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BACKGROUND AND PURPOSES OF THE TAX INCREMENT
FINANCING AND DEVELOPMENT PLAN
On June 13, 2007, the Township Board of Laketown, Township Allegan County, Michigan created
the Laketown Township Downtown Development Authority (DDA). At that time, the Authority
was given all of the powers and duties prescribed for a Downtown Development Authority pursuant
to Act 197 of Public Acts of 1975, M.C.L.A. §§ 125.1651 et seq., as amended by the State of
Michigan. A 9 member DDA Board was appointed to represent the Township and its downtown
business interests. The Township Board also designated the boundaries of the downtown district
within which the DDA may legally operate.
The overall goal of the Development Plan is to undertake public improvements that will provide the
framework for future development of the commercial parcels along Blue Star Highway.
Implementation of this plan will result in a variety of economic benefits including employment,
greater retail activity, and funding for improvements.
The goals of this Plan are:


To create a physical environment, image, and “sense of place” which will encourage a vital
mix of land uses and activities in the district;



To create a physical environment that works in concert with the natural environment;



To capitalize on the existing seasonal tourist market and create new opportunities for
expanding the tourist market and attracting new markets;



To create a visual cohesiveness and unity for the uses along Blue Star Highway through onsite and streetscape enhancements;



To encourage additional private investment in the district;



To improve shared use ways and promote multi-purpose circulation in the district;



Protect the residential areas within and adjacent to the district through sensitive site design;

As required by P.A. 197 of 1975, as amended, the Laketown Township Downtown Development
Authority has prepared the following Tax Increment Financing (TIF) and Development Plan to
guide the continued development of the downtown district. It is the purpose of this TIF and
Development Plan to establish the legal basis and procedure for the capture and expenditure of tax
increment revenues in accordance with P.A. 197 of 1975 as amended, for the purpose of stimulating
and encouraging private investment in the commercial district. The duration of the plan is 25 years.
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DEVELOPMENT PLAN
1. Designation of Boundaries of the Development Area
The Laketown Township DDA Development Area generally includes the north and south sides
of Blue Star Highway from the west side of the I-196 interchange at 64th Street to 60th Street. All
of the land within the DDA District is located within the Development Area.
Map 1 shows the boundaries of the Development Area.
2. Location and Extent of Existing Streets and Other Public Facilities within the
Development Area; Location, Character and Extent of Existing Public and Private Land
Uses.
Existing land uses in the Development Area are shown on Map 2, “Existing Land Use”.
A. Public Uses
Public land uses within the Development Area include street rights-of-ways under the
jurisdiction of the Allegan County (Blue Star Highway and 64th Street) and the State of
Michigan (I-196).
B. Private Uses
i. Residential. Based upon estimates gathered by review of the current property tax roll,
there are approximately 12 single-family residential parcels within the Development
Area. Both multiple family and manufactured residential dwellings are also located in the
Development Area.
ii. Commercial. There are a wide range of commercial uses spread throughout the
Development Area. A mix of retail, service, art galleries, and office uses are included.
There are outdoor recreation uses including a golf and conference center, as well as
hospitality uses including a beautiful historic bed and breakfast.
iii. Industrial. There are three industrial parcels located in the eastern portion of the
Development Area.
C. Recreational Uses. A commercial golf center and driving range is the only recreational use
in the Development Area.
D. Educational Uses. There are no educational uses within the Development Area.
E. Vacant Land. There is a significant amount of vacant land within the Development Area.
Some of the undeveloped areas within the Development Area are used for agricultural
activities.
3. Legal Description of the Development Area.
The Development Area’s description is provided in Appendix A. Map 1 also shows the
boundaries of the Development Area.
Laketown Township DDA
Development Plan
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Map 1
Laketown DDA
Development Area

Laketown Township,
Allegan County, Michigan

Legend

Print date: 9/24/2008 E:\Projects\Allegan\Laketowntwp\GIS_Maps\Laketown DDA.mxd

Development Area Boundary

Data and Aerial Source: Allegan County, 2004
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4. Location and Extent of Proposed Public and Private Land Uses.
Proposed uses for the Development Area are consistent with the Township’s Master Plan and
Blue Star Highway Sub-Area plan. The Blue Star Highway Sub-Area plan proposes to provide a
mix of commercial, office-professional, light industrial/service commercial and residential land
uses to serve local residents and travelers. The Sub-Area plan has positioned these uses in a
manner that will preserve existing uses while encouraging the development of new uses in the
Development Area. Several capital improvements will be necessary to support the planned
intensity of development.
It is the intent of this Development Plan to encourage the implementation of the Sub-Area plan.
5. Existing Improvements in the Development Area to be Demolished, Repaired or
Altered, and Time Required for Completion.
The extent of demolition, repair, or alteration of existing improvement is not yet known since
design plans are not complete. However, streetscape improvements are expected to include
street trees, ornamental lights, sidewalks/pathways, and other features. Existing curbing,
pavement, and sidewalks may need to be removed and replaced to accommodate installation of
proposed streetscape.
Additionally, public utility improvements may necessitate the removal and replacement of
existing landscaping, pavement, or curbing.
All proposed projects within the Development Area are described below.
6. The Location, Extent, Character and Estimated Cost of Improvements, Including
Rehabilitation Contemplated for the Development Area and an Estimate of Time
Required for Completion.
Public improvements contemplated in the Development Area over the 25-year life of this Plan,
along with estimated costs and time of completion, are included in Table 1 and described below.
Cost estimates for the projects are very preliminary; specific plans and refined cost estimates for
Development Area improvements will be completed upon initiation of each project. However,
the cost estimates have been developed in consideration of recent comparable construction and
relevant vendor estimates.
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Table 1
Estimated Project Costs and Schedule
Estimated Cost1
Phase I- 2009 – 2014
Marketing and Branding
$25,000
Signage and Wayfinding
$50,000
Design Guidelines
$10,000
Professional, Technical, and Administrative
$15,000
Assistance
Infrastructure Improvements
$1,750,000
Sub-Total: $1,850,000
Phase II- 2014 – 2034
Blue Star Highway Streetscape
$250,0002
Signage and Wayfinding
$20,0002
Marketing and Branding
$20,0002
Trailways
$200,0002
Stormwater BMPs
$100,000
Professional, Technical, and Administrative
$200,000
Assistance
On-going Maintenance of Public Improvements $500,000
Sub-Total: $3,250,000
Total: $3,850,000
1 Cost

estimates for projects are very preliminary; specific plans and refined cost estimates for Development Area
improvements will be completed upon initiation of each project.
2It is anticipated that a number of grants will be available for these projects. The amounts shown here are the amounts
typically necessary for matching requirements, approximately 20% of the estimated project cost.

PROJECT DESCRIPTIONS
Blue Star Highway Streetscape
The DDA will fund the installation of streetscape enhancements within the Blue-Star Highway
right-of-way. The improvements include several design elements including decorative street
lights, benches, trash receptacles, street trees, and special paving at crosswalks. The streetscape
improvements will be phased over several years.

Stormwater BMPs
In an effort to encourage the use of Best Management Practices (BMPs) in the Development
Area, the DDA may assist in the funding of a regional stormwater facility to facilitate the
intensity of land uses planned for the district in an environmentally friendly atmosphere. The
location, size and scope of the basin are unknown at this time. The timing of the construction
of the facility will be dependant upon the growth of the Development Area and could take place
any time during the entire term of the TIF and Development Plan.

Marketing and Branding Laketown
Joint promotion and advertising for the Development Area are means of creating a distinct place
and attracting businesses and customers to the Development Area. The DDA will fund the
creation of a marketing and branding program for the Development Area. This project may
Laketown Township DDA
Development Plan
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include a professionally prepared brochure or newsletter printed for distribution as part of an
overall marketing program and may include marketing of events and businesses.

Signage and Wayfinding
A comprehensive signage and wayfinding plan for the district will be created and funded by the
DDA. The goal of the plan is to provide a network of signs and banners that distinguishes the
Development Area from other areas along Blue Star Highway. The signs will be used to direct
the public to major destinations within the Development Area as well as the region.

Design Guidelines
The future site layout, landscaping, building design, and parking arrangement of the
Development Area must be consistent with the recommendations of the Blue Star Highway
Sub-Area Plan. The DDA will fund the creation of a comprehensive set of site design
guidelines to be utilized for new development and redevelopment of sites within the
Development Area. The professionally prepared guidelines will ensure a unified character for
the Development Area.

Trailways
Linkages between key nodes in and outside of the Development Area are necessary to the
success of the District. The DDA will fund the design and construction of shared use trailways
within the Development Area. The trailways will be coordinated with private development and
public streetscape projects.

Infrastructure Improvements
The future development of the Development Area is dependant upon the availability of
technology and public infrastructure. The DDA will assist in the funding of feasibility studies,
design plans, and construction of public water and sewer infrastructure and cable and other
technology infrastructure improvements. The DDA will also assist in the burying of existing
overhead utilities if deemed necessary to facilitate future development in the Development Area.
Appendix F contains a detailed cost estimate for water and sewer improvements within the
DDA area. According to these initial estimates, the cost to provide water and sewer to the
district is $1,750,000 and would be included in the first phase of projects for the district.
All infrastructure improvements will be coordinated with private development occurring in the
Development Area.

Real Estate Acquisition
The DDA intends to acquire real estate within the Development Area that is necessary for, or
will facilitate the undertaking and completion of specific projects detailed in the Development
Plan or that will be used for projects of unknown size and scope, but are demonstrated to be
consistent with the goals and objectives of the DDA as stated in the Development Plan. Real
estate acquisition for these stated purposes is intended to take place during the entire term of the
TIF and Development Plan.

Development Assistance
This activity may include any undertaking authorized by Section 7 of Public Act 197 of 1975, as
amended, including but not limited to providing public improvements to stimulate private
Laketown Township DDA
Development Plan
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development of sites which could not be feasibly developed without incentives, facilitating land
assembly, and addressing environmental concerns or other factors which may limit
development. These activities will be completed over the entire term of the TIF and
Development Plan.

Professional, Technical, and Administrative Assistance
The DDA will fund the on-going professional, technical, and administrative costs incurred in
accomplishing the purposes and undertaking the projects listed in this plan. Costs may include
professional fees for consultants, administrative and staff support, and so on. These ongoing
administrative and operating costs of the DDA - and costs incurred by the Township relative to
the DDA and the Downtown District - as approved in the annual budget process, will be paid
out of tax increment revenues. Also, the DDA may pay costs for all or a portion of Township
staff time expended to achieve the projects in this plan. This activity will continue throughout
the life of the plan.

On-going Maintenance of Public Improvements
The DDA will allocate funds to maintain the public improvements it has made in the
downtown district. This activity will continue throughout the life of the plan.

Traffic Improvements
On an as-needed basis, the DDA may assist with traffic improvement measures. The
improvements will be made along Blue Star Highway to facilitate the objectives of the plan.

Other Projects Consistent with the Objectives of the Plan
Certain projects described in the Plan may require additional construction, demolition, or
alteration of existing public improvements to ensure or expedite completion, beyond that
specifically described in this Plan. Other improvements that further the goals of the
Development Plan but are not specifically listed in this Plan or for which costs are not available,
may be constructed at such time as there is a sufficient tax increment generated to fund their
cost. An annual project prioritization system will be adopted by the DDA which ranks the
proposed public improvements based upon a variety of factors, including: developer
commitments, potential SEV increase, ability to maintain the improvement, elimination of
blight, timing of elements, and other factors.
Funding for the projects will be obtained from a variety of sources – primarily tax increment
revenues, but also may include the following: federal and state grants (which may include but
are not limited to CDBG, Michigan Economic Development Corporation, Michigan State
Housing Development Authority and the Federal SAFTLU program), private donations (if
available), issuance of bonds as authorized by P.A. 197 of 1975, as amended, and additional
sources, to be determined.
7. A Statement of the Construction or Stages of Construction Planned, and the Estimated
Time of Completion.
The anticipated schedule for construction and implementation of the public improvement
projects for the Development Area is outlined in Table 1, “Estimated Project Costs and
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Schedule.” The actual timing and sequence of projects may vary based on fund availability,
opportunities that arise to achieve the goals and purposes of this plan, and DDA priorities.
8. Parts of the Development Area to be Left as Open Space and Contemplated Use.
No areas within the Development Area are currently designated as public open space. No
portions of the Development Area are planned to be open space, other than greenbelts and
landscape areas.
9. Portions of the Development Area which the Authority Desires to Sell, Donate,
Exchange, Or Lease To or From the Municipality and the Proposed Terms.
The DDA has no plans at the present time to sell, donate, exchange, or lease to or from the
Township any land in the Development Area. The Authority may acquire property from the
Township within the Development Area if opportunities arise in furtherance of the goals of this
plan.
10.

Desired Zoning Changes and Changes in Streets, Street Levels, Intersections and
Utilities.
The Township is currently exploring updates to their zoning ordinance to facilitate appropriate
development within the district. Any zoning changes on district parcels will be coordinated
between the DDA, the Planning Commission, and the Township Board according to State
enabling Acts and adopted procedures of the Township. Any change will occur in a manner
that ensures appropriate future land uses within the district are consistent with the Township’s
Master Plan and Blue-Star Highway Sub-Area Plan.
Any changes to utilities or streets will be accomplished in accordance with the projects listed in
Table 1.

11.

An Estimate of the Cost of the Development, Proposed Method of Financing and Ability
of the Authority to Arrange the Financing.
The implementation of construction related projects is stated in Table 1. Cost estimates of the
various components of DDA approved projects are also included in Table 1.
It is presently planned that the public sector improvements will be financed through the use of
captured tax increments in accordance with a Tax Increment Financing Plan established
pursuant to Public Act 197 of 1975, as amended. The Authority may issue tax increment bonds
in accordance with Section 16 of Act 197, and pledge future captured tax increments to pay the
principal and interest due on such bonds. A comprehensive discussion of tax increment
financing for the proposed public improvements is set forth in the Tax Increment Financing
Plan.
It is anticipated that most projects will be financed on a “pay-as-you-go” basis using funds onhand or accumulated from prior years’ captures. However, the DDA may determine that there
is a need to sell bonds, obtain loan funds or grants, or receive contributions from any of the
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other sources permitted under P.A. 197 of 1975, as amended, to facilitate completion of one or
more of the improvement projects.
The cost estimates for projects are rough estimates because construction or design drawings
have not yet been prepared, and therefore have been based on preliminary concept designs. A
percentage has been factored into the estimates to cover contingencies and design costs. The
costs are estimated in current dollars.
The Authority will prepare an Annual Budget to program the expenditures for the upcoming
fiscal year. The Authority will be able to choose the specific work elements each year following
the receipt of recommendations from the Township and the various Authorities that have
operational jurisdiction within the Township.
12.

Designation of Person or Persons, Natural or Corporate, to Whom All or a Portion of the
Development is to be Leased, Sold, or Conveyed in any Manner and for Whose Benefit
the Project is Being Undertaken if that Information is Available to the Authority.
All public improvement projects undertaken as part of this plan will remain in public ownership
for the public benefit. The DDA does not own any property at this time. However, the DDA
may consider property acquisition, lease, or sale, as appropriate, in furtherance of the goals of
this plan. The person or persons to whom such property may be leased or conveyed is unknown
at this time.

13.

The Procedures for Bidding for the Leasing, Purchasing, or Conveying of All or a
Portion of the Development Upon its Completion, if There is no Expressed or Implied
Agreement between the Authority and Persons, Natural or Corporate, that all or a
Portion of the Development will be Leased, Sold, or Conveyed to Those Persons.
The DDA owns no property at this time, and therefore has no plans to lease, sell, or otherwise
convey any property or development at this time. Once the DDA purchases, receives a
donation, acquires or otherwise comes to own property in the Development Area, it will adopt
appropriate procedures for the management and disposition of the property at a regularly
scheduled public meeting of the Authority. All DDA conveyance and disposition procedures
shall be developed in compliance with Federal, State, and local regulations.
Acquisition and disposition procedures will include the ability of the DDA to dispose of
acquired parcels or lots with the value of such parcels or lots based upon an independent
appraisal of the real estate by a qualified real estate appraiser licensed to perform such work in
the State of Michigan. In the event the DDA decides to dispose of a parcel or parcels of real
property, the sale may be for more than appraised value, at appraised value, or below the
appraised value at the discretion of the DDA Board.

14. Estimates of the Number of Persons Residing in the Development Area.
One hundred twenty-eight persons are estimated to currently reside within the Development
Area boundaries. No individuals are proposed to be displaced under the Plan, and no occupied
residences are designated for acquisition and clearance by the DDA.
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15. Plan for Establishing Priority for the Relocation of Persons Displaced by the
Development in any New Housing in the Development Area.
At this time, no relocation is anticipated. If, in the process of property acquisition, relocation of
households or businesses is encountered, the DDA will submit to the Township Board an
acquisition and relocation plan consistent with the Standards and Provisions of the Federal
Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970.
16. Provision for the Costs of Relocating Persons Displaced by the Development, and
Financial Assistance and Reimbursement of Expenses, including Litigation expenses
and expenses incident to the Transfer of Title in accordance with the Standards and
Provisions of the Federal Uniform Relocation Assistance and Real Property Acquisition
Policies Act of 1970.
The DDA does not intend to condemn property in conjunction with this plan. As a result, this
Section is not applicable. However, in the future, if the condemnation of property is necessary
to meet the objectives of this plan the DDA will submit to the Township Board an acquisition
and relocation plan consistent with the Standards and Provisions of the Federal Uniform
Relocation Assistance and Real Property Acquisition Policies Act of 1970.
17. A Plan for Compliance with the Federal Uniform Relocation Assistance and Real
Property Acquisition Policies Act of 1970 and Act 227 of the Public Acts of 1972.
The DDA does not intend to condemn property in conjunction with this plan. As a result, this
section is not applicable. However, in the future, if the condemnation of property is necessary
to meet the objectives of this plan the DDA will submit to the Township Board an acquisition
and relocation plan consistent with the Standards and Provisions of the Federal Uniform
Relocation Assistance and Real Property Acquisition Policies Act of 1970 and Act 227 of the
Public Acts of 1972.
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TAX INCREMENT FINANCING PLAN
1. Explanation of the Tax Increment Procedure.
As provided in P.A. 197 of 1975, as amended, tax increment financing is a financing tool for the
redevelopment of designated development areas within a Downtown Development Authority
District. Tax increment financing is the process of expending new property tax dollars for
improvements that generally benefit the source of the taxes. Tax dollars generated from new
private property developments and from improvements to existing private property within a
designated development area are "captured" and utilized by the DDA to finance public
improvements within the development area. This process supports and encourages continued
private investment.
To utilize tax increment financing, the DDA must prepare a development plan and a tax
increment financing plan. Both plans are submitted to the Township Board. The Board must
adopt the plans by ordinance. The plans specify the initial assessed value, estimate the captured
assessed value, and provide for the expenditure of the funds. These plans may be amended in
the future to reflect changes desired by the DDA. All amendments must follow the procedures
of the Act.
"Captured assessed value" is defined in the Act, as the amount, in any one year, by which the
current assessed value of the development area exceeds the initial assessed value. "Initial
assessed value" is defined as the assessed value, as equalized, of all the taxable property within
the boundaries of the Development Area at the time the ordinance establishing the tax
increment financing plan is approved, as shown by the most recent assessment roll of the
municipality.
Such funds transmitted to a DDA are termed "tax increment revenues". Tax increment revenues
are the amount of ad valorem and specific local taxes attributable to the application of the levy
of all taxing jurisdictions other than the state education tax and local or intermediate school
districts upon the captured assessed value of real and personal property in the development area.
For this Plan, the initial assessed value is the total taxable value for all real property in the
development area as equalized in 2007. The initial assessed value for all real and personal
property totaled $7,333,579 for the District, establishes the base value upon which the
calculation of the annual capture is based. A list of all properties in the development area is
included in Appendix B.
The applicable tax levy for tax increment purposes in the DDA Development Area will be 100%
of the levy by the taxing jurisdictions listed in Table 2. The Saugatuck and Hamilton School
Districts, State of Michigan state education tax, and Intermediate School District taxes are not
included because the tax levies of these jurisdictions are exempt from capture. The total tax levy
is listed in Table 2. It is the intent of the Plan to capture all of the available millage levied on
75% of the captured assessed value of all real and personal property in the Development Area
over the duration of the Plan.
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Table 2
Applicable Millage
LaketownTownship DDA

Laketown Township

Projected Captured
Millage Rateb
2.575

Allegan County

5.8974

Taxing Jurisdictiona

Herrick Library

c

1.308900

Total Applicable Millage.

9.7813

Notes:
a.

Saugatuck and Hamilton Public Schools, State Education Tax,
Intermediate Schools millage rates are not included because the
tax levies of these jurisdictions are exempt from capture.

b.

Rates are per $1,000.00 of taxable value.

Under this tax increment financing plan, the tax levied on 75% of the captured assessed
valuation is to be utilized by the DDA. The tax increment revenues will be expended in the
manner as set forth in this Plan. Estimates of the projected growth in taxable value, the
revenues captured from taxing jurisdictions, and the tax increment revenues to be received by
the DDA are included in Table 3 and Table 4.
2. Duration of the Program.
The duration of this Tax Increment Financing Plan is 25 years, commencing upon adoption by
the Township Board in 2009 and will terminate with tax collections due in April 2034, unless
this Plan is amended to extend or shorten its duration.
3. Statement of the Estimated Impact of Tax Increment Financing on Taxing Jurisdictions
in Which the Development Area is Located.
The maximum effect of this Plan on the taxing jurisdictions in which the Development Area is
located is that 75% of the taxable value upon which taxes are now levied will remain constant
over the life of this Plan. If inflation and private development occur as anticipated in this Plan,
potential taxes captured from each taxing jurisdiction over the duration of the Plan are estimated
in Table 3 and Table 4.
At the expiration of this tax increment financing plan, all taxing jurisdictions will benefit
substantially from the new private development and from a tax base that has been stabilized and
enhanced as a result of the public improvement program.
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4. Plan for the Expenditure of Captured Assessed Value by the Authority
A. Estimate of Tax Increment Revenues
Table 3 and Table 4 show projected value increase over the next 25 years. The projected
annual growth in taxable value is estimated at 10% for the first 5 years and a conservative
3% thereafter for the parcels located in the Hamilton School District. These projections are
based upon anticipated development in the next five years. The projected annual growth in
taxable value is estimated at a conservative 3% for the Saugatuck School District for the
entire 25 years. Table 3 and Table 4 also provide estimates of the tax increment revenues
accruing to the DDA at the same time.
Additional increases in the assessed valuation for the Development Area and inconsequent
tax increment revenues may result from other new construction, expansion, rehabilitation, or
further appreciation of property values. These increases are beyond those projected in this
Plan, but if such increases result, tax increment revenues will be spent according to this Plan
to accelerate the successful completion of the public improvement program. This plan may
also be amended to provide for the use of additional tax increment revenues for projects to
be identified in the future. Funds not required for Development Plan activities may also be
returned to the taxing jurisdictions.
B. Maximum Amount of Bonded Indebtedness
Most improvements will be implemented on a “pay-as-you-go” basis as tax increment
revenues are transmitted to the DDA, or as may be accumulated over more than one year,
and held in reserve to allocate for projects. A projection of available funds is presented in
Table 3 and Table 4.
The DDA will explore the possibility of bonding against future revenues to supply the funds
required to accomplish larger public improvement projects. The extent of the indebtedness
and the timing of the debt retirement will be determined by the extent of the tax increment
revenues. The maximum indebtedness could not exceed the ability to service the debt from
tax increments. Only 80% of projected DDA revenues are available as debt service funds.
C. Expenditure of Tax Increment Revenues
The program and schedule for the expenditure of tax increment revenues to accomplish
the proposed public improvements for the DDA Development Area is outlined in Table 1.
Cost estimates shown are current estimates only. These estimates are based solely upon
concepts and have not been developed from construction drawings. No inflationary
factor has been forecasted. Stated cost estimates consider fees for design, preparation of
construction drawings, and other contingencies.
Any additional tax increment revenues beyond those projected in this plan and required to
fund the improvements contained within it will:
1. Be used to expedite any debt service,
2. Be returned, pro-rata, to the taxing units, or
3. Be used to further the implementation of the public improvement program.
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TABLE 3
Future Capture Estimates and Impact on Jurisdictions
Year

Total Taxable
Valuea

Total Captured
Assessed Valuec

75% Captured
Assessed Value

Laketown
(2.575)

Herrick
Library
(1.30890)

Allegan Co.
(5.8974)

Total Tax Increment
Revenue

2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034

$6,626,385
$7,289,024
$8,017,926
$8,819,718
$9,701,690
$10,671,859
$11,205,452
$11,765,725
$12,354,011
$12,971,712
$13,620,297
$14,301,312
$15,016,378
$15,767,197
$16,555,556
$17,383,334
$18,252,501
$19,165,126
$20,123,382
$21,129,551
$22,186,029
$23,295,330
$24,460,097
$25,683,102
$26,967,257
$28,315,620

$0
$1,744,736
$2,473,638
$3,275,430
$4,157,402
$5,127,571
$5,661,164
$6,221,437
$6,809,723
$7,427,424
$8,076,009
$8,757,024
$9,472,090
$10,222,909
$11,011,268
$11,839,046
$12,708,213
$13,620,838
$14,579,094
$15,585,263
$16,641,741
$17,751,042
$18,915,809
$20,138,814
$21,422,969
$22,771,332
$276,411,988

$0
$1,308,552
$1,855,228
$2,456,573
$3,118,052
$3,845,678
$4,245,873
$4,666,078
$5,107,292
$5,570,568
$6,057,007
$6,567,768
$7,104,067
$7,667,181
$8,258,451
$8,879,285
$9,531,160
$10,215,629
$10,934,321
$11,688,948
$12,481,306
$13,313,282
$14,186,857
$15,104,110
$16,067,227
$17,078,499
$207,308,991

$0
$3,370
$4,777
$6,326
$8,029
$9,903
$10,933
$12,015
$13,151
$14,344
$15,597
$16,912
$18,293
$19,743
$21,266
$22,864
$24,543
$26,305
$28,156
$30,099
$32,139
$34,282
$36,531
$38,893
$41,373
$43,977
$533,821

$0
$1,713
$2,428
$3,215
$4,081
$5,034
$5,557
$6,107
$6,685
$7,291
$7,928
$8,597
$9,299
$10,036
$10,809
$11,622
$12,475
$13,371
$14,312
$15,300
$16,337
$17,426
$18,569
$19,770
$21,030
$22,354
$271,347

$0
$7,717
$10,941
$14,487
$18,388
$22,680
$25,040
$27,518
$30,120
$32,852
$35,721
$38,733
$41,896
$45,216
$48,703
$52,365
$56,209
$60,246
$64,484
$68,934
$73,607
$78,514
$83,666
$89,075
$94,755
$100,719
$1,222,584

$0
$12,799
$18,147
$24,028
$30,499
$37,616
$41,530
$45,640
$49,956
$54,487
$59,245
$64,241
$69,487
$74,995
$80,778
$86,851
$93,227
$99,922
$106,952
$114,333
$122,083
$130,221
$138,766
$147,738
$157,158
$167,050
$2,027,751

a. Annual increase estimated at 10% (2010 - 2014) and 5% through 2034
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Any additional tax increment revenues beyond those projected in this plan and required to fund the
improvements contained within it will:
1. Be used to expedite any debt service,
2. Be returned, pro-rata, to the taxing units, or
3. Be used to further the implementation of the public improvement program.
Should the tax increment revenues be less than projected, the DDA may choose to:
1. Collect and hold the captured revenues until a sufficient amount is available to
implement specific public improvements.
2. Implement public improvement projects based upon the ability to match existing funds
with expenditures while seeking out additional funding sources.
3. Amend the development plan and/or tax increment financing plan to allow for
alternative projects and funding.
4. Explore with the Township Board the option of a levy of up to two (2) mills.
The Downtown Development Authority shall annually review proposed increment
expenditures and revenues to prioritize the use of additional funds. Other public
improvements which would further the completion of the Development Plan may be funded
by the DDA.
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Laketown Township DDA Boundary Description
Beginning at the southwest corner of parcel 03-11-034-001-00, thence northerly 294.32 feet to
the northwest corner of said parcel, thence easterly 268.43 feet, thence across an imaginary line
across 64th Street to the west lot line of parcel 03-11-035-025-40, thence northerly 369.31 feet to
the northwest corner of said parcel, thence easterly 18.49 feet to the northwest corner of parcel
03-11-035-025-050, thence easterly 556.51 feet along the north lot line of said parcel, thence
easterly 716.93 feet across an imaginary line across I-96 Interstate to the west lot line of parcel
03-11-035-021-00, thence northerly 1213.74 feet to the northwest corner of parcel 03-11-035018-00, thence easterly 707.09 feet to the northeast corner of said parcel, thence southerly
304.92 feet to the northwest corner of parcel 03-11-035-019-00, thence easterly 377.93 feet,
thence southerly 49.11 feet to the southwest corner of parcel 03-11-035-020-00, thence easterly
240.27 feet to the southeast corner of said parcel, thence southerly 46.12 feet along the east lot
line of parcel 03-11-035-019-00, thence across an imaginary line across 63rd Street to the
northwest corner of parcel 03-11-035-044-00, thence easterly 517.13 feet to the northeast corner
of said parcel, thence southerly 220.06 feet to the Blue Star Highway R-O-W, thence
northeasterly 168.21 feet along said Highway R-O-W, thence to the west lot line of parcel 03-11035-045-00, thence northerly 1222.68 feet to the northwest corner of said parcel, thence easterly
1902.05 feet to the northeast corner of parcel 03-11-035-036-00, thence easterly across an
imaginary line across 62nd Street to the north lot line of parcel 03-11-036-045-00, thence
northerly 629.60 feet to the northwest corner of parcel 03-11-036-005-00, thence easterly
1357.72 feet to the northeast corner of said parcel, thence northerly 193.79 feet to the northwest
corner of parcel 03-11-036-021-00, thence easterly 499.19 feet to the northeast corner of said
parcel, thence northerly 467.18 feet to the northwest corner of parcel 03-11-036-028-00, thence
easterly 180.54 feet to the northeast corner of said parcel, thence northerly 550.13 feet to the
northwest corner of parcel 03-11-036-009-00, thence easterly 667.48 feet, thence southeasterly
14.60 feet, thence easterly 198.47 feet, thence southeasterly 157.53 feet, thence easterly 353.20
feet to the west lot line of parcel 03-11-036-009-10, thence northerly 619.81 to the northwest
corner of said parcel, thence easterly 326.49 feet to the northeast corner of said parcel, thence
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southerly 265.44 feet, thence easterly 314.20 feet, thence northerly 20.90 feet to the northwest
corner of parcel 03-11-036-003-20, thence easterly 598.35 feet to the northeast corner of parcel
03-11-036-003-30, thence southerly 391.52 feet to the northern boundary of the Blue Sky
Highway, thence southerly 74.47 feet across an imaginary line of said Highway, thence
southeasterly 645.65 feet, along said Highway, thence south 24.56 feet to the northeast corner of
parcel 03-11-036-010-00, thence southerly 1391.56 feet to the southeast corner of parcel 03-11036-006-00, thence westerly about 2962.04 feet to the Blue Star Highway R-O-W, thence
southwesterly 364.15 feet along said Highway R-O-W to the northeast corner of parcel 03-11036-034-00, thence southerly 921.90 feet, thence westerly 49.46 feet, thence southerly 25.55
feet, thence westerly 651.32 feet, thence westerly across an imaginary line across 62nd Street to
the east lot line of parcel 03-11-035-038-00, thence southerly 184.91 feet to the southeast corner
of said parcel, thence 1304.78 feet to the northeast corner of parcel 03-11-035-046-00, thence
southerly 535.95 feet, thence southwesterly 329.71 feet, thence northwesterly 423.35 feet, thence
southeasterly 889.27 feet (following the lot line of said parcel) to 136th Avenue, thence westerly
995.08 feet along said Avenue, thence westerly across an imaginary line across 63rd Street,
thence westerly 2640.42 feet along 136th Avenue, thence westerly across an imaginary line
across 64th Street, thence westerly 234.6 feet to the P.O.B.
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Appendix D

Retail Opportunity Gap Analysis
This report examines the potential for additional commercial services along the Blue Star Highway
corridor and discusses opportunities for attracting other uses that would result in a viable mixed use
business district. The report is an opportunity gap analysis, and compares the demand for
commercial goods and services generated by the population living within the retail trade area and the
tourist population against retail sales for goods and services at businesses located in the trade area.
Trade Area
The trade area is the geographic area from which businesses along the Blue Star Highway are
expected to draw regular customers. Given the rural nature of surrounding areas, we used a 30minute drive time as the basis for the trade area. We then adjusted the boundaries of the trade area
based on proximity to other retail areas.
As it is based on drive time, the shape of the trade area is determined by the location of
transportation corridors, natural features and other impediments to circulation. The trade area is
shown in red on the following map:

Market Demand
Retail and service industry establishments provide goods or services that are demanded in the local
community. It follows that in order for a retail or service establishment to be successful, there must
be sufficient demand for the goods and/or services that the establishment provides. For example, if
there is no demand for paint or bicycles in the local community, it is unlikely that a paint or bicycle
retailer will succeed. Similarly, if there is a demand for paint, but an existing paint retailer is already
meeting that demand, it is unlikely that the market will support another paint retailer.
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In the case of the Blue Star Highway corridor, there is another factor we must account for: tourist
spending. Businesses along the Blue Star Highway can expect to draw customers from the large
tourist population that is attracted to Saugatuck every year.
Opportunity Gap Analysis
This fundamental relationship between supply and demand in the local community is at the heart of
an opportunity gap analysis. This analysis examines the demographic profile of the population
located in the trade area and the expected spending by tourists to determine the amount of goods
and services that the combined local and tourist population demands. The supply is determined by
examining the stores and service providers that are located in the trade area and the annual sales
those stores are achieving.
The opportunity gap is the difference between supply and demand in the trade area. If households
and tourists in the trade area demand particular goods or services, but there is no store or
establishment that provides the desired item, residents or tourists will search for establishments
located outside the trade area to make their purchases. These non-local purchases represent
“leakages” from the trade area, and reduce the number of potential retail sales, employment and
income opportunities in the community.
An opportunity gap analysis examines the balance between the demand for and supply of goods and
services in a trade area and identifies those goods and services where a leakage exists.
It is important to note that an opportunity gap analysis assumes that all goods and services of a
particular type are equal, and does not take into account consumer preference or the quality of
goods and services that are offered. Therefore, the reader of this report should keep in mind that it
cannot be assumed that a new store or establishment will succeed if the gap analysis indicates there
is a demand for that good or service. It also cannot be assumed that a new store or service will fail if
the gap analysis indicates that there is no demand for a good or service. The quality of the store or
the service is an unquantifiable factor in this type of analysis that will help determine the ultimate
success or failure of any commercial enterprise.
Trade Area Population. The following table 1 summarizes relevant household and income data for the
population living in the trade area.
Table 1. Trade Area Resident Demographic Summary, Laketown Trade Area 2008
Population:

32,572

Households:

12,122

Median Disposable Household Income:

$44,847

Total Disposable Income:

$336,914,990

Source: ESRI and infoUSA

Tourist Population. According to the Saugatuck/Douglas Visitors Bureau, there are approximately 625
hotel/bed and breakfast rooms and approximately 175 vacation home/condo rental units available
to serve the tourist population. The Visitors Bureau estimates that, during 2008, hotel rooms have
had an average occupancy rate of 88%. This means that, using the average travel party size of 2.75
persons, on any given day there will be 1,950 or more tourists staying in the Saugatuck area.
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The 2002 Michigan Travel Summary, prepared for Travel Michigan1, studied the amount and
proportion that leisure tourists spent per day. The results of that study, adjusted to 2008 dollars
based on the change in the Consumer Price Index over the July 2002 – July 2008 period, are listed in
table 2 on the following page. For reference purposes, the CPI increased by 22% over the 20022008 period.
The estimated annual economic impact of overnight tourist stays on the Saugatuck/Laketown area is
$57,800,000.
Table 2. Expenditure Capture from Tourism, Southwest Michigan Region, 2008
SPENDING PER PERSON, PER DAY
Average
Median

$80
$58

PROPORTION OF TOTAL EXPENDITURE
Transportation
Accommodations
Food & Beverage
Shopping
Entertainment
Miscellaneous

23%
14%
26%
20%
13%
4%

Source: 2002 Michigan Travel Summary

Opportunity Gap. The following Table 3 summarizes the demand and supply for commercial goods
and services in the market area in 2008. Note that the major categories of commercial businesses in
the following Table 3 are categorized by North American Industry Classification System (NAICS)
codes. The number in parentheses after each major item is the NAICS code for that industry
grouping. Please refer to the section at the end of this report for a description of the major NAICS
classifications used in the table.
Table 3. Trade Area Opportunity Gap for Commercial Goods and Services, Laketown
Trade Area 2008
Demand
(Retail
Potential)

Industry Group
Motor Vehicle & Parts Dealers (NAICS 441)
Furniture & Home Furnishings Stores (NAICS 442)
Electronics & Appliance Stores (NAICS 443/NAICS 4431)

Retail Gap

$78,370,452

$30,729,024

$48,040,358

$7,469,647

$4,157,769

$3,311,878

$8,219,450

$1,579,608

$7,218,002

Bldg Materials, Garden Equip. & Supply Stores (NAICS 444)

$13,128,467

$10,778,986

$2,349,481

Food & Beverage Stores (NAICS 445)

$52,767,456

$26,783,996

$29,741,500

Health & Personal Care Stores (NAICS 446/NAICS 4461)

$11,867,954

$6,260,168

$6,764,106

Gasoline Stations (NAICS 447/NAICS 4471)

$50,847,747

$35,993,235

$21,503,352

$8,752,410

$6,714,999

$5,506,371

Clothing and Clothing Accessories Stores (NAICS 448)
Sporting Goods, Hobby, Book, and Music Stores (NAICS 451)

$2,552,197

$1,444,030

$3,420,807

General Merchandise Stores (NAICS 452)

$49,796,961

$11,657,343

$42,186,738

Miscellaneous Store Retailers (NAICS 453)

$8,087,700

$6,920,238

$1,167,462

$42,242,361

$26,428,042

$27,088,439

Food Services & Drinking Places (NAICS 722)
1

Supply
(Retail Sales)

http://travelmichigannews.org/mtr/pdf/2002_Michigan_Travel_Summary.pdf
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Summary of Demand
The above Table 3 indicates that substantial opportunity gaps exist in the trade area for goods and
services. In order to translate the demand in dollars into a useful land use measure, we calculate a
land area requirement for each type of business using a sales per square foot figure. These figures
are based on national averages, and indicate the amount of annual sales per square foot of building
space that a store of that type can expect to achieve.
Table 4 summarizes the opportunity gap, typical sales per sq. ft. for that type of store, and the
estimated square feet of floor space that can be supported in the market area. The sale per sq. ft.
and median floor area information is from Dollars % Cents of Shopping Centers 2008 published by the
Urban Land Institute.
Table 4. Suppportable Floor Space, Laketown Trade Area 2008
Industry Group

Retail Gap

Electronics & Appliance Stores (NAICS 443/NAICS 4431)
Food & Beverage Stores (NAICS 445)
Health & Personal Care Stores (NAICS 446/NAICS 4461)
Gasoline Stations (NAICS 447/NAICS 4471)

Estimated
Supportable SF

Sales/sq. ft.

$7,218,002

$385

18,748

$29,741,500

$525

56,684

$6,764,106

$453

14,932

$21,503,352

$600

35,839

Clothing and Clothing Accessories Stores (NAICS 448)

$5,506,371

$401

13,730

Sporting Goods, Hobby, Book, and Music Stores (NAICS 451)

$3,420,807

$238

14,378

General Merchandise Stores (NAICS 452)

$42,186,738

$202

208,928

Food Services & Drinking Places (NAICS 722)

$27,088,439

$419

64,656

TOTAL:

427,895

NAICS Codes
The following is a description of the NAICS codes used in the above table 2. A full reference guide
to NAICS codes is available on the internet at: http://www.census.gov/epcd/naics02/naicod02.htm
Furniture and Home Furnishing Stores (442). Industries in the Furniture and Home
Furnishings Stores subsector retail new furniture and home furnishings from fixed point-of-sale
locations. Establishments in this subsector usually operate from showrooms and have substantial
areas for the presentation of their products. Many offer interior decorating services in addition to
the sale of products.
Electronics and Appliance Stores (443). Industries in the Electronics and Appliance Stores
subsector retail new electronics and appliances from point-of-sale locations. Establishments in this
subsector often operate from locations that have special provisions for floor displays requiring
special electrical capacity to accommodate the proper demonstration of the products. The staff
includes sales personnel knowledgeable in the characteristics and warranties of the line of goods
retailed and may also include trained repair persons to handle the maintenance and repair of the
electronic equipment and appliances. The classifications within this subsector are made principally
on the type of product and knowledge required to operate each type of store.
Building Materials, Garden Equipment and Supply Stores (444). Industries in the Building
Material and Garden Equipment and Supplies Dealers subsector retail new building material and
garden equipment and supplies from fixed point-of-sale locations. Establishments in this subsector
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have display equipment designed to handle lumber and related products and garden equipment and
supplies that may be kept either indoors or outdoors under covered areas. The staff is usually
knowledgeable in the use of the specific products being retailed in the construction, repair, and
maintenance of the home and associated grounds.
Food and Beverage Stores (445). Industries in the Food and Beverage Stores subsector usually
retail food and beverages merchandise from fixed point-of-sale locations. Establishments in this
subsector have special equipment (e.g., freezers, refrigerated display cases, refrigerators) for
displaying food and beverage goods. They have staff trained in the processing of food products to
guarantee the proper storage and sanitary conditions required by regulatory authority.
Health and Personal Care Stores (446). Industries in the Health and Personal Care Stores
subsector retail health and personal care merchandise from fixed point-of-sale locations.
Establishments in this subsector are characterized principally by the products they retail, and some
health and personal care stores may have specialized staff trained in dealing with the products. Staff
may include pharmacists, opticians, and other professionals engaged in retailing, advising customers,
and/or fitting the product sold to the customer's needs.
Gasoline Stations (447). Industries in the Gasoline Stations subsector group establishments
retailing automotive fuels (e.g., gasoline, diesel fuel, gasohol) and automotive oils and retailing these
products in combination with convenience store items. These establishments have specialized
equipment for the storage and dispensing of automotive fuels.
Clothing and Clothing Accessories Stores (448). Industries in the Clothing and Clothing
Accessories Stores subsector retailing new clothing and clothing accessories merchandise from fixed
point-of-sale locations. Establishments in this subsector have similar display equipment and staff
that is knowledgeable regarding fashion trends and the proper match of styles, colors, and
combinations of clothing and accessories to the characteristics and tastes of the customer.
Sporting Goods, Hobby, Book and Music Stores (451). Industries in the Sporting Goods,
Hobby, Book, and Music Stores subsector are engaged in retailing and providing expertise on use of
sporting equipment or other specific leisure activities, such as needlework and musical instruments.
Book stores are also included in this subsector.
General Merchandise Stores (452). Industries in the General Merchandise Stores subsector retail
new general merchandise from fixed point-of-sale locations. Establishments in this subsector are
unique in that they have the equipment and staff capable of retailing a large variety of goods from a
single location. This includes a variety of display equipment and staff trained to provide information
on many lines of products.
Miscellaneous Store Retailers (453). Industries in the Miscellaneous Store Retailers subsector
retail merchandise from fixed point-of-sale locations (except new or used motor vehicles and parts;
new furniture and house furnishings; new appliances and electronic products; new building
materials; and garden equipment and supplies; food and beverages; health and personal care goods;
gasoline; new clothing and accessories; and new sporting goods, hobby goods, books, and music).
Establishments in this subsector include stores with unique characteristics like florists, used
merchandise stores, and pet and pet supply stores as well as other store retailers.
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Nonstore Retailers (454). Industries in the Nonstore Retailers subsector retail merchandise using
methods such as the broadcasting of infomercials, the broadcasting and publishing of directresponse advertising, the publishing of paper and electronic catalogs, door-to-door solicitation, inhome demonstration, selling from portable stalls and distribution through vending machines.
Establishments in this subsector include mail-order houses, vending machine operators, home
delivery sales, door-to-door sales, party plan sales, electronic shopping, and sales through portable
stalls (e.g., street vendors, except food). Establishments engaged in the direct sale (i.e., nonstore) of
products, such as home heating oil dealers and newspaper delivery are included in this subsector.
Food Services and Drinking Places (722). Industries in the Food Services and Drinking Places
subsector prepare meals, snacks, and beverages to customer order for immediate on-premises and
off-premises consumption. There is a wide range of establishments in these industries. Some
provide food and drink only; while others provide various combinations of seating space,
waiter/waitress services and incidental amenities, such as limited entertainment. The industries in the
subsector are grouped based on the type and level of services provided. The industry groups are fullservice restaurants; limited-service eating places; special food services, such as food service
contractors, caterers, and mobile food services; and drinking places.
Food services and drink activities at hotels and motels; amusement parks, theaters, casinos, country
clubs, and similar recreational facilities; and civic and social organizations are included in this
subsector only if these services are provided by a separate establishment primarily engaged in
providing food and beverage services.
Excluded from this subsector are establishments operating dinner cruises. These establishments are
classified in Subsector 487, Scenic and Sightseeing Transportation because those establishments
utilize transportation equipment to provide scenic recreational entertainment.
Other Potential Uses for Blue Star Highway
The DDA area contains over 322 acres of land. The people who spend the most time and money in
the corridor are residents, motorists on I-196, and tourists; therefore uses that cater to these groups
will tend to be the most successful. However, as Table 4 indicates, uses catering directly to these
uses require about 428,000square feet or 40 acres of land of land. That’s about 12% the area
available within the DDA. As a result there are tremendous opportunities for other uses in the
corridor. Uses that could attract other markets, generate employment opportunities, and diversify
the Township’s tax base.
Lodging. A recent study of the potential for lodging in this area revealed that there is sufficient
demand for a 60 room hotel/motel. Attracting the right type of facility could serve multiple
purposes. A hotel that provided conference and dining facilities could capture business market.
Many of the “Emerging Sectors” utilize these types of facilities.
Cultural and Entertainment Uses. These uses would also cater to and benefit from the people
currently visiting the corridor. The challenge with these uses is keeping them fully utilized
throughout the year. Many cultural facilities are subsidized through local, state, and federal grants or
community foundations. The Red Barn Playhouse is currently located in the corridor. Other
entertainment uses could include outdoor recreation or a movie theatre.
The concept of retail clustering was developed by shopping center planners who designed clusters of
retailers to target a particular demographic or lifestyle group within one area of the mall or center.
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Shopping centers are able to control the location of tenants and have a large role to play in
establishing tenant mix. Clustering is a highly effective way of organizing the shopping experience
for shoppers and ensuring that the shopping experience is pleasant.
Business districts have less control over the location of tenants because of the diversity of property
owners; however, tenant mix and clustering should be an important consideration. Clustering can be
achieved but it typically takes a long-term view and the cooperation of several property owners
along a block. When clustering is combined with an effective business recruitment program,
business districts can be as successful as malls in coordinating the experience of its patrons.
The Red Barn Theater on Blue Star Highway is a unique gem that should be supported with a
cluster of family oriented restaurants, and other types of uses that would support spending an
evening on Blue Star Highway eating dinner, seeing a movie, and having dessert.
Emerging Sectors. There are several economic growth sectors the township could target for this
area. In order to successfully attract any of these uses would require a concerted effort by the
Township and the County to provide the things that these uses look for when identifying new
locations. Proximity to a university, a well trained or highly educated work force, and livable
communities that attract the type of workforce they rely on are a few of the factors that should be
considered. Many of these sectors rely on similar work force and technical infrastructure.
Attracting a specialized educational or training facility with substantial subsidies would have the
spin-off effect of attracting a number of emerging sectors. In the short term, the Township should
consider contacting existing institutions and universities and offer incentives to attract students such
as low cost housing, discounts at local restaurants and entertainment establishments, etc.
In addition to attracting the knowledge infrastructure, the Township should make a commitment to
providing the latest in communication and energy technology. Promoting environmentally
sustainable, LEED (or other energy related standard) certified development will attract businesses
that value those characteristics in their own businesses.
Some of the emerging growth sectors are:
advanced electronics and controls
advanced materials and chemicals
alternative energy and power generation
automotive R&D
biotechnology
communications and information technology
homeland security
medical devices and instrumentation
micro/nanotechnology
robotics and automation
As part of the Township’s ongoing marketing and promotional efforts, key representatives from
these emerging sectors should be interviewed to find out exactly what they look for when they look
for new sites. Laketown should develop a plan to build on its existing assets and develop some of
these other key location factors.
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Highway Commercial District Streetscape Concept
¾ Locate street trees as close to
roadway as Allegan County Road
Commission will permit
¾ Street trees should be located at
regular intervals
¾ Minimize parking located in front
yards
¾ Screen front yard parking with a
consistent mix of evergreen and
deciduo8us plantings and
possibly ornamental screen wall
¾ Provide multi-use pathway on the
north and south sides of Blue Star
Highway
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¾ Provide full pedestrian amenities
such as generous sidewalks,
adjacent to buildings.
¾ Do not obscure buildings and
signage with heavy landscaping
¾ Allow buildings to be located
within25 feet of Blue Star
Highway ROW
¾ Provide landscape features at key
intersections throughout the
highway.
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Mixed-Use District Streetscape Concept
¾ Locate street trees as close to
roadway as Allegan County Road
Commission will permit
¾ Street trees should be clustered
in naturalize clumps
¾ Identify consistent list of native
vegetation
¾ Screen front yard parking with a
consistent mix of native
evergreen and deciduous
plantings
¾ Provide multi-use pathway on the
north side of Blue Star Highway
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¾ Provide full pedestrian amenities
such as generous sidewalks,
adjacent to buildings.
¾ Do not obscure buildings and
signage with heavy landscaping
¾ Provide landscape features at key
intersections throughout the
highway.
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