MANISTEE CITY PLANNING COMMISSION

70 Maple Street
P.0. Box 358
Manistee, Michigan 49660

MEETING OF DECEMBER 2, 1999

There will be a meeting of the Manistee City Planning Commission to be held on Thursday, December
2, 1999 at 7:00 P.M. m the Council Chambers, City Hall, 70 Maple Sireet, Manistee, Michigan.

AGENDA
I Roll Call

IL. Matiters Pertaining to the General Citizenry:
A Public Hearing:
1.

2,
B. Site Plan Reviews:
1. Ringel/Schoonover - Lot Split
2,
C. Questions, Concerns and Consideration of Matters
Pertaining to Citizens in Attendance:
1.
2.
III.  Business Session:
A Approval of Minutes from Last Meeting (11/4/99)
B. New Business:

1. Election of Officers

2.
C. Unfinished Business:
1.
2.
D. Other Communications:
I.

2.

IV.  Work/Study Session:
1. Section 2F, 2G, 2H & 2I - Master Plan
2.

V. Adjournment

3.

ce: Planning Commission Members
Cilg Council
R. Ben Bifoss, City Manager
Jon Rose, Community Development
County Planning Department
Jack Dinsen, Manistee Township Zoning Board
Don Alfred, Filer Charter Township Planning Commission
Manistee News Advocate
WMTE Radio
WXYQ Radio
Fefi Mikula, Abonmurehie
Julie Beardsles, Assessor
Marle Niesen, Building Inspector



MEMORANDUM

TO: Planning Commission Members

FROM: Jon R. Ros _
Community Development

DATE: November 24, 1999

RE: Planning Commission Meeting December 2, 1999

This will be the last Planning Commission Meeting for 1999,

We have received a request for a Lot Split and Combination from Ringel Real Estate on behalf of Mr. & Mrs
Schoonover. Mr. & Mrs. Schoonover own parcel # 51-51-363-701-15 in the Lakeview Subdivision. They
have sold Lot 7 to Mr. & Mrs. Joseph O’Niell. Staff review of the request shows that all of the requirements
of the Zoning Ordinance have been met. A copy of the request is enclosed.

Under New Business we will have the Election of Officers. For the new members information this is an
annual event. I will preside over the meeting during the election of officers.

Enclosed is the last half of Section 2 of the Master Plan. We will discuss this section of the Master Plan
under the Work/Study Session portion of the meeting.

We will see you at the Meeting!!

JRR:djm
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318 Parkdale Avenue = P.O. Box 212
Manistee, Michigan 49660
Phone: (231) 723-6596 = (888) 335-7464 = Fax (231) 723-6235

Novemnber 18, 1999

Jon Rose

City Hall

Maple Street
Manisiee, Ml 48660

Re: Request for parcel division

Dear Jon:

Enciosed find a request for parce! division regarding property owned by Mr. and Mrs.
Schoonover. The said parcels being iots 7 and 8 of Lakeview Village Subdivision according to
the plat theredf as recorded in Liber 5 of plals, page 23.

As you are aware, we sold lot 7 on August 13, to Mr. and Mrs. Joseph O'Neill of Wyoming,
Michigan as evidenced by the attached copy of your letter to Mr. and Mrs. Schoonover of Qctober
28, 1898.

Jon, we were not aware that a split was necessary on a previously approved subdivided parce! of
property. Had we been aware of this, we certainly would have complied with the City's
requirement to jump through additional hoops.

Your letter of October 28, 1999 indicated that to get this placed on the December 2 Planning
Commission agenda it must be submitted by November 22 of this year. We are frying to comply
with the submission of this application by the indicated date.

| believe the attached is self-explanatory. However, should you require additional information,
please do not hesitate to call.

Ronaid W. Ringsl, Broker

RR/ew
Enclosures

c Mr. and Mrs. Schoonover
Mr. and Mrs. O’Neill
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CITY OF MAMISTEE

PARCEL NUMBER ¢ 5 51 383 701 15

COUNTY : fanistee anl
SCHOGL DISTRICT: WANISTEE MREA FUBLIC SCHO 30
PROPERTY LOCATION: NEIGHRORHOOD: SUTHML

SCHOONBYER HOWER R & MARY ANN
GRAF ROAD

-THREN MI  49419-0015
HAILING ABDRESS(S):
SCHOORBVER HOMER R B MARY ANN
13284 GRAF RDAD
BRETHREN #I 49419-0013

ZBMED; RDL
DBA:

EXARINED BY: 3B
EXAHINE DATE: 02-12-94
INTERVIERED:
PROPERTY CLABS: Residential

; LAND SKETCH 3

SEE ATTACHED

DESCRIFTION:
LAKEVIENW VILLAGE SURDIVISION LOTR 7 & 8, 10 THRY
12, 15 THRU 19, 24 THRY 2% [[SALE(HQ) 200 4392

0202, b393 0396, 4393 0789 (R2) 5418 0725 (94) 4444

0189, 4349 0278, 0472,2433 0744, 758, 970 (96} 750
1533 0297, 600 1557 1004 {94} 00 1594 0259

12 OCT 1999
| SALES INFORMATION

SRANTEE DATE | INSTR | LIBRIPAGE IBALE PRICE

0019 1 a3T| 1604 60,000

UESCRIPTION DATE AHOUNT

TRUE CASH VALUE

YEAR LAND| _BUILDINGS{CODESHMST! ASSESSHENT! FEQUALIZED TAYABLE

1999 127,940 o] C 0 44,000 44,000 £0,780

1998 127,940 9| C 0 64,060 64,000 39,823

1997 127,940 ¢f C 0 &4, 060 64,000 98,251

199 127,960 o{ C 0 &4 ,000 44,000 56, 6b3
Improved, Platied, Residential
Level
Paved Road

LAKD COMPUTATIONS |—

SIZE _|FACTOR|DESCRIPTION RATE VALEE
1974.5 ¢ 1.00]1974.51200 80.001 157,940
LAND IHPRGVEMENTS Sf/Lf/Ea Rate Deprfost
ADJUSTHENTS or Enhancing/Detracting Influences
FOR LOTS W/D H20 AKD SEWER AYAIL. 1250.5FF
H4HG.00FF ¥ 30% = ~30000

2000 FINAL VALUES:

PROPERTY BASE VALUE 157,940 TOTAL TRUE CASH VALGE: 127, %460
NEIGHBORHOOD FACTOR: 1.q0 CALCULATED ASSESSHENT: b4, 600
TRUE CASH VALUE 137,340 ASSESEHENT OVERRIDE:

LAKE IHPROVEMENT BASE:  -30,000 CLASS FACTDR APPLIED: 1. 600040
COST NEM MULTIPLIER: NA BDR ABGESSHENT:

DEPRECIATION HA STC/MTT RSSESSHENT:
NEIGHBORKOOD ECF WA FINAL ABSESRGHENT: 64,000
NEHD LAKD FACTOR NA EQUALIZATION FACTOR: 1,00000
TRUE CASH VALUE -30,000 STATE FOUALIZED VALUE: 6,000
BLDGE TOTAL TRUE CASH: ] CAPPED WALIE: 81,752
TRANSFER:
HOHESTEAD PERCENT: 73 TOTAL TAXABLE VALUE, 61,752
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LAND USE SUITABILITY
Suitability Analysis:

Land use suitability maps show patterns of requirements,
preferences or predictors of various land use activities,
(Hopkins, 1977). In the Manistee Development Plan, land use
suitability was used to determine general patterns of suitability
for the following land use types: residential (low, medium and
high density), special planned residential, neighborhood :
commercial, general commercial, light industrial and heavy
industrial. These land use types, as well as the results of the
suitability analysis will be discussed later in this section.

Mathematical Combination:

Suitability was determined in the Manistee Development Plan
through the mathematical combination of various suitability
factors. For each of the land use types described above, a set
of locational criteria were developed and reduced to mathematical

form.

For example, the proximity to sewer utilities is an important
factor in determining where residential uses would best be
located. First, the city was examined for its sewer availability
and mapped to show areas as one of four categories of sewer
availability: less than 28§ feet, greater than 2088 feet but less
than 886 feet, greater than 888 feet but less than 1/4 mile, and
greater than l1/4 mile. To allow the sewer utilities factor to be
used in a mathematical expression, it is necessary to assign
numeric values to each of the four categories on the basis of
their desirability for residential land. Since the final
suitability analysis will express greater suitability with lower
numbers, the sewer utilities factor also uses lower values to
express greater -desirability. As shown below, each of the four
sewer factor categories received simple numeric values on the
basis of their respective value to residential suitability.

Relative
Value for
Residential . Numeric
Land Use : Value Locational Criteria
greatest B Less than 208 feet from sewer.
1 288 to 88P feet from sewer.
2 898 to 1320 feet from sewer.
least 3 Greater than 1320 feet from sewer.

2F-1



Linear Combination:

Since the Manistee Development Plan analysis required the
combination of many factors, all having different influences over
the final suitability of a given area, it would be erroneous to
simply rate each factor with the same range of mathematical
values and assume uniform importance. To provide a more
accurate measure of the variation between factors, and to allow
for their logical combination, each factor was given a relative
importance weighting. This secondary value, or multiplier, was
used to expand the range of values for each set of simple numeric
mathematical values described in the example above.

Again, a sewer utilities factor for determining residential land
use suitability will be used as an example, only the analysis
will be narrowed to high density residential land usage. By

comparing the sewer utilities factor to all other factors, an

importance value of 2 was assigned to signify it is about twice

as important as a factor receiving a multiplier of 1. all
secondary values were derived by multiplying each numeric
category by its assigned weighted value. The results for sewer
availability in locating high density residential suitability are

shown below:

Original
Numeric Relative Secondary
Value Importance Value Locational Criteria
7} X 2 = %} Less than Zﬂd feet from sewer.
1 X 2 = 2 288 to 808 feet from sewver.
2 X 2 = 4 BPB to 1328 feet from sewer.
3 ¥ 2 = 6 More than 1328 ft from sewer..

Computer-aided analysis:

The linear combination method of determining land use
suitability described above can best be accomplished by a
factor map overlay. In this method the weighted value of each
factor is mapped and added to all the other factors. After all
maps have been added together, a composite map is then drawn to

show an overall suitability rating.

Using a manual method of map overlays is tedious and often
creates artificial limits to the total amount of data used in the
analysis. A computerized methodology was devised by the Manistee
Development Planning team to help organize and process the lLarge
amounts of factor data collected in earlier phases of the
planning process. The program required that maps be coded into a
‘large grid system superimposed over the city. The grid system
consisted of just over 18,568 cells, each of which were 82.5 feet
by 82.5 feet, (6.156 acres}. A map of each factor was created
and cells coded by secondary values, (as described in the Linear
Combination section above). As shown in the map overlay process

2F-2
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figure below, once each of the maps coded in this manner have
been added together, a total rating of suitability is established
for each cell. The matrix in Appendix 2F.2 shows all factors
used in the Manistee Development Plan including the relative
importance weights and final values for each. (For a more
detailed description of the computer program used to complete the
analysis, see Appendix 2F.1).

MAP OVERLAY PROCESS

Once all the factored maps for each land use type were added
together, it was possible to see variation in suitability within
ten numeric classifications., These were judged for inclusion
into broader groupings and colored in such a way to make simple
visual analysis possible. The resulting maps, labeled as LDR,
MDR, HDR, SPR, NCM, GCM, LIN, and HIN SUITABILITY MAPS, refer to
low density residential, medium density residential, high density
residential, special planned residential, neighborhood
commercial, general commercial, light industrial, and heavy
industrial, respectively. Each of these land use types are
explained in greater detail in the chapter describing the
Manistee Development Plan. A general description of the factors
involved in each of the various land use types are included in
the remainder of this section.

2F-3



lialls WJyn=a; Uz

LDR - Low Density Residential: (Map 2F.1la)

Analysis for low density residential is based on two concepts.
One is that lower density residential uses are vulnerable to the
negative effects caused by most commercial, industrial and other
non-residential uses. The other concept is that low density
residential use has certain suitability aspects that distinguish
it from higher densities. Low density residential use is
considered by the analysis to need less in the way of community
facilities that higher densities would require. This is due to
the smaller number of persons affected over a wider area, (the
plan suggests four or fewer units per acre for low density). It
is also due to the notion that people move to lower density
residential areas to escape +he "crowded" atmosphere often
associated with the central business district, the very place
where such community facilities are usually located.

By examining the various factors used in determining low density
residential suitability, (see Appendix 2F.2), the importance of
grouping similar uses and rejecting conflicting land uses can be
easily seen. The lesser importance of community facilities
factor can best be seen by contrasting the relative importance
value for low density residential to high density. Consistent
with this diminished importance of community facilities, public
utilities also shows fewer points scored if public utilities area
available in the case of lower density residential uses.

As with all the residential uses, the factor measuring
environmental constraints to residential development was
considered with as much weight as existing land use in
determining suitability. Also, factors applying to commercial,
industrial or planned uses were not applied to the analysis for

residential uses.
MDR - Medium Density Residential: (Map 2F.lb)

Medium density residential suitability was based upon criteria
that were very similar to low density residential. The only '
difference between the two is that the Existing Land Use and
Existing Zoning District Type factors use different
classifications for the "pest case" situation. Existing land
uses of low and medium density residential were considered best
for medium density suitability while only low density was
considered best for low density suitability. Similarly, existing
zoning district types of R-1, R-2 and R-3 were considered best
for low density while only R-2 and R-3 were considered best for

medium density residential uses.

All other factors used in determining medium density residential
suitability, including the relative weights of each factor, are
identical to those used for low density residential as described

above. ) |

2F-4



HDR ~ High Density Residential: {Map 2F.lc)

Though the same factors as were used in determining low and
medium density suitability were also used for high density
suitability, some differences exist which should be explained.
First, reflecting a similar change as that found between low and
medium density, the Existing Land Use and Existing Zoning
District Type factors use different "best case" values.
which high density residential land use and R-2 or R-3
zoning already existed received the best scores while any other
residential use, residential zoning, or compatible zoning
received the second best scores. This change proved toe be much
more limiting than the change between low and medium density
rasidential since high density uses are much more sparse.

Cells in

Another important distinction between high density and the other
residential uses are the weights applied to each factor.
Referring to the matrix in Appendix 2F.2, for instance, the
Proximity to Community Facilities and the Public Utilities
Availability factors have received higher relative importance
ratings for high density residential when compared to low and
medium density. Such an adjustment was necessary to reflect the
need to maintain highest densities near existing facilities and

utilities.

SPR - Special Planned Residential: (Map 2F.1d)

As the name implies, the Special Planned Residential suitability
analysis is intended to express special characteristics of
certain parcels within the City. Generally, the land use, _
community facilities, zoning, and public utilities factors are
the same as the other residential suitability factor arrangement,
(except the best case land uses are vacant lands and the best
zoning districts are any residential zones). However, the real
change occurs by the removal of the Environmental Constraints to
Residential Development factor and the addition of a Unique
Residential Properties factor. This change was made to recognize
that some lands exhibit characteristics which make them very
desirable for residential development and, provided they are

carefully planned and cautiously implemented, should be
considered as such even if they are located in areas which impose

environmental constraints. The analysis was set up to choose
those lands with water access, a good view, or are available
through the City under a planned or "deed restricted”

arrangement.,

Factors concerning community facilities, zoning, and utilities
were placed at the lowest level of importance, while existing
land use was highest. The Unique Residential Properties factor

was weighted between these extremes.

2F-5
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NCM - Neighborhood Commercial: (Map 2F.le)

Unlike the residential suitability factors described above, the
Neighborhood Commercial suitability analysis relied less on
existing land use and not at all on environmental constraints and
proximity to community facilities. Instead, two new factors were
introduced to the analysis. These were called "Unigue
Neighborhood Market Areas” and "Transportation Availability and
Compatibility", both of which were developed to provide the
analysis a greater commercial orientation. The "Unigue
Neighborhood Market Areas" represent various distances from dense
residential areas, the assumption being that markets for
neighborhood commerce will in general be defined by the number of
persons (customers) in the surrounding area. As suggested by the
name, the "Unique Neighborhood Market Areas" factor was developed
solely for determining neighborhood commercial suitability.

The "Transportation Availability and Compatibility" factor, on
the other hand, is applied to all the commercial and industrial
suitability maps and is a measure of the role played by
transportation in outlining suitability. For the neighborhood
commercial analysis, major intersections and secondary roads are
considered the best while highways, primaries or "Main Street" is
congidered less desirable. Highways, primaries and "Main Street"
are not considered prime neighborhood locations sinece these
properties are normally better devoted to general commerce with

automobile access.

GCM -~ General Commercial: (Map 2F.1f)

The intent of the general commercial suitability analysis was to
determine the best locations for general commercial activity.
Precision in determining general commercial land use suitability
is difficult and could be the subject of a complete independent
market study. Such a study is beyond the scope of the Manistee
Development Planning project. However, a good indication of
suitable commercial locations was derived from the suitability
analysis by applying the following factors: "Existing Land Use",
Existing Zoning District Type", "Public Utilities Availability",
"Transportation Availability and Compatibility", and "Comparable
Plan Use Designation®.

The last two factors used in this analysis bear further
explanation. The transportation factor was, as in the
neighborhood commercial analysis, developed to give a measure for
the influence of the street network over commercial activity.

in the case of general commercial activity, the best scores were
given to major intersections, Highways, primaries, and "Main
Street", and the worst scores were given to secondaries, locals
and all other street types. The "Comparable Plan Use
Designation" is intended only to create a higher rating for areas
which have been considered in other planning documents or studies
as good commercial land. 1In this analysis, commercial
designations in either the Downtown Development Authority (DDA)

¢ 2F-6



or the Manistee Lake Management Study were considered better for
commercial activity than lands not so designated.

LIN - Light Industrial: (Map 2F.lg)

Suitability for light industrial land uses was weighted more
heavily with existing land use than the other factors due to the
potential for land use conflict. Existing Zoning District Type
was similarly scored high. The rest of the factors, including
"Public UOtilities Availability", "Transportation Availability and
Compatibility"” and "Comparable Plan Use Designation", were scored
the same at the lowest level.

s in the case of commercial use suitability described above, the
transportation factor is intended to quantify the influence of
various transport modes on suitability. Therefore, lands with
access to the highway, airport, or rail line were considered
best. Lands adjacent to primaries and "Main Street" were
considered second best, and all other lands were considered least

best.

The "Comparable Plan Use Designation™ factor was used only to
enter the industrial recommendations of the Manistee Lake
Management Study into the suitability analysis.

HIN - Heavy Industrial: (Map 2F.1lh}

Suitability for heavy industrial uses, like the analysis
described above for light industrial uses, existing land use and
existing zoning district type were the factors most emphasized
due to the potential for conflict. Aalso like the light
industrial, public utilities, transportation and comparable plan
use types were factors used in the analysis. The light
industrial and heavy industrial uses are distinguished only
between the existing uses and the compatibility of adjacent uses.

Use of Suitability Maps:

211 of the land use suitability maps shown in this plan are of a
general nature intended for "broad brush" land use planning
purposes. They are not intended, nor should they be used for,
making specific land use decisions regarding individual
development projects. If an individual development project is
considered for approval which deviates from the land use plan
shown in the Development Plan section of this report, then these
maps should not be used as the sole determinant. Rather, a
thorough anzlysis of the likely impacts of such development
should be conducted and any deviation from the suitability
criteria used in making the Maps 2F.la-h can be accounted for in

the context of such a study.



M WARQINALLY BUITABLE Pt LUR

i
gl
|

P R h s T

7 PLANITHING TEAM:,

<=JiP. GRAY & ASROCIATEZR .
JANDREW BOWMAH COLMRMITY PLANNER

'} RANUERS ARCHITECTS A-EHGINIERD
k MERLW AL STITERON MONTE, M

2F-8




" 1986 DEVELOPMENT FLAN

'MAP LEGEND

] sumanLe ror won

@ LEABT SUrTABLE Fon Mon.

t Ayl
Py

MOST EUITALLE FOR MDRt

"MAP 2F.1b

“CITY OF MANISTEE MICHIGAN®

MEDIUM DENSITY HESIDENTIAL

P. QNAY & ASROCIATER - - .- -
HDREW BOWMAH COMMUNITY PLANNEN |
-AAMDEAS ARCHITECTS & ENQIMEERE
P RENE aiRRIAN ATE ERICEISAN WOBNTE, MCRAtE S84l

2F-9




g

MAP.LEGEND .. .. _ .

1
s MOST BUITATLE FOR HOR

LEAET BUTTABLE FOR HbR.

H!GH

"DENSITY RESIDENTIAL’

# PLARMNING TEAM;, - .
P, ARAY & ASSOCIATES - - .-
JANDREW BOWMAH COMMUNITY PLANHEN |

f' MAHDERD ARCHITECTS A.EROINEERS .-
TEVIE MRRIAM AVL MURCTRON HENNTE, MHODAN abdid

!‘ g 40 C2)
o B

SCALE: t"=40

2F-18




MAP LEGEND

MOST EUTAHLE FOR PR
SUITABLE FOR.GPR . .
»

% BOMEWHAT SUITABLE FOR &FR

)
&

'WARGMALLY BUITADLE.FOR BFA

. - - MAP 2F.1d

LEAST BILTABLE FOR SPR

i 1986 DEVELOPMENT PLAN
;! CITY OF MANISTEE MICHIGAN
MIRGMSTEE PLANNING COMMISSION

.. SPECIAL PLANNING DISTRICT
b = 1SUITABILITY MAP

FLAHHINNG TEAM: |
JLF, QRAY B ASROCIATES
ARDREW SOWMWAN COMMINITY PLAHNES

RAHDENS ARCHITECTE & EMQIRERNE E
TRILL MARALM ATL, MULEFSEE W iGrTL MCAN AREEL




_. MAP LEGEND

HOST SUITABLE FOR NCW

SUTABLE FOR HCM

Euutnmmm.zrnnncu MAP 2F.1 e

NEIGHBOHHODD CDMMEHCIAC"" )

Ceh)

/\

- PLAHNINING TEAM:
4P, ORAY & ABAGCIATES
TANDREW BOWRMAN COMMNSTY runtm

{ RANDERS AACHITECYS h-ENQIHREERE .
T BEAY MERRUM ATL. NeraAREOM KETHRTL, Wbl abd 84

i




'
'
1
‘
0
v

'
'
v
i

Az

L
22

EX

MAP LEGEND

MCET BUIITABLE FOR OCM

-SUITASLE FOR QCW . —
. '

- . a '

. . *

MARCINALLY SUITABLE FOR OGM

I

"MAP 2F.1f .

i;¢ 1986 DEVELOPMENT PLAN
i1 | /CITY OF MANISTEE MICHIGAN ™
| BRAMISTEE PLANNING COMMISSION

o

BCALE: 17-400"
)

o1

-

PLANHIHING TEAM:
J.F. GRAY & ABSDCIATES

ANDREW BOWMAH COMMMMITY FLANNER

| AARDERS ARCIMTECTS A ENGINEERS
" DV Ifhiidi A YT, MUSETHOW WEISATR, mcume il

e gl
LR _m,?{m,

2F-13



Kl
I J .
! }
1
i
i
[
. v
i
i
I
I
L
®
'
'
|
|
| o 0
I .
] ' f
H
} 0
V il
;
H : N
i "
! .

 MAP LEGEND

Lns‘rjun'm.s Foney Ll

UITABLE FOR LI

- PLAMHINTHG TEAM:

AP, ORAY A ASROCIATES e

' AHOREW ROWMAN COMMUNITY PLANNER ©
l i RAHDERA ARCHITECTS &-ENDINEERS Ee

N4 WEAKILM AYE, NULEGOW NEIOKTE, SCHAAN 4004l

2F-14




MAP LEGEND

MOST BUMTABLE FOR HIR

BUITADLE FOR HIH

1986 DEVELOPMENT PLAN;
‘CITY OF MANISTEE MICHIGAN

! [
- t

PLANNINTNEL TEAM: |
WP, GRAY A ABSOGIATES

"ANOREW BOWMAN COMAURRATY PLANMER

i RAHDERB ANCHITECTE L-ENDINEERE




L. COMMUNITY FACILITIES HNEEDS

As discussed in the populsation section of this document, the City
has rporionced dramatic shiftts in populsation levels doaring
it 'shistory. Im fact; the population which is now estimated at
7,300 persans, was at  the turn of the 20th century 14,260, Az =&
result, the city has facilities abklse to handle =2 community with 3

much larger population baze.

The City of Manitstee Development Flam is firz=t and forempst & plan
to help the ity grow again. I+ this growth is achieved, then the
Flanning Commission can reasonably euspert a population similar o
that shown in Table 2D. 4. These numbers suogest that with a
modarate growth rate based upon the Land Uss Flan and building

trends since 1976, the ity can expsect to regain it’'s 1740

population by the yvesar 2010, Since the city iz well endowed with
most =mall city community facilitiss (ses Communit tv Facilities Map

26.1) the Manistee Deveiocpment Flan need not  concentrate  on

i
reating abundant new oity farcilities. Iin short, +the City of
Manistas 1is & city already souipped to mest it's projecten
population and is in need of aorowbth to match.

The remaining text iz intended +o describe the  most important
exigting farilities in the Manistose arsa ‘

Water and Sewor. Watar and sewer lines ars well distributed
throughout the cigw, Estimates indicate that to develop to the
8.43%& population projsched by the planning team  under growth
promotion projections, thers witl bBe nesd for not  more than ane
mile of water main, and that sewsr flows would increass by o more
than .03 million g=llons por cay. (Bze Appendix 26.1). This futurs
need iz based uppn likely development in the =perial planning areas
currently not being serviced by sEwss  and  wator, The Manistes
wastawater treatment plant improvemest project, like the Manistes
Pevolopment Flan, has been based upon the = % annual arowth rate
and it  is therefore expected that thers will be amele primary and
secondary  treastment capacity to includes =il new  devel opment
proposed by the plan.

o

oy

Cultw a2l Fagilities. Manistes’'s cultwural farilities include =
public library, museum. =& restored thestre, and 3 national guard
s must have patronage to continuas in

BFMOry . All of these facilitice

bperation and it is expected that the Mew Manistes will offer much
towards  this  end. Facilities cuch as the mussum, Yibrary; and
Ramsdell Theater, provide area-wi

ide use and ocutside support should
be considered either in contributicons fram the various communities
relying on their uze, or from multi-—jurisdictional suthorities such
25 Manistee County or even the State of Fichioan.

tural facilitiss mentionsd above,

Schogls=. As with the other cultu
schools need patronage. Mzintaining schools with today = funding
sources requires  a tax base large enough to sunport thE student

Bection 2 G page 1 March 2t



enrollments. Du= to population deglines and lower birth rates,

many of Manistee's pubplic schoals hawe shout  down and

b1

consalidation effort has besn itoplemented to make morge sfficisnt

use of buildings and personnai
section of this plan, it is t
Flan to bring about an increa

+

inordinate additionsl shtuden enrol lments.

. A= s=uggested in the Fiscal Impact
he intent of the Manistes Development
== in tax base support withoot causing

Folice and Fire: The Manistee Firs Station, located off the corner
ot Hancock St. and First S5t., has been the subkizcht of much stuads
and controversy in the recent past. It was poipted out durinog the
cowrse of thase studiss that there should be a commitment o
pressrve the historic integrity of botk the Qitv’'s downtown arsa
and the Manistes Fire Station. Also, the skistino site of the Fire
Etation is in & gond location to serve much of  the Manistee it

area, though the site placemernt with regard to a maior intersection
could have been better planned. A new facility, then proposed at
the corner of Washington amnd Medorial Dr., was not built and it is

el

not the intent pf this plan to proposs such =& structure.
police department is cuwrrently located in City Hall.

The

City Hall: The Manister Dity Hall iz the administrative center for
the city and is located at the rorFner  of Maple HRpoad and Water
SGtre=st, The building is lozated well for it's function and
currently has ample office space for existing staftf.

Hospitalss: The City of Manistes iz more than adeguately serwved by
= T

best Shore Hogpitsl as

as  the Manistes County Medical Care

wesl oo
Facility. The bozpital has 100 beds, an  intensive care unit, a
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coronary care wunit, and 2

Churchassy The City of Mani

Chweches., The largest single

list of the churchaes follows:
- Evangelical Covenant Dhurch 49 Third Strest

Fellowship 1m Truath 202 tlalnot SBbtreet

First Congregational Urited Ch 412 Fourth Strect

Good Shepherd Lutheran Church 221 Cypress Strest

T
at ion ig oman Catholic.

Buardian Angles 71 Fifth Shtreet
Holy Trinity Episcopal 410 Second Strest
-Jdehovah's Witness Fingdom Hall 331 Fourth Stresot
Manistees Azsemblvy of God 15 Lvypress Streset
Methodist Church of Manist=s 87 First Streset
Mazarine Church 240 Fifth Strest

New Life Tabernacle Fifth % Fine Strests
Seventh Day Adventist Church 205 Maple Street

St. Joseph’'s Catholic Church - 254 Bixth Strast

5t. Mary’'s of Mount Carmel 260 B, Mary s Farkway
St. Faul ‘s Lutheran Church 417 Fourth Strest
Trinity lLuthesran Chureh 432 Dalk Strest
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Halls: - The City has a number of halls. Soms of the hall usec
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pooasions of gathsring.
- Manistee Armory
CETks
FOE Eagles Lodgs
Knights of Columbus
Mooss Lodoe
Carriage Inn
Manistee County Courthouss
Manistes County Library
- Manistes County Trans. Inc,
‘Morth Side Improvement fAssn.
5t. Joseph s Parish Center

Farks and Recrzation:s A Farks
adoptad (1984) by the Planning
gristing needs and makes
The =sntirs document has hesn
document.

: on 2 E page 28
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282 Twelfth Street

1012 Robinson Streest

200 Arthur- Street

415 Third Strest
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Memorial Drive
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24% Hixwth Street
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This

leased for
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document shows

recommendations for  parks and programs.
included in  Appesndix 26.2 of this
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schools need patronage. Maintaining schools with today's funding
sources reguires a tax base large enough to support the student
enrcllments. Due to population declines and lower birth rates,
many of Manistee's public schools have shut down and a
consolidation effort has been implemented to make more efficient
use of buildings and personnel. 3s suggested in the Fiscal:
Impact section of this plan, it is the intent of the Manistee
Development Plan to bring about an increase in tax base support
without causing inordinate additional student enrollments.

Police and Fire; The Manistee Fire Station, located off the
corner of Hancock St. and First St., has been the subject of much
study and controversy in the recent past. It was pointed out
during the course of these studies that there should be a
commitment to preserve the historic integrity of both the City's
downtown area and the Manistee Fire Station. Also, the existing
site of the Fire Station is in a good location to serve much of
the Manistee City area, though the site placement with regard to
a major intersection could have been better planned. A new
facility, then proposed at the corner of Washington and Memorial
Dr., was not built and it is not the intent of this plan to
propose such a structure. The police department is currently
located in City Hall. :

City Hall: The Manistee City Hall is the administrative center
for the city and is located at the corner of Maple Road and Water
Street. The building is located well for it's function and
currently has ample office space for existing staff.

Hospitals: The City of Manistee is more than adeguately served
by West Shore Hospital as well as the Manistee County Medical
Care Facility. ' The hospital has 1006 beds, an intensive care
unit, a coronary care unit, and 24 hour emergency and ambulance
services.

Parks and Recreation:
A Parks and Recreation Plan was recently adopted (1986} by the
Planning Commission. This document shows existing needs and

makes recommendations for parks and programs. The entire
document has been included in Appendix 2G.2 of this document.
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FISCAL IMPACT ANALYSIS

Description:

Fiscal impact analysis is a cost-benefit evaluation which has
been described as "...an analytical procedure for estimating the
public costs and revenues associated with public or private land
development decisions."™ , (MDNR, 1978). There are several
methods available for conducting a fiscal impact analysis, each
varying widely in sophistication and applicability. The
application of any particular method depends upon the scope of
the study, the character of the community, and the resources
available. The Manistee Development Plan planning team .chose
what is known as the "per capita multiplier method" as the best
available method for supplying planning analysis for an entire
conmunity under two growth scenarios: existing trends and
alternative growth. Though other methods could be more
accurately applied to a central city environment with declining
population, (Burchell, 1978}, the versatility, ease of use and
wide acceptability of the per capita multiplier method made it
the clear choice of the Manistee Development Plan planning team.
To further aid with the analysis, a set of "spreadsheet
templates" were used as offered by the University of
Florida, Bureau of Economic and Business Research, (Sipe, 1984).
Since these templates were designed for use in Florida, some
minor modifications were necessary to tailor the analysis to the
needs of the Manistee Development Plan, (see Appendlx 2H.2 for
further discussion of spreadsheet templates). -

.In general, the Manistee Development Plan fiscal impact analysis
was designed to estimate the projected fiscal impact of future
development in the City of Manistee over the next ten years,
(1987 to 1996). ©Since fiscal impact is most often applied to
small projects, and the spreadsheet templates were set up
accordingly, it was necessary to treat the city's future
development as if it were a large, phased development project.
In the per capita method, existing costs are divided by current
population to derive per capita values. These costs are then
multiplied by projected population over the ten year analysis
period to give an estimate of expected future costs, (see
cautionary notes at the end of this section). The revenue side
of the equation is calculated in a similar "per capita" fashion
with one important difference: the value of future property
development is determined by using projected trends and actual
property tax revenue estimates. Other revenues, such as
intergovernmental transfers, must be determined through a per

capita approach, however.

Before describing in greater detail the methods and results of
this study, it should be noted that such an analysis requires
many assumptions about the future which may over-simplify many
aspects of a very complex public financing system. This analysis
-has relied on assumptions concerning the inflation rate,
projected rate of development, future housing costs, budget

2H-1



trends, and a whole host of other factors which, by their very
nature, are in a constant state of change. Therefore, one of the
most important assumptions one should make is that over the next
ten year period, the actual conditions will most likely deviate
from what was assumed in this document. The planning team has
agreed, however, that deviations from the assumed conditions will
be minimal due to the accurate trend data received from city

staff.

Residential and Non-residential Impacts:

Each development type (residential, commercial and industrial)
uniquely contributes to the fiscal picture of the city and school
district. The effects of industrial development and commercial
development are, however similar enough in a general analysis to
be included in the same analysis. Residential development, on
the other hand, is entirely different. Since the per capita
method relies on population as the direct influence over fiscal
impact, residential development in particular has the a most
profound influence (especially over the cost of development).

- For this reason, the Manistee Development Plan fiscal impact
analysis relied upen two analytical spreadsheets, one for
expected residential development and the other for non-
residential development, (see Appendix 2H.2 for more discussion).

For the Manistee Plan, two scenarios of future growth were
studied, both of which are discussed in subsequent sections. The
Existing Trend Analysis simply projects the most recent growth
data for the city and calculates the attendant fiscal impacts.
The Alternative Growth Analysis shows how the fiscal impact might
change if smaller housing umits are built at a slightly greater
rate than the existing trend.

EXISTING TREND ANALYSIS:
Demographic Characteristics:

Per Household Multipliers. Perhaps the most important component
of the multiplier approach to estimating fiscal impact are "per
household multipliers". The Manistee Development Plan uses two
such multipliers: the total persons per household and school-age
children per household. These average values form the basis for
distributing per capita costs (by calculating total additional
population for the City of Manistee and total additional school-
age children for Manistee Schools) and are as follows: 2.48
persons per household and #.744 school~age children per household
(both figures were derived from 198@ Census data).

Other Demographic Characteristics: The number of rental units
expected in the City was used by the analysis for determining the
likely homestead exemption contribution from rental units. This
datum was obtained from 198§ Census data for the County of

‘ © 2H-2
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Manistee and was calculated to be 28.5%.

Also, an "indirect multiplier" was calculated through a
regression analysis of current employment trends in the City of
Manistee. As the name suggests, this multiplier measures the
likely indirect effects (basically employment and new employees)
of projected development. A more detailed discussion of these
indirect effects and the derivation of the multiplier can be
found in Appendix 2H.l. For the Manistee Development Plan, the

indirect multiplier was calculated to be #.37.

Projection of Development:

Number of Future Dwellings. Table 2.D5 in a previous section of
this document on population projections shows an analysis of the
residential building permits which have been issued over the last
eleven years. The average yearly number of residential units
constructed was determined to be ten. This rate of new
construction was maintained for the ten year projection period
calculated for the existing trend analysis. The number of future
dwellings was necessary for projecting expected total population,
.school-age children and tax base. Using average lot sizes
suggested in the Mansitee Land Use Plan, the 168 dwellings
projected for the next ten years represents only about 3.5% of
the total projected additional dwellings, (see Table 3A.5 in the
Land Use Plan section of this document).

value of Future Structures. Based upon data supplied by the City
Assessor, an average true cash value of each residential parcel
was calculated to be 526,195. This average value was calculated
by dividing the total value of residential property by the total
number of parcels and therefore will understate the average value
of a developed parcel. Though County data could have been used
to determine a more accurate County-wide value per dwelling, the
use of such a value would represent a much wider geographic area
possibly creating a greater error when applied exclusively to the
city. Also, since these values will be used only to calculate
revenue, understating them will cause the results to be

conservative on the revenue side.

Determining the yearly value of nonresidential structures was
done similarly to residential structures. The number of permits
issued per year for both commercial and industrial units was
determined from data supplied by the City Assessor. As Table
2D.5 in the Population section of this document shows, existing
trends are nine commercial units per year and one industrial unit
per year. The average values per unit (calculated as described
for residential structures above) were $66,890 and $275,764,
respectively. For industrial, a ten year proiection at one
facility per year would leave approximately 29% of the total
planned industrial land undeveloped, {using available acreage
calculations shown in Table 3A.3 and average acreage needs for
industrial uses as indicated in Table 2H.1).
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'TABLE 2H.l1 DATA, STANDARDS AND ASSUMPTIONS USED IN FISCAL IMPACT

"ANALYSIS

TABLE 2H.1

DATA, STAMDARDS AND ASSUNPTIONS USED [N FISCAL [MPACT ANALYSLS
MANISTEE DEVELOFHENT FLAN 1984

Description:

2,48 pph

0.744 cph

2,40 pph

0.540 cph

20.5%
0,37

10

g

!

bl
0.2
$26, 195
$66,890
$275, 764

34

Inflation rate for next 10 years.
Persons Per Household, (existing trend)

Children [5chonl-aged fer Household,
{ayisting trend:

Persons Per Household, (alfernative growth)

Children [School-agel Per Househald,
{alternative growth)

Percent rental units of all umits, (County)

Multiplier for Jeb Creation
Residential units per year
Comsercial wnits per year

Industrial units per year

fiverage acres per industrial parcel
Average acres per comsercial parcel
fiverage value of residential property
Average value of cemmercial property
ﬁveraﬁe value of industrial property
flesidential growth rate in escess of
Wew comaercial units per year
Operating capital per student

City mileage rate

School ailpame rate

Assessnen¥ Ratio

Proportina public to private students

Assumpd estimate
1986 Census {calc)

1980 Census f(calc)

burchell, 1980 (p.&4 Prac’s Guide}

Deterained by analysis

1980 Census Package 3/9/81 {calc)
Gee App. B (Loration Buetient)

Il Year Average (City perait data)
13 Year fAverage (City perait data)
11" Year Average (City perait datal
1984 City Assessaent Data

1984 City Assessaent Data

1984 Lity Assesseent Data

1984 City Assessaent Data

1984 City Assessaent Data

dssueed estimate

Assuaed half uficurrent 11 Year ave.
83-84 Data from Superintendent.
Interview with City Hanager.
Interview with Superintendent.
Michigan law.

!ntervzeu-nith Superintendent.
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Projecting commercial development was not as easily accomplished.
Since the ten year building data indicates a rate of 9 commercial
units per year, the 23 acres of available commercial property
shown in the proposed Manistee Land Use Plan (see Map 3A.1 and
Table 3A.3) would be exceeded in the fifth or sixth year. Since
the permit issuance study showed a rather sporadic growth trend,
(see Table 2D.5 of the Population section of this document), a
more reasonable rate was expected to be half that amount, or 4.5
commercial units per year. Therefore, the expected commercial
value per year was estimated as follows:

4.5 commercial units per year, times an average
commercial unit value of $66,890, equals $341,0665 in
'commercial value per year, (see Table 2H.1 for data

references).

The ten year projection, then, based upon the Mansitee
Development Plan, would consume just over 98% of the undeveloped

available commercial property.

Locai Data:

Municipal Budget. The City of Manistee municipal budget as
approved by the City Council for the fiscal year 1985-198B6, was
arranged into general revenue and expenditure categories to fit
the spreadsheets and simplify the analysis. These categories and
their corresponding budget amounts are shown in Table 2QH.2.

School District Data. Expenditures for the Manistee Public
Schools were calculated from data supplied by the superindentent.
A "per student" multiplier was determined for operating
expenditures by dividing total operating capital by the total
-enrollment for same year. These data were from the 1983-84
school year and resulted in a per student expenditure of $2,124.
The 1985 school portion of the millage rate was reported at
27.85. Also, of the expected total future students, a certain
‘percentage will not be attending public schools and therefore
were not calculated in the cost side of the analysis. This value
was determined by Manistee Public Schools to be about 23%, (in
other words, 77% of all new students will be attending public
schools and should be calculated for determining costs).

Other Data. Table 2H.l1 shows other data which was necessary for
making fiscal impact projections. The City's tax rate of 21.8873
mills was obtained from the City Manager's office while the
assessment ratio of 58% is part of Michigan tax assessing law.

2H-5
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TABLE 2H.Z

CITY OF MANISTEE
BUDGET

FISCAL YEAR 1985-86

Water and

REVENDES: General Fund Sewer Fund
Local Taxes 8 91,8480
intergovernmental Transfers 623,000

gtility / Other Charges 210,688 $ 758,008
Miscellaneous 360,000

Total Revenues 5§ 2,183,060 $ 758,004
EXPENDITURES:

General Government 5 315,000

Public Safety 917,808

utility / Public Works 638,000 § 758,088
Transportation 93,8048

Miscellaneous 140,000

Total Revenues $,2,lﬁ3,ﬂﬂﬂ § 758,008

Results:

schools. When the fiscal impact of additional growth under
existing trends are studied, the results for Manistee Schools
reveal that costs will exceed revenues increasingly through the
ten year study period, (see Table 2H.3a and Graph 2H.1l). This
shortfall ($38,9860) is related only to projected additional
growth and occurs because at current millage rates, the projected
increase in the city's tax base cannot keep pace with the costs
of the students which could be generated by that growth. Of
course, millage rates and student costs are likely to change over
the ten year analysis period. However, sensitivity analysis
("what if" scenarios) with the fiscal impact spreadsheets
indicates that reasonable fluctuations in both the millage rate
and the per student costs could not account for a the projected
deficit by 1996. It turas out, as discussed later in this
section, the one value which most affected the fiscal posture for
schools was the number of students generated by each household.
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City. When analyzing the City's fiscal prospects, however, the
spreadsheet analysis reported a much different story than that of
schools. fThe fiscal impact of current trend growth, as shown in
Table 2H.3a and Graph 2H.l, point to a substantial surplus
(§96,688) after the ten year analysis period. It must be
acknowledged, however, that such a surplus would be easily
absorbed by any of several necessary city-wide capital proijects
anticipated during this period. Also, as described earlier,
(and later in this section), the "per capita" fiscal impact
approach adopted by the planning team cannot be applied with
great precision to more detailed fiscal situations. This is
particularly true when analyzing the city's fiscal outlook since
very large budget amounts, with complex sources, must be reduced
to per capita amounts and increased accordingly. With costs
being calculated only as a function of population increase, it is
expected that costs are probably understated and that future city
net balances will not be as great as that shown.

As Table 2H.3a indicates, the analysis projects no costs related
to additional commercial and industrial growth for both city and
schools. Fiscal impacts related to the costs of additional
commercial and industrial development would normally be
calculated by the number of employees expected for additional
future business in-migration. However, since the residential
fiscal impact analysis was concerned with city-wide residential
development (as opposed to small developments within the cityl,
it is assumed that the residential development projected during
the period is a maximum, and that the number of dwellings
projected includes all housing for expected employees. of
course, there are always marginal fiscal costs attributable to
commercial and industrial development, but the current analytical
approach cannot fully account for these costs.

ALTERNATIVE GROWTH ANALYSIS:

Demographics:

Per Household Multipliers. The existing trend analysis described
earlier, presents a disturbing fiscal prospect for Manistee
Public Schools. To further discover the cause for such a
problem, the planning team performed a sensitivity analysis to
see what factors or assumptions could be changed to produce
better results. Of all the factors used in the spreadsheet, none
affected the outcome for schools as dramatically as the number of
school-age children being generated, (and therefore the total
costs being upgraded on a per student basis). Another fiscal
impact analysis was therefore performed with the following
alternate scenario with regards to additional growth:

That the type of housing being proposed for the
future will not be the same single-family housing
which has caused B.744 school-age children per
household (see existing trend discussion above);
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rather, smaller more efficient units will be
developed as part of the City's new tourism based
economy.

such units, according to data generated all across north central
United States (Burchell, 1978), will exhibit "per household"
values similar to the following: 2.6 persons per household (for
all townhouses in North Central U.S. with per student similar to
below) and #.54 schocl-age per household (break-even multiplier
for schools; similar to .56 found for townhouses in North Central
g.S. {(Burchell, 1978)}).

Increasing Growth Rate:

In addition to new multipliers for total persons and school-age
children per household, the alternative growth scenario assumed
an increasing rate of residential growth. The existing rate of
growth, as described in preceding sections, was determined to be
ten new dwelling units per year. To project a more optimistic
scenario for the future, a growth rate factor of 3% per year was
applied to the yearly dwelling unit count for the ten year
analysis period. The planning team decided that with a more
aggressive development posture during the planning period,
(especially when considering the unique development potential of
seven special planning districts), a growth rate over and above
the existing trend is a realistic expectation. If the
development of Manistee's unique land areas occurs, this growth
Factor could well be in excess of 3% per year, (see a more
detailed discussion in previous sectien of this document on
population projections}).

Other Data: All other assumptions, factors and local data were
retained for the alternative growth scenarioc just as applied in
the existing trend analysis.

Results:

Table 2H.3b shows the fiscal impact of the alternative growth
scenario. The most striking difference is exhibited in the
school district net balance in that there is only a minimal
deficit caused by additional growth. Graph 2H.2 shows this trend
more clearly. The school district's revenues are exceeding costs
increasingly through the middle of the amalysis period (1998-
1992) where the net positive balance levels out to about 59,048
per year. 1In later years, however, the costs begin to rise thus
forcing the net positive balance down. This continues through
1996, when the analysis projects a break-even point for the
school district's fiscal budget. BApparently, the lewer number of
school-age children per household creates fewer costs with the
same tax base ip the early years of projected grewth, but the
increasing number of units {and therefore students} in later
years is creating rising costs without a corresponding rise in
tax -base.

i
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Conclusion:

The foregoing analysis suggest that the City of Manistee will
experience a net Tiscal benefit to growth over the next ten
years. If that growth is an extension of existing trends (2.48
persons per household in ten new dwellings units per year) the
net benefit for the city could be as high as $95,983. Under the
alternative growth scenario (2.6 persons per household with
housing construction accelerating at 3% per year over existing
trends} the net benefit to the city would be greater than the
existing trend surplus by about 5%, (5186,523).

The analysis also shows that future growth could negatively
affect the Manistee Public Schools over the next ten years if
growth continues under existing trends (8.744 school-age children
per househcld). In fact, the results show that the costs of
existing trend growth could exceed respective revenues by as much
as $35,839 by 1996. Under the alternative growth scenario (8.54
school-age children per household), Manistee Public Schools would
experience an increasing net benefit to new growth through the
year 1992, but the trend would begin to reverse causing a break-
even fiscal picture by 1996. This downward trend could continue
unless growth is slowed, costs are cut or revenues are enhanced.

The difference between the two growth scenarios tested by the
planning team, (existing trend and alternative growth)}, is
intended to represent the difference between previous growth and
new growth prospects for the City of Manistee. Existing data
represents households with more school-age children (8.774 per
house versus 6.54). Census data indicates that households types
with school-age children ratios in excess of .75 are typically
any dwelling type with more than three bedrooms, (Burchell,
1978). Existing city development clearly falls into this group;
and, since the city is composed primarily of single family
detached housing, the school-age children ratio would probably be
even higher if all dwellings were fully occupied, (census data
shows that there are an average of 1.888 children in each three
bedroom single family household in the north central United

States).

The alternative growth mentioned throughout this section
represents a departure from the larger single family detached
units developed in the city's past. New developments are more
likely to include a mix of condominium-townhouse, apartments,
duplexes, triplexes, four-family units, as well as mobile or
modular homes and other smaller, more cost efficient single-
family detached homes. The development of these types of units
are not only a part of our new national housing market, but could
be an integral part of Manistee's future resort and tourist based
economy. If this kind of growth materializes for Manistee, it is
very likely that greater growth rates and new ratios of persons
and children per household will occur. Graphs 2E.3 and 2H.4 show
new student generation and new job generation for beth existing

B ’
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trends and the alternate growth scenario. These graphically
display the positive difference where fewer students and more
employees will be generated by future development. Such new
growth rates and ratios form the basis of the alternative growth
scenario tested by the planning team; the results of which are
indicative of a positive fiscal outlook for Manistee Public
Schools, and desirable surpluses for the City of Manistee.

USE OF PER CAPITA MULTIPLIER FOR SPECIFIC DEVELOPMENTS:

It is suggested throughout this section that caution should be
exercised when considering the detailed impacts of any specific
development proposal. This is particularly true of the "per
capita multiplier" method chosen for this study. This method
uses a simple proportional relationship hased upon the concept
that an increasing population and employee base will cause a
corresponding increase in the need for public services and
facilities and associated fiscal costs. And this relationship
may or may not exist. Some analysts believe that though
computationally easy, "...there is 1ittle theoretical or
empirical support for the underlying assumption that a direct
relationship exists between population size and public-sector
costs and revenues." (Klosterman, 1986). Robert Burchell and
pavid Listoken suggest in their well known publication, The
Fiscal Impact Handbook: Estimating Local Costs and Revenues of
Land Development, that the per capita method is best applied to
" second-order cities experiencing slow to moderate growth."

(Burchell, 1978).

In many other urban settings, especially when there is a severely
declining population base and excess service capacity, the use of
‘the per capita multiplier approach for determining specific impacts
of development proposals could lead to erroneous results and

other analytical formats should be considered. However, for the
purposes of considering broad alternative community growth
scenarios, as the Manistee Development Plan planning team has

done, the per capita method is the most reasonable choice
considering the time and expense involved in most other methods,

(Burchell, 1978).

2H-14



dv3A

KRR AKX A AKX

9661 566l [v66l €66l 661! [L66L 0661 6861 (8861 LB6I
_ V4 , < _ : 7T 7 T
M S K o K Ww_
Vs e < WM\ W Ve WWM A1 IX
/] W\_ o M\ Ak K st
P o 2 o T 2 T v O 7 B 2
Ry vﬂ\ v L N
\\\ \\ . \ ’ WLM\ \\\ : mmmn
g _@_m_\ g ve |
v % o
% &ﬂ % ov.
YV " 5
Ly s o : -
ie ©ONEOS LY. XX
v - a
s ONIHLIX3 [
SLINIANLS MIN

LOVdINI TYOSI4 HO4 NOLLDIrOHd HV3A 0L

SLIN3AN.LS




10 YEAR PROJECTION FOR FISCAL IMPACT
| © NEW JOBS |

Draft: @3/94/87

98

XX

XX

‘83|

OXOCOOKA X
NSNS SON SN NN N NN

86

_ ALT. SCEN.

QAR ARARAAA

KXRRX
U TSSSSSSRNSSS

<t
P

DN NN NN NN N NN

0 PX XX KKK KK XX

DA NN NN N NN NN

Lo
i

/| EXT.TREND

46

N X AKX
NONNN NN NN

Q
<

TR

87

. Q
R 3
CC

B e oy

1987 1988 1989 1990 1991 1992 1993 1994 1995 1996

100

80j
60"

2H-16

40+
201
0

saor

Y AR



GOALS OF MANISTEE

Every citizen has a stake in the future of Manistee. It is only
natural that individuals will have different values and will thaus
want to accomplish a wide range of goals and objectives for their
community. The important factor is not that citizens have
differences, but that they want to contribute to their
community's future growth and development. The objective of this
chapter of the Manistee Development Plan is to set goals and
objectives for ,the community that promote the public interest;
the interest of the community at large, rather than the interests
of individuals or special groups within the community. No
statement of community goals, however carefully and analytically
developed, will be egually relevant at all times. Economic
changes, the movement of people and businesses, the availability
of leisure time and early retirement are a few examples of
physical and social changes that can affect the communities
goals. The following goals are a point of beginning and will
need to be reviewed and amended on a regular basis as the
community grows, objectives are accomplished and the community

needs and aspirations change.

QUALITY QF LIFE:

Yo preserve the unigue amenities which contribute to the quality
of life in Manistee including the abundant water frontage, the
public parks and facilities, the small town character and the
historic uniqueness that contribute to the desirable living

environment of the community.

POPULATION GROWTH:

To implement programs and policies that will stimulate and
encourage population growth within the City to reverse the eighty
year trend of population decline that has adversely impacted on
the economic vitality of the community.

ECONOMY:

To support existing industrial and commercial enterprises that
are making a valuable contribution to the community's economy; to
promote incentives that will encourage expansion of these
existing businesses; and to provide programs and incentives that
will encourage the relocation of those industrial and commercial
enterprises which expand and diversify the existing econemic
base,. '
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TRANSPORTATIOQN:

To ensure that the transportation network of the Manistee area is
improved and maintained to better serve the current and future

needs of the community without adversely affecting the
development of its limited land resources to its highest and best

use.

WATERFRONTAGE:

To develop plans and programs for the orderly and appropriate
development of the valuable and abundant lake and river frontage
so that these unigue community assets become the trademark of the

New Manistee.

CENTRAL BUSINESS DISTRICT:

To encourage private and public improvements in the Central

Business District and develop this area into a regional
shopping/business center with convenient vehicular and pedestrian

acCcessS.

AESTHETICS:

To initiate programs, policies and ordinances that will address
the aesthetic issues of signage, landscaping, street-scape,
maintenance, and other issues that affect the overall appearance
of the community and play important role in establishing the

community's new image.

HISTORIC PRESERVATION:

To sapport the community's continuing interest in preserving the
historically significant structures in the city and assist both

public and private efforts toward this end.

TOURISM:

To respond to the needs of Michigan's second largest industry,
tourism, by developing Programs, activities and facilities that
will attract a larger share of this growing industry to the
Manistee area. '
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HOUSING:

To develop portions of the City's vacant land resource for second
home and retirement home opportunities to stimulate population
grawth and provide a broader selection of housing opportunities
within the City.

CULTURAL:

To maintain existing cultural facilities and to promote the
expansion of cultural opportunity and activities in an effort to
encourage artist, writers and performers to settle in Manistee or
use the area as a base of operation.

SERVICES:

To improve the delivery of City services and functions in an
effort to make Manistee a model city with a community pride that
is obvious to even the casmal and infregquent visitor.

RESQURCE MANAGEMENT:

To ensure that the city's land and capital resources are used
wisely and in a manner which makes Manistee economically viable
and the City an attractive place to live for present and future

generations.
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