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INTRODUCTION
Laketown Township is updating its
2006 Master Plan to address
future growth and development on
the Blue Star Highway. The plan update was precipitated by a controversial request to develop a highway
oriented truck and automobile service
plaza near the I-196 interchange in
2007. While the Blue Star Highway is
the only area of the township planned
for high-intensity commercial uses,
the Planning Commission concluded
that additional analyses and a detailed planning assessment of the
corridor were necessary to address
future development requests.
The majority of land-use policies in the current master plan remain valid and address
rural residential and lakefront development; however, the focus of this sub-area plan is to
determine appropriate land-use intensities along Blue Star Highway and the character and
quality of its future development. Blue Star is an important transportation corridor that
provides access for local through-traffic and is served by an I-196 interchange to the
popular tourist destinations of Saugatuck and Douglas. The planning process and landuse recommendations for this sub-area
plan provide a sound foundation on
which to base future decisions, while
at the same time providing effective
implementation measures that accurately reflect community desires.

Land Use
The study area is bounded by 138th
Avenue on the north, 60th Street on
the east, 136th Avenue on the south
and I-196 on the west. The corridor
currently has over 156 acres of road
frontage designated for non-residential
use. While planned for future commercial development, little change has
occurred at this time; therefore, the
corridor can best be characterized as a
blend of low intensity uses.
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Nearby are the “Ravines,” an Arnold
Palmer golf course community, and
residential development in Saugatuck
Township. Industrial land uses are
currently located to the north and
south of the Blue Star Highway. The
coastal area of Laketown Township
serves as a major attraction to area
visitors and the majority of commercial uses on Blue Star Highway are
located west of I-196, in Saugatuck
Township, which leads to the lakeshore. These highway-serving businesses include a gas station and drive-through fast food restaurant, which have developed as stand-alone businesses in a traditional strip commercial fashion. Several unique
business establishments (such as the Belvedere Inn, the Red Barn Playhouse and the
Laketown Golf and Conference Center) are located to the east of the expressway in Laketown Township and help give the corridor a unique character that distinguishes itself from
Saugatuck Township.

Zoning
The Blue Star Highway corridor is characterized by a mix of non-residential zone districts
that include Community Commercial and Industrial, and Low Density Residential. A
Medium Density Residential zone accommodates a manufactured home park just southeast of 62nd and Blue Star, and is the only manufactured home park in the township.
While the Laketown Township Zoning Ordinance includes two commercial zoning districts,
Neighborhood and General Business, the current Future Land Use Plan has only one
commercial classification designated for the Blue Star.

Natural Features
Prior to urban development, the Blue Star corridor was characterized by Beech-Sugar
Maple forest, wetlands and farm fields. Some working farms have now transitioned to
open pasture; however, a large portion of the highway remains heavily forested.
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Natural features also present constraints to development, especially area soils and drainage, and will require site design techniques to minimize impacts. The Development Constraints map shows a large wetland south of Blue Star Highway between 62nd and 60th but
the rest of the corridor is a combination of woods, agricultural, and open, vacant land.
Areas planned for more intensive land development along the interchange are located to
the west of the Silver Creek drain. In addition, a large drainage basin and wetlands are
located between 63rd and 62nd Avenues. Because of these resources and the visual character of the corridor, methods to deal with environmental protection and community character, such as low impact development and storm water management, are important
elements to address.
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Infrastructure
The Blue Star Highway currently has no public water or sanitary sewer, and previous planning efforts have identified the lack of utilities in this area as one of the
key impediments to orderly and well-planned development. However, water and
sewer are available along 64th Street up to Island Lake Road. The Township has
negotiated and approved an agreement to provide public sanitary sewer east of
the I-196 interchange.

Public Infrastructure

Transportation
The I-196 interchange with Blue Star Highway is currently constrained by a narrow two-lane bridge and ramp configurations. Those limitations affect the ability
of that interchange to handle high traffic volumes and, therefore, have an influence on the type and intensity of nearby land uses. Other transportation issues
arise due to the configuration of properties along the corridor since many parcels
that front on Blue Star Highway are very deep. This situation has been viewed as
a challenge during previous planning efforts because of the potential for extensive
and closely spaced curb cuts.
The current master plan does address access management for Blue Star Highway,
and provides standards to space driveways at least 275-350 feet apart. These
standards are fairly lenient in comparison to ones by Michigan Department of
Transportation, which require at least 455 feet between two driveways on roads
with 50 to 55 mph speed limits. These standards and speed limits need to be
carefully reviewed.
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Saugatuck Township Land Uses
Adopted in 2006, the Tri-Community Plan governs Saugatuck Township’s land-use
policies and, accordingly, land adjacent to Laketown Township’s southern boundary, along the I-196 corridor, is planned for Industrial and Rural Residential. A
significant portion of the Blue Star Corridor immediately west of Laketown Township is planned for Commercial and Mixed Use Residential/Commercial. The plan’s
commercial policies support the following:
•

Along Blue Star Highway, promote the development of small, commercial
centers off the road, rather than lot-by-lot strip commercial.

•

Continue to discourage unsafe and unsightly strip commercial through
design and landscaping requirements, which include large lots and service
roads.

•

Locate highway-serving activities that cater to regional markets and passenger vehicles at the highway interchanges.

•

Prepare a sub area plan and design concepts for freeway interchanges
and along Blue Star Highway that identify appropriate land uses and emphasize design guidelines contained in the Plan.

Background
An initial step in this planning process was to determine if current master plan
goals for the corridor were still valid or if they required updates or additions.
While the Blue Star Highway is the only planned area for commercial use in Laketown Township, the intensity of commercial development requires further definition. The 2006 Future Land Use Map identifies the entire corridor as one type of
commercial. However, its linear pattern suggests the potential for strip-type development, something that has historically been discouraged.
Through this planning effort, the specific intensity, type and location of land uses
have been further defined to provide direction for future development proposals
and to identify natural transition points between land uses and their intensity.
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Laketown Township 2005 Future Land Use Map

Legend

2005
The Future Land Use map was amended in 2005 to reflect the commercial potential for Blue Star Highway and that designation currently totals approximately
108.7 acres. Assuming typical development yields for suburban style commercial
(10,000 square feet of gross building area/acre) this potentially accommodates
over one million square feet of commercial development. Given this amount of potential development, and without a long-term vision for growth, Blue Star Highway
could end up looking like any major commercial corridor in any city or township.

LAKETOWN TOWNSHIP FUTURE LAND USE PLAN

2008 — A Vision for Blue Star Highway
Discussions with the Planning Commission during this sub-area update have triggered a “fresh look” that will enhance Laketown Township’s overall character.
Throughout the process the Planning Commission has discussed the strengths and
weaknesses of the Blue Star Highway that must be acknowledged when considering future land uses. Many of the corridor’s positive attributes include the low intensity of current land uses and unique business establishments and their
architectural character, such as the Belvedere Inn. Development constraints include
the lack of utilities, a poorly configured highway interchange, and drainage issues.
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While existing conditions and development constraints have played a major role in
helping to guide future corridor land uses, an important consideration has been
the definition of “highway commercial” and what it means for the township. The
term “highway commercial” has evolved during this update to mean those land
uses that cater to the recreational traveler and area residents living along the
southern boundary of Laketown Township.

Vision Statement
The following vision statement expresses the goals established for the future development of the Blue Star Corridor:

“The Blue Star Highway is characterized by a pattern of high-quality commercial development adjacent to I-196 and mixed-use development along
the length of the corridor that is interspersed with woods and open space.
New development emphasizes a high-quality design standard that enriches
the eclectic mix of architecture that exists along the corridor. Inter-connected
by shared-use paths with the rest of the community and the lakeshore, it
also provides services to recreational travelers seeking a convenient, safe,
tree-lined and walkable temporary escape from the nearby interstate.”

Future Land Use of Blue Star Highway Corridor
The future land-use plan for the Blue Star Corridor provides a progressive mix of
commercial, office-professional, light industrial/service commercial and residential
land uses along the highway with service to local residents and recreational travelers. Recommended land-use concepts carefully consider relationships to existing
development and related densities, the architectural and design character found in
many well-known establishments and existing natural features, such as area wetlands. The plan also proposes a number of capital improvements necessary to
support, in measure, the proposed intensity of development and land uses, in
order to enhance the sub area, provide needed services and promote townshipwide goals and objectives.
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Blue Star Sub Area Planning Principles
The overall concept for the Blue Star Highway is based on a transition of land uses
at a scale and intensity that can be supported by existing and future infrastructure
and the transportation network. To that end:
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Locate more intense commercial land uses near the I-196 interchange that generate higher traffic volumes and transition to less intense land uses with lower
traffic volumes away from the interchange.



Reflect the eclectic character of existing commercial development located
adjacent to the corridor, such as the
Belvedere Inn and the Laketown Golf
Center. This includes architectural
design that pays particular attention
to roof lines, building materials, ample windows and their placement,
limiting large expanses of parking
and emphasizing landscaping treatments, reducing the size of signs, especially free standing ones (rather,
promoting signs that are attached to
buildings) and reducing light levels
and mounting heights for light fixtures.



Discourage typical strip commercial
development that is characterized by
utilitarian buildings with no architectural character or relationship to surrounding buildings. These frequently
have minimally sized windows, large
expanses of blank walls, flat roofs,
and their facades have no articulation,
such as offsets or shadow lines.
Commercial buildings may, however,
be freestanding single-use buildings
or more traditional mixed-use structures with second floor residences
and/or offices, such as lifestyle centers.



Promote a unified streetscape plan to
maintain a consistent edge along the
highway. Parking should be set back
from the highway and buffered by
landscaping. While uses may change
along the highway, the consistent

application of parking and landscaping will provide a theme of
‘rural roadside’ character.



Promote the development of
mixed land uses, including residential, office, commercial, and
possible light industrial by employing a PUD ordinance that
permits flexibility.



Accommodate and encourage
pedestrian access and shielded
lighting that does not overpower
or over-illuminate.



Permit possible development bonuses and allow increases in the
amount of commercial land area
if significant amounts of residential uses have been accommodated within a development.
Uses innovative storm water
management techniques (such as
green roofs and permeable
pavement); Use creative architectural design solutions (such as
vertically integrated mixed uses
and two-to-three story commercial buildings); and by using quality building materials, design
details and finishes (such as
brick, stone and metal).



Promote and expand the tree
planting along Blue Star Highway.



Inter-connect service drives to
improve traffic distribution and to
promote access management
along Blue Star Highway.
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Concept Description
Property near the immediate interchange has great commercial potential because
of its visibility and access; however area infrastructure and traffic flow must also
be considered. In order to guide future growth in this area, three important factors were used to help formulate the concepts:
1. To recognize the importance of the corridor as it relates to Saugatuck
and Douglas.
2. To establish future land uses that are compatible with the character
of the area, its aesthetics and the intensity of existing land uses.
3. To evaluate the appropriate scale of development based in part on
the type and level of the traffic it generates, the length of stay by
business patrons and the hours of business operation.

The land use concept for Blue Star Highway promotes a high quality development
pattern that will provide a consistent streetscape through site design and landscaping. The broad ‘Olympic ring’ areas proposed for the Blue Star Highway Corridor have been planned to capture general territories of use, which are further
described below. These areas are designed as “zones of influence” for future land
uses based on land capability and area character. While the type of use is important, the overall design and scale of the development has been emphasized. For
example, site plan review should carefully consider the “fit” of new development
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with the surrounding landscape judging whether it meets landscaping and building
character requirements described for that planned area. Other considerations
should be site design, infrastructure capacity, stormwater management, street design, lighting, public spaces and signs.

Highway Commercial
The area immediately east of the I-196 interchange along Blue Star
Highway to the Silver Lake drain is proposed for Highway Commercial uses. It is
critical that this commercial area be well designed; since it serves as the gateway
for the commercial establishments on Blue Star and provides the first impression
of Laketown Township and nearby communities for area travelers. Its development potential is also influenced by the current design and capacity of the highway bridge crossing and access ramps. The development capacity of this corridor
is clearly affected by a safe and adequate interface with I-196.

SCALE OF DEVELOPMENT
Highway commercial development
should cater to the recreational
traveler and local residents and
provide convenient commercial facilities such as hotels, shopping
and service businesses in a safe
and walkable environment. In
general, Highway Commercial uses
should encourage commercial uses
that cater to a broad market area
and may include retail stores, hotels and motels, restaurants, and
personal service establishments.
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ACCESS MANAGEMENT
Inter-connected service drives and properly spaced driveways are crucial to safe
and efficient development along Blue Star Highway given its status as a county
primary highway. Any new access has the potential to create traffic safety problems if not properly planned and sighted given the close proximity of the interchange. Current access management standards for this area recommend very
limited primary access on
Blue Star Highway with
secondary access from side
streets. Within the Highway Commercial area, this
is especially important.
New internal streets and
drives should line up with
existing intersections, such
as along 63rd Street. Traffic calming measures to
slow traffic, including a
landscaped median, should be explored. When fully developed, a traffic signal
may be necessary at major intersections to provide safe access to Blue Star Highway. A shared use path should also be promoted along the entire corridor to provide safe routes to surrounding stores, the broader community and regional
destinations.
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LANDSCAPING
Current site development and landscape guidelines recommend new development
be screened from roadway views and the master plan endorses techniques to help
hide parking lots, including a combination of trees, shrubs and berms. This
will be especially important in the
Highway Commercial area, since tree
preservation is less likely given the
higher intensity of possible land uses.
As a result, yards with highway frontage should emphasize landscaped
parking lots and allow roadside views
to showcase buildings and landscaping.

UTILITIES
Prior to considering major development an extended public utility system
or individual private systems must be
evaluated based on their ability to
adequately service the existing and
future needs along the corridor in a
cost-efficient and coordinated manner.
Innovative storm water management
techniques, such as rain gardens and
porous pavement should also be encouraged to mitigate parking lot runoff into area wetlands and drains.
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Industrial/Commercial/Residential Mixed Use Area
Land use intensity should decline moving away from the I-196 interchange into this area. This planning area begins east of 63rd and is envisioned as
a transition area between relatively high intensity uses on the west to lower intensity uses to the east. Given the current configuration of long and narrow parcels
along the highway, commercial and industrial uses should locate nearer the roadway and residential uses should locate towards the rear of any parcel. Actual dimensions should allow sufficient room to accommodate a well designed setting for
development and also provide adequate separation from existing and future residential neighborhoods.

SCALE OF DEVELOPMENT
Commercial uses within this area
should reflect a residential character and be well integrated with
surrounding development. Residential uses, in the form of single
family dwellings are planned, as
well as within mixed-use buildings
or as part of a multi-use development; however commercial land
uses should emphasize low intensity. Buildings should be constructed with an emphasis on
architectural character; for example rooflines, window details, high
quality building materials and
buildings that orient to the street.
Low intensity commercial includes
small scale retail establishments,
services and businesses that have
a rural-character and that typically
serve immediate neighborhoods or
are seasonal operations. Low to
medium density residential (up to
3 units/acre) would also be permitted. Residential development
should, however, cluster homes on
smaller lots leaving open space to
serve as neighborhood parks.
These should be clearly visible,
front on residential streets and be
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well integrated with surrounding homes. Small, disjointed and “leftover” open
spaces that serve little purpose should be avoided. In general, development in
this planning area should be consistent with the following:


Not generate excessive
peak hour traffic.



Limit parking spaces to
avoid a commercial appearance and encourage
permeable surfaces such
as permeable asphalt
and concrete and gravel.



Operations and activities
such as loading and unloading should be limited
after dark.

Requirements for building and site design should be developed and address such
things as: minimum parcel depth; building materials; window openings as a percentage of a building facade; articulation of facades to avoid large expanses of
blank walls; location and design of refuse storage areas; location and screening of
service and delivery areas; storm water management, parking lot design, lighting;
landscape, grading and screening; signs; and site access.
Adjacent residential neighborhoods must be protected from the potential negative
impacts of employment areas such as the scale of development and buildings,
noise, odors and air quality, traffic, and objectionable views.
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ACCESS MANAGEMENT
An emphasis on interconnected
drives and streets should be
promoted so that internal sub
area trips can be made without
compelling drivers to go out
onto the Blue Star Highway.
This includes integrating commercial development with access
to adjacent residential neighborhoods. A system of integrated
shared use paths should also be
promoted for all new developments to provide safe walking
routes to surrounding stores and
uses.

LANDSCAPING
While the Highway Commercial
areas emphasize a more manicured landscape, this area
should emphasize onsite tree
preservation. Since the corridor
is significantly wooded in this
area, a natural screen for new
development is possible. Signs,
architecture and site features
such as fences, should be compatible with rural character and
reflect a rural vernacular.
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