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Planning & Development—

AGENDA

City of Alpena Planning Commission
Regular Meeting

Tuesday, June 16, 212020, 7:00 p.m.
Alpena, Michigan

CALL TO ORDER:

ROLL CALL:

PLEDGE OF ALLEGIANCE:
APPROVAL OF AGENDA:

APPROVAL OF MINUTES: Regular meeting December 10, 2019 & Special CIP Joint meeting February 19,
2020

APPROVAL OF MEETING SCHEDULE: 2020
PUBLIC HEARING AND COMMISSION ACTION:
PC Case No. 20-SU-01 — Special Use Permit — Framon Manufacturing Company, INC. 1201 & 1209 W.
Chisholm Street.
BUSINESS:
Comprehensive Plan- Chapter 7, 9 and Final goals and objectives
COMMUNICATIONS:
REPORTS:

Update on Zoning Txt ammendments

CALLTO PUBLIC:
MEMBERS’ COMMENTS:

ADJOURNMENT:






























City of Alpena Comprehensive Plan

Chapter 9
Future Land Use Plan

The next step in the comprehensive planning process is to plan for types and intensity of development that
may occur over the next twenty years. With the establishment of a future land use plan, Alpena intends to
ensure that existing land uses such as residential, institutional, parks, commercial and industrial can
continue; that irreplaceable resources such as water, wetlands and forestlands will be protected; and that
reasonable growth can be accommodated with minimal land use conflicts or negative environmental
impacts.

The Planning Commission, with public input and assistance from NEMCOG, developed future land use
recommendations for the City. Recommendations are based on an analysis of several factors including:
social and economic characteristics, environmental conditions, existing land uses, available community
services and facilities, existing patterns of land divisions, current zoning, community input and community
goals and objectives. The future land use plan illustrates the proposed physical arrangements of land use for
the City of Alpena. It identifies and defines the major future land use categories as well as the approximate
locations for each use. The boundaries reflected on the map are not intended to indicate precise size, shape
or dimension; rather they portray a general land use arrangement, which may be refined as the community
develops. The plan is prepared to serve as a policy for the City regarding current issues, land use decisions,
investments, public improvements and zoning decisions. The plan is also intended to be a working
document which will provide for the orderly development of the City, assist the community in its efforts to
maintain and enhance a pleasant living environment, protect important natural resources and foster
economic development and redevelopment.

Future Land Use Planning Areas

The community has identified thirteen categories of land use needed to serve future development needs.
These categories are listed below and depicted in Figure 9.1. The proposed land use categories were
developed in an effort to create a long-term plan for the development and redevelopment of the City of
Alpena.

Residential Uses

Several residential categories are included in the future land use plan. It is the intention of the plan to
protect existing residential neighborhoods while providing a variety of housing options to meet future
needs.

Single- and Two-Family Residential

This category includes one and two family detached dwellings along with other related facilities such as
parks, churches and schools. Infill development and redevelopment should be considerate of existing
neighborhood character. Lot sizes range from less than 0.1 acre (65'x65") to nearly one acre with the
average size being approximately 0.2 acres (125'x65’). The community recognizes some larger homes have
been divided into 3-4 family rental units. It is the intension to discourage further conversion of large single
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family homes into multi-family rental units and to encourage the re-conversion back into single and two
family dwellings.

Multi-Family Residential

This designation is intended to provide locations for apartments, townhouses and condominiums. This
category is intended for residential development with a density greater than six units per acre. Higher
density residential uses can generate a significant amount of traffic, and therefore should be located directly
adjacent to a major thoroughfare. Higher density residential uses can serve as a transition between non-
residential districts and lower density residential areas.

Planned Development/Residential

This designation encourages the use of the property as a residential Planned Unit Development (PUD). The
PUD/Residential category allows residential uses in a manner that would encourage innovative or creative
housing design. If designated within older neighborhood areas, the housing must complement the
historical character of the City. The PUD could include a mix of densities such as attached or detached
housing, as well as generous setbacks, open space, landscaped areas, and architectural design that is
complementary to adjoining structures.

Commercial Uses

Commercial activities such as retail, service and office are key components of a vibrant growing community.
Along with generating employment and wealth, commercial centers provide access to goods and services
for residents both local and regional. Commercial development generates tax revenue while helping to
support community infrastructure improvements and services. The plan identifies a variety of commercial
land use areas.

Office/Service

This classification is intended for uses such as office buildings and for mixed-use service districts which may
include office buildings, banks, services business, convention centers, public facilities, medical related
facilities, social service agencies and churches. The designation could include privately owned facilities as
well as public or quasi-public institutions.

Local Business

This land use category is designed to provide opportunities for local services and convenience centers for
the day-to-day needs of the surrounding neighborhood. Local business would not include intensive or
highway commercial related uses. Protection of the abutting and surrounding residential land use is
important, therefore uses that create hazards, offensive or loud noises, vibration, smoke, glare, large truck
traffic, high traffic volumes or late hours of operation are not compatible. The designation would include
commercial uses in predominately single-family residential neighborhoods where the prevailing land use is
residential, and where the commercial use abuts local streets, not considered major thoroughfares.

Central Business District

The Central Business District provides for commercial development that is pedestrian oriented and offers a
mix of uses within a central core. Downtowns provide convenient, safe access to shopping, restaurants,
nightclubs, theater, cultural events, parks and services for the local community and visitors. A strong
orientation and connection to the waterfront is encouraged. Streets, designed to provide efficient traffic
flow, as well as centralized parking are critical to accommodating a population orientated to automobiles.
At the same time, the City must continue to focus on a walkable, pedestrian friendly environment. A vibrant
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downtown draws families into the community center for entertainment, cultural events and festivals. Upper
story apartments and condominiums over first floor retail and office space, in conjunction with healthy
adjacent residential neighborhoods, breathe life into the downtown and contribute to its vitality and
viability. Small parks, benches, street cafes, river walks and public art add to the pedestrian atmosphere.

General Business

This district is intended for the widest and most intensive variety of retail and service businesses.
Businesses that meet the commercial needs of the automobile dependent public are typically associated
with roadways having high traffic volumes. Typical uses in this district include drive through restaurants,
auto service establishments and commercial uses serving a regional clientele. The uses within this district
are auto dependent and benefit from the exposure of high traffic volume thoroughfares. At the same time
the City will work towards providing safe pedestrian access.

Mixed Use

This designation could include areas proposed under a unified development scheme incorporating either a
singular land use or a mixture of office, commercial or residential uses. The Planned Unit Development
(PUD) may incorporate innovative or creative design that promotes open space, trails, bike paths and
landscaping within a campus style plan as well as more densely developed urban designs. A PUD could also
be incorporated within a multi-year long-range development plan.

Industrial

The industrial base has supported Alpena for the last 150 years. Industry infuses energy into the local
economy by providing reasonable wages and generating tax revenues. There has been a loss of large-scale
industrial jobs over the last few decades. The City has been actively recruiting smaller-scale light industry
to diversify the industrial base and become less dependent on a few large-scale industries. The plan intends
to support existing industrial land uses and provide areas for new light and heavy industrial development.
Furthermore, the plan recognizes there are industrial sites within the community that are adjacent to or
surrounded by residential uses. It is the long range vision of the planning commission to minimize industries’
negative impacts on residential neighborhoods through ensuring buffering and screening, encouraging
relocation of industrial uses to more appropriate locations in planned industrial areas and encouraging on-
going efforts to reduce pollution levels. Some areas may transition from heavy industry to light industry or
industrial into mixed-uses such as a mixture of office, commercial or residential uses.

Light Industrial
The light industrial district is designed primarily to accommodate wholesale activities, warehouses and

industrial operations whose external and physical effects are restricted to the immediate area and have a
minimal effect on surrounding districts. This designation allows uses such as manufacturing, compounding,
processing, packaging and assembly of finished or semi-finished products from previously prepared
materials. “Clean” industries (research and high-tech) are included in this designation.

Heavy Industrial
This category is designed to provide locations for general or heavy industrial activities such as those which

involve the use of heavy machinery, extensive amounts of contiguous land, service by railroad lines or major
thoroughfares, processing of chemicals or raw materials, assembly, generation of industrial waste, noise,
odor, or traffic problems of similar characteristics. These uses require service by large trucks, rail or deep
port shipping. Heavy industrial uses should be adequately screened and buffered from adjacent residential
uses.
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Community Uses

Alpena functions as a regional hub, drawing people into the community to access higher education, health
services, recreation facilities and cultural activities. The community recognizes the importance of these
facilities both for City residents and persons around the region. The plan designates areas to accommodate
existing uses and potential expansion of uses.

Institutional

This public and quasi-public designation includes government buildings, water treatment plant, sewage
treatment facility, cemeteries, libraries, museums, indoor recreational facilities, community centers,
hospitals, nursing homes, churches, schools and associated facilities, and colleges. City Hall and government
buildings in the downtown are included in the Central Business District.

Park/Public Open Space
This classification includes public parks, quasi-public parks and the City Marina. The category is designed to
provide protection to existing recreation property and identifies areas planned for future recreation use.

Natural Resources

Water resources, natural areas and other environmentally sensitive areas are key elements of the quality of
life for community residents.

Resource Conservation

There are environmentally sensitive areas within the City that are not suitable for intensive
development. Consistent with the natural resource goals and objectives; the plan designates those
areas as resource conservation. It should also be recognized there are other environmentally
sensitive areas not mapped as part of this land use plan. When development occurs in and around
those sites, efforts should be made to minimize impacts and incorporate natural features into site
development plans.

Water Resources

Water is central to the daily life and community identity of the City of Alpena. The Thunder Bay
River, Wildlife Sanctuary, Besser Lake and Lake Huron provide over twenty miles of waterfront and
considerable opportunities for recreation. The plan recognizes the importance of water resources in
the community’s quality of life and the need to protect water quality.
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Special Issue Planning Areas

Senior Citizen Issues

On February 5™, 2006, an article in the “Bizjournals” recognized Alpena as the #1 place to retire
in Michigan and 44™ in the United States. An analysis of population trends shows people have
known Alpena is a great place to retire for a long time. As the local population of “Boomers”
reach retirement age and new retirees move into the area, the community must work toward
accommodating an increased demand in senior and retirement housing and other services.

Planning and development summary points:

e Housing should be located close to shopping and services, be low maintenance, and
offer a range of options and values.

e Market rate rental apartments, garden apartments, townhouses, and elder transition
housing are lacking in Alpena. Public/private partnerships will be essential to achieve
the desired outcome.

e Mixed-Use, Planned Development/Residential and Multi-Use Residential planning areas
could accommodate this type of development.

e The community must adapt in order to make Alpena an “elder-friendly” place. For
example, a high level of personal safety and security must be maintained.
Transportation systems must be in place to facilitate in-town and out-of-town travel.
Other businesses and services to meet senior’'s commercial, health care, and lifestyle
needs must be available. In addition to providing for the basic needs of senior citizens,
recreational, cultural, social, and spiritual needs should be addressed. There must be
supportive community systems in place which take seniors into consideration when
decisions are made.

Waterfront

With over 20 miles of shoreline, including Lake Huron and the Thunder Bay River, waterfront is a
key asset to the community. Based on input from community sessions, citizens would like to see
a mix of uses along the waterfront.

Planning and development summary points:

e Continue to strengthen the connections between waterfronts and the City.

e Consider physical connections, visual connections, and spiritual connections to the
water features.

e Make the connections easy by providing visual clues and connect activity points.

e Encourage a mix of uses such as hotels, restaurants, residential, parks, businesses, and
industry.

e Transition that has occurred in recent years should be used as an example for the future
(for example the Fletcher Mill Property).

e Continue to provide and improve pedestrian access to waterfronts.

e Continue to provide and improve boating access to water features.

o Develop a Comprehensive Waterfront Plan.

Johnson/Miller Street Corridor
The Johnson /Miller Street Corridor is a key entryway into the City. The corridor is the primary
access point for persons going to the college and museum. As downtown attractions such as the
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Great Lakes Maritime Heritage Center and Old Town grow in popularity, this corridor will
become increasingly important. As Johnson Street crosses 9th Avenue, the connection becomes
fragmented, and visitors can become confused with directions to points of interest.

Planning and development summary points:
e Make the corridor a recognized and used entryway into Alpena.
e Maintain and enhance the campus-like setting of the corridor.

Provide a better connection to downtown businesses and facilities.

Provide visual and physical connections to the Thunder Bay River.

Enhance landscaping to retain visual integrity and maintain slower traffic speeds.

e Maintain and enhance a pedestrian friendly environment by providing benches and
small pocket parks; and strengthen pedestrian connections with the downtown.

Chisholm Street Corridor

Chisholm Street is a primary commercial corridor and entryway into the City. Businesses located
along this major thoroughfare are oriented to vehicular access. Because it is also Business US-23
and the major north-south state highway along the east coast, high traffic volumes make this
one of the busiest streets in the City. The older commercial development with parking lots in the
front of buildings, sidewalks, and numerous curb cuts results in a hardened urban landscape.
The Comprehensive Plan recognizes this as a key commercial corridor and recommends the City
supports development and redevelopment of businesses. The City of Alpena will coordinate
with the Michigan Department of Transportation to implement changes along the Chisholm
Street Corridor.

Planning and development summary points:
e Develop and implement an access management plan to improve safety and traffic flow.
e Develop and implement a Streetscape Plan to improve visual character, soften the
urban edge, and incorporate multi-modal transportation.
e Develop a program, similar to the downtown building facade to continue to upgrade the
visual character of the corridor.
e Improve pedestrian access along the corridor and provide benches and bike racks.

Downtown Revitalization

During the various community input sessions, people commented on the importance of the
downtown to the identity of the community. Historically, the downtown was a regional draw as
families came from surrounding farming communities to shop at the stores and do business.
With the growth of “big box” retail outlets in Alpena Township, the downtown business district
(DBD) suffered, and its ability to draw people downtown diminished. The Downtown
Development Authority and the City of Alpena have been working to improve the business
climate and shopping experience in the DBD.

Planning and development summary points:
e Continue to explore grants and loan programs to make improvements to the downtown
e The City should continue to encourage and support residential growth in the District
through the conversion of upper story living areas.
e The community needs to continue to strengthen the pedestrian environment through
promoting the Walkable Community concept.
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e Way-finding signs, benches, pocket parks and bike racks all add to the pedestrian
experience.

e The downtown must strengthen its connections to the water, residential
neighborhoods, attractions and community parks by providing trails, signs and visual
clues.

Destination Alpena

Consistent throughout the various community input sessions was the desire to transform Alpena
into a “destination” location. With its proximity to many natural amenities, waterfront location,
full-service marina, and developed recreational system, Alpena is a natural haven for the
outdoor enthusiast. In addition, it also has a number of “cultural” amenities available to
capitalize upon. Amenities ranging from the Great Lakes Maritime Heritage Center/Thunder Bay
National Marine Sanctuary and Underwater Preserve, the Besser Museum of Northeast
Michigan, numerous historical sites, to two live performance theaters, blend together with the
area’s natural amenities to create a destination that can appeal to a very wide range of people.

The City of Alpena recognizes the underdeveloped potential of the area being marketed as a
destination location and has been partnering with a number of public and private agencies to
facilitate this process.

Planning and development summary points:

e Continue partnerships with the Alpena Area Convention and Visitors Bureau and other
relevant agencies to develop consistent and coordinated marketing of the Alpena area.

e Implement the brand identity Alpena: Sanctuary of the Great Lakes.

e  Work with the private sector to develop larger hotels, thereby increasing the total room
count within the area.

e Continue to support the development of a waterfront campground within the area.

e  Work with the appropriate public and private entities to market and promote the City of
Alpena Marina as a first class marina and to provide the necessary amenities.

Industrial Development

Historically, heavy industry has been a linchpin of the local economy. As the twenty-first century
begins, the total dominance of heavy industry over the local economy has waned. However,
industrial development continues to provide employment opportunities and a significant tax
base in the City. Therefore, the growth of new industry and the continuation of existing industry
must be emphasized.

Planning and development summary points:

e Continue to work with economic linchpins Lafarge North America and DPI to expand and retain
their industrial operations.

e Work with appropriate federal, state, and/or local entities to address and alleviate any
environmental issues resulting from industrial development.

e Promote a range of industrial development in North and Commerce industrial parks.

e Continue brownfield redevelopment.

e Expanded college programs related to manufacturing should be developed at Alpena Community
College.

e Retain existing manufacturing entities.
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City Assets

The residents of the City of Alpena value the rural, small town community and accessibility to the area’s
forests and water resources. The low crime rate, ability to utilize the City’s park and recreation facilities,
the friendly people, and the amount of services available to seniors were also listed as assets.

The following illustrate a number of positive issues about living in the City of Alpena that were identified
by survey participants.

SATISFACTION: 76.0% of respondents are very satisfied or satisfied living in the City of Alpena.

SENSE OF COMMUNITY: 75.3% of respondents feel the City shares a sense of community. Out of the
respondents that felt there was not a sense of community, comments indicated newcomers did not feel
welcomed and social activities are not advertised.

QUALITY OF LIFE: Approximately 70% of respondents believe the City’s overall quality of life has either
declined or stayed the same. Respondents noted the City’s water and air quality have improved, there are
improvements in the downtown and marina areas, new businesses are opening, there are more
recreational opportunities, and more services.

SERVICE PROVISION: Respondents support the maintenance of the City services (brush pick-up service,
irrigation at city parks, sidewalk snowplowing, leaf pick-up/leaf drop-off, street sweeping, and tree
trimming services). Over half of the respondents would like to see the sidewalk snowplowing service
expanded. Over one-quarter of respondents would like to see the brush pick-up, leaf pick-up, and tree
trimming services expanded, and less than 5% of respondents would like to see the irrigation at city parks
and street sweeping expanded.

RECYCLING AND SOLID WASTE: Over 65% of respondents are satisfied with both solid waste and recycling
options in the City (67.2% and 71.9%, respectively). Respondents recommended expanding the recycling
program to include glass collection and curbside recycling.

TOURISM DEVELOPMENT: The majority of respondents (96.5%) support tourism development and
believed there is an adequate amount of wayfinding signs.

ATTRACTION OF YOUNG FAMILIES: The majority of respondents (90.5%) support the idea of attracting
young people and families to the City through the attraction of high-quality jobs and economic
development.

CULTURAL/HISTORICAL RESOURCES: The majority of respondents (85.5%) support protecting the cultural
and historic resources noting these resources can be used to attract people to the area.

RECREATION FACLITIES: The majority of respondents (96.4%) support the City in maintaining and
improving its park system. The most used facility is the City Bi-Path System, while the least used facilities
include LaMarre Park, Water Tower Park/Riverside Skate Park, and the Eleventh Avenue Boat Launch.

PUBLIC SAFETY: The majority of respondents support public safety services. There is strong support for
local fire and law enforcement (91.7% and 73.8% respectively). However, support for emergency medical
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TIME RESPONSIBLE
FOCUS AREA OBJECTIVES AND ACTION ITEMS FRAME PARTY
OBJECTIVE B: Enhance and maintain industrial development in the City.
(1) Identify and market locations for clean, light industrial development that include Ongoin Chamber, CM,
appropriate utilities and rail service. gomng Staff
(2) Utilize tax incentive and tax abatement programs to encourage industrial development. Ongoing Staff, DPD
GOAL 4
Market the City of Alpena as a tourism destination.
OBJECTIVE A: Participate in regional tourism marketing efforts.
(1) Participate in the U.S. 23 Heritage Route tourism program (including subprograms such as . CM, Chamber,
Ongoing
ARTown). CVB
6 (2) Participate in a Pure Michigan campaign, if available and when feasible. Ongoing M, Ccf:;a\énber,
(3) Participate in regional and statewide recreation and trail tour marketing efforts (such as .
Pure Michigan Trail Towns and Up North Trails). Ongoing CM, RAB, CVB
Economic (4) Participate in the promotion of the National Marine Sanctuary and Underwater Preserve,
Development Great Lakes Maritime Heritage Center, City parks, Bi-Path, the North Eastern State Trail, Ongoing CVB, Chamber

Alpena Community College, Northern Lights Arena, and local festivals and art fairs.

OBJECTIVE B: Research and implement opportunities and techniques that attract year-round tourism.

(1) Develop tourism packages that include sites of interest, recreational activities, and lodging . Staff, DDA,
L Ongoing
and dining coupons. Chamber, RAB
(2) Support the development of mixed lodging opportunities (e.g. hotels, bed and breakfasts, . DPD, PC, DDA,
. . Ongoing
tourist homes, cabins, waterfront hotel, resort complex, etc.). Chamber
(3) Capitalize on maritime tourism opportunities offered by the Thunder Bay National Marine Ongoing Staff, Chamber
Sanctuary and Underwater Preserve.
(4) Maintain waterfront facilities for cruise ships. Ongoing Staff
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