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Overview
The communities within the US-31 Corridor Management Plan area include the City of
Manistee, Manistee Township, Filer Township, and the Little River Band of Ottawa Indians.
Development growth in the area and to the north over the last 10 to 15 years has resulted in
steady increases in traffic along US-31 within the study area. The development of the
Tribe’s casino has also created sharp increases in traffic on some segments of the
roadway.
To varying degrees, each of the communities in the study area is planning for a mix of
residential and higher density commercial and industrial land uses. The communities and
road and planning agencies recognize that the preparation and implementation of an
corridor/access management plan can help alleviate some of the existing traffic congestion,
while allowing for the more effective accommodation of traffic generated by future
development in and around the study corridor.
There are several key aspects of the Corridor Management Plan including access
management, specific roadway/intersection improvements, and coordinated land use and
aesthetic decisions. From a longterm capacity/safety viewpoint,
access management will be the
key element of improving and
maintaining efficient traffic flow,
preserve US-31’s capacity, and
reduce the frequency and severity
of crashes while maintaining
reasonable access to the adjacent
land uses. This can be
accomplished through careful
placement of access points to
reduce conflicts with traffic using
other access points and traffic
flowing through intersections.
Access management usually
involves tools to space access
points or restrict certain turning movements. Some of these tools are:
proper spacing of access points along the same side of the street,
alignment or spacing from access points on the opposite side of the street,
placing driveways a sufficient distance from intersections to minimize impact to
intersection operations,
geometric design to restrict certain turning movements (usually left turns),
medians,
location of traffic signals, and
shared access systems (connections between land uses, shared driveways, frontage
roads or rear service drives).
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Access management can provide several benefits to motorists, communities and land uses
along the US-31 corridor. Among the benefits, based on experience and findings from other
corridors, are the following:
reduce crashes and crash potential;
preserve roadway capacity and the useful life of roads;
decrease travel time and congestion;
improve access to and from properties;
ensure reasonable access to properties (though not necessarily direct access nor the
number of driveways preferred by the landowner/developer);
coordinate land use and transportation decisions;
improve environment for pedestrians and bicyclists (less driveways to cross);
improve air quality; and
maintain travel efficiency and related economic prosperity.
Successful implementation of the recommendations in the US-31 Corridor Management
Plan will allow for the impacts of the planned growth in the communities to be addressed.
Numerous studies nationwide have shown that a proliferation of driveways or an
uncontrolled driveway environment increases the number of crashes, can severely reduce
capacity of the roadway and may create a need for costly improvements in the future.
Areas where access management plans have been adopted and followed by the
communities and road agencies have resulted in 25-50 percent reductions in accessrelated crashes.
The access management portion of the US-31 Corridor Management Plan includes specific
recommendations for individual properties as well as general recommendations that apply
to a number of areas along the corridor. These recommendations include closure,
relocation, and/or sharing of specific existing driveways, locations of future access points,
and development of service drive systems. While some of the recommendations can be
easily implemented, many are long-term initiatives that will require an on-going partnership
and commitment between the four communities and MDOT. This requires each
community’s planning commission, elected body and zoning board of appeals members to
be aware of the benefits of access management and their role in its implementation.
The model US-31 overlay zoning district is expected to be placed over the existing zoning
regulations for all parcels within 350 feet of the US-31 right-of-way. The focus of the overlay
zone is a set of access management standards that are proven techniques that can help
reduce traffic congestion, preserve the flow of traffic, improve traffic safety, prevent
crashes, preserve existing roadway capacity and preserve investment in roads by
managing the location, design and type of access to property.
Not all sites will be able to meet all of the access management standards, particularly older
sites. In order to address these situations the ordinance provides the authority to modify the
standards on a case-by-case basis. The model ordinance provides planning commissions
or the designated planning agency with the authority to modify the standards during site
plan review, provided the intent of the standards is being met to the maximum extent
practical on the site. The ordinance also requires traffic impact studies to be performed for
larger developments that have the potential to generate significant volumes of traffic.
These studies would evaluate the impact that a proposed development will have on the
road system and identify mitigation to offset the impact.
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The US-31 Corridor Management Plan and model ordinance were prepared under the
direction of a Advisory Committee comprised of representatives from the four communities
in the study area, County road and planning agencies, MDOT, and the Northwest Michigan
Council of Governments. Public involvement included two sets of public workshops/open
houses. Comments and recommendations by the public, local officials and the MDOT staff
at the open houses were considered and incorporated into the final plan.
While individual landowners may see the regulations as restricting access to their property,
a well-managed access system will improve access to properties and maintain travel
efficiency, thereby enhancing economic prosperity for local businesses. A strong access
management program also has the benefit of closely coordinating land use and
transportation decisions to improve the overall quality of life in the community.

US-31 Corridor Management Plan

3

1. Introduction
US-31 has historically served as the key north/south transportation corridor for moving
significant traffic and goods between the four local communities as well as many other
communities along the western side of Michigan. There have been sharp seasonal peaks
in the amount of traffic using the corridor in the past although the non-summer seasons are
experiencing steady growth too.
The Michigan Department of Transportation (MDOT) is continually looking for ways to help
improve, or maintain, the capacity and safety of the state trunkline system, especially in the
current fund-constricted
environment. To that end,
corridor and access
management have been
recognized as a key tools to
preserve the public dollars
spent on roadways in
Michigan.
Through initial efforts by the
study area communities and
subsequently the Northwest
Michigan Council of
Governments (NWMCOG),
the US-31 study area was
identified for which a set of
access management, land
use, and traffic improvement
recommendations would be developed. The study area communities are Filer Township,
City of Manistee, Manistee Township, and the Little River Band of Ottawa Indians. The
study area is illustrated on Figure 1.
The primary goal behind this plan is to improve traffic operations and safety along US-31
between the south Manistee County line and M-22 while retaining reasonable access to
existing and future developments. The access management tools will preserve the US-31’s
capacity through limiting the number of access points along with careful placement and
spacing of new or retrofit access points. The resulting improvements can be significant and
at a relatively low cost in comparison to roadway reconstruction.
The questions this access management plan will help address include:
•

How can land use/site plan decisions support the recommendations and enhance
the effectiveness of this access management plan?
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•

What access-related improvements should be made to existing uses to enhance
the safety and efficiency of the US-31 corridor?

•

What roadway or intersection improvements should be considered to help
maintain/improve the safety and capacity of the corridor?

•

What access guidelines should be adopted to help maintain safety and efficiency
while still providing reasonable access to adjacent land uses?

Development of this Plan
To assist in the preparation of this plan, an Advisory Committee was formed with one or two
representatives of the following communities/agencies; Little River Band of Ottawa Indians
(LRBOI), Manistee Township, City of Manistee, Filer Township, Manistee County
(Planning), Manistee County Road Commission, MDOT (Cadillac TSC and Gaylord
Region), and the NWMCOG. The Advisory Committee met regularly to review the issues,
provide suggestions on draft recommendations and assist in obtaining comments from the
public and other local officials.
This plan was developed over 11 months through a series of meetings with the Advisory
Committee. The process also included two sets of public workshops/open houses - one set
(two meetings) held early in the process on April 17, 2003 and one set on January 7, 2004.
The initial set of these open houses provided a presentation on the need for, and benefits
of, access management in this study area. The January open houses provided a summary
of the process and large graphics illustrating the preliminary corridor and access
management recommendations. Comments and recommendations by the public, local
officials and the MDOT staff were considered and incorporated into the final
recommendations. A listing of the public comments and responses (via survey) and
attendees can be found in the appendix.
Role of Access Management
As noted earlier, access management is the primary focus of this plan. Its goal is to
improve traffic operations and safety along the existing US-31 corridor while retaining
reasonable access to existing and future development along the roadway. Access
management, in this situation, involves preservation of the road’s capacity through limiting
the number of access points, careful placement and spacing of access points, and small
scale road improvements to separate turning movements from through traffic.
The terms “access” and “access point” are used frequently throughout this document.
Those terms refer to commercial driveways (ie. retail, office, industrial, etc.) and platted
roadways or private roads but do not refer to driveways to individual single-family homes
unless otherwise noted.
There are many short and long-term benefits to this program, some of which are listed
below:
Gives the communities and MDOT the latitude to make future improvements with
the least disruption on homeowners, businesses and the anticipated development
pattern along the roadway.
Reduces crash potential through careful placement and spacing of access points
US-31 Corridor Management Plan
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and median crossovers.
Preserves the capacity of the roadway by locating access points where they will
have the least disruption on through traffic flow.
Provides landowners with reasonable access to their property from US-31, though
to meet the benefits above, in some cases the number of access points will be fewer
or more indirect.
Improves traffic operations and safety that will benefit everyone. Access
management and other improvements along the US-31 corridor require a
partnership between the local units of government and the MDOT. One way to
promote this collaborative approach is through improved coordination and
communication between the MDOT and the local units of government when
reviewing development proposals.
Provides general background and information on the benefits of access
management to assist community officials.
Realization of the benefits listed above can be accomplished through a variety of changes,
both physical and regulatory. Key recommendations of this corridor/access management
plan are listed below, and are explained in more detail in the subsequent chapters.
Identify changes to existing access points to improve safety and efficiency of the
roadway corridors. Such improvements include closure or consolidation of some
existing access points to improve spacing. Specific recommendations are illustrated
on a series of drawings for some typical sections of the corridor.
Gradual replacement of individual direct access points with access through rear
service drives or shared driveways.
Access for new development through service drives. The plan illustrates options,
since the preferred location and alignment will depend upon the intensity of
development proposals. Generally, the deepest separation from US-31 is desired,
but in some cases, a frontage road may be the most practical design.
Establish access standards to help maintain safety and efficiency while still
providing reasonable access to adjacent land uses. These standards should be
applied to both retrofit existing sites and to new developments. This can be done
through consideration of access issues as local units of government review
development proposals, through improved coordination with MDOT, and through
adoption of access management standards into the local zoning ordinances.
Access Management
Access management is a process that regulates access to land uses in order to help
preserve the flow of traffic on the road system. Numerous studies nationwide have shown
that a proliferation of driveways or an uncontrolled driveway environment increases the
number of crashes, severely reduces capacity of the roadway and may create a need for
costly improvements in the future. Areas where access management plans have been
adopted and implemented by the communities and road agencies have resulted in 25-50
percent reductions in access-related crashes. Further statistical data is available in an
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MDOT access management publication called “Improving Driveway & Access Management
in Michigan.”
Access management can provide several benefits to motorists, communities and land uses
along the US-31 corridor. Among the benefits, based on experience along other corridors
and numerous studies are the following:
Preserve roadway capacity and the useful life of roads;
Reduce crashes and crash potential;
Coordinate land use and transportation decisions;
Improve access to properties;
Decrease travel time and congestion;
Improve air quality; and
Maintain travel efficiency and related economic
prosperity.
In addition to those measurable benefits, the public also
benefits due to the reduction in roadway improvement costs
and reduced environmental impacts. Landowners and
developers benefit from the long-term enhancement of
property values and knowing up front that there are
established access criteria thereby reducing the need for
redesign and the likelihood of a lengthy site approval process.
Successful implementation of the plan’s recommendations will
require continued coordination among the communities, road
agencies and MDOT. This document includes a model
corridor overlay zoning district that each community can refine
and adopt.
Perhaps the most important result that comes out of this process will not be the corridor
management plan itself. It may be the further recognition that good, timely communication
between the communities and the road agencies is the key to a successful plan that will be
implemented.
The following chapters discuss in detail the benefits and background of access
management and the specific recommendations for each subarea within this approximate
10-mile long study corridor.
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2.

Existing Access and Traffic Conditions

Defining the current access, traffic, and land use conditions along the length of the corridor
is one of the key initial tasks when developing a corridor and access management plan.
This chapter of the plan report outlines those current traffic and access conditions and land
use issues. A brief description of the roadway’s design and traffic characteristics within
each of the communities follows.
Existing Roadway and Access Characteristics
There are a wide variety of geometric, traffic, and access conditions along US-31 within the
10-mile length of the study area. Its cross section ranges from two to five lanes and there is
a wide disparity in daily traffic volumes.
There are typically two or three general development characteristics that need to be taken
into account for most access management corridors. In general, there are areas that are
currently undeveloped (and may stay that way for some time), areas that are relatively
undeveloped but experiencing growth pressures, and areas that are already mostly or fully
developed.
Subsequent chapters will outline proposed improvements and standards that the
communities and road agencies can use to improve or retain an efficient access system. In
order to define those proposed improvements, field surveys were completed to identify
existing locations or areas that have poor
or substandard access conditions. These
are outlined below, along with current
roadway characteristics, on a communityby-community basis.
Filer Township
Roadway Characteristics
The US-31 study area begins at Filer
Township’s southern edge at the US31/County Line Road intersection. At this
point and for three+ miles to the north, the
typical US-31 cross section is two lanes. At
Red Apple Road/28th Street the cross
section transitions to three lanes and
essentially remains that way on into the
south city.
Summer traffic counts taken in 2001
indicate that daily traffic volumes along this
section of the corridor range from
US-31 Corridor Management Plan
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approximately 8,000 vehicles per day at its southern end to almost 17,000 vehicles per day
at its northern end. Average annual daily traffic projections developed by MDOT (statewide
model) indicate, through interpolation, that these areas may experience summertime
weekday traffic volumes in the year 2025 of approximately 11,000 vehicles per day and
23,000 vehicles per day, respectively.
Almost all of the public street and major driveway intersections on US-31 in Filer Township
are currently stop sign controlled, the exception being the signalized intersection at Merkey
Road. Speed limits range from 55 miles per hour in the less developed southern portion to
30 miles per hour just south of 12th Street.
Existing Access Conditions
The portion of the US-31 study area in Filer Township is relatively undeveloped except for
the northern sections in the Merkey Road area. This northern section has numerous
driveways serving mostly commercial/retail uses with some small office uses in the mix.
There are a few commercial and light industrial uses sprinkled along the southern three
miles of the corridor in the Township.
Current deficient access design examples in the Filer Township subarea are outlined below.
Poor driveway spacing and/or unnecessary second drive; several businesses along
US-31 north of Red Apple Road on either side have driveways that are very close
together, several of which are to the same commercial use.
Substandard driveway design/storage; too little driveway storage (distance from
roadway to first internal parking/circulation) at several locations.
Substandard driveway alignment/ offsets; the existence of too many commercial
drives north of Red Apple Road has led to poor offsets of driveways on opposite
sides of US-31. This leads to consistent inbound left-turn conflicts where opposing
drivers wish to use the same section of the center left turn lane.
It should be noted that there are a couple of good examples of access management tools in
place along the Township section. MDOT and the Township have maintained relatively
good spacing of commercial driveways away from the US-31/Merkey intersection. Also,
there are internal connections
between the Kmart shopping
center and the frontage uses
that help reduce the amount
of traffic conflicts on US-31.
Key Traffic
Locations/Deficiencies
Given the relatively low
volumes and undeveloped
nature of most of this corridor
section, there are not many
significant traffic issues
outside the access
deficiencies noted above.
MDOT has recently widened
US-31 to three lanes north of
US-31 Corridor Management Plan
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Red Apple Road/28th Street and completed other intersection improvements along with their
ongoing monitoring process.
The US-31/Merkey intersection is operating acceptably and appears to have an average
crash rate. However, concerns have been expressed by Advisory Committee members,
and at the public open houses, about the operating conditions at the US-31/Red Apple/28th
intersection – specifically regarding the need for a traffic signal.
City of Manistee
Roadway Characteristics
US-31 within the City of Manistee generally has a four-lane cross section with only a few
locations that shift to either a three-lane or five-lane cross section. Year 2001 counts
indicate that this section of US-31 carries between 17,000 to 21,500 vehicles on a summer
weekday. Year 2025 weekday traffic projections indicate that those weekday traffic
volumes may be up to 23,000 vehicles near 12th Street and 31,000 vehicles per day north
of the Manistee River.
Speed limits vary from 30 to 40 miles per hour within the City. Most of the side street
intersections with US-31 are stop sign controlled. Only 1st Street and River Street (other
than the bridge control signals) are currently controlled by a traffic signal.
Existing Access Conditions
Manistee has a wide-ranging mix of existing access configurations related to the varied land
uses adjacent to the US-31 corridor. This section of the corridor is the most densely
developed subareas within the study area. Given that most of this development occurred
some time ago, it not surprising
that there are numerous access
management deficiencies along
this section.
Existing access management
deficiencies include the
following:
Substandard driveway
design/storage; there are
many locations where
shallow parcel depths in
the past have resulted in
driveways with little or no
storage, other locations
have very wide driveways
that don’t meet current
standards.
Poor intersection-to-driveway spacing; numerous locations – driveways right next to
1st Street, River Street, and Harrison Street are examples of the poor spacing that
affect the safety of an intersection.
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Poor driveway spacing and/or unnecessary second drive; many commercial uses
along the City’s section of the corridor have multiple driveways that appear
unnecessary given their trip generation characteristics.
Substandard driveway alignment/offsets; the above driveway issue (too many) leads
to many instances where driveways on the opposite sides of US-31 are poorly offset
from each other. This creates driver visibility problems given the predominant fourlane cross section.
There are several examples within the City section of the corridor that reflect good access
management principles. Several of those are good alignment of existing (relatively new)
driveways. Another is the past closure of a wide commercial driveway on the west side of
US-31 just north of the US-31/1st Street intersection.
Key Traffic Locations/Deficiencies
Based upon pre-study designations and discussions with the Advisory Committee, there are
several intersections or roadway sections of special concern. Those included the US-31
intersections with 12th Street, Eighth Street, and Taylor Street/Memorial Drive. Although
not specifically a deficiency, there was also some discussion regarding a long-term interest
in shifting the US-31 alignment for a section from Monroe Street north into Manistee
Township.
The concerns at the first two are directly related to the potential need for a traffic signal to
allow easier access to US-31. For 12th Street, the concern is related to traffic generated by
the high school located to the west. The US-31/Taylor/Memorial intersection is a special
case and has been a concern for some time given its unusual geometric layout and the
operational and physical constraints created by the adjacent bridge.
On-site reviews of each of these were completed along with traffic counts where
appropriate. The findings and recommendations resulting from these analyses are
summarized in a subsequent chapter of this report.
Manistee Township
Roadway Characteristics
The section of US-31 in Manistee Township has a cross section that varies from two to
three lanes through most of this subarea. Count data indicates that traffic volumes vary
within this section of the study from
approximately 17,000+ vehicles per
summer weekday near Lakeshore
Road to approximately 15,000
vehicles per day north of the M-55
intersection. Traffic projections
indicate that those two volumes may
increase to approximately 21,000
vehicles per day by the year 2025.
Speeds vary from 40 mph between
Lakeshore Road and M-55 up 55
miles per hour from that point north to
M-22. With the exception of the
signalized US-31/M-55 intersection, all
US-31 Corridor Management Plan
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cross streets and roads are stop sign controlled.
Existing Access Conditions
As in the city, the Township has an interesting mix of existing access configurations related
to the varied land uses in this subarea, especially on the southern third of this corridor
section. Again, the access management deficiencies are not surprising given that it
appears most of the existing development has been in place for some time.
Current access deficiencies on US-31 within Manistee Township include the following
examples.
Poor driveway spacing and/or unnecessary second drive; many businesses along
this entire corridor section, especially between Lakeshore Road and M-55, have
unnecessary second/third driveways. Many of these are spaced way too close
together – either from drives to the same site or from adjacent site’s driveways. In a
short section on either side of Hahn Road, there are at least 10 commercial
driveways that are considered poorly spaced and/or unnecessary.
Substandard driveway alignment/ offsets; as noted earlier for the city section, the
existence of too many commercial drives has led to poor offsets of driveways on
opposite sides of US-31. This leads to consistent inbound left-turn conflicts where
opposing drivers wish to use the same section of the center left-turn lane.
Substandard driveway design/ storage; numerous commercial entities have older
style access points that have little or no driveway storage.
On the positive side, the driveway spacing and opposing driveway alignment are relatively
good at the US-31/M-55 intersection. Also, the addition/expansion of a center turn lane
adjacent to the hospital, along
with driveway improvements,
have made for a fairly good
section of highway.
Key Traffic
Locations/Deficiencies
There was only one specific
location that was brought up
as an area of concern in
regards to traffic conditions.
That location is adjacent to the
US-31/Lakeshore Road
intersection, where US-31
transitions from four to three
lanes and the current
pavement marking design appears to create driver confusion during busy periods. Also,
comments received during the open houses indicate that completing a left-turn from a
driveway onto US-31 (in the three-lane cross section area) on the southern portion can be
very difficult during peak periods.
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USA in Trust - LRBOI
Roadway Characteristics
The study area within the tribal properties is relatively short and comprises the northern
half-mile of the overall study corridor. US-31 has a two-lane cross section in this subarea
(three lanes at M-22) and carries approximately 15,000 vehicles on a summer weekday
(2003 count). By 2025, the daily volumes on this section are expected to climb to over
21,000 vehicles.
Currently, the only public
road intersection within this
area is M-22 that is stop sign
controlled at US-31 (with
flashing beacon). The speed
limit is set at 55 mph for this
section of the corridor.
Existing Access Conditions
Current access conditions on
this section of US-31 are
limited except for one or two
poorly-spaced gravel
driveways on the east side
near M-22 that are currently
used only intermittently.
Access to the large casino
site on the west side of US-31 is currently provided by driveways off M-22 – fairly well
spaced from the US-31/M-22 intersection.
Given the above, there are no existing access or traffic-related deficiencies to point out at
this time within this subarea.
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3. Access Management Standards
Based upon the analysis of existing conditions and constraints, and review of MDOT,
national, local, and other states access guidelines, the access management portion of the
plan for the US-31 study area was developed. This chapter summarizes the basic design
standards that should be used by the four communities.
Access Management Standards
Since there is a wide disparity in the current and planned future development along the US31 corridor, it is impractical to impose driveway standards uniformly throughout the study
area. Design or spacing criteria applicable to the heavily developed portions of the City of
Manistee would be less than ideal for an undeveloped section of Filer Township, and vice
versa. Standards should provide sufficient flexibility to be effective and equitable as well as
meet requirements set by MDOT and the Manistee County Road Commission (ICRC).
The introduction of this report mentioned several benefits that typically result from
consistent use of an access management plan. To achieve those benefits, access
standards for US-31 must recognize the following principles:
Design for efficient access. Identify driveway design criteria that promote safe and
efficient ingress and egress at driveways.
Separate the conflict areas. Reduce the number of driveways, increase the spacing
between driveways and between driveways and intersections, and reduce the number
of poorly aligned driveways.
Remove turning vehicles or queues from the through lanes. Reduce both the
frequency and severity of conflicts by providing separate paths and storage areas for
turning vehicles and queues.
Limit the types of conflicts. Reduce the frequency of conflicts or reduce the area of
conflict at some or all driveways by limiting or preventing certain kinds of maneuvers.
Preserve public investment and the integrity of the roadway. Acknowledge that
substantial public funds have been invested to develop the corridor to move traffic
safely and efficiently.
Provide reasonable access. Recognize that property owners have an inherent right
to access public roadways although reasonable access may be indirect in some
instances.
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Correct driveway spacing simplifies driving by reducing the amount of information to which
a driver must process and react. Locating a driveway away from the operational area of a
signalized intersection decreases the potential for congestion and
accidents for both through traffic and vehicles using that
driveway. Adequate spacing between driveways and
unsignalized roadways (or other driveways) can reduce confusion
that otherwise requires drivers to watch for ingress and egress
traffic at several points simultaneously while controlling their
vehicle and monitoring other traffic ahead and behind them.
The following sections discuss a few of the basic access design
criteria that were used during the analysis of the US-31 study
area. The specific way in which these criteria or standards
applied to the corridor is then outlined in the following chapter.
Access Design Parameters
Access management involves a series of tools to limit and separate traffic conflict points,
separate turning volumes from through movements, locate traffic signals to facilitate traffic
movement and limit direct access on higher speed roads and thus preserve capacity and
improve safety. The following is a summary of what access management standards would
involve.
•

Number of Access Points: The number of access points to a development should be
limited to one where possible. The number of driveways allowed along US-31 will affect
traffic flow, ease of driving, and crash potential. Every effort should be made to limit the
number of driveways; and encourage access off side streets, service drives, frontage
roads, and shared driveways. Along US-31, driveways should be properly spaced from
one another and from intersections with other major streets.
Access to a parcel should generally consist of a single driveway, which should be
shared with adjacent parcels wherever possible. Certain developments generate
enough traffic to consider allowing more than one driveway and larger parcels with
frontages of at least 500 feet may also warrant an additional driveway. An additional
driveway should only be considered following a traffic impact study that demonstrates
the need for additional access and, where possible, the second access point should be
located on a side street or be shared with adjacent uses.
•

Driveway Spacing from Intersections: Driveways need to be placed such that
there is adequate spacing from an intersecting street to ensure that traffic entering
or exiting a driveway does not conflict with intersection traffic.

Spacing between a proposed driveway and an existing public street intersection is an
important design element that must be identified. Typical standards take into account
the type of roadways involved (trunkline, arterial, etc.), type of intersection control, and
type of access requested. In most cases, there should be no driveways developed
within the functional boundary of a given intersection unless the size of that parcel and
other constraints do not provide a good alternative.
For the state trunkline roadways involved with this US-31 plan, full movement driveways
should be a minimum of 400 feet away from the intersection in 55 mile per hour zones.
Such distances are typically not attainable in lower speed zones (like in the City of
Manistee) but a minimum of 150-200 feet should still be pursued wherever possible.
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In locations where existing parcel constraints limit that spacing (retrofit areas such as in
portions of Manistee and Filer Townships and most of the City), driveways onto US-31
should be placed as far as possible away from the intersection. In most undeveloped
areas of the corridor, spacing of driveways on the major side roads should be at least
250 feet from the nearest edge of the trunkline pavement. In any case, driveways to
side roads that fall under the jurisdiction of the MCRC must meet current road
commission standards.
•

Driveway Spacing from Other Driveways: Driveways also need to provide adequate
spacing from other driveways to ensure that turning movement conflicts are minimized.
Generally, the greater the speed along the roadway the greater the driveway spacing
should be.
Spacing standards recommended for this study area corridor are based upon MDOT
guidelines adopted several years ago (that are based upon numerous national
references) and require the following minimum distances between driveways (centerline
to centerline) given a measured average speed:
Posted Speed (MPH)
25
30
35
40
45
50+

Minimum Driveway Spacing (on US-31)
130 feet
185 feet
245 feet
300 feet
350 feet
455 feet

It is understood that in older developed sections of this corridor (like in the City
of Manistee) the above spacing will be difficult to achieve even as sites
redevelop. The primary goal in those areas, therefore, is to aggressively pursue
the removal of unnecessary drives whenever possible to at least improve upon
the current driveway spacing conditions.
•

Driveway Alignment: In order to prevent left turn conflicts, driveways should be
aligned with those across the street or offset a sufficient distance to prevent turning
movement conflicts. Minimum offsets on US-31 should be determined by posted
speeds and range from 255 feet for a 25-mile per hour zone to 750 feet in a 55-mile per
hour zone.

•

Shared Driveways: Sharing or joint use of a driveway by two or more property owners
should be encouraged. This will require a written easement from all affected property
owners during the site plan approval process. Where a future shared access is desired,
the developer should indicate an easement that will be provided to future adjacent uses.

•

Alternative Access: Alternative access should be encouraged, such as shared
driveways, rear service drives or frontage roads. Where parcels have frontage on US31 and a side street, access should be provided off of the side street. Certain turning
movements should be limited, especially left turns, where safety hazards may be
created or traffic flow may be impeded.

•

Service Drives: Frontage drives, rear service drives, shared driveways, and connected
parking lots should be used to minimize the number of driveways, while preserving the
property owner'
s right to reasonable access. In areas within one-quarter mile of existing

US-31 Corridor Management Plan

17

U.S. 31

or future signal locations, access to individual properties should be provided via these
alternative access methods rather than by direct connection to a major arterial.
In areas where service drives are proposed or recommended, but adjacent properties
have not yet developed, the site should be designed to accommodate a future service
drive, with access easements provided. The community
and MDOT may temporarily grant individual properties a
direct connection to an arterial road (temporary driveway
permit) until the frontage road or service drive is
constructed. This access point should be closed when
the frontage road or service drive is constructed.
The safety and efficiency of these types of facilities (and
shared driveways) is only as good as their design allows.
An important but often overlooked design aspect of that
design is the "storage" provided at the access
driveways. This is the distance between the main road
and the service drive or the first internal cross access.
This storage needs to be deep enough to accommodate
expected vehicle queues thereby reducing the chance of
blocking internal circulation on the service drive. The correct length is also needed to
reduce the possibility of entering vehicles backing up into the main road due to internal
congestion. Correct location and maintenance of traffic control signs and pavement
markings are essential to a smooth operation of these driveways.
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There are several factors that affect the determination of the best alignment and depth
of a service drive. Those factors include the existing roadway right-of-way, the depth of
the adjacent parcels, and the location of existing buildings in partially developed
corridors. For drives providing access to two small commercial uses, the storage
should be at least 40 feet. For drives providing access to more than two small
commercial uses, the storage should be at least 60-100 feet and potentially much more
than that (100 - 300 feet) depending upon the trip generation characteristics of the
existing/proposed long term land uses to be served.
Rear service drives are preferred because they do not create issues with driveway
depth. They also facilitate placing parking to the rear of buildings and moving the
buildings closer to the road. Rear service drives also have the added benefit of
facilitating integrated access and circulation with development further to the rear. On
larger sites, these rear service drives can be designed to function similar to roads
interconnecting uses and sites.
Service drives are usually constructed and maintained by the property owner or an
association of adjacent owners. The service drive itself should be constructed to public
roadway standards in regard to cross section (ie. 22-30 feet wide) materials, design,
and alignment. The design is often predicated upon the type and size of vehicles it will
need to accommodate including delivery trucks. However, an easement that defines a
service drive does not need to be nearly as wide as a public street right-of-way. Since,
by definition, these internal roadways will be serving several uses with numerous
driveways, additional uses such as on-street parking (temporary or otherwise) should
be allowed only under special circumstances.
•

Sight Distance: Because of sight distance limitations on some roads there are
limited locations for optimum driveway placement. The minimum sight distance
required for a vehicle to enter or exit the traffic stream on US-31 is determined by
MDOT at the time of an application for a driveway permit. The local unit of
government should coordinate with the MDOT at the time of site plan review to
ensure that this sight distance requirement can be met. If this distance cannot be
met on the site, indirect access through another property should be sought.

Implementation of the above access recommendations will help to preserve the capacity,
safety, and useful life of US-31 in the study area and on other major roadways. Travel time
and congestion will be decreased and the potential for crashes will be reduced. While
individual landowners may see the regulations as restricting access to their property, over
the long term a well-managed access system will improve access to properties and
maintain travel efficiency, thereby enhancing economic prosperity of local businesses.
A strong access management program also has the benefit of closely coordinating land use
and transportation decisions to improve the overall quality of life in the corridor
communities. The design of the access points can be as important to the overall operation
of a corridor as their location. Both MDOT and the road commission’s driveway design
standards can be supplemented by requirements adopted by the four communities along
this US-31 study corridor. Design standards usually define geometric requirements
regarding driveway widths, corner radii, and taper lengths to name a few.
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4. Corridor Management Plan – Access and Traffic
This chapter outlines the recommended improvements to the corridor’s access system and
specific traffic issues and concerns. The actual plan, in regards to access management, is
illustrated on the graphics included within this chapter.
Access Management Recommendations
The access management portion of the corridor plan developed for this US-31 study area
was directly and indirectly based upon both state and nationally recognized standards.
Developing standards to be used for future access considerations are only part of the
picture. The other key element for any access management plan is to identify
improvements to existing access systems that will provide better safety and efficiency within
the corridor. These corrections are typically referred to as retrofit access improvements.
As noted earlier, in a good portion of the developed areas on the corridor, it may be all but
impossible to retrofit a corridor section to meet spacing guidelines for driveways. In those
cases, however, the goal still is to minimize the number of driveways as much as possible.
It should be recognized that many of the retrofit improvements recommended in the plan
will only become implementable when an owner or developer approaches the community or
MDOT during another approval process.
This plan is a flexible document that is subject to
adjustments and improvements as the study area corridor
develops. Although the basic design parameters should
remain in place, exact locations and configurations of
suggested driveways and service/frontage roads may shift
as development plans come into focus. This is especially
true for undeveloped areas within the two townships.
The recommendations of the access plan are largely
based on parcel configurations and future land use plans
in existence at the time this plan was prepared. Property
combinations and unified development of small parcels is
strongly encouraged. In addition, existing parcels should
only be divided if a coordinated access system is retained
through signed agreements and illustrated on a plan.

!"#

The following sections and accompanying figures outline how the recommended access
management standards are applied to each of the key subareas within the overall US-31
corridor. As discussed in the previous section, the average speed of traffic along a given
corridor is one of several design parameters used to develop driveway spacing standards.
Other factors that came into play include the roadway design types, sight distance
concerns, physical constraints (ie. railroads) and the type and size of potential traffic
generators.
US-31 Corridor Management Plan
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Service drives may play an integral part of the future access management system along the
study area frontage, especially in undeveloped commercial portions of Filer Township. The
likely locations for these will typically be where there are significant sections of commercial
or developmental areas that have not yet been developed. The plan illustrates a few
locations for these facilities and the variability in alignment that service drives can take.
Filer Township
The access management recommendations for the section of US-31 in Filer Township are
illustrated on Figure 2 and a portion of Figure 3 on the following pages. The plan includes
numerous recommendations for addressing existing driveway/access issues and also
outlines recommendations for defining access for potential future development.
As one might expect, the number of recommendations increase as the planned/existing
land uses increase in density. In the southern portions, the township’s future land use plan
calls for agricultural, transitional, or residential development so specific access
recommendations are not shown. However, even in these areas, the township should try to
maintain a minimum 455-600-foot spacing (if not more) between residential plat or other
developments driveways/streets.
Further north, Stronach Road becomes the southern edge of the planned commercial
section of the township’s corridor that continues on up into the City of Manistee.
Recommendations for the undeveloped part of this subarea focus on the long term need for
a service drive system to provide good interconnection between commercial sites and to
minimize the number of access points. This is especially true for the section south of the
existing shopping center where commercial development may be more likely in the short
term.
In the subarea surrounding Merkey Road, recommendations are more of the retrofit type
and include the closure of several poorly-spaced or unnecessary driveways and/or
combining driveways where appropriate. Adjusting several poor driveway offsets is also
addressed on the plan for this area. It appears discussions have already taken place for a
rear service drive to connect the Prevos shopping center south to the old Kmart site. This
is a good example of sharing access and service drive connectivity, especially given the
physical constraints (grades) that surround the existing Prevos site.
City of Manistee
Almost all of the recommended access improvements outlined in Figure 3 for the City fall
under the retrofit category given the built-out nature of this part of the corridor. These types
of improvements (closing unnecessary drives/sharing drives) are typically not items that can
be done overnight as the City or MDOT can’t simply force an owner to close a driveway.
In most cases, such closures are done through a site plan approval and/or building
occupancy process when the site is redeveloped, improved, or changes uses. These
closures, then, are part of a long-range plan and can take many years to come to full
fruition. However, past experience has shown that the ultimate safety and capacity benefits
realized by the residents of the City and other travelers, even if long term, are worth the
effort.
Recommended driveways closures/relocations do not focus solely on commercial sites.
For example, there are two existing school driveways at the US-31/12th Street intersection
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that are too close and can affect the safety of the intersection. The driveway onto US-31
should be closed and the one onto 12th should be shifted westward (the grade difference
issues can be solved).
As shown on Figure 3, there are several small subareas within the city corridor that will
need significant driveway adjustments; near/at 1st Street, just north of Monroe Street, and
just south of the city’s northern limits. Also noted on the plan is the recommendation to limit
the number of access points to a potential redevelopment site on the east side of US-31
just north of the bridge. If/when the rail facilities are removed/relocated, two access points
(located directly opposite city street intersections) will be enough to provide good access.
Manistee Township
As noted earlier, there is a wide variety of development and access conditions along US-31
in Manistee Township. For that reason, the access management recommendations vary
from very intense specific changes to generalized future requirements. Figures 4 and 5
illustrate the recommended access improvements.
The section of US-31 between Lakeshore Road and M-55 will need to have a significant
number of the current poorly-spaced/unnecessary driveways eliminated to help this
roadway section operate more efficiently. The numerous driveways are one of the primary
reasons this section of US-31 is difficult to drive on and exit out onto as there are just too
many conflict points for drivers. One or two other locations simply need to have their
driveway widths adjusted to more current standards.
The access conditions at the intersection of US-31/Park Avenue/Oak Grove Street are poor
given the five-legged layout. It appears that the best solution for providing long term
efficiency at this location is to close one or two drives and potential cul-de-sac of Oak
Grove. Further investigation of this location may be needed to define the best configuration
of such a closure.
North of M-55 there is much less retrofit recommendations as development is not as
intense. Recommendations include widening US-31 to three lanes up to at least the school
to provide a safer and more efficient environment for left-turn vehicles (and potentially as far
north as the hospital to match up with the existing three lane section there).
USA in Trust - LRBOI
The Trust lands that are the focus of this portion of the plan are those immediately adjacent
to US-31 between River Road and M-22. As shown in Figure 5, the access management
recommendations for this area are limited given the existing topographic constraints and
undeveloped nature (except the casino) of the adjacent land.
As noted, access to those undeveloped areas should be limited and well spaced – 500-600
feet apart if possible. For the land opposite the casino, one location that would provide
good access would be directly opposite M-22 to create a fourth leg of that intersection.
Potential future full signalization at this location would then provide better service to the
motoring public on M-22 and also good access/egress for the patrons of any uses on that
east side.
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Traffic System Recommendations
The following sections outline several of the recommended roadway improvements that will
help address concerns and issues brought up by the Advisory Committee.
US-31 at Red Apple Road/28th Street – Filer Township
Although recent improvements by MDOT have provided more capacity at this intersection,
there are still concerns that a traffic signal is needed now or in the near future. Based upon
discussion with MDOT regarding current side street traffic volumes and recent crash
history, it does not appear that this location meets the primary traffic warrants outlined in
the Michigan Manual of Uniform Traffic Control Devices (MMUTCD).
However, given the ongoing commercial growth in this immediate area and additional traffic
generators to the west, the intersection is a prime candidate for signalization. It is therefore
recommended that MDOT continue to monitor this location on a yearly basis and install a
full signal as soon as applicable warrants are met.
US-31at 12th Street – City of Manistee
Concerns were expressed by the City that a traffic signal may be needed at this intersection
due traffic generated by the high school located to the west. New traffic counts were
performed last fall at this location during school periods for base data on a signal warrant
analysis. Those traffic volumes indicated that this intersection does not currently meet
those warrants at this time. However, this is another location where ongoing monitoring of
traffic volume and crash history is needed to determine when signalization becomes
necessary.
US-31 at 8th Street – City of Manistee
This intersection has two issues/concerns that were brought up by the City – the existing
southbound transition from two lanes to one lane and a potential need for a signal. Based
upon the discussions with MDOT staff, it appears, at this time, that the traffic volumes at the
intersection do not meet the typical warrants for signalization. Review of the recent crash
data appears to further confirm that there is not a pattern of crash types that would be
addressed by the installation of a signal. As with 12th Street, though, this location should
continue to be monitored so a signal can be installed once warrants are met.
Based upon the field review during this study, an improvement was identified that should
help improve the efficiency and safety of the US-31/8th intersection and addresses the
southbound transition issue. Observations and discussions indicate that the southbound
transition to one lane is often confusing due to its current location just south of the
intersection, even with the additional MERGE markings placed north of the intersection.
Since the intersection is a local high elevation point on US-31, drivers approaching from the
north can’t see the actual longitudinal transition pavement markings until they are at the
intersection.
The recommended improvement is to shift the actual transition location to between 7th and
8th Streets and also provide a short southbound left-turn lane at the US-31/8th intersection.
This location will make the transition easily visible for southbound drivers for some distance
and also provides a safer environment for southbound left-turning vehicles. A conceptual
sketch of the recommendation is included in the appendix.
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US-31 at Taylor Street/Memorial Drive - City of Manistee
There have been long-standing concerns regarding the operation of this one-sided
intersection. The safety and efficiency issues are due to several key design factors; it’s
proximity to the bridge (and its drawbridge operations), the four-legged configuration with
both side streets on one side of US-31, and the turning limitations, poor sightlines to and
from those side streets, and, of course, the growing traffic volumes along the US-31
corridor. This is particularly true for the Memorial Drive portion of the intersection as it
approaches US-31
immediately adjacent to the
bridge where sight distance
issues arise.
This intersection has been
experiencing an average of
nine crashes per year over
the last few years. This is a
fairly high number given the
relatively low traffic volumes
on either Taylor or Memorial.
Traffic counts taken during
peak hours indicate that the
approach volumes on the
Taylor Street and Memorial
Drive were only about 40
vehicles and 150 vehicles,
respectively.
Given the above constraints and data, the best solution appears to be one that combines
the two side streets into one. Several alternatives were developed and discussed at length
by the Advisory Committee. Those discussions touched on the need to reduce, as much as
possible, the impact to the adjacent market and other implications regarding the
closure/relocation of a portion of the current Memorial Drive alignment.
The preferred alternative (Concept B) was chosen that maintains the Taylor Street
approach (widened slightly) and closes the Memorial Drive approach. Memorial Drive is
kept as is up to a point approximately 150 feet from US-31. Traffic going to/from the market
(and adjacent uses) can still easily gain access/egress through Taylor. Traffic currently
using Memorial Drive to get to/from the Washington corridor will experience little or no delay
using Taylor Street instead. An illustration of Concept B is shown on the next page. A
vicinity map of that subarea is included in the appendix.
US-31 Northbound Transition (@ Lakeshore Road) - Manistee Township, City of Manistee
One of the most consistent concerns that came up during the plan process was the
apparent driver confusion on northbound US-31 where it transitions from two through lanes
down to one. The combination of roadway curvature, the railroad crossing, and a long
section of a wide, unmarked lane leads to either confusion and/or a short “raceway” before
the single northbound lane (overall three-lane section north of Lakeshore Road).
Based upon field observations and discussions with MDOT staff, the best solution appears
to be shifting the transition section to a more visible location. Shown on an illustration in the
Appendix, it is recommended the northbound transition be relocated further south to a point
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where it is readily visible from a distance to northbound US-31 traffic. This improvement
will provide the following benefits:
•
•
•
•

Will remove the transition area from an already busy intersection/RR crossing zone;
Will provide better visibility of the actual transition from a distance;
Will retain the existing northbound left-turn lane at Lakeshore Drive; and
Will provide a two-way left-turn lane for improved/safer access to commercial uses in
the short segment just south of the RR crossing.
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5. Aesthetic and Pedestrian Issues and Opportunities
Why Have Aesthetic and Pedestrian Regulations?
The visual characteristics of a corridor provide a first impression to visitors, pass through
traffic and for those who live near it who form positive and/or negative opinions about an
area which in turn influence decisions of whether they will return in the future and if so, how
often and for how long.
Amenities and attention to design details are important to the creation of a “sense of place”
and creating atmospheres for social interaction. For instance, a restaurant within a poorly
maintained building placed in the middle of an asphalt parking lot with no trees around it
and a outdoor dog kennel next door will likely have a much more difficult time of succeeding
over a restaurant placed along the banks of a river with outdoor seating, a pedestrian path
passing by it and mature trees. Whereas a pedestrian path, river and outdoor seating
create an atmosphere or
place to relax and enjoy a
good meal, the image of a
dog kennel, large paved
area and unattractive
building does little for
relaxation and social
interaction. The same
principals applied to
individual sites can be
carried over to a road
corridor and subareas along
it.
Vehicular Image
Components
Feelings of a sense of place can be created along a corridor through use of repetitious
elements within the public right-of-way. Such as light fixtures, sidewalk, and street trees.
Utilization of historic light fixtures in mature neighborhoods and contemporary fixtures in
new areas can help tell a visitor they are entering a different area of the corridor or even a
different community. Attaching banners to light poles can also serve as demarcation points
between subareas along a corridor, or serve to recognize a corridor as the same “place”.
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Street trees can be planted within the public right-of-way to bring nature into an area of
machines and development creating a softer image. Trees can serve to create a ceiling for
the corridor portraying a sense of enclosure which has the benefit of slowing traffic down
because drivers feel that they are in a more confined space.
Feelings of a sense of place for subareas along a corridor can be created through
regulations that govern the placement of buildings, building materials and design, types of
signs and their locations and landscaping outside of the public right-of-way. For instance a
requirement that all buildings be built of brick and that they be located 50 foot away from
the public street right-of-way can create visual unity between sites achieved through
texture, color, and creation of visual lines for travelers along a street (build to line of
buildings). Such requirements can portray feelings of a cohesive place that cannot be
achieved by allowing each individual site to be designed with little regard to the community
around them. Examples of this can be seen virtually in the same form anywhere in the
United States and is largely the product of corporate franchise designs and suburban
design standards or lack thereof that cater to the automobile.
Pedestrian Image Components
Attention to detail becomes even more important when one enters the realm of the
pedestrian. Pedestrians travel at much slower speeds than a speeding car and thus have
time to notice details and be affected more intimately by design decisions. For pedestrians
to want to utilize an area the area should be designed with pedestrian safety in mind,
creating visual interest and establishing destinations.
Pedestrians must feel safe in walking from place to place. Buffer strips should be installed
in-between sidewalks and roadways with their speeding cars. Sites should also not be
designed with many hiding places for possible criminal activity. For instance, a pedestrian
path should not connect a residential area to a commercial area via a tunnel and plenty of
evergreen trees on either end. A pedestrian path should also not be placed directly
adjacent to a heavily traveled roadway, nor should pedestrian crossings be encouraged
across a large street without pedestrian crossing devices such as a pedestrian island
and/or signal.
Destinations should be strategically located and connections provided to encourage their
use by pedestrians. Desirable uses placed at great distances from one-another that make
them inconvenient to be utilized by pedestrians does little to encourage pedestrian activity.
Buildings placed close together in subareas in relatively compact areas promotes parking of
cars and walking between sites as well as travel to locations by pedestrians reducing
vehicle trips on adjacent roadways.
Visual interest can be accomplished through utilization of color and texture of such things
as sidewalks, buildings and plant life. Colors and textures should compliment one another
but also provide unity and variety. Introduction of public art and public street furniture in
strategic locations to serve the needs of pedestrians for such things as social interaction
and rest.
Aesthetics & Pedestrian Opportunities
Looking solely at the issue of access to sites for the automobile and ignoring the aesthetic
appearance and pedestrian functionality of the corridor does little to build community and a
sense of place that is the larger Manistee community. In driving the U.S. 31 corridor it is
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apparent that there is a mixture of development along the corridor including residential
uses, commercial uses and public uses with varying architectural styles, setbacks, lot sizes
and parking and pedestrian amenities/facilities.
This chapter discusses existing
characteristics along the corridor by
general age of development and
offers alternative aesthetic and
pedestrian design possibilities. It is
recognized that with aesthetics and
design there is a certain amount of
subjectivity. The discussion and
opportunities highlighted in this
chapter are therefore intended for
review by each community with
decisions to be made by each
community at the local level for
development of specific regulations in
the future.
Mature Areas
Areas of mature development are near the City of Manistee’s historic central business
district which includes areas of commercial surrounded by residential. This is an area of
dense development, small lots and buildings historically built close to roadways.
Opportunities for aesthetic improvement within these mature commercial areas include
installation of small areas of landscaping, elimination of pole signs, elimination of above
ground utility lines, implementation of building façade improvements, and introduction of
community elements.
Landscaping can be added along road frontages in medians or in planters on sidewalks
through the use of tree grates (see sketch example at right).
Pole signs for commercial site
identification can often be
eliminated due to the proximity of
buildings to roads. Generally,
commercial site identification can
instead be achieved quite well
through the use of wall signs. The
photos on the top of the next page
show an existing building within the
City of Manistee placed close to
U.S. 31. This location is an
excellent opportunity for utilization
of wall signs for identification rather
than pole signs. However, if a pole
sign is still desired there are other
opportunities to the more traditional
pole signs. At this same location a
historic light fixture could be added
with a banner depicting the
business name.
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Poles can also be used for community
messages or themes. The sketch drawing at
right is an example of how banners are
added to poles to unify areas of a corridor.
Building architecture in the central business
district of Manistee is primarily brick and
concrete. For design unity and character,
similar building materials, architectural
features and awnings should be considered
for along U.S. 31 near downtown Manistee.
The photo at right is an example of how a
single story building can be improved to
enhance the architectural image of a
traditional downtown. The image includes
decorative cornices, designated locations for
wall signs with decorative light fixtures
mounted above, utilization of subtle colors
and utilization of awnings and large windows for display.
Similar to many of the commercial
buildings, residential uses along U.S. 31
within the City of Manistee are placed close
to the roadway, some have individual
driveway access to the corridor while
others have alley access to the rear.
Some blocks contain street trees and
others do not. Consideration should be
given to planting street trees in front of
homes along the corridor to improve the
visual appearance for travelers and
residents and to serve as a visual buffer
between the traffic on U.S. 31, residents,
and pedestrians on sidewalks.
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U.S. 31 as a large roadway serves to divide portions of the larger Manistee community. It is
therefore important to identify opportunities for pedestrian connections across the corridor
to assist in linking neighborhoods to encourage community social interaction and
commercial activity.
Logical areas for improving pedestrian
connections within the City of Manistee
include near street intersections where
pedestrian markings already exist and at
mid-block locations in higher pedestrian
traffic areas where crossings do not
currently exist. Specific improvements
that can be made include the installation
of pavement markings and/or texture
change (such as brick paving designating
a pedestrian path) and installation of
pedestrian islands within the roadway
$
where feasible. Pedestrian islands are
raised pavement and/or landscaped
areas placed in the middle of roadways to allow pedestrians to cross traffic moving in one
direction, pause and cross traffic in another direction.
Adding pedestrian crossing islands may involve
extensive modification of the street to provide
sufficient room for the island in locations that lack
turn medians. To add pedestrian island
crossings requires working with the MDOT to
discuss costs and feasibility. A pedestrian island
could not be placed within the location shown in
the aforementioned photograph without
modification to the street width.

Middle Aged Areas
Slightly newer “middle aged” areas can be found
as one travels both north and south of downtown
Manistee.
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Just north of the Manistee River on the
east side of U.S. 31 the sidewalk ends and an
area of scrub brush, billboards and older
commercial use begins. As this area redevelops
sidewalks and landscaping should be added and
the billboards should be considered for removal.
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Further to the north in the City of
Manistee is an area with some marine
uses, a hotel, and more recent
commercial retail strip development.
Within the retail area pole signs are
used for site identification, buildings
are set back from roadways with
parking in front, landscaping is little to
non-existent and building materials
most often relate less to context in
which they are placed as to cost to
build and speed to which they can be
erected.

)

The photo in the middle is an
example of newer development
showing many of the aforementioned
characteristics. The photo at lower
right is an example of how this area
can visually be improved with some
small changes such as the
introduction of a ground sign and the
introduction of a historic light pole and
landscaping.
Further to the north in Manistee
Township there exists similar
development to that previously
described, with little to no landscaping
and plenty of pavement.
The picture to the right on the next
page is a newer example within
Manistee Township. One difference
between the site within Manistee
Township and the site within the City
of Manistee on this page is that in the
Manistee Township picture there are
no specific areas designated for
pedestrians or bicycles.
There is also no clear indication of
where the public right-of-way starts
and where the site begins. The
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picture to the right middle shows how a
few small changes to the same area
can change the aesthetics of the area
and pedestrian functionality.
On the south side of the City of
Manistee development has occurred
that is similar to the designs on the
north end of the city. Development has
been established with large setbacks,
plenty of parking, pavement to the
street and street right of way, little to no
landscaping and tall pole signs.
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In addition pole lights for the roadway
are wood poles with “cobra head”
fixtures, a common standard in
Michigan that does little to enhance the
attractiveness and character of the
corridor. Sidewalks that do exist are
located directly adjacent to the road
with little distance separation for the
protection and comfort of pedestrians.
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Newer Commercial Areas

Opportunity exists within Filer Township
and similar areas within Manistee Township
to add sidewalks and bike paths and
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The most recent commercial development
has been occurring within Filer Township
and within Manistee Township. The
McDonalds and Kmart shopping center
(photo at right) is an example of expansion
of corporate America along the corridor.
With expansion of corporate America,
common store and franchise building, sign
and site design standards are established
at the national level and are distributed to
communities throughout the nation. As a
result uniqueness and character
representing the community in which they
locate is lost or not created.
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landscaping to the streetscape. In addition, as discussed and shown on previous pages,
pole signs could be replaced by ground signs or design standards could be established for
pole signs that develop a common
theme among sites along the corridor.
Alternatively more dramatic changes
could be made that require building
placement closer to the road, unique
building architecture with subtle colors
and changes in signage. The picture
at right middle is a concept of how
McDonald’s could look like within Filer
Township with alternative zoning
standards. The image at right is yet
another alternative building design
example for a fast-food restaurant.

5
#

Away from the commercial franchise
areas north of the City of Manistee
within Manistee Township there is a
hospital/professional office area that
has developed. The development
already appears to have included
many of the design elements
discussed within this chapter.
Further out within the Little River
Band of Ottawa Indians Reservation
is the Little River Casino and Resort.
Similar to the hospital/professional
office complex within Manistee
Township, this site appears to include
many of the elements recommended
in the preceding paragraphs, which
includes street trees and landscaping
along the road frontage and
greenspace.
Somewhat unique to the resort is the
substantial amount of greenspace
that is in front of the Casino. From an
urban and rural planners perspective
this large amount of green space
presents opportunities. If the site is to
be modified in the future, attention
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should be given to how the modification(s) will affect the visual characteristics of the
corridor.
Site design features that can be added to the frontage to accentuate the rural nature of the
area include such things as ponds, pedestrian walkways and flower gardens. Focal points
and building lines should be considered in any further development along the frontage. A
gazebo or additional building for
instance could strategically be placed
in relation to site lines from the
roadway to draw in visual interest of
passers-by.
Rural Areas
Rural areas along the corridor include
large areas of open land, which
includes forest and agriculture
intermixed with residential and limited
commercial and industrial uses.
+
These areas are not conducive to
1
sidewalks, but may be conducive to
bike paths for people desiring to recreate or use a bike as transportation from the
countryside into town or vice versa. The use of billboards and addition of new uses
requiring parking lots should be limited to preserve the rural character of these areas.
Landscaping is generally limited to
natural character of the land and
plantings established by property
owners. Actions that could add
character to rural areas include
adding landscaping to the front
yards of developed and developing
sites. In addition, rural character
can be preserved by providing
proper building setbacks from the
roadway.
Signs for uses that are allowed in
rural areas could be ground signs
versus pole signs to preserve views.
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On the previous page, the photo at
right middle is an example of how commercial uses such as a car dealership and billboard
have been added to a rural area of Filer Township. The photo at right, bottom is an
example of how the area can be modified to incorporate visual enhancements and
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pedestrian amenities including trees that add to the rural character and white fencing which
provide a lineal visual focus directing a viewers eyes forward along the road.
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6. Zoning Requirements
Understanding existing zoning regulations along U.S. 31 as they relate to the corridor is
useful in that they can provide insight of how the corridor may appear and function under
conditions of continued growth. Understanding what can occur under current regulations
can allow Filer Township, Manistee Township and the City of Manistee to make appropriate
modifications to their local ordinances to achieve the goals of corridor improvement (access
management, aesthetics, and pedestrian use).
Filer Township
U.S. 31 includes portions of Agricultural Residential, Medium Density Residential, and
General Commercial zoning districts. Each district has unique standards for setbacks, lots
sizes and widths. The overall ordinance has general provisions applicable to multiple
zoning districts. Specific corridor issues addressed by the Ordinance include clear view
triangles, parking lot access, signs and general building setback and lot width requirements.
Clear View (Sight) Triangles
The Ordinance contains provisions within
Section 31.10.1050 and Section 31.10.1051 that
limit the planting of vegetation or construction of
fences, signs, berms or parking spaces at street
corners (both public and private). The clear
vision corner requires a triangle 40 feet by 40
feet (see diagram at right).
Parking & Parking Lot Access
Section 31.10.1052 includes regulations for
parking lot access.
This section states that parking lots shall be provided with a safe exit to and entrance from
a public thoroughfare, not to exceed one (1) exit and one (1) entrance. Such entrance may
be combined or provided separately. The Manistee County Road Commission shall review
and approve the design and location of the access drives.
This section also states that there shall be a minimum ten (10) foot wide access drive and
sites shall be designed to not make it necessary for vehicles to back out onto streets
(delivery vehicles).
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Dimensional Requirements
Front yard setback standards should take into account the existing road right-of-way along
U.S. 31 and the possibility of its widening in the future. It is not uncommon to have zoning
ordinance setback provisions greater than the norm for properties along major roadways.
Currently the Agriculture Residential district requires a fifty (50) foot front yard setback
distance, whereas the Medium Density Residential and General Commercial districts
require a thirty five (35) ft. setback distance.
In examining the aforementioned minimum setback requirements the question exists of
whether or not build to lines should be established? A build to line is a requirement that all
buildings be placed at the same setback distance along a roadway (similar to what was
historically done within downtowns years ago). Benefits of requiring a consistent build to
line is that the buildings themselves can over time create a well defined place that could
promote walkability as well as a sense of place and enclosure. Creating a feeling of
enclosure by placing buildings closer to roadways has a direct effect on speeds on adjacent
streets slowing traffic down. Alternatively when, buildings are placed further away from
roadways and roadways are wide speed of traffic tends to increase and when buildings are
allowed to be placed at varying setbacks what is created is a hodgepodge of individual sites
that lack unity.
Filer Township Dimensional Regulations (Excerpt)
District
Agriculture
Residential
Medium
Density
Residential
General
Commercial

Lot Area

Lot Width

5 Acres

208 ft. 8 in.

Front
Yard
50 ft.

Side
Yard
20 ft.

Rear
Yard
50 ft.

Height

20,000 sq. ft.
15,000 sq. ft.
(public water)
NA

100 ft.

35 ft.

10 ft.

35 ft.

Farm = 75 ft.
Others = 3 stories (40 ft.)
2 stories (35 ft.)

30 ft.

35 ft.

0 or 5
ft.

20 ft.

35 ft.

Signs
The sign provisions lack several specifications that should be considered. For instance, the
commercial district contains no requirements for sign setbacks, which suggests that pole
signs can hang over the public right-of-way. Lacking a setback requirement could also
result in a more scattered appearance for the corridor with signs placed at varying depths
and no uniformity and consistency. Consideration should be given to establishing a
setback requirement for ground mounted signs. Consideration should also be given to the
appearance that signs can create for a corridor. For example, does Filer Township desire
to require sign standards designed to unify the appearance of the U.S. 31 corridor. The
chart below shows the existing sign regulations applicable to the Agriculture, Residential,
and Commercial districts along the U.S. 31 corridor.
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Filer Township Sign Regulations (Excerpt)
District
Agriculture
Residential
Education,
religious,
daycare,
human care,
cemeteries
Golf course
Public parks &
buildings
Farms
Housing
development
District
Commercial
Individual Site

Pole Sign
Height/
Other
As high as
building

1 per
principal use

NA

NA

NA

1 either wall
or pole
NA

60 sq. ft.

NA

NA

2 ft. min. from
Property Line
NA

60 sq. ft.

32 sq. ft.
32 sq. ft.

8 ft. high
8 ft. high

1 per farm
1 per street
entrance

NA
NA

Not above wall
line
NA
NA

1 either wall
or pole
NA

# Allowed
1 sign

Area
15% of wall
area
15% of wall
area

Wall Sign
Height
Not above wall
or roof line
Not above wall
or roof line

15% of wall
area

Not above wall
or roof line

No maximum

15% of wall
area

Not above wall
or roof line

No maximum

Area
18 sq. ft.

60 sq. ft.

Area
80 sq. ft.

Multiestablishments
site
Auto service

32 sq. ft.
per tenant

Auto dealer

32 sq. ft.

32 sq. ft.

Pole Sign
Height/Other
As high as
building
As high as
building or 35
ft.
35 ft.

As high as
building

# Allowed

1 sign

1, except 2
for corner
lots
1 per
dealership or
used car lot

Wall Sign
Height

Area

# Allowed

NA
NA

# Allowed
1 per street
frontage
NA

Note: Projecting signs are prohibited

Site Plan & Special Use Standards
There are a couple of general review standards that relate in some way to access
management and appearance issues that can be applied to the U.S. 31 corridor, as follows:
Special Land Use Standard #1: Will be harmonious with and in accordance with the
general objectives, intent and purpose of this Chapter, both generally and for the
particular district.
Special Land Use Standard #2: Will be designed, constructed, operated, maintained
and managed so as to be harmonious and appropriate in appearance with the
existing or the intended character of the general vicinity.
Special Land Use Standard #3: Will be served adequately by essential public
facilities and services such as highways, roads, police and fire protection, drainage
structures, refuse disposal, or the persons or agencies responsible for the
establishment of the proposed use shall be able to provide adequately any such
service.
Since all of the aforementioned are general standards they tend to be subjective and
dependent upon the individual circumstances for each review. An additional standard could
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be adopted that relates to access management and not just to whether a site is served by
adequate facilities.
Other Issues
Items that the Filer Township Zoning Ordinance does not address include access
management provisions (except references to county approval for driveways), landscaping
and streetscape along the corridor including such items as street trees and sidewalks.
City of Manistee
The City of Manistee has four separate
zoning districts that currently front U.S.
31; the C1, C3, C4 & R4 zoning districts.
Current regulations deal with access
management for driveway closures,
driveway spacing and driveway
separation. Current regulations for all four zoning districts deal with clear view triangles and
driveway spacing and separation from intersections. Although the topics are addressed,
the aforementioned regulations should be reviewed and consideration given to
strengthening them or replacing them altogether.
Clear View (Sight) Triangles
Section 1053 of the Ordinance requires a clear view triangle of 25 feet. This is slightly
smaller than the clear view triangles required within both Filer and Manistee Township,
which may be in part due to the smaller lots sizes and denser development associated with
the City of Manistee. This standard should be evaluated to determine if adjustment would
be preferable along at least certain portions of the corridor.
Driveways & Curb Cuts
Section 1051 has specific access management standards geared towards addressing the
issue of left turn lock ups and minimizing traffic conflict points near street intersections.
Current regulations for access management include:
City of Manistee Access Management Regulations
Requirement
Lots < 100 ft. Wide
Lots > 100 ft. Wide
Driveway Distance From
50 ft. min.
60 ft. min.
Intersection
Driveway Separation (regardless
30 ft. min.
50 ft. min.
of street side)
Front Yard Parking Setback
10 ft. from R.O.W, or 40 ft. from street edge (whichever is
greater)
Driveway Width
10 to 20 ft. for one-way drive and 20 to 35 ft. for two way
drive.

The existing access requirements may need to be strengthened/modified to address the
varying conditions along U.S. 31. The recommendations contained within Chapter 5 of this
document should be considered as sites re-develop.
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Regulations Specific to C-1 District
The C-1 zoning district contains specific regulations that deal with appearance issues. The
C-3, C-4 and R-4 zoning districts do not contain similar provisions. Issues that the C-1
zoning district addresses include closing of driveways, parking lot setback requirements,
loading and waste activity locations, landscaping, sidewalks, utilities, lighting and building
architecture. The main questions to answer are whether or not similar standards should be
applied to the other zoning districts along the corridor to improve aesthetics and
functionality and whether existing regulations should be modified.
Current access management regulations specific to the C-1 zoning district centers on the
issue of driveway closures. Section 5004.D.1 requires existing drives and curb cuts onto
U.S. 31 to be removed and new access to be provided from a cross street or alley unless
an exception is granted by the Planning Commission. This section could list thresholds for
when this should occur. For example, requiring the closer of a drive when a building and/or
parking lot is expanded or when there is a change in use.
Overall achieving improved access management in an area of already developed lots is an
incremental process that can take years to achieve. For example, to achieve improved
access management on the lots depicted within the diagram on the next page that follows
the city would need to first wait for one of the properties to come in for a site modification
(building B in the example). When building B does come in, the City should authorize the
improvement with the requirement that they relocate their access point and that an
easement be granted to the adjacent property owner to use the new access drive (see step
two in diagram). Any number of years later property A could come to the city with a request
for an expansion of their building. At that time the City would then require parcel A to revise
access on their site, which would include consolidation of drives and granting of an access
easement to parcels B and C (see step three).
Section 5004.D.2 prohibits parking within the front yard setback area. In addition, this
section states that all service drives, driveways, parking areas and sidewalks shall be
paved. This requirement is only in the C-1 district. In other zoning districts along the U.S.
31 corridor pavement may not be necessary for the aforementioned areas and that parking
may be allowed up to the front lot line. Consideration should be given to prohibiting parking
in front yards of other zoning districts.
Section 5004.D.3 requires loading and solid waste receptacles to be located in side or rear
yards. No similar provision exists within other zoning districts along the corridor.
Two sections address the issue of landscaping, section 5004.D.4.a.1 and section
5004.D.4.e. The two sections require front yards to be landscaped lawn with shrubs, trees
and bushes. In addition this section allows the Planning Commission to require more
extensive landscaping, berms, fences and other screening. Consideration should be given
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to listing specific conditions in which case certain features are required or whether a certain
standard should be applied to all sites (such as street trees or a fence).
Section 5004.D.4.a.2 states that the City may require walkways. Consideration should be
given to making walkways a requirement for all properties. Section 5004.D.4.b requires
utilities to be underground. This regulation appears to deal with the issue of utilities to
their fullest aesthetic concern.
Section 5004.D.4.c requires outdoor lighting to be arranged and installed to shield direct
illumination from adjacent non-commercial properties. Consideration should be given to
strengthening this requirement to limit light trespass and off-site glare. Consideration
should also be given to lighting color and lighting fixture design along the corridor.
Buildings Architecture is addressed within Section 5004.D.4.e. This section controls
building materials by relating them to adjacent and nearby uses. This language could be
more specific by providing examples of building materials that are generally acceptable or
alternatively given specific building material requirements.
Dimensional Requirements
Minimum lot areas and setbacks for the various zoning districts are in large part based
upon existing conditions within the City of Manistee. The C-1 and C-3 zoning districts are
similar in their setback requirements, both requiring 30 ft. front yards. The C-4 district on
the other hand has no front yard requirements. The current zoning regulations should be
applied to sites within these areas to evaluate feasibility of redevelopment and improvement
along the U.S. 31 Corridor and to subsequently change the ordinance as appropriate. The
City should also look at the setbacks and discuss whether or not a build to line should be
required so that buildings line up with each other as one travels down the corridor.
Section 1042 of the City’s zoning ordinance lists specific building height limitations. In
nearly all cases principal buildings may not exceed a height of 30 feet, except in the C-4
district, which allows buildings as tall as 40 feet. Consideration should be given to requiring
minimum building height standards for the corridor, particularly if a required build-to line is
established for buildings. For instance should buildings along the corridor be at least two
stories in height in commercial areas? Requiring taller buildings close to the road can
create a sense of enclosure within the road corridor that can contribute to slowing vehicles
down. Requiring buildings to be placed at a build-to line and relatively close together can
also encourage pedestrian activity and also the door for multi-use buildings that create a
“sense of place” (see discussion within Chapter 5).
City of Manistee Dimensional Requirements (Excerpt)
District
C-1
C-3
C-4
R-4

Min. Lot Area
20,000 sq. ft.
10,000 sq. ft.
2,500 sq. ft.
Min. 6,000 sq. ft.

US-31 Corridor Management Plan

Lot Width
120 ft.
100 ft.
25 ft.
60 ft.

Front Yard
30 ft.
30 ft.
0 ft.
25 ft.

Side Yard
10 ft.
10 ft.
0 ft.
10 ft.

Rear Yard
20 ft.
10 ft.
6 ft.
10 ft.

Height
30 feet
30 feet
40 feet
30 feet
48

Signs
Current regulations allow for a wide range of signs, including portable signs, banners, wall
signs, canopies, projecting signs and pole signs. Sign regulations should be evaluated with
attention given to existing and planned character for subareas along the corridor.
Questions to ask are where are pole signs necessary? Where should ground signs be
used instead of pole signs? Should sign materials be sympathetic to the area in which they
are placed?
Billboards appear to be allowed near well-established residential areas. The City should
evaluate both the need for and desirability of billboards within these areas. The current
sign regulations allow up to 300 square foot billboards in the entire district, regardless of the
characteristics of the area in which they may be proposed. Regulations can be
strengthened in these areas to control their size as well as to further limit their locations.
$
%&&
'
(
Two sizes of portable signs are currently allowed by the ordinance (8 sq. ft. and 32 sq. ft.).
Should portable signs be allowed in conjunction with banners? Should banners be allowed
if they fit into design schemes of the City and be mounted on light fixtures in front of the
business, to create unity between sites and within the overall community? These issues
should be considered by the City and sign regulations should be revised as appropriate.
City of Manistee Sign Regulations (Excerpt)
District
C-1, C-3 and
C-4
Pole Sign

Ground
Mount
Billboard

Portable Sign
Temporary
Banners &
Pennants
Wall Sign

Projecting
Sign
Canopy

Area

Height/
Other
20 ft. max.
height, 10 ft. min.
vertical
clearance
7 ft. max. height

1

10 ft. min.
vertical
clearance
NA
NA

C-1 & C-3 districts only.
1,000 ft. separation
from other billboards.
NA
NA

1/3 max. sign area of
between 150 sq. ft. to 500 sq.
f.t (based on parcel street
frontage)
16 sq. ft.

Up to top of
building

NA

NA

NA

NA

NA

1/3 max. sign area of
between 150 sq. ft. to 500 sq.
f.t (based on parcel street
frontage)

NA

NA

NA

1/3 max. sign area of
between 150 sq. ft. to 500 sq.
f.t (based on parcel street
frontage)

300 sq. ft.

8 to 32 sq. ft.
30 sq. ft. (60 day duration)
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# Allowed
1

Setback
Requirement
4 ft. from
R.O.W.

10 ft. from
R.O.W.
30 ft. from
R.O.W.
NA
NA
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R-4
Ground
Mount
Portable
Wall Sign
Government,
Schools &
Churches
Ground
Mount
Portable
Canopy
Wall
Projecting

4 sq. ft.

NA

8 to 32 sq. ft.
4 sq. ft.

NA
NA

50 sq. ft.
8 to 32 sq. ft.
50 sq .ft.
50 sq. ft.
16 sq. ft.

Max. # allowed per
parcel is two

10 ft. from
R.O.W.
NA
NA

7 ft.

NA

NA
NA
Up to top of
building
NA

NA
NA
NA

10 ft. from
R.O.W.
NA
NA
NA

NA

NA

Site Plan & Special Use Standards
The general review standards for the city of Manistee that in some form relate to access
management include the following:
Special Use Review Standard #4 & Site Plan Review Standard #1: Is the use
designed to insure that public services and facilities are capable of accommodating
increased loads caused by the land use or activity.
Manistee Township
Manistee Township has two zoning districts
along the U.S. 31 corridor and one overlay
zoning district. The districts include the CR-1
Restricted Commercial District, C-1
Commercial District and OZ-1 Airport Overlay
Zone.
Overall the existing regulations along the U.S. 31 corridor within Manistee Township are
limited. The regulations are centered on basic dimensional regulations for building
setbacks, lot size, lot width and building height.
The only real exception is in the area of traffic
visibility at intersections.
Traffic Visibility
Section 1052 of the Manistee Township Zoning
Ordinance requires a clear vision area of 40 ft.
by 40 ft. at the intersection of two streets (see
image at right). This requirement is identical to
the requirement of Filer Township.
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Dimensional Standards
Both the CR-1 and C-1 zoning districts have exactly the same minimum lot area, lot width
and building setback requirements. All regulations are minimum regulations. The end
result using these regulations could be sites that meet very basic requirements, but lack
cohesion through common amenities such as sidewalks, front yard landscaping, trees and
common building materials.
Manistee Township District Regulations
District

Min. Lot Area

Lot Width

C-1
CR-1

15,000 sq. ft.
15,000 sq. ft.

100 ft.
100 ft.

Front
Yard
25 ft.
25 ft.

OZ-1

NA

NA

NA

Side
Yard
20 ft.
20 ft.

Rear
Yard
25 ft.
25 ft.

NA

NA

Height
50 feet with approval
of Twp Board as a
special use, otherwise
35 ft.
25 feet

Signs
The Manistee Township sign regulations are limited when compared to the regulations of
the City of Manistee and Filer Township. While the spacing requirement between signs can
help to eliminate confusion and improve aesthetics, the sign size provisions can produce
signs that are not proportionate to the site on which they are placed. There may also be
vision issues without specific regulations to address minimum clearance underneath pole
signs and their placement in relation to entrance and exit drives.
The sign provisions should be evaluated and discussed at the local level to answer
appearance questions, location standards and height standards.
Manistee Township Sign Regulations (Excerpt)
Sign Type
Advertising
Signs

Sign Spacing
300 ft. separation
between other
pole/ground signs

Setback
Must be within 50 ft. of R.O.W. &
setback at least 500 ft. from any
dwelling

Sign Area
250 sq. ft.
max.

Height
10 ft.
max

Width
25 ft.
max

Site Plan & Special Use Standards
The general review standards of the Manistee Township Zoning Ordinance are similar to
those used within Filer Township. Special land use review standard number two requires
uses to be harmonious and appropriate in appearance with the existing or intended
character of the general vicinity. Standard number 3 requires uses to be served by
adequate public facilities such as highways.
The review standards do not currently discuss access management.
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Little River Band of Ottawa Indians
Currently, lands under the ownership and control of the Little River Band of Ottawa Indians
are not governed by zoning standards per se. It is recommended that site development
standards be implemented consistent with the recommendations of this Plan.
Modification to Ordinance Requirements
Sample aesthetic and pedestrian standards are provided as Appendix B of this document.
The sample ordinance language is intended to serve as a focal point for discussion at the
local level to address landscaping, signs, pedestrian ways and building materials.
The Model U.S. 31 Corridor Overlay Zone (Appendix A) includes requirements for frontage
roads and minimum depth of site access points to allow for appropriate stacking of exiting
vehicles. The sample regulations and the model U.S. 31 Corridor Overlay Zone do not
address the issue of building setbacks.
Building setbacks could be modified in each zoning district of the community or alternatively
subareas along the corridor can be identified as part of a Master Plan amendment for the
community with subsequent setback requirements developed and included as part of the
U.S. 31 Corridor Overlay Zone. Buildings could be set back hundreds of feet (which is
commonly done with big box corporate designs) or buildings could be placed relatively
close to the road, depending upon the existing and/or desired character of an area.
*

,

+

,

-.

+

-.

))

!

!
)

)
+

Road
&
*%

US-31 Corridor Management Plan

+

%

+

52

Communities that desire zoning regulations with buildings close to the roadway should at a
minimum allow room for landscaping and pedestrian ways (sidewalks and/or bike paths).
Pedestrian paths are typically from 5 to 8 feet wide, planting strips should be a minimum 6
feet wide and building setbacks should be such that they provide opportunity for additional
landscaping and/or outdoor sidewalk display or seating (for outdoor cafés), approximately
10 to 20 feet. Factoring in all of the aforementioned equates to a minimum building setback
from pavement edge of 22 feet (5 foot sidewalk, 6 foot planting strip and 10 foot additional
landscaping and or outdoor display/seating space).
Communities that desire zoning regulations with greater building setbacks than discussed
above and allowance of such things as parking in front yards or more landscaping (grass,
bushes, trees etc.) must consider additional dimensional requirements. In the previous
example, to provide room for parking, you would typically need an additional setback
distance equal to a drive aisle width (typically 24 feet), plus room for parking spaces at
either 90 degree (one row equals 18 to 20 feet deep, two rows equals 36 to 40 feet deep)
or parallel (one row equals 10 feet deep, two rows equals 20 feet deep). For a two
dimensional concept see the drawing on the previous page. A three dimensional concept
can be found within Chapter 3 of this document.
With either small or large building setbacks, it should be recognized that communities have
the ability to set a build- to line to require all new buildings to be placed at the same setback
depth. This encourages uniformity among sites and accessibility via such things as service
drives and sidewalks. A build to line can be set by adding language to an ordinance that
specifically states that all buildings must be built at the same depth (say 35 feet from the
roadway). Alternatively, zoning ordinances could simply establish minimum building
setback lines, such as 35 feet and allow the buildings to be placed anywhere on a lot,
provided they meet other site design criteria (such as parking and landscape requirements).
In modifying ordinance requirements it should also be recognized that there are other state
acts (above the zoning enabling legislation) that can affect placement of signs and
driveways within or near the public right-of-way: Public Act 200 of 1969 entitled “Driveways,
Banners, Events and Parades and Public Act 106 of 1972 entitled “Highway Advertising Act
of 1972”.
The Driveways, Banners, Events and Parades Act provides the state with authority to
regulate the aformentioned. To comply with the act, driveways may not be established and
banners may not be erected across a State highway unless a permit is granted by the
State.
The Highway Advertising Act of 1972 requires review of off-site signs (commonly referred to
as billboards) for uses within business/commercial and industrial zoning districts that abut
state and federal highway/road corridors such as U.S. 31. In general, under this act signs
must be separated (on the same side of the street) a minimum of 500 feet and sign area
can be no greater than 1,200 square feet (includes structural supports and design
elements). In stating this it should also be recognized that through zoning regulations
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communities can be more stringent on the size, number and placement of billboards
provided they do not totally exclude off-site signs as a use from a community.
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7. Future Land Uses
Understanding future land use recommendations of the communities along U.S. 31 is useful
in that it can provide insight into the future appearance and function of the corridor.
Reviewing these plans and comparing the future land use text can allow communities within
the corridor to amend their plans and policies to reflect the goals of access management
and corridor improvement discussed throughout this report.
The map on the page that follows is a compilation of proposed future land uses along the
U.S. 31 corridor. The sections below are discussions of proposed future land uses by
municipality (taken directly out of each community’s future land use plans) for the
categories along the roadway.
Filer Township
The Filer Township Future Land Use Map (draft) dated July 1, 2003 shows a total of five (5)
land use categories along U.S. 31. They include Agriculture, Transition, Residential, Urban
Residential and Commercial.
The Agriculture category includes approximately 1.2 miles of U.S. 31 frontage (either side)
starting at the southern boundary of Filer Township to just north of Fox Farm Road. This
category is intended to have minimum lot sizes of 10 acres; no minimum lot widths are
discussed. The category is intended primarily for small scale farm operations and only
individual well and septic systems are planned for. No access management is discussed
under this category. A modification to this category that may be appropriate for access
management includes discussion of lot width and driveway spacing.
The Transition category includes approximately 0.8 miles of U.S. 31 road frontage starting
somewhat north of Fox Farm Road and ending at Preuss Road. This category is intended
for agriculture and forestry to be gradually converted to residential uses. There is no
discussion of access management within this category. Similar to the Agriculture category,
new language could be added that includes discussion of lot width requirements and
driveway spacing.
The Residential category starts at Preuss Road and goes north along U.S. 31
approximately 0.5 miles to Stronach Road. This category is intended for housing on as little
as two units per acre without public water and sewer with cluster housing given a density
bonus of 1 additional unit per acre. There is no discussion within this category about
US-31 Corridor Management Plan

55

access management. New language could be added that limits access for cluster housing
to individual roads either connected to side roads or directly to U.S. 31.
From Stronach Road to the City of Manistee is the commercial category. The commercial
category is intended for uses that support the “big box” shopping center character of the
area. This category contains some general remarks about the need for limited and well
spaced access. Some general comments about the need for driveway alignments across
U.S. 31 and service drives near U.S. 31 could be inserted. In addition, aesthetic issues
could be discussed within this section that pertain to signs, landscaping, setback distance
requirements from U.S. 31 for parking and buildings.
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City of Manistee
The City of Manistee adopted a Master Plan
in 2002. The Future Land Use Map for the
City of Manistee designates five future land
use categories along the U.S. 31 corridor;
they include Medium Density Residential,
Residential/Commercial Redevelopment
District, Central Business District, Highway
Commercial District and Marine Mixed Use
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District. The categories in many respects are designed to recognize the historic
development patterns and well established uses that exist within the City of Manistee while
at the same time they are intended to allow for reasonable and practical change of uses.
The Medium Density Residential District starts at the northern boundary of Filer Township
along U.S. 31 and continues to 2nd and 3rd streets within the City of Manistee. This
category is intended to allow the continuance of single and two family uses of 3 to 8 units
per acre as well as churches, schools, parks, day care and bed and breakfast inns. Issues
to consider including include well defined crosswalks for residents to cross U.S. 31. Access
management could be discussed for shared driveways, rear access and side street access
could be discussed for when redevelopment occurs.
The Medium Density Residential District is also located north of the Manistee River on the
east side of U.S. 31 and south of the Marine Mixed Use District. This is an area that is
currently in transportation uses. Opportunities for access management and corridor design
are therefore on a blank slate if the area is redeveloped. Future access in this area should
take into account the existing grid street pattern across U.S. 31 and at the same time
limited access could be provided in this area by controlling the number of new access
points (see Chapter 2 for specific access recommendations). Streetscape in this area
should complement the city’s efforts in the downtown central business district.
The Residential/Commercial Redevelopment District starts on the east side of U.S. 31 at 3rd
Street and continues north to the Manistee River. This category is intended for a mixture of
uses including high density residential, commercial and light industrial. Given the function
of U.S. 31 however, it should be noted that some uses may not be preferable along the
properties facing U.S. 31. For example, an industrial warehouse may not have the
aesthetic attraction for placement along the corridor. It should be recognized that the road
segment within this area is in close proximity to a funneling point of the roadway (bridge).
The bridge also serves as a point of congestion as it is raised for boat traffic on the
Manistee River. Redevelopment of properties along this segment of the corridor should
include combining of properties and introduction of side street access and parking in the
rear.
A portion of the Central Business District is located along the U.S. 31 road corridor on the
west side between 2nd Street and Taylor Street (opposite of the Residential/Commercial
Redevelopment District). The Central Business District is intended for a mixture of
commercial, office, institutional and residential uses. Similar to comments under the
Residential/Commercial Redevelopment District, development and redevelopment of sites
should focus on providing side street access and parking in the rear of facilities. From an
aesthetic standpoint this section should include statements in regards to urban design and
continuation of central business district design themes onto the U.S. 31 frontage as well as
use of landscaping.
The Highway Commercial District includes land on the west side of U.S. 31 north of the
Central Business District and south of Madison Drive. This district is intended for a mixture
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of uses including general retail, auto oriented businesses, personal service businesses and
high density residential. The Highway Commercial category of the City of Manistee master
plan currently notes several access management and corridor improvement strategies that
should be pursued by the City. The strategies include:
1. Minimum and desirable driveway spacing requirements should be determined based
on guidelines developed by MDOT to adequately plan for driveway spacing.
2. Driveways should be directly opposite other drives or be offset from opposing
property by a distance sufficient to prevent conflicts with turning vehicles, or what is
commonly known as a “left-turn lockup.” A minimum desirable driveway offset
distance should be 150 feet.
3. Access to individual parcels should consist of either a single two-way driveway or a
pair of one-way driveways. While certain developments may generate enough
traffic to consider allowing more than one driveway along US-31, a second access
point should be located on a side street or shared with adjacent uses whenever
possible.
4. Shared driveways by two or more property owners should be required where
feasible to reduce the overall number of access points.
5. Shared access requires a written easement from all affected property owners during
the site plan approval process.
6. Where shared drives are not practical, service drives or frontage roads may serve
as an alternative. A frontage road/service drive can be delineated through a parking
lot by raised islands separating parking from the traffic lane.
7. Parking lots should be buffered by perimeter landscape, particularly for parking
areas abutting a roadway.
8. Large parking areas (i.e., in excess of fifty spaces) should be broken up with internal
landscaped areas. These may be in the form of plant clusters, plant islands, etc.
9. Greenbelts (plant islands) should be used to assist in directing traffic by separating
access and primary circulation drives from the actual parking areas.
The Marine Mixed Use District includes the remaining frontage along U.S. 31 from Quincy
Street north to Manistee Township. Uses planned for this district include those related to
marine activities, ancillary commercial uses and high density residential. This section of the
Master Plan should also include statements about shared access drives, adequate spacing
of drives and greenbelts.
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Manistee Township
The Manistee Township Future Land Use
Map of 2001 shows three separate land
use categories along the U.S. 31 corridor,
Public & Semi–Public, Commercial and
Urban Residential. In addition, there
exists Indian reservation land that contains the Little River Casino and Resort.
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The Public and Semi-Public land use category includes a small area on the west side of
U.S. 31 at the City of Manistee/Manistee Township border as well as several small areas
scattered along the roadway to the Little River Band of Ottawa Indians Casino and Resort.
The current uses include a park, a road commission facility, a airport and a cemetery. The
future land use designations and descriptions appear to promote the continuance of the
existing public facilities already in place as well as additional public facilities in appropriate
locations deemed to be in the future public interest, dependent upon the specific uses that
develop in areas.
The Commercial category is located in a fairly continual chain on either side of the roadway,
interrupted by small areas of public/semi-public and urban residential areas. The category
is intended to allow a mixture of uses (commercial/residential) at high density. The plan
notes that access management is important along the corridor in this land use category,
particularly stating that commercial development should be created with safe and
convenient access through utilization of such things as shared driveways.
Small portions of the Urban Residential category are proposed on the north side of U.S. 31;
one segment is between Kemmer Road and Guthrie Road and another segment is in the
area of Ivy Lane and Park Lane. This category is intended to allow for a range of
residential uses, dependent upon the availability of water and sewer, possible uses include
single family residential, two-family residential and multi-family residential. Preference is for
multi-family uses to serve as a buffer between commercial uses and single and two family
residential uses. Densities proposed when serviced by public water and sewer range
between 5 and 10 units per acre for multi-family development and 3 to 5 units per acre for
single family residential. Single-family residential densities of 1 to 2 units per acre are
proposed for areas without public water and sewer.
The Little River Band of Ottawa Indians has land at the north end of the corridor study. The
current use of the site is as a casino and resort and is expected to continue as such use.
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8. Adoption and Use of the Plan
Successful implementation of the recommendations in the US-31 Corridor Management
Plan requires a partnership between the various local units of government and MDOT – a
commitment by both MDOT and each municipality. This requires each community’s
planning commission, elected body and zoning board of appeals members to be aware of
the benefits of access management and their role in its implementation.
A coordinated and comprehensive access management approach is essential if future
growth in the study area is to be accommodated and its economic benefits are to be
realized. Development decisions along US-31 are under the purview of several agencies.
The local units of government have jurisdiction over land use planning, zoning, site plan
and subdivision review outside the street right-of-way. MDOT has control over
improvements within the US-31 right-of-way, the City has control over intersecting city
streets, and the Manistee County Road Commission has control over improvements within
the rights-of-way for other intersecting county roads. Successful implementation of the
recommendations in the US-31 Corridor Management Plan requires a partnership between
the local units of government, MDOT and the Manistee County Road Commission.
One technique to help implement the Plan is to amend the local zoning ordinance to
acknowledge the special standards and review procedures for the US-31 corridor. Two
issues are discussed in the remainder of this section. The first is a model review process
the communities should adopt. The second is a model US-31 overlay zoning ordinance
(included in the Appendix).
The US-31 overlay zoning district would be placed over the existing zoning regulations for
all parcels with frontage along US-31 and along intersecting roads within three hundred fifty
(350) feet of the US-31 right-of-way. For example, if the current zoning is residential, the
uses permitted in that zoning district, the dimensional standards (setbacks, height, etc.) and
other regulations would still apply, but the access spacing and circulation design standards
of the overlay district would also apply. One significant change is that in addition to meeting
minimum lot area and width requirements, any proposed land divisions must also
demonstrate the ability to meet the access spacing standards in order to satisfy the
“accessibility” requirements of the Land Division Act.
The focus of the overlay zone is a set of access and corridor management standards.
Access management is a set of proven techniques that can help reduce traffic congestion,
preserve the flow of traffic, improve traffic safety, minimize crash frequencies, preserve
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existing roadway capacity and preserve investment in roads by managing the location,
design and type of access to property. More than one technique is usually required to
effectively address existing or anticipated traffic problems.
Not all sites will be able to meet all of the access management standards, particularly older
sites. In order to address these situations the ordinance provides the authority to modify
the standards on a case-by-case basis. The model ordinance provides the planning
commission with the authority to modify the standards during site plan review, provided the
intent of the standards is being met to the maximum extent practical on the site, and
provided input from the MDOT is obtained.
The ordinance also requires traffic impact studies be performed for larger developments that
have the potential to generate significant volumes of traffic. These studies would evaluate
the impact that a proposed development will have on the road system and identify mitigation
to offset the impact. The ordinance makes reference to the handbook “Evaluating Traffic
Impact Studies, a Recommended Practice for Michigan,” developed by the MDOT and TriCounty Regional Planning Commission as the required methodology for completing the
study.
The model overlay zone may not necessarily incorporate aesthetic requirements for such
things as signs, building placement, building materials, landscaping, street lights or utilities.
These issues are discussed at length within the body of this report with the intent for each
community to address the issues through subsequent amendments to the corridor overlay
zone and/or other applicable sections of their zoning regulations and general codes.
A flow chart for the model overlay zone is illustrated on the page that follows that outlines
the process followed in review of any development proposal along the US-31 corridor. It
provides for a coordinated review by the local unit of government, MDOT and the Manistee
County Road Commission. The intent of the process is to ensure that the local unit’s of
government review of the site plan design and the road agency’s access permit process is
coordinated to implement the recommendations of this plan. The process provides for
feedback loops between the local planning commission and the road agency as
modifications are made to access and circulation.
To continue the implementation of the US-31 Corridor Management Plan, the Advisory
Committee should continue to meet on a regular basis. This will provide a forum to discuss
and coordinate major development proposals, traffic impact studies, access issues,
rezoning proposals, local master plan updates, roadway improvements, non-motorized
transportation, streetscape enhancement, and other common issues along the corridor.
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Recommended Site Plan, Subdivision, and Site Condominiums
Access Approval Procedure
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APPENDIX

•
•
•
•
•
•
•

Revised model ordinance
Roadway improvement concepts
US-31 Taylor/Memorial subarea aerial
FLU maps
Public open house information
Sample Advisory Committee meeting notice
Miscellaneous
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