR ACCESS TO EACH BUILDING STRUCTURE AND TO NOT
BLOCK SOLAR ACCESS TO ADJACENT LANDS.

I1-12
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Any solar heated or cooled building can profit by energy
conservation and energy-conserving site design. In solar access
planning, buildings should be oriented so that large areas of the
roof and walls receive solar radiation from the south.

(ii) PRIVATE ENTERPRISE SHALL BE ENCOURAGED TO CONSIDER COGENERATION
TACILITY TECHNOLOGY INCLUDING WASTE-HEAT RECOVERY SYSTEMS FOR
PLANNED UNIT PROJECTS AND FIMNANCIAL INCENTIVES SHCULD BE MADE
AVAILAELE TQ STIMULATE SUCH DEVELOPMENT.

The cost savings that would accrue to the City by not having
large planned development projects tied to the City waste/water
system would more than offset the tax incentives which could

be used to encourage independent generation facilities.

-f11i) THE CITY SHOULD ADOPT REGULATORY MEASURES TO ENCOURAGE ENERGY
SAVING IMPROVEMENTS WHEN EXISTING BUILDINGS ARE BEING
RETROFITTED, BROUGHT UP TO CODE, OR OTHERWISE.

Improving energy efficiency in existing housing and non—housinq'

structures will nacionallv'produCe the. largest savings of energy.

. inasmuch as the mdjorlt”“ot our energy consumption now and in

- . ;_--t}e ‘near tucure re cults _rom ln place enerqw using. fac1llt1es

— - -

—‘"~Enerq?"Conservatlon Policies.. . O e e T T e e T

The- “following pnerq,' conber”atlon poch1es w111 be lmplemnnted bv the<
CLC”'

(1) Regulations shall be formulated .to provide alternative energy
systems.

(ii) Incentives will be developed and given to developers who .
include alternate energy systems 1in their housing and land
development proposals.

I1-13



RESIDENTIAL AREAS DEVELOPMENT
STRATEGY PLAN

INTRODUCTION

The purpose of the Residential Areas Development Plan is to lay out a
strategy by which the needs of housing for existing and future populations
can be realized. 1In the process of supplying housing opportunities, the
Plan is also sensitive to the goal that residential areas be environmentally
sound, and satisfy the physical, social and psychological needs of its
residents. Because new residential development means increased population,
and this contributes directly to increasing municipal costs, the Plan is
sensitive to the concern that increases in new housing must be balanced
with other kinds of development to offset the costs of housing and popula-
tion increases. Invariably, this means new commercial and industrial
~development. In addition to achieving the objectives described above, the
Plan is intended to identify the amount of land needed for residential and
related uses in order to achieve housing dlstrlbutlon and growth management
goals.

“"Residential- Development" as ‘used in this context means reSLdentlal dwelling
units of various structural and occupancy arrangements. It includes sxngle
family detached housing--units, and various-forms.of- attached_or multiple-

dwellxng unit structures. Wlthln each t/pe there.may be. owne: .or .renter o*cupancy.

"IDENTIE‘IL_ATI‘ON' OF‘_—’W«\NAGEMENT‘?UNITSJ?—\'ND‘FUNCTION CEEL L e

The City of Charlevoix was d1v1ded into three management unlts, The purpose

of the management unit is to establish a more -objective basis for dealing

with land use and housing decisions on a smaller area basis than the City

in its entirety. The purpose of the management unit is similar to, but

more comprehensive than that associated with the concept of neighborhoods,

By identifying management units and establishing appropriate development
objectives for each, the likelihood of discriminating between various sections
of the City is reduced and a more balanced development across the City is likely

to emerge. This assumes that initial development standards at_the outset do —

not discriminate one management unit against another. The management units
also provide a framework for determining the distribution of community services,
and in particular recreation services., This technique will establish an
objective basis for zoning decisions. The boundary for each management unit

is graphically illustrated on Map #8. For the purposes of name identification,
they are referred to as;(l) North Round Lake Management Unit, {(2) Southeast
Round Lake Management Unit, and (3) Southwest Round Lake Management Unit,

RESIDENTIAL LAND USE STRATEGY

The Residential Land Use Strategy includes an evaluation of the amount of land
needed to satisfy the forecasted housing production goal. It also includes an
appropriate distribution of housing by management units and a Residential Land

II-14
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Use Strategy Map, whach illustrates the areas of the City where land

will be preserved for residential purposes, The word "Density"” should

not be construed to mean a unigue structure type. The density emphasis is
shown on Map #7, The housing distribution strategy is shown on Map #8,
the Residential Areas Plan Map, and on the Housing Distribution Stragegy
Plan Map. The box illustration within each management unit on Map #8 is
intended to rrovide guidelines for determining the total population, the
total number of dwelling units, and their distrubition by density and
occupancy for each management unit.

A definition of low, moderate and high density is provided as follows:
Low Density

Low Density means that housing development will not exceed four (4) 7
dwelling units per acre. Low density housing areas are generally characterized
by single family detached housing units. However, this should not be inter-
preted as excluding other housing structure forms as long as thefplanned -
density and the structural and occupancy distribution for the management unit
in the low density areas are not exceeded.

Med 1um Density -
~-rMedium Density meahs that nousing dgyéiobmémf.ﬁill not exceed seven (7)
- dwelling units per'gqre. Heaiumfd'ﬁ%ity‘reéiden;ial housing development is
;génerally.characﬁérized:by vario types of multiple family structures or -
a planned combination of housianfypés. The following principles should
—govarn decisions to rezone land for medium density housing.

8]

NCesslive sonfentration of medium density housing Lo one

Or two dreas ol tine City should he avoided.

. In keeping with the defined residential housing objectives
and policies, a palanced housing stock should be achieved
in the management unitss The plan establishes an overall
distribution oI sixty (60%) percent low density and forcy
140%) percent medium and high density. This formula will
Taty DY Mmanagement unlts but generally a choice of nousing
opportunities should be made available in each management
unlt.

N2

3. Generally, medium density residential housing should be
placed where it serves as a transitional land use between
non-residential activities and the low density areas and
also along major transportation corridors so as to encourage
energy conservacion.

II-15 -
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' .

* Plannied Unit Residentiai'Developmehﬁ refers to-the design-of a-

High Density

High Density means that housing units will be developed at undefined
nunbers of dwelling units per acre, except that the city zoning ordinance
will establish an upper limit in this regard, High density housing
development is gensrally characterized by apartment structures, which

may be a component of a multi-use structure and which may contain various
non-residential use activities. Potential areas where this type of
development may occur are noted on the Plan Map. The following principles
were applied to locations where this housing density may be permitted.

1. In and adjacent to the downtown area, particularly in conjunction
with a plan of renewal mandated by a development authority.

2. To help in meeting the need for assisted elderly housing or
combination elderly housing and care facility.

3. When part of an essentially commercial project in which the
residential units are meant for seasonal occupancy.

Planned Unit Residential Developmentr

resxdentlal project in which the houSLng structures are not located

.on platted lots or: do - not . necessarlly relate to. 1nd1v1dual lot . =

lines, but rather are de51gned with spac1ng relatlonshlps between:
buildings. Another important criteria is that the project "is
developed by one development entity as. opposed to each building

being developed by a different legal entity. The characteristic

of a planned unit residential development is that the density -(i.e. -
dwelling units per acre)over the entire site is the same as the under-
lying zoning district although it may be higher in some areas of the
overall site.

A planned unit residential development, as herein defined, may be
permitted in any residentially defined area of the City.

Planned Unit Development

While having the same characteristics as a planned unit residential
development, a planned unit development is generally construed to include
non-residential activities (i.e. mixed land uses), Because of this
emphasis, two characteristics are generally associated with planned unit
development. They include; (1) a large acreage, or (2)an existing urban
area undergoing renewal, which may be a relatively small parcel of land.
They key element is that the development includes both residential and
non-residential land uses. Planned unit development is therefore not likely
to be a major development force in the City of Charlevoix, because of the

Ir-18



City's limited area. This is not to say that a planned unit development
is inappropriate as a part of a development strategy aimed at redevelop-
ment of existing uses for the central area of the City of Charlevoix.
Other areas may include waterfront lands,

RESIDENTIAL AREA LAND USE REQUIREMENTS

Having established a residential development framework,it is now
necessary to define for subsequent decision-makers, particularly
for the zoning process, the amount of land that needs to be put

in place to meet the housing goals described under this
development strategy. The following Table 17 defines the anitici-
pated overall land area requirements for new housing.

TABLL 17

ANTICIPATED RESIDENTIAL LAND USE KE{UIREMENTS -
YEARS 1985, 1990 AND 1945

Forecasred Number of

Dwelling Units Lruss Acres Total A of
structure Type Density Range LI8U/HS  1985/90 - Lvua/95 198045 19H5/9ir  1990/95 Acres’ Total
£ nasis sinygla Low Denaity{Max.

Famii¢ Detached 1 1.u.'s/ac)
GLruLbures [NELY] 0 BT ) ) R 15
CEMphasts Low AiSe  Medium Density T T B

“Multiple Yamily
Strutturss

TApn s Maltiple
Ctdmily sttuctufes-
T Low and qian e

(Max. 7 d.u.'s/

o a:.)()).'b‘_ﬂ

.dign Lensaey .

4

T ar more Joult,

al.) il le

204 170 206 L 23 3 2] 100%

Table 17 advises that ninety-three (93) acres of land will be
required to accommodate the rate of new 4Awelling unit production
based on the assumption that 33%, 34% and 33% respectively, of the
new units should fall within the low, medium and high density ranges.
This development emphasis will produce a condition where the total
housing stock at absorption capacity will bé sixty percent (60%) low
density and forty percent (40%) medium to high density. The existing
land use study shows that this much vacant land could not be allocated
to residential purposes given the attainment of growth management
goals. On the other hand, marginally used land or land with re-use
and redevelopment possibilities could be utilized to satisfy some

of the housing production forecast. The majority of vacant land

that is recommended for residential use is located in the southeast
management unit in the area north of Stover Road between May Street
and Ferry Avenue. This land should be used for medium densxty
housing. Further redevelopment possibilities exist on the south
shore of Round Lake where mixed uses are recommended including high
density residential usage., Residential density strategies are
specifically designed to bring about a planned distribution in

each management unit. In the process the following development
emphasis is recommended in each management unit.
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North Round Lake Management Unit

This management unit contains the City's most expensive housing and,

with the exception of three medium to high density projects, is a low
density residential area with minimal incursion by commercial uses.

There are, however, several commercial developments on Petoskey Avenue,
There are no substantial parcels of vacant land, however with effective
utilization and assembly of contiguous vacant parcels, approximately

eleven (11) acres of land could be used for housing in the area between
Division Street and Petoskey Avenue, east of Meech Street. This land is
ideally located for medium density housing and should not have an adverse
effect on nearby single family housing, if properly designed and site-
planned. Another area where opportunity for new housing exists, is adjacent
to Lake Charlevoix. In the event the railroad is abandoned, this land

could be used for housing., The development strategy recommends abandon-
ment of the railroad and this is consistent with the State's railway
abandonment plan. This land is ideally situated for low to medium density
housing, and would make ideal condominium sites. At present, the majority
of the Charlevoix lakefront is unproductive because of the railroad, which.
no longer has any economic significance for the City of Charlevoix. Numerous
vacant lots are located throughout the remainder of the management unit
and these should be available for additional housing., In all cases, these
lots should be used for low density housing, because of their location_to
existing housing. ’ ) o

Southwest Round Lake Management Unit g : o . .

This management unit includes a major portion of the downtown area and the
City's oldest housing. There is an ever present conflict at the interface
between the residential area and the business area. The likelihood of
further incursion into the residential area may be necessary to support the
City's growth management goals. This management unit contains the greatest
amount of housing in need of rehabilitation, repairs and other physical
improvements. Opportunities for new housing as a result of available land
is limited. There are, however, a number of vacant platted lots in the area
which could be used for one and two family housing structures. These lots
are limited to these uses because of their relationship to existing single
family housing. It is expected that several existing residences will be
demolished or substantially rehabilitated. This action, in effect, would
constitute a new residential unit. In some other situations, existing
housing structures should be demolished to make land available to satisfy
growth management goals., Potential areas where this action would be
appropriate include both sides of Norwood Road south of Garfield Road, and
the west side of State Street, from Park Avenue to Hulbut Avenue. The
proposed Charlo Street lots (i.e. platted but not yet developed), should be
given serious consideration for a multiple form of housing as opposed to
single family detached housing units, particularly in view of their
contiguous nature to an industrial park. This action would help meet housing
distribution goals for moderate to high density housing. The frontage along
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the west side of Bridge Street should be made available for redevelopment,
preferably to medium density housing, however mixed uses are also considered
appropriate. Generally, the block of land bounded by the rear of the lots
on the east side of Bridge Street to Grant Street is considered an appro-
priate area for renewal and infilling to a medium density level of housing.

Southeast Round Lake Management Unit

This management unit is predominately residential in character with

the exception of commercial properties on Bridge Street and U.S. 31,

and some commercial and industrial activity on M-66 and Stover Road.

North of Stover Road lies the largest amount of vacant land. The

most suitable use of this property is for housing, preferably medium
density housing. Housing quality in this management unit is generally
fair, however there are some isolated conditions of substantial
deterioration. The Ferry Street properties between Stover Road and

the Belvedere Resort property appear to be lacking any sense of
development direction. Its contiguous relationship to Lake Charlevoix
makes this land a very valuable resource to the City. The City has a
responsibility to provide its residents with adequate waterfront %
recreational opportunities, It would appear that the reservation of
land on Lake Michigan and the beach area on Lake Charlevoix offer more
than. adequate waterfront opportunities, therefore the area north .of
the Ferry Avenue beach should be iSed to accommodate uses that will
-assist theé :€ity in maintaining a stable tax base: The possibility of
‘abaridoning the railroad would make-more land available for economic
‘uses.” Given the nature of this area; its scenic, environmental and
potential resort”possibilities oriented to boating, mixed land uses
incorporating some aspect of housing would be most appropriate for
this area, Complimentary uses could ‘include commercial, retail,

and service uses such as apparel shops, restaurants, arts and crafes
shops, etc.

Conclusion

The above described housing develophent strategy is further
graphically illustrated on the following housing development
policy plans. !
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ECONOMIC DEVELOPMENT
STRATEGY PLAN

INTRODUCTION

The Economic Development Strategy Plan includes both the plan for
commercial and industrial development and the institutional mechanisms
that are available to carry out economic development activities.
Essentially, references to a growth management concern throughout the
Plan include a strategy for balancing the burden of local taxes between
residential and non-residential development., The word "strategy" implies
that a sufficient amount of land will be reserved for commercial and
industrial uses, and when developed, will have an evaluation proportionate
to the residential valuation of property, It also implies that the City
will take positive steps to stimulate the development of this land in a
timely fashion.

THE. PLAN FOR COMMERCIAL DEVELOPMENT

The Plan for Commercial Development is intended to maximize the City's

... potential. for commercial development° A market- study w111 determine

the potential of the City of Charlev01x to attract - varlous commercial - -;-
land use endeavors; partlcularly because the City's. commerCLal development

‘is heaVLly dependent upon tourlsm, . The: 1nfluence of tourlsm and its: “impact

on sustaining commercial development,-ls dependent upon state and national"
variables over which the City has little or not effect, and therefore any
estimate of market potential for commercial development is affected by these
va;;ables. This makes any forecast less precise.

The City of Charlev01x will-always have a hlgh commercial peak in the

summer monEE§,thh decllnlng activity throughout the winter months. The
development strategy will be directed to achieve a condition whereby most
commercial activity will have an adequate base of support to remain open

for business throughout the year. This will provide permanent residents
with a full range of shopping opportunities, thus eliminating the need for
residents to travel to other communities to make major purchases. This

task cannot be achieved without the City becoming the trade area for a

much larger community, which in turn will require increased employment
opportunities in the general Charlevoix area. The City of Charlevoix now
appears to have a competitive advantage over some nearby communities such

as Boyne City and East Jordan, because it has a more viable existing business
district. The City is at a competitive disadvantage when compared to
Petoskey and Traverse City, both major commercial centers now serving

the comparison shopping needs of all of Charlevoix County. The Plan will
show how the City, by purposeful action,can increase market penetration

and become an important central place for a larger share of consumer dollars
from Charlevoix Countv's permanent residents and tourist dollars that flow
to the northwestern Michigan region,
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Commercial Development

The predominant use of land in commercial areas shall be for the
buying and selling of goods and services, custom workshops, offices,
and private recreational facilities. Retail uses and services will
focus on serving a tourist clientele. Therefore, it can be expected
that there will be more boutigues and gift shops, food serving
places, motels, and shops selling specialized items, than one

would normally find in a less tourist impacted communitv. As market
penetration and area population increase, a more diversified repre-
sentation of retail, service and office uses can be expected.
Multi-use buildings, which include residential dwelling units as an
integral part of a commercial development, should be considered appro-
priate to central city development goals.

The goals, objectives and policies previously enunciated to guidé

commercial development in the City of Charlevoix, should be referred TormE s

to in the context of this Plan. The major thrust of the objectives
is to establish the Downtown Business District as the major center
‘for commercial and related social interaction Hfor the City and—its
trade env1rons The relatlonshlp of Round Lake and its LnCerface w1th
) Mlchlgan waterways is - 1mportant to fhls objectlve. R =

Requ1red‘Land”Area Forecast ,:4.

Two methods are popularly used to determine the amount of land

that should appropriately be set‘aside to accommodate retail,
service and office_land uses. These include the ratio method and
the market analysis method. The ratio method-is based on a
historical relationship between land used for retail,\seryice_and
office purposes and the size of the population (i.e. persons pé?‘
acre). The market approach is a more deductive method of estimating
income characteristics of the trade area, total dollars potentially
available and capture rates, and thereby estimating the amount

of floor area that could be supported. However, this approach is
limited to retail types of activities and does not apply to most
service and office uses. Where the market approach is used.a
different estimating technique is necessary for service and office
uses. For the purpose of this plan both approaches and combinations

will be looked at to determine the amount of land that should
appropriately be set aside for all commercial uses. This will
also be tempered by the growth management goal.

The Market Approach -- The first step in the market approach

is to define the primary trade area influence of the City of
Charlevoix's business district, and to determine how many
households live in that trade area and their income characteristics.
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Because some types of businesses benefit greatly from the area's
tourist attraction, total income available to the businesses will
have to be accounted for in addition to the normal income flows
from the primary trade area. The task of defining a market area
and calculating potential income flows to various business sectors
is not a precise science and many businesses, because of their
market strategy or the quality of their goods or services, can
extend their influence -far beyond the limitations of the
traditional methods used to determine the market area for a
collection of businesses. Of necessity, generalization across

all business is necessary and in the process, some preciseness is lost.

A primary trade area for the City of Charlevoix was designed by
application of an essentially time-distance ratio (i.e. Rielly’'s
Law) in proportion to the size of the population centers and some
subjective determinations as a result of highway and land
configurations. Furthermore, because the size of the primary
trade area populatiocn is important and because population data
includes the entire township, it was necessary to include or_
exclude entire townships depending upon whether a greater or lesser
portion of that township fell within the primary trade area.

. A .secondary trade-area was also defined. - This. is. the:aféé where™ "=
households tend to shop Iess frequently Ln the target area than

households from the primary trade area.’n., Based on .the above - R
procedures the’ following governmentalrunlts ‘were - -assigned to the :
primary and secondary trade areas. : : s

. TABLE 18

POPULATION ASS51GNMENTS IN
FFIMARY AND SLCOHDA.-‘ TRADE AREA: lwel, e
Lirtent roCa.at.CiL el vl ST

Governmental Unit Primary _Secondary Frimar Seco,ndar _
City of Charlevolx 3, 29% - 1,77= -
Charlevoix Township 993 - MY -
Hayes Township 1,278 - €5. -
Norwood Township 540 - 251 -
Marion Township 936 - 33¢C -
Evaline Township 1,061 2B -
Banks/Ellsworth 1,951 - 1.03¢% -
Central Lake/Central lake - 2.¢é61 - H r_-:'.‘
Torch Lake Township - EERY - 35
Echo Township - e - -'?-r’.
East Jordan Township - <.1B% -
Jordan Townshap - <10 - S
South Arm Townsmap - L2 - _r_-
Wilsoen Township - L.l9e - -'._;
Bay Township - __%99 - <37

TOTALS 10,06l 9,785 5,857 .67
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What emerges from this process is an estimate of approximately
10,000 persons in the primary trade area and 9,785 persons

in the secondary trade area. Because it is essential to
determine the amount of total income, population must be
converted into an estimate of the number of permanent households.
Seasonal households and tourist income will also be identified
in any estimate of spendable income. In the absence of definitive
data, these are at best estimates. It is apparent from the above
table that a great many dwelling units are second homes (i.e.
seasonal) because there are nearly as many dwelling units in some
cases as there are people. Historical data indicates that
generally families are smaller and the population is older in

the up-state area. This is attributed in part to the fact that
families tend to move to the northern lower Michigan area upon
retirement or as their family rearing responsibilities terminate,
and they therefore have fewer income producing demands.

If we assume that the average household size of the pefménent
population is 2.5 persons per household then sixty-nine (69%)
percent of the number of dwelling units are.owned by permanent
“re51dents._‘Thls relatlonshlp will vary by community. .- .. 1o 7

. o TABLE; 19 Lo

' ESTIMATED NO. OF PERMANENT RESIDENT R
FAMILIES AND SEASONAL FAMILIES

Primary Area

Total Dwelling Units 5,887
Total No. Permanent Residential Units

at 69% of Total 4,024
Total No. Seasonal Residential Units 1,863

Secondary Area

Total Dwelling Units 5,677
Total No. Permanent Residential Units
at 69% of Total 3,914
Total No. Seasonal Residential Units 1,763
Effective Buying Income =-- "Sales Marketing and Management

1981,Survey of Buyving Power" provides an acceptable basis for
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“column generally describes how each household divides the amount

determining the potential effective buying income available for
the purchase of goods and services in the City of Charlevoix.
This publication will also be used as the source for total retail
sales and retail sales by store group.

TABLE 20

ESTIMATE OF EFFECTIVE BUYING INCOME
FROM CHARLEVQOIX PRIMARY AND SECONDARY TRADE AREAS

Adjustment for Total

Est. # Median Hshd Total Hshd Seasonal Hshds Estimated
Trade Area of Hshds EBI $ * EBI $ - & Tourists ** EBI $
Primary 4,024 13,151 52,919,624 16,722,601 69,642,225
Secondary 3,914 13,151 51,474,014 16,265,472 67,738,486
TOTAL 7,938 13,151 104,392,638 32,988,073 137,380,711

*Source: 1981 Survey of Buying Power, Sales and Marketing
Management. ' T ) -

**Bagsed on same ratio that now prevails between percentage of _
total retail trade comprised of Lourist dollars fpr_Charlevoix Co.

Retall sales characterlstlcs were- obtaxned from the l98l Survey - oo
of Buylnq Power for ten categories o: retall sales. The left hand -

of money that it has available for. the purchase of 'retail goods -
and services. The conclusions reached were obtained by dividing

‘the total retail sales for Charlevoix County by the retail sales

reported for the particular category.
TABLE 21

TOTAL RETAIL SALES AND RETAIL SALES BY MAJOR
RETAIL CATECORY FOR CHARLIVOIL COUNTY

Existing i More Likely
Total Retail of Total Future
Catezory Sales (3000) Salas(5200) State % Condition*
Food Store Sales 24,5660 3.6 20.1 30
Eating & Drinking 7,207 3.5 3.9 11
General Merchandise 1.667 2.3 13,7 S
Furn/Home Furn/Apn'l. <.570 h.2 4.7 S
Autorotive Sales 11.as82 lh.2 17.4 16
Drug Store 3ales 2,7%3 k-] 3.9 4
Gas Service Stations 6,603 9.0 3.9 2
Anparel & Accessories 3,670 L] Noh [}
Bldg. Supplies/Hcw. 4,403 3.0 N/A 8
Misc. Retaal 5,933 5.4 N/R o
TOTAL 73,391 100.0 100.0

Scurce: 1981 Survey »f 5uying Power. Salas ann Marketing Management and the
1977 Census of Retail Trade.

* Based on increasing perranent resideri por.lation wnich should produce
characreristics closer to statewide averaq:s, tomgensated by expected
tourism 1mpacts.
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The above are atypical of statewide averages, no doubt
attributable to tourist economic influences and age distribution
characteristics. The percentage of total retail sales to total
EBI for Charlevoix County is 69.7% whereas this same average
statewide is 53%. This would appear to suggest that total retail
sales are 17% higher due to seasonal residents and tourists,

We suspect that the effect of seasonal residents and tourism is
even higher than indicated because it can be expected that
permanent residents in Charlevoix County spend a considerable
amount of their disposable income (i.e. major comparison sales
purchases) outside of the County. More appropriate county
comparisons where retail sales are almost entirely the result of
permanent population expenditure patterns would find the
relationship of retail sales to EBI running as low as 40%. In
such cases, however, there is usually a great deal of sales going
out of the County. Therefore, it would appear reasonable to use
the statewide average to determine what the total amount of
retail sales if all disposable income were spent in the trade
area should be and add to this, the difference for seasonal and
tourist dollars. -This extrapolating procedure was executed in
the preparation of the above Table 21.

The next step we will want to analvze is- the estimated retail
sales by major retail cateqory, extrapolating. from Table 20

and Table 21 whlch results in the tollowxng o

TABLE 22
TOTAL CURRENT POTENTIAL ESTIMATED RETAIL

SALES BY MAJOR ‘RETAIL ACTIVITIES FOR THE
PRIMARY AND SECONDARY TRADE AREAS

'
-
o
Rl

% of Budget Primary Area Secondary Area
Category Devoted to Million § Million §

Food Sales 30 20.9 20.3
Eating & Drinking 11 7.6 7.4
General Merchandise 5 3.5 3.4
Furn/Home Furn/App'l. 5 3.5 3.4
Automotive Sales 16 11.0 10.8
Drug Sales 4 2.8 2.7
Gas Service Stations 9 6.3 6.1
Apparel & Accessories 6 4.2 4.1
Bldg. Supplies/Hdw. 8 5.6 5.3
Misc. Retail 6 4.2 4.1

100* 69.6 67.8

* May not total due to rounding of decimal points.
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The above Table 22 serves to indicate the potential market

condition for the ten retail categories. It is now necessary

to estimate the percentage of retail sales in the major groups
identified above which could be captured by existing and

new development in the City of Charlevoix if these uses were provided.

The following Table 23 is based on the above guidelines and
provides an estimate of total retail sales by major retail
categories based on existing perceived market conditions.

TABLE 23

CSTIMATED CAPTURE RATES PRIMARY AND SECONDARY
TRADE AREAS EXTRAPOLATED INTO POTENTIAL
RETAIL SALES BY MAJOR RETAIL CATEGORY

T
~

Capture Rates =-- In 1977, according to the Census of Retail Trade,
the City of Charlevoix captured 46.3% of total retail sales gpent
in Charlevoix County. Based on the estimated number -of establishments
and the floor space that was in existence in 1977, the productivity
rate per floor space is estimated to be on the average of between
$100 and $105 per square foot. National indicators suggested in
1978 (i.e. Dollars and Cents of Shopping Centers) a median sales

per square foot of $80.69 for community-type retail space. In
other words, retail space in the City of Charlevoix is high
productivity floor space. This suggests room for expansion based’
on eXisting productivity levels, even without capturing a greater
proportion of the market, and not accounting for population growth
in the trade area.

Market area shares of available consumer dollars are affected by

a number of variables which defy rigorous mathematical solution.

It ought to be apparent that capture rates are a function of the
quality of the environment, marketing efforts, and quality and variety
of business establishments. Capture rates likewise vary by type of
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Primary Area Secondary Area
Potential Capture Estimated Potential Capture Estimated Total
Category Retail Sales § Rate % Retail Sales $ Retail Sales S Rate % Retail Sales § Sales §
Food Sales 20.9 75 15.7 20.3 35 7.1 22.8
Eating & Drinking 7.6 a0 1.6 7.4 25 1.8 6.4
General Merchandise 3.5 35 L.2 1.4 10 0.3 1.5
Furn/Home Furn/App'l. 3.5 35 1.2 3.4 10 0.3 1.5
Automotive Sales 11.0 35 3.8 10.%3 10 L1 3.9
Drua 3ales 2.8 ) ool 2.7 3s 0.2 3.0
;a3 Service 3Stations 6.3 B l.n 6.1 25 1.5 5.3
Apparel § Accessories 2 an - 2.5 1.1 25 l.o. 15
Blda Jupplies Hdw., 5.6 50 So- 3. 5.1 25 1.3 _2.7
. Mise. Peraurl 4.2 ). ) A1 25 1.0 3.5
} e LT sRla KO Thrm 4.0 to.s - o



establishment,inasmuch as competition (supply and demand factors)
differs for various business categories. Householders are more
likely to travel longer distances in search of major household
consumer goods (i.e. furniture, appliances, etc.), as opposed to
daily necessities (i.e. food and personal services). At the present
time,capture rates vary from a high of seventy-eight (78%) percent
to a low of thirty-six (36%) percent of the total potential retail
sales. This is based on the relationship of County expenditures to
sales in the City of Charlevoix. However, this does not explain

the entire situation, because the entire County is probably losing
sales to areas outside of the County. Capture rates can be expected
to continue to vary by commercial functions, particularly for
comparison type goods as opposed to local conveniences. Based on
this premise, it would be reasonable to expect that nearly all
potential consumer dollars allocated to food products, drug store
related items and personal services, such as clothes cleaning would
be spent in nearby stores. On the other hand, it would be
unreasonable to conclude that major household appliance purchases
will be made on the basis of -a total commitment-to such facilities
ih the City of Charlevoix. '

Capture rates, or consumer spending, can be significantiy influenced'

by~market1ng strategies, environmental improvements (both on—51te and'

off-site, such as._public areas), and by planned cooperatlon, “such

_as is achleved in a shopping center environment,. While it must be S

" acknowledged -that environmental- 1mprovements are more difficult in
'a strip shopping or other parcel-By=parcel situation, nonetheless,
given a high level of public and private commitment, shopplng
patterns can be modified. -

Capture rates from the primary and secondary trade areas were
determined as follows:

1. The City of Charlevoix should capture most potential sales
from-primary trade area households. Note: the primary trade
area essentially includes those townships within twenty
minutes driving time or less. - Some of the sales may go to
Petoskey, Boyne City or East Jordan. '

2. Sales dollar flows from the secondary trade area will
be considerably less than from the primary trade area.
In this regard, sales are equally likely to go to Boyne
City, East Jordan, Petoskey or other small shopping areas
{(i.e. Elks Rapids, Central Lake, Ellsworth, etc.).

3. The 1977 capture rates, as indicated in the 1977 Census

of Retail Trade, serve as one barometer of today's probable
capture rates.
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- leasable  gpace. -. Addltlonally,
community supported space versus nelghborhood space, IndiVidual
:investment decisions should therefore not be” made based on this data _

~but rather should be made after a market study of the specific - ;'";j-f

4. Subjective and objective evaluations based on the proposition
that the City of Charlevoix is going to initiate purposeful
actions to stimulate business development as part of its
growth management strategy.

5 The City has a competitive advantage because of the size of
its existing area and store mix vis-a-vis Boyne City, East
Jordan and other small shopping areas, but the City remains
at a competitive disadvantage for high value comparison
type purchases vis-a-vis Petoskey and Traverse City.

The Clty of Charlevoix was determined to have the characteristics

of a community and neighborhood shopping area.. The City of Charlevoix
serves an area larger than the immediate City,while the immediate
City area -itself is only large enough to essentially be served by
neighborhood stores. Extrapolating dollar sales into potential.
floor space, while imprecise when applied to the generalized major
category groups, nonetheless provides a base indicator for the
amount of potential development that could be supported. "This _
impreciseness stems from the fact that there is a wide divergence
between types of retail outlets in a- major category relative to the
amount of sales dollars needed to support a-square foot of gross
these characterlstlcs -vary petweenf"

retail type of function that is- intended.  Therefore; the o
following table provides a base generalized estimate of the amount of
retail floor space, given the éstimated capture rates in Table 24,
that could be financially supported if prov1ded in the City of
Charlevoix.

TABLE 24

ESTIMATED GROSS LEASABLE FLOOR APEA

FOR RETALIL 3PaCk [N 7wk JIfY OF
e NhARLEVOIN Hi “AJIR 22TAIL CATESORY
Estimated 3 Reyulred .Estimaced
Total Sales P2r S4uare foot of Gross Leasable
Calesory (MLilion 3) Leasanla Floor Area® Floor Area
Food Stora 3ales 22.8 237 9%,202
Ziat1ng & Driaking 6.4 107 $%.411
Sen=ral Merchandise 1.5 ED) 13,750
Furn,dome Furn, Apo” .. 1.3 74 20,270
Automotive 3dles 4.9 35 75.1384
Drig Store 5ales 3.0 104 28,846
Jas Service 3tations 3.3 135 29,434
ADDarel & Accessor.es 3.5 106 33,018
3.35. Supplies./Hdw, 4.7 9 59,493
M1s53. Reeail 3.5 L] 35,713
57.1 356,934
Overall 57.1 115 196,522

'?ep:esents 2tz2rage condilions petween Commanity and neirgnborhood shopping
senters.
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The above table advises that the City of Charlvoix could support
between 456,934 and 496,522 square feet of retail floor space if it
was able to capture approximately 58.6% and 16.3% of estimated
primary and secondary trade area sales respectively. Presently

there is approximately 270,000 square feet of retail sales space.

The comparison between existing and estimated space by major category
is as follows.

TABLE 25

COMPARATIVE ANALYSIS OF FORECASTED AlD
CURRENT MARKET ESTIMATE OF REQUIRED RETAIL
ELOOR SPACE 3Y MAJOR RETAIL CATEGORY

Current Market

EZxist:ng Floor Estimaced Current Shortfall or Surplus

Zanasgey Space Mir. Regs. 1n Sg. Fe. {* or =) Sq. Ft.
Food 5t0r2 Sales 45,731 96,202 - 292,471
ZaiinT § Drinkiay 42,011 59,3813 - 17,802
Jeneral Merchandise 10,000 18,750 - 8,750
Farr/Home Furnsapp’l. 10.522 20.2M - 9.5648
Aziomctive Sales 25,9338 75,384 - 44,336
Jras Siore 3ales a,%74 23,349 - 12,5872
a5 3ervice= 3tations 13,022 29,444 - 11,422
Aczdrei & Accessorties - 2%2.301 . 331,018 - 3.71%
Jupdniles . iide. L. 15,143 £2,49) T - 23,350

. Aetail - - AL, 00 - 35,744 - - . %.5,288 :

R Lt 269, 754 156,934 -. LS187, 180

The above Table 25 advises that under estimated current market conditions
there is a shortfall of 187,180 square feet of retail floor space. This
does not account for any consideration relative to future growth in the
primary and secondary trade areas nor for increased tourism resulting

from planned economic development actions. .

It would appear that in the long run the City's potential for new retail
development exceeds the availability of land within the City for new
commercial development. Some of the existing commercial area could be
more intensively developed and in certain areas renewal action would be
appropriate. It is unlikely that new retail development in excess of
200,000 square feet can be accommodated. However, when new office and
service space is accounted for, sufficient opportunity for new commercial
development in the City of Charlevoix is in place to meet the growth
management goal.

‘It is apparent from Table 23 that the“Charlevoix™trade “drea gives up

consumer dollars to the Petoskey and Traverse City trade areas, otherwise
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.0ffice "ases- in the ‘sense that ‘the qreater the concentration of’ retail-

there would be more retail trade area in the City of Charlevoix,

In terms of some of the deficiencies identified in Table 25,

no attempt should be made to encourage their location in the downtown
area because they use up a disproportionate share of land, For
example, automotive sales and supplies, building materials and
supplies, and hardware are probably more suitable in an outlying
shopping district. In the downtown area the emphasis should be on
intensive retail activities and offices.

The above represents an investment of about twelve million dollars.

Office and Service Market Analysis

All of the previous work refers specifically to retail activities.

For retail activities the data required to facilitate market expec-
tations is available. This is not the case for service and office

uses which must rely on more subjective data. No reporting service is
available to determine the amount of service and office uses that

can be supported relative to personal spending. characteristics. Service
uses include amusement services such as bowling alleys, tennis clubs,
etc., personal services such as barber/beauty shops and repair services,
while offices include. the entire -range of “finance, insurance, real

- estate,professional and general~cffices.. There may be-an indirect-

relatlonshlp between the amount ot retall development and serv1ce and -

development the more likely it is that this w1ll attract’ ‘service and L

‘office uses. Some office uses- tend to have.certain location.

requirements such as the legal and medical professions which tend to
locate near the courthouse and hospitals: : : -

Real estate, finance and 1nsurance offices,and services tend to not be
as constrained in their location decisions. More often than not
office development decisions are based on factors indicating a
relatively non-existent vacancy rate combined with rental rates high
=nough to make the project financially feasible. Because of the
indeterminate nature of this estimating requirement, the technique
used to estimate future service and office uses will be by application
of the existing ratio relative to population.

Services =-- A total of 71,549 square feet of services was inventoried
in the primary trade area. Services included dry cleaning establishments,
hair cutting and beauty shops, recreation services, repalr services, boat
storage, etc. If we deduct boat storage facilitles there are 38,450
square feet of service uses. Boat storage facilities are not considered
appropriate for service use projections because these facilities can

just as easily move inland and because a more intensive land use is
justified in the City of Charlevoix. The effect of this is that there
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are 11.7 square feet of service uses per capita of resident population.
The effect of tourism on this ratio is noted from comparison studies.
More typically this ratio seldom exceeds 4 square feet per capita. On
the other hand, this condition is unlikely to change and may become
more pronounced as population growth occurs and economic development
efforts attract more tourism. Therefore, it would not appear
unreasonable to forecast a service land use ratio of 12 square feet
per resident population (i.e. 4,700 persons by the year 1995). This
advises that service uses, as restructured, would expand to 56,400
square feet for an additional 17,950 square feet. Major emphasis

will probably be with respect to personal service uses, amusement
services, and small repair shops. This suggests an additional
investment of about one million dollars,

Moctels and Hotels -- There are at present 183 motel/hotel room
accommodations in the City of Charlevoix, A report prepared by the
Michigan Department of Commerce advised that Charlevoix County was the
fourth highest tourist 1mpacted county in the State of Michigan, A

recent study by one major local motel indicated an average annual : =
occupancy rate of nearly 62% with peak occupancies of over 90% in July
" and August. Current plans call for a major expansion of one. facilityr
- together with the  introduction of a conference facility. Approprlate
conference.max1mlzat10n goals sugqest that a total supply of 450 motel/

~hotel- rooms ‘would be desirable. ~The"Waterfront Management Plan recommends

_ addltlonal areas where motel/hotel expansion pOSSlbllltleS are good ‘This

‘suggests- an addltlonal 267 units, of which 39 are now planned to procéed. -
This appears to be a practical forecast for new units. This additional
supply would require an area of about ten (10) acres of land, and would
represent an investment of about six million dollars.

Offices: Professional and General -- Approximately 63,000 square feet of
office space was inventoried in the City of Charlevoix., This includes all
offices, both professional and general. This represents about 19 square
feet per capita of resident population. The environmental qualities of the
Charlevoix area make it particularly attractive to professional practioners,

while interest in real estate is likely to remain high. The growth potential

of the Charlevoix County area  -provides a base for further growth in the
financial, institutional, and governemtal service sectors, An appropriate
future guide to new office space development would appear to justify a
ratio of 20 square feet per resident population. This suggests a total
area of 94,000 square feet, and an additional 32,000 square feet of office
space. This represents an investment of about two million dollars.

Summary Space Requirements for All Commercial Development

The following Table 26 provides a summary overview of all forecast
commercial development and what this means in terms of land use and
financial investment,
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TABLE 26

SUMMARY OVERVIEW OF FORECASTED
COMMERCIAL BUILDING SPACE, DOLLAR
INVESTMENT AND LAND AREA REQUIRED

Current Net Increase Net Additional
Floor Area Forecast Net Additional Land Area/Factor
Category Sg. Ft. Sq. Ft. Investment 3.0 X Sg.Ft. (Acres)
Retail 269,754 200,000 $12,000,000. 13.8 ac.
Services 71,549 18,000 $ 1,080,000. 1.2 ac.
Offices 62,5606 32,000 $ 1,920,000. 2.2 ac.
TOTAL 403,869 250,000 $15,000,000. 17.2 ac.
Motels/Hotels 183 Units 267 Units $ 6,000,000. v.8 ac

$21,000,000.

As indicated above, approximately twenty-seven (27) acres of either

vacant land or more intensively developed ex15t1ng commercxally used land T
- will be. requlred to accommodate market prOJectlons -for new. commercial ’
This- assumes a: one. story: bulldlng conflguratlon with;-a support-

- development.-
area of three.(3) times the forecasted floor- space.

Should part of this

development occur in multi- story conflguratlons then a smaller _land area

The Future Land Use Plan deSignates areas where sufficient
opportunities exist for in-filling and where more intensive use of existing
properties, either by redevelopment or expansion. is available to accommodate
the forecasted growth potential.

will suffice.

Downtown Development Strategy

The Downtown Development Strategy Plan is addressed as both a sub-element

of the Plan for Commercial Development, and as a major part of the Waterfront
Areas Management Plan.
Development ,and its relationship to achieving growth management goals,is
that redevelopment and expansion of the downtown area is very important.

"Clearly,

the thrust of the Plan for Commercial

The downtown area is expected to play a pivotal role in helping the City
achieve economic balancing and stabilizing goals in addition to projecting

the environmental qualities of the City,
relationship to Round Lake,
in the City.

City of Charlevoix,

This area,

The downtown area, and its sensitive

is no doublt the most visible piece of real estate
For this reason, the relationship of the land contiguous to

west Round Lake is seen as an integral part of the downtown area, and the
total area is terribly important to the image which people have about the

is the most important real estate
in the City, and if handled properly, can sustain and increase the City's
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economic base. However, because this goal is interdependent with a high
level of tourist support, it becomes imperative that the environmental
qualities be further improved. It is this quality that sustains,and is
needed to increase, the market condition. This is a prerequisite to new
private investment in the area.

From a conceptual development perspective, the urban design qualities
necessary to achieve this dual purpose is graphically illustrated in the
Waterfront Area Management section. The revitallization and plan for change
in this area calls upon a close partnership between the public and private
sectors. In particular, the plan calls upon the public sector to institute

a long range plan of public improvements, all of which are aimed at beauti-
fication of the downtown area. However,in the process of doing this, the
improvements also stimulate market conditions because they are esxpected to
attract many more potential buyers of goods and services to the area, The
amenities to be added include increasing pedestrian space by extending the
sidewalks into areas now used for street purposes, converting traditional
concrete sidewalk space to attractive brick-paving, and adding decorative
landscape planter boxes, benches and similar street decorations, New street
lights are proposed. These would be fed by underground.wiring. Substantially
larger off-street parking areas; screened from public.view by landscape
methods,” are also expected to environmentally enhance the downtown area, ™~
while-at the same time; improve .its .market condition. If all of these

"~ improvements are executed, & favorable climate would be established to
stimulate  private reinvestment and new investment. The Concept Development
Plan illustrates interesting ways that new commercial space can be added

to the downtown area. The emphasis is on small, specialized stores in
clustered building-structures, The pedestrian linkages and the arrangement
of building spaces is designed to create visual surprises, of both street
scenes and of interesting landscape spaces linking the building masses to
streets and parking lots.

It may be necessary in some cases to use the powers and functions of the
Downtown Development Authority to bring this about. The Downtown Development
Authority can more easily assemble land in sufficiently large enough areas to
entice private investors to implement pieces of the downtown plan. Similarly,
creative financing strategies will probably have to be utilized by the Downtown
Development Authority and the City Council to implement the recommended public
improvement strategy, without which new private investment is unlikely to take
place.

Conceptually, the downtown improvement plan is illustrated in the Waterfront
Areas Management section.
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Economic Development and Growth Management Strategy

The economic development and growth management strategies are inter-
related. The growth management strategy attests to purposeful action
to define how much non-residential development will be necessary to

maintain an assessed baluation distribution of at least 40%.

This

then is further refined to determine what portion of the 40% valuation
is potentially possible in commercial development and.therefore, what is
remaining to the industrial development goal, This analytical process
then serves to indicate how much land must be set aside to satisfy the

growth management conclusions,

While the growth management strategy and economic development goals are
synonymous, nevertheless the economic development goal includes
institutional structures that could be used to bring about economic
development. Growth management is essentially concerned with space
allocation while economic development is concerned with institutional

ways of brlnglng about economlc development

Under the growth management strategy goal it was decxded that an
" appropriate distribution of residential to non-residential wvaluation
_ ~- -should be 50% to 50%. However on refléction, and given. the fact that

approxlmately 25% of the existing hous1ng stock is seasonal housing, lt»

-~ .iz.. was .concluded. that the. cost: ‘of - ‘services caused by home owners is some=-- -
'~ what- 1ess than if-all the hou51ng was used by -year around residents. -

' Therefore, a 60% to 40% residential to non-residéntial assessed valuation

distribution would still represent an optimal distribution of the local
tax burden. The following development emphasis would therefore have

to occur to bring this about.

TABLE 27

PLANNED DISTRIBUTION OF ASSESSED
VALUATLON_FOR_GROWTH MANAGEMENT STRATEGY

L
Distribution

_Exasting ~ Planned State Totil State
State Equalized Equalized Valuation Equalized
Land Use Valuation(1981) S Increase (1940~-2000) S Evaluation $
Residential 35,520,000, 17,700,000. 54,220,000, 60
Commercial 8,786,700, 10,500,000, 19,286,790,
Industrial 1,266,300. 9,800,000, 11,066,300, 10
Personal (Commercial
& Industraial) 1,948,700, 3,478,100, 5,426,800,
TOTAL 48,521,900, 41,478,100, 89,999, 800.

Market survey forecasting data advised that the necessary development
valuation for all commercial development to produce nine milljon dollars
of additional state equalized valuation (i.e. $18 million construction
value) was a possibility, The Plan for Industrial Development will now
have to address how it will be possible to bring about $22 million of new

industrial development.
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Appropriate Locations for Planned Commercial Retail, Service and
Office Uses

The above analysis advises that twenty-seven (27) acres of land, not

now used for commercial purposes, and/or existing commercial space
capable of further development, are required to satisfy the market
potential., This can only be achieved if supporting parking facilities
by and large are placed in multi-level facilities. Multi-level parking
is made more appropriate in Charlevoix, in the long run, because of the
potential loss of parking spaces in surface parking lots due to snowfall
accumulation. Large central city concerns relative to criminal activity
within parking structures would not appear to be a factor in Charlevoix.
Therefore, multi-level parking structures make a great deal of sense in
Charlevoix,particularly in view of the constraints on available land. In
the short run, it is expected that parking will be met on surface parking lots.

Redevelopment and reuse actions leading to a more intensive use of
the land area bounded by the Pine River Channel, Hurlbut, State and
Round Lake would allow for the introduction of additional commercial
floor area. Office space in a strong market condition for retail and
service uses would generally tend to occupy upper-story space. This
condition would support multi-story buildings. Other communities
with severe winter climates have successfully marketed subsurface
retail -and service Space, ‘therefore new building development should
serlously be con51dered for subsurface spaces.

- The present tendency . to ‘allow strip commerc1al development on Brldge h L

Street is ill-advised and unnecessary to meet planned commercial -
growth expectations. Several block faces are predominately
residential and should remain so. More intensive commercial.use =
could be considered south of Carpenter Avenue and a planned‘égpansfoﬁ”'
of the existing shopping center at M-66 and Bridge Street would-be
very desirable. Those uses requiring outdoor storage space such as
new or used car sales, building supplies, etc., should be encouraged
to locate or expand in the area of M-66 and the airport. The increase
in expected motel and hotel accommodations should be met by existing
motel and hotel operations and in some cases may require the acquisition
of adjacent properties on which residences are located,

Commercial development on Petoskey Avenue should be discouraged,
except for existing commercial development and the few properties
lying west of Duffy's Restaurant and opposite the Charlevoix Golf
Course. These few properties should be appropriate for professional
office development.
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Other areas appropriate for mixed commercial uses including some
element of residential uses, include the land area fronting Lake
Charlevoix from the existing public beach north to the Belvedere
Club property, the south side of Round Lake, and Lake Charlevoix
frontage lying east of Mercer Boulevard, To achieve effective
utilization of Lake Charlevoix frontage it is necessary to remove
the now abandoned railway lines and to facilitate the sale of this
property. The City of Charlevoix would be well advised to obtain
title to the railway right-of-way. The City could then dispose of
the land for appropriate development purposes. Altogether the above
referenced properties should, if properly developed, provide
sufficient land to satisfy the market forecast (see Map #9).

Recommended Institutional Actions

The commercial land use development strateqgy is critical to the

City achieving its growth balancing goal. Private investment and
reinvestment can be stimulated by a public improvement program aimed
at’ improving the environmental quality of the areas set aside for
commercial purposes. Other public incentives can also be used. A
desire to cooperate with the prlvate sector could be .very helpful

in stlumlatlng prlvate 1nvestment'iu EE .

In Michigan the leglslature has specxflcally provxded spec1al LA iiiiﬁéw

—'leglslatlon to encourage commercial. development and redevelopment.;_ UL

The .legislation provides for -establishing downtcwn -development.-
authorities, commercial redevelopment districts, and also provides
financial techniques to help. carry out public and prlvate T
improvéments. : : : ]

It is recommended that the City of Charlevoix begin a program of
encouraging conditions under which private investment will tlourlsh
by creating a Downtown Development District and appointing a

Downtown Development Authority as an initial step. The Downtown
Development Authority should then be authorized. to prepare a specific
plan of improvements for the land in the district and propose
appropriate financing techniques.

Commercial private investment and reinvestment outside the Downtown
Development District should be charged to other appropriate authorities
or ad hoc committees.

Recommendations Regarding Maintenance of Quality Development

Officially, Charlevoix claims for itself the title "Charlevoix the
Beautiful". A recent attitude survey advised that respondents felt
very strongly about preserving environmental qualities. Certain
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aspects regarding the visual appearance of physical conditions in the
City have either gone unnoticed or have simply not been seen in a
negative manner. The fact remains that there are quite a few buildings,
particularly of a non-residential nature, that are unattractive and
make the claim "Charlevoix the Beautiful" less meaningful. It is

true that the geography and environmental setting of the City of
Charlevoix is its most valuable asset and these characteristics project
the environmental quality associated with the City,

It is apparent that officials charged with approving property

development plans have not been sensitive enough to ensure that

no building project detracts from the visual quality of the City.

To achieve this it may be necessary to adopt higher building and site
development standards, An area of deficiency is one which permits
unpainted shell structures, often referred to as pole buildings. Site
improvements in several areas were obviously not required as evidenced

by the absence of paved and structured parking lots, landscaping, and .
outside storage. The following actions are advisable if Charlevoix intends
to preserve the visual quality of the City:

l. Site improvement standards should be adopted for all
new or substantially altered building projects which
uniformly require landscaping-improvements-, structured

Ve ' hardsurfaced parklng lots and drlveways, and a

o ' prohlbltlon on outSLde storage. . » . -

2. Building codes should be “amended to prohibit" unattractlve
building facades) specifically unpainted exterior surfaces.
Instead, the building code should require a factory-finished
exterior surface. similar to painted exterior surfaces. '

3. Building faces on highly visible sides should preferably
be constructed of so-called sandwich wall construction
methods as opposed ‘to a skin wall, Architecture and scale
should be appropriate to the situation,

THE PLAN FOR INDUSTRIAL DEVELOPMENT -

The City of Charlevoix has land resources which meet locational criteria
generally thought suitable for industrial development. This statement is
irrespective of economic base indicators that may or may not support
expansion of industrial development opportunities.

The Plan for Industrial Uses is intended to address the total land area
required for all industrial type activities and related uses in the City of
Charlevoix, Industiral land uses have generally developed over the past
several decades to include more than conventional manufacturing, processing,
and storage type operations., While the Land Use Plan advises that the
predominant uses are for manufacturing, processing, and storage {(i.e, ware-
housing/wholesaling), nonetheless, the plan recognizes the expanding area of
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-~ - amount-of-land that should- Be held in reserve. to accommodate ihdustrial -

research and development as part of an industrial land use environment,
The objectives and policies previously enunciated to guide industrial
development should be referred to in the context of this plan,

Relationship to Growth Management Goals

The previous section specifically addresses the assessment valuation that
falls to new industrial development to meet the growth management goal,
Specifically, about twenty-three million dollars of new industrial

development will have to occur, in addition to forecasted new commercial
development, to bring about an assessed valuation distribution when total
development is expected to consist of sixty percent (60%) residential and
forty percent (40%) non-residential uses. The growth management goal and

its relationship to industrial land use requirements, therefore determines
that amount of land that should be reserved, irrespective of economic base
factors. By this action, the City is determining that even if it does not
have an economic base condition requiring the reservation of land in the

short run,nevertheless the economic stability of the City in the long run,
demands that a certain amount of land be held-in reserve. This will allow -
for tihe eventual balancing of the City's tax base between residential and

non- re51dent1al rate payers, and prov1de for a condltlon that will allow a
‘high -level of response to thé provision-of’ essentlal public services,™: -
Tradltlonal economic base studles -are. simply not appllcable to a small i

- --. :geographic -area, and therefore-are-iinadequate~tools for determining’ the

growth,,_For,thls ‘reason, no cons;deratlon of ecanomic base factors w1ll be
made, However, it was judged that such an. analySLS would be unable to show
substantial industrial development. opportunities and would probably have led ..
.- - to the conclusion that industrial land needs areiminimal. This would have -
resulted in prioritizing the use of-the land for. another purpose, thus
forever barring its use for industrial development. Additionally, relying
on traditional economic base factors to-justify reserving land for industrial
purposes does not account for unique local promotional efforts and possible
financing incentives. Neither do they account for those positions, some-
times taken by chief executives of corporations, to place environmental- _
considerations above market considerations when determining a plant locatLon
site. It is a known fact that several of the existing industrial plants came
about through environmental reasons, not as a result of industrial location
theories, '

Industrial Land Use Reguirements

As indicated above, predictive models are not applicable to the City of
Charlevoix for a number of reasons. A predetermined growth management goal
will at least provide a target upon which a determination can be made
regarding the amount of land necessary to achieve the growth management
goal. The technique to be applied for an assessment of land area that
should be reserved for industrial purposes, is based on the amount of land
needed to accommodate some twenty million dollars of industrial plant
construction. This was determined as follows:
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TABLE 28

REQUIRED LAND AREA BASED ON
GROWTH MANAGEMENT GOAL

Cost Factor/
Growth Management Factors Land Area Relationship

Growth Management Goal for
New Industrial valuation $20,000,000.00

Estimated Costs of Industrial
Plant Space(per Square Foot) $30.,00/square foot

Estimated Amount of Industrial
Plant Space 666,667 square feet

‘Land Area Factor 3.0 (i.e.
average at 33%) ) © 2,000,000 square feet
- : of land area ]

Land Area Converted From Square
-Feet to Acreage - . o N ' 46 Acres .- ..

Land Area Availability-and Preferred Areas (see'Mép-#lO)

The attainment of the growth management goal makes it essential that the =
City of Charlevoix reserve approximately forty-six (46) acres of vacant
land. The largest availabie area is in the northeast corner of the City.
Land adjacent to this area is now developed f£6r i1ndustrial purposes, The

area is unofficially referred to as an Industrial Park, although it has

not been officially recognized as an approved Industrial Park by the State

of Michigan, Land adjacent to or near the airport offers an additional
location for industrial development and, from a location point of view, is
better than the land in the northeast corner of the City. A number of vacant
lots are available in the Charlevoix Industrial Center subdivision, The
subdivision is located immediately north and east of the airport. Redevelop-
ment possibilities include the land on both sides of Norwood Road south of
Garfield, and the land at the southwest corner of State Street and Carpenter
Road, The total area described contains approximately the amount of land
required to satisfy the growth management goal and is appropriately situated
for industrial purposes. By virtue of its location, this land is undesirable
for residential uses in light of adjacent development. It would have

been preferable from a location standpoint, to have the greater amount of
land available near and adjacent to the airport because all major modes of
transportation are essentially available. This includes waterborne trans-
portation via the harbor facilities at the Medusa Cement Company, the

M-66 highway, and the C and O Railroad spur line into the Medusa

Cement Company. The land located to the west of the airport is
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in Charlevoix Township and is zcned for industrial purposes, Should
consolidation take place between the City and the Township, then it may
be preferable to use the land in the northeast corner of the City for
another purpose.

Land Improvements Necessary

The availability of raw land by itself does nothing to cause
industrial devleopment to happen. A public sector agency must
take an active part in encouraging the development of land set
aside for industiral purposes, In some instances this may include
acqguiring the land, particularly in the event it is held in
numerous ownership arrangements, Land assembly facilitates more
logical development patterns and allows for maximizing the use of
all of the land.

The land area lying east of Mercer Boulevard and north of Petoskey
Road to Waller Road, part of which is in. the City, in one such area
which is recommended for industrial development, This area should
more appropriately be developed as a planned Industrial Park, It

. 1s large enough to justify a system of internal streets, Because of

the qerrymandered boundary with tle LCity it would be more approprlate
to consolidate all the parqels into one’ tract of land and then cause . el
an appropriate design. for .an- Industrial Park. The City and Townshlp

" should cooperate to effectively utilize this land. This will reguire

the extension of sewer and water lines and’ the building of roads suitable
for industrial use. Should consolidation between the Township and
the City not become a reality then perhaps the Township would agree to

- tonsolidating the land only into the City in exchange for an agreement

whereby the City and the Township would share tax revenues on the
consolidated lands. If this were possible, then a City Authority could be
authorized to develop the land and resort to special taxing techniques
to pay for land development costs.

The only other area where there is land suitable for industrial
development 1s situated next to the airport, and in some cases
would include airport land. From a location point of view, this
area is the most preferable for industrial development, however,
there is not a great deal of land available in the City, This
area also has the advantage of being served with all essential
public utilities, The industrial development policies plan
advises the use of certain land which 1s now being used for
residential purposes on Norwood and Carpenter Roads, This land
is recommended for industiral reuse because the existing develop-
ment is marginal in quality, and because as a residential environment
it is unsuitable given the impact of the airport., The Charlevoix
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INDUSTRIAL DEVELOPMENT
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'Essentially, the report calls for considerable public sector improvement in *_*7

Industrial Center is a nine (9) parcel industrial subdivision plan
occupying the north side of Carpenter Road,immediately east of
Norwood Road. Additional opportunities to expand industrial
influence exists on Garfield Road in the Township, particularly

if the land in the City is approved for industrial reuse. This
action is further supported by the Airport Master Plan which
proposes a north/south runway west of Norwcod Road (see Map #10 ).

Aesthetic Concern for Industrial Development

An overriding concern of the people of Charlevoix is to maintain

pleasant views and vistas throughout the City. Consequently,

there is concern that industrial buildings,and attendant exterior

conditions will not help achieve the high goals that the people

hold regarding the appearance of their community. There is

justification for this attitude based on several existing

industrial buildings (shell type) ‘in the City. It is important

that existing building codes be revised to demand a more aesthetic

response from industrial building construction methods. "Factory

finished or otherwise painted exterior faces should be ‘required.

Outside storage should be properly screened and every development

should have an appropriate amount of land;caplng.? Large parkLng : :.'f_
lots should also be screened, - - - - = ' "

u._AsSéSSMent ofzInduétrial Develdpmént Marketing Requirements .. -- _Z*9;3 ff2::f;€_

-~ . . LAY

A-1978 ‘publication of the Northwest Michigan Regional Planning and Development =
Commission discussed the economic development potential of the region,

economic development activities. It identifies economic development opportunltles
in natural resource based industries, including recreation/tourism, timber, and
minerals. The report specifically identified the following targeted opportunities:

1. Local industry interested in expanding.

2. Industry which can provide raw materials or services to
other local or regional industry or can further add
value to the product of local industry.

3, Industries utilizing local raw materials or providing
services to other local industry.

4. Growth industries which were identified from industry
groups in the United States and Michigan as having sub-
stantial growth potential and locational characteristics
compatible with Northwest Michigan.

5. Industries involved in new product development based on
the substantial timper resources in the area.
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The following scenario of a development scheme using the above criteria
is possible, in the event sufficient investor interest can be identified.

Waste/Wood Energy Producing Facility -- The possibility of encouraging

investor interest in a regional waste disposal energy conversion plant in

the City of Charlevoix to be located in the center of the northeast proposed
Industrial Park should be explored, A 100 tons per day facility could

initially be established wnhich would convert waste materials into steam heat
which could then be transmitted to adjacent industrial users and/or co-generated
into electricity. As waste disposal volumes increase, so could the size of the
plant. Waste streams could be supplemented with wood, particularly in the
winter months when waste. streams are less in the region. Such a facility could
be an incentive to new industrial development, because energy could be sold at
substantially below the costs of typical energy sources. Additionally, with

the advent of new stringent waste disposal requirements, the cost of disposal at
a waste incineration facility can become competitive with land disposal costs.
The waste/wood energy producing facility is then both a profit making center

and an incentive to new industrial development through cheaper energy costs. -
The plant costs are estlmated to be approximately five million dollars

($5, OOO 000. OO)J '

Methanol Pldnt ——-The economic teaSLblllt, 01 a* wasce Lo~ enerqy R

»converalon plant demands immediate energy users and therefore
concurrent development by ‘enerqgy users_is essential to .the feasibility
of the waste-to-energy plant. A menhanpl plant orfers this immediate
possibility, A methanol plant could be designed to produce wood
alcohol from the timber resources of the region.2"Such a facility is

a high energy user which would use a na]or portion of the energy
producing.capacity of the waste-to-energy plant. It is estimated that
a plant producing six (6) million gallons per vear would cost forty
million dollars ($40,000,000,00)., There are large corporations in

the United States involved in this type of activity, however none are
in Michigan, These corporations should be contacted and proposals
made to them showing why it would be advantageous to build a methanol
plant in Charlevoix.

Northeast Industrial Park -- The City and Township should cooperatively
secure the land and assemble all of the pieces into one larger tract of land.
This would include all the land north to Waller Road and make available a
potential area of approximately 125 acres. Some of this land is industrially
developed along Petoskey Road. What is effectively available for new
development can only be determined following the result of a land assembly
effort and a subsequent design of the Industrial Park. If these actions were
taken concurrently with the development proposals described above, the technique
of captured taxes through a tax increment financing scheme, would probably
offset land acquisition and development costs. Furthermore, this may make it
possible to provide industries with free fully serviced land and sites.,
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Miscellaneous Plants -- In the event the City and Township are able to
accomplish the above, it would appear reasonable to assume that, from

time to time, new small industrial plants would locate in the Industrial
Park in the same manner as other small plants of a diversified manufacturing
interests have, from time to time,made the Charlevoix area their choice for
doing business.

SUMMARY ECONOMIC DEVELOPMENT STRATEGY

Commercial Development

1. The City of Charlevoix has the potential to gain substantial
new commercial development. A market analysis would tend to
support the proposition that 200,000 square feet of retail
floor space is feasible.

2, To a large extent (i.e. 25%), this market condition is created
by tourist dollars predominantly in the summer months. The .
development strategy is therefore also one of extending the
tourist (or visitor) season throughout the year, This can be
accompllshed by capltallzlng on_the-environmental: qualltles of R
Charlev01x which could make it~ an attractive area for an. . -
) executlve type cohférence and traLnlng locatlon Addltlonally”
. every efforc must »be_made to increase. ‘winter récredtion
] Charlevoix area.

3. Active competition aS“an executive conference and training

] center will call for .a commensurate response. for additional
e lodging facilities. At the- present tlme,good lodging fac111t1es
are limited, while supplementary services {(i.e., whirlpocl,
saunas, games, etc.) are almost non-existent. Weekend vacation
packages similar to the Gaylord Holidrome deserve attention for
development in Charlevoix.

!
|

4, If the above can be accomplished, and if permanent year round
jobs created by industrial sector employment occur, then real
population growth will be the product. As a result of this a
commensurate increase will occur in related office and service
commercial-type development. These are additional spin-off
employment effects,which also contribute to the overall growth
balancing goal.

5. The response to anticipated commercial investment and reinvestment
will be met primarily by land located within the existing downtown
area. For the purposes of the Plan, this includes the area along
Bridge Street, from Dixon Avenue to Hurlbut Street. South of the
Pine River Bridge, the area extends from the east side of Bridge
Street to the west side of State Street. Additional commercial
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development opportunities exist on Lake Charlevoix and Round
Lake. This potential is graphically illustrated in the section
on Waterfront Areas Management. Commercial development is
expected to be tourist/water related and will likely include
mixed uses such as residential condominium units, tourist
lodging facilities, specialty retail shops, restaurants, and
marine related activities.

Industrial Development

6. Intensive public involvement will be necessary to overcome
perceived competitive and/or locational disadvantages for
industrial development. This will likely demand public
acquisition and development of lands suitable for industrial
use.

7. The growth balancing goal requires some twenty million dollars
($20,000,000.00) of new industrial growth which is expected to
- - require some forty-six (46) acres of land. The City, in
a i cooperation with Charlevoix Township, can respond to this land
allocation requirement. The City by itself would be hard
- T pressed to do this. It appears that the land located in the _~
’ ’ northeast corner of the City, now referred to as an.industrial -=— N
.area, provides the best opportunity-to.achieve industrial - o .

development goals. A o

S 8. The City~and'Township should cooperatively assemble all of the
available land in the area bounded by Mercer Boulevard, Waller

. : Road, Martin Road and Petoskey Avenue. An appropriate design
for an Industrial Park should be effected and a financing ’
arrangement made to cause required infrastructure improvements,
If acquisition and development were timed to occur with a
large private investment in new plant facilities, it is possible
that tax increment financing could be used to retire the debt
for land acquisition and improvement costs. In this manner, it
may also be possible to provide prospective industrial clients
with free fully serviced land,

9. Since the above is dependent upon an immediate implementable
industrial project{or projects) some thought was given to what
could immediately happen that was independent of the State’s
generally poor economy,and made sense because of its resource
based application. This resulted in the proposition that a
waste-to-energy producing facility and a methanol {(wood alcohol)
production plant may offer an immediate project which could be
the catalyst for the Industrial Park development strategy.
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10.

The State's increasing sensitivity to the problems of waste
land disposal may give rise to the economic feasibility of
using waste materials as an alternate fuel. The City of
Charlevoix, 1f it acted expediously, could develop a regional
waste-to-energy facility which in turn could provide below
market rate sources of energy to potential industrial plants
within the Industrial Park.,

Because of the "Catch 22" nature of a waste-to-energy plant
which simultaneously requires a high energy user, it is
essential that such an energy user also be concurrently built.
That which makes the most sense is a methanol plant utilizing
the timber resources of the area. The great bulk of the alcohol
used in the country is imported,while the technology to produce
alcohol with timber resources is in place. The State of
Michigan in an attempt to diversify the economy of the State

is actively involved in packaging a similar type of development
in Alpena, Michigan. B '
If the above strategy can be accomplished, a number of fully
serviced highly attractive properties will-be made available
for industrial purposes .at very competitive - conditions,

'_Presumablv, these propertles will slowlv be developed in a
»fselectlve manner . tﬁereby complethg the overall economic - -
_;development strateqy.-- T -

. . . =

-l ihstitutional,Aaministrative-and-Findncihq'Strategy : T

11.

e m—

If all of the above is to be accomplished, an imstitutional,
administrative and: flnanc1nq scheme- is - essential. Some of
these are prescribed by State law and are appropriate
mechanisms to accomplish the economic diversification goals
of the City of Charlevoix. These will be called upon to
accomplish the goals. The institutional and administrative
strateqgy for accomplishing the economic development program
may be diagrammed as follows: -
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CHARLEVQIX OVERALL ECONOMIC
ENHANCEMENT AND DEVELOPMENT

STRATEGY FLOW CHART

CHARLEVOIX
CITY COUNCIL
Passes tnubling Leyislation
Sced Honey
Approves Development Financing
Approves Tax Abatcment Cert.
Approves Special Millage
Provides Administrative Support

PLANNING [ ciry
CoMMISS [ON | manacer
Long Ranqe Implements dictum of Council

Dewvelop. Plaaning
Guidelines

CONVENTION AND TOURIST

Provides Technical Resources to
Develop. Councils/Committees
Intermediary before Council &
Economic Develop. bodies
Staff Resources

COUNCTL ACTION COMMITTEE

NI S—
RESOURCE STAFF
EXECUTIVE DIRECTOR OF C. OF C.
L DIRECTOR o

T i
Executing Promoting &
Activities Soliciting

I
Planning
Activities

Conv. Business

tinancial
Assistance

Room Tax

Other Spec. Tax.
-Gi1fes/Grants

Roles

City Council -- All-ﬁgx

be approved by the City Council..

DOWNTOWN DEVELOPMENT

CGNSULTANTS
echnical Resource

to Manager & Econ.
Bodies When
Authorized

ECONOMIC DEVELOPMENT

AUTHORITY
Prombtion
& _Admin. Implementation
Project
Planning Implementation
Specific
Improvements

Financin
Speclal Millage
T.I.F.
Gifrs/Grants

& Admin.

- Gifts/Goants-

CORPORATION

PromGtion [

Brochures
Coordination
Dissemination

Act 255 Act 198
Tax Abatement
Land Asscmbly
Land Develop.
Pro). Approvals

Financing

Special T.I.F.

Fees
-.Develop. Bonds

related incentive and financing programs must’
Without the expressed commitment of

the City Council economic development strategies which rely on the
provision of creative financing using taxation or other tax incentive

measures (i.e. abatement) would be a fruitless effort.

For this reason

the highest local legislative authority which is the City Council,
stands on top of the organizational pyramid.

"-City Manager —-- The City Manager in a small city like Charlevoix is the

most visible technical person.

The person who occupies this office 1is

expected to lead all planning and implementation measures and to carry

out the mandate of the Council.

The City Manager is not expected to be

all knowing and possess expertise in the entire field of economic develop-

ment.

The City Manager is however the person the Council will look to in

deciding what supplemental expertise 1s required to best facilitate

economic development programs.

The City Manager's office in the context

of Charlevoix is also expected to provide administrative support for
operating authorities and committees and to personally take a strong
leadership role. The City Manager is also expected to arrange for the
soft costs associated with the overall economic development program.
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Planning Commission -- The Planning Commission's role in the

Economic Development Process is essentially limited to the City's
Master Plan which is the key policy document regarding the City's
overall economic development strategy. Because economic development
is an ongoing process, whereas plans tend to be static, the Planning
Commission will be involved in a constant monitoring and reevaluation
process. Economic development policies are transmitted to the

City Manager and City Council.

Consultants =- The function of Consultants is to directly provide
the City Manager with unique guidance relative to specific

economic development projects and for specific planning of feasible
projects, Consultants may also be employed to work directly with
an Authoritv or Committee through the City Manager's office.

Downtown Development Authority -- A Downtown Development Authority (DDA)
is seen as the most effective conduit to carry out a prolonged plan of
improvements in the historic commercial district area of Charlevoix. It
is recommended that a Downtown Development Authority be established
pursuant to Act 197, P.A. 1975. Essentially, the Authority is empowered
to cause a specific plan of improvements to be made and the authority,
with the support and approval of the-City-Council, -to finance said
improvements. Spec1f1c powers which the Authorlty has are as follows:

I. 'Prepare -and lmplemenc plans to: halt the deterloratlon
-of property values . T i

2. .- Acquire and dlspofe of real and personal property L -_i S

c " "3,.  Improve land, construct or restore and operate' and -
maintain any.building for the use of any public or prlvate
person or corporatlon or comblnatlon thereof. :

4. Fix and charge fees and rents for such property and pledge
the same for repayment of revenue bonds issued by the
Authority.

5. Accept grants and donations.
6. Acquire and construct public facilities.
7. Municipality may condemn Eor DDA.

Financing specific improvement programs and the administrative costs
of the Downtown Development Authority can come from the following
sources:

1, Donations.
2. Proceeds of ad valorem tax on downtown district properties

of up to 2 mills to be used for purposes of financing only
the operations of the Downtown Development Authority.
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3. Revenues from property owned, leased or licensed by the
Downtown Development Authority.

4. Proceeds of revenue bonds issued by the Downtown Development
Authority.
5. Proceeds of a tax increment financing plan.,

6. Money received from other sources approved by the Municipality.

Convention and Tourist Council Action Committee -~ This activity spills
over into the area which is traditionally the function of the local
Chamber of Commerce. For this reason it is suggested that the activity
be addressed jointly by the Chamber of Commerce through Chamber of
Commerce appointments and by officially delegating to the Chamber's
Executive Director the task of providing technical and administrative
resources to the Committee.

The function of the Convention and Tourist Council Action Committee is

to promote Charlevoix's potential to attract tourists and to work with
the private sector to cause the development of an executive conference

and training center. Actions span the gamut of providing convention
bureau services,to planning specific events throughout the year which
would increase tourism, T - ' o Co e -

.Economic Development Corporation.-=-:An Economic Development Corporation (EDC)" ..
-1s seen.as an esséntial ‘-vehicle for implementing the economic diversification '

and balancing strategy for areas lying outside the DDA district. This could.
include commercial or industrial development. While Charlevoix County

has an Economic Development Corporation .and one might ask why duplicate

the County's efforts, nevertheless, it is felt that-the targeting of -
substantial efforts to one community is unlikely to be favorably met by

the County EDC. For this reason an Economic Development Corporation for

the City/Township area is seen as essential to economic development goals.

The City/Township EDC, for instance, would be the instrument through

which the proposed Industrial Park in the northeast corner of the City,
and partly in the Township, would be brought to fruition., The EDC may
borrow money to assemble this land and to carry out an improvement
program. The EDC presumably would also be actively involved in implementing
the waterfront area's Master Plan insofar as commercial development is
concerned. This involvement could include the provision of essential
services through tax increment financing, approval of bonds, etc. The

EDC may also engage in similar land assembly programs in the areas of the
waterfront and airport. One such area in particular may include acquiring
the railway right-of-way recommended for abandonment and reuse.

Specifically, the Economic Development Corporation would deal with

Act 255 of 1978, Act 198 of 1974, and related Acts that deal with
encouraging economic development activities,
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Future Land Use Plan Map (Map #11)

The residential and economic development strategies described in the
foregoing work, can now be graphically illustrated by a Future Land Use
Plan Map. The plan illustratively describes the recommended broad land use
categories for all of the land in the City of Charlevoix. The Future Land
Use Plan Map and supporting detailed use emphasis and policy maps (Maps #7,
#8, #9, and #10), provide a legal basis for zoning decisions. These maps
also form the basis upon which a more appropriate zoning ordinance and

map are to be developed.

When reviewing the Future Land Use Plan for zoning consistency, zoning
administrators should also review the maps pertinent to residential,
commercial and industrial use emphasis and development policies,

Similarly, the waterfront schematic development plans, shown in the sub-
sequent Waterfront Planning and Management Strategies section, should also
be referenced before any administrative, legislative or capital improvement
decision is made which would affect the development of land in the City of
Charlevoix. : o= T :
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WATERFRONT PLANNING AND MANAGEMENT STRATEGIES

INTRODUCTION

The City of Charlevoix waterfront land use study includes all of the land
fronting on Lake Michigan, Pine River Channel, Round Lake and Lake
Charlevoix. Because of the integral relationship of the downtown area to
the Pine River/Round Lake basin, the entire downtown area was studied,
These shorelines, and their geographical makeup, provide a unique
environment for the development of the City of Charlevoix. Residents of
the City of Charlevoix are very proud of their City and its environmental
guality. This guality results from the City's waterfront orientation.
This sense of pride is reflected by the fact that residents refer to their
zity as "Charlevoix the Beautiful”. This claim is boldly emblazoned on
all official stationery. '

The Charlevoix waterfront management planning process was structured to

focus on several critical issues. Perhaps the most important role the
waterfront has is its economic relationship to the City. In this regard,

the recreation potential of the waterfront is intertwined with economic
benefits because of the tourist attraction pbtential of its public beaches,
beoaring facilities, and its environmental-quality which encourages visitation:.
Clearly, .the emphasis on etonomic: potentlal is not at -the expense of . norn-

_recreational uses of the waterfront areas., On the ‘other hand the- Clty views -

the waterfront land. .areas ‘ps_azvery’ lmportant property tax resourse base. If .
~the City- is expected to re;pond ‘to the service needs of “its permanent ‘populatior:

“'in addition to its visitor populatiosr, then” clearly it needs to balance the

use of its land between non-taxable and taxable uses. This fact was of
paramount importance in the development of waterfront land use :
strategies and management planning decisions.

ESTABLISHING A COMMUNITY CONSENSUS

Very early in the planning process it was decided that as many people as
possible would be encouraged to participate _in the decision-making process.

To azcomplish this level of community consensus building, several workshops
(four in all) were held, The workshops were preceeded by an attitute survey
which was published in the local newspaper. Local response was very good and,
based on the geographic distribution of the survey responses., was clearly -
representative of the City as a whole. It was apparent that the residents of
the City wanted growth to take place in an economically balanced way without
seriously impairing the quality of life in Charlevoix. Workshop participants
generally accepted this proposition and at the fourth workshop reached a
consensus on a Citywide land use plan with particular development emphasis

- on all of the waterfront and related areas. This level of local input - - -~~~

was sustained throughout the program and played ar important role in détermining
the management emphasis for all waterfront land areas. This review included the
design of schematic site development plans for each waterfront segment where
development options were determined to be available.
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e TS5IS OF WATERICRONT SEGMENTS

In developing the Waterfront Land Use Management Plan, the waterfront area

was broken into segments and sub-segments for ease of referral. It should

be noted that the development emphasis for each segment followed a market
analysis of the development potential for all land in the City of Charlevoix.
Furthermore, the use of waterfront land is related to land use decisions

made for all of the land in Charlevoix. This is because the total land

mass 1is functionally and economically interrelated to the waterfront area.

For this reason, a study of the land in the waterfront area alon. would not
make any sense. Finally, the most appropriate development emphasis for
waterfront land followed the growth management goals and strategy that were
devised for citywide application. These are described in other appropriate
sections of this Comprehensive Development and Waterfront Management Stratedgies
Master Plan, of which this section 1s an inseparable part. Waterfront segments
and sub-segments are described as follows: (See Map 12, Waterfront Areas
lanagement Plan Map.)

1, South Lake Michigan Shoreline = Pine River south to the City
limits.

2. North Lake Michigan Shoreline - Pine River north to the City
limits,
(a) Dixon/Pine River Lane Section. -

3. Pine River Channel Shoreline - North and south sides of the

Pine River Channel from Lake Michigan to Bridge -Street,

{a) .. EarE”Aveﬁue and Channel Section . _ o s

1.. West Round Lake Shdféline'f Foot of -hill' to Belvedere Avenue,

(a) Downtown Development Section.

5. South Round Lake Shoreline - Braidge Street to Round Island.

G. North Round Lake Shoreline - Iichigan Avenue to Round Island,

. Lake Charlevwoix Shorelins - MNorth ciegy limitg o south city
Iimits

(a) North Resort Development and Residential Area.

(b) Lake Charlevoix North Beach Site (Depot Beach).

(c) Chicago Club, Belvedere and Coast Guard Area.

(d) Park Island (Round Island).,

(e) South Resort Development Area.

(f) Lake Charlevoix South Beach and Launch Ramp
Site (Ferry Beach).
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South Lake Michigan Segment

The South Lake Michigan waterfront area refers to that area lying south of the
Pine River Channel, It includes all of the land known as Michigan Beach, also
referred to as the Park Street Beach. It also includes the property on which
the Fish Hatchery is located, This area is now publicly owned and is

intensively used as a public beach. It is recommended that no functional change
of use be made to this property. Recommended manajement nolicies are shown on
the Waterfront Areas Management Plan Map No.,l2, These management policies are
supported by the Land Use Plan Map No.ll. The Lake Michigan, or Park Street,
Beach is an important recreation resource with substantial economic benefits

to the City of Charlevoix, Short term tourists are provided an opportunity to
enjoy the recreation pleasures associated with the beach,which include swimming,
games and sunbathing., The fact that the facility is available no doubt
contributes to the level of tourism which Charlevoix experiences.

Morth Lake Michigan Segment

The North Lake Michigan waterfront area refers to the waterfront area lying
north of the Pine River Channel. With the exception of threes (3) access points
(including Dixon Avenue), the land is in private ownership. The management
strategy for this waterfront segment is described on the Waterfront Areas:
Management Plan Map No, 12. . Thi§ is furtheg“supborted by the Land Use Plan -
Map Mo, 11-. Generally, a low intensity level of useage is encouraged in this’
segment, although public access is being maintained to Lake Michigan. Stately
homes line the lake side view of Michigan Avenue. The retention of these homes
15 important to the character of Cnharlevoix. Intensive use of the shoreline in
this area would probably lead to the loss of this important housing stock and
is therefore not encouraged.

Dixon/Pine River Lane Section -- This section of the North Michigan Lake
wateriront segment is recommended for new intensive development. Land uses
include the Weatherwvane Terrace Motel and Inn and residential uses. The
acquisition and assembly of the remaining single family housing for high

density housing and/or additional motel-hotel lodgings is consistent with the
growth management goals of the Citywide General Development Plan. Nevertheless,
careful site utilization practices are recommended which will maintain the view
of Lake Michigan and the Pine River Channel area from all portions of the
redeveloped land mass and from Dixon Avenue. A schematic site development plan
showing an appropriate site utilization scheme is illustrated on iMap No. 13.

Pine River Channel Segment

The Pine River Channel segment includes a narrow band of land on either side of
the Pine River Channel, The management strategy ror this waterfront segment is
described on the Waterfront Areas Management Flan dap Mo, 2. The management
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policy for this segment is to ennance its function as a scenic, pedestrian
view corridor, joining the downtown area and Round Lake to Lake Michigan.
An 1llustration of how this land area should be designed to accommodate
pedestrian use and to enhance its aesthetic contribution to the City 1s
shown on Maps No., 13 and Mo, 14.

Park Avenue and Channel Section -- This section includes the land area
between Park Avenue and the Pine Rivver Channel. The management strategy

in this area includes the development of a conference center, together

with supporting lodging facilities., These facilities are intended to

replace the existing uses lying east of the existing condominium development.
test of the condominium development there are several homes of historic value
and @ low density use is recommended in this area. This would not preclude
redevelopment of the small area of housing next to the Fish Hatchery for a
high density housing project. A scnematic site plan for the conference center
area 1s shown on tap No. 14 as a part of the Downtown Area Master Development
Plan.

Wiest Round Lake Segment

The West Round Lake waterfiront area refers to that area lying on the west

side of Round Lake from approximately Belvedere Avenue to the foot of the

hill, south of Dixon Avenue. This area includes East Park which is an-
impertant feature of the downtown landscape, due to the fact that it

provides the principal public access to Round Lake and the municipal marina.

The zark,._in essence, is a gateway to visitors to the City who arrive by

water borne vessels. The specific management strategy for the East Park o
area calls for substantial restructuring of the public space, including some
small increase in the size of the park. This is described on the Waterfront
Areas Management Plan Map No. 12. The management plan for the segment between
the Pine River Channel and Belvedere Awvenue calls for conwverting a greater

share of the publicly owned land teo park space and supporkting acctivities which
would accommodate boaters, tourists and city residents. The impact of off-
streat parking in this area will be reduced by a reduction in the area set aside
for sarking and by appropriately landscaping the arca which remains for parking,
The following schematic site development plan further illustrates management and
development concerns. The space between Round Lake and Bridge Street is seen as
having substantial economic importance to the City of Charlevoix. The recommen-
dation to increase boat dockage facilities is particularly noteworthy for
economic and recreational reasons, This would be accomplished by providing new
rermanent finger flocating docks and temporary docks iLn the area now occupied by
the Coast Guard vessel (see Downtown Plan Map No. 14).

Charlevoix Downtown Development Section Strategy -- The Downtown Development Plan

is shown as a part of the West Round Lake Management strategy plan because of its
integral relationship to Round Lake. The plan is graphically illustrated on

Map lo. 14, The Downtown Plan plays an important role in the City's effort

to balance its tax base between residential and non-residential ratepayers,

The wlan essentiall, envisions a substantial increase in retail, cfiice and service

floor space, resulting largely from urban renewal type actions. A Downtown
Development Authority is now in place and the Autherity 1is expected to play a



vital role in the renaissance and expansion of the downtown area. Market
support for the expansion of the downtown area is described in the section
on Economic Planning.

South Round Lake Segment

The South Round Lake segment addresses the potential for new land uses along
both the south and north sides of Belvedere Avenue. A substantial portion

of the land fronting on South Round Lake will remain intact, inasmuch as this
development is relatively new. The management strategy for this waterfront
segment is described on the Waterfront Management Strategies Plan Map No. 12.
tlew development opportunitles within this segment are graphically depicted

on Map No. 15. An important element of the schematic site plan is the
preservation of view corridors to the maximum extent that is possible. Zoning
tecnhniques of incentive zoning will be used to encourage developers to

provide limited public access, basically walking paths. Allowable development
on the north side of Belvedere Avenue must be sensitive to preserving the

view of residences above the hill on Hurlbut Avenue,

North Round Lake Segment

The UNorth Round Lake segment includes the land mass lying north of the Round
Lake/Pine River Shoreline to Dixon Avenue. Minimum change is planned for

this area. Dixon Avenue 1is lined with stat=zly residences while some of the
land immediately next to thelléke also contains very high value housing.
Private-boating facilities line..the shoreline, -The area immediately adjacent -
to Michigan Avenue from the foot of the hill to the water's edge, now the

site of the Finn Lumber Company, and facilities of the Bay Queen dining and
sightseeing cruise boat, are recommended for redevelopment. With the exception
of this proposal for intensive development, no other change is anticipated.
Management recommendations are described on the Waterfront Areas Management
Plan Maps No. 12, A schematic site plan (Map MNo. 16) is provided showing a
ossible development scheme for the existing lumber company and the Bay Queen
property. The reuse of this property for a major hotel/motel development in
conjunction with the Bay Queen cruise boat is consistent with the City's
Economic Development section of the Plan. ©n the other hand, the hotel/motel
and related Bay Queen cruise boat fulfill and expand upon the community's
recreation/tourist resource base. ’

Lake Charlevoix Segment

The Lake Charlevoix segment includes the land areas lying adjacent to Lake
Charlevoix from the north to the south city limits. In scme cases more inland
area will be addressed than in others., These will be graphically illustrated
by illustrative site plans, Site plans were not prepared for-the entire.
shoreline-because no development is anticipated in~the major-portion of the-:
shoreline, with the exception of the recommended management strategies. These
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are described for the total segment on the Waterfront Management Strategies
Map MNo. 12., with particular emphasis being placed on the abandonment of
the sxisting C and O Railway line. The Wateriront Management Strategy is
consistent with the Land Use Flan recommendations described in the Land Use
compcrent of the overall General Development Plan. Specific management and
develczment recommendations for the following sub-segments are recommended:

licrtn Resort Development Area -~ Tnis area includes land 1n the City and the
Township. A major hotel/motel resort development is envisioned for this
yeneral area, A schematic site plan 1s shown on lap Lo, 17,

Aaditicsnal management concerns are addressed on the Waterfront Management
Strategy Map No, 12. The development of this site as proposed, with a
mualti-surpose hotel/‘restaurant and marinasbeach facility,is expected to be
extansively used by boating patrons. The remainder of the shoreland south
to the north beach site is expected to be used for low density residential
ses. A pedestrian and/or bicycle path will be maintained between the hotel
sice and the north beach site,

Lare Crarlevoix Horth Beach Site -- The north beach site (Depot Beach) should
remain and even be enlarged if this 1is possible. This could be accomplished
by 1ncluding in the site the abandoned railway right-of-way and the former
rallwa, depot burlding. Improved access and-parking 1s needed for this site.
The at>ve mentionesd management concerns »re addressed on ilap No. 17,

Chicagc Club, Belvedere and Coast Guard Area -- No change 1in land use 1is

reczommended for these areas. The Chicago and Belvedere Clubs are private
residential compounds with extensive shoreline ownership. UNo public access
directly through these areas 1s possible. Acquisition of the C and O

rallwaw right-of-way would however at least 1nCrease visual exposure of Lake
Charle oix to the public. This would be possible if the land were converted
to a pedestrian and.or bicycle path. These management concerns are addressed

or Hap e, il.

Pac- [sland (Round Laks) ~=- »arx I[sland snould remain as an unencumbered open
space area. Optimally, the City should attempt to secure public access rights
from cne present owners of tn: Chidayoe Resort Club. Additional management

soncerns are idencified on Map =1l.

South Resort Development -- From the Belvedere Club resort property to South
Leach (i.e. Ferry Beach),intensive commercial development which i1s primarily
dependant upon tourist and water-borne patrons will be encouraged. Some

residential uses, most Likely condominiums, will also be encouraged, particularly

near the foot of the hill on properties expected to be redeveloped and which
now include the City's D.P.W. kbuildings and the electric utility building,
With the relocation of the railway, adjustment in the Ferry Road alignment is
recommended to realign it with Ferry Road in the Township., The two actions
will creare additional deptn or the waterfront Ln which new development <an
occur. Additicnal waterfront management concerne are addressed on Map No.l2.
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A schematic site plan representation of a redevelopment scheme is presented

on Han lo. 18. Thils area has [otential for helping the City meet

1ts yrowth management goal while at the same time preserving a portion of Lake
Charlevoix shoreline for public recreaticnal uses. Again, zoning incentives
will be applied to encourage public access to the water's edge.

Lake Charlevoix South Beach and Launch Ramp Site -- Recommended strategies

include maintaining these facilities and some minor expansion of the public
space when Ferry Avenue is relocated to the existing railway right-of-way.

Additicnal management strategy concerns are addressed on Map No. 12,

Summary of Waterfront ilanagement Strategies

The overriding objective of participants in the decision-making process regarding
the use of the waterfront resources, was that private development, where
encouraged, should first and foremost preserve the view of the waterfront. Public
recreation lands, it was recognized, should be preserved and, where possible,
their land masses should be increased, because these areas are of direct economic
significance to the City. The management strategy, theretfore, both recognizes
the Importance of the waterfront as a recreation resource but also as an area
where the City could largely achieve eccnomic goals. The trick i1s to achieve

one without injuring the other, <Conceptual development plans were prepared

for areas where orivate development is recommended to show how development

saculd be handled to achieve the maintenance of wiew corridors and possibly,

‘rublic access, to the greatest extent possible,

It was concluded that the natural harbor on Round Lake should be used for
isleasure boating because thlis was most conslstent with maintaining the
enironmental gualities of Charlevoix, Commercial shipping is inconsistent
with tnis objective and in any event does not appear to have a market
justification. This compliments the City's decision, If any potential for
commercial shipping is available it can be adequately accommodated at the
docking facilities at the HMedusa Cement Company. If an agreement is necessary
to achieve this, it should be entered into by an appropriate Economic
Cevelopment Authority.
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THE COMMUMITY FACILITIES PLAN

ITITPJDUCTION

Community facilicies (i) «ffect the character of a municipality and

1Ls attractiveness 43 a place to live and work, (ii) influence the
direcrion and pattern of urban growth, and (iii) reguire substantial
capital i-vestments. For these reasons they must be carefully planned
ind vrogrammed. [Ine Community Facilities Plan is intended to generally
indisate what 1s nece:nsary in the way of utilities, community facilities,
and community services. IL 15 not meant as an engineering study.

PLAN STRUCTURE AND FORMAT

Tne Community Facilities Plan divides community facilities into three
Zunctlonal catejories: (i) public 1tilities, (ii) open space and
recreation,and (iii) community services.

Pupblic Utilities form a network of utilities which determines what type
Of development can realistically occur and where it can best be
accormodated.

Cpen Space and Recreation also helps define a community's growth pattern
by channeling development away from fragile ecological and unique natural
resources. Long range planning and programming is needed to ensure that
farzs best suited ror recteation and open space remain in the public
sector.

Community Services cover the basic public facilities which are expected

of local government. These 1nclude schools, police and fire protection,
libraries, and government and administrative facilities, The distribution
OI community services is a function ot population levels, development
aensities and avallable capital, The community services component of the
Plan examines the relationship between community services and suggests
crireria for their distribution.

Each component of the Plan will begin with an analysis of the current
inventory. Tnis will be followed by forecasts of additional requirements
and will end with an analvsis of how the forecasts are to be implemented.

PUBLIC UTILLTY ELAN

Introduction

Perha} 3 no sinale public investment has gqc much of an impact on urban
development as Jo Lnvestments in public wastewater ponllution control
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projects and water distribution systems. These investments have inter-
local as well as regional impacts,

It is important that growth projections are reasonably attainable and
further that zoning policies provide incentive for development in
areas where there are facilities 1in place,

The myriad of public utility investments required of government, either
township, city or county, also have important land use implications.

If channeled on the basis of sound planning theory, public utilities
are probably the most effective instrument for bringing about a planned
distribution of growth. The City of Charlevoix has a wastewater
pollution control system and water distribution system in place.

The purpose of this sectlon of the Community Facilities Plan is to
relate the requirements for various public utilities and facilities to
anticipated development and therefore assist in determining the extent
to which capital improvements may become necessary.

Wastewater Pollution Control Plan

The City of Charlevoix owns a modern activated sludge treatment plant.
The plant is located on Lakeshore Boulevard in Charlevoix Township.

The outfall from the plant extends one thousand seven. hundred (1,700) .
-feet into Lake Michigan. The existing plant is designed for an-average
flow of one million gallons per day (1 MGD) . The design flow has a
population equivalency of 8,000 to 10,000 persons depending upon the
percentage of non-domestic tlows. Typically design standards are based
upon the assumption of one hundred (100) gallons per capita per day and
include average domestic and non-domestic flow characteristics.
Charlevoix's population today is approximately 3,300 persons. Therefore
less than thirty percent (30%) of the plant's capacity 1s being utilized.

Sampling and testing programs, the laboratory facilities, and the
quality of the maintenance program are all considered to be good to
excellent. There is no evidence to suggest that the treatment plant
operation or its discharge in any wav degrades or adversely affects
the recreational quality of Lake Michigan, The City commissioned a
comprehensive study which resulted in the publication of the Greater
Charlevoix Area Sewage Facilities Plan in December 1979.

Wastewater Treatment Requirements -- Based on the data presented in

the Plan and the design characteristics of the existing activated sludge
treatment plant, it is unlikely that any expansion of the design capacity
of the plant itself will be required.

There are, however, problems that need to be addressed in the collection
svystem. The most important of these problems iIs the need to separate
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combined storm water, sanitary and sewer lines, Presently, during
peak wet conditions the treatment plant is unable to handle peak
flows caused by the contribution of storm water. Consequently, the
flow by-passes the plant causing untreated sewage to enter into the
lake. Population forecasts indicated in the Greater Charlevoix Area
Facilities Plan would appear to be in error as a result of the 1980
availability of Census data. Even if all of the units of government
within the greater Charlevolix area were to exceed a total of 10,000
persons by the year 2000 it is unlikely that this population would

be located so as to produce cost effectrive conditions to justify
their connection to the sewer system. The more likely possibility is
one which suggests that by the year 2000 no expansion of the capacity
of the plant will be justified based on the cost effective extension
of sanitary sewers 1into surrounding townships, In any event, it
should be noted that in the initial design of the plant provisions to
accommodate expansion were made.

Because the purpose of the Community Facilities Plan is to identify
potential capital improvement requirements it is necessary to forecast
wastewater treatment requirements exclusively for the City's existing
and future requirements. : i -

By dovetalling sewer- capacity with forecasted growth the- following::
. wastewater treatment_requirementsTwould:be necessary: :

TABLE 29

FORECASTED WASTEWATER TREATMENT REQUIREMENTS
CITY OF CHARLEVOIX, YEAR 1995

1995 Adjusted Anticipated Treatment
Forecasted Population For Peak Wastewater Capacity
Population Peak Conditionsg Flows CE‘S3 - in MGD4

4,8301 7,340 © 2.88 0.734

(734,000
gallons)
1

Estimated population at absorption capacity.

o

July/August for seasonal & tourist residents,

population size
1.77 x 24 x 60

CFS =

4 Based upon 100 gallons per capita per day.
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Land Area Requirements -- The site area of the existing treatment plant
is adequate to meet existing and future requirements. It should be
appreciated, however, that the plant is located in Charlevoix Township
and does not compete for available vacant land resources in the City.
Moreover, the City is able to dispose of the sludge from the treatment
plant on the nearby Medusa Cement Company's lands. According to the
treatment plant manager the landfill area where the dried sludge is
buried is sufficiently large enough to accommodate an ever increasing
quantity of dried sludge over the next several decades before exhausting
its capacity.

Recommended Required Actions

The selected plan of action from the engineering study calls for the
City of Charlevoix to undertake the following improvements:

1. Complete separation of sanitary and storm water sewers,
2, Improvements to the Belvedere Avenue interceptor and
additions to Belvedere Avenue (May Street to Bridge

Street) and:May Street {Belvedere Avenue to-Hurlbut). -

3. Additions to Terrace Street, Ferry Avenue, Eaton Street ..
and Stover Road. ' ' B '

4. Additions to Bridge Street (Carpenter Road to the City
limits).

5, Additions to Robinson Street and Westwood Avenue.
6. Additions to the sewer collection system for Mercer
Boulevard north and the area lying to the east for the

proposed industrial park.

Water Distribution System

The City of Charlevoix operates a public water supply system. Its
water supply is from a ground source and the water intake is located
near the banks of Lake Michigan adjacent to the City owned park. The
system includes the water intake system which consists of a two hundred
and twenty-five (225) foot long slotted bottom wooden flume connected
to a sixteen (16) foot diameter receiving well. Three (3) pumps draw
water from the receiving well and pump directly to the distribution
system after the water is fluoridated.

The City has two elevated storage tanks, one of which is no longer
operational. The property is being considered for other uses upon
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the event of a serious fire.

the possible dismantling of the elevated tank on the south bank of

the Pine River Channel, The City has commissioned several engineering
studies of the water distribution system, the most recent of which was
completed in August 1978.

Existing Characteristics -- As indicated above, the existing water
intake is from a receiving well near the shore cof Lake Michigan and
draws its source from ground water fed from Lake Michigan. Presently
the well can pump 3,000 gallons per minute from three pumps. This is
the equivalent of 4.32 million gallons per day. The three wells are
capable of pumping 1,200, 1,200 and 600 gallons per minute respectively.
The capacity of the existing well is related to the number and size of
the existing pumps. At the present time there is an undesirable level
of contaminant entering the well (TCE). The only solution to this
problem appears to be to relocate or deepen the well. If it were not
for this problem no changes would be needed to meet future capacity
requirements.

Distribution Lines =- Generally distribution lines are in place
throughout the City and range in size from four-inch to twelve-inch
mains, The four-inch lines are no longer considered appropriate for
today's distribution requirements.

Storage Tanks/Reservoir Capacity ~=- The City has two elevated tanks,

one of which is no longer operational. The operational tank has a
capacity of 300,000 gallons, The purpose .of elevated tanks is to
maintain pressures and supply during peak periods~of 'use such as in -

Anticipated Water Consumption Reguirements -- Water consumption require-
ments include home consumption, non-residential uses and more importantly,
the guarantee of adequate supplies to meet fire protection requirements.
This latter supply is, in part, usually in storage. Based on the fore-
casted population, consumption requirements are provided as follows:

TABLE 30

WATER CONSUMPTION REQUIREMENTS FOR THE
CITY OF CHARLEVOIX 1980 & 1995

Averaned Average Use Max. Use Storage Requited Total Flow
Year  Population Demand MGD2 _ Demand MGD} _ Capacity MGD4  Fire Flow MGB?  For Design MGDS

1930 4,340 0.695 1.15 1.04 2.96 4.11
1795 6,08% 0.974 1.61 1.20 3.38 4.99
Based on S0V Of the projected summer population added to projected permanent population.
2 Average use demand:l60 gallons per capita per day.

3 Mawinum use demand:265 gallons per capita per day.

Storage Capacity - Standard Handbook for Cival Engineers page 21-90, table 21-19.

5 Ibid. page 21-90, table 21-19.

Total design flow 18 the sum of the maximum used demand and required fire flow.
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The above estimates vary slightly from an engineering study prepared in
August 1978, The differences are largely attributable to permanent and
summertime population estimates and to per capita consumption requirements.
The reference study recommended increasing pumping capacity to 5.62

million gallons per day.

Based upon the above set of data, it would appear that the City well and
pumping system has adequate capacity to meet today's requirements. How-
ever, this does not address the problem of contamination levels of TCE.
While the City does not meet the recommended storage capacity for fire
fighting purposes, nevertheless this is partly offset by the fact that
this capacity is in the well and pumping system, and by the availability
of natural storage supplies. It would appear more prudent, however, to
have the capacity in storage and therefore the City should act to overcome
this deficiency as early as possible. This was recommended in a previous
engineering study.

Planning and Land Use Requirements -- The following planning and land
use requirements should be addressed within the period of the Plan:

1, Begin a program of replacing existing four-inch
water mains, . ) . L=

2,” Deepen the existing well and intake flume to
eliminate the current TCE problem. This action
"will have the effect of also increasing potential
supplies which then can be addressed by pump
replacements or increasing the pumping capacity
of existing pumps as the need arises,

3. Complete extension of water mains to areas not
now served.

4, Dismantle the existing abandoned water storage
tank on the south side of the Pine River Channel
and build a new elevated storage tank of 300,000
gallons capacity in an appropriate location to
handle flow situations for future inland develop-
ment. Given the excess capacity in the pumping
system, the two elevated storage tanks should be
adequate for emergency purposes. This action must
be postponed until there is sufficient development
too far removed from surface bodies of water.

5. A twelve-inch extension in the distribution system

in the North Channel area is required to complete a
"loop"” system.
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COMMUNITY SERVICES PLAN

Introduction

The Community Services Plan is intended to identify the level of services
thought to be desirable in a community at a given point in time relative
to its population size. The services included in this section are those
which the City may have a direct or indirect financial responsibility,
These are as follows.

Protective Services

Protective services include both police and fire protection.

Police Services -- The state and county typically provide the police
protection services for all Michigan governmental units. In the case of
the City of Charlevoix a law enforcement agency is also maintained by
the City.

Existing Characteristics -- The City of Charlevoix Police Department
includes six (b) police officers, a chief, an assistant chief, a
secretary/dispatcher and four (4) patrol police officers. All police

- 2t _officers are graduates of the police training academy. Two of the -

six - officers hold bachelors degrees in criminal justice and the chief -
holds an associates degree ﬁtqqﬂphg.EBI National Training Academy’ - -
The department operates two fully eéuippéd patrol cars. These cars are
manned for twenty-four (24) hour patrol service. The service is

reduced during early morning hours. The two-way radio service 1s inter-

faced with the county sheriff's department,

Charlevoix's visitor influx and the operation of Castle Farms, an outdoor
concert theater whose market is largely geared to young adults, places

a heavier strain on the police department throughout the summer months.
Consequently,five (5) volunteer people are employed during the summer
months, These part-time officers have no arresting powers and are typically
accompanied by a certified officer. '

The police department is housed in the lower level of the City Hall and
includes three rooms for a total area of approximately 800 square feet.
Lock-up/detension facilities are available a short distance away at the
County Jail.

Requirements/Standards ~- The national standards for police officer man-
power are usually referenced when estimating the appropriate size of the
local law enforcement agency. The most prevalent national standard for
typical small cities is one police officer for each 1,000 population.
The standard may be varied for unusual local circumstances, Because of
the City of Charlevoix's tourist resort nature and its proximity to the
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Castle Farms outdoor theater,

1t cannot

be considered in the same

manner as a city without these characteristics. Moreover, the City
intends to pursue a program which would increase the impact of visitor-
Charlevoix is increasingly experiencing

ship throughout the year.

visitorship in the winter months because of the popularity of winter

recreation.

Because of these conditions it was decided that a more

appropriate standard would be 1% officers per 1,000 population. The
following table describes the recommended police officer requirement
for the City of Charlevoix through its estimated growth periods.

TABLE 31

FORECASTED NUMBER OF POLICE OFFICERS REQUIRLD
RI-NECENNIAL TERIODS

Yy

Fermanent  Adjustment For Per Capata No. of Police I'xi1sting No. of Additinnal
Tear Pojulation Peak Seasons Standard Officers Police Officers Need
1980 1,296 5,015 1.25 [ & 0
1985 1.665 5,820 .- 1.5 7 0O 1
1970 4,200 1.25 8 6 .
15 4,807 1.25 9 Ta y DL
Physical Space -~ At the present time office/administrative space is

adequate.

The growth of the department is not expected to require more

than one secretarial/dispatcher position.
police department provide contractual services to Charlevoix Township, or

in the event of consolidation,
appropriate.
the lower level will be required.

Should the City of Charlevoix's

then the above statement may not be
It would appear that in the long run additional space on
More effective utilization of the

existing lower level area should be adequate to meet this additional
space requirement. '

Extra Territorial Consideration or Governmental Consolidation -- Given

the relatively small and sparce population of the area, it would appear
that certain economies of scale could be achieved if the police service
area encompassed a larger geographic area.
area could enjoy better police services if a consolidated approach were
considered for the provision of police services in this area.

Fire Service

The immediate Charlevoix

The availability and location of fire prevention equipment is important

for the protection of persons and property.

I11-8
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'_the fire flghtlng capabllltles of the department

-

needs, much of the locational criteria is determined by the American
Insurance Association. This organization, supported by the nation's
fire insurance companies, sets forth standards for evaluating

services. These standards are then reflected by fire insurance rates
as determined by the various State Inspection Bureaus. These standards
will be applied in developing the fire protection plan.

Existing Characteristics -- The City of Charlevoix Fire Department is
made up of both full-time and on-call (volunteer) firemen. The fire
fighting force includes three (3) full-time men, a chief, an assistant
chief, and a fire fighter. The remainder of the fire fighting personnel
are comprised of seventeen (17) volunteers. The personnel have either
completed the basic sixty-six (66) hour course or are in the process of
completing this training.

Essentially there is one fire station which is located at the City

Hall. This station is large enough for two pumper trucks and a small
desk/dispatcher area, The City recently decided to use the Erbes Building
on Clinton Street just north of the City Hall to house the remainer of

the vehicles. This is a temporary sitqagipn.,: :

Fire Vehicles -- The following maJor pleces of equlpment contribute

TABLE 32
— INVELDORY 0t 1V TES PRATECTION VENICLES

P ipt tan " sStorane Cajacity Poamp Caprencily
14658 GMC With Huwe Fira FPacwine 750 Gallons 750 .

1S 1 "M wiLh Howe Fure Puovaan 7890 Gallons 750 M

113l Chrvroler 500 Callonn 100 M

'V Ford Tandem Axle 1,200 Gallons - Tanker Only

1950 International 2,200 fallons - Tanker Gmly

The fire department is also charged with providing emergency ambulance
service. The department has two vehicles; a 1968 converted Chevrolet
Suburban and a 1974 Chevrolet with a Superior Ambulance body. Ambulance
service is provided to nearby townships by contract as well as fire
protection services. They include Norwood, Marion and Hayes Townships in
addition to part of Evaline Township.

Future Fire Protection Requirements and Strategy —- Fire protection

requirements and the service strategy address the number and type of
vehicles required, extra territorial service areas, and manpower
requirements.
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Fire Stations -- Nationally recognized standards advise that a small
community with a population of less than 10,000 persons would normally
require one station, This is more true the less disbursed that
population is. Inasmuch as the City is not large enough to contain
more than 10,000 persons no more than one fire station is required.
Should City and Township consolidation take place it is still unlikely
that the population will exceed 10,000 persons within the next two
decades., It is important that the response time to the more congested
business area and the high density housing be almost instantaneous.
The existing station at the City Hall satisfies this criteria for the
most part. With the extreme traffic conditions that are present during
the peak summer months it may be difficult to get to the outlying areas.
This condition calls for improving traffic flows. It 1is understood
that the lift bridge operator will lower the bridge when a fire run
signal is emitted should the bridge be in its raised position. This
will allow fire trucks to respond to calls north of the Pine River
Channel. Therefore, the cost of two complete fire stations on either
side of the Pine River Channel does not appear justified.

The downtown station is, however, inadequate to now accommodate all

of the department's equipment. It should either be expanded or a new =
station- should be- constructed somewhere in the immediate downtown area. "=

Attachment. to the City.Hall does. have its problems, not the least of
"which are the disruption to-work schedules and meetings, -and simply.
the nuissance value of siren noise immediately next to an office
environment. It is recommended that the fire station be expanded to

a four bay station and that additional space be provided for dispatching
and administrative duties.

Equipment -- The following standards are generally utilized to determine
the appropriate number of fire fighting companies needed relative to
the community's size (i.e. each company represents a fire fighting

vehicle).
TABLE 33

WINIMUM RESOMUSNDID S3TANDAPDS FOR THE

CI3T=i6LTIN OF FIRE COMPANTZES
Pumnper Ladder
Si1z= 2! Commanity Companlies Comzanies
Unger 10,020 1-2 -
VPR R B 2 :
- 2

Soufc2: Municipal Fire Administration., International
City Manager's Associavion, 1967,

The analysis of the inventory advises that the City does have adequate
numpers of pumper vehicles. A ladder company is not needed on the
basis of standards. This situation is acceptable as long as the City
does not allow multi-story buildings. At the present time only the

III-10
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La Croft apartment/condominium structure exceeds a height of three
stories at grade. The absence of a ladder vehicle/company, however,
does constrain the potential creativity of development responses to
certain land upon which a multi-story building may otherwise be
acceptable

If the reasonable economic life of a fire truck is twenty (20) years
then the City should consider the immediate replacement of the 1941
and 1954 vehicles. Therefore, it is recommended that the City replace
these vehicles with a new larger tank and pumping capacity vehicle.

A typlcal pumper truck capability today is 1,000 gallons with a 1,000
gallon per minute pumper. Equipment manufacturers can also provide
some ladder company features on an essentially tank/pumper vehicle and
any new engine should have this combined feature,

Manpower -- The number of companies recommended by the American
Insurance Associatlion is expressed in the following formulas:

Ladder Companies

_ -~ Communities over 20,000 = 1 combéﬁy;f (0.03-companiés
L B X total population’ in thousands) . ..... F

Communities’ under ZOjOQQf#i¥?¢ompany

Pumper Companies

Communities over 50,000 = 3.4 companies + (0.07 companies
x total population in thousands)

Communities under 50,000 = (.85 companies + (0.12 companies
% total population in thousands)

In a professional department, three companies are usually assigned to

a single truck., These companies rotate according to a duty roster so
that one company is available per truck at any one given time. On-

call departments require a larger pool of firefighters. The American
Insurance Association advises municipalities that four (4) volunteer
firemen are needed for each full-time position in a company. Thus, a
four-man company would require sixteen (16) on-call volunteers to insure
the proper turnout to a fire alarm.
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Manpower needs for the City of Charlevoix Fire Department are based
on the number of companies needed to efficiently operate firefighting
equipment. Projections were prepared for both on~call and full-time
departments since both types of firefighting units are expected to be
operating in the future ( see Table 34).

TABLE 34

PROJECTED EQUIPMENT AND MANPOWER NEEDS
FOR FIRZ PROTECTION. YEAR 2000

Projec=ad Fire Pumper Ladder Personnel
Populisicn Stations Conpunties Compdarnies Full-Time On-=Call
Up to 110,200 1 2 b a8 or 32

Based on standard manning lavel of 4 men for each
required engine and ladder company

Based on ratio of 4 voluntears for each full-time
fireman

Source: Insurance Service Office

Note: Manpower requirements should not be interpreted
Lo require 3 full time officers and )2 volunteers.
These numbers are exclusive of one another. It is
possible to have a combination of full time and
volunteer personnel as is now the case. An increase jn
manpower of 1 full time or 4 volunteers now would
satisfy the population equivalency of 10,000 persons.
Under present population conditions it would appear
that the City of Charlevoix has sufficient fire
pro:ecc;on manpouer.

Based cn the lability to manitwo engine companies at all tlmes, the - -
fire department should have addltlonal on-call or volunteer firemens . -~
"If the three full-time officers were transposed to volunteer - -
equivalancies this would represent twelve (l12) volunteers. This

number plus the existing seventeen (17) volunteers produces an
equivalency of thirty (30) volunteers. If the total manpower was

based on volunteer personnel, thirty-two (32) firemen would be

required.

Water Supply Facilities -~ The National Board of Fire Underwriters
has established fire flow standards for communitites ranging in size
from 1,000 to 200,000 population, These standards are listed in
Table 35. '

Flows may be increased or decreased in accordance with structural
conditions and degrees of congestion.

The required fire flow for residential districts ranges from 500 to

2,000 GPM for 2 to 4 hours, depending on the degree of exposure between
buildings. In areas containing industrial, institutional, or other areas
which require higher fire flows, water should be available at the rate

of 1,000 GPM for 4 hours, the duration increasing the with larger fires
up to a maximum of 10 hours for 2,500 GPM or more (see Table 35).

Where fire hydrants are not available, as in rural areas, fire departments

must rely upon the capacity of their pumper and tanker trucks or upon water
secured from ponds.
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TABLE 35

FE,LUIRZD FIRZ Flia

B03Ed o Fire B ".“_
1955)
~ior Chatlevoix at full -

ieak s2ason cond.Tion

The water consumption requirements, based on domestic usage and fire

prevention needs, are detailed in the Public Utilities section of this

Facilities Plan. Based on the criteria described above, it would appear

that the City must overcome a shortfall of about 600,000 gallons per

day capacity in the future. The apparent deficiency in storage capacity

is debatable_in--vi&w of the proximity of natural storage. facilities.
J_Jifef“IEkes, etc,). When sufficient development occurs which is too far

removed from a surface body of water, then an elevated storage tank may

be required. Beyond the scope of this report, but also very important,

is the problem with respect to size of water mains in the older parts

of the_City- These water mdins are only four (4) inches in diameter

and may seriously impede dealing with a fire of serious magnitude.
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Cultural Facilities

Cultural Failities in the City of Charlevoix include the Charlevoix
Public Library, the Historical Museum and the K~12 school system,

by the Charlevoix Public School District. The library is located on
Clinton Street between Bridge Street and State Street. Its central
location should enhance its use by the adult population as they go

about their business in the downtown area. The Charlevoix Public
Library serves an area greater than the City of Charlevoix. The
librarian advises that persons using the library live in the following
communities: Atwood, Eastport, Central Lake, Ellsworth, East Jordan,
Boyne City and Beaver Island. Although not identified, one would assume
that this includes all nearby townships. East Jordan and Boyne City
also have a local library service.

Library Standards -~ The American Library Association has adopted
certain standards. These standards tend to be based on the population
being served by a particular library.

Library Services -- The Charlevoix Public Library is owned and operated I

Book Collection =-- The minimum recommended book.collection-£6¥ - -
a library system, regardless of the number of persons being ~- = -

.served, is-6,000 volumes,. ~The need for additional books is -~ g -
based on a per capita formula shown in Table 36.

Space Standards —- -The American Library Association has
developed space standards for libraries serving from under
2,500 to 50,000 persons. These gquidelines are presented
in Table 37.

Manpower -- The Bureau of Library Systems of the Michigan
Department of Education states that a library system serving
100,000 population or more shall have a professidonal staff of
at least ten (10) members. It also states that a professional ~——- .
librarian shall be in charge of each service point for each
10,000 population served. A professional librarian is one who
has a master's degree from aa accredited library school and who
has four years of satisfactory professional experience. ———— -

Location -- Libraries should be located in areas easily
accessible to the general public. Optimum locations are in
activity nodes such as business and shopping areas or community
buildings. Major streets should provide easy vehicular access
and parking should be available to patrons.
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TABLE 36

300K TOLLETTINN STANSARDS

Pyulat.on or Librarys Araa Volures Maxin:a
Minih— Maximrun P2y Ca:ita Yolumes
LRI 16,000 3o 25,000
In, v 33,00 PN PRadraselv}
33,200 103,900 2.0 175,052
I ] 223,037 1.75 353,054
232,230 1,%00,050m0 .50 1,005 00
Dver 1,300,700 1.70 Unlimited
Spuvee: Plannang Desaign Criteria, Delniaza and

Loppieman, LIED.

Existing Characteristics -- The present library is a modern building
of two floors. The upper floor is totally devoted to the library’'s
current book inventory and has an area of 3,328 square feet. The lower
-.level is a similar sized area and contains meeting rooms, space for audio-
visual presentaions, storage and other support-space., A-parking lot
containing sixteen (16) _spaces at the rear of the building is.available
- for library users. The-library .employs - four (4) people.and has-a - - = -« '
registered librarian, The total number of bock volumes is 16,259. The
~library is affiliated with the Northland Library Cooperative and through
this service has a much larger source of books and library services
available to 1it. The library also offers newspapers, magazines, records,
a microfilm print reader, historical local newspapers, and materials for
the blind and physically handicapped. The library also has a Nuclear
Regulatory Commission's local public documents room for the Big Rock
Nuclear Facility and provides meeting rooms, a local history room, and
magazine, paperback and pattern exchanges.

The library has the following audio-visual rental egquipment; three 16mm
projectors, two 35mm projectors, two 8mm projectors, an overhead projector,
several cassette recorder players and projection screens. Special
programs include a pre-school story hour, a summer reading program and
parties, an eight week winter activity hour for elementary children, and
semi-annual coloring contests.,

Future Library Needs -- The present library is a modern faciiity providing
a good level of library services. It would appear that the library's
service area is within a population range of 6,000 to 10,000 persons. This
will account for the service area which extends beyond the City and should
account for future increases in population Within the City itself. Based
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on this assumption, the following standards should serve as future
planning requirements:

TABLE 37
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TABLE 38

RECOMMENDED LIBRARY STANDARDS
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SGHRCEL:  Americdn LibLfary AssoC13tion, Subcommittee on Standards for Small Librdatie., Public Library

Public Libraries: Guidelines Toward Achieviny the

Book Volumes
Space Needs

Manpower

@ 2,5/capita

@ 0.7 sq. ft,/capita
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Based on the above, it would appear that the library is not deficient.
The number of book volumes should eventually be increased, The amount
of space available would also appear to be appropriate for the longer
term condition. Geographically, the library is well situated relative
to its potential service area.

Educational Facilities -- Educational facilities in the City of Charlevoix
come under the jurisdiction of the Charlevoix Public School District. The
Charlevoix Public School District includes the City of Charlevoix and all
or a portion of the Townships of Charlevoix, Hayes, Evaline, Norwood and
Marion., However, this analysis of school district needs is limited only
to likely impacts on the land resources within the City of Charlevoix and
is not meant to be a comprehensive study of the total school district's
requirements. )

Existing School Characteristics ~- The school district has three (3)
schools. Their physical and enrollment characteristics are as follows:

TABLE- 39
S ] EXISTING CHARACTERISTICS OF SCHOOLS IN
THE CHARLEVOIX PUSLIC SCHOOL DISTRICT

Number of

Name of Srade Teaching Ex1521ng Desizn

School Division Site Size S:ations Enrollime-z Cagpacivs
Charlevolx Elementary K= 5 7.9 . 24 549 R
Crarleveix Middla homy 3.0 19 347 <73
Charlevoix Hign ¥ - 12 17.3 31 539 100
Tozals " 2.8 1,332 1,995

There is one parochial school (i.e, St. Mary's) with grades K thru 5 and
has a student enrollment of ninety-two (92) pupils.

Enrollment -- As stated at the outset, this is not expected to be a
comprehensive study of total school district requirements. The above
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table shows that the existing schools all have considerable room to
accommodate a larger student population although enrollment has

continued to decline in the most part since 1975, Enrollment projections
prepared by Michigan State University advise that expected enrollment
changes will not be greater than the present design capacity of each of
the schools. Between now and the 1984/85 school year only the elementary
school is expected to experience an enrollment increase but this increase
will not be beyond the design capacity of the elementary school.

In view of this, it is not expected that land requirements to accommodate
new school expansion will be required within the City of Charlevoix. It
should be noted, however, that each of the three school sites fail to
meet the recommended standards, The most seriously deficient is the
Charlevoix Middle School.

Requirements for Administration -- The school district's administrative
offices are located in a former residence on Clinton Street next to the
Middle School. The school district has a total office staff of six (6)
persons. = It is unlikely that this level of administrative staff will
change. The school district would be well advised to acquire additional
property.next to the Middle School and relocate its offices in a more

" appropriate-modexn facility on -a  corner -of the.expanded Middle School

" “Health Caré'Facilities o ]

The Charlevoix Area Hospital provides primary care hospital services to
Charlevoix area residents. The hospital which is a forty-four (44) bed
acute care hospital, is directed by a non-profit private corporation.
Its role is that of a primary care general hospital, however, certain
medical, surgical and obstetrical cases are referred to Traverse City
and Petoskey.

Hospital services include general medicine, obstetrics, pediatrics,

general surgery and intensive coronary care. The hospital has a full

range of ancillary departments for diagnosis and treatment which include
laboratory, radiology, ultra-sound, physical theraphy, respiratory therapy,
pharmacy and emergency Xoom.

According to the Northern Michigan Health Systems Agency, the Charlevoix
Area Hospital will continue to serve a limited general hospital function
and will never develop as a comprehensive referral center.

The NMHSA is responsible for areawide health planning, and is officially

recognized by federal and state agencies, As such, the areawide agency
determines the appropriate level of health care facility investment and
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designates the provider of the services. 1In this manner, they in fact
control the amount of capital investment that can be made by an existing
and future provider since this is inter-related to the federal system of
financial aids.

OPEN SPACE AND RECREATION PLAN

INTRODUCTION

Recreation is a concept which can be interpreted in several ways. The
term "open space" means different things to different people. Parks
should be distinctive in order to cater to various interest groups. The
goal of the Open Space and Recreation Plan is to provide opportunities

for satisfying leisure time needs for all segments of the population.
Included in the range of recreation facilities are ball fields or benches,
playlots or open fields, cemeteries, waterways or parkways, and historical
sites or nature trails. These 