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RESOLUTION OF ADOPTION
BY THE GRAYLING CITY COUNCIL
City of Grayling Master Plan

WHEREAS: The City of Grayling, Crawford County, Michigan re-established a Planning Commission under
State of Michigan Public Act 33 of 2008, as amended, and;

WHEREAS: The City of Grayling Planning Commission is required by Section 31 of P.A. 33 of 2008, as
amended to make and approve a master plan as a guide for the development within the City and;

WHEREAS: The City of Grayling Planning Commission, in accordance with Section 39(2) of the Act,
notified the adjacent communities and the Crawford County Planning Commission of the intent to
develop a plan and, in accordance with Section 41(2) of the Act, distributed the final draft to adjacent
communities and the Crawford County Planning Commission for review and comment, and;

WHEREAS: The plan was presented to the public at a hearing held on May 19, 2015 before the Planning
Commission, with notice of the hearing being published in the Crawford County Avalanche on April 30,
2015 in accordance with Section 43(1) of the Act, and;

WHEREAS: The City of Grayling Planning Commission has reviewed the proposed plan, considered public
comment, and adopted the proposed plan by resolution on May 19, 2015 and;

WHEREAS: The Grayling City Council has by resolution asserted the right to approve or reject the plan;
NOW THEREFORE BE IT RESOLVED THAT,

The content of this document, together with all maps attached to and contained herein are hereby
adopted by the Grayling City Council as the City of Grayling Master Plan on this 8 day of June, 2015.

Motion: Moshier Second: DeVries
Ayes: 5
Nays: 0

Absent: 0

Certification

I hereby certify that the above is a true and correct copy of the resolution adopted at the June 8, 2015,
meeting of the Grayling City Council.
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City Clerk/Tréasurer







RESOLUTION OF ADOPTION
BY THE CITY OF GRAYLING PLANNING COMIMISSION
Cliy of Grayling Master Plan

WHEREAS: The City of Grayling, Crawford County, Michigan re-established a Planning Commission under
State of Michigan Public Act 33 of 2008, as amended, and;

WHEREAS: The City of Grayling Planning Commission is required by Section 31 of P,A, 33 of 2008, as
amended to make and approve a master plan as a guide for the development within the City, and;

WHEREAS: The City of Grayling Planning Commission, in accordance with Section 39(2) of the Act,
notified the adjacent communities and the Crawford County Plannihg Commission of the intent to
develop a plan and, in accordance with Section 41(2) of the Act, distributed the final draft to adjacent
communities and the Crawford County Planning Commisslon for review and comment, and;

WHEREAS: The plan was presented to the public at a hearing held on May 19, 2015 before the Planning
Commission, with notice of the hearing being published in the Crawfard County Avalanche on April 30,
2015 in accordance with Section 43(1) of the Act;

NOW THEREFORE BE IT RESOLVED THAT,

The content of this document, together with all maps attached to and contained hereln are hereby

adopted by the City of Grayling Planning Commission as the City of Grayling Master Plan on this 15th day
of May, 2015. .

Motion: VanNuck Second: Ross
Ayes: 5

Nays: 0

Absent: 0

Vacant: 2

Certification

{ hereby certify that the above Is a true and correct copy of the resolution adopted at the May 21, 2015
meeting of the City of Grayling Planning Commission,
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City of Grayling Master Plan

Chapter One:
Introduction

Introduction to the City of Grayling

The City of Grayling is a small

Frederic Twp

community located in northern
Lower Michigan, in Crawford

Nasabhdaean River B ]

County. While the City
encompasses just over two square
- miles, the greater Grayling area

offers a multitude of recreational
opportunities, and as such, the City
= benefits from an abundant tourist-
; oriented economy. Grayling draws

on its accessibility, natural features
and strong community spirit as it continues to grow. With direct access
from I-75 and M-72, Grayling proclaims to be the “Gateway to the North,”
providing convenient services and activities for residents, travelers and
tourists.

While many landowners in Crawford County are seasonal residents who
travel south during times of colder weather, most within the City are
permanent residents. Likely due to the large employers of Mercy
Hospital-Grayling and Camp Grayling, the City remains the hub of
Crawford County, and is currently the County seat.

Surrounded by majestic natural features, Grayling is a destination for its
recreational trails, pristine rivers, historical significance and vast open
spaces. Much of sunounchng Grayling Township is owned by the State of

Michigan’s Department of Natural Resources and
the federal government. The Hartwick Pines State
i Park is the State’s fifth largest park. It provides
BN visitors with recreational and historical atfractions.
: Many of the area’s trails are used year-round as
| hiking and biking trails in the spring, summer and
fall months, and as snowmobile trails throughout
the winter. Other recreational attractions, such as
the AuSable River, local ski slopes, golf courses,
and attractive biking environments make Grayling
a destination throughout the year.

2015
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e} apter One: [ntroduction

As with many communities in northern Lower Michigan, Grayling began
as a logging town. Early settlers were drawn to the towering pine trees
and river access provided by the AuSable and Manistee Rivers. Today,
much of this history is celebrated through annual events and local
attractions that honor the traditions of the past.

A major challenge facing the City of Grayling is the quality and quantity
of its housing stock. Presently, the City is home to approximately 1,884
residents. The majority of residential development occurred during the
early settlement days, with the majority of commercial and residential
structures built prior to 1959. This presents a unique situation for
Grayling, where some structures have been left to the elements of weather
and are now falling into disrepair. Most new residential construction is
occurring in the outlying townships, where undeveloped land is plentiful.
A consideration with this master plan is the connection between ongoing
development or redevelopment with the City’s overall economic stability.
This plan seeks to find ways to attract redevelopment while maintaining
the significant natural and cultural resources currently enjoyed.

Description and Purpose of the Master Plan

The master plan is a guide for the future that recommends how the City
should develop in order to meet community goals. A sound master plan
helps ensure a logical development pattern that will result in a highly
desirable community in which to live or work. A plan allows residents,
business owners and developers to make investments with a reasonable
expectation of what will happen in the future. In essence, the plan
represents a balance between the sometimes competing interests of the
environment, individual landowners and the community overall.

The plan directs the intensity and arrangement of various types of land
uses and promotes design that complements the character of the City. The
plan strives to provide a complementary mix of land uses intermingled
with natural features to create a sustainable, livable community.

The master plan’s goals and future land use plan will assist City leaders in
decision making, which consider the long-term implications for the
community. These community-wide implications may not be immediately
apparent to the individual property owner or citizen, but the impacts of
each decision are linked and become visible over time. Sound,
appropriate planning is necessary to ensure mistakes are not made that will
be difficult to eliminate in the future. The master plan can be viewed as a
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community blueprint for the future, a mechanism to help ensure each
decision fits as part of the whole.
Among the many reasons for the master plan are the following:

" Present a future land use map illustrating how the City should
develop over time with a balanced land use pattern.

® Provide a legal basis for zoning and other regulations for the type,
intensity and timing of development.

" Ensure that the most significant natural features are preserved as
development occurs.

" Qutline specific strategies to address situations where one land use is
not compatible with an adjacent land use.

* Recommend improvements to intersections and roadway sections
needing attention due to rapidly increasing traffic volumes.

"  Address the changing desires and needs of residents.

* Desire to provide a sustainable community and a land use pattern
which translates into a diversified tax base to support the desired
facilities and services.

* Coordinate land use recommendations with anticipated land use
changes and infrastructure improvements with the County.

Legal Basis for the Plan

The Grayling Master Plan is prepared under the authority of the Michigan
Planning Enabling Act (P.A. 33 of 2008) which authorizes the planning
commission to prepare a master plan. The purpose of this plan is set forth

in section 7 of the act as follows:

125.3807 Master plan; adoption, amendment, and implementation by local
government;

purpose.
Sec. 7. (1) A local unit of government may adopt, amend, and implement a master plan as provided in this
act.

(2) The general purpose of a master plan is to guide and accomplish, in the planning jurisdiction and its
environs, development that satisfies all of the following criteria:

(a) Is coordinated, adjusted, harmonious, efficient, and economical.

(b) Considers the character of the planning jurisdiction and its suitability for particular uses, judged in
terms of such factors as trends in land and population development,

(c) Will, in accordance with present and future needs, best promote public health, safety, morals, order,
convenience, prosperity, and general welfare.

(d) Includes, among other things, promotion of or adequate provision for 1 or more of the following:

(i) A system of transportation to lessen congestion on streets and provide for safe and efficient movement
of people and goods by motor vehicles, bicycles, pedestrians, and other legal users.

(ii) Safety from firc and other dangers.

(iiiy Light and air.

(iv) Healthful and convenient distribution of population.

(v) Good civic design and arrangement and wisc and efficient expenditure of public funds.

(vi) Public utilities such as sewage disposal and water supply and other public improvements.

(vif) Recreation.

(viii) The use of resources in accordance with their character and adaptability.
History: 2008, Act 33, Eff. Sept. 1, 2008;—Am. 2010, Act 134, Imd. Eff. Aug. 2,
2010.requirements.
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MASTER PLAN

ZONING ORDINANCE

Provides general policies, a guide

Describes what should happen in the future
over the next 5-20 years, not necessarily the

Specific regulations, the law

Describes what is and what is not allowed
today, based on existing conditions

recommended land use for today

Adopted under the Michigan
Enabling Act, Public Act 110 of 2006

Adopted under the Michigan Planning Zoning
Enabling Act (P.A. 33 of 2008), as

amended

Includes recommendations that involve

other agencies and groups

Deals only with development related issues
under City control

Flexible to respond to changing conditions Fairly rigid, requires formal amendment to

change requirements.

Comparison of the Master Plan to Zoning

The master plan provides general direction on the future development
pattern in the City. Some of the master plan recommendations will be
implemented through amendments to the zoning ordinance text and map.
However, the master plan itself does not change the zoning ordinance or
zoning of any property.

Some of the differences Elements of the Planning Process

between the master plan
o _thc 2N TGN Set the stage for an inclusive ond What is aur purposs?
are listed below: purposeful process, What principlas will guide ust
Planning te Plan > Vislen
Master Plan Public Input Plan Values
Daoto Review Miuslon
Process
PUBLIC
The master plan represents T #PU%‘
a year long effort by the S
; i How did we daf Whaot are our desired rosults?
Pl_annlng C_0mm13510n’ What needs to change¥ How will we accomplish them®
City officials and "
_— Evaluation IMPLEMENTATION Gaals
1e\mdents. Deve.lopmen‘[ Accauntahility ’ Objectives
of the plan involved ' Stategins
collection and analysis of

data on population, land
use, environmental, transportation, infrastructure and socioeconomic
conditions. The recommendations of the plan are based upon this
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information and input from the public. The process is more specifically
described as follows:

Existing Conditions Report

The first step in the planning process was to obtain a snapshot of the area’s
physical and social features as they exist today. The current condition of
the City provides an understanding of what its strengths and weaknesses
are and serve as a base for future recommendations.

Public Participation

A public survey form was distributed in November, 2013. The survey
document requested general opinions about City programs and parks,
residential development, transportation systems and overall growth in the
City. Of the 614 surveys mailed, a total of 137, or 22.4% were returned.
Survey results are shown in Appendix A. The information obtained was
used in the development of goals, objectives and recommendations found
in the plan.

After preparing a draft of the plan, the Planning Commission held a public
hearing on May 19, 2015 to gather feedback on the work conducted.
Members of the public were in attendance as well as members of the
Planning Commission, City Council, other staff and officials, as well as
the consulting team.

Analysis and Recommendations

Based on the data collected from the existing conditions report, public
participation results and the experience of the steering committee, staff
and consultants, information was analyzed and recommendations were
made for the future of the City. This information was presented to the City
for review and comment in a draft version of the plan.
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City of Grayling Master Plan

Chapter Two:
Goals and Objectives

The primary purpose of this Master Plan is to give direction about the
future use of land in Grayling. For the Plan to work effectively, it must
reflect the views of the people who live and own property in the City.
This involves obtaining a consensus on a wide variety of issues through a
citizen participation process. The goals and recommendations contained
in this Chapter reflect feedback gathered through a community-wide
survey.

Goals are statements of general issues and problems needing to be
addressed in the City. Objectives are more specific action items that
support each goal. To be effective, the Grayling Master Plan must include
goals and objectives that reflect the community’s desires, while balancing
the rights of individuals and reflecting the technical evaluation carried out
in preparing the Plan.

The following goals and objectives give this Master Plan the direction to
guide the community in addressing present and future issues such as,
retaining the character of the community, protecting the environment,
accommodating new growth, and improving the quality of life offered in
the City. They vary in complexity and are often interrelated or
complementary.  Therefore, it is important that they are viewed
collectively and not individually.

OVERALL LAND USE

Goal: Create a diversified and balanced mixture of land uses that will
support the economic vitality, tax base, and livability of the
City.

» Provide residential areas that offer varying degrees of density
and housing.

= Accommodate an acceptable amount of commercial and office
development in various forms to balance the needs of nearby
neighborhoods, the community as a whole, and the region.

= Encourage continued commercial development in both the
central business district and general commercial districts, but
maintain distinct boundaries to ensure they will not alter the
character and vitality of the central business district.

» Continue to encourage community uses such as public and
institutional facilities.
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» Encourage the gradual elimination of non-conforming uses.

Goal: Promote redevelopment of vacant lots and dilapidated sites
with buildings that would not otherwise be used, to maximize
the desirability of the City.

» Support reuse and redevelopment of vacant, decaying or
dilapidated sites throughout the City, especially the former
Bear Archery property and select downtown structures.

» Develop an established list of improvement projects and
locations that are targeted priorities for the City.

» Consider existing programs offered by the Michigan Economic
Development Corporation that can be used to support the
City’s redevelopment strategy. Small business financing, tax
abatements, Community Development Block  Grants,
neighborhood enterprise zones, and property rehabilitation
programs can be used to achieve this objective.

RESIDENTIAL

Goal: Encourage in-fill development within existing neighborhoods
that is consistent with the established character of the City.

= [nlist the aid of private developers and local housing
organizations to renovate existing homes or to build new infill
housing.

Goal: Provide high quality residential opportunities for all current
and future residents of Grayling, regardless of age, income,
lifestyle, physical capability or household type.

» Provide flexible regulations and consider ways to allow
increased densities (such as by allowing garage apartments or
in-law suites) that may be attractive to developers of affordable
housing.

» Jdentify future areas for higher density residential
development, including smaller condominium complexes,
townhomes and apartments that will allow the City to absorb
future population growth.

» Develop financial programs that facilitate and encourage home
ownership.

* Encourage and maintain the level of safety of all residential
neighborhoods. Street lighting, landscaping of public spaces,
sidewalks and paths, orientation of dwelling “front rooms”, and
other residential design features can be effective n
discouraging crime. Consider implementing the design
principles of programs such as “Crime Prevention Through
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Goal:

Goal:

Environmental Design (CPTED)”.

Promote the preservation of existing residential structures
rather than complete reconstruction.

Promote housing rehabilitation programs to facilitate use of
existing quality housing as an alternative to new construction.
Examine the existing housing stock and promote maintenance
and rehabilitation of existing housing and residential
neighborhoods

Maintain an environment that encourages pride of ownership
and contributes to an affordable and easily marketable housing
stock.

Consider implementing an awards program that recognizes
landscaping and upkeep of individual residential properties or
blocks.

Ensure that rental housing units are maintained and remain an
asset to the community.

Develop rental control regulations that address such issues as
parking, general safety and maintenance of units in a fashion
consistent with local building codes.

Consistently enforce zoning, building code and property
maintenance regulations to ensure that rental units do not
become a blighting influence on the community.

Create an ordinance implementing a rental property control
program.

COMMERCIAL

Goal:

Create vibrant, visually attractive commercial development
that is consistent with the City’s established character and that
provides a wide range of goods and services.

Encourage local merchants to use the established design
guidelines by helping to identify sources of funding or creative
financing options.

Create safe, convenient, and attractive pedestrian routes and
green spaces throughout the City’s general commercial areas.
Encourage the inclusion of residential uses within and around
the central business district.

Identify and emphasize structures and places of historical
and/or architectural significance to support and reinforce the
special identity and character of the community.

Maintain and buffer the edges of commercial areas as related to

2015
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surrounding neighborhoods.

» Promote private investment and use of the County’s fagade
improvement program through continued investment in the
central business district (i.e. the current streetscape
improvements), provision of municipal parking, and through
identification of unique financing programs.

»  Conduct a ‘void’ or ‘gap’ analysis to identify those businesses
that might be attracted to one or more of the City’s commercial
or industrial areas.

Goal: Promote commercial development, redevelopment and
business expansion that supports full employment of all
residents and that provides income opportunities above the
poverty level.

" Create new jobs through retention and expansion of existing
employers and the attraction of new companies.

= Target both the light industrial and tourist/recreation sectors of
the economy for new job creation.

= Market the industrial park as a desirable location for new and
expanding business and manufacturing development.

=  Work with local groups to expand the business and industrial
development marketing program to support business attraction
and retention consistent with the goals of this Plan.

=  Work with local educators to provide technical, educational
and job training support programs which match residents with
industry needs.

= Recognize the City’s unique opportunities in the medical,
educational, arts and industrial markets, and strongly pursue
development of a new college that, through focused
curriculum, will support these disciplines.

=  Promote business mentor programs and involvement in the
schools.

»  Develop and maintain cultural/historical facilities in keeping
with community support.

=  Continue to upgrade and enhance the City’s transportation
system to satisfy the needs of business, industry, tourists and
residents.

Goal: Coordinate economic development efforts with other
communities, the County and state, and enlist the resources
and assistance from local and state agencies, organizations and
advocacy groups to promote a positive and strong image for
the Grayling area.
=  Acknowledge the presence of Camp Grayling as a strong
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Goal:

member of the Grayling community, and support their
continued expansion of operations and facilities by discussing
any housing, transportation or community facility needs that
may be accommodated in the City. Specific attention should
be given to improving cross-access between the Camp and their
ancillary training facilities during peak training times.

» Engage the State in discussions related to the future of State
lands between M-72 and Four Mile Road, east of I-75. Sale of
State-owned land around the City should be coordinated in a
way that will enhance the City’s efforts to create new industry,
jobs and residential development.

*  Work with local agencies such as the Grayling Promotional
Association (GPA), the Grayling Recreational Authority
(GRA), Crawford County Economic Development Partnership
(CCEDP), the Grayling Chamber of Commerce, Grayling
Visitor’s Bureau, and others to present a coordinated economic
development strategy for the City.

» If possible and desirable, work to merge the various business-
oriented groups and organizations into one unified force that
will benefit from shared knowledge, facilities, staff and
IESOurces.

*  (Coordinate efforts to promote the Grayling area to the mutual
benefit of all jurisdictions.

= When negotiating franchise agreements with local cable,
internet, and wireless communication providers, pursue city-
wide broadband and Wi-Fi services that will attract additional
commerce to the area.

» Expand the City Industrial Park, possibly through annexation.

Create a lively downtown environment that has a good variety
of businesses and maintains historical character and aesthetics
of the City.

» Promote Artisan Village Concept. Promote and support
Grayling as a Select Level Michigan Main Street
Community.

" Promote a blend of retail, office, and service establishments
within the central business district, with a focus toward
entertainment, speciality retail, small offices and
government buildings. Residential uses may also fit into
this mixture to help create activity after the businesses have
closed for the day.

* Encourage multiple uses within buildings in the central
business district, including retail or commercial on the first
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floor and office and/or residential uses in upper floors.
Market studies may be needed to ensure the proper mix of
uses is achieved.

= Coordinate land use and development strategies for the
downtown with local, regional and State organizations to
promote continued investment and reinvestment.

= Encourage retention of public tenants that draw daily
activity in the central business district, such as the post
office and county offices.

= Pursue opportunities to move City Hall back to the central
business district.

» As the County seat, continued and increased governmental
presence in Grayling’s central business district should be
encouraged, including the development of shared
City/County facilities that offer education and/or training
capability.

= Recognize typical shopping patterns and habits, and work to
maintain existing downtown anchors, such as the historic
theatre or post office, in strategic locations that will
maximize local spending and investment.

= Promote community events downtown, especially an
Independence Day celebration, as a way of attracting
business and attention to downtown shops.

= Promote visual and physical links, such as landscaped
walkways, streetscapes, and public art, between the [-75 BL
and Michigan Avenue to encourage through traffic to visit
the downtown.

= Develop maintenance and design codes to improve or restore
the fagades of buildings in the downtown area.

» [nstitute a sign program, including wayfinding, street signs
and welcome signs that reflect the historic character of
downtown.

= Encourage outdoor seating areas for local restaurants and
businesses in the central business district.

= Encourage the development of new residential
neighborhoods in the vicinity of the central business district
as a source of customers that can add vitality to the
downtown.

® As a priority, land occupied by marginal buildings and uses
should be redeveloped to benefit the downtown area.

= Encourage volunteer activity in the community, and utilize it
for community events and festivals.

= Monitor the progress of the military airport’s plans to realign
their runway, and when complete, modify City ordinances
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to allow taller, mixed-use buildings in the central business
district.

INDUSTRIAL

Goal: Locate industrial land uses within existing industrial parks,

where they can best be served by existing infrastructure.

= Target and recruit industrial development, that expands upon
the existing assets of the community.

" Promote industrial use of rail lines, and work to expand them to
accommodate the needs of area businesses.

= FExpand on the existing timber industry by attracting
complementary business, improving transportation routes, and
marketing Grayling’s lumber history.

= Attract global industry by improving internet, broadband, Wi-
Fi and other technological services within the City.

MEDICAL COTTAGE INDUSTRY

Goal: Encourage continued growth in the medical industry, while
maintaining the integrity of local neighborhoods, in order to
sustain the local economy by providing valuable jobs and
services to the community.
= Recognize the Grayling Mercy Hospital and Medical Complex
as a regional employer, and continue to encourage their growth
through private-public partnerships that benefit both the
hospital and the community

" Preserve the residential character of the area by encouraging re-
use and conversion of existing homes into new, smaller scale
office facilities

= Allow multiple-lot consolidation to allow for building
expansion into reasonably-sized office facilities that are
consistent with the existing scale and architecture of the area.
Large, institutional style buildings that are inconsistent with the
cottage industry concept should be located either in the general
business or industrial district.

ENVIRONMENTAL

Goal: Provide local services that encourage environmental
stewardship and engages local citizens in preservation efforts.

= Develop a community recycling program that provides

residents, either for free or for a nominal fee, curbside
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collection service or convenient drop-off locations.

= Officials should make purchase of recycled products a priority
over other alternatives.

= Expand upon the City’s current brush pick-up program to
include composting of material that can be used on City
grounds or offered to residents.

= Develop a vegetation management plan for the City of
Grayling that identifies compatible vegetation that is
recommended for residential use, and educate the public on the
importance of riparian buffers and vegetative cover in
protecting the quality of local water resources.

» Educate local residents on their role as stewards of the land by
providing resource information and preservation guidebooks.

Goal: Protect and improve the quality of existing natural resources.

= Acquire conservation easements (where possible) for open
space to the banks of rivers in developed areas and to wetlands,
including buffers along edges of wetlands.

=  Suggest best management practices and guidelines for both
residential and commercial stewardship. This can include
suggestions for landscaping, site design, storm water
management, fertilization and maintenance of all property in
the City.

» Encourage restoration of riparian corridors and vegetative
canopies to prevent siltation and preserve cold water
temperatures for aquatic life in the Au Sable River.

Goal: Encourage integration of natural features into site
development as aesthetic and functional features, while
protecting and improving their quality.
= Support ongoing efforts to promote sensitive and responsible
storm water management practices by encouraging natural
design of basins and use of innovative technology (i.e. aqua
swirl devices) aimed at removing sediment from storm water
runoff.

» Incorporate access to natural features in the community into the
City’s non-motorized transportation system.

= Support developments that increase access and view of the
AuSable River.

= Encourage developers to integrate existing natural features into
the design of new developments.
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TRANSPORTATION

Goal:

Goal:

Create a safe and coordinated transportation system adequate
to support existing and future land uses, and economic vitality
that balances traffic needs with actions to ensure the City
remains an attractive place to live.

Promote use of all modes of transportation including the
automobile, bicycle, pedestrian and small bus or van through
capital investment and cooperative efforts with neighboring
communities, transit providers and trail enthusiasts.

Continue to enforce local laws to improve traffic safety along
the main routes through the City of Grayling.

Employ current design philosophy and technology to improve
the design of local roads and to improve the safety and
efficiency of the system.

Ensure adequate public and private parking is available to meet
business, resident and visitor needs.

Encourage use of a “bypass” route for truck traffic that uses the
interchange at N. Down River Road and routes along M-93 and
M-72, to alleviate traffic congestion on the business loop
within the City during peak visitor travel periods.

Work with MDOT and the County Road Commission toward
maintaining the long-term function and capacity of the local
highway system and ensuring proper road connections.
Encourage MDOT to modify the I-75 interchanges into the
City into full-directional designs.

Pursue development of a continuous system of pathways and
sidewalks as an alternative travel mode and to improve the
City’s quality of life.

Use access management and Intelligent Transportation Systems
(ITS) to maximize the safety, efficiency and lifespan of
roadways, and reduce the need for significant capital
investments.

Improve the visual appearance of the City through street and
related improvements.

Upgrade the appearance of key corridors through tree
preservation, and upgraded site design standards.

Prepare a detailed streetscape plan that expands upon recent
beautification efforts to address safety and aesthetics of the
City’s primary roadways and parking lots. Signage should
coordinate with way finding programs, and recommendations
for street trees, road medians, bike lanes, traffic signals or other

2015

Page 2-9



e Ch apter Two: Goals & Objectives

amenities should be included.

COMMUNITY FACILITIES

Goal: Promote the Grayling area as an attractive place to live and
visit that provides a wide range of recreation opportunities to
its residents, vacationers and tourists alike.

» Enhance the natural beauty of the City by planting more
vegetation, making its physical assets both accessible and
memorable to visitors.

» Coordinate with the County and neighboring communities to
develop a regional indoor recreation facility for area residents
that includes a swimming pool or ice rink, along with general
purpose gymnasiums and rooms for events.

» Consider ways to attract or provide a regional conference
center that includes facilities for larger events, trade shows,
theatre performances, dances, banquets, etc.

= Ensure recreational facilities are accessible to all residents and
visitors, and work toward providing additional facilities or
services, as needed, for physically disabled or aging residents.

» Provide areas along the Au Sable River for public gathering
and recreation within or adjacent to the central business district
that are appropriate for events, festivals, or small entertainment
venues. These areas should include proper facilities to
accommodate such events, including a small band shell,
pavilions or stands for local vendors.

» Improve access to the River through expanded riverside board
walks and new canoe/kayak launches.

= Bury all power, telephone and cable lines as opportunities
arise.

= Consider ways to accommodate snowmobile activity within the
City, including directional signage, partnerships with local
restaurants, and especially regulatory modifications to allow
use of City rights-of-way.
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Chapter Three:
Community Profile

Introduction

The City of Grayling is located in the central portion of Crawford County,
and is within a short driving distance of a number of metropolitan areas
such as Detroit, Lansing, Ann Arbor, and Flint. The City has the benefit
of direct access to the 1-75 expressway and M-72, which carries large
volumes of tourist traffic through the area, making Grayling a logical
center for residences, businesses and tourist activity. The City of Grayling
is surrounded by Grayling Township, which has an unusually large land
area of 177.8 square miles. Conversely, the City encompasses just over 2
square miles, and so the demographic figures presented below should be
considered in this context.

The following is a report of the existing demographic condition of the City
of Grayling. This serves as a starting point for understanding the City and
its unique characteristics. Included are discussion of key demographics
such as population ftrends; a review of the age, race, and income
characteristics of residents; a breakdown of key housing characteristics; a
review of housing and construction activity; and a description of the labor
force.

Population Characteristics

Table 3-1 Population Trends

Population Trends

Grayling Area, 2000-2010

According to the 2010

% 2011 % :
2000 2010 | Change | Estimate | Change Census, the City of

City of Grayling 1,952 1,884 -3.6% 1,876 -47% Grayling had a population
City of Boyne 3,503 3,735 6.6% 3,746 28% of 1,884. Table 3-1 and

i 3 -
City of Gaylord 3,681 | 3,645 1% 3,632 | -35% Figure J-l compares the

City of Grayling’s
Village of Kalkaska 2,226 2,020 -10% 2,022 1% ;

population to that of
Beaver Creek Twp. 1,486 1,736 16.8% N/A N/A surrounding and similar
Grayling Twp. 6,516 5,827 -11.8% N/A N/A communities in the area.
Crawford County 14,273 14,074 -1.4% 14,014 - 44%

Source: U.S. Census Bureau
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In July of 2011, the U.S. Census Bureau
estimated the City’s population at 1,876
residents. If this estimate is accurate, it
would mean that the population has
declined over the past eleven year period.

While some of the surrounding areas
have experienced growth, many of the
Cities and Villages in northern Michigan
have experienced similar population
stagnation or even decline. Overall,
Crawford County saw an estimated
population decrease of < 1% since 2010.

Educational Aftainment

Figure 3-1
Population Trends
Grayling Area Communities, 1990-2011

The educational attainment for the City of
Grayling residents, age 25 years and older, in
2010 was comparable to Crawford County
figures; however, both are significantly lower
than State figures for college degrees. Less
than 20% of City residents have a college
degree, and almost 60% of residents have had
no college experience.

The overall education level in the City
increased between 2000 and 2010. For
example, the proportion of residents that have a
high school diploma rose from 78% in 2000 to
81% in 2010. Furthermore, the proportion of
City residents that had at least some college
education slightly increased from 41% in 2000
to 42% in 2010, and the proportion that had
college degrees remained the same at 18%.

Age Characteristics

Age characteristics of the City assist

in

—&— City of Grayling
16,000
14,000 / t 1 —i— City of Boyne
12,000
10,000 City of Gaylord
8,000
i 0 —»— Village of
6,000 Kalkaska
4,000 Ty e—s7" A —¥— Beaver Creek
2,000 15— | Twp.
0 T T T —@— Grayling Twp.
1990 2000 2010 2011
—+— Crawford County
Source: U.S. Census Bureau
Figure 3-2

Educational Attainment
City of Grayling, 2010

Bachelor's Graduate or Did Not
Degree Professional Graduate
Associate 5% Degree High School
Degree 3% 19%

10%

Some
College, No Graduated
Degree High School

24% 309%

Source: U.S. Census Bureau; 2007-2011 American Community Survey

indicating economic,

transportation, recreational, education, and other community needs. By
examining the demographic mix of residents both now and in the future,
Grayling can better plan for the future demand for community services
and amenities. Study of the median age can provide a general gauge of

residents’ ages, while a breakdown of ages is

most useful when broken
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into three main categories: school age, labor force, and senior citizens, to
gain a better sense of the needs and desires of the population. The median

Table 3-2
Age Characteristics
City of Grayling, 2000-2010

Age Cohort 2000 2010 Age Group
Age O tod 6.8% 6.6%
School Age
AgeS5to19 22.3% 20.4%
Age 20 to 34 15.0% 19.6%

Labor Force

Age 35 to 64 33.4% 32.7%

Senior

Age 65 and older 22.5% 20.7% 5
Citizens

Source: U.S. Census Bureau

age in Grayling was 38.6 in 2010, which is
lower than the County average of 47.7, but
consistent with the state average of 38.9.

As shown in Table 3-2, the largest population
segment is comprised of those age 35 to 64,
which suggests there are a significant number
of residents and families with active needs
such as improved recreation programming
and increased community activities matched
to their age.

Table 3-2 also reveals that the senior
population is expected to grow as the baby-

boomer generation ages and people are living longer due to improved
health care. The share of the retirement-age population is typically
growing in relation to the other age groups. The City should consider
additional services, targeted toward the emerging seniors, as this segment

continues grow.

Race and Ethnicity
Table 3-3 The vast majority of City residents, slightly over 97%, identified
Race and Ethnicity themselves as White. The remaining races identified on the
City of Grayling, 2010 Census made up the remaining 3%.
Race Percent
White 97.2%
Black 0.7%
American Indian 0.5%
Asian 0.5%
Pacific Islander 0.1%
Other Race 0.1%
Multi-Racial 0.9%

- Source: U.S. Census Bureau

2015
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Employment Characteristics

There are two important factors to consider when
evaluating the employment characteristics of the
City. First, it is important to review employment
by industry, which identifies the types of jobs
held by Grayling residents. Second, it is useful to
know the occupation breakdown of the
population in order to establish the experience
and employment specialization of City residents.

Employment

Table 3-4 provides information relative to the
types of industries that employ Grayling

Table 3-4
Class of Jobs Held by Residents
City of Grayling, 2010

Industrial Class Percent
Agriculture/Natural Resources 1.9%
Construction 6.3%
Manufacturing 1.9%
Transportation/Warehousing/Utilities 2.9%
Wholesale Trade 1.7%
Retail Trade 12.0%
Financial, Real Estate 4.0%
Services 58.8%
Public Administration 10.5%

Source: 2007-2011 American Community Survey

residents. Retail Trade and Service jobs have historically been the
predominant employers. In 2010, the leading job class in the City was

Services, employing 58.8% of residents. This

typifies the nationwide

trend over the last twenty years as the United States evolves into a more
service-oriented economy and, more specifically, supports the tourist

economy prevalent in Grayling.

The occupational breakdown for the City, as
shown in Figure 3-3, provides insight into the
skills, expertise and training of Grayling
residents. This information can be useful
when developing economic development
programs since the strategies developed can
draw upon specialized training of citizens.
The highest-ranking occupational categories
are Services, Sales/Office, and
Management/Business/Science/Arts. In 2010,
residents commuted an average of 14.8
minutes to work

In 2010, unemployment rates for the City

Figure 3-3
Occupation of Residents
City of Grayling, 2010
nduurdil
Resources/ Prod/ Trans Mgmt/Bus/
Maintenance /Material Science/Arts
/ Moving 27.8%

Construction 13.1%

7.4%

Services
32.3%

Sales & Office
19.4%

Source: U.S. Census Bureau, 2007-2011 American Community Survey

were consistent with the County average of 13.

0%, which was slightly

higher than the State average of 12.7%. Since that time, the job market in
Michigan has been on the rise and unemployment rates within the City,
surrounding communities and the State overall, continue to slowly decline.
The State Department of Labor and Economic Growth reports
unemployment rates for the County on a monthly basis. Table 3-5
provides the monthly reports from March 2012 to March 2013. It shows
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the trend common for tourist-based

Table 3-5; communities, with the lowest
Unemployment Rates unemployment during the late summer
Crawford County and State of Michigan, 2012-  ,,,11ths and the highest rates during the
2013 winter months.  Overall, the County
Month County Rate State Rate d ] £0.90
March, 2012 11.0 9.6 ave'rage ‘an ul.lemp oyment rate of 9.9%
April, 2012 10.2 8.5 during this period.
May, 2012 9.6 8.9
June, 2012 9.6 9.6 I
Tuly, 2012 10.2 10.5 ncame
August, 2012 9.0 9.2
September, 2012 8.5 8.4 Median household incomes for the City
October, 2012 8.5 8.3 P I ; ;
Novaala o0 =5 RT of Glayy‘ng, similar and surrounding
December, 2012 103 89 communities, and Crawford County have
January, 2013 11.0 9.7 been collected. In 2010, income levels
February, 2013 1.1 9.2 in all of the study communities fell
Mach, 200 105 i below the State average of $48,669. The
Average 9.95 9.05 ] .
Source: State of Michigan City’s income levels were the lowest,

with 33% of individuals and 29.6% of

families  reporting

. Figure 3-4 income levels below
Median Household Income the poverty level in

City of Grayling, 2010 2010. The City of
Graylin

gzg,ggg $40,453 437 356 542:730 5441'071539,597 experienced 5 algl
$35.000 4 V71 ' 11.3% decrease in
$30,000 571,787 | | 't 2 b median  household
g;g'ggg 1 ? : j income between
515:000 L .'E ‘J 2000 ($24,250) and
$10,000 + N | _ 2010 ($21,782). All
$5,0gg L ] i 10 other similar and

Cityof Cityof Cityof Villageof Beaver Grayling Crawford SUI‘I‘OUHdlIlg
Grayling Boyne Gaylord Kalkaska Creek Twp.  County communities studied

Twp. :
reported an increase
in median household

Source: U.S. Census Bureau; 2007-2011 American Community Survey income
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Housing Characteristics

Households

Population change is only one of the factors that affects whether
development will occur in a community and to what extent. The makeup
of households in Grayling is changing. Table 3-6 shows that the average
household size increased slightly between 2000 and 2010, while the
number of households has declined. The average household size in 2010
for the City of Grayling was still lower than State and County averages,

2.49 and 2.31 respectively.

Housing Units

As of 2010, there were 890 housing units in the
City of Grayling, a decrease of .6% since 2000.
Table 3-7 on the following page shows that
housing vacancy rates in the City increased from
7.5% in 2000 to 14.2% in 2010, which is one of
the lowest rates reported for all communities
studied. This is partly due to the fact that many
homes in the City, County and the region are

Chapter Three: Community Profile

Table 3-6
Household Trends
City of Grayling, 2000-2010
2000 2010 Percent
Change
Number of .
Households 828 764 -7.7%
Average .
Household Size 2.24 227 1.2%

Source: U.S. Census Burcau

seasonal vacation homes and possibly an increase in foreclosures. The
City has a higher percentage of renter-occupied homes than most other
areas studied, and the percentage of owner-occupied homes within the

City of Grayling has decreased from 53.1% in 2000 to 51.3% in 2010.

Table 3-7
Housing Characteristics
City of Grayling and Surrounding Areas, 2010

Total Housing Units
Occupied Units Vacant Median Value
Owner-Occupied Renter-Occupied Units
City of Grayling 51.3% 48.7% 21% $76,200
City of Boyne 71.5% 28.5% 29% $134.200
City of Gaylord 61.4% 38.6% 14.5% $86,800
Village of Kalkaska 58.2% 41.8% 15.8% $81,600
Beaver Creek Twp. 88.7% 11.3% 41% $115,100
Grayling Twp. 85.1% 14.9% 48% $108,700
Crawford County 83.0% 17.0% 48.8% $102,700
Source: U.S. Census Burcau; 2007-2011 American Communily Survey
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Housing values for the City almost doubled for the period 1990-2000
(from $38,000 in 1990 to $62,400 in 2000). However, values have shown
a moderate increase of 22% from 2000 to 2010. Table 3-7 indicates that
while values are increasing in Grayling, the City still remained well below
the County average and most other comparable or surrounding

communities.
Table 3-8 As. sho.wn in 7 ab.le 3-8, over h?tlf of t%le housing
Year Structure Built units in the City were built before 1959.
City of Grayling, 1939-2010 Development of new housing has been
moderate, averaging about 10% each decade
Tameibeniod Percent until 2000. The drop in construction in 2000
2000 and later 2% and later reflects the fact that the City is largely
1980-1999 23.5% built-out, with relatively little vacant land
1970 — 1979 12.8% available for new development.
1960 — 1969 10.6%
1940 — 1959 24.9%
1939 or earlier 26.2%

Source: U.S. Census Bureau; 2007-2011
American Community Survey
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Chapter Four:
Historical Setting

Historical Setting

The City of Grayling is blessed to have been the historical center of
activity within Crawford County. Due to the early settlement of the land
that now contains the City of Grayling, it now contains some of the more
significant historical sites within the County. As with most communities,
Grayling developed around waterways, and early settlers were drawn to
the water resources of the Au Sable and Manistee Rivers. These navigable
waters were aftractive to trappers and local Indian tribes as ways to
transport their goods. Early settlers named the area “Grayling” after
noticing the abundance of fish in these rivers. These natives were soon
followed by lumbermen who saw profit in the towering pines of the
Grayling area.

The earliest lumbering was done by the French in order to build forts, fur-
trading posts and missions'. The British, and later the Americans, used
Michigan’s hardwoods to build merchant and war ships.

Michigan’s timber was divided by an imaginary line from Muskegon and
Saginaw, north of which White, Jack and Norway Pines grew, as well as
other conifers. Harvest of the White Pine, many over 200 years old, 200
' foot tall and five feet in diameter, began the heyday of the lumber
~ PinoTrees g industry. Michigan’s pine became important as the supply of trees in the
¥ Northeast States was eventually depleted. By 1880, Michigan was a
leading producer of lumber, and many felt that the huge forests of
Michigan would last for many years. However, within the 20 year period
between 1870 to 1890, most of the trees were cut.

Mostly

The logs were far too big and heavy to take from the woods by dragging,
so the loggers made ice-covered roads, where the logs could be pulled on
sleds. The logs were taken to the banks of rivers, where they were piled
twenty to thirty feet high, awaiting the spring thaw. When rivers melted,
the logs were pushed into the swollen rivers and floated to the mills.
When the mill had cut the wood into boards, it was dried and then put on

" Source: www.michiganepic.org
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ships heading to various areas. The wood from the west side of the state
was shipped to Chicago, from which it was sent by train to the plains
states to build homes, cities and railroad tracks.

As technology improved, the wood in Michigan was more quickly taken,
especially with the introduction of the logging railroad in the 1850’s.
These small engines and their portable narrow gauge track could haul in
all weather, and made it possible to log farther away from the rivers.

In 1872, the “Crawford Station” was built in Grayling to accommodate
early logging activities, but the City saw the majority of development after
the First World War, when the lumber industry was still vibrant. Local
railroads were built to access the north from the south, and a more
traditional settlement began. The first known settler was Michael Sloat
Hartwick, who built the first hotel in Grayling in 1882, known today as
Chief Shoppenagon’s Motor Hotel. As the forests were slowly cleared,
carly settlers began to market the area as an attractive agricultural area.
However, as those interested began to discover the sandy soils and short
growing season, they realized the area’s resources were more conducive to
recreation. As attractions such as the Hanson Hills toboggan runs and area
hotels were built, and as the modern highway system extended north,
Grayling was poised as a convenient
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The “Village of Grayling” was originally
platted in 1874 by the Jackson, Lansing and
Saginaw Railroad Company. The original
Village encompassed the areas between
Lake Street and Ingham Street, and
between the then named Pine Street (which
does not exist today) and Chestnut Street.
Other plats emerged shortly thereafter and
most of the City, located within the current
City limits, was platted by the early 1900s.
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An important figure in Grayling’s history was Chief David
Shoppenagon, who arrived in the Grayling area during the
1870s. He was known for his trapping and hunting capabilities,
especially along the Au Sable River. Though only a short story
of his significance is etched on the historical marker at his
gravesite located where the I-75 Business Loop crosses the Au
Sable, his legacy as a local story teller, sportsman, and political
leader is still prevalent today.
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The last lumber mill in Grayling was closed in 1927, when the timber
resources began to dwindle. However, one small tribute to the industry
still remains. Due to the generous donation of over 8,000 acres of forest
land, now known as the Hartwick Pines State Park in the 1920°s, much of
the greater Grayling area has been kept from development. Today, the
Hartwick Pines State Park, dedicated in the name of Edward E. Hartwick,
a lumberman killed in World War I, still contains almost 50 acres of the
only remaining native Monarch pine trees in Michigan. The park is
significant to the historic lumbering industry, but also to the modern
landscape, as the exclusion of this land from development has helped
shape the land use patterns in the Grayling area. This resulted in less
development potential and fewer municipalities within Crawford County
than are typical; Crawford County includes only 6 townships, and
Grayling is the only city within the County.

Another significant event that shaped the City was the establishment of
Camp Grayling, located off of M-93 in Grayling Township. Founded in
1913 by the lumber baron Rasmus Hanson, Camp Grayling now includes
approximately 147,000 acres and attracts tens of thousands of military
personnel to the area annually. Indirectly, the increasing activity at Camp
Grayling continues to contribute to the economic vitality of the greater
Grayling area.

~.. The Au Sable River Canoe Marathon is an

. event established in 1947 that has helped shape
. the character of Grayling. The race, which
celebrated its 66" anniversary in 2013, is an
annual 120-mile canoe race down the Au Sable
River from Grayling to Oscoda. It is
considered the world's longest, toughest non-
W stop competitive canoeing event, where
d paddlers race during the darkness of night. The
canoe marathon, which attracts upwards of 70
teams, takes about 15-18 hours to finish. The
race is always held the last full weekend in July during the town's annual
Au Sable River Festival.

Several historic buildings still stand today to represent the region’s historic
architecture and construction. These include several storefronts along
Michigan Avenue, as well as the historic homes of various lumber barons
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located on Peninsular  Street.
Several cabins and other structures
representative of the rustic days of
the logging and Ilumbering
industries are scattered throughout
the area.
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Areas of Historic Significance

Crawford County Historical Museum

This museum represents the original railroad
station in Grayling, and is located downtown, near
the intersection of Michigan and Norway. Situated
near the historic rail lines that run through the City,
this museum celebrates the historic lumber industry
which thrived in Grayling during the 19th and 20th
#| centuries. In addition, the museum grounds contain
- a railroad caboose, a military building dedicated to
local ex-military personnel and to Camp Grayling,
a trapper's cabin, and an old fashioned
firefighting station.

W.J. Beal Plantation

The William Beal Plantation, located on Industrial
Street, represents one of the more significant forest
management experiments in Michigan. William J.
- Beal was a Michigan State University (then called
the State Agricultural College) professor interested
in learning about the growth characteristics of trees.
In 1888, Beal planted 41 species of trees on the
property to determine and demonstrate how they
would grow on the dry, sandy soils of the area. This
: experiment resulted in the oldest documented tree
plantation in the Mldwest and perhaps in North America. It was also one
of the first examples of forest management, as lumbermen started to
realize the impact of the exploitive lumbering industry.
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Today, the property is open to the public and contains a short nature trail
with educational kiosks.

Hartwick Pines State Park

The Hartwick Pines State Park is a tribute to Edward E. Hartwick, a
pioneer of the lumber industry. His wife dedicated the over 8,000 acre
property, which now contains almost 50 acres of the only known virgin
timber in Michigan. The park has grown to over 10,000 acres, which
represents almost 3% of the total acreage in Crawford County.

Hartwick Pines Logging Museum

Located within the Hartwick Pines State Park, this museum is found along
the Old Growth Forest Foot Trail, a 1/4 mile walk from the Visitor Center.
The museum offers guided educational tours through the Michigan
Department of History, Arts and Libraries.

Wellington Farm Park

The Wellington Farm Park is a working farm of 60 acres, located
on Four Mile Road in Grayling Township. The farm is a living
museum of farm life and practice, paying tribute to the farming
practices conducted during the Great Depression. The farm still
operates using tools prevalent during that time, and the goods
produced from the farm are sold at a local farm market in
Wellington. Today, the park maintains a nature trail and offers
many seasonal events and activities, including a reenactment of the
French and Indian War. It also includes several historic buildings
representative of the various blacksmith and lumbering trades of the
time. These include a sawmill, blacksmith shop, gristmill, summer
kitchen, farm market, and pavilion.

Chief Shoppenagon’s Motor Hotel

This historic site is the location of the first hotel built in Grayling in 1882.
It was named after Chief David Shoppenagon, who was known as a
capable sportsman along the Au Sable. He became a local figure due to
his diplomatic ability to change the emerging stereotypes of Native
Americans during his time. Legend has it Chief Shoppenagon died on
Christmas day in 1911, at age 103.

Page 4-6 2015



City of Grayling M aster P o111 ———————— e ———

Fred Bear Archery

Fred Bear was an internationally known hunter, and is a locally renowned
for the work he did to advance the sport of hunting in Michigan. Born in
Waynesboro, Pennsylvania, on March 5, 1902, Bear was raised on a farm
in the Cumberland Valley. By age 21, he left the farm and moved to
Detroit to work as a patternmaker and silkscreen operator in the growing
auto industry.

In 1927, after watching the film, “Alaskan Adventures” featuring Art
Young, Bear discovered his passion for the sport of archery. Fred Bear
met Art Young and began learning to craft his own bows, arrows, and
bowstrings under his tutelage.

During The Great Depression in 1933, Bear and a friend, Charles Piper
started Bear Products Company, who specialized in silkscreen advertising
materials such as banners and fliers for Chrysler. All the while, Fred Bear
continued his work crafting archery equipment for friends, and after six
years, demand for his work grew and Bear dissolved his partnership with
Piper and launched Bear Archery Company.

As an archer and marksman, Bear was known for his skill, and he won the
State target archery championship in 1934 and 1939. He used his growing
fame to promote his archery products. In 1936, he successfully lobbied
for a bow-hunting season in Michigan, and in 1942 he began filming his
hunting trips in the Upper Peninsula. Fred was instantly recognized not
only for his skills, but for his distinct personality, weathered face and
trademark felt Borsalino hat.

Bear Archery Company moved to Grayling in 1947, where Bear began
displaying his collection of trophies and artifacts. These items were the
first displayed in the first Fred Bear Museum, opened in 1967. His fame
continued to grow as Bear made regular appearances on television and
radio programs and was featured in numerous magazines and bow hunting
films.

Fred Bear sold controlling interest in his company in 1968, but continued
on as President. In 1978, following a strike and continuing labor
problems, the Bear Archery manufacturing operation was relocated to
Gainesville, Florida, and in 1985, the museum in Grayling was also
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relocated there. Fred remained active in designing products and
promoting bow hunting until his death in 1988. A physical reminder of the
legacy of Fred Bear remains in Grayling through the production plant that
now sits vacant near the intersection of the I-75 Business Loop and M-
72/M-93.

Hanson Hills

Hanson Hills has a rich history of activity and controversy. Opened in
1929, it was the first downhill ski area in Michigan and the second to open
in the Midwest. The "Snow ftrains" brought many people to Grayling
where they would board flat bed trucks for the ride to what was then called
the "Grayling Winter Sports Park". The Michigan Snow Queens were
crowned and honored at the annual Winter Carnival, famous for the
elaborate ice sculptures built by local people. The old toboggan run was an
attraction that thrilled many. Another exciting attraction was the 66 ft. ski
jump that was built in 1934,

Hanson Hills was willed to the State of Michigan by Rasmus Hanson for
military or recreational use and is still controlled by the State of
Michigan's Military Board. It was during the time when the area was
called "Bear Mountain" that great growth was seen and the ski resort had
22 slopes for downhill skiing, the "Polyhedron" hotel, the "Little Smokey
Railroad", and the "Fred Bear Museum" were all a big part of the
excitement at what we now know as "Hanson Hills Recreation Area and
Winter Sports Park". When the heirs to the Hanson Estate found private
individuals making money on the property they attempted to take the land
back. Their reason for the action was that the lease stipulated that the land
was to be used only on a non-profit basis. The Bear Mountain Area was
ordered "boarded up" in 1973 by Judge Roth. The hotel and lifts were
disassembled and sold, the Fred Bear Museum, Little Smokey Railroad,
the Pine Knoll Campground, the House of Flavors Ice Cream Store, and
Dillons' horseback riding stables all closed also.

Volunteers came forward that winter to try to keep a few hills open for
children to downhill ski. It was soon after this that Grayling Recreation
Authority was established as a result of a lot of volunteer work. With the
cooperation of the Michigan National Guard and the State Military Board,
a special law was made to allow the "Authority" to work on a non-profit
basis. The Grayling Recreation Authority (GRA) is a government
"consortium", made up of representatives from Grayling Township,
Crawford County, the Crawford AuSable Schools and three members at
large.

In the beginning, the main goal of GRA was to maintain and run the ski
operation. Now GRA has added to its priorities year round sports
programs for Youth and Adults. Year round, quality recreational activities
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are supported by 1/2 mil of taxes and user fees. GRA keeps prices at a
minimum so as to be accessible for as many participants as possible.
(Content copyright 2013. Grayling Recreation Authority. All rights
reserved).

The Grayling Fish Hatchery

The Grayling Fish Hatchery was founded in 1914 by timber baron Rasmus
Hanson. He hoped fo restore the Grayling to the Au Sable River system;
ironically its disappearance was caused, at least in part, by the massive
habitat destruction caused by logging and the Grayling became extinct in
Michigan. Nevertheless, the Hatchery continued to play an important role
in natural resource conservation. In 1926 it was sold to the State of
Michigan. It continued to be operated as a fish hatchery and tourist
attraction until the mid-1960s when it was abandoned. In 1983, after lying
dormant for nearly 20 years, the State turned the hatchery over to
Crawford County with the stipulation that it be operated as a tourist
attraction. Although management of the hatchery has changed over the
years, it has been operated as a tourist attraction since 1983.

The Rialto Theatre

At the turn of the 21* century, the Rialto Theatre stands now as one of the
oldest continually operated family owned theatres in the United States.
The Rialto Theatre was founded in 1915 by George N. Olsen. The
original structure was completely destroyed by fire in 1930. A new
theatre (the current building) was built on the same site and was completed
the same year. The large marquee on the front of the building was added
in 1940. The theatre seats 194 people and has a balcony.

Over the years, the theatre has gone from live shows with silent films,
through black and white, Technicolor, Stereo, Cinemascope, 3-D, and
automated projection systems. In a remarkable display of longevity and
willingness to adapt, the Rialto continues to provide first rate, reasonably
priced entertainment for the community of which it has been a part of for
nearly a century.

Since they began, the movies have been woven into the cultural fabric of
society, and reflected the changing landscape of American taste, mores,
and values. In a very real sense, the landmark at 302 Michigan Avenue
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has been an observer and participant in this fascinating slice of American
life.

In 1999, management and ownership of the Rialto passed to the 4
generation of family members. Management and operation of the theatre
by family has continued in the same grand tradition as that of its founder.

Former Mercy Hospital Grayling

In 1911 construction of a 20 bed hospital located on US 27 was completed
and opened by the Sisters of Mercy. Reports of the time say there was no
finer, better equipped, well-staffed hospital anywhere in northern
Michigan.

The number of patients admitted to the hospital grew and grew finally
becoming so congested that the need for a newer and more up-to-date
facility was required. In 1956 construction was started and a new fifty-
bed, million dollar facility was opened in 1958. The old hospital was torn
down.

Since its opening at its current location in 1958 there have been many
additions and improvements. In 2013 Mercy Hospital Grayling earned
several very prestigious awards when it was named: one of the nation’s
100 Top Hospitals; one of the nation’s 100 Great Community Hospitals;
and A 100 Top Hospital Everest Award. In 2015, the name was changed
to Munson Healthcare Grayling Hospital.
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Documenting changes
in land use helps to
assess how land is

being used, and
identify changing
trends

Chapter Five:
Existing Land Use

Existing Land Use

The analysis of existing land use patterns is a fundamental step in
preparing a community master plan. The analysis not only examines the
historic land wuse relationships, but also helps to predict future
development trends and ensure that sound decisions can be made in the
future.

Land use patterns develop according to geographic location, land use and
zoning policies, and environmental, economic, social and cultural
influences. The location of a building, the routing of a street or highway,
construction of sanitary sewers, and many other factors affect, and have an
effect on, the shape of existing and future land use patterns.

Documenting existing land use and looking at how uses have changed
over time in a community is an important part of the planning process. It
helps to identify how land is being used, and various changing trends by
determining land uses experiencing growth, such as commercial or
residential and those that may be in decline, such as vacant land or
agriculture.

This section discusses the types of land uses that currently occupy the City
of Grayling. The existing land uses in the City were established from
physical surveys conducted by the Northwest Michigan Council of
Governments, which were verified by the City of Grayling. They
represent how land is being used in Grayling today. This analysis is
helpful to understand where uses are in growth and demand or where they
are dissipating and moving elsewhere. Areas experiencing activity or
changes in the land use quickly emerge as areas of focus or discussion.
Evaluating this element of the City, along with the other existing
conditions, helps City planners to recommend proper land use patterns for
the City’s future.

The categories described below are shown graphically on Map Two:
Existing Land Use.

2015

Page 5-1



Chapter Five: Existing Land Use

Existing Land Use Categories
Single Family Residential

Typical of most communities, single family residential uses are the most
predominant land use in Grayling. The majority of homes were built
between 1940 and 1959, when post WWII development along the newly
constructed highways was at its peak. However, the earliest homes are
expected to have been built in the late 1800s, as the earliest plat of the
“Village of Grayling” was recorded back in 1874. While housing values
in Grayling are moderate; values increased |
dramatically (by almost 40%) between 1990
and 2000, when the median housing value
reached $62,400. Since 2000, housing values
have shown a moderate increase with a
median value of $76,200 in 2010. Housing in |
Grayling consists predominantly of detached
single-family homes located in traditional
neighborhoods located in the northern
portion of the City. Some vacant lots,
scattered among the existing residential
neighborhoods, indicates a potential for residential infill development.

There is one primary area of single family residential located northeast of
the railroad tracks. Following the original development pattern as the
original Village of Grayling plat, lots generally measure 60 feet by 120
feet, and are around one sixth of an acre in size or less. Because the
remainder of the City, platted in the late 1800s and early 1900s, also
followed this development pattern, small parcels of this size dominate the
neighborhoods. Very few large residential parcels exist, except where
several platted lots have been combined.

Areas around the periphery of the residential core have been converted
into other, compatible uses including civic uses like schools, churches,
additional assisted living facilities and municipal buildings located near
the 1-75 Business Loop, and commercial and office uses associated with
Munson Healthcare Grayling Hospital located along Michigan Avenue.

Multiple Family Residential
This category includes buildings that contain more than two dwelling units

including converted homes, apartment buildings, townhouses and senior
housing. There are only a few scattered multiple-family residential areas
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in Grayling. Most multiple family structures are located north of M-72
and east of State Street. However, other multiple-family areas have
developed within the single-family areas. Most of these structures are
residential in appearance and include duplexes, quad-plexes or residences
that have been modified into multiple-family structures. Other, larger
apartment and senior housing complexes have emerged where the 1-75
expressway crosses the railroad tracks, in the southeast quadrant of the
City.

Commercial

This classification includes general commercial and office uses located
within the City, but outside of the downtown. Commercial development
in the City generally follows the corridors of the I-75 Business Loop, M-
93, Michigan Avenue, Norway Street and M-72 East and West. While
some lower-intensity office and neighborhood-scale commercial uses are
scattered around the hospital complex and within the industrial portions of
the City, most of the general business activity centers around the I1-75
Business Loop. Businesses within proximity to the north-bound 1-75 off-
ramp, at the south end of the City, generally cater to the traveling public
and include lodging, fast-food, grocery and gas station uses. The uses
near the medical complex are generally located along North Down River
Road, but some can also be found along Michigan Avenue near the
hospital and elementary school. These uses include medical offices and
financial establishments that are compatible with their residential
surroundings, and are appropriate given the continued growth of the
medical facility and the increasing needs of their employees and patrons.

Central Business District

The Central Business District
(CBD) refers to the downtown
commercial area, which is
generally described as the area
along  Michigan  Avenue
between Spruce Street and the
railroad tracks just southwest
| of Norway Street. The uses in
| this classification are primarily
retail and service related
| businesses. However, due to

their location and proximity to the traditional neighborhoods that surround
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it, the businesses in the CBD also provide valuable services
within walking distance for many residents. Recent
improvements to the streetscape are evidence of the City’s
commitment to maintaining the vibrancy of this district
(see photo insert, right). The City installed wider
sidewalks, improved pedestrian amenities and traditional
lighting to accent the downtown. Further efforts are
needed to attract more businesses, improve the structural
integrity of some older buildings, and upgrade and unify
building facades. The CBD is also a center of municipal
activity, containing a post office and the Crawford County
municipal building.

Industrial

Industrial uses provide important employment
opportunities and tax base to support |
improvements to capital facilities and municipal
services. Most industrial uses are contained
within an industrial park at the south end of the |
City that contains various manufacturing,
assembly and industrial office and storage uses.
The City’s wastewater treatment lagoons are
located at the extreme south of Industrial Street,
and the public works storage facility is also
located in this area.

Institutional

This category includes City, State and Federal
buildings, schools, churches and other public or
quasi-public sites, such as Munson Healthcare
Grayling Hospital. As the County seat, Grayling is
home to various local, City, County and Federal
offices, which are all indicated on the Existing Land
Use Map, but are more specifically discussed in the
Transportation and Community Facilities Chapter of
this Master Plan.
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Recreation

The City maintains one main park along the
AuSable River, where it crosses the [-75 Business
Loop. This park has recently been improved with
riverside walks, which allow for excellent fishing
and wildlife viewing. The Nature Center located
| across the river from the park opened in
November, 2007. The Grayling Country Club
surrounds the AuSable River City Park and
=5 | provides 18 holes to the public. The Fish
Hatchery, owned by Crawford County, is located in the City’s northeast
corner, along North Down River Road. A top notch concrete Skate Park is
located adjacent to City Hall with continued improvements and
expansions being planned.

Wetlands, Lakes and Rivers

These categories refer to lands which are currently
under water, such as the bottomlands of the Au
Sable River. In addition, wetlands are indicated by
a hatched overlay that shows areas which are not
easily prone to development because they possess
the typical wetland characteristics of saturated
soils, heavy wetland vegetation, and seasonal
| presence of water. Wetlands are generally shown
on the Existing Land Use Map. More specific

delineation of wetland boundaries can be
determined from physical surveys of each site is conducted by a qualified
wetland specialist. These surveys are typically completed on a site by site
basis; therefore, the information presented here is based on aerial
photography and soil surveys.

Undeveloped

While not specifically identified on the Existing Land Use Map, there are
a number of vacant parcels located throughout the City, primarily within
the residential neighborhoods. These include lots that have been
combined with home sites to create larger lawn areas, or vacant lots that
are available for redevelopment.

2015

Page 5-5






City of Grayling Master Plan

The Highest Elevation
in Crawford County is
1,524 feet above sea
level.

G

Chapter Six:
Environmental Conditions

The environment is a critical element of the physical basis upon which the
community develops. Various components of the environment function,
change, and interact as part of the ecosystem. These functions need to be
maintained in a balanced state, while still allowing the community to grow
in a controlled manner. Development within the City should take into
account the physical condition of the landscape, and should complement
the community's natural balance. Areas not suitable for development and
other valuable community resources should be protected.

Existing Conditions

Geology and Topography

The geology of Grayling was directly affected by glacial movements
which occurred during the Ice Age. Specifically, the landforms in
Crawford County and the City of Grayling were affected by Wisconsinan
glaciation, which created the gently sloping topography and sandy soils of
the area. However, this gentle topography is interrupted by larger
moraines that contain the highest elevation within Crawford County, 1,524
feet above sea level. While the majority of the Grayling area contains less
than a 25% slope, the high elevations of the moraines have indirectly
contributed to the current character of Grayling. They attracted the early
developers of Hanson Hills and the toboggan runs which have helped
shape the recreational nature of the area. This combination of topography
has facilitated general growth in the area by allowing easy access to most
of the early timber. However, the topography was varied enough to
provide the unique landscape that has made Grayling such an attractive
place to live and visit.

Hydrology

Perhaps one of the most significant resources in Grayling is the presence
of the AuSable River. The AuSable generally flows from west to east
through the City of Grayling and continues east where it converges with
the South Branch near the Crawford County/Oscoda County line. The
significance of the river has influenced settlement patterns by providing
navigable watercourses for early settlers and Indian tribes, valuable
riparian habitat for aquatic life and water fowl, which in turn provided
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needed food sources, and most recently for the recreational opportunities it

provides.

The AuSable River Watershed drains an
area of 1,932 square miles, which
includes all of the City of Grayling. The

watershed boundary includes many
tributaries, and includes areas of
Crawford, Otsego, Montmorency,

Oscoda, Ogemaw, Alcona, losco and
Roscommon Counties. Water collects
from these areas and travels east via the
AuSable until it eventually drains into
Lake Huron.

As it flows through Grayling, the
AuSable is relatively shallow and not
especially fast moving. However, as it
travels east toward Mio, water flow

increases and the water deepens,
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providing some of the more popular fishing opportunities known in
Michigan. These “holy waters” are common destinations for anglers, but
the river corridor is highly regulated by the Natural Rivers Act. Therefore,
Grayling is a more common gathering spot for fisherman seeking these

exceptional fishing resources.

Arguably one of the most significant features of the area, the AuSable
River is consistently threatened by sedimentation and increasing water
temperatures as a result of development. Responding to these pressures,
local advocacy groups are continuously employing new techniques to
maintain the high water quality currently enjoyed. These techniques
include use of detention basins and rain gardens, planting of native
vegetation, use of alternative paving materials, and modified land use
practices, especially in the upland areas that contribute runoff to the river.
The AuSable has been the focus of a $758,000 Clean Michigan Initiative
grant, provided through the Michigan Department of Environmental

Quality.

The Grayling Storm Water Project will use many of the

techniques listed above to help maintain and improve water quality. As
with most State grants, local “match” funding was provided by several
local agencies, businesses, organizations and individuals, including the
City of Grayling. While the waters of the AuSable may be under threat of
degradation, widespread community support for its protection will ensure

this high-quality resource will be around for generations to come.
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Soils

According to the Natural Resources Conservation Service and Forest
Service, soils in Grayling consist generally of sands and loams and display
gentle sloping characteristics. These soils are known for their moderate to
excessive permeability, and most possess high drainage capabilities. Such
soils are conducive to physical development where drainage is desirable,
but is not well suited for agricultural purposes. The gentle slope of the
area is also attractive for development purposes, since large excavation of
soil is not needed to establish level grades. Exceptions to these soil types
are found along the AuSable River, where more organic and poorly
drained soils are prevalent.

Wetlands

Wetlands are scarcely found in the area, except where they are associated
with the AuSable River. Within the City limits, the largest wetland areas
are found in Section 18, located in the extreme southwest quadrant of the
City. Even larger areas of wetlands exist to the east of the City that
surround the AuSable as it flows under the I-75 expressway and toward
Mio.

Wetlands act as transitional areas between the aquatic ecosystems and the
surrounding upland areas. They are low areas which are intermittently
covered with shallow water and underlined by saturated soils. Vegetation
which is adapted to wet soil conditions, fluctuation in water levels and
periodic flooding can be found in wetlands. Wetlands are linked with the

hydrologic system, and as a result, these wetland systems are vital to

- the environmental quality of Grayling’s resources.

Wetlands provide fish
and animal life habitat,
maintain and stabilize
groundwater supplies,
reduce the dangers of
Sflooding and improve
water quality.

Wetlands serve a variety of important functions which not only benefit
the natural environment but also the community. They are working
landforms that provide wildlife habitat, water purification and flood
containment, and can enhance the tourist and recreational

environments. Some of the primary values which wetlands contribute

— are as follows:

= Mitigate flooding by detaining surface runoff

= Control soil erosion and sedimentation loading in rivers and lakes

»  Provide links with groundwater

»  Improve water quality which is degraded by nutrients and chemicals
from fertilizers and pesticides; polluted urban runoff from roads,
parking lots, industrial and other commercial activities; treated effluent
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from waste water treatment facilities; and erosion and sedimentation
resulting from agricultural and construction activities

= Function as highly productive ecosystems in terms of animal life
habitat and vegetation

" Serve a variety of aesthetic and recreational functions

Woodlands help
moderate ground and
water femperatures,
reduce air and noise
pollution, reduce soil
erosion, and provide
wildlife habitat.

As noted above, development in areas surrounding the
AuSable and its associated wetlands can significantly
impact water resources. Therefore, developers and City
officials should evaluate alternative site designs to
e - minimize potential impact. This is best done by initially
considering wetland resources as constraints to development. The relative
weight of these constraints must also account for other environmental and
socio-economic constraints. If impact is unavoidable, then mitigation
should retain or enhance the wetland values being lost.

Any wetlands greater than five acres in size or contiguous with a
waterway are regulated by the Michigan Department of Environmental
Quality (MDEQ) through the Goemaere-Anderson Wetland Protection
Act, Public Act 203, as amended. Any activity which requires these
regulated wetlands be filled or drained requires a permit from the MDEQ.
Permits will generally not be granted unless the issuance is in the public

interest and necessary to realize the benefits derived from the activity. Ifa Wetlands greater than 5 |2
wetland fill permit is granted, mitigation, such as creating new wetlands acres in size, or those |5
within the same drainage way or enhancement of existing wetlands, is contiguous fo a g
required. waterway are regulated %
by the MDEQ. =
Woodlands ' e

Historically, all of the area in and around Grayling was wooded with
hardwood trees. Once the early logging activity had depleted most of
these resources, very few large woodlots remained in the City; however,
substantial forest and woodland exists in the greater Grayling area.
Appropriately so, the City is largely developed as an urban center, and
does not include substantial stands of in-tact woodlots. However, trees
and other vegetation do exist throughout the City, but is found in more
abundance at the periphery of the City. Significant riparian vegetation is
found along the banks of the AuSable River, many contained in wetland or
upland areas associated with the river. However, where the river crosses
the 1-75 Business Loop, and where it flows through the urban residential
areas, this vegetation has been removed for more residential enjoyment.

Woodlands act to moderate certain climate conditions, such as flooding
and high winds and protect watersheds from siltation and soil erosion
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caused by storm water runoff or wind. Woodlands also improve air
quality by absorbing certain air pollutants, and are beneficial for buffering
excessive noise generators. Woodland areas can provide the following
benefits:

®= Improve quality of life by contributing to an area’s natural
character and providing a visual barrier between individual
properties

» Influence the micro-climate by moderating water and ground-level
temperatures

= Reduce air pollution by absorbing carbon dioxide and filtering
ozone, chlorine, hydrogen fluoride, sulfur dioxide and other
pollutants from the air

= Reduce soil erosion by absorbing the energy of falling rain; tree
roots help hold soil particles in place and provide the additional
benefit of trapping and holding storm water runoff, which can help
slow flood surges and flows

= Provide wildlife habitat by offering essential shelter and food for
deer, raccoon, rabbits, pheasants and other birds and animals
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Natural Features Protection Plan

This plan consistently emphasizes the importance of the City’s natural
resource base. Consideration of natural features during the site planning
and development process will help improve and protect the area’s existing
natural resources.

Protection of City resources requires the adoption of policies directed
toward the specific resource issue including drainage, groundwater
quality, natural topography, and vegetation.  Resource protection
regulations can be incorporated in subdivision, zoning, and other special
purpose regulations. Some of the options for protecting natural features
while development occurs are described below:

Natural Feature Setback

Chapter Six: Environmental Conditions

The City should ensure local zoning standards require an

should respect the AuSable River. The Grayling Country Club and
golf course, as well as the Fred Bear Archery site both have

) ) Key Recommendation:
appropriate setback from the AuSable River, and other streams and The City should ensure

wetlands. Although the majority of the City is already developed, local zoning standards
some large tracts of land exist that, if developed or redeveloped, require an appropriate

setback from the
AuSable River.

A R A

T

considerable frontage on the river. T —

The function of water features can be affected by development around it.
Wetlands in particular are dependent on an interaction between the
wetland and the surrounding upland. Development adjacent to a water
feature can disturb the ecosystem
and reduce its natural function.

Figure 6-1:
Tiered Buffering System

Alternatively, maintaining a
protected buffer from these features
can help reverse some impacts of
development by improving the
natural systems that filter sediment
and nutrients and slow the speed of
water runoff. Natural buffers also
help  maintain  cold water
temperatures, which is critical to

Be path

Foot path

INNERCORE MIDDLECORE

Width 25 feel, plus wellands

25 1o 50 feet, depending
on stream order, slope,

Pasting

OUTERCORE

CHARACTERISTICS INNERCORE MIDDLECORE QUTERCORE

25 fool minimum

sustaining aquatic life. ~ Where and crlca hebitals and 100 year floodplain | “°ack 10 stuctures
possible, wider buffers have been Veget Undstuted et e st I

proven to help counteract narrower
Very Restricted
natural buffers or areas where Algisbls e.g., faod contro, uilty

Restricted Unrestricted e.g., residential
e.g., some recreational uses, | uses including lawn, garden,

. . yses HghtTways, foolpeths. slo. 5I-:’ik”l'eepaMS. tree re'r::;a::r:;' sr'lorrll:nz:!r:r V;-::::Et;;el:oﬁl
vegetation is largely removed. On A
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average, natural feature setbacks should be 100 feet from the high water
mark, or wetland boundary, and should be managed through Tiered
Buffering System, as shown in Figure 6-1. This will allow for reasonable
use as residential yards or green space, in the outer edges of the buffer,
with gradually more restrictions on removal of natural vegetation and
fertilizer use closer to the water’s edge. Education of waterfront property
owners may encourage some to re-vegetate their property frontage along
the river; however, the best efforts will be to preserve a larger buffer if the
golf course or Bear Archery site is redeveloped.

Storm Water Management

Increased development activity places additional burden on existing
natural drainage systems. The overtaxing of drainage systems leads to
localized flooding, environmental damage and costly storm drainage
improvements to be borne by taxpayers. Storm water drainage can be
managed by installation and improvements to storm water drainage
systems. Another way to manage storm water is through preservation of

natural drainage ways and providing onsite storm water detention
with controlled discharge. Wet ponds and storm water marsh
systems should be used for detention instead of deep detention ponds
that require security fencing, which should not be permitted. Storm
water facilities should be landscaped with plantings adapted to
hydric conditions to create a system that emulates the functions of
natural wetlands and drainage ways both in terms of hydrology and
natural habitat. Rain gardens, using native vegetative species, as a

Key Recommendation:
The City should not
abandon the concept of
natural detention and
rain gardens but, rather,
should reconsider their
design.

T

tool for pre-treatment of storm water before it reaches the AuSable River
or the groundwater supply has been successful.

Acknowledging that some impacts must be anticipated, a comprehensive
approach to storm water management should encourage the preservation
of existing natural features that perform storm water management
functions, minimization of impervious surface, direction of storm water
discharge to open grassed areas and careful design of erosion control
mechanisms. A large detention pond, located at the fish hatchery on N.
Down River Road, receives approximately a quatter of the City’s storm
water Tunoff. It is managed by Crawford County, which allows for ideal
monitoring and maintenance.

Overlay Zoning District

The interrelation of the environmental component of the master plan with
the land use component is most visible with the establishment of land use
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categories. While most of the City is already developed, the possibility of
development at the Fred Bear Archery site and Grayling Country Club and
Golf Course presents the potential for larger-scale development. Both
sites are located along the AuSable River; therefore, any development
efforts should be considerate of the river as well as any associated
wetlands. Within areas identified as having significant and fragile natural
resources, lower impact/density development is recommended, used in
conjunction with clustered development.

The impact to these areas can be minimized through overlay zoning
districts that limit the intensity of development and require clustered
development to preserve these critical natural areas. Other regulations,
such as protection of significant woodlots, vegetative corridors, or other
significant environmental areas can also be incorporated into the overlay
district, or may become part of a general ordinance.

Utilizing clustered development is one of the most effective means of

preserving existing vegetation and other valuable natural features. | Key Recommendation:
Specific standards can be applied to Planned Unit Development | Clustered development
(PUD) regulations and site plan review to require preservation of is one of the most

open space, vegetative cover and natural topography. Clustering EfféCﬁVf? mem’w‘oj '
should also be utilized to preserve greenway corridors, buffers and Preserving exsing
natural open space. In addition to preserving natural features, the vagelaliorrardofher
regulations can require the provision of landscaping and buffer strips valuable natural

to enhance the natural character of a site.
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Grayling is the county
seat of Crawford
County, and as such,
contains several City,
County, State and
Federal buildings, as
well as various
schools and religious

institutions.
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Chapter Seven:
Community Facilities and Transportation

Much of the City of Grayling is shaped by the transportation system and
various community facilities that serve the area. The information in this
Chapter is intended to give City officials a frame of reference when
preparing future plans for these facilities, and also acts as a handy guide
for new residents and visitors who are seeking information about the City.

Existing Community Facilities

As the county seat, the City of Grayling contains several public facilities,
including those owned by local schools, and by City, County, State and
Federal governmental agencies. These facilities are described below:

City of Grayling

Along with the AuSable River City Park discussed in the Existing Land
Use Chapter, the City maintains several other sites, which are described
below and shown on Map Five, Community Facilities:

Administration. The City’s administrative offices are located on City
Boulevard, near the City’s northern boundary.

Public Safety. The City’s full-time Police Department maintains a force
consisting of the Police Chief and 4 patrolmen, and operates from the
City’s main administrative office. The Grayling City and Township Fire
Department, also located on City Boulevard, serves both the City and
Township, and provides service to Camp Grayling, the Grayling Army
Airfield and two rest areas located off of I-75. Their 20+ members, with
over 200 years of combined experience, operate on a volunteer basis.

Other Facilities. The Department of Public Works maintains a garage,
the City’s water tower and wastewater treatment lagoons which are all
located on Industrial Street, in the southern end of the City. City wells are
located near the Grayling Elementary School and the hospital along
Michigan Avenue. The historic Elmwood Cemetery with its larger, more
modern expansion is located along North Down River Road.

2015
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Crawford County

County sites include the Crawford County Jail and Courthouse, located
downtown where Michigan Avenue terminates at the railroad tracks. The
County Library (Deverecaux Memorial Library) is located on Plum Street,
where it turns into Ingham Street. In addition, the County maintains a
garage off of Huron Street (M-72), just west of Industrial Street.

Located on North Down River Road, near the City’s eastern boundary is
the Fish Hatchery. The hatchery was established by Rasmus Hanson in
1917 and is now owned by the County as an attraction open to the public.
The State of Michigan purchased the site in 1927, and sold it in 1995 to
Crawford County. While the hatchery operations ceased in the mid 1960s,
the facility is operated as a tourist attraction. A county-wide millage helps
fund the efforts of the Recreational Authority, including their operations
of the Hanson Hills ski area. The County maintains a large retention basin
that receives storm water runoff from approximately one quarter of the
City, located on the hatchery site.

Federal

The U.S. Postal Service maintains an office in Grayling, which is located
downtown on Michigan Avenue.

Crawford AuSable School District

The City of Grayling is home to a few local schools. While Grayling High
School is located outside of the City, the Crawford AuSable School
District maintains the AuSable Primary School (grades K-2) on Plum
Street near the Library, the Grayling Elementary School (grades 3-5) just
around the corner on Michigan Avenue, and the Grayling Middle School
(grades 6-8) located on Spruce, just north of Michigan Avenue.

Transportation Conditions

A major factor in future planning for the City of Grayling is the
transportation system. While railroad lines originally provided access
from southern portions of Michigan, the roadway system is now a more
dominant factor in the development of the community with 1-75 and other
regional arterials such as M-72 and M-93 traversing the area. The I-75
expressway is a major cartier of tourist traffic to the area, which provides
convenient access to the City via two off-ramps located at the north and
south ends of the City. M-72 and M-93 are more regional corridors that
primarily carry traffic west to Kalkaska and Traverse City, east to Mio and
north to Gaylord. Transportation facilities need to be considered in
relation to traffic volumes and roadway congestion, safety, non-motorized
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transportation, land use relationship and intensities, impact on community
character, environmental impacts, air quality, noise and fiscal constraints.

Relationship between Transportation and Land Use

A well-developed master plan must consider plans for land use in the
context of transportation planning. Future traffic patterns within the road
network will be closely related to specific land use. The intensity of land
uses should, in part, be considered in relationship to the suitability of the
transportation system. Future traffic volumes will depend on the amount,
type and intensity of development. Table 7-1 below provides the
estimated traffic generated by various land uses. The figures represent
averages and are given for the peak morning hour and total trips within a
typical weekday. The peak hour represents the AM or PM hour when
traffic is greatest (i.e. rush hour), which in Grayling is between 8 and 9

AM and 4 to 5 PM. The figures provided below are intended only as a
guide and should not replace more detailed traffic impact studies. Rather,
they should be used to help evaluate the accuracy of such studies. The
! ﬁactlonal numbers shown in the Table 7-1 represent the average number
highest volume of of trips that can be expected from the various land uses listed. For
iraffic. example, the City can expect apartments to produce 0.51 vehicle trips per
= hour, orroughly 1 trip every two hours during the peak morning rush.

Convenience stores and
banks are the land uses
that generate the

D e

Table 7-1
Typical Traffic Volumes
Comparison of Trip Generation Rates
Trips In Peak
Hour

Trips In
Weekday

Residential (per unit)

Single Family

Apartment

Condominium

Office (per 1,000 sq. ft. gross floor area)

0.75 (AM) 9.57
0.51 (AM) 6.63
0.44 (AM) 5.86

General Office Building 1.56 (AM) 11.01

Medical Office Building 2.43 (AM) 36.13

Commercial (per 1,000 sq. ft. gross floor area)

Shopping Center 3.74 (PM) 42.92
Supermarket 11.51 (PM) 111.51
Quality Sit-down Restaurant 7.49 (PM) 89.95
Service Station (per pump) 14.56 (PM) 168.56
Convenience Store 53.73 (PM) 737.99
Drive-in Bank 54.777 (PM) 265.21
 Industrial (per 1,000 sq. ft. gross floor area)

nght Industrial ‘ 0.92 (AM) | 6.97

Note: A trip is a one-way movement, 10 trips =5 in, 5 out
Source:

Institute of Transpottation Engineers, Trip Generation Manual, 6th Ed.
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Traffic information for the City was obtained from another local study of
the Grayling transportation system, which is being organized by the
Northeast Michigan Council of Governments (NEMCOG) and facilitated
by the Crawford County Economic Development Council. This study is
being conducted to understand the current traffic patterns of the
community and to identify future transportation needs in the region, with
emphasis on the local interstate access to the City and surrounding
townships. Traffic counts were taken in June and July of 2007 at four
intersections within the City: the intersection of the I-75 BL and Michigan
Avenue, the intersection of the I-75 BL and North Down River Road, the
intersection of North Down River Road and Michigan Avenue, and the
intersection of I-75 BL, State Street and M-72 East. These counts indicate
the largest volume of traffic in the morning rush hour travels into the
City’s commercial areas (on Michigan Avenue and [-75 BL) from North
Down River Road and I-75 BL. These patterns generally reverse during
the evening. Other results of the traffic counts are summarized for each
intersection in Table 7-2 below:

Table 7-2
Peak Traffic Volumes at Four Major Intersections
City of Grayling, June/July 2007

Peak AM hour Peak PM hour
AL 5 Highest L e ; Highest
Tatarsecton Bc:'gt{ns Vehicle DH,I(?::‘?; of B‘:fil_ns Vehicle | Direction of Travel
: Count ) Count
[-75 BL at soIt_lzlfba{Jn d 1-75 BL northbound
Michigan 7:45 am 333 o 4:00 pm 589 traveling through
traveling through ; .
Ave. . . intersection
Intersection
N. Down River s
I-75 BL at N. westbound turning noll\'/t[lllft:::fr?g tAI\'rr?i.n
Down River | 7:30 am 175 left onto 4:15 pm 216 ioh ] urning
Rd. southbound Hetpnto eastjbound
Michigan Ave. N..Diown River
AL, -1 Bl 1.75 BL southbound
River Rd. at northbound .
2 7:45 am 167 I ) 4:00 pm 242 traveling through
Michigan traveling through ‘ntersecti
Ave. intersection U
I-75 BL heading ;
I-75 BL at north/northwest 1;2151 tf(i;:,l?s?:&?hg
State & M- | 7:45 am 326 bearing left 4:00 pm 603 Lo
9 E theoigh bearing right
ntersection through intersection

Functional Classification

Management of the roadway system in Grayling can be described and
evaluated through the use of a road classification system, and they can be
improved by planning and designing facility improvements for their
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specific purpose. Most communities use a functional system or hierarchy
of roads that evaluates roads based on their ability to move traffic or how
access is granted to specific sites. This hierarchy ranges from major
arterials, which primarily provide for travel to areas outside of the City, to
local subdivision streets, which serve to access individual homes. The
roadway system in Grayling consists of five different road classifications
which are depicted on Map Seven: Transportation Map, and are described
briefly below.

Interstate. Interstates are designed to carry the largest volumes of traffic
from state to state and region to region. Because their function is not to
provide access to individual properties, access to interstates is limited to
on- and off-ramps. In Grayling, the I-75 interstate serves as the principal
route between northern and southeastern Michigan as well as to the
eastern and southeastern states. [-75 also provides regional connections to
cities north of Grayling, such as Gaylord and Mackinaw City.

Major Arterials. Major arterials provide for movement through the City.
And, similar to the Interstate, provide major traffic links between
communities. The primary function of these roads is to move large
volumes of traffic, therefore, access to these roads must be properly
managed in order to maintain safe and effective movement. Arterials in
1 e G | CGrayling include the I-75
' Business Loop, and that
portion of M-72/M-93 that
extends west of the Business
Loop. These roadways are
all designated as state major
arterials and are under the
~ jurisdiction of MDOT.

Minor Arterials. Minor arterials provide access to important traffic
generators, such as employment/shopping centers, and to areas outside of
the City. Similar to major arterials, the primary function of these roads is
to move large volumes of traffic, therefore, access to these roads must also
be properly managed for safety and travel efficiency. Minor arterials in
the City consist of portions of M-72 and M-93 as they extend east and
north from the I-75 Business Loop. While both M-72 and M-93 fall under
the State’s jurisdiction, these segments do not carry the same volume of
traffic that those designated as Major Arterials do, and therefore are
classified as Minor Arterials.

Collectors. Collectors serve to gather traffic from local roads and
subdivision streets of residential neighborhoods and deliver it to higher
classified roads. Collectors also serve to provide access to abutting
properties. The sole collector road in Grayling is North Down River
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Road. While it can be argued that some of the internal streets like
Michigan Avenue, located within the City’s primary neighborhood, act in
this capacity, they are located within the neighborhood and are therefore
considered local streets.

Local Streets. Local streets primarily provide access to individual
property and homes. These roadways include all of the residential streets
in Grayling, which are generally short, and provide connections to streets
of higher classifications.
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Community Facilities Plan

Parks and Recreation

There are currently several parks that serve the residents of Grayling. In
addition, regional opportunities are plentiful for both passive and active
recreation. However, improvement can always be made, and the City of
Grayling is committed to providing enhanced recreation to all residents.
During development of this plan, the following priorities were established
for recreation:

= Efforts should be made toward providing additional non-motorized
amenities, or connections between existing regional trails.
Accomplishing this will require cooperation with neighboring
communities and Crawford County.

* The Grayling area is especially popular to snowmobile enthusiasts
during the winter months. A common activity for snowmobile
groups is to visit various eating and drinking establishments. This
presents an opportunity for Grayling businesses; currently the City
has designated snowmobile trail routes. In order to capitalize on the
additional business that snowmobilers can bring to the community, a
study of local roads and the needed connections from regional trail
systems, should be conducted to ensure they can handle this
additional traffic. ~ For example, identified snowmobile road
crossings should be reinforced with a paving material that is more
durable than asphalt to withstand the additional wear and tear.
Seasonal parking areas could also be established to help
accommodate the often large number of snowmobiles that gather at
various locations.

= Residents in Grayling have identified a desire for additional indoor
recreational facilities. While these sorts of facilities are extremely
costly and often require special millages to support construction and
operations, the City may choose to participate in a regional effort.
This concept should be viewed as a long-term goal, due to the fact
that Crawford County is not likely to grow in population fast enough
to support such projects.

The City Parks & Recreation Committee developed a Grayling Parks &
Recreation Master Plan and is being updated at the time this Master Plan
was updated. The following are some of the primary improvements
expected to emerge from that effort:

= AuSable River City Park. The City wishes to expand the existing
pathways at this park to establish a connection between it and the
fish hatchery site located on N. Down River Road. The route of the
pathway would follow the AuSable River through the central
neighborhood and cross the river near the south end of the medical
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complex located there. The long-term goal is to improve the
pathway with a durable material that will allow
for all modes of non-motorized travel including
pedestrian, bicycle, rollerblade or wheelchair
accessibility.

=  North Town Recreation Nature Park. This
new park will be the final destination for the
pathway expansion discussed above. It is
expected to encompass the remaining vacant
land located south of the fish hatchery. The
property will be enhanced with a parking lot,
canoe/kayak launch and passive trail facilities. o

= Central Residential City Youth Park. This park is planned to
enhance the existing playground facilities at the Grayling Middle
School. The City wishes to see additional playground facilities
focused toward pre-school and elementary aged children at the
corner of Ottawa and Chestnut. An existing vacant green space is
located behind the homes on Ottawa, between Spruce and Chestnut,
and could effectively accommodate the expansion of the playground
at the school. However, since it requires the purchase and
demolition of the homes fronting on Ottawa, this park is more of a
medium-term goal for the City.

Utilities

To ensure the continuance of high quality community facilities and
services, the city needs to adequately plan for future development patterns
and ensure adequate public services for the entire community.
Responsible planning of the community’s land uses and residential
densities requires an accurate assessment of community utilities. This
process establishes whether the appropriate infrastructure is available to
support the demands of new development.

Because the City is mostly developed, Grayling’s water and sewer systems
are currently adequate. Clearly, improvements to these systems will be
implemented as new treatment mandates are created by the State and
Federal governments. Iowever, in general, capacity and treatment are
currently satisfactory.

The future land use plan does not threaten the integrity of either system, as
it provides a reasonable land relationship that should not overtax them.
However, any annexation of land into the City could demand additional
service beyond what can currently be accommodated. The City currently
owns adequate land to accommodate any needed expansion of the City’s
settling ponds at the south end of the industrial park, but may be pressed to
provide financing of large expansion projects. The City may wish to
perform its own assessment of system capacity to establish a baseline of
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information upon which future expansions can be based. Large
development projects are not anticipated for the term of this plan;
however, should this change, the City may need to adjust its fee schedule
to address future system improvements.

Transportation Plan

Roadway Improvements

Over time, traffic levels will increase creating capacity deficiencies.
While there is significant need for roadway improvements, this should be
supplemented with transportation management practices that will help
maintain the capacity of the network. Transportation management
practices described later in this chapter, such as access management, can
be used to maintain the efficiency of the transportation network. The
approach of managing the system combined with targeted improvements
limits costs and minimizes impacts to the community character.

The City of Grayling has identified the following road improvement
projects that should be considered:

= I-75 Interchanges. Expand access options to the City from the 1-75
freeway. Ideally, this will be accomplished through expanded
interchange designs at N. Down River Road and at the south end of the
I-75 Business Loop. Coordination with MDOT is needed to secure
proper funding to design and construct such improvements.

" Norway Street. Norway Street, located west of James Street (I-75
BL), currently provides valuable secondary access to the central
business district. It can become a vibrant extension of the district with
some attention. Although the east side of Norway Street abuts the rear
of several businesses that front on James Street, the west side contains
many valuable businesses that can significantly contribute to the
vitality of downtown. The City envisions a streetscape along Norway
that is similar to the recent improvements along Michigan Avenue.
This will help connect the two areas, while providing a catalyst for
redevelopment, especially the rear portions of those businesses that
currently back onto Norway Street.
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Regional Considerations

Camp Grayling Expansion. Because Grayling is
part of a larger area of commerce and recreation, it
plays a role in the success or failure of various
other aspects of the community, and vice versa. It
is important to take a regional approach to
planning, especially with respect to transportation
systems that often traverse municipal boundaries.
Camp Grayling, located west of the City in
Grayling Township on M-93, expects to expand its
military operations to include year-round activity
and fraining. They also plan to improve operations :
at the Grayling Army Air Field, located just north of the City
on M-93. Therefore, cross access between their two facilities,
as well as to the military reservation located farther north, will
be an important factor in the movement of troops and supplies
between these areas. The City of Grayling is active in
regional transportation planning efforts, and intends to
facilitate the additional traffic and activity in as much as
possible. The City envisions establishing a bypass route
around the City for tourists and visitors whose destination is
not Grayling, which could help alleviate traffic congestion
during peak tourist seasons.  Ongoing communication
between Camp Grayling and the City is needed to properly
design the bypass.
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Residential Roads

The typical pavement width for local residential streets within a
subdivision is 27 feet, back to back of curb. This width allows for two
travel lanes with parking on one side of the road. Some residential roads
in Grayling’s central neighborhood are wider than this standard. If it is
found that excessive speeding or traffic safety is a concern, the City may
choose to modify the road to help alleviate these problems. This can be
achieved through physical reconstruction to narrow the road width, or
through road re-striping. Physical changes can include traffic calming
elements, as described below, or a complete reconstruction of the
roadway. Re-striping can include adding a center turn lane to higher
volume residential collectors, or adding on-street parking. Both of these
approaches will narrow the striped travel lane and encourage slower
speeds.

Transportation Management

The City can help manage traffic through a variety of tools that reduce
vehicle trips or lessen their impact. These efforts can often be

Page 7-10 2015



City of Grayling Master ] mm—————————

implemented at a lesser cost than physical improvements and, as such,
should be considered and weighed alongside physical improvement
alternatives. The concept of transportation management is that some
automobile trips can be eliminated by giving people other choices, such as
transit or walking, to help relieve congestion of the street system. Land
use arrangements that shorten the length of vehicle trips, or interconnected
streets that eliminate the need to use major roads can also help. Other less
tangible elements can include demand management, which involves
coordination of work hours for large employers in the City. Removal or
re-design of driveways that are close to one another or to an intersection
will help preserve capacity and reduce potential for crashes. Use of new
technology, such as signals that respond to actual traffic conditions or
informing motorists of alternate routes when there is congestion or a crash,
can further benefit traffic operations, especially during peak hours of
travel.  Collectively, these ideas can help address the City’s future
transportation needs without large capital investments. Some specific
transportation management tools are discussed below.

Traffic Calming

Residents expect low volumes of traffic and low speeds within
neighborhoods and in areas of high pedestrian activity. Where high
volumes and speeds exist, traffic calming measures may help keep driver
speeds at an appropriate level. Physical changes in the road
design can affect the driver’s psychological frame of mind,
causing them to intuitively reduce their speed of travel.
Some of the common traffic calming measures described
below may be appropriate in certain situations in the City,
such as in the central neighborhood where wider roads are
found, or in areas where mixed-use, pedestrian-oriented
development is planned. A number of factors need to be
considered such as traffic volumes, cost, maintenance, and
impact on emergency access.

Street Narrowing, Slow Points, or Chokers. These
features can include curb modifications, channelization, and
landscaping features that narrow the street to a minimum
safe width. They are often installed at intersections to
reduce speed and/or redirect traffic. They provide larger
areas for landscaping, enhance the neighborhood, facilitate
loading and unloading and optimize pedestrian crossing
locations.

Medians and Boulevards. Medians and boulevards include center
islands that divide the opposing travel lanes at intersections or at mid-
blocks. They are aimed at reducing vehicle speeds while enhancing the
safety of pedestrian crossing points by offering them a “refuge” area when
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high traffic volumes make it difficult to cross several lanes of traffic at
once. Medians have been constructed on the south Business Loop, which
has enhanced safety and improved aesthetics along the corridor. A median
may also be desirable on some wider residential streets such as Michigan,
if higher traffic volumes are expected.

Perimeter Treatments. Visual and physical treatments are used to
communicate a message to drivers entering a residential neighborhood.
Traffic signs, intersection narrowing, boulevards, and textured pavement
surfaces, such as brick and landscaping features, are often used to create
this effect. Entry treatments can be a visual enhancement and can be used
to increase driver awareness of changes in roadway environment. These
types of elements should be coordinated with any larger streetscape
projects or planned gateway improvements.

Access Management

Control of the location and spacing of driveways or access points along
the main roads will improve safety and help preserve the roadway’s ability
to carry traffic. Access management guidelines have two functions, to
protect the public investment in the roadway by minimizing congestion
and crash potential and to provide property owners with reasonable access
to property. The goal of access management is to provide standards that
will facilitate traffic operations and improve public safety along major
roads. Access management looks at the following factors:

* Number of Access Points: Because the number of driveways
allowed along major roads will affect traffic flow, ease of driving,
and crash potential, the number of driveways on a major road should
be limited. Alternative access should be provided from side streets,
shared driveways, or frontage roads, wherever possible.

= Sight Distance: Proper sight distance needs to be provided at
driveways and intersections to ensure a vehicle can safely enter or
exit the traffic stream.

J oL = Driveway Spacing: Driveways need

e Sl to be adequately spaced from

7 | = intersections and other driveways to
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County and the City in terms of both standards and review. City
development regulations can be important tools for implementing access
management concepts.

The City of Grayling Zoning Ordinance currently contains access
management standards that permit one driveway per parcel (more for
those with excessive frontage width). The ordinance also contains
driveway spacing standards that require driveways to be spaced at least
150 feet from the nearest intersection or 300 feet from other driveways.
These regulations provide a good basis for access management; however,
the City’s standards could be improved through stronger requirements or
additional regulations, as recommended below.

" The City should consider driveway spacing regulations from
Expressway Ramps. A minimum of 600 ft. is recommended
between expressway ramps and any driveway.

" Stronger spacing requirements can further improve traffic flow and
reduce crashes. Driveways should be spaced a minimum of 300 feet
from un-signalized intersections. Where this standard cannot be met,
a right-turn-in, right-turn-out driveway could be considered for
access, with left-turns accommodated through frontage roads or
service drives. Changes to these guidelines should only be
considered if it can be demonstrated by a traffic impact study that the
driveway operation will not result in conflicts with vehicles at the
adjacent intersection.

"  Minimum and desirable driveway spacing requirements should be
determined based on posted speed limits along the parcel frontage, in
accordance with the Driveway Spacing Guidelines Table. The
recommended distances provided in the table are based on the sight
distance necessary to allow an exiting vehicle to enter the major road
traffic stream without causing oncoming traffic to decrease their
speed by more than 10 mph, and should be required where parcel
size permits. The "minimum" values in the table are based on the
distances required to avoid conflicts between vehicles turning right
or left from adjacent driveways.

Driveway Spacing Guidelines
Posted Speed Driveway Spacing* (in feet)
(mph) Minimum Recommended
30 150 185
35 175 245
40 200 300
45 315 350
50+ 350 455
* As measured from the centerline of each driveway. Spacing on
boulevards may be adjusted.
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Traffic Impact Analysis

Increases in traffic may over time begin to place a strain on the road
system. One procedure to help ensure that traffic impacts are properly
evaluated during the development process is to require a traffic impact
study. A traffic impact study allows for the evaluation of a development’s
potential impact on the local road system and the identification of roadway
improvements needed to mitigate the traffic impact, such as adding
additional turn lanes or re-timing a traffic signal.

A detailed traffic impact statement should be required for larger
developments that will generate higher volumes of traffic, such as more
than 100 peak hour directional trips or 750 or more trips on an average
day. This study needs to include an evaluation of traffic impacts at each
of the site’s access points and nearby intersections.

The traffic impact study should include trip generation rates based on the
most recent edition of Trip Generation published by the Institute of
Transportation Engineers. The traffic impact study should address site
access issues, such as the potential to share access or use service drives,
and should identify the likely impact the project will have on local levels
of service, either along adjacent roadways or intersections. The study
should analyze options to mitigate traffic impacts, including needed
changes to access or improvements to the roadway or intersection.

Streetscape

Significant road corridors in the City must be treated as design elements
that represent the quality and character of the City. This will distinguish it
from other communities in Northern Michigan. Streetscape enhancements
can also be utilized as a unifying element in the community to define
Grayling as a unique place. Significant streetscape improvements have
been made to the I-75 Business Loop, south of M 72, and along Michigan
Avenue in the central business district. These projects were implemented
based on similar goals: to improve the aesthetic quality of each roadway,
while creating a more attractive environment for new or redeveloped
businesses. However, the character created by each project varies greatly
due to the different function and character desired. The Business Loop
improvements focused on landscaping and pathway installations,
including new sidewalk benches and other pedestrian amenities.

= Landscaping should be provided along roadways. For commercial
sites where visibility from the road is important, landscaping should
be designed to enhance the aesthetics of the site and soften views of
the parking lot with canopy trees and shrub plantings within a
greenbelt along the road frontage.
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= Ornamental street lights are an important element to a streetscape
design. These not only provide aesthetic enhancement, but also
improve the comfort and safety of the roadway for pedestrians.
Ornamental street lights can serve as a strong unifying element for
certain districts such as the central business district. Ornamental
street lights should also be considered for new residential
developments within proximity to the downtown and for historic
residential neighborhoods.

»  Community entrance signage may be provided at entrance locations
to the City to help further define it as a unique place.

= All streets need to be considered from a multi-modal perspective and
be designed to that serve all users, moving by car, truck, transit,
bicycle, wheelchair or foot. Sidewalks and non-motorized pathways
need to be included as part of the streetscape. Sidewalks should be
required along all new residential streets. Non-motorized pathways
should be constructed along major roadways.
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City of Grayling Master Plan

Chapter Eight:
Critical Issues Analysis

During the development of this Plan, the Planning Commission discussed
various areas that need further discussion to identify a desired plan for
their future. It is important to include this discussion in the Plan so future
residents and business owners know the rationale behind the established
goals.

The City of Grayling,
as well as the State of |©
Michigan, is currently

The City of Grayling, as well as the State of Michigan, is currently facing
a declining economic market. This is problematic when attempting to

challenged by a attract redevelopment activity, which is needed throughout the City.
declining economic Various residential properties are in need of maintenance or have been left

market. =

vacant, and some commercial buildings, especially in the central business

district, are in need of structural improvements or cosmetic attention.

While some of these issues will be discussed in more detail below, it is
important to understand their collective impact on the future growth and
development in Grayling. Broader issues regarding an aging population,
service-oriented job market and economy are relevant to the City’s future,
as evidenced by the following findings:

® The population distributions indicate an aging population, with a
decrease in children age four or less, and an increase in seniors aged
65 to 74.

= 58.8% of Grayling residents are employed in the service industry,
with 32.3% of residents directly employed in service-related jobs.

" A 30% increase in the “young professional” population (ages 25 to
34) between 2000 and 2010 indicates a need to provide additional
job opportunities to retain them.

" There is an increase of individuals and families reporting incomes
below the poverty level. This indicates a need for additional services,
job training and low-cost day care.

City-Wide Issues

While the City of Grayling still maintains issues that are city-wide, more
specific areas were identified as key factors contributing to the future of
the City. A brief description of each topic or location is included in this
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discussion, followed by some suggested concepts or tools that can be used
to further the goals of this plan for each specific area.

Identity. The perception of a community is determined in large part by
first impressions and the appearance of entryways. Coordinated entry
signs and associated landscaping should be maintained. The City can also
work with abutting communities to ensure that appropriate land uses and
high-quality development are located near or adjacent to the entryways to
Grayling.

Economic Development. The City of Grayling could benefit from
revitalization and investment in its commercial areas. Below is a list of
several State laws enacted to assist communities in redevelopment efforts,
which in Grayling could be used to enhance both the DDA and possibly
other general commercial areas:

= Downtown Development Authority Act (PA 197 of 1975, as
amended): The intent of this act is to promote economic growth, to
correct and prevent deterioration, to increase property tax valuation,
and to enhance the physical environment of the Development
District. Grayling established a DDA in 2003 to utilize this and
other economic development tools. The DDA could levy millage,
not to exceed two mils, as allowed by state law, to support their
plans.

»  Brownfield Redevelopment Authority Act (PA 381 of 1996, as
amended): Under the authority of the Brownfield Redevelopment
Act, the City is served by the Crawford County Brownfield
Redevelopment Authority (BRA). Under the County program,
Grayling projects can be considered for Tax Increment Financing
(TIF). The City could use this incentive to assist in redevelopment of
contaminated, blighted or obsolete sites.

n  Corridor Improvement Authority Act (PA 280 of 2005). The
Corridor Improvement Authority Act allows the City to create a
district, similar to Downtown Development Authorities (DDAs), for
older commercial corridors along major traffic thoroughfares. This
act was established to promote economic development along
designated corridors that are not addressed through other authorities
like a DDA. The primary "tool" for this authority is the use of tax
increment revenues to pay for a variety of improvements within the
district. Authorized improvements include constructing or
renovating public facilities, such as streets, bridges, buildings, plazas
and pedestrian malls, parks and parking facilities. A municipality
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may establish one or more corridor improvement authorities to
revitalize and reinvigorate commercial corridors.

" Industrial Property Tax Abatement (PA 198 of 1974, as
amended). Public Act 198 of 1974, as amended, is the primary tool
used by local units of government as an incentive for companies to
renovate and expand aging manufacturing plants or to build new
plants in Michigan. The City Council grants the abatement, which
reduces local property taxes by roughly 50% on new plants. In the
case of a rehabilitation project, the obsolete state equalized values
(SEV) are frozen and the investment on improvements is 100%
exempt from property taxes. Abatements can cover both real and
personal property and can run from one to twelve years, at the option
of the local unit.

* Local Development Financing Authority Act (P.A. 281 of 1986 as
amended): The Local Development Financing Act (LDFA) uses tax
increment financing to fund public infrastructure improvements. The
tool is designed to promote economic growth and job creation.
Communities across Michigan have utilized this tool to extend sewer
and water lines, construct roads, service manufacturing, agriculture
processing or high technology operations.

= Obsolete Property Rehabilitation Act (P.A. 146 of 2000, as
amended): This act established another tool for redevelopment
projects in eligible distressed areas. It is designed to complement
brownfield redevelopment activities by providing an exemption for
ad valorem property taxes to commercial property and commercial
housing properties within an established obsolete property
rehabilitation district.  Only designated Core Communities are
eligible to establish these districts, wherein buildings and
improvements are eligible for exemption for ad valorem property
(personal property is not eligible) taxes from 1 to 12 years. To
qualify, the property must be commercial property or commercial

housing property that is a "facility" (contaminated), "blighted,”" or
"functionally obsolete." The sunset for granting exemption is

A slow economic
market coupled with a

relatively low regional December 31, 2016.
residential population

has prevented large-

scale revitalization in |- DDA District

the downtown.
= = 'The City’s central business district (CBD), also called the “Uptown
District” by some, has historical significance that should be embraced. To

date, Grayling has established a Downtown Development Authority

(DDA) which recently completed new streetscape efforts aimed at
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increasing business and the vibrancy of downtown. Unfortunately, a slow
economic market coupled with a relatively low regional residential
population has prevented large-scale revitalization in the downtown.
Historically, as once-vibrant downtowns began to decline, contemporary
site planning practices produced more suburban developments that were
not compatible with more urban environments. This trend is somewhat
true in Grayling, where larger retailers and businesses have moved to
locations along the I-75 Business Loop. However, the physical framework
and local support of the downtown is still in tact. The City wishes to
maintain the CBD as a vibrant asset to the community that, in combination
with other efforts, will attract new businesses, residents, employers and
tourists. It is important that the CBD retain its existing character and
urban feeling. Therefore, it is not intended to attract general commercial
uses that could compromise the aesthetic value of the existing buildings
and which are more appropriate along the business loop or other auto-
oriented commercial districts. It should maintain an urban character that is
distinct from the City’s general commercial districts; one that encourages
pedestrian activity over automobile activity. Residential development in
proximity to or within the central business district will help generate daily
traffic and help improve the vibrancy of business there. The following
recommendations are given to accomplish the desired goals of this Plan:

Build Upon Previous Efforts. Coordinate with Crawford County to do an
updated Downtown Market Study, a baseline for any downtown
redevelopment efforts should follow a Downtown Market Study for the
DDA. Any plan recommendations should adhere to the following
principles
1. Merchandise mix should meet expectations of local residents first,
visitors second.

2. Strive for retail synergies and connectivity, and avoid fragmentation.

3. Traditional merchant space along main street is for conventional
retail tenants. Services should be in ancillary locations which
complement main street.

4. Develop selected properties to their highest and best use, without
short-cuts.

5. Add some multi-family owner or renter-occupied homes in the
downtown area.

6. Create a pedestrian-friendly environment, under New Urbanism
design principles

7. Operate stores with good business and management practices.
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8. Pursue existing businesses and entrepreneurs for relocation to the
downtown.

Municipal Parking. The City provides 2 municipal lots located to the
North of Michigan Avenue.

Signage. As part of the overall streetscape of the CBD, signage can
contribute to a unique character. Signage should draw upon Grayling’s
history, as well as the historic character of downtown buildings. To attract
visitors to the CBD, way finding signage should coordinate with this
theme, and use of banners, hung from light poles along the business loop,
can add color and help unify the sense of place.

Agency Coordination. Presently there are several community
organizations that serve the business community in Grayling. Grayling
Recreational Authority (GRA), Grayling Promotional Association (GPA),
Grayling Regional Chamber of Commerce (GRCC), Grayling Visitor’s
Bureau (GVB), Crawford County Economic Development Partnership

(CCEDP) and the Crawford County Brownfield Redevelopment
Authority (CCBRA) all work toward marketing Grayling and the
surrounding area to new businesses, residents and tourists. Many of
organizations that these groups have hired independent staff, and some are experiencing
maintain a goal (o financial difficulty and are at risk of dissolution. To help avoid this,
improve the Grayling ~ |£ and to improve the regional marketing for Grayling, these agencies
community. should coordinate their efforts. While they may naturally work
— together on various projects or endeavors, their collective efforts are
sure to produce more results than each operating in isolation. A
consortium of organizations may be better coordinated through the
Grayling DDA or other municipal department that can, through cost
sharing and cooperative efforts, provide staffing and support services at a

more reasonable cost to each organization.

Key Recommendation:
Seek to coordinate the
HUMerous economic

A S AR

R

Retention of Anchor Tenants. Anchor tenants are large businesses or
traffic generating uses that bring patrons to an area. In Grayling’s CBD,
anchors include the Crawford County Building/Jail and U.S. Post Office,
both of which bring daily traffic to the CBD that often benefits other shops
and destinations downtown. To maintain a vibrant CBD, the City should
strengthen its relationship with the County and Federal representatives to
ensure these anchors remain. Other ways to improve business downtown
include recruiting of businesses that are attractive to the region yet
compatible with the CBD’s established downtown character. Another
viable option to generate activity downtown is to work toward re-locating
the City administrative offices back to the CBD. These operations were
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recently moved to a new site off of City Boulevard at the city’s north end,
where they are not likely to contribute to the economy and activity in the
CBD.

Regulatory Change. The City should strongly consider changes in local
zoning ordinances that are more conducive to the existing downtown
environment. Conventional zoning regulations often include parking,
landscaping and building location standards that address more suburban
environments where site improvements relate to a single use rather than a
district. In the CBD, development occurs in a much different way that
demands unique regulations. Form-Based Codes (FBC) are often used to
regulate the building form rather than the land use, which is the typical
focus of zoning ordinances. A FBC should be implemented if the City
anticipates a high number of redevelopment projects or large expansions
to the CBD so new construction will compliment existing buildings.
Specific parking regulations that consider municipal parking lots and on-
street parking are also recommended.

The vibrancy of many downtown areas relies on their flexibility to market
forces and is therefore less relative to land use than it is on the character or
“sense of place” established. The City should consider ways to streamline
application processes to ensure businesses wishing to improve their
fagade, repair their building or build an addition are not deterred by
overburdening regulations. One specific factor if the City considers
increasing its maximum building height are Federal regulations for clear
zones associated with the Grayling Army Airfield.

Promote Downtown Activities. The City of Grayling is rich in history
and culture, much of which is still celebrated today. Several events, many
organized by the local agencies and organizations mentioned above, take
place annually.

n 4% of July / Block Party (1% week in July)

»  AuSable River Festival (3™ week in July)

»  Sidewalk Sales (2" weekend in August)

= Harvest Fest (1* or 2™ week in October)

= Christmas Walk (third weekend in November)
=  Route 27 Car Tour

Many local businesses rely on these events, along with activity during the
general tourist season to sustain their business. Accordingly, their
continuation is of the utmost importance to the CBD and the City as a
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whole. The summer months are a typical time for festivals and activities
throughout Northern Michigan, and the Grayling region could benefit
from additional festivals and other activities related to the Independence
Day holiday. The City currently has Independence Day fireworks and
other small parades, but no other organized festivities. The timing and
success of the AuSable River Festival, which currently draws tremendous
numbers of people to the area each year, presents an opportunity to expand
the height of the tourist season in Grayling. While the annual AuSable
River Canoe Marathon is the primary attraction during the festival, racers’
families often seek other activities or destinations during that time.
Grayling should draw upon current successes to increase tourist activity in
the City by either increasing the magnitude of events to showcase the
City’s downtown, or by extending the sequence of events to include
Independence Day celebrations. This will help the City capitalize on
tourist traffic, which by way of I-75 travel to other areas like Traverse
City, Petoskey and Gaylord.

Economic Development. The City of Grayling is considered a “Core
Community” by the State of Michigan. Designated Core Communities are
urban and traditional centers of commerce that are in need of additional
tools for new housing development, redevelopment of obsolete facilities
and development of contaminated properties. The designation is intended
to create private development opportunities by offering three economic
development tools. Core Communities are eligible to use the resources of
the Obsolete Property Rehabilitation Exemption and Neighborhood
Enterprise Zones, which are described in further detail below. Core
Communities are also eligible to use Brownfield Redevelopment resources
for blighted and obsolete properties, not just contaminated sites, and the
designation allows developers to apply for additional tax credits not
available to non-core communities.

The City of Grayling is currently enrolled in the Michigan Main Street
Program at the Select Level and should work towards reaching the Master
Level of the Michigan Main Street Program. The City of Grayling is also
identified by the Michigan State Housing Development Authority
(MSHDA) as an Eligible Distressed Area. These include areas which,
because of disinvestment and demographic dislocation, represent
underutilized infrastructure and exhibit higher than statewide average
levels of economic distress. Communities declared Eligible Distressed
Areas may receive certain enhancements to their applications for
competitive MSHDA programming and certain other benefits through
other state agencies.
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Hospital Complex

The City of Grayling is fortunate to contain the Munson Healthcare
Grayling Hospital complex, which is the only hospital in Northern
Michigan named a 100 top hospital in 2012, located in the northeast
portion of the City at the intersection of N. Down River Road and
Michigan Avenue. This medical complex serves a seven-county area
containing Crawford, Roscommon, Oscoda, Otsego, Kalkaska,
Montmorency and Ogemaw Counties. Changes in management have
improved and expanded hospital services. Services began in the new state
of the art Emergency Department in 2007. Since
then, other additions and updates include; a
Sleep Lab/Testing area; significant renovations
to the Outpatient Departments and Inpatient
Units; addition of another Operating Room
allowing for a dedicated Operating Room for C-
Section. Major equipment upgrades include
fixed MRI, fixed 64-slice CT, and digital
mammography. Its employed network of
physician offices continues to grow and now
includes over 30 providers. The hospital
employed over 700 people as of July 2013, making this partnership the
largest employer, by far, in the City. It should come as no surprise then,
that the City wishes to capitalize on the success of the hospital for job
creation, but equally so for enhancing the medical services currently
provided to Grayling residents.

As noted, the hospital currently draws patrons from a large region, many
of which require supplemental testing, laboratory work, or services that
are not provided at the medical complex. Local demand for these services
has caused redevelopment of several homes that surround the medical
complex into related small-scale medical and financial establishments.
Collectively called the “Medical Cottage Industry,” these new businesses
represent an opportunity for economic growth in the City. Because these
uses are anticipated to encompass residential lots located at the periphery
of the medical complex, it is important that they retain a moderate scale
that will not detract from the residential quality of the surrounding area.
While some land combination is expected to accommodate structures
larger than the existing homes, large-scale institutional uses should be
located in other, more general commercial areas. To accomplish the
desired goals for this area of the City, land at the periphery of the medical
complex must be of an appropriate size. The typical lot sizes in the
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residential neighborhood are approximately 60 feet by 120 feet, or 7,200
square feet. This lot size is not adequate to accommodate some of the
desired uses. Therefore, to create adequately sized development sites,
combination of lots is likely to occur. The City needs to ensure local
regulations do not discourage this activity. Accordingly, the City of
Grayling wishes to see the following implemented to support this activity
while promoting additional medical services for area residents.

Review Land Consolidation Laws. The State of Michigan regulates land
consolidation activity in any established subdivision plats. State laws
curtently do not allow consolidation of platted lots for zoning and
development purposes, but they do not prevent local municipalities from
adopting laws that regulate the activity. It is highly recommended that the
City of Grayling adopt a new ordinance that not only facilitates lot
consolidation, but also gives the City the proper authority to regulate lot
sizes. Any new ordinance should relate to the zoning ordinance, which
prescribes the appropriate minimum and maximum lot sizes for this area.

Review Local Zoning Ordinance. In order for the Medical Cottage
District to succeed, any zoning laws relating to permitted uses, lot sizes,
and other site planning issues must be compatible with the needs of the
medical environment. When crafting or revising ordinances relating to
this area, the City should communicate with the hospital and other medical
providers in the area to determine the appropriate mix of uses are
permitted and the desired amenities are provided. The uses for this area
may include some moderate-scale, low-intensity office uses or financial
institutions along with the supportive medical uses. The lot sizes must be
adequate to accommodate redevelopment, which includes parking
facilities, signage, waste receptacles, landscaping and, most likely, larger
building sizes or additions to existing residential homes. Specifically,
local zoning ordinance should consider the following:

» Lot sizes are expected to increase, as new businesses assemble
several lots into larger building sites. Lot assembly of approximately
two lots is appropriate, but in no case should a new business
assemble more than one established city block.

" Building sizes should be restricted to a moderate size that allows for
conversion of existing residential buildings, but prevents large
buildings that are not compatible with the surrounding
neighborhood. Appropriate building sizes for this area should range
between 3,500 square feet to 5,000 square feet.

* Buildings should be high-quality in design so they complement and
enhance the quality of buildings in the general area. Design
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guidelines for this area should be established that requires basic
architecture and materials to mirror those already established in the
residential neighborhood.

= Signage should be small in size to coordinate with the residential
character. High-quality materials should be used to strengthen the
appeal of the area as a center of professional activity.

* Landscaping should be focused in areas that will help buffer these
uses from neighboring residences, or that will screen parking lots or
waste receptacles. Extensive front yard buffers are not essential in
this area, as the intent is to create a dynamic flow of business
between the Hospital and the small business located across Michigan
Avenue, and landscaping may reduce visibility from across the
street.

» Placement of accessory items such as waste receptacles and
mechanical equipment will depend upon the relationship between a
proposed business and any adjacent residential uses. In as much as
possible, these items should be located away from residential
properties, but should never be placed in any front yard. Proper
screening of these facilities is needed to ensure any impacts of noise
or odor do not negatively affect neighbors.

» The City may wish to facilitate the application and review process
for businesses that wish to occupy existing residential homes. In
some cases, the City may identify certain applications that could be
reviewed by administrative staff, streamlined or somehow made
faster. In any case, careful consideration is needed to ensure site
amenities like parking and landscaped buffers are provided.

Commercial

Promote Regional Economic Strengths. The strengths of the Grayling
economy lay in the medical and tourist industries. The 2004 Downtown
Market Study explored the entire Grayling market, and encouraged more
community and civic projects aimed at attracting general attention to the
natural assets of the community. It states the area is ripe to receive up to
1,000 additional jobs in professional/white-collar positions. Attracting
additional residents, especially professionals, will enhance the local
economic base for future business. However, additional opportunities
should still be pursued now to address the needs when they arise.
Attracting large employers or other facilities can take several years and
taking a proactive approach can help assure they are secured in time to
address rising demands. Opportunities for advanced educational facilities
could enhance the economy in Grayling, while also providing needed
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educational opportunities for area residents. As the county seat, the City
of Grayling is an ideal location for an institution of higher learning, and it
contains a higher concentration of housing than outlying areas. An
educational facility may provide opportunities to partner with local
employers toward targeted employee training, new educational programs,
etc.

Recruit Large-Scale National Retailers. While sometimes a
controversial issue, the need for large-scale retailers, also called “big
boxes” has been expressed in both the community survey and public
forum efforts. Citizens have expressed a desire for additional variety and
competition in the retail market. Anticipated population increases
throughout the region support the need for retailers that address a variety
of consumer needs. The City recognizes citizen support for these uses,
and seeks to provide for their development, in locations that do not detract
from the downtown or the overall character of Grayling. Specifically,
larger commercial sites along the 1-75 Business Loop, at the Fred Bear
Archery site or the golf course, may be considered for these uses, provided
transportation, environmental and cultural resources are not compromised.
The City should allow for big boxes as special land uses in these areas, at
appropriate sizes, and should prescribe specific development standards
that must be met for approval.

Consider Annexation to Industrial Park. Expansions of the commercial
economy in Graying will lead to needs for additional land. The City
should continue to explore the possibility of land annexation into the City.
While annexation is not a current priority for the City, the need for
additional land in the City is likely to arise in the future. As the
redevelopment efforts recommended in this plan start to come to fruition,
additional demand for industrial land, or land for other uses, will likely
increase. Annexation opportunities are not likely to be frequent, and so,
consideration of any opportunities should be seriously measured and
studied, not just to satisfy immediate needs, but those anticipated in the
long-term. However, some of the regional influences discussed in this
plan could accelerate these needs, which supports the idea that no
opportunity should be refused without careful consideration.

Explore Wireless Cable Access. As cable franchise agreements near the
expiration of their term, City officials should make a priority to negotiate
new wireless access to the area. Through new cable and telephone
confracts, additional services and technological upgrades may be
negotiated. These services will be especially important to attract future
technology-based business and industry.
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Transportation Improvements. Businesses looking to locate in Grayling
will likely assess local transportation systems. The City should
continuously work toward implementing the concepts of access
management, streetscape and landscaping discussed in the Transportation
and Community Facilities Chapter of this plan.

Preservation of Creeks and Drains. The AuSable River and other
natural features throughout the City are an asset to the community and
should be protected and enhanced through sensitive zoning regulations.
Individual site plans and projects must incorporate protective measures
including storm water management techniques that minimize pollutants
entering into creeks and drains.

Neighborhoods/Residential Needs

The following topics relate to the various needs throughout Grayling’s
neighborhoods. As community residents continue to age, additional senior
housing will be in demand, and as the economy continues to grow, new
homes will be needed to accommodate additional residents. The regional
influences of Camp Grayling can also affect housing demand. Camp
Grayling is expanding their operations, which may spur employment
growth in other industries that support their operations. In order to
address the expected housing demands of the future, and to improve the
neighborhoods that currently exist in Grayling, the following is
recommended:

Increase Density. The City should review their current ordinance
regulations to ensure they permit expansion of residences to allow for
above-garage units or mother-in-law apartments which could serve future
residents. This concept requires no annexation of land, rather, it allows
the existing residential properties in the City to accommodate more
households.

Encourage Improvements to Multiple-Family Structures. Several of
the older homes and carriage houses adjacent to downtown have been
converted into multiple family structures and are in need of maintenance.
The City should continue to encourage the proper maintenance of these
buildings through code and ordinance enforcement. Establishment of a
low interest loan program for rental properties should also be investigated.

New Residential Development. One of the primary concerns in the City
is the need for new single-family residential development. The City can
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expect to see an increase in residential demand based on several outside
influences, including expansion of Camp Grayling to year-round
operations.

Some areas in the City, including the Fred Bear Archery property or
Grayling Country Club, could be redeveloped as new residential.
However, in general, there is a lack of available land in the City. The City
should consider annexing or entering into a joint development agreement
for land in Grayling Township that abuts the City boundary. This will
help facilitate new residential development and may encourage the sale of
land already in the City. Any new single-family residential development
should incorporate the following features:

® Create Open Space Areas. New residential developments should
provide usable open space, in the form of playgrounds and pocket
parks, for the residents to enhance the appearance and livability of
the neighborhood.

* Continue Grid Street Pattern. New residential developments in
this area of the City may incorporate an interconnected grid pattern
of streets. This will help maintain the character of the community
and provide better access than is found with alternate layouts.

* Landscape Buffers/Greenbelts. New developments must also
incorporate adequate landscape buffers and greenbelts to enhance the
appearance of the project and minimize the impact on abutting land

uses.
Infill Development. Infill development is intended to encourage
development within existing developed areas. While infill is typically
associated with commercial or downtown 21| W ——

areas, it can be used in residential and office
areas as well. To accomplish this, design
guidelines and zoning standards must be
established for new building construction and
renovation of existing structures.  These
standards can address issues such as scale,
proportion, window  openings, exterior
materials, etc. and respect the architecture of
surrounding buildings. Infill can reduce the
negative impacts to property values by
reducing the probability that negative or sharply contrasting impressions
of neighboring properties will affect property sales. Infill development
can also enhance the vitality of a commercial area by increasing the
commercial mass while increasing the likelihood that a visitor will
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patronize multiple businesses in one trip. In residential areas, the most
important benefit of infill regulations is to maintain the neighborhood

character so new residences will not contrast greatly with the older homes
on the block.

Key Recommendation:
Capitalize on State and
Federal Housing
programs o encourage
residential revitalization.

Neighborhood Revitalization. Regardless of the uses
involved, blighted areas of the City must be eliminated
over time through code enforcement and redevelopment.
Blight discourages new, quality investment and makes it
- difficult to obtain voluntary compliance. Vehicular

parking in the right-of-way and in yards contribute to
the blighted appearance of some older areas of the City. The following
programs can help improve neighborhoods in Grayling:

= Neighborhood Improvement Authority Act (P.A. 61 of 2007, as
amended). Similar to the Corridor Improvement Authority Act, this
law encourages redevelopment efforts aimed at correcting and
preventing deterioration in designated neighborhoods and other
areas. This tool enables communities to bond for or use tax
increment financing to prepare plans for and implement needed
repairs, maintenance  or redevelopment of  dilapidated
neighborhoods.

* Neighborhood Enterprise Zone Act (P.A. 147 of 1992, as
amended): This program was established to spur the development
and rehabilitation of residential housing in communities where it
may not otherwise occur by providing a tax incentive for the
development and rehabilitation of residential housing. A qualified
local unit of government (a.k.a. Core Community) may designate
one or more areas as a Neighborhood Enterprise Zone within that
local unit of government. The program also encourages owner-
occupied housing and new investment in communities.

State Housing Development Authority Act

(P.A. 346 of 1966, as amended). This law
enabled the State of Michigan to establish the Michigan State
Housing Development Authority (MSHDA), a known resource
for housing ownership and financing programs. MSHDA offers
financial homebuyer assistance, rental development and
rehabilitation, homelessness assistance and neighborhood
preservation.  Aside from general assistance offered by
MSHDA, it has provided several sources of funding assistance
to further the Department’s goals.

MSHDA
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Continuum of Housing. Providing a continuum of housing involves
consideration of all residents and providing housing options to suit their
needs. Analysis of resident age, income and family sizes are required to
identify deficiencies in the housing supply. Elements such as housing
values, gross rent, size and location can all play a role in providing a range
of housing options for residents today, tomorrow and long into the future.
Because they are not often documented, the needs of certain segments of
the population, such as the homeless or disabled, must be acknowledged in
a more general sense.

Table 8-1: Table 8-1 shows the population
Population Groups - 2010 distribution in Grayling as reported by
City of Grayling the U.S. Census in 2010. The age groups
Age Population | Percent Group have been categorized into general
Under 5 years 124 6.6% groups according to their typical housing
5to 9 years 132 7.0% School Age | needs. The largest segment of the
10 to 14 years 123 6.5% (27.0%) population is the young families group.
15 to 19 years 130 6.9% This age group is expected to demand
20 to 24 years 118 6.3% Young larger home sizes within close proximity
25 to 34 years 251 13.3% Families to schools and parks. Empty nesters are
35 to 44 years 199 10.6% (30:2%) typically looking to shed their larger
45 to 54 years 254 13.5% Empty homes for smaller homes that are easier
55 to 59 years 83 4.4% Nesters to maintain, while seniors can be
60 to 64 years 80 4.2% e expected to gradually leave their small
65 to 74 years 171 9.0% independent homes in favor of group
75 to 84 years 133 1% S;O";‘z;s settings that offer additional services.
gieiears and 26 4.6% (20.7%) |
P As residen?:s. within the Key Recommendation:
young families category Ensure that a continuum
move into the empty nester group, Grayling can expect of housing is

increasing demand for ranch-style condominium living, | @ccommodated, including

Projecting even further, those residents can also be Independent Living
expected to need increasing health care and assisted Asszsfeszvmg
Nursing Homes

living care over the longer term. The City must position
itself to ensure its local ordinances permit housing types
suitable for all residents. Areas of deficient supply may
require public assistance to become a reality; however, the
housing market fluctuates based on market demand, and it is expected that
smaller homes and senior housing will become a target for developers in
the future.

Continuous Care
Retirement Communities

In the next several years, the City should expect to see an increase in
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senior housing needs as those currently under the age of 55 moves into the
senior category and begin considering alternative housing options.
Obviously, an aging person who moves into a new age category is not
likely to automatically require additional services and nursing care.
However, their health is likely to decline over time, and many seniors find
themselves transitioning into housing that offers incrementally higher
health care and more comprehensive general services.

Providing appropriate senior housing options is increasingly important as
the general population ages. Fewer financial resources are available to
older residents, and so they need affordable options that are safe, attractive
and stimulating. Many seniors live in established neighborhoods, and
some find their financial resources strained over time, leaving them to
struggle to maintain their homes, or even worse, to heat them or pay their
mortgage at all. Others live in multiple-unit complexes, in assisted living
or in nursing facilities. The level of care provided can be described using
several factors, as summarized in Table 8-2. 1) daily activity (dressing and
personal care); 2) community services (laundry and cleaning services); 3)
overall health (physical and emotional); 4) health services (medication and
nursing care); 5) community activity (social events, golf, outings, etc.);
and, 6) environmental (personal independence).

Table 8-2:
Senior Housing Services
Type of Housing Type of Service Level of Service Provided
Daily Activity None * Comprehensive
Community Services None * Many
Independent Overall Health Poor * Good
Living Health Services None * Skilled Nursing
Community Activity None ® Many
Environmental Limited ¢ Independent
Daily Activity None ¢ Comprehensive
Community Services None ¢ Many
Assisted Living Overall Hca.lth Poor ¢ Good
Health Services None ¢ Skilled Nursing
Community Activity None ¢ Many
Environmental Limited 4 Independent
Daily Activity None * Comprehensive
Community Services None * Many
Nursitig Home Overall Hea_lth Poor ¢ Good
Health Services None ¢ Skilled Nursing
Community Activity None ¢ Many
Environmental Limited + Independent
Daily Activity None ¢ Comprehensive
; Community Services None M Many
Continuous Care -
Retiremait Overall Hea-lth Poor ¢ - Go'od
S Health Se.rwces. . None ¢ Skilled Nursing
Community Activity None * Many
Environmental Limited M Independent

Source: Move, Inc.
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The City of Grayling should ensure their local ordinances provide for the
retention and development of a full range of senior housing options,
including;

* Jndependent Living: Independent Living, often referred to as
Retirement Communities, Congregate Living or Senior Apartments,
are designed specifically for independent senior adults who want to
enjoy a lifestyle filled with recreational, educational and social
activities with other seniors. These communities are designed for
seniors who are able to live on their own, but desire the security and
conveniences of community living. Some communities, often
congregate living or retirement communities, offer organized social
and recreational programs as a part of everyday activities, while
others like senior apartments provide housing with only a minimal
amount of amenities or services.

Some Independent Living Communities offer abundant recreational
activities and other provide basic services like laundry, meals, local
transportation or planned social activities or outings. Communities
can be either "Age Inclusive" or "Age Exclusive." Age Inclusive
communities attract retirees, but do not have age-requirements
whereas Age Exclusive communities do have senior age-
requirements (usually age 55 and older).

Independent Living communities are not licensed by local, state or
federal agencies and are often managed by a private company
providing the services. Private Funds are most often used, although
some senior apartments are subsidized and accept Section 8
vouchers. Medicare and Medicaid do not cover payment since no
healthcare is provided.

»  Assisted Living: Assisted Living provides a combination of
residential housing, personalized support services and healthcare.
These residential settings maximize independence, but do not
provide skilled nursing care. Assisted Living facilities are
sometimes referred to as residential care facilities, adult living
facilities, adult foster care, etc. Care can be provided in a single
residence, or in a group setting. Larger facilities typically offer the
same features as independent living communities, with the added
service of personal care. They are designed to meet the individual
needs of those requiring help with daily activities, such as dressing
and cooking, but do not need the skilled medical care provided in a
nursing home.
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Costs for assisted living depend on the number of services and
accommodations that they offer. Most assisted living communities
accept private pay only, which can be supplemented by long-term
care insurance policies, provided they cover assisted living.

Adult foster care facilities are regulated by the Michigan Adult
Foster Care Facility Licensing Act (P.A. 218 of 1979). The law was
passed to ensure proper care is provided in adult care facilities, and
identifies the State Adult Foster Care Licensing Advisory Council as
the regulating body, not local government, whose authority is
superseded by State law.

Although many Assisted Living communities and Nursing Homes
cater to individuals with Alzheimer's disease and other related
memory disorders or dementia, there is a growing trend towards
facilities that provide specialized care and housing tailored to the
special needs of individuals with this disease. These facilities offer
care that foster individual skills and interests in an environment that
helps to diminish confusion and agitation. Specialty services are
provided in a secure environment, such as activity programs
designed to include reality orientation classes and specially trained
professional staff are skilled in handling the behavior associated with
memory impairments. Many facilities that specialize in Alzheimer's
or related dementia disorders have building design features that
assist with the problems associated with this disease: color-coded
hallways, visual cues, and secure wandering paths for additional
security.

Similar to Assisted Living communities, most provide assistance
with dressing, grooming, bathing, and other daily activities.
Assistance with medications differs according to state regulations.
Meals, laundry and housekeeping are usually provided within private
and semi-private rooms in a residential type setting.

= Skilled Nursing Care (Nursing Home): Nursing homes, or skilled
nursing facilities, are designed for seniors who are in need of 24-
hour nursing care. Nursing facilities provide many of the same
residential components of other senior care options including room
and board, personal care, protection supervision, and may offer other
types of therapy. Their onsite medical staff sets them apart from
other types of senior housing. Nursing care is provided by registered
nurses (RN), licensed practical nurses (ILPN), and nurses aides at all
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hours of the day. Standard services provided include housekeeping
and linen service, medically planned meals and snacks, trained
medical staff, professional service staff-activity directors, social
workers, etc. Additional services may include on-call physicians and
services, physical, respiratory, and speech therapists, medications,
personal care and laundry service.

Nursing homes are licensed and regulated by State Department of
Public Health and are individually certified by the State for Medicare
and Medicaid. They must also meet federal requirements.

Often families purchase long-term care insurance in anticipation of
nursing home costs, while others must depend on other forms of
financing. Facilities accept a variety of Medicare, Medicaid, private
insurance carriers, and private funds.

* Continuing Care Retirement Communities: Continuing Care
Retirement Communities (CCRC) are residential campuses that
provide a continuum of care from private units to assisted living and
then skilled nursing care, all in one location. CCRCs are designed to
offer active seniors an independent lifestyle from the privacy of their
own home, but also include the availability of services in an assisted
living environment and on-site intermediate or skilled nursing care if
necessary.

Retirement communities offer a variety of residential services
including cleaning and laundry service, meals in common dining
areas, grounds maintenance, security, and social, recreational, and
cultural programs. Health care services often include contracted
services; personal care and help with daily activities; nursing and
rehabilitative care; respite and hospice care; and Alzheimer's care.

Retirement communities are often compensated according to a
contract that prescribes the extent of care, or charge residents when
additional care above the basic services is provided. Depending on
the level of medical care provided, retirement communities may be
regulated similarly to nursing homes or adult foster care facilities.
There is no federal agency that oversees them.
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Future Land Use
Categories Include:

Low Density Residential
Moderate Density
Residential
High Density
Residential
Central Business
District
Medical Cottage
Industry
Neighborhood
Commercial
General Commercial
Industrial
Institutional
Recreation

Chapter Nine:
Future Land Use

The future land use plan establishes land use categories, illustrates the
location of planned land uses and provides strategies for implementation.
This section also provides a rationale for the placement of preferred land
uses and the intensity of those uses. The plan serves as the primary policy
guide for future land use decisions, investment in public improvements
and coordination of public improvements and private development.

The plan presents the desired future as identified through the planning
process. The plan, however, also provides the practical guidance local
decision-makers need regarding today's issues. It is the intent of the plan
to assist in the orderly development of the City, assist the community in
maintaining and enhancing its pleasant natural environment and spark a
vision for the future.

Factors Considered

It is important to consider a number of factors when locating future land
uses. The future land use plan should guide the future development
pattern of the community into a logical arrangement which maintains the
character of the community, protects the environment and ensures
adequate services and land for all types of land uses. These factors
include:

* Consistency with existing land use patterns.

®  Preservation of natural features and consideration of the effects of
development on the environment.

® Maintenance of aesthetic qualities that contribute to the community
character and quality of life.

= Positive incorporation of natural amenities.

= Existing planning policies and zoning regulations.

‘= Availability of infrastructure including utilities, roads and community

facilities.

= Market conditions for various land uses.

" The goals and objectives of the plan that express the community
character desired by residents.

Future Land Use Categories

The future land use plan can generally be described as having distinctive
components that, when viewed together, form an overall vision for the
City over the next 20 years. The residents, property owners and business
owners 1in Grayling voiced their desires in a community survey, conducted
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in November, 2013. The future land use plan has been developed to
accommodate the range of housing and commercial services needed to
serve residents, and to preserve the values held closely by City residents.
Below is a description of each of the future land use categories found on
Map 7.

Residential

Low Density Residential. This category is intended for large-lot
residential land uses that contain natural features. Most of the land
categorized as Low Density Residential is located along the AuSable
River in the central neighborhood, however smaller areas are located at
the south end of the golf course, and along Walker Street, northwest of
M-72. This category correlates to the proposed R1-A zoning district.

Development standards for this district should include increased setbacks
from the river, as well as larger lot sizes to accommodate them. Uses
should be restricted to residential uses that will not negatively affect the
quality of natural resources.

Moderate Density Residential. The predominant land use in the City
falls within this category. Moderate Density Residential land uses will
continue to dominate the landscape, unless unforeseen annexation occurs
and another land use is established. This category correlates to the City’s
R1-B zoning district and includes most of the residential land located in
the City’s central neighborhood. As such, it includes the majority of
historic homes that still remain in the City’s first platted area. Maintaining
the integrity of these residential areas will be most important, especially
since the central neighborhood is generally surrounded by non-residential
land uses. Buffering and setback considerations with respect to these
potential land use conflicts are discussed in the higher intensity districts.
Another threat to this district is the infiltration of new modern homes
which can disrupt the historic character already established. Infill
regulations should include a requirement that the architecture and building
sizes relate to others within the same block or along the same street. The
City may choose to designate the central neighborhood a historic district
in the future, which would strengthen the ability to regulate building
materials, color and architecture. At a minimum, design guidelines should
be established to help guide property owners toward maintaining the
historic character of these areas.

High Density Residential. Areas designated in the future land use plan
for high density residential development are found to the southeast of the
central neighborhood. This category includes existing residential uses on
the smallest allowable lots. Some existing buildings have also been
converted to multiple-family buildings, which is encouraged to continue,
provided the homes retain their existing character. This designation

Residential Districts:

Low Density —
relates to the R1-A
Zoning District

Moderate Density —
relates to the RI1-B
Zoning District

High Density —
relates to the R-2 and
R-3 Zoning Disiricts
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Commercial Districts:

Central Business District
Medical Cottage Industry

Neighborhood
Commercial

General Commercial

includes high density single-family as well as attached condominiums and
apartments, and coincides with the proposed R-2 and R-3 zoning districts.

Commercial

As the center of commerce for Crawford County, Grayling maintains a
diverse mix of commercial land uses. In order to properly plan for
commercial growth and re-development within the City, four commercial
categories are included on the future land use plan:

Central Business District;
Medical Cottage Industry;
Neighborhood Commercial; and
General Commercial.

Central Business District. This category relates to Grayling’s downtown
area, generally described as the area along Michigan Avenue between
Spruce Street and the railroad tracks. Specific recommendations for this
area of the City are included in Chapter 8, and include the desire for re-
development and improved building quality.  Future interest and
redevelopment in the Central Business District (CBD) is likely to arise
after more general activity occurs downtown. For example, projects such
as the recently completed streetscape project, will be instrumental in
improving the aesthetic of the downtown and generating future interest.

Medical Cottage Industry. This area of the plan is located near the
existing Munson Healthcare Grayling Hospital and medical complex
located on Michigan Avenue. It includes many existing residential
properties, which by way of proximity to the medical complex, has been
identified as an area appropriate for conversion into supportive medical
uses. Future development in this area will correspond to the C-2 zoning
district. More discussion of the Medical Cottage Industry is included in
Chapter 8.

Neighborhood Commercial.  Areas categorized as Neighborhood
Commercial relate to the City’s C-1 zoning district, and are intended to
accommodate small-scale commercial uses that serve the residents of
Grayling. Uses anticipated in this category include personal service
establishments like dry cleaners or movie rental shops, and low-intensity
retail and restaurant uses that provide a daily service to those living in
Grayling. Accordingly, this category generally surrounds the central
neighborhood on the northwest and southwest sides. This district is not
intended to include large retailers that require large parking lots and
buffering requirements. These uses should be directed to one of the
General Commercial districts. ~ The existing lots designated for
Neighborhood Commercial are relatively narrow and can only sustain
small commercial buildings. They are, therefore, ideal as Neighborhood
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Commercial since this naturally limits building size and impacts on local
neighborhoods.

General Commercial. The City’s General Commercial areas are
intended to serve larger tenants, or those drawing from a more regional
market. This category relates to the City’s C3-A and C3-B zoning
districts. The General Commercial areas located in “South Town,”
encompassing land along the [-75 BL, south of M-72, are intended to
attract highway commercial uses including national “big box™ retailers
interested in locating in Grayling. Other sites may be considered for big
box uses, where they will not detract or alter the general character of the
City. The General Commercial areas located elsewhere in the City are
intended to accommodate commercial buildings that are larger than can be
accommodate in the Neighborhood Commercial category, but which do
not exceed approximately 15,000 square feet in size. Because these arcas
are more internal to the City, they must be carefully planned so as not to
disrupt the local commercial character established by land in the CBD and
Neighborhood Commercial categories.

Industrial

Industrial uses in Grayling will
generally be directed to the City
Industrial Park, located at the south
end of the City. Another area of
Industrial land is planned in the
City’s northwest corner. These
areas will accommodate future
industrial growth in the City and are
intended to receive both high-tech
and research and development type
industries, along with the more traditional manufacturing and warehousing
uses currently located in these areas. Existing development in the City
Industrial Park generally includes pole-type buildings or larger warehouse-
type facilities and accessory storage and parking. However, the area could
be enhanced with additional development standards relating to
landscaping and detention. Natural detention areas should be used where
possible and landscaping, in the form of street trees and buffers, should be
used to help improve the aesthetics of the Industrial Park. Land in the
northwest corner of the City is characterized by larger stands of trees and
may not require such extensive regulation. However, protection of
vegetation that helps buffer these uses should be included in any industrial
development standards.

Institutional

Areas designated as Institutional are scattered throughout the City and
include a variety of governmental, public and religious facilities. Areas
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designated as such generally include established civic uses, such as
churches, schools and other public buildings. As noted, the City of
Grayling is the County seat and therefore contains several local, County,
State and Federal buildings. Any redevelopment or expansion for
Institutional uses within these areas will need to maintain the proper
relationship with the surrounding land uses.

Recreation

This category includes locations designated for
recreation facilities and neighborhood parks. This
includes the AuSable River City Park, open spaces
such as those on Industrial Street and North Town
Recreation Nature Park, near the fish hatchery, as
well as the Grayling Country Club. Due to limited
availability of land, recreation facilities on these
sites must make the most of available land. Multi-
use parks and facilities are encouraged, and the
City should follow the Community Recreation Plan
as it relates to future improvements.

2015 Page 9-5






City of Grayling Master Pl  s—m—m—m—mwmwmwmwmwmmm0mm0m0m0m0m0m0m0000——————

Chapter Ten:
Implementation

Introduction

Along with the Future Land Use Plan, a key feature of the Master Plan is the implementation section. This
includes a list of prioritized items that will guide City planning and development efforts in the coming years.
The table below lists recommendations compiled from each Chapter of this Plan, and identifies the appropriate
implementation action or document that should be used to address each task. Some of the recommendations can
be undertaken in the next year while others may take a longer period of time. The priority for each
recommendation is given to help assess the urgency of implementation or to identify those items that need
immediate attention versus those that can be addressed over time.

This chapter should be utilized as a resource for the City as they implement the goals and objectives of this
plan. Over time, the City may discover new approaches and opportunities that may alter this implementation
plan. Changes to the specific strategies are to be expected, however, the City must remain committed to
upholding the integrity of the goals and objectives of the document.

Implementation Table

Implementation tools are defined in further detail following the table below. In some cases, a new
implementation mechanism is suggested and explained to give additional direction. Additional research and
study 1s needed to develop these additional measures, however, it is important to understand all of the possible
tools available from which the City may choose when implementing the following recommendations.

A priority was given for each item using a letter grading system where each letter represents a range of years as
follows:

Rank | Timing of Implementation
A Immediate
B 1 to 2 years
& 2 to 5 years
D 5 to 20 years

This scale indicates the desired timing of project implementation, or for longer-term projects, a range of years
representing the desired beginning and end of implementation. For example, a priority rank of A-B suggests
implementation should begin immediately and preferably be completed within 2 years.
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: 1 tation s
Plan Recommendation Tmp i Priority
Mechanism *
Overall Land Use:
- . o ] . : .. | = Zoning Ordinance
1;:(1)1\:1:1; nremdentlal areas that offer varying degrees of density | _ Bitililing Clodle A-B
& « NEZ
Accommodate commercial & office development in various ;
- = Zoning Map
forms to balance the needs of nearby neighborhoods, the ; : A-C
. . = Zoning Ordinance
community & the region.
Encourage commercial development in both the central
business district & general commercial districts, but maintain | = DDA AC
distinct boundaries to ensure they will not alter the character of | = Zoning Ordinance
the central business district.
_Conﬁnge to—er.lc_o.urage community uses such as public & | DDA A-D
institutional facilities.
) ) TN ; » Zoning Ordinance
Encourage the gradual elimination of non-conforming uses. « Byildhis Cads A-D
Support reuse & redevelopment of vacant, decaying or | = OPRA
dilapidated sites throughout the City, especially the former | » DDA A-C
Bear Archery property & select downtown structures. = MMS
Develop an established list of improvement projects & ~LRA
locations that are targeted priorities for the City - CIP A
: « MMS
Consider existing programs offered by the Michigan Economic _ gCD];:RA
Development Corporation that can be used to support the City’s ) 5.8 A-B
edevelopment strat = Core Communities
redevelop egy. « MMS
Residential:
Enlist the aid of private developers & local housing
organizations to renovate existing homes or to build new, infill | = MSHDA A-B
housing.
Provide flexible regulations & consider ways to allow increased
densities (such as by allowing garage apartments or in-law | » Zoning Ordinance C
suites) that may be attractive to developers of affordable | = Zoning Map
housing,.
Identify future areas for higher density residential development,
. : e 4 = DDA
including smaller condominium complexes, townhomes & ; B-C
= Zoning Map
apartments.
Develop financial programs that facilitate & encourage home * MSHDA
<hi = NIA A-C
ownership. . GHC
Encourage & maintain the level of safety of all residential
neighborhoods. Street lighting, landscaping of public spaces,
sidewalks & paths, orientation of dwelling “front rooms”, & ; s
d . : i .| = Zoning Ordinance
other residential design features can be effective in PR A-D
. . . ; . . . = Building Code
discouraging crime. Consider implementing the design
principles of programs such as “Crime Prevention Through
Environmental Design (CPTED)”.
Promote housing rehabilitation programs to facilitate use of : %JAE;ID i AC
existing quality housing as an alternative to new construction. | _ NLA:
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Implementation

Plan Recommendation Sl iori
Mechanism * Trtority
Examine the existing housing stock & promote maintenance & . NIA AR
rehabilitation of existing housing & residential neighborhoods. i
Maintain an environment that encourages pride of ownership & * MELDS
; : . . = NEZ A-D
contributes to an affordable & easily marketable housing stock. | NIA
Fii § : i . = Property
Consider implementing an awards program that recognizes y
. o : ; ; Maintenance Code
landscaping & upkeep of individual residential properties or | NIA B-D
blocks. « NEZ
Develop rental control regulations that address such issues as
parking, general safety & maintenance of units in a fashion | = Zoning Ordinance AC
consistent with local building codes. Create an ordinace | = Design Guidelines
implementing a rental property control program.
Consistently enforce zoning, building code & property ) Pro_pel“[y
A . . Maintenance Code
maintenance regulations to ensure that rental units do not - A-D
become a blighting influence on the community > Buiiding Co_de
' = Zoning Ordinance
Commercial:
Encourage local merchants to use the established design | = DDA Plan
guidelines by helping to identify sources of funding or creative | » Design Guidelines A-D
financing options. » MMS
Create safe, convenient, & attractive pedestrian routes & green ) Commu.l uty
spaces throughout the City’s general commercial areas Pewmsation lan G
P ' = Zoning Ordinance
Permit & Encourage the inclusion of residential uses within & | - Zon?ng Clinanke
. it i = Zoning Map A-D
around the central business district.
= MMS
= DDA Plan
Identify & emphasize structures & places of historical and/or | = County Fagade
architectural significance to support & reinforce the special | Improvement A-D
identity & character of the community. Program
= MMS
Define, Maintain & buffer the edges of commercial areas as | = Zoning Ordinance AD
related to surrounding neighborhoods. = Design Guidelines
= County Fagade
Promote private invesiment & use of the County’s fagade | Improvement
improvement program through continued investment in the | Program
central business district (i.e. the current streetscape | = CIP A-C
improvements), provision of municipal parking, & through | » LDFA
identification of unique financing programs. = CCBRA
= MMS
Conduct a ‘void’ or ‘gap’ analysis to identify those businesses " gti\:{mg‘gg 41\)/131{5;[6
that might be attracted to one or more of the City’s commercial | MMg P A-C
or industrial areas. « DDA
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Chapter Ten: Implementation

Plan Recommendation Implemel?tatu.)n Priority
Mechanism *
= DDA
C 3 ) ) ; ) = i = Zoning Ordinance
reate new jobs through retention & expansion of existing | _ LDFA AD
employers & the attraction of new companies. Cor .
= Core Communities
= MMS
Do s " : ; = DDA
Target both the light industrial & tourist/recreation sectors of | LDFA AD
the economy for new job creation. i .
= Core Communities
. . : ; = DDA
Market.the industrial park as a desirable location for new & | LDFA AD
expanding business & manufacturing development. « Core Communitics
Work with local groups to expand the business & industrial | = DDA
development marketing program to support business attraction | = County Economic A-D
& retention consistent with the goals of this Plan. Development
Work with local educators to provide technical, educational & CASD
job training support programs which match residents with ° A-D
. i + KCC
industry needs.
Recognize the City’s unique opportunities in the medical,
educational, arts & industrial markets, & strongly pursue . KCC AC
development of a new college that, through focused curriculum,
will support these disciplines.
Promote business mentor programs & involvement in the o CASD A-C
schools. e KCC
- s s y « DDA
Develop & maintain cultural/historical facilities in keeping ¥ :
with community support *Aoning uinenEe k)
' = MMS
Acknowledge the presence of Camp Grayling as a strong
member of the Grayling community, & support expansion of
facilities &  operations by discussing any housing, | CAMP GRAYLING A-D
transportation or community facility needs that may be
accommodated in the City.
Engage the State in discussions related to the future of State
lands between M-72 & Four Mile Road, east of I-75. Sale of
State-owned land around the City should be coordinated in a | CITY COUNCIL B-C
way that will enhance the City’s efforts to create new industry,
jobs & residential development.
Work with local agencies such as the Grayling Promotional
Association (GPA), Grayling Recreational Authority (GRA), | » DDA
the Grayling Chamber of Commerce, Grayling Visitor’s | = County Economic AD
Bureau, the Crawford County FEconomic Development | Development
Partnership (CCEDP) & others to present a coordinated | = MMS
economic development strategy for the City.
When negotiating franchise agreements with local cable,
internet, & wireless communication providers, pursue city-wide | » Franchise AD
broadband & Wi-Fi services that will attract additional | Agreements
commerce to the area.
= Intergovernmental
Expand City Industrial Park, possibly through annexation. Agreements B-D
= Annexation Strategy
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: Implementation
Plan Recommendation T Priori
Mechanism * ty
Enc.ourage_ m}lltlple uses w1th111 buildings in the central | Foiti-Based Cade
business district, including retail or commercial on the first
) L . _ ; » Downtown Market A-C
floor & office &/or residential uses in upper floors. Market
: : ; Study (2004) Update
studies may be needed to ensure the proper mix of uses is
. » MMS
achieved.
Promote a blend of retail, office, & service establishments
within the central business district, with a focus toward | = DDA
entertainment, speciality retail, small offices & government | » Form-Based Code A-C
buildings. Residential uses may also fit into this mixture to | = MMS
help create activity after the businesses have closed.
Coordinate land use & development strategies for the ) Zon?ng Ordmanes
; i 1 = Zoning Map
downtown with local, regional & State organizations to A-C
) . . . = Form-Based Code
promote continued investment & reinvestment. « MMS
Encourage retention of municipal tenants that draw daily
activity in the central business district, such as the post office & e MMS A-D
County offices.
Pule;ue opporj:umnes to move City Hall back to the central o MMS A-C
business district.
As the County seat, continued & increased governmental | = DDA
presence in Grayling’s central business district should be | = Intergovernmental A-C
encouraged, including the development of shared City/County | Agreements
facilities that offer education and/or training capability. « MMS
Recognize typical shopping patterns & habits, & work to
maintain existing downtown anchors, such as the historic o MMS AD
theatre or post office, in strategic locations that will maximize
local spending & investment.
= Newsletters
Promote community events downtown, especially an | = Website
Independence Day celebration, as a way of attracting business | = Regular Meetings A-D
& attention to downtown shops. « DDA
« MMS
= Streetscape Plan
Promote visual & physical links, such as landscaped walkways, | = Wayfinding
streetscapes, & public art, between the [-75BL. & Michigan | » Zoning Ordinance A-D
Avenue to encourage through traffic to visit the downtown. « DDA
= MMS
: ; ; . ; ; » Zoning Ordinance
Institute a sign program, including wayfinding, street signs & .
. ; s e » Wayfinding A-C
welcome signs that reflect the historic character of downtown. | MMS
Encourage outdoor seating areas for local restaurants & | » DDA A-D
businesses in the central business district. = MMS
= Zoning Ordinance
= County Facade
Develop maintenance & design codes to improve or restore the | Improvement
e B-C
fagades of buildings in the downtown area. = Property

Maintenance Code
« MMS
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Chapter Ten: Implementation

Plan Recommendation IHI\I/}):;]:; 4:11;;';1]:1211 Priority

Encourage the development of new residential neighborhoods | Zonine Ma
in the vicinity of the central business district as a source of | DDA &ap B-C
customers that can add vitality to the downtown.
As a priority, land occupied by marginal buildings & uses _ SEEARA AC
should be redeveloped to benefit the downtown area. « MMS
Encourage volunteer activity in the community, & utilize them ) X?:;?;:el { Cifiztn AD
for community events & festivals. « MMS
Monitor the progress of the military airport’s plans to realign | _ DDA
their runway, & when complete, modify City ordinances to | Feirti-Bisad e C
allow taller, mixed-use buildings in the central business district.

Industrial:

Target & recruit industrial development that expands upon the AD
existing assets of the community.
Promote industrial use of rail lines, & work to expand them to | CIP B-C
accommodate the needs of area businesses.

Expand on the existing timber industry by attracting | CIp
complementary business, improving transportation routes, & | Zioning Oriinance A-C
marketing Grayling’s lumber history.

Attract global industry by improving internet, broadband, Wi- " 1]2311(3111118; s AD
Fi & other technological services within the City. . Cﬁ’

Medical Cottage Industry:

Recognize the hospital & medical complex as a regional | _ Development
employer, & continue to encourage their growth through Tt v AD
private—p}lblic partnerships that benefit both the hospital & the | _ Fondng Drdinamnce
community.

Preserve the residential character of the area by encouraging re-
use & conversion of existing homes into new, smaller scale | » Zoning Ordinance A-D
office facilities.
Allow multiple-lot consolidation to allow for building e
expansion into reasonably-sized office facilities that are | Lanfi Division
consistent with the existing scale & architecture of the area. Ordl'nance .
Large, institutional style buildings that are inconsistent with the | = ZOBINE Oi‘dlr'lanc_e B

. , . . = [and Consolidation

cottage industry concept should be located either in the Ordinance
general business or industrial district.

Environmental:

Develop a community recycling program that provides

residents, either for free or for a nominal fee, curbside B-C
collection service or convenient drop-off locations.
Expand upon the City’s current brush pick-up program to
include composting of material that can be used on City B-C
grounds or offered to the residents.
Develop a vegetation management plan for the City of Grayling
that identifies compatible vegetation that is recommended for | = Newsletters

residential use, & educate them on the importance of riparian | = Website B-C
buffers & vegetative cover in protecting the quality of local | = Design Guidelines

water resources.
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; Implementation Juis
Recommendatio %
Plan ion MishiaGidm Priority
Educate local residents on their role as stewards of the land by | = Newsletters
s : : : : : B-C
providing resource information & preservation guidebooks. = Website
Support ongoing efforts to promote sensitive & responsible | CIP
storm water management practices by encouraging natural "
. . . . . . . | = Engineering A-D
design of basins & use of innovative technology (i.e. aqua swirl
; : : : Standards
devices) aimed at removing sediment from storm water runoff,
Incorporate access to natural features in the community into the | » Community AD
City’s non-motorized transportation system. Recreation Plan
Support developments that increase access & view of the | » Community AD
AuSable River. Recreation Plan
Encourage developers to integrate existing natural features into | = Design Guidelines
; _ i ; A-D
the design of new developments. = Zoning Ordinance
Transportation:
Promote use of all modes of transportation including the | = Community
automobile, bicycle, pedestrian & small bus or van through | Recreation Plan
e , . . X . A-C
capital investment & cooperative efforts with neighboring | » CIP
communities, transit providers & trail enthusiasts. = Transportation Plan
Continue to enforce local laws to improve traffic safety along AD
the main routes through the City of Grayling.
Employ current design philosophy & technology to improve the | _ TS
design of local roads & to improve the safety & efficiency of : A-D
[ = Transportation Plan
the system.
Ensure adequate public & private parking is available to meet | = CIP A-C
business, resident & visitor needs. » Parking Studies
Encourage use of a “bypass” route for truck traffic that uses the ;
; : = Grayling Area
interchange at N. Down River Road & routes along M-93 & M- .
. ) . i oy Transportation Study A
72, to alleviate traffic congestion on the business loop within | Directional Sicnage
the City during peak visitor travel periods. Bres
Work with MDOT & the County Road Commission toward
maintaining the long-term function & capacity of the local | » Transportation Plan A-C
highway system & ensuring proper road connections.
) : _— ; e | @ Grayling Area
Encoulage: MDOT to mpdnfy the I-75 interchanges into the City Tisnspiortation Stidy A-C
into full-directional designs. o
= Transportation Plan
Pursue development of a continuous system of pathways & ) ]igggelllsi]:)lr‘iy}’lau
sidewalks as an alternative travel mode & to improve the City’s | | CIp A-C
quelity af life, » Transportation Plan
Usc access mal.lag.ement & lnvtelllgent: Tl‘ansp01Tathn Systems | Trasisphtition Plan
(ITS) to maximize the safety, efficiency & lifespan of . :
x _ . . » Zoning Ordinance C-D
roadways, & reduce the need for significant capital " P
; = Design Guidelines
mvestments.
Upgrade the appearance of key corridors through tree | = Design Guidelines AC

preservation, & upgraded site design standards.

= Zoning Ordinance
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Chapter Ten: Implementation

Plan Recommendation Implemelftatulm Priority
Mechanism *
Prepare a detailed streetscape plan that expands upon recent
beautification efforts to address safety & aesthetics of the )
o, \ : . = Streetscape Plan
City’s primary roadways & parking lots. Signage should | CIP B-C
coordinate with wayfinding programs, & recommendations for | Transportation Plan
street trees, road medians, bike lanes, traffic signals or other P
amenities should be included.
Community Facilities:
Enhance the natural beauty of the City by planting more | » Community
vegetation, making its physical assets both accessible & | Recreation Plan B-C
memorable to visitors. = CIP
Coordinate with the County & neighboring communities to
develop a regional indoor recreation facility for area residents B-C
that includes a swimming pool or ice rink, along with general
purpose gymnasiums & rooms for events.
Consider ways to attract or provide a regional conference
center that includes facilities for larger events, trade shows, B-C
theatre performances, dances, banquets, etc.
Ensure recreational facilities are accessible to all residents & | = Community
visitors, & work toward providing additional facilities or | Recreation Plan B-C
services, as needed, for physically disabled or aging residents. | = CIP
Provide areas along the River for public gathering & recreation | _ DDA
within or adjacent to the central business district that are | CIp
appropriate for events, festivals, or small entertainment venues. .
: ; R « Community B-D
This area should include proper facilities to accommodate such .
. . o i Recreation Plan
events, including a small band shell, pavilions or stands for
= MMS
Jocal vendors.
Improve access to the River through expanded riverside board | = DDA B-C
walks & new canoe/kayak launches. = CIP
= CIP
Bury all power, telephone & cable lines as opportunities arise. | = Streetscape Plan A-D
= Building Code
Consider ways to accommodate snowmobile activity within the .
o ! R : s i » Community
City, including directional signage, partnerships with local :
. . . Recreation Plan A-D
restaurants, & especially regulatory modifications to allow use | ..
ey =« Traffic Code
of City rights-of-way.
* Implementation Tool Abbreviations: COBR: ~Cmwid C?unty Bromrield
: . Redevelopment Authority
IDD — Industrial Development Districts - .
_ e LDFA — Local Development Financing Act
OPRA — Obsolete Property Rehabilitation Act 5
- . . DDA — Downtown Development Authority
NEZ — Neighborhood Enterprise Zones L .
; . . MSHDA — Michigan State Housing & Development
NIA — Neighborhood Improvement Authority Authorit
CIP — Capital Improvements Plan Yoo ; -
. N GHC — Grayling Housing Commission
MMS - Michigan Main Street LA .
ITS — Intelligent Transportation Systems EAST = mwliand fenbiale Solranl T,
KCC — Kirtland Community College
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Potential Funding Sources
The following are brief descriptions of alternative funding sources for implementation of the Master Plan:

Special Assessment. Special assessments are compulsory contributions collected from the owners of property
benefited by specific public improvements (paving, drainage improvements, etc.) to defray the costs of such
improvements. Special assessments are apportioned according to the assumed benefits to the property affected.
Special assessment funding might prove useful to implement roadway paving, streetscape improvements,
secondary access drives in districts fronting on arterial streets and to construct new roads, as necessary and
appropriate. These programs are particularly helpful for improving and upgrading older local roads.

Bond Programs. Bonds are among the principal sources of financing used by communities to pay for capital
improvements. General obligation bonds are issued for specific community projects and are paid off by the
general public via property tax revenues. Revenue bonds are issued for construction of projects that generate
revenue (i.e. parking structures, ctc.). These bonds are retired, or serviced, using income generated by the
project.

Tax Increment Financing. Tax increment financing is authorized by the Downtown Development Authority
Act and Local Development Finance Authority Act. When a tax increment finance district is established, the
stated equalized assessment value of all properties within the district is recorded. Every year thereafter, the
property tax revenue generated by any increase in the total stated equalized value is "captured" by the
responsible organization to finance improvements established in the overall development plan. The
development plan is a required document illustrating all proposed improvements within the district. Often,
revenue bonds are used to finance the improvements and the tax increment revenues are used to repay the
bonds. This tool could also prove to be a valuable tool for roadway improvements within the city.

Safe, Accountable, Flexible, Efficient Transportation Equity Act: A Legacy for Users (SAFETEA-LU).
This Act establishes a fund for transportation enhancement activities. Funds from the Surface Transportation
Program are set aside for these activities and can include a number of transportation enhancement activities
including historic preservation, landscaping and beautification, pedestrian pathways, roadway improvements
and other similar projects. Each year funds become available for allocation based on a competitive needs basis.
Requests are solicited and screened for application completeness at the local level, screened for project merit at
the regional level and finally selected for action at the State level by the Michigan Department of
Transportation. This program is an established resource which the township should also consider, particularly
to fund bike path construction.

Land and Water Conservation Fund. LWCF provides funding assistance for communities to acquire and
develop land for outdoor recreation. Grant applications are processed by the Michigan Department of Natural
Resources and is evaluated using four criteria: project need, applicant history, site and project quality, and a
fourth criterion specific to the type of proposed project. The minimum award is $30,000 and the maximum of
$100,000, with a requirement that the local community provide a funding match of 50% of the total project cost.
The eligibility criterion emphasizes preservation of natural resources such as waterways. This grant is ideal for
land acquisition that is intended for passive recreation and open space in the future.

Michigan Natural Resources Tree Planting Grants. Through the Michigan Department of Natural
Resources, there are three tree planting grant programs that will assist in funding landscape enhancements at the
parks and re-foresting projects.
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Implementation Tools

This Master Plan is only valuable if used consistently. This chapter has been prepared to summarize the various
recommendations into a checklist to outline actions and responsibilities for implementation. Tools to
implement the Master Plan generally fall into these categories:

= Land use regulations derived from police powers.

»  Capital improvement programs derived from budgetary powers.

= Community Development Block Grant (CDBG) Program.

= Programs or additional studies derived from the city charter and approvals by the city council or

administration.

Each tool has a different purpose toward Plan implementation. Some suggest specific short term priorities,
some are medium term policies and others involve on-going activities. The key tools are described below.

Land Use Regulations

The primary tools for Plan implementation, such as the Zoning Ordinance and other land use regulations, are
summarized below. The City also has a number of other codes and ordinances to ensure that activities remain
compatible with the surrounding area, such as noise, blight and nuisance ordinances, and to control impacts on
the environment and infrastructure.

Zoning Map. The intent is that changes to the zoning map over time will gradually result in better
implementation of the objectives encouraged in the Future Land Use Map. In some cases, the City may wish to
initiate certain zoning changes as part of an overall zoning map amendment. Other changes to the zoning map
will be made in response to requests by landowners or developers. In those cases, City officials will need to
determine if the time is proper for a change. A key point to remember is that the future land use plan is a long
range blueprint: Implementation is expected, but gradually in response to needs, conditions and availability of
infrastructure.

Zoning Regulations. Zoning regulations control the intensity and arrangement of development through
standards on lot size or density, setbacks from property lines, building dimensions and similar minimum
requirements. Various site design elements discussed in this Plan are also regulated through the site plan review
process, which addresses overall site design for items such as landscaping, lighting, driveways, parking and
circulation, access management, pedestrian systems and signs. Zoning can also be used to help assure
performance in the protection of environmentally sensitive areas such as floodplains, state regulated wetlands
and woodlands.

Subdivision, Land Division and Condominium Regulations. Subdivision, land division and condominium
regulations control the manner in which property is subdivided in the City and the public improvements
required to support the development. The distinctions are not always apparent once a project is built, but the
approval procedures are different due to separate state statutes that govern the three types of land
development/division in Michigan.

Property Maintenance Code. Property Maintenance Codes are often adopted as part of the State Building
Code. However, since City building permits are issued through Crawford County, they should consider
adopting maintenance standards into the zoning ordinance or general code of ordinances. Maintenance Codes
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provide the City with enforcement powers to ensure that properties are maintained to the standards of the
community.

Development Review and Approval Process. Most land development regulations are applied when new
construction is proposed. Once proper zoning is in place, a site plan must be approved followed by approval of
building and site engineering construction plans and then permits for construction. Buildings and sites are
inspected and then occupancy permits ate issued. Regulations are enforced through a combination of
monitoring by City staff and in response to complaints.

Form-Based Code. Areas planned for more urban development may be more appropriate to regulate through
form-based codes rather than traditional zoning ordinances. Form-Based Codes focus more on the building
form than the land use, and strives to achieve a desired atmosphere first, and considers use as a secondary
concern. They include very specific building regulations that ensure proper building placement relative to the
public realm.

Capital Improvement Plan (CIP)

A CIP is a multi-year program that lists recommended improvements, timing, estimated costs and funding for
infrastructure (streets, bikeways, sidewalks, sanitary sewers, waterlines, storm sewers and drainage) and
community facilities (public buildings, fire, police and parks). Capital projects should be identified and
constructed in a manner that helps support and promote desired development, and to meet the needs of residents
and businesses already in the City. The number of projects and their timing is influenced by several factors, in
particular the cost, need for environmental clearance or approval by other agencies, and funds available. For
example, the amount of funding available from outside sources varies as new programs become available.
Funding is also influenced by the timing of development (i.e. tax revenue), tax abatements, and other changes to
the anticipated tax base.

CDBG Program

The Michigan Economic Development Corporation (MEDC) administers the Michigan Community
Development Block Grant (CDBG) program. CDBG is a federal grant program utilizing funds received from
the U.S. Department of Housing and Urban Development (HUD). Eligible economic development projects are
those involving public infrastructure directly related to a for-profit private business location or expansion that
will result in the creation and/or retention of permanent jobs, with at least 51% of the jobs held by low and
moderate-income people. Eligible community development projects are those with economic development
impacts that address critical infrastructure needs in communities with concentrations of low and moderate-
income people.

Additional Studies and Programs

A variety of housing, economic development, informational and other programs and studies are or can be used
by the City to assist with implementation of recommendations in this Plan. Programs targeted toward various
neighborhoods could also be created to respond to specific situations such as traffic calming where traffic
speeds or volumes are a concern.

There are numerous state and local programs that are viable implementation strategies for this Plan. Some of
the available programs, which are described in greater detail in Chapter 8, are as follows:
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»  Corridor Improvement Authority.

= Neighborhood Improvement Authority.
» Brownfield Redevelopment Authority.
»  Tndustrial Property Tax Abatements.

= Tax Increment Financing Authority.

" Local Development Financing Authority.
» QObsolete Property Rehabilitation.

n  State Housing Development Authority.
»  Downtown Development Authority.

»  Neighborhood Enterprise Zones.

» Renaissance Zones.

» Tax Increment Financing Authority.

»  Michigan Main Street Program

Additional studies and programs which may be useful in implementing this plan include:

= Streetscape Plan - to address general road maintenance, design, gateway and road character issues.

= Residential fagade loan program - to assist residential landowners with property improvements, similar to
the assistance currently offered to commercial landowners.

= Commercial Market Analysis - to assess existing need and supply for various business uses.

= Tax abatement program - to encourage industrial development and modernization.

= Access Management Plan - to determine needed driveway consolidation, service drives or other measures
necessary to maintain the safety and efficiency of Grayling’s primary commercial corridors.

= Parks and Recreation Plan - to address existing and future recreation needs, and determine priorities and
mechanisms for implementation.

»  Pathways Plan - to inventory existing sidewalks, pathways and greenways throughout the City and to
identify and prioritize needed improvements.
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Executive Summary

The following summarizes the content and recommendations offered in
the Master Plan for the City of Grayling. It is not intended to provide the
level of detail found in the plan, but it provides a brief guide to citizens
seeking basic details about the plan. Anyone using the executive summary
must consider that much more information, analysis and descriptions of
recommendations and future land uses are provided in the full text of the
Plan.

Introduction to the City of Grayling

Frederic Twp |

rayling

The City of Grayling is a small
community located in northern
Lower Michigan, in Crawford
County.  Grayling draws on its
accessibility, natural features and
strong community spirit as it
continues to grow. With direct
access from I-75 and M-72,
Grayling proclaims to be the
o “Gateway to the North,” providing
convenient services and activities

B Brga',fling City

for residents, travelers and tourists.

As with many communities in northern Lower Michigan, Grayling began
as a logging town. Early settlers were drawn to the towering pine trees
and river access provided by the Au Sable and Manistee Rivers. Today,
much of this history is celebrated through annual events and local
attractions that honor the traditions of the past.

This plan directs the intensity and arrangement of various types of land
uses and promotes design that complements the character of the City. The
plan strives to provide a complementary mix of land uses intermingled
with natural features to create an aftractive, sustainable community that
offers a high quality of life for residents.

The master plan represents a year long effort by the Planning Commission,
City officials and residents. Development of the plan involved collection
and analysis of data on population, land use, environmental,
transportation, infrastructure and socioeconomic conditions.  The
recommendations of the plan are based upon this information and input
from the public.
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Community Profile

The first step in the planning process was to review the community
demographics to identify trends in housing, population and the economy.
This information was then considered by the Planning Commission during
development of this plan. Some key findings are listed below:

» Population. According to Grayling city Census 2010 results, the
population of the area was approximately 1,884 people. From 2000 to
2010, the Grayling population growth percentage was -3.6% (or from
1,952 people to 1,884 people.)

= Education. The overall education level in the City increased between
2000 and 2010. Furthermore, the proportion of City residents that had
at least some college education slightly increased from 41% in 2000 to
42% in 2010, and the proportion that had college degrees remained the
same at 18%.

= Age Distribution. 2010 Census, 27% of the population is 19 years of
age or younger, 52.3% is 20 to 64 years of age and 20.7% is 65 years
or older.

»  Employment. Retail Trade and Service jobs have historically been the
predominant employers. In 2010, the leading job class in the City was
Services, employing 58.8% of residents.

*  Unemployment. In 2010, unemployment rates for the City were
consistent with the County average of 13.0%, which was higher than
the State average of 12.7%.

= Income. In 2010, income levels fell below the State average of
$48,869, the lowest of all communities examined (see Chapter 3 for
complete analysis), with 33% of individuals and 29.6% of families in
Grayling reporting income levels below the poverty level.

=  Household Size. The City’s average household size is greater than in
previous years. The average household size increased from 2.24 in
2000 to 2.27 in 2010. Grayling’s average household size was lower
than State and County averages, 2.49 and 2.31 respectively.

=  Housing. The City has a higher percentage of owner-occupied homes
at 51.3% than renter occupied homes at 48.7%.

»  Housing Values. Housing values for the City have decreased since
2000 from $62,400.00 to $55,982.00 in 2012.

= Age of Housing. Over half of the housing units in the City were built
before 1959.
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Existing Land Use

The existing land uses in the City were identified from physical surveys
conducted by the Northwest Michigan Council of Governments, and were
verified by the City of Grayling. This information shows how land is
being used in Grayling today. Existing Land Uses in Grayling are shown
graphically on Map Two: Existing Land Use, and include the following
categories, described further in Chapter Five.

»  Single Family Residential.

= Multiple Family Residential.

* Commercial.

= (Central Business District.

» Industrial.

= Institutional.

= Recreation.

= Wetlands, Lakes and Rivers.

» Undeveloped.

Goals and Recommendations

The primary purpose of this Master Plan is to give direction about the
future use of land in Grayling. For the Plan to work effectively, it must
reflect the views of the people who live, work and own property in the
City. This involves obtaining a consensus on a wide variety of issues
through a citizen participation process. The goals listed below reflect
public feedback gathered through a community-wide survey.
Recommendations to support these goals are listed in Chapter Two.

Overall Land Use:

= Create a diversified and balanced mixture of land uses that will
support the economic vitality, tax base, and livability of the City.

= Promote redevelopment of vacant lots and dilapidated sites that would
not otherwise be used into new buildings and uses, to maximize the
desirability and tax base of the City.

Residential:

® Encourage in-fill development within existing neighborhoods that is
consistent with the established character of the City.

= Provide high quality residential opportunities for current and future
residents of Grayling, regardless of age, income, lifestyle, physical
capability or household type.

= Promote the preservation of existing residential structures rather than
complete reconstruction.

= Ensure that rental housing units are maintained and remain an asset to
the community.
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Commercial:

u  Create vibrant, visually attractive commercial development that is
consistent with the City’s established character and that provides a
wide range of goods and services.

»  Promote commercial development, redevelopment and business
expansion that supports full employment of all residents and that
provides income opportunities above the poverty level.

»  Coordinate economic development efforts with other communities, the
County and State, and enlist the resources and assistance from local
and state agencies, organizations and advocacy groups to promote a
positive and strong image for the Grayling area.

m  Create a lively downtown environment that has a good variety of
businesses and maintains historical character and aesthetics of the
City.

Industrial:

= Locate industrial land uses within existing industrial parks, where they
can best be served by existing infrastructure.

Medical Cottage Industry:

» Encourage continued growth in the medical industry, while
maintaining the integrity of local neighborhoods, in order to sustain
the local economy by providing valuable jobs and services to the
community.

Environmental:

»  Provide local services that encourage environmental stewardship and
engages local citizens in preservation efforts.

=  Protect and improve the quality of existing natural resources and
protect Historical areas.

»  Encourage integration of natural features into site development as
aesthetic and functional features, while protecting and improving their
quality.

Transportation:

= (Create a safe and coordinated (transportation system adequate to
support existing and future land uses, and economic vitality that
balances traffic needs with actions to ensure the City remains an
attractive place to live.

= Improve the visual appearance of the City through street and related
improvements.

Community Facilities:

®  Promote the Grayling area as an attractive place to live and visit that
provides a wide range of recreation opportunities to its residents,
vacationers and tourists alike.
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Natural Features Protection Plan

Protection of City resources requires the adoption of policies directed
toward the specific resource issue including drainage, groundwater
quality, natural topography, and vegetation. Resource protection
regulations can be incorporated in subdivision, zoning, and other special
purpose regulations. Some of the options for protecting natural features
during the development process are described below:

® Natural Feature Setback. The City should ensure local zoning
standards require an appropriate building setback from the Au Sable
River, other water bodies, and wetlands. Though the majority of land
in Grayling is developed, the City should apply this mechanism to any
redevelopment of land.

= Storm Water Management. Storm water drainage can be managed
by the installation and improvement of storm water drainage systems
through preservation of natural drainage ways, and by onsite storm
water detention with controlled discharge. A comprehensive approach
to storm water management should encourage the preservation of
existing natural features that perform storm water management
functions, minimization of impervious surface, direction of storm
water discharge to open grassed or natural areas and careful design of
erosion control mechanisms.

= Overlay Zoning District.  Within areas identified as having
significant and fragile natural resources, lower impact/density
development is recommended. Impacts to natural areas can be
minimized through overlay zoning districts that limit the intensity of
development and/or require clustered development to preserve these
critical natural areas. Other requirements, such as protection of
significant woodlots, vegetative corridors, or other significant
environmental areas can also be incorporated into the overlay district,
or may become part of a general natural resource ordinance.

Community Facilities Plan

Parks and Recreation. Grayling is committed to providing enhanced
recreation to all residents. During development of this plan, the following
priorities were established for recreation:

® Consider providing additional non-motorized paths and trails,
including connections between existing regional trails.

=  Study local roads and needed connections with regional trail systems
to identify areas where the City can improve the trail network and
bring traffic into the City. Seasonal parking areas could also be
established to help accommodate the large number of snowmobiles
that often gather at various locations.
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»  Consider ways to provide indoor recreation. Due to the high costs
associated with indoor recreational facilities, the City should consider
participating in regional efforts and partnerships aimed at providing
indoor recreation, and should consider this a long-term goal.

= Promote the recommendations of the Community Recreation Plan,
especially as it relates to improvements to the Au Sable River City
Park, and establishment of a North Town Recreation Nature Park and
Central Residential City Youth Park.

Utilities. Because the City is mostly developed, Grayling’s water and
sewer systems are currently adequate. This plan recommends the City
position itself to provide additional system capacity in the event any
larger-scale redevelopment, or land annexation occurs.

Transportation Plan

Roadway Improvements. The City of Grayling has identified the
following road improvement projects that should be considered:

= J-75 Interchanges. Seek to expand access options into the City from
the [-75 freeway through expanded interchange designs at N. Down
River Road and at the south end of the I-75 Business Loop.

®=  Norway Street. The City envisions a streetscape along Norway that is
similar to the recent improvements along Michigan Avenue, to connect
the two areas, while providing a catalyst for redevelopment.

Residential Roads. Construct new residential roads to a width that is
adequate for safe travel, but not unnecessarily wide. Existing roads that
experience excessive speeding and safety concerns can be retrofitted with
traffic calming elements. For example, a road can be restriped to help
narrow the driver’s focus and instinctively slow their speed of travel.

Transportation Management. Transportation management can help
relieve congestion of the street system by giving people other travel
choices, such as transit or walking. Access management, intelligent
transportation systems such as coordinated traffic signals or integrated
highway signage, street connectivity, and even coordinated work hours
can all contribute to a more efficient system if applied properly.

Traffic Calming. Where high volumes and speeds exist, traffic calming
measures may help keep driver speeds at an appropriate level. Physical
changes in the road design can affect the driver’s psychological frame of
mind, causing them to intuitively reduce their speed of travel. Some of the
common traffic calming measures, more specifically described in Chapter
Seven, include street narrowing, slow points, or chokers, medians and
boulevards and perimeter treatments.
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Access Management. Access management guidelines have two primary
functions, to protect the public investment in the roadway by minimizing
congestion and crash potential and to provide property owners with
reasonable access to property. Access management looks at the number of
access points, sight distances and driveway spacing and seeks to provide
reasonable and safe access. This can sometimes require use of side streets
or service drives for access, and may limit the number and location of
driveways if a proposed location will present conflicts with the existing
road system.

Traffic Impact Analysis. Traffic impact studies allow for the evaluation
of a development’s potential impact on the local road system and the
identification of roadway improvements needed to mitigate the traffic
impact, such as adding additional turn lanes or re-timing a traffic signal.
A detailed traffic impact statement should be required for larger
developments that will generate higher volumes of traffic, such as more
than 100 peak hour directional trips or 750 or more trips on an average
day.

Streetscape. Significant road corridors in the City must be treated as
design elements that represent the quality and character of the City.
Elements such as landscaping, ornamental lighting, community signage
and entrance design should be incorporated into any road reconstruction
project.
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Critical Issues Analysis

During the development of this plan, the Planning Commission discussed
various issues that required a detailed review to identify recommendations
for addressing them. The critical issues identified for additional
discussion include:

City-Wide Issues.

» Identity. Coordinated entry signs and associated landscaping should
be implemented.

* Economic Development. Chapter Eight identifies several State and
Federal assistance programs that can be used to attract new economic
growth and strengthen the housing stock in the City.

DDA District.

* Build Upon Previous Efforts. A baseline for any downtown
redevelopment efforts should follow the Downtown Market Study for
the DDA, developed by the Anderson Economic Group and Gosling
Czubak Engineering Sciences in 2004, This study is described in
Chapter Eight.

* Municipal Parking. To address the need for additional parking near
the central business district, the City is continuing working towards
providing permanent municipal parking options in and around the
downtown area.

" Signage. A coordinated signage program for the City should draw
upon Grayling’s history, as well as the historic character of downtown
buildings.

= Agency Coordination. There are at least seven agencies and
organizations in the region that seek to improve the business
community in Grayling. TLocal organizations and agencies should be
coordinated to provide the most cost effective service to the
community and to prevent duplicative efforts.

» Retention of Anchor Tenants. As the catalyst for additional
business, the City must recognize and seek to maintain existing
downtown anchors, including the Crawford County Building/Jail and
U.S. Post Office, both of which bring daily traffic to the CBD that
often benefits other shops and destinations downtown.

» Regulatory Change. The City should review its zoning ordinance
and other regulations to ensure they are suitable to the downtown.
Recommended changes include development of more specific
regulations that address the unique needs of the CBD, including
specific parking regulations that consider shared or municipal parking
and on street parking.

»  Promote Downtown Activities. The Grayling region could benefit
from additional festivals and other activities related to the
Independence Day holiday. Grayling should draw upon current
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success of the Au Sable River Festival to increase tourist activity in the
City by either increasing the magnitude of events to showcase the
City’s downtown, or by extending the number of events to include
Independence Day celebrations.

" Economic Development. Though an overall goal for the City, the
downtown is also in need of economic development attention. The
State of Michigan has identified Grayling as both a “Core
Community” and an “Eligible Distressed Area” which qualifies it for
additional financial and program assistance. The City should
capitalize on these programs as much as possible to improve the
central business district. In 2014 the City of Grayling became a Select
Level Main Street Community through the Michigan Main Street
program. The Michigan Main Street program offers many
opportunities for assistance with economic development and
revitalization.

Hospital Complex

®= Review Land Consolidation Laws. The City should consider
adopting a specific land consolidation ordinance to regulate the
anticipated need to combine platted lots and consolidate land for
redevelopment.

Commercial

=  Promote Regional Economic Strengths. The strengths of the
Grayling economy lay in the medical and tourist industries, and the
area is ripe to receive up to 1,000 additional jobs in professional/white-
collar positions. The City also boasts a strong lumbering industry and
is the County seat. These attributes should be sold to attract large
employers or educational facilities that will further boost the local
economy.

= Recruit Large-Scale National Retailers. The City recognizes citizen
support for large-scale commercial uses, and seeks to provide for their
development, in locations that do not detract from the downtown or the
overall character of Grayling.

®= Consider Annexation to Industrial Park. Expansions of the
commercial economy in Graying will lead to a need for additional
land. Grayling should continue to explore the possibility of land
annexation into the City. While annexation is not a current priority,
the need for additional land is likely to arise in the future.

" Explore Wireless Cable Access. As cable franchise agreements near
the expiration of their term, City officials should make a priority to
negotiate new wireless access to the area.
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Neighborhoods/Residential Needs.

u  Tncrease Density. The City should review their current ordinance
regulations to ensure they permit expansion of residences to allow for
above-garage units or mother-in-law apartments which could serve
future residents.

=  Encourage Improvements to Multiple-Family Structures. The City
should continue to encourage proper maintenance of residential
buildings through code and ordinance enforcement. Establishment of
a low interest loan program for rental properties should also be
investigated.

" New Residential Development. Any new single-family residential
development should incorporate open space areas, a interconnected
street pattern, and attractive landscaping and buffers.

= Infill Development. Design guidelines and zoning standards should
be established for new construction and renovation of existing
structures within the City’s central neighborhood. These standards can
address issues such as scale, proportion, window openings, exterior
materials, etc. and respect for the architecture of surrounding
buildings.

= Neighborhood Revitalization. As with economic development, there
are a number of State and Federal programs, described in Chapter
Eight, aimed at improving the quality and affordability of housing.
The City should continually seek funding sources and programs that
will further its goals toward improved residential housing in Grayling.

= Continuum of Housing. The City must ensure a proper continuum of
housing opportunities are offered that provide a range of services and
assistance to address the needs of an aging population. The various
housing types typically in demand are detailed in Chapter Eight.

=  Establishment of Rental Property Regulations.

Future Land Use

The future land use plan establishes land use categories, identifies the
location of planned land uses and provides strategies for implementation.
This section also provides a rationale for the placement of preferred land
uses and the intensity of those uses. The future land use plan serves as the
primary policy guide for future land use decisions, investment in public
improvements and coordination of public improvements and private
development.

The future land use plan for Grayling has been developed to accommodate
the range of housing and commercial services needed to serve residents,
and to preserve the values held closely by City residents. Future Land Use
categories are briefly described below (with more detail offered in Chapter
Nine), and illustrated in Map Seven: Future Land Use Map.
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Low Density Residential. This category is intended for large-lot
residential land uses that contain natural features, and correlates to the
proposed R1-A zoning district.

Moderate Density Residential. The predominant land use in the City
falls within this category. This category correlates to the City’s R1-B
zoning district and includes most of the residential land located in the
City’s central neighborhood.

High Density Residential. This designation includes high density single-
family as well as attached condominiums and apartments, and coincides
with the proposed R-2 and R-3 zoning districts. This category includes
existing residential uses on the smallest allowable lots. Some existing
buildings have also been converted to multiple-family buildings, which is
encouraged to continue, provided the homes retain their existing character.

Central Business District. This category relates to Grayling’s downtown
area, generally described as the area along Michigan Avenue between
Spruce Street and the railroad tracks.

Medical Cottage Industry. This area is located near the existing hospital
and medical complex located on Michigan Avenue. Future development
in this area will be subject to the C-2 zoning district.

Neighborhood Commercial.  Areas categorized as Neighborhood
Commercial relate to the City’s C-1 zoning district, and are intended to
accommodate small-scale commercial uses that serve the residents of
Grayling.

General Commercial. The City’s General Commercial areas are
intended to serve larger tenants, or those drawing from a more regional
market. This category relates to the City’s C3-A and C3-B zoning
districts.

Industrial. Industrial uses in Grayling will generally be directed to the
City Industrial Park, located at the south end of the City.

Institutional. Areas designated as Institutional are scattered throughout
the City and generally include established civic uses, such as churches,
schools and other public buildings.

Recreation. This category includes locations designated for recreation
facilities and neighborhood parks. This includes the Au Sable River City
Park, open spaces such as those on Industrial Street and in North Town
Recreation Nature Park, near the fish hatchery, as well as the Grayling
Country Club.

2015 Page E-11






Dear Community Member,

The City of Grayling is in the process of updating their Master Plan. The Master Plan is the base for building/improving the City. . Your answers will
help influence programs to be done In the City. We are asking If you would please complete this survey and return it to City Hall by Sept. 19" 2013,
You may hand deliver or mail your survey to 1020 City Blvd,, Grayling, MI 49738, If you have any questions please call 348-2131

Thank you for your assistance in helping to plan Grayling's future!

Doug Baum
City Manager/Police Chlef

SECTION ONE: BACKGROUND INFORMATION
INTRODUCTION

This survey consists of six sections. Ifyou choose to give your name and address we will not share your information with anyone, Individual survey

responses will be kept private and only survey totals will he made public.
I

‘Are you a...(please check only ONE hox)

58.32% A resident of the City of Grayling

23.53% A business owner In the City of Grayling

5.88% Both a business owner and resident in the City of Grayling
11.76% Nelther a business owner nor a resident in the City of Grayling

1. If a business owner, is your business in “downtown” Grayling?
Yes 30.95% No 69.05%
2. How long have you owned your business?

Average of 19.37 years

3. What type of business do you own?

| Retail 20%  Professional Services 40% Restaurant 5% Trade/Contractor 5% Other 30%

4. Do you belong to: (Check all that apply)

Downtown Development Authority 8.51%  Grayling Reglonal Chamber of Commerce 57.45%  Grayling Promotional Assoclation  19.15%

Other 14.89%

RESIDENT DEMOGRAPHICS ' ]

1.1 How long have you lived in the City of Grayling?
Lessthan2years 3.13% 2to7years 14.58% 8tol5years 17.71% Over15vyears 64.58%
1.2 Doyourentorownyourhome? Rent 1.15% Own 98.85%
1.3 How many people live in your household? Average of 1.75
1.4 Areyou a registered voter in the City of Grayling? Yes 87.88% No 12.12%
!1.5 What Is your occupational status?
Retired 49.46% Working 45.16% Domestic Homemaker 0% Other: 5.38%
1.6 Ifworki.ng and you reside in the City, where are you employed?

City of Grayling 47.87% Elsewhere in Crawford County 13.04% Neighboring County 13.04% Camp Grayling/Mates 4.35% Other 21.74%




1.7 Whatlsyourage? Underl19 0% 19to29 1.14% 30to39 13.64% 40to49 7.95% 50to59 26.14% 60orover 51,14%

i

SECTION TWQ: CITY PROGRAMS & SERVICES

2.1 Of the following enforcement issues, which Is of greatest concern to you?

24.11% Property malntenance (i.e. mowing the lawn, painting the house, et.)
17.02% Removal of unlicensed vehicles

49.65% Demolition of unsafe, obsolete residential and commercial buildings
9,22% Other

How strongly do you agree/disagree with the following statements ahout City policies? Please circle your response,

Policy Strongly Agree Neutral Disagree Strongly
Agree Disagree
2.2 | would support garbage collection user fees, 9.52% 15.87% 26.19% 15,08% 33.33%
2.3 The city should encourage addltional business

enterprises that will provide a competitive
marketplace and make available more choices of 62.22% 28.15% 7.41% 1.48% T4%
goods and services.

2.4 The City should concentrate on supportl d : ;
= STy Sholiieca pparting an 45.45%  31.81%  19.70% 2.27% 76%

| maintalning existing, established husinesses. .

2.5 | support the City's efforts to revitalize the central
business district {i.e. Michigan Ave.) through 49,63% 81.11% . 15.56% 2.22% 1.48%
additional shopping, restaurants and night life

2,6 The City should attract Big Box retail stores, 30% 29.23% 21,54% 10% 9.23%

SECTION THREEE: CITY PARKS

3.1 Should the Parks program in Grayling be expanded? 3.4 Does the City need additlonal indoor recreational facilities?
Yes 55.04% No 44,96% Yes 61,16% No 38.84%

3.2 Does the city need Pocket Parks 3.5 Ifyes, recommendatlons:

3.3

Yes 34.23% No 65.77%

Should access to the river be preserved to allow for public

utilization.

Yes 96.21% No 3.79%

SECTION FOUR: RESIDENTIAL DEVELOPMENT

4,1

If the expected population growth of Grayling Is greater than
what can be accommodated In current housing, which ONE of 4.2 Inorder to promate more housing development should the
the following do you think should be built to best accommodate city aggressively pursue purchasing of existing, obsolete
them? residential properties for sale to private developers?
Yes 60.34%

36.75% Single-family residences

13.86% Duplex residences No 39.66%

24.70% Apartment dwellings

10.84% Mixed-use (Le. 2™ floor residential 4.3 Do you think there are enough housing optlons available for

over business) for senior residents?

13.86°
RBHe Tewhhatses Yes 47.56% No 52.54%




How strongly do you agree/disagree with the following statements about residential development in the City of Grayling? Please circle your
response.

Policy Strongly Agree Neutral Disagree Strongly
Agree Disagree
4.4 The City should pursue programs to encourage and 31.54% 39,23% 22.31% 4,63% 2.31%

Support single-family home ownership.

4.5 Multiple-family housing should be built in the same 3.88% 17.05% 32.56% 27.91% 18.60%
Neighborhoods as single-family ownership. ’

4.6 | prefer to see existing homes restored rather than 23.85% 33.08% 30.77% 9.23% 3.08%
Seeing them torn down and rebuilt.

4,7 The City should accommodate future population growth, 15.52% 25.87% 31.03% 21.55% 6.03%
Even if It means developing multiple-family homes.

14.8 Homes on larger lots are needed to attract more residents 46.15% 25.38% 49,23% 16,92% 3.85%
g To the Clty, even If they are more expensive to purchase,

[H SECTION FIVE: TRANSPORTAION
5.1 Would Grayling benefit from increased access to |-75? 5.3 Do you...{check one)
Yes 68.66% No 10.45% Unsure 20.80% 72.41% Drive to work
2.59% Take public trangportation
5.2 Would access to I-75 at North Down River Road In both the 7.76% Bike or walk
North and South directions be beneficial? 17.24% Other

Yes 71.85% No 11,11% Unsure 17.04%
How strongly do you agree/disagree with the following statements about transportation in the City of Grayling? Please circle your response,

Policy Strongly Agree Neutral Disagree Strongly

Agree Disagree

(3.4 The Clty should pursue additional walking paths. 23.30% 25,56% 26.32% 18.80% 16.02%

5.5 The Clty should enhance bike utilization.along City streets ~ 21.48% 27.41% 27.41% 17.78% 5.93%

5.6 The City should pursue additional bike paths 23.13% 16.12% 29,10% 14,18% 7.46%

5.7 TTraffic congestlon Is a problem in the City 24.06% 30.88% 22.56% 18.05% 4.51%
B SECTION SIX: OVERALL GROWTH )

6.1 What do you want the City of Grayling to be known as?

Residential community 17.24% Tourist/Recreational 39.41% Commercial/retall center 18.80% Milltary town 12.32% Historlcal 13.80%
Other: 3.45%

6,2 What do you think is the biggest draw to our Community?

|6.?- How should the Bear Archery property be developed?
6.4 Do you belleve the Clty needs to acquire land to

29.79% Big box retail stores accommodate future growth?
28.367% Specialty stores/small retail shops

9.22% Single-family residential homes Yes 50%

21.99% Residential condominium complex No 50%

10.64% Other




6.5 If so, what should acquired land be used for? 6.6 Other:

12,18%
10.43%

9.57%
16.52%

36.52%
14.78%

How strongly do agree/disagree with the following statements about overall growth in the City? Please circle your response.

Higher-value single-family homes on larger lots

Condominiums, duplexes, triplexes, and quad-

plexes

Multlple-family housing, including apartments
with 12 or more units per building

Industrial Business

General commercial business

Other

Policy Strongly Agree Neutral Disagree Strongly
Agree Disagree
6.7 Protect private property rights over community interests. 25.98% . 32.28% 33,07% 7.87% 79%
6.8 Any new construction would be good for the City. 24.03% 39.53% 27.91% 6.20% 2.33%
6.9 The City should take a more aggressive approach to 16.40% 26.56% 43.75% 10.94% 2,34%

Enforcing land use and zonlng regulations.,

SECTION 7: INFORMATION

7.1 What do you use a primary source of information for community events?

15.19%
50%
4.,43%
7.59%
8.23%
14.56%

Grayling Reglonal Chamber of Commerce
Crawford County Avalanche

Grayling Visitors Bureau Website

The Weekly Choice

Radlo

Other

7.2 Would you be interested In volunteering with events?

Yes
7.3 Ifyes,

Name:

18.66% No 81.34%

E-mail;

General Comments: Please indicate any other comments, concerns, or suggestions related to land use, development and improvement that you
may have for the City Planning Commission or City Council.
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