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Preface

The preparation of this Plan would not have been possible without
the interest shown by members of the Marquette City Council,
Marquette Planning Commission, Marquette DDA, involved residents
of the City, and without the assistance of City staff, as well as
County and State staff that supplied valuable information.
Formalization of the site design of the Redevelopment Area was
completed by O'Boyle, Cowell, Blalock & Associates, Landscape-
Architects. The continued enthusiasm shown by those that ~
attended the public meetings in the process of putting this Plan
together is a tribute to the vibrancy of the City and its resi-
dents.

Because of the cooperative effort among all who were involved in
this Plan, we believe it reflects the wishes of the majority of
the City's residents. As a result of that, the proposals iden-
tified in this document will be easier to implement. And, while
it is inevitable that certain elements of this Plan will be
changed over the 20 years that it is projected to take for the
Lower Harbor to be completely redeveloped, we believe the basic
framework that is presented in this document will result in a
successful program. Putting together the Lower Harbor
Redevelopment Plan has been a unique and interesting experience.

-The City of Marquette is blessed with a shoreline that can and

will become a major asset to the greater downtown area. It is
now up to local officials and citizens to set this Plan in
motion, and we are confident, given local leadership and resident
involvement, that will be done. :

We are pleased that we had the opportunity to assist the City in

its shoreline redevelopment efforts, and we will, with interest,
keep abreast of the new and exciting changes that will be taking
place in the Lower Harbor Redevelopment Area.

Nick Evers, AICP
Director of Planning Senior Project Planner



EXECUTIVE SUMMARY

The City of Marquette, with the support of a Coastal Zone
Management Grant from the Michigan Department of Natural
Resources, commissioned Gove Associates Inc. to assist in putting
this Marquette Shoreline Redevelopment Plan together. The City's
objective is to develop and adopt a land use plan, as an element
of the Marquette Comprehensive Plan, for improving the shoreline
area of the Lower Harbor. After gathering written and documental
data, talking to local residents and holding a series of four
public meetings, this Plan document has been prepared for adop-
tion by the Marquette Planning Commission.

The Plan reviews the human, economic and physical resources of
the Marquette area that have an effect, either directly or .
indirectly, upon the activities that currently and potentially
will impact upon the site, which encompasses almost 72 acres.
There are now three docks extending into Lake Superior from the
site, the largest being the Soo Line Ore Dock, which is approxi-
mately 1,100 feet long and 85 feet high. This dock, which has
been abandoned by the Soco Line Railroad, presents a challenge for
adaptive reuse. A previous study has indicated a prohibitive
cost of about $4.5 million to dismantle this structure.
Consequently, this Plan attempts to extend its useful life by
-redeveloping the superstructure into a combined commercial mall
and public access site, with a new extended structure tying the
ore dock into the Central Business District, creating about
54,000 square feet of commercial mall space. In addition, the
Plan calls for an extended Lakeshore Boulevard from Baraga Street
.south to the municipal power plant, a combined pedestrian
boardwalk/walkway, with pedestrian scale lighting, benches and
landscaping, as well as an observation deck. The site is pro-
posed to contain about 100 to 150 single-family, condominium, and
multiple-family housing units, with central open spaces and local
street systems. A commercial recreational vehicle park will be
constructed to supply necessary utilities for 50 wvehicles and a
privately owned and operated amusement park will be built adja-
cent to the R. V. park. The newly constructed Association dock
will be retained for use by recreation boaters and a new
marina/yacht club, with capacity to lift larger vessels in and
out of the water will be located north of the Ore Dock. The com-
mercial fish dock will also be retained and improved as a local
historic/marine site, oriented toward tourist traffic. New and
expanded parking will be constructed south of Lower Harbor Park
and west of. Lakeshore Boulevard. A pedestrian bridge over
Lakeshore Boulevard will connect the new parking facility with
the activities east of Lakeshore Boulevard. Washington Street,
east of Front Street, will be given more of a "pedestrian"
character with wider walkways, landscaping and pedestrian
lighting. A tour train is. recommended to run from the site to
the Upper Harbor and perhaps to the Cleveland Cliffs mine. This
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train would run from late Spring to early Fall. Finally, a new
parking area adjacent to the Chamber of Commerce building would
be constructed to accommodate recreational vehicles that are
entering the City.

The estimated cost of these improvements over the next 20 years
is $17 million, including $4.5 million in public improvements and
$12.5 million in private development. The key to successful
implementation is cooperation among the City, the State of
Michigan and the Soo Line Railroad to allow the City to acquire
the property now owned by the Soo Line and control development,
working closely with private investors.

Tools recommended to assist in implementing this Plan include Tax
Increment Financing (this should account for the majority of
funds for required public improvements), bond issues,
public/private co-development, banks, foundations, credit pools
and state and federal programs, such as the Michigan Natural
Resources Trust Fund, the Coastal Zone Management Program,
Community Development Block Grant Program, State Employees Trust
Fund and Small Business Association programs to aid smaller busi-
nesses in expansion, as well as other programs that change
according to legislative dictates. ‘

The Plan is intended to make use of the area's resources, par-

-ticulary Lake Superior, and to tie the site into the Central

Business District so that it might complement the downtown area
and not compete with it. Marine oriented activities are an
important factor in the overall character of the uses called for
in the Plan. Public access on the Ore Dock, the pedestrian

.boardwalk, the new marina and yacht club and boat storage and access

facilities reflect that orientation. The Plan is realistic, yet
is intended to be flexible enough to allow for changes that are
necesary as conditions dictate. This Plan represents the
beginning of many new prospects and opportunities for the Lower
Harbor Area. It is now up to City officials and local residents
to ensure those opportunities are fulfilled.

iii
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INTRODUCTION

The City of Marguette, located on the shore of Lake Superior in
Michigan's Upper Peninsula, is following a nationwide trend of
coastal cities recognizing the potential of their undeveloped or
previously developed shorelines. In most instances, these areas
were originally developed for shipping and associated industrial
activities, and Marquette follows this pattern. With an overall
decline of manufacturing, a continuous growth in the service sec-
tor, an increased emphasis on leisure time activities, and a
greater appreciation of proper land use distribution patterns and
site planning, many Cities incorporating shoreline properties are
looking for the most appropriate uses for those properties.

Marquette's location in the Upper Peninsula, its topography and
its natural resources, particularly iron ore, make the City's
shoreline unique. The City is the largest incorporated community
in the Upper Peninsula, making it a regional center for finance,
education, government and entertainment. These activities
reflect the increasing importance and influence of the service
sector in the City. The area's varying topography with the
Central Business District located on higher elevation overlooking
the Lower Harbor creates a visual and functional ‘'barrier' be-
tween the CBD and the shoreline. The mining of iron ore, which
has historically been a key factor in the City's development and
economic stability, precipitated construction of the Ore Dock,
the most imposing structure in the Lower Harbor, if not the
entire area.

With the abandonment of the Ore Dock by the Soo Line RR, the
railroad's divestiture of properties in the Upper Peninsula,

and the realization of the opportunities presented by the Lower
Harbor, the City has initiated efforts, in conjunction with the
Michigan Coastal Zone Management Program, to conduct a redevelop-
ment study and develop a Lower Harbor Land Use Plan, which will
be inserted as an amendment to the Marquette Master Plan. Map 1
depicts the defined redevelopment area.

This Study and Plan is the culmination of that effort and the
result of five months of data collection, research, meetings and
design proposals. It addresses the major issues that the City
has identified as being critical to the successful redevelopment
of” the Lower Harbor: integration with the Central Business
District; emphasis on water-oriented activities; activities and
facilities that will attract people into the Central Business
District and, through direct linkages, into the Lower Harbor
area; provision of public access to the lake through public as
well as private easements; preservation of scenic views of the
lake through appropriate design and location of structures, and
adaptive reuse of the Soo Line Ore Dock.
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Section I is an inventory and analysis of socio-economic and phy-
sical resources within and around the redevelopment site. It
reviews the characteristics of the existing population of the
City and those living within a 25 mile radius, and forecasts the
population for these areas to the year 2010. The economic con-
ditions of the area are inventoried and analyzed, with emphasis
on household incomes and retail sales. Land uses within the
Central Business District and within the site itself are
described and an assessment of those uses is offered, along with
an indication of potential future activities that would be
suitable for the site. These future uses are partially based
upon a threshold analysis of the Marquette area. This threshold
analysis is a computerized determination of commercial activities
that might be considered for the Marquette area, based upon popu-
lation forecasts and the existing number of each type of commer-
cial activity. Although not all inclusive, the analysis can give
a preliminary indication of the types of businesses that may or
may not be in demand in Marguette. Current zoning of the Lower
Harbor and surrounding areas is described as is the condition of
the buildings and structures on and around the site (as deter-
mined by photographic review and the degree to which the struc-
ture might fit into a redevelopment program).

Section I also identifies utilities ‘existing on the site to
determine if the location and capacity of these utilities are

- adequate to meet future redevelopment demands. Water, storm

sewers, sanitary sewers, natural gas and electrical transmission
lines are depicted on maps of the immediate area. The local
street and pedestrian circulation system and parking facilities
are also evaluated for their capacity and ability to meet poten-

.tial future demands as a result of traffic attracted to and

generated from the site. Finally, natural resources consisting
of soils, slopes, vegetation and lake currents and levels are
identified and evaluated to determine the problems and oppor-
tunities associated with these resources and their impacts upon
future development.

Section II is a brief review and analysis of the structural con-
dition of the Ore Dock. This review is not a detailed structural
analysis but a cursory evaluation of the ability of the structure
to be adapted to other uses. A detailed structural analysis,
which is beyond the scope of this project, should be undertaken
prior to any reconstruction of the ore dock.

Section III identifies the goals, objectives and potential land
uses and activities that could be located on the site. The iden-
tification of these objectives is an integral part of the
rational planning process. Each preliminary alternative design
is intended to meet these objectives, as is the final selected
site plan.
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In Section IV the four alternative conceptual site designs are
presented in graphic form with a narrative explaining the land
uses and activities programmed for each. These 'concept' designs
are broad diagrams describing the relative sizes and rela-
tionships of various uses proposed for the redevelopment area.

They represent the preliminary design phases that lead to the
formulation of the final site plan.

Section V describes the final site design, based upon the selected
alternative concept plan. The final site design is a more

. detailed depiction and narrative of uses proposed for the redevel-

opment area, including streets, walkways, landscaping, parking,

lighting, building location, focal points, open spaces, etc. The

narrative describes the rationale associated with the design plan
and the costs associated with each element of the plan.

In Section VI the recommended logistics for actually realizing
the plan are outlined. The implementation program for the
Redevelopment Plan identifies the coordination and permit efforts
of involved agencies and organizations at local and state levels.
It outlines the most desirable timing associated with various
phases of the development process and recommends financing
programs and strategies that will effectively enable the redevel-
opment program to occur.

Lo
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STUDY AREA RESOURCES

To best determine the optimum design and usage of the Marquette
waterfront, existing area wide social, economic and physical
resources must be reviewed. These resources impact upon, and will
be affected by, the ultimate activities that will occur on the
waterfront site. Understanding the characteristics of the popu-
lation, its spending and purchasing habits, the natural environ-
ment in and around the site, and man-made utility improvements
will lead to a more accurate assessment of the potentials and
constraints of any proposal. The following analyses are intended
to provide a clearer understanding of existing conditions in the
Marquette area, present a realistic forecast of future conditions
and study the impacts of those conditions upon the redevelopment
site.

Population

The characteristics of the population of the Marquette area, as
well as population projections, will affect the type and quantity
of goods, services and shelter demanded and desired. Age and sex
distribution, educational background and household characteristics
affect the income levels, lifestyles and purchasing habits of
individuals and households.

Table 1 depicts the 1980 age and sex distribution patterns for
residents of the City of Marquette and those residing within a 25
mile radius of Margquette, including residents of the City. This
25 mile radius can be defined as the Marquette retail market
area (see Map 2), and is used in this Plan because data for this
area is readily available and has been utilized by the Marquette
Economic Development Corporation and the Marquette Main Street
Program. The age/sex distribution is based upon stage-of-life
cycles for individuals and households, and each major stage-of-
life category has its particular needs and preferences in
purchasing goods and services. :
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TABLE 1

AGE/SEX DISTRIBUTION PATTERNS

1980 POPULATION - PERCENT OF TOTAL .
AGE CATEGORY MALE FEMALE TOTAL MALE FEMALE TOTAL STAGE OF LIFE EXAMPLE NEEDS & DESIRES
City of Marquette
0- 4 687 602 1,239 2.7 2.6 5.3 Pre-School Toys, Infants & Toddler Goods
5-19 2,877 2,932 5,809 12.4 12.6 25.0 School Age Toys, Clothes, Sperting Goods,
: Bicycles, Theatres '
20-24 2,493 2,313 4,806 10.7 9.9 20.6 College Age Ciothing, Bookstore, Night-
club, Music Store, Party Store
25-34 2,382 1,734 4,076 10.1 7.4  17.5 Young Family Clothing, Grocery, Computers,
. Sporting Goods, Restaurants
35-54 1,919 1,720 3,639 8.2 7.4 15.6 Established Family Clothing, Grocery, Auto,
Hardware
55-64 757 - 864 1,621 3.3 3.7 7.0 Mature Family Formal Restaurant, Jewelry,
Bookstore, Auto Dealer
65+ 780 1,318 2,098 3.3 5.7 9.0 Retired Inexpensive Restaurant, Drug

Store, Medical Office
TOTAL 11,805 11,483 23,288 50.7 49.3 100.0

Marquette Area

0- 4 3,103 2,998 6,101 4.3 4.2 8.5 Pre-School Toys, Infants & Toddler Goods
5-19. - 9,292 8,831 18,123 12.9 12.3 25.2 School Age Toys, Clothes, Sparting Goods,
B8icycles, Theatres
20-24 5,373 4,711 10,084 7.5 6.6 14.1 College Age Clothing, Bookstore, Night-
club, Music Store, Party Store
25-34 7,293 6,130 13,423 10.2 8.5 18.7 Young Family Clothing, Grocery, Computers,
. Sporting Goods, Restaurants
35-54 6,587 6,074 12,661 9.2 8.5 17.6 Established Family Clothing, Grocery, Auto,
Hardware
55-64 2,481 2,687 5,168 3.5 3.7 7.2 Mature Family Formal Restaurant, Jewelry,
Bookstore, Auto Dealer
65+ 2,625 3,597 6,222 3.7 5.0 8.7 Retired Inexpensive Restaurant,

: Store, Medical Office
TOTAL 36,754 35,028 71,782 51.2 48.8 100.0

SOURCE: 1980 Census of Population; Marquette Economic Development
Corporation

As Table 1 indicates, within the City of Marquette residents
under the age of 24 comprise about 50 percent of the City's popu-
lation. Within the 25 mile marketing radius, approximately 48
percent of all residents are under the age of 24. The City has a
slightly higher percentage of residents over the age of 55 than
does the market area. It must be remembered that the data for the
market area includes the City. Consequently, separating the data
for the two areas (i.e., the City of Marquette and the balance of
the market area) would show that a comparatively larger propor-
tion of elderly residents live within the City. Such a distinc-
tion would also show that females tend to live within the City
more than within outlying areas. Young families and established
families, however, tend to prefer living outside the City. These
characteristics affect the location and types of activities that
might best be suited for the waterfront redevelopment site. The
median age of Marquette residents in 1980 was 24.7, compared to
26.67 for the market area, reflecting the impact of Northern
Michigan University upon the City's population.

-7 -



Attainment of various levels of formal education also impact

upon the lifestyles and preferences of local residents. Within a
25 mile radius of Marquette, including the City, approximately 42
percent of all residents graduated from high school but did not
further their formal education, 24 percent had not completed high
school and over lé percent had some college education. Almost 18
percent had graduated from college. Although not as important a
factor as age and income in affecting the lifestyles and consumer
demands of the market area population, the types and length of a
person's formal education has a definite impact upon his or her
decision~making capacities. For example, college graduates are
likely to have a different purchasing priority or set of buying
needs than high school graduates. Certain levels of education
are often closely associated with income levels - the higher the
educational attainment, the greater the income earning power and
subsequent purchasing power.

Household composition is an important factor in the determination
of shopping, recreation and entertainment needs. Married couple
families usually have greater purchasing power and more leisure
time experiences than families with only one spouse present.
Single person households typically have less need for purchasing
essential items, such as groceries and household goods, and are
more liable than traditional families to change housing units.

In addition, single person households require less living area
than traditional family households. 1In 1980, 31 percent of all
-residents within a 25 mile radius of Marquette over the age of 15
were single while 57 percent were married. Only 4.85 percent
were divorced and a little over 1 percent were separated. Within
the City of Margquette, about 42 percent of all residents over the
age of 15 were married while 46 percent were single. This indi-
. cates the influence of Northern Michigan University upon the
characteristics of the City's population. 1In 1980, the market
area contained 23,684 households ~ a 35.67 percent increase from
1970. The City of Marquette had 7,555 households in 1980 (32% of
the total market area) - an increase of 33.1 percent over 1970.
Within the City the average household contained 2.53 persons in
1980, while the market area averaged 3.03 persons/household, '
reflecting the larger proportion of single person households
(related to the university) and elderly households in the City.
As the elderly continue to become an increasingly larger part of
the population and as younger residents continue to delay
marriage, the average number of people that comprise the typical
household will continue to decrease. As the population grows,
this will create a demand for more and smaller housing units. Of
all family households in the City, 3,828 (81%) are headed by a
male and 878 (19%) are female headed. BAamong non-family house-
holds (with one individual or a number of unrelated individuals)
1,250 (44%) are headed by a male and 1,599 (56%) are female
headed. Of all non-institutional households, over 4,700 (62%)
are traditional family households and 38 percent are non-family
households (primarily college students and retirees). As

-8-
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mentioned earlier, the lifestyles and purchasing habits of these
two major groups differ, and consequently can affect the charac-
teristics of activities that will eventually occur within the
redevelopment area. The market area contained 23,684 households
in 1980, of which slightly more than 81 percent, or about 19,200,
were occupied by families. At the same time, there were approxi-
mately 2,700 households that were non-family households. These
figures indicate that traditional family households are more prev-
alent within the market area than within the City. This again
reflects the influence of Northern Michigan University and the
concentration of elderly housing within Marquette.

The future success of any economically motivated enterprise, such
as the redevelopment of the Lower Harbor, is dependent upon con-
tinued growth of the local population. Table 2 depicts the
forecasted population of the City of Marquette and the market
area. These forecasts are derived from Population Projections for
Michigan to the Year 2010 by the Michigan Department of
Management and Budget. For the City of Marquette, the forecasts
are established using the City's 1980 percentage of total
Marguette County population and multiplying the County's pro-
jected population from the Department of Management and Budget by
the same percentage over the forecast period. Projections for
the market area are derived by using the Marguette County growth
rate as estimated by the Michigan Department of Management and
Budget. The state's projections are based upon the age-cohort

. survival method. Again, the City's and market area's projections

are based upon their 1980 populations as a percentage of the
County's 1980 population and the assumption that these percen-
tages will remain constant through the planning period.

TABLE 2

POPULATION PROJECTIONS

1980 1985 1990 1995 2000 2005 2010

City of :

Marquette 23,288 23,225 24,075 24,890 25,710 26,340 27,000
Market

Area 71,781 71,590 74,200 76,700 79,200 81,200 83,200

SOURCE: Marquette Economic Development Corporation

Based upon these projects, the City can expect to increase its
population by 3,775 people (or 16%) over the next 20 years. The
market area can expect to house an additional 11,600 residents (a
16% growth). Table 3 depicts the estimated number of households
within the City and market area over the projection period.



These household estimates are based upon an average decrease of
0.05 persons per household for each five year period. This is a
conservative estimate, as the national average for household den-
sity changes is -0.5 for each 10 year period.

TABLE 3

PROJECTED NUMBER OF HOUSEHOLDS
(Figures Rounded to Nearest 10)

1980 1985 1990 1995 2000 2005 2010

City of
Marquette* 9,200 9,360 9,910 10,460 11,030 11,550 12,110
Market
Area** 23,680 24,020 25,320 26,630 27,990 29,210 30,480

*1980 Average household density for City of Marquette - 2.53
**1980 Average household density for Market Area - 3.03

SOURCE: Gove Associates Inc.

These projections indicate that the City can expect an additional
. 2,750 households during the next 25 years and 6,460 households
will be added to the total market area. Various factors could
affect these projections; for example, an increased growth in sur-
rounding townships could slow the City's growth rate. Conse-
quently, these projections should be frequently reviewed and
_altered as necessary to reflect local conditions.

Economy

Economic conditions in the Marquette vicinity affect population
growth within the City and market area and determine the viabil-
ity of any development that might occur within the Study Area.
The area's economy has historically been associated closely with
mining, forestry and shipping operations. While these operations
are still critical in terms of employment, retail and service
businesses are becoming more influential in the area's total
economy. Seventeen percent of the County's labor force is
employed in retail trade and 37 percent are in the service sec-
tor, Marquette General Hospital, .Northern Michigan University and
the Marquette Prison being the largest service employers in the
region. K. I. Sawyer Air Force Base, located 12 miles south of
Marqguette, has 3,800 military employees and provides employment
for more than 400 area residents. Tourism is becoming an
increasingly important factor in the economy of the Upper
Peninsula, including the Marquette area, affecting employment in
the service and retail sectors, which ultimately impacts the

-10~
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construction industry. Marquette County is ranked second in the
Upper Peninsula for revenues generated by tourism. In 1980 the
County enjoyed tourist expenditures of $48,204,000. As efforts
to advertise the tourist and recreational attractions of the
Upper Peninsula continue, tourism can be expected to play an
increasingly larger role in the Margquette area's economy.

Table 4 depicts the 1980 retail sales volumes by store group for
the U.S., Michigan and Marquette County.

TABLE 4

1980 RETAIL SALES BY STORE GROUP ($000)

MARQUETTE
U.S. MICHIGAN COUNTY
Total Retail Sales ($000's) $965,745,665 $40,545,384 $287,610
(% of U.S. Total) (100%) (4.1983%) (0.02978%)
Food _ $219,399.025 $ 8.238,009 $ 63,717
. (22.72%) - (20.32%) ) (22.15%)
" Eating and Drinking 87.309.502 3.886.662 31.998
38 (9.04%) (9.59%) (11.13%)
- O
O t General Merchandise 123,157,012 5,996,429 34,746
£E° (12.75%) (14.79%) (12.08%)
: “’" Z Home Furnishing 44,162,213 1,924,008 13,168
-§ @ (4.57%) . (4.75%) ' (4.58%)
(o)
28 Auto 169.808.262 7,055,674 37.205
v (17.58%) (17.40%) (12.94%)
Drug 31,986, 1,571,818 o 6,330
' (3.31%) 4 (3.39%) (2.20%)
Per Houschold Retail Sales 3 11,792 3 12,506 $ 11,459

SOURCE: Marquette Economic Developmen£ Corporation

Table 4 indicates that, in comparison to Michigan and the U.S.,
food sales, eating and drinking retail sales, general merchandise
sales and home furnishing sales in Marquette County are com-
parable or more predominant as proportions of total retail sales.
In general, Marquette County's retail and service sectors are as
varied as any other place in the country.

Household incomes in the market area are primary determinants of
the type, quality and number of activities, including retail and
service, that might occur within the redevelopment area. A ,
review of 1979 household incomes reveals that the average house-
hold income in the market area was $18,016 and the median house-
hold income was $16,497. Family incomes tended to be, on the
average, $2,000 to $3,000 higher. Almost 50 percent of all
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households had incomes between $10,000 and $24,000. The esti-
mated average household income for the market area in 1983 was
$24,956, an increase of 38 percent over 1979. As the national
and state economies continue to improve, it is reasonable to
project that the household incomes and subsequent spending power
of the residents of the market area will also continue to
improve. The combination of increased tourism and greater dis-
posable incomes among local residents should continue to advance
the area's retail and service economies. A negative factor that
could impact that growth is a decrease in the area's employment.
Between August 1981 and April 1986, Marquette County experienced
a net decrease of almost 2,000 jobs. The labor force also
decreased as people left the area or discontinued loocking for
employment. Economic development efforts should concentrate on a
diversified employment base to avoid substantial negative impacts
whenever major local employers cut back or terminate operations.

Land Use

General Description

The Marquette waterfront study area is currently dominated by
industrial land uses. This study area is adjacent to the City's
older and more dense Central Business District which consists
primarily of retail, office and institutional activities. The
site is physically and perceptually separated from the central
business area by Lake Superior and Ishpeming Railroad Company
tracks. The Soo Line Railroad trestle is another barrier that
distinguishes higher densities to the north from lower densities
to the south. Bn institutional area, composed of City Hall,
County Courthouse, churches and schools, exists to the southeast
of the Central Business District. The City's commercial land
uses consist primarily of the Central Business District with
multiple story buildings and "strip" commercial land uses running
east of the CBD and bordering both sides of Washington Street.
This linear pattern of relatively high intensive use therefore
runs perpendicular to the study area and Lake Superior and is
prevented from "tying" into the lake by the predominantly
industrial use of the study area. Residential land uses are pre-
dominant to the north and south of the Lower Harbor Area.
Lakeshore Boulevard also separates the study area from commercial
and residential land uses to the west. Improved recreational
facilities vary substantially in size and type and are located
primarily along the shore and adjacent to or in the Central
Business District. Eight shoreline recreation sites currently
exist within the City limits. These range in size from 0.5 acres
{Lakeside Park) to Presque Isle Park (312 acres). Uses and acti-
vities vary from open space and park benches at Lakeside Park to
19 different uses at Presque Isle Park. The only existing public
pleasure boating facilities are Presque Isle Marina, which has 95
boat slips and two ramps, each of which has two launching sites,
and Lower Harbor Park (covering 22 acres) with one boat ramp and
29 boat slips.

-12~
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A bikepath adjacent to the shoreline from the northern city limits
at Presque Isle Park to the southern city limits has been

planned for construction in six phases. Phases I, II and III,
with a combined length of approximately four miles, have been
completed. Phases IV, V and VI which essentially run along the
Lower Harbor for a little over one and three-fourths mile, are
proposed for future development and will be integral components

of this Redevelopment Plan. Extensions of this system are pro-
posed for the residential neighborhocods north of the Central
Business Area (see Map 3).

Activities in the Central Business District adjacent to the rede-
velopment site (that area along both sides of Front Street bet-
ween Baraga Street and Ridge Street) are essentially retail,
service and office oriented. Office space is predominant in this
area. Financial institutions and restaurants provide the
majority of service businessess along Front Street. Retail use
is limited to Getz's Department Store, a newstand, antique store,
auto parts sales and ceramics studio. Stores along Washington
Street close to Front Street consist primarily of clothing and
specialty stores. Map 4 depicts land uses in the Central
Business District adjacent to the redevelopment site.

Site

The Margquette Waterfront Redevelopment Area is divided into two
segments. The primary area essentially includes the land
extending from West Bluff Street on the north to the eastern
extension of U.S. 41 on the south and from South Front Street to
the Lower Harbor Shoreline. The secondary study area includes
the primary area plus the properties extending from South Front
Street to the shoreline and from a line extending eastward from
the intersection of U.S. 41 and Front Street south to the
Municipal Steam Plant. The entire area encompasses approximately
71.8 acres. The primary area is 44.8 acres, including the boat
docks in the Lower Harbor and the secondary study area contains
an additional 27 acres.

Existing land uses on the project site are water-oriented or
located there because of easy access to and from Lake Superior.
The most predominant structure is the Soo Line Ore Dock, approxi-
mately 85 feet high and extending 1,100 feet into the lake. The
dock itself is about the length of three City blocks (the
concrete structure is 969 feet long) and, when in use, was
reached by a trestle approximately 2,000 feet long extending back
to Fourth Street in the downtown area.

The southern-most dock in the primary study area is the former
Spear Wharf which was used for bulk storage locading for oil

until 1975. This dock is associated with the five oil storage
tanks running south of the dock and parallel to the shoreline.
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The five tanks have a total capacity of five million gallons.
The dock itself is not useable, much of it being submerged.
These tanks are bordered on the west by gix small gate houses/
equipment storage buildings. A larger (approximately 5,000 sq.
ft.) equipment storage/office building is located south of the
tanks.

The Cleveland Ore Wharf lies just north of the former Spear
Wharf. The dock has deteriorated to the point where less than
half its length is visible above the water. Two hundred fifty
feet of the dock has been reconstructed to create a catwalk adja-
cent to a pipeline for transporting caustic soda. The pipeline
serves four storage tanks with a total capacity of 2.3 million
gallons. A recently discovered leak in one of the tanks precipi-
tated emptying all four tanks of caustic soda and cleaning them.

The dock directly north of the Sco Line Ore Dock is now referred
to as the "association dock"”. This dock had been able to moor
about 20 pleasure craft until a recent storm all but demolished
it. The Soo Line leases this facility to the Marquette Dock
Association, and the dock has recently been reconstructed and
expanded to a length of 600 feet with enough finger piers to
accommodate 38 boats.

The fish dock, once known as the Merchants' Railroad Wharf is

. north of the boat dock. This facility, which has a useable

length of 330 feet and is 60 feet wide, is the remains of a
longer structure which at one time was twice its present length.
The dock is owned by the Soo Line Railroad and leased to the
Marquette Fish Producers' Association, which makes available a
limited number of recreation boat "tie-ups" to local boaters.

 Ten fishing huts exist on the dock for cleaning, processing and

selling fish, and for recreational boating.

The northside of the Study Area is comprised of a 17.1 acre par-
cel that covers what used to be the Spear Coal Dock and Grace
Furnace Wharf. This is an area that has been filled and leveled
and is currently used for special events and festivals. The
site, owned by the City and referred to as Lower Harbor Park, is
in the process of being developed as a park, with a bikepath and
parking facilities. The Marquette Yacht Club maintains a small
building on the western edge of this proposed park. An addi-
tional 2.94 acres to the east of this site is a boat launch and
mooring aréa that will eventually become a 100 slip marina for
small pleasure craft. o
Sails Up Marine is located south of the Soo Line Ore Dock. This
company's operations are housed in a one story 6,500 square foot
maintenance and storage and sales building. About 40,000 addi-
tional square feet are used for outdoor boat storage and parking.
A construction company office and storage yard is located north
of the Ore dock trestle. This operation primarily consists of
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corrugated steel quonset buildings used for storage. A spe-
cialty glass manufacturing company is housed in a two story
rustic building between the fish dock and Lakeshore Boulevard.
Two deteriorated vacant structures, a single story and a two
story building, are located west of the storage tanks at the foot
of Baraga Avenue. Approximately 4.6 acres within the primary
project area are devoted to rail usage, including a 12 track rail
siding. The major portion of railroad siding is in the secondary
study area between the intersection of U.S. 41 and Front Street
on the north and the Municipal Power Plant on the south. This
area contains an additional six acres of trackage.

Most of the businesses immediately west of the site along the
Lakeshore Boulevard and Front Street vicinity vary as do most
Central Business Districts. Most of the businesses are service-
oriented uses consisting of offices, finance, professional, tech-
nical and similar uses. Interspersed with these business
services are retail activities such as restaurants, department
store, furniture sales and others. Under the City's Downtown
Development Authority, the Central Business District, par-
ticularly along Washington Street and Front Street, has undergone
substantial streetscape and building facade renovation. The con-
cept of retaining the area's historical design should affect the
overall character and architecture of the activities that will
ultimately locate within the waterfront redevelopment area.

Overview/Assessment

Today almost all communities adjacent to large bodies of water
are rediscovering the potential offered by waterfront properties.
. In almost all cases, these shoreline areas were used for shipping
and manufacturing/warehousing activities, where water provided a
direct and inexpensive means of eliminating industrial wastes.

We now realize that waterfront properties, particularly in built-
up urban areas, are economically viable for commercial, residen-
tial and recreational use. The City of Marquette is in a similar
situation. Opportunities are now being presented for total rede-
velopment of the shoreline, from the southern-edge of Lower
Harbor Park to north of the municipal power plant. Within that
area, the waterfront between Lower Harbor Park and the U.S.
41/Front Street intersection is the most critical in terms of
impact upon the Central Business District and is the property
that comprises the Primary Study Area of this Redevelopment Plan.
The 45 acres of this site are primarily in unimproved or tran-
sitional use, with the abandoned ore dock and unused or underuti-
lized storage tanks, deteriorated docks and unused rail line.

The storage of industrial equipment and construction materials on
the site contributes to the sense of unplanned land uses in the
area. Beyond the immediate perception of the shoreline as an
inactive or underutilized industrial and water-oriented transpor-
tation area, there is little recognition of a defined, cohesive
sense of place. The objective of this Study is to promote a land
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use/activity plan that will overcome this sense of disorganiza-
tion. 1In addition, the shoreline's rich history, particularly
the variety of boat and shipping docks that have been constructed
and dismantled, add to the factors that must be considered in
planning for the future of the area.

Future Needs

Residents and the activities they generate within the Marquette
market area impact the type and volume of economic activities,
particularly retail and service, that occur within the City.
Because data is immediately available for population and busi-
nesses within a radius of 25 miles of Marquette, that area is
designated, for purposes of this analysis, as the Marquette
market area. One method of determining future retail and service
needs within a community and its market area is the utilization
of a threshold analysis. Threshold analysis is a comprehensive
study providing data for a wide range of businesses. Its appli-
cation has limitations because the concept was developed in the
70's, and the equations used in the calculations have not been
updated for 1980 conditions. 1In addition, the necessary mathema-
tical functions have not yet been developed for all types of
establishments. The basic theory behind the analysis is,
however, still wvalid and has been used in this Study as a very
general indicator of the types of businesses that may potentially

- be suited for Marquette.

Table 5 shows a comparison between the extent of the existing
commercial/service base and the potential of the retailing sector
in five year increments for the Marquette market area.

- The projected threshold estimates are determined by applying an

estimated market population to a discrete formula for each type
of business or service listed. The statistical model used in
this instance has the formula Log Y = a + b Log X where:

Y is the number of establishments in a type of business
in an area,

X is the population required to support a particular
business and,

a and b are the parameters to be fitted by statistical
analysis. ,

The best fit statistical relationship between population and
establishments is curvilinear which indicates that establishments
of a given business type are added as a town's population
increases, but at a decreasing rate. The population required to
support two local stores is more than simply twice the initial
threshold population. Each additional establishment requires an
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increasingly larger population to be viable. This relationship
is consistent with other threshold estimation studies which have
been conducted throughout the United States.

Under the Threshold Analysis model, residents of the trade area,
particularly those living within close proximity to the City, are
the most likely to shop in Marguette for convenience goods. When
the population of the market area is plugged into the threshold
model, the maximum number of establishments selling convenience
goods and services is determined. The same applies to comparison
items and services. For example, the Threshold Analysis indi-
cates that the 1985 Marquette market area population will sup-
port, among others:

3 Florists
80 Restaurants
3 Jewelry Stores
5 Women's Clothing Stores

It is important to recognize that these figures area based upon
the projected populations of the entire market area and therefore
those businesses could be located anywhere within the market area
and not necessarily be limited to Downtown Marguette. Since
Marguette is the center of that defined market area, however, the
City is an appropriate location for those businesses.

Using Threshold Analysis, it is easy to spot those types of busi-
nesses and services which might be saturating the market. This
information can be helpful in discouraging current businesses
from expanding and potential businesses from starting up. It is
also easy to spot those businesses that appear to be deficient in
the market area and which may be encouraged to locate in
Marquette and particularly in the redevelopment area.  Again, the
whole idea is to attract more consumers downtown and to the Lower
Harbor by providing an adequate mix of businesses - that is,
attract those businesses that complement existing outlets or £ill
a demand and discourage those that have already saturated the
market.

Another consideration is that certain types of businesses which
appear to saturate the market area may be lacking at a particular
location., For example, a women's specialty clothing store in
Downtown Marquette would complement local shoe and local fabric
stores. However, there are already three such shops in the
market area. Consequently, the addition of a women's clothing
outlet in Downtown Marquette may require careful planning. For
example, to be successful, such a store might emphasize large or
full-figure women's clothing,

Table S5 is a display of the computerized Threshold Analysis of

the Marquette Market area. It provides an easy method of iden-
tifying oversaturations or opportunities in the existing commer-
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cial business mix. Some of the businesses identified in the
table could be aggregated, as in a mini-mall or mixed-use devel-
opment. Others are more suited to locations near offices or by
themselves. It must be kept 1in mind that this analysis reflects
only quantitative information, comparing existing and potential
numbers of businesses. It does not consider information that
requires a more detailed account of "qualitative" conditions,
such as the variety or value of merchandise offered, or the
management and promotion skills of the merchant. Such conditions
should be studied before a particular business considers locating
in the market area.

Table 5 lists types of businesses by General Category (Column 2)
and by Land Use Code from the Standard Industrial Classification
(SIC) Code (Column 3). The numbers of existing establishments,
which were tabulated from phone book inventory are listed in
Column 4. The numbers of establishments in each category that
the market area will reasonably hold for 1990, 1995 and 2000 are
listed in Columns 5, 6 and 7. These numbers are derived from the
statistical model described earlier using the projected popula-
tion figures established in Section. II. Columns 8 and 9 display
the positive and negative population increments associated with
each retail category.

When Column 4 is less than Columns 5, 6 or 7, the positive incre-
ment (Column 8) represents the number of people needed to support
one more establishment in that category. When the number in
Column 4 equals Column 5, 6 or 7, and the positive increment
(Column 8) contains a number, that number represents the number
of persons required to support the existing number of establish-
ments in that category (this does not presently occur in
Marquette for the types of establishments listed in Table 5).

Column 9 indicates negative increments. That is, when the
existing number of establishments (Column 4) exceeds the
threshold number of establishments in Columns 5, 6 or 7, then
Column 9 (the negative increment) indicates the number of addi-
tional people necessary to support the existing number of
establishments. For example, in line 14 (hardware stores) -
there is currently eleven establishments; yet at a population of
79,200, only 10 such establishments are required. When the popu-
lation reaches 114,365 (79,200 + 35,165) then the market can
sustain eleven hardware stores.  When Column 4 equals Column 5, 6
or 7, then the number in Column 9 is the additional number of
people necessary to support one additional store. For example,
there are presently four auto washes in the market area. The
current population supports four and an additional 22,932 people
are needed, beyond the population of 79,200 for the year 2000 to
support a fifth auto wash. The *N.A.* response in the positive
and negative columns represent calculations resulting in
exceedingly large population increments or which are close to
zero.

[}
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The following list is an example of businesses which, with proper
planning and management, should potentially be successful in the
Marquette market area. Once again, it must be emphasized that
this is a general guide and may not give the same result as a
detailed market study for a particular business. It is not in-
tended to be a basis for opening or expanding a store or oifice.
As in any endeavor, sound business practices must prevail.

A) Service Businesses

Real Estate Agencies
Insurance Agencies
Dry Cleaners

B) Retail Convenience Goods

Filling Stations
Restaurants/Snack Bars
Taverns

Fuel 0il Dealers
Garden Shops

Dry Cleaners

C) Retail Comparison Goods

New and Used Auto Dealers
Radio-T.V. Sales and Service

It must be remembered that these are businesses which could
potentially be successful in Marquette according to population
parameters. There are others which might be popular among con-

.sumers, such as a health spa, theatre and bookstore and may also

have a high success potential.

In addition to the "mix" or combination of retail and service
establishments in the Central Business District, it is also
important to consider the physical distribution of stores in
order to create a compatibility among stores which in turn helps
generate a larger volume of customers and sales.

Zoning

The current Marquette Zoning Ordinance was adopted in 1978 and
amended in 1983 and 1984. The redevelopment site encompasses
three different zoning districts .and is bordered on the north,
west and south by six other districts. Consequently, a wide
variety of activities, land uses and densities do, or potentially
can, occur in a relatively small area, setting the stage for an
intense, highly interactive downtown/waterfront area.

Property north of the redevelopment site is classified under
three separate zoning districts: RM-Multiple-Family; RG-General
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Residential and CBD-Central Business District. The Multiple-
Family Residential zone is intended to accommodate higher density
residential units, but will also allow detached single-family
homes as well as duplexes. A variety of other more intensive
activities can also, with conditional permission, locate in this
district: schools, cemeteries, churches, group day care homes,
home occupations, universities, hospitals, convalescent homes and
similar health care facilities, rooming homes, fraternities and
sororities, Apartment buildings over 35 feet high can poten-
tially be constructed.

The General Residential District, which is also west and south of
the Redevelopment Area, is designed for medium-density residen-
tial development (one-fifth acre per lot) and allows single-
family residents and family day care homes by permit. More
intensive uses, such as schools, churches, cemeteries, public
buildings and recreational facilities, home occupations, group
day care facilities, universities and duplexes are allowed after
meeting conditional use reguirements.

The Central Business District zone is one of the most intensive
zones in the City. There are no minimum lot requirements that
must be met and buildings up to 60 feet high can be constructed
there. The CBD zone also encompasses 13 blocks to the west of
the redevelopment site. This district permits a wide variety of
retail, office and service activities (in enclosed buildings).
Motels, hotels, churches and residential units (primarily apart-
ments in commercial buildings) are also allowed under special
permit. :

A small portion of land west of the site and bordering Front

.Street is zoned 0S-0Office District. Professional offices, medi-

cal and dental clinics, government offices, churches and residen-
tial units are allowed in this district. This .0S zone allows
approximately the same density as the General Residential
District, except that required yard setbacks are substantially
less. The maximum allowable height is 30 feet.

The General Business District is located southeast of the
Redevelopment Area and is separated from the more intensive
Central Business District to the north by the General Residential
zone. Allowable activities in the General Business zone, which

.is intended to serve vehicular commercial traffic, include just

about all retail service and wholesale trade establishments. As
with other commercial and industrial zones, no minimum lot sizes
are specified. Buildings can be constructed up to 40 feet high.

The RS-Single—-Family Residential District is south of the redeve-
lopment site and is intended to accommodate detached single-
family dwellings and family day care homes. This district is the
least dense of all districts that allow development in the City.
The minimum required lot size is approximately one-fourth acre
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and the maximum building height is 30 feet. More intensive uses
that are allowed by conditional approval include schools,
churches, cemeteries, recreational facilities, home occupations,
day care facilities and duplex units.

The three zones that are presently designated in the
Redevelopment Area are DD-Deferred Development, I-Industrial and
CR-Conservation and Recreation. The Deferred Development zone,
encompassing the northern half of the redevelopment site, is
intended to reserve the study area for future development (as
recommended and described in this Plan). NoO structures or scat-
tered development is allowed in this district. Once this Plan is
adopted, this district will be changed to an appropriate designa-
tion as part of the implementation process. The wharfs and docks
east of the Deferred Development District are zoned
CR-Conservation and Recreation, as is shoreline property south of
the study area. This district is intended to preserve properties
which have outstanding natural recreational or scenic qualities.
Consequently, only agriculture/forestry and conservation or edu-
cational activities are allowed by right. Intensive recreational
uses, port facilities and natural resource extraction operations
are allowed by conditional use permit. The maximum building
height in the CR zone is 15 feet. The I-Industrial zone, along
with the CBD zone, allows for the most intensive development in
this area. This district, which covers the southern one-half of
the Redevelopment Area allows warehousing, distribution and whole-
saling operations. Light and heavy manufacturing, repair and
maintenance, processing and packaging operations and bulk storage
are allowed as conditional uses. No minimum lot sizes are
required in this zone and the maximum allowable building height
is 80 feet.

The following map describes the hierarchy of land use by inten-

sity for the redevelopment site and surrounding properties
according to the City's current zoning ordinance. As Map 5
depicts, the site itself can potentially-be used for activities
at the extreme end of the density range, with low density
deferred development and conservation/recreation districts on the
north end of the site and a high density light/heavy industrial
district on the southern portion of the site. The density/
intensity gradient of zoning districts around the site runs from
light and medium to the north, then high density in the Central
Business District, medium to low density -south of the Central
Business District, to medium density south of Jackson Street,
then to low density south of Furnace Street.

Building heights in the north end of the study area are limited
to 15 feet. However, the industrial zone on the southern end of
the site allows structures up to 80 feet high and the Central
Business District permits structures up to 60 feet in height. 1In

~effect, these conditions create a potential whereby the site
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could be surrounded by taller buildings. The height allowed in
the industrial zone along the shoreline could in effect block
viewing access to the waterfront.

Existing Structures

The structures within and adjacent to the Study Area were built
at different times and with different materials, design and
structural capacity. Consequently, the useability and condition
of those buildings vary. A number of the structures on the site,
such as the small service structures associated with the storage
tanks, were built for a particular limited use and are not
necessarily easily adaptable to other functions, or are small
enough so their removal can be easily accomplished. Preliminary
analysis of these structures indicates that the disposition of
each will fall into one of three general categories: removal
(complete dismantling of the structure); rehabilitation (partial
or complete remodeling/enlarging of the structure); retention (no
major structural or design changes required). Map 6 depicts the
proposed programming of these structures. The nine fuel storage
tanks (1 through 9) present a physical and visual barrier to the
lake and are not conducive to future land use activities that
promote public access to the shoreline. The six small accessory
buildings that are associated with these tanks (10 through 15)
are obstacles to any cohesive future development on the site.

The single story deteriorated building (37) west of the storage
tanks and adjacent to the rail lines could either be removed or
rehabilitated as a useable structure. Several quonset buildings
and an office belonging to a construction company (16 through 21)
north of the ore dock are not conducive to people-oriented activ—
ities and should be removed. The gquonset buildings (16, 17, 18,

- 20, 21) are corrugated metal and concrete block structures that

cannot be considered as fixed permanent structures that will last
over a long period of time without major replacement or main-
tenance. The office building (19) while of a more permanent
construction, is not easily adaptable to reuse. The storage
silos on this site should also be removed.

The Lake Superior Yacht Club building (22), while a structurally
sound building that is not necessarily incompatible with a well-
planned people-oriented shoreline activity center, is not of a
desirable size or design that would maximize its potential within
the site. This structure should therefore be removed or exten-—
sively enlarged and remodeled into a restroom to serve the adja-
cent Lower Harbor Park.

A number of buildings have historical, aesthetic or structural
values that make them candidates for reuse after they are rehabil-
itated or remodeled. The building located between the two sets of
storage tanks and adjacent to the southernmost dock has potential
for reuse as an office or commercial business site. The existing
Sails Up Marine building (25) appears to be structurally sound.
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In altering the shoreline to a people-oriented development, this
building should be aesthetically improved with an exterior design
that is compatible with surrounding uses and structures or, if
site design conditions require a more functional use for that
site, this building could be removed. Building 26 is a redstone
building of historic value that is currently being used as an
appliance warehouse. This structure could enhance the site if
rehabilitated and adapted to retail or office use. The group of
two story buildings, (27, 29, 31) bordering on Front Street, while
not within the redevelopment site, are immediately adjacent to
it, and consequently will have a direct interrelationship with
proposed development on the site. These structures appear to be
in sound structural condition but are in need of facade renova-
tion in the front and rear. Rear facade renovation, with access
to Lakeshore Boulevard, will help create a direct linkage between
the Central Business District and the waterfront. Most of the
buildings in the block bordered by Front, Lakeshore Boulevard,
Main and Spring streets (28 through 32) are also in need of
facade renovation., Buildings 29 and 31 should have their rear
facades improved to provide a design linkage with the waterfront
area. As an alternative, if these buildings cannot economically
be rehabilitated, they should be removed and replaced with struc-
tures that would more practically lend themselves to integration
with the Ore Dock. (The location of Buildings 29 and 31 is the
most logical choice for tying the Ore Dock into Front Street and
the CBD, if a pedestrian mall concept is used.) Buildings 30 and
32 should be extensively remodeled and readapted for commercial
or office activity. The rear facades of the buildings on the
corner of Front and Main streets should likewise be altered to
accommodate better pedestrian and visual access between the
Central Business District and the redevelopment site. The two
story building at the foot of Main Street occupied by a specialty
glass manufacturer appears to be structurally sound with a design
and exterior cover that is compatible with the historic charac-
teristics of the waterfront. This building (34) could essen-
tially remain intact and contribute to the -desired atmosphere. of
the waterfront. It could also possibly set the design standards
for other buildings on the site. The lone two story building on
the corner of Lakeshore Boulevard and Washington Street is
currently used as an office. This building has unigue design
elements that should be retained. Minor modifications, such as
landscaping and possible removal of exterior paint to allow expo-
sure of the brick face, should be studied. The existing Chamber
of Commerce office (building 36) is located on a prime site adja-
cent to Lakeside Park with a scenic view of the Lower Harbor area
as well as the Central Business District. The design of this
building should be updated and the Chamber site should be more
closely linked with Lakeside Park. Potential also exists for
tying the building and grounds into the waterfront site through
pedestrian walkways, and using this site as an entranceway into
the Downtown area from the south.
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In general, the majority of existing structures on the redevel-
opment site should be removed to accommodate future site design
elements. Several buildings are structurally sound and could,
through altering of size and/or facades, fit well into any future
design program. The buildings on the fish dock are an integral
part of the overall function of that facility and should be

retained, under the assumption that the fish dock and its current

activities will contribute to the posture of the redevelopment

-site as a water-oriented, intensively used area. Although not on

the site itself, many of the buildings between Front Street and
Lakeshore Boulevard will impact upon and be influenced by the
site design and activities along the waterfront. Consequently
these buildings should be altered to maximize their association
with the waterfront. Such alterations should consist mostly of
facade renovation, although potential exists for physically tying
some of these structures into one another and into compatible
activities on the waterfront. Many of the other buildings within
the Central Business District, especially along Washington
Street, have already been renovated. Future site design programs
should attempt to tie into the existing predomlnant building and
street-scape design of this area.

Utilities-

The redevelopment site is presently served with all energy, water
and wastewater facilities needed for development. The intensity,
design and specific use of the area will determine the size and
scope of on-site utilities.

Water, Sanitary Sawer, Storm Sewer - The site is bordered on the
east by an 18" concrete main intercepting sanitary sewer adjacent
to the Lakeshore Boulevard right-of-way. A pumping station on
the corner of Baraga Avenue and Lakeshore Boulevard is used to
advance the flow of sewage to the areawide treatment plant south
of the site near the Marquette prison facility. There are no
sewer laterals currently on the site to serve existing activi-
ties. There should be little or no problem, however, in tapping
into the 20" main interceptor running along Lakeshore Boulevard
to serve new development.

Water is available through 12* and 16" lines within the Lakeshore

- Boulevard right-of-way. A 2" service line runs eastward from the

12" line for a distance of about 100 feet near the construction
company office and the fish dock area. WNo other municipal water
lines are located on the site. Fire protection is provided
through fire hydrants on the 12" main at each intersection on
Lakeshore Boulevard between Washington Street and Baraga Avenue.
Additional fire protection is available in this area by pumping
water from Lake Superior. :

Storm sewers exist within the rights-of-way of all the dedicated

streets north and west of the site. A 60" concrete storm sewer
main runs within the right-of-way of Spring Street and through
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the site, emptying into Lake Superior south of the ore dock. A
12" line running the length of Lakeshore Boulevard empties into
this collector which is the City's central outfall, collecting
stormwater from a 3.7 square mile area. The location of this
line on the site will facilitate the placement of a storm water
system, if necessary, between Lakeshore Boulevard and the shore-
line as development occurs. These systems are all owned and ser-
viced by the City of Marquette.

Electricity - The Marquette Board of Light and Power, a municipal
utility, provides electricity to residents of the City and
surrounding townships from the Shiras Municipal Power Plant
located on the southern edge of the study area. Three phase,
7,200 volt transmission lines run along the shoreline from the
power plant. Electrical power is therefore easily accessible and
more than adequate to serve the needs of any activities proposed
for the site.

Natural Gas - Michigan Power Company, with headquarters in Three
Rivers, Michigan, provides the Marquette area with natural gas.
Both high and low pressure lines are available in the general
area, although the largest high pressure line has only a 4"
diameter. An 8" low pressure line runs along the abandoned
Lakeshore Boulevard right-of-way; this is reduced to a 6" line
north of Baraga Street and to a 2" line north of Washington
Street. A number of buildings on the redevelopment site are
served by feeder lines off of this main line along Lakeshore
Boulevard. ‘

In essence, the site is adjacent to sewer, water and power utili-
. ties that are adequate enough in size and flow to serve any com-

mercial, recreational, office and residential activity that might
be constructed. Maps 7 through 1l depict the distribution of
these utilities in and around the redevelopment area.

Transportation

Transportation in the City of Marquette, as in most communities,
is oriented to the automobile. The grid pattern of streets in
the Central Business District west of the study area carry rela-
tively large volumes of traffic (approximately 6,000 to 15,000
vehicles per day according to 1982 Michigan Department of
Transportation traffic counts). Washington Street is the primary
east-west route for local business traffic. The City's
Comprehensive Downtown Development Plan (1979) states that two
important ®"nodal points", resulting from high traffic volumes,
exist in the downtown area - one at Front Street, which is a
northerly "extension" of U.S.-41, is also a major route within
the downtown area, particularly between Washington Street to the
north and U.S.-41 to the south. Lakeshore Boulevard, (Lake
Street) paralleling the study area from Baraga Street north, is a
link between the Central Business District and the shoreline of
Presque Isle Harbor up to Presque Isle Park, the largest
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recreational site in the Marquette area. Lakeshore Boulevard
forms the western and northern boundaries of the Deferred

Develcpment zone and is the major vehicular route within the
study site. :

Washington Street and Main Street provide the major linkages be-~
tween the Lower Harbor site and the central business area. The
Downtown Development Plan calls for a one-way street system
running counterclockwise on Washington, Third, Spring and Front
Streets, Main Street will run one-way (westerly) between
Lakeshore Boulevard and Front Street and one-way (easterly) be-
tween Front Street and Lakeshore Boulevard. Off-street parking is
planned for four sites between Front and Fourth Streets as well

as Lower Harbor Park on the north end of the study area. The
Downtown Redevelopment Plan also briefly proposes general types

of land uses and functions for the waterfront area. The plan
recommends off-street parking in this area to serve commercial
and recreational activities. There are currently 11 public and
private off-street parking lots within approximately 800 feet of
the redevelopment site plus a new multi-level public parking
garage. There are roughly 1,000 off-street parking spaces and

100 on-street parking spaces in the Downtown Development
Authority District, which is bounded by Bluff, Fourth and Baraga
streets, and the Lower Harbor shoreline - an area of approximately
12 blocks.

Pedestrian circulation is an important element in making the
Central Business District and waterfront area more viable as
places to shop, do business and engage in recreational activi-
ties. The Downtown Development Plan calls for street and

- sidewalk changes in the Central Business District between

Lakeshore Boulevard and Third Street, primarily along Washington
Avenue and along Front Street. Covered arcades and enclosed
stairways to provide protection from the elements are also
outlined in the Plan. Landscaping is an integral part of
pedestrian movement. Lighting, park benches and other street
furniture and focal points are designed in conjunction with
pedestrian circulation patterns. Pedestrian access to water

in the study area is an important parameter of the overall
waterfront redevelopment program.

A bikepath system is also proposed for the Lower Harbor area.
This path ‘is scheduled as Phases 3, 4 and 6 of a shoreline bike
path system from Presque Isle Park to the southern City limits.
The bike path has already been designed for the Lower Harbor Park
site and will connect with the path that will be incorporated
into this redevelopment design.

The Downtown Redevelopment Plan also calls for a multi-modal
transportation facility. A multi-modal transportation center is
located downtown on the corner of Spring and Third Streets. It
is used as a central storage, dispatching and office space for
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Marg-Trans (the local Dial-A-Ride system). It is also used as a
central storage facility for the Marquette~Alger Intermediate
School District and as a passenger station for Greyhound Bus
Lines. Easy access of such a facility to and from the redevelop-
ment area is an asset when developing projects that promote and
enhance tourism.

The existing railroad system within the City of Marquette has a
substantial impact upon the Redevelopment area. The Soco Line
Railroad owns the trackage that enters the site from the west
between, Baraga Street and Lakeside Park. The Soo Line also owns
one set of tracks that run the length of the site and the LS&I
Railroad owns the other set. The LS&I Line follows the shoreline
from the site to the Upper Harbor. The Soo Line owns the one set
to Harvey and on through the northern part of the Upper Peninsula
to Munising and Sault Ste. Marie. The rail siding yard, located
in the southern one-half of the redevelopment area, contains 12
to 14 sets of tracks at its widest point, along with several
warehousing/loading buildings. This yard is not used as exten-
sively as in the past due to the Soo Line's cutback in rail ser-
vices. The railroad's prospective termination of service in the
Marquette area virtually eliminates the need for the railyard,
which in effect would make that portion of the site available for
other uses. One of the tracks running from the Upper Harbor
southward should be retained. Although this will present a limi-
tation to site design because the tracks act as a barrier, the
retention of at least one line is necessary because of the prob-
able future use of the track by the LS&I Railroad. While the
future volume of traffic on this line is uncertain, it is pro-
jected that LS&I will use this route relatively infrequently,

. perhaps once a week. Obviously, the less the line is used for

commercial rail traffic, the smaller the impact upon planned uses
on the site. :

Natural Resources

Soils*

This section briefly describes the predominant soil groups in the
study area, and the downtown district. This will provide infor-
mation in order to determine whether or not the soil contains
characteristics conducive to development. For instance some soil
groups (e.g., "muck") have very little soil bearing capacity and
poor drainage. As a result, these soils are not desired for
building purposes.

Fortunately the soils in the study area are quite able to accom-
modate most types of development. According to Map 12 the pri-

mary study area consists entirely of "Udipsamments" - urban land,
while approximately a 16 block area between U.S. 41 and downtown

*SOURCE: U.S. Geological Survey, District Office
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area, in effect visually tying the Central Business District to
the shoreline. One of the major objectives of the redevelopment -
plan is to physically and visually tie the redevelopment site to
the downtown area. The design that will be used to accomplish
that must adapt to and use the topography of the area.

Vegetation

Vegetation within the site is relatively sparse north of Baraga
Street. The Lower Harbor Park, a flat, earth filled site
covering about 22 acres, has been planted in grass and is heavily
used only a few times each year during special events and festi-
vals. The area around the ore dock and storage tanks has no for-
mal landscaping. WNatural vegetation, including several larger
elm trees, shrubs of various species and natural grasses are
located there. 1In much of this area natural cover has been exca-
vated for parking, entrance roads and railroad rights-of-way.

The redevelopment area south of the storage tanks contains the
heaviest amount of vegetation, particularly along the shoreline
with natural growth of birch, poplar and other trees. The
steeply sloped terrain between the railroad yard and Front Street
has vegetation of various levels of density, allowing periodic
viewing of the lake as one travels along Front Street. The prop-
erty surrounding the Chamber of Commerce building is relatively
well landscaped with larger deciduous trees. In general, redevel-
opment of the Lower Harbor shoreline would require the addition
of plantings in areas that are now devoid of vegetation, such as
the railroad yard, while other areas of the site can retain their
natural tree, shrub and grass growth. Map 14 indicates the
general location of existing predominant vegetation on the site.

Lake Conditions

Local natural phenomena such as wind velocity and direction, and
water levels, affect the impact of the lake upon the shoreline
and existing and potential dock facilities, The predominant wind
direction is out of the northwest, which does not create large
wave action within the Lower Harbor. Occasionaly, however,
(about once a year) a storm with east/northeasterly winds will
create large waves (up to 10 feet in height) in the Lower Harbor
causing shoreline erosion problems. Measures should be taken to
protect shoreline development and dock facilities that will be
constructed in accordance with this Plan.

Datum from the National Ocean and Atmospheric Administration
indicates that, since 1900 the elevation of Lake Superior has

not exceeded 602 feet above sea level. The lowest point on the
site (adjacent to the shoreline along the southern portion of the
redevelopment area) is approximately 604 feet. Some type of pro-
tection, such as rip-rap or concrete wall might be necessary in
this area to accommodate the Plan's proposed development, par-
ticularly from occasional winter storms out of the northeast.
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STRUCTURAL ASSESSMENT OF THE ORE DOCK

The following is a brief assessment of the structural integrity
of the superstructure of the ore dock. As only a cursory on-site
review of the structure was completed, this assessment is not
intended as a full structural analysis. Such an analysis should
be undertaken prior to any serious plan for redevelopment of the
facility.

On July 22, 1986, a registered structural engineer from Gove
Associates Inc. performed a "walk-through" inspection of the ore
dock superstructure. The following items were observed during
this inspection: '

1. Several of the conérete columns have some of the rein-
forcing rods exposed.

2. Hairline cracks occur in a transverse direction running
the entire width of the pile cap throughout the length
- 0of the structure, there are, however, no signs of
settlement or other relative movements.

3. Generally, the concrete appears to be in good condition,
except at points noted in Item #1. Actual strength of
the concrete was not determined; this can only be done
by sampling and testing. Because of the questionable
safety of the wood stairway the top deck, bins, etc.,
were not inspected. Also, no inspection was made of the
wood piles supporting the structure. Review of a
hydrograph of monthly mean levels of the Great Lakes
indicates that, except for short periods of time during
the year (one or two months) when the top several
inches of the piles may have been above the level of
the lake, there has been no major exposure of the
pilings to air. These pilings should therefore be in
relatively good condition.

In conclusion, it appears the ore dock has very good structural
integrity. It must be emphasized again that when the ore dock is
seriously considered for adaptive reuse, a detailed structural

———

analysis should be commissioned.
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PROJECT GOAL AND OBJECTIVES

The City of Marquette has undertaken a considerable amount of
discussion and has generated substantial interest within the
community about the future of the Lower Harbor area. Prior to
commissioning this Plan, the City had established a well-defined
set of parameters that were to be followed in developing the pro-
ject area design. These parameters have been categorized into
six major objectives under the one goal of redeveloping the lower
harbor shoreline. To maximize the opportunities for redeveloping
the shoreline, a number of design concept options have been
assigned to each objective. These options provide for different
ways to accomplish the same objective and become the basis for
alternative site designs. In many instances, more than one
option can be utilized to achieve a particular objective.

The following goal, objectives and design concept options for the
Lower Harbor area will be used in the development of ‘alternative
conceptual designs for this study.

GOAL: Redevelopment of the Lower Harbor Shoreline and Dock
Areas

OBJECTIVES:

A. Provide for People Access (Public and Prlvate)

. Preserve View of the Lake

. Provide Linkages Between Downtown and the Lake

. Achieve a Development Intensity that is Consistent
with the Scale of Downtown

onNw

E. Retain Preferred Businesses, that:
1. Provide/Maintain Public Lake Access
2. Generally Attract the Public
3. Increase Tourism
4. Complement Existing Development

F. Improve the Aesthetics of the Site

STUDY AREA DESIGN CONCEPT OPTIONS

A. Provide for People Access
1. Complete Lake Access (Keep Shoreline Clear)
for Public
2. Limited Lake Access (for Public and Private)
3. Access for Public Separate from Private

Access Along Entire Shoreline
B. Preserve Lake View

1. Large Open Space Areas
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2. Low-lying Buildings
3. Eliminate Ore Dock
4. Prohibit all Development

Provide Linkage Between Downtown and Lake

1. Pedestrian Access Only

2. Vehicular Access Only

3. Combine Vehicular/Pedestrian Access

4. Site and Building Design Compatible with
Downtown

S. Use Existing Rail System
6. Eliminate Existing Rail System

Development Intensity Consistent with Downtown Scale

1. "Step-down" Gradient Intensity from CBD to
Shoreline

2. Same Intensity as CBD (Overall Sqg. Ft. of
Building Space per Acre)

3. Combined Similar Intensity/Gradient

Preferred Businesses, that:
1. Provide or Maintain Public Lake Access

a. Recreation-Oriented
b. Passive Viewing Oriented
C. Combination a. and b.

2. Generally Attract Public

a. Recreation

b. Retail

c. Historical/Informative
d. Eating/Drinking

e. Tourist-Oriented -

£. Living

g. Office

3. Increase Tourism

a. Specialty Shops

b. Historical Interests
c. Eating/Drinking
d. Formal Amusement/Recreation

e. Hotel/Motel
4. Complement Existing Development

a. Relate to Lower Harbor Park
b. Use Existing Structures
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Eliminate all Existing Structures

Design Similar to Downtown Buildings
Design Compatible with Downtown Buildings
Industrial Development

Commercial Development

Recreational Development

Use Existing Rail System

Improve Aesthetic of Site, through:

~IOY U ks o

Natural Landscaping

Art and Structure

Removal of Ore Dock

Adaptive Reuse of Ore Dock

Removal of Storage Tanks

Adaptive Reuse of Storage Tanks
Building or Landscaping Around Storage
Tanks
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ALTERNATIVE DESIGN CONCEPTS

To determine an optimum site design for the Lower Harbor
Redevelopment area, it is necessary to develop a rational process
of putting together alternative conceptual land use con-
figurations. The four land use configurations described in this
section are based upon preliminary design concepts advocated by
the City and discussions that were held during public meetings on
the redevelopment plan. Each of the four preliminary alter-
natives is designed to meet all the design concepts established -
by the City (these are designated as Objectives in Section IV):
provide for public and private access to the lake; preserve views
of the lake; provide linkages between downtown and the lake;
establish a development intensity that is compatible with the
scale of the Central Business District; encourage businesses that
provide and maintain public lake access, generally attract the
public, increase tourism and complement existing development; and
improve the aesthetics of the site,

There are a variety of activities and land use configurations and
relationships that have the potential of meeting all of those
objectives. The four presented here are examples of how the
defined concepts (objectives) can be transformed into workable
land use patterns. 1In the first alternative (see page 52), park
and open space area and residential land use cover the largest
portions of the site. Park/open space lands are located between
the railroad right-of-way and shoreline, keeping much of the
shoreline in its natural state and encouraging public access to
the site and the shoreline. Residential (mixed use) activities
are on the higher elevation west of the rail line and immediately
south of the ore dock. The location of housing on the site will
generate more consistent, intense activity and ‘better security in
the Redevelopment Area. The ore dock is to remain intact and
expanded and redeveloped into a multiple use facility, consisting
of specialty retail stores, parking and boat storage. The dock
will be expanded to provide a covered 'mall' linking the existing
structure with the buildings on Front Street, essentially physi-
cally tying the ore dock into the Central Business District.
Additional commercial activity, limited to pedestrian traffic,

is designated in this alternative for the area north of the ore
dock. Public off-street parking is proposed between this commer-
cial area and the shoreline to serve the activities in the com-
mercial area and the fish dock, which is to remain intact with
moderate or minimal alteration. An office 'park' is scheduled
for the parcel between the fish dock and the Lower Harbor Park as
well as around the Chamber of Commerce office south of Baraga
Street. As with residential land uses, offices in these areas
are intended to heighten the pedestrian activity that takes place
on the site. A public/cultural land use is proposed south of a
line representing the easterly extension of Baraga Street. This
site would include such uses as public botanical gardens, the
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display of a replica of a Great Lakes schooner, ice skating rink,
etc. A small recreational vehicle park for tourists and travelers
would be located south of the public/cultural site. This would
facilitate tourist access to the activities taking place in the
Redevelopment area. Finally, a greenbelt (approximately 15 to 20
feet wide) would be located along the entire shoreline for direct
public access to the lake and a bikepath would continue through
Lower Harbor Park along Lakeshore Boulevard to Baraga Street,

then south along Front Street to connect with the existing bike-
path near the municipal power plant.

In Alternative 2 (see page 53), the R.V. park and office space
take up the largest portion of the site. This alternative allows
for a larger R.V. park to accommodate more vehicles and to uti-
lize more of the shoreline. Office space is located along Front
Street, with a density that would complement the existing land
uses and traffic volumes in that area, and again, promote daily
pedestrian use of the commercial activities proposed for the
redevelopment site (e.g., restaurants for business lunches). The
existing Lakeside Park and the land surrounding the Chamber of
Commerce building will remain an expanded park/open space site.
The ore dock would, as in Alternative 1, become a multiple-use
facility, with specialty shops, parking, restaurants, boat
storage, fishing and boating facilities. The dock would be
extended back only to the shoreline and pedestrian and vehicular
entrances would be located at that point. The fish dock would
also be retained in this alternative., Off-gtreet parking would
be established between the ore dock and the Lower Harbor Park, to
serve the fish dock and smaller clusters of retail commercial
establishments. A public/cultural activity area would be
situated on the site between Baraga and Spring Streets, for uses
similar to those described in Alternative 1. Residential (mixed)
use would be placed between the public/cultural area and the
recreational vehicle park.- This would facilitate more intensive
daily use of the shoreline and the commercial businesses
designated for this area. A combined bikepath/pedestrian green-
belt is proposed along the shoreline between Lower Harbor Park
and the R.V. park, where the bikepath separates from the - '
pedestrian walkway and runs south adjacent to the railroad line.
The pedestrian greenbelt continues along the shoreline and ter-
minates at a small public open space area.

Alternative 3 (see page 54) allocates the southern half of the
redevelopment area to residential use, on both sides of the
railroad right-of-way. Office space is located around the fish
dock and south of the ore dock, promoting easy access for
employees to daytime public and commercial activities on the
site. Public off-street parking is placed between these two
clusters of office space to serve both, as well as the fish dock
and, in part, the ore dock. South of the southerly office area
(adjacent to the easterly extension of Baraga Street) is a
public/cultural site with uses as identified in Alternatives 1
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and 2. Immediately west of this area, south of Baraga Street,
the existing off-street parking facility is proposed for expan-
sion and improvement. Lakeside Park and the Chamber of Commerce
building are included in an expanded park/open space site, with a
view of the shoreline. As in the first two alternatives, a
greenbelt is provided along the shoreline. Between the Lower
Harbor Park and the easterly extension of Baraga Street, the
bikepath and pedestrian walkway within the greenbelt are coter-
minous. The bikepath at this point heads west along Baraga to
Front Street, then south to join with the existing bikepath on
Lake Street. 1In all three alternatives, it is assumed the Lower
Harbor Park will be developed, for the most part, according to
the park plan that was recently drafted. That includes an
improved marina, parking area and bikepath through the middle of
the park. All three of the concepts described here call for
joining the bikepath in the development site with the bikepath
proposed for Lower Harbor Park to the north and the existing
bikepath terminating near the municipal power plant to the south.

All of the above concepts concentrate the higher intensity uses,
e.g. mixed commercial activities, on and around the ore dock and
assume the ore dock itself will be a privately developed facility.
A fourth alternative (see page 55) centers on the concept of
limiting the ore dock to public access for water-oriented uses.
Such activities could include boat dockage, fishing, pedestrian
walkways, and special public events. This alternative is predi-
cated on the possible limitation of dock usage by the State under
the Submerged Land Act. In this alternative, the ore dock would
be partially dismantled and the superstructure leveled to an ele-
vation of 6 to 8 feet above the lake and reconstructed to accom-
modate pedestrian and vehicular access. Entrance would be
directly from the shoreline. Public parking would be constructed
on the shore west of the ore dock, with facilities for launching
larger pleasure craft. The fish dock would remain and commercial
nodes (limited to pedestrian traffic) would be located on either
end of the parking lot. A public cultural area would be
constructed adjacent to the southernmost commercial site. South
of the public/cultural area, and separated from it by a
greenbelt/open space area, a recreational vehicle park would be
developed. This R.V. park would continue to the municipal power
plant and also be located between U.S. 41 and the railroad right-
of-way, south of the U.S. 41l-Front Street intersection. An
office park would be constructed north of this area along Front
Street. The site around the Chamber of Commerce building and
Lakeside Park will be retained as a park/open space site. The
existing parking lot south of Baraga Street would be . .expanded and
improved. A public linear greenbelt would again be located along
the shoreline and include a bikepath between the Lower Harbor
Park and an imaginary line representing the easterly extension of
Baraga Street. The bikepath then runs south along Lake Street
(which is constructed adjacent to the existing rail line to con-
nect with U.S. 41 near the municipal power plant.
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These alternatives were presented at public meetings for review
and discussion. As preliminary alternatives, they were subject
to revision. The two final design concepts presented here (see
pages 58 and 59) are the results of these meetings and
discussions. Concept A (the preferred land use program) is based
upon redeveloping the ore dock as a multiple use facility,
incorporating private commercial activities and public access.
Concept B differs from Concept A in that the ore dock is taken
down to several feet above mean water level and limited to public
access.

As a result of these public meetings, several concept design
changes were suggested  and various elements of each alternative
were combined with elements of other alternatives. The two

final design concepts presented here will be used as a foundation
for the final site design.
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SELECTED SITE DESIGN CONCEPTS

Final Design Concept Alternative A and B are essentially com-
binations of the four preliminary alternatives described and they
also contain several additional proposals that were not included
in those alternatives.

In Alternative A (see Plan Concept A, page 58), the redevelopment
site (the area east of Lakeshore Boulevard) is more significantly
tied into the Central Business District through provisions for
off-street parking and pedestrian walxways west of Lakeshore
Boulevard. Specifically the parking lot west of Lakeshore
Boulevard between Washington and Main streets is proposed for
expansion and improvement, becoming a two-story parking structure
with vehicular and pedestrian access off of Front Street and
Washington Street. Washington Street would be closed off entirely
to vehicular traffic or traffic flow would be reduced substan-
tially to accommodate more pedestrian traffic. A pedestrian
bridge would provide linkage between this area and the redevelop-
ment site east of Lakeshore Boulevard. Off-street parking would
be provided east of Lakeshore Boulevard in this area to accom-
modate parking demand for the Lower Harbor Park, the fish dock
and other public and commercial activities adjacent to this site.
A public/private marina would be placed on the shoreline adjacent
to the ore dock to serve the needs of larger pleasure boats.
South of the ore dock, additional off-street parking would be
provided. The ore dock itself would be tied into the business
area on Front Street between Main Street and Spring Street via an
enclosed pedestrian "mall". Parking would be located at ground
level under this "mall" structure. A private amusement/
recreation park would be located south of the parking lot. This
park would house, among other attractions, a railroad passenger
station for a small steam driven passenger train that would make
scheduled runs between the Lower Habor and Presque Isle Park,
using the existing rail line. This would primarily serve visi-~-
tors of the adjacent recreation vehicle park as well as other
tourists. A mixed residential area would be located south of the
R.V. park and Lakeshore Boulevard would be extended to accom-
modate local and R.V. traffic as well as the shoreline bikepath.
The superstructure of the ore dock would be used for mixed com-
mercial uses, parking and/or boat storage and public access.
About one-third of the top deck would consist of an enclosed com-
mercial area. The remaining two-thirds would be for public
access, with a museum or working model of the ore mining and
loading process, an observation deck and access to a full size
ore freighter on display on the south side of the dock. A board-
walk and boat slip would be constructed just above water level on
the north side of the dock. The greenbelt walkway would be placed
along the shoreline to a public viewing site between the R.V. park
and the residential area. Additional parking would be located
near the Chamber of Commerce office for R.V. and tourist use.
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Under Alternative B (see page 59), virtually all uses will remain

as in Alternative A, except that the ore dock would be dismantled

to approximately eight to 10 feet above lake level and would be
used for pedestrian and vehicular access (parking) to include
walking, fishing and boat mooring. A rest area/observation deck
would be located at the end of the dock. Private commercial
activities would be prohibited or limited to a few select uses,
such as a mobile hot dog/ice cream stand, bait shop, or other
similar retail operations.
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PREFERRED
SHORELINE REDEVELOPMENT PLAN

The following describes the specific improvements recommended

for the Redevelopment Area, based upon the selected concept plan
for the site (see Map 15). In general, the plan calls for com-
mercial and quasi-public uses for those portions of the site
north of the existing petroleum storage tanks, establishing a
relatively intense activity area. The area south of the present
storage tanks to the approximate northern edge of the rail
storage yard will be primarily devoted to a recreation vehicle
park. The portion of the site south of this point to the munici-
pal power plant will be allocated to mixed residential use. New
streets and pedestrian/non-motorized vehicle paths will be
constructed throughout the site. Redevelopment of this area will
require the retention and improvement of some structures to blend
into proposed uses and the demolition of others to accommodate
new development.

#While this plan does address removal or reuse of the five docks in the'area, these
docks are all owned by the Soo Line Railroad. It is the City's belief that these
docks are in trespass. on the state owned bottom lands of Lake Superior. This
belief is based upon a trespass suit filed by the Michigan Department of Natural
Resources against the Soo Line in late 1986. It is understood that any use of

- these five docks will require review by the Michigan Department of Natural Resources

under Act 247 of 1955 as amended. It is also understood that the likelihood of
deeds being issued for the bottomlands occupied by these docks is very small.

Retention

A number of existing structures will be retained including the
Peterson Glass building, all of the existing buildings on the
fish dock, the redstone or sandstone building at the northeast
corner of Baraga and Lake Street, the superstructure of the ore
dock, the building currently housing offices and equipment asso-
ciated with the storage tanks, and the Chamber of Commerce
office. These structures may be remodeled structurally or their
facades may be renovated to appropriately reflect marine-oriented
activities. The exception is the Peterson Glass building, which
should remain essentially intact. The redstone or sandstone
building is an example of the older buildings of Downtown"
Marquette made of stone indigenous to the area. This structure
should be preserved through renovation and used as a commercial
building. The single main rail line parallel to Lakeshore
Boulevard and running through the middle of the site will be
retained.

Demolition
All other existing buildings and structures on the site are sche-
duled for demolition. Those include the buildings located on the

Lower Harbor Park property, the yacht club building, the quonset
hut and office belonging to the construction company, the boat
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sales and repair building, the petroleum storage tanks and asso-
ciated buildings and fences, the rail storage yard buildings on
the southern end of the site, the rail lines running to the rail
storage yard west of the Central Business District between
Washington and Main streets, all spur trackage, and the rail
siding tracks in the southern portion of the site. 1In all, there
are 23 frame buildings, nine storage tanks and approximately
26,000 linear feet of railroad track that need to be removed. 1In
addition, about 30,000 sgquare feet of deteriorated or unused
dockage and petroleum loading/unloading facilities are proposed
to be removed, as is the trestle leading to the ore dock.

Removal of the trestle would result in an easement that could be
used for the placement of buildings or street right-~of-way be-

. tween Front and Fourth streets. There are also several privately
owned commercial buildings bordering U.S. 41 near Hampton Street.
To facilitate residential development in this area, it will be
necessary to either relocate these businesses or, if possible,
replat the lots on which they are located to decrease lot depths,
allowing more room for residential development.

New Construction/Renovation

The majority of the site is scheduled for new construction and
landscaping. Commercial construction consists of redevelopment
of the ore dock, a new marina, private amusement park, an exten-
sion of the ore dock to Front Street with possible renovation or
redevelopment of existing buildings on the east side of Front
Street between Main and Spring streets, preservation/renovation
of the redstone building east of Lakeshore Boulevard development
of a recreational vehicle park, including renovation of the
existing office/storage building between the two sets of storage
tanks. Residential development consists of single and multiple-
family housing and public/quasi public facilities consist of
collector and local streets, off-street parking, a two story
parking structure, boardwalk, bikepath, small beach, picnic area,
observation deck and pedestrian lighting, benches, signage and
landscaping. Natural gas, water, sewer, and electrical utility -
expansion will also be required to accommodate the development
called for in this plan.

Commercial

Almost all new commercial development within the site will be
integrated into the ore dock. The concrete superstructure of
this facility will essentially remain intact, with necessary
structural improvements. The top deck will be reconstructed to
house a mixed use glass enclosed mall on the western one~third of
the dock. The remaining two-thirds of the structure will be
retained for public access with activities consisting primarily
of strolling, viewing of the harbor and the downtown area, and
entry into an actual iron ore freighter which will be berthed on
the south side of the dock as a tourist attraction. The top of
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the deck would have landscaping in portable. planter boxes, an
observation deck, seating and pedestrian lighting. A museum con-
taining a working scale model of the ore dock showing the actual
loading of a freighter, would be located on the deck. To connect
the ore dock to Front Street, a new structure approximately the
same width as the ore dock and bridging Lakeshore Boulevard and
the rail line, would be built. This structure would allow access
at the Front Street level and gradually rise to the elevation of
the top deck of the ore dock. It would contain retail and office
space and be glass enclosed. The existing vacant buildings on
Front Street that this new structure would tie into should be
renovated or, if renovation is not economically viable, they
should be removed and replaced with linear extensions perpen-—
dicular to this bridge structure along the east side of Front
Street. The resultant mixed use mall including the western one-
third of the ore dock and the new 'bridge' structure would encom-
pass 54,000 square feet of circulation, retail and service,
commercial and office space. The site should be limited to
"specialty"” commercial businesses, such as restaurants, clothing,
gift, bookstores and professional office space.

The interior of the ore dock could be used for loading and
unloading of freight for the businesses in the mall, using an
elevator or conveyor system. Boat storage, connected with the
marina, would also be accommodated in this space. It is also
possible that additional parking, consisting of one row of
parking bays and room for two-way traffic, could be located
within the superstructure. Access to the top deck from the
interior would be by ramp or elevator.

The fish dock and its existing buildings would remain essentially
intact and fish would continue to be commercially sold on the.
site. The building now occupied by Peterson Glass would remain
and continue its present use. The redstone or sandstone building
adjacent to Lakeshore Boulevard would be renovated while
retaining as much of its original design and materials as
possible and be used for specialty commercial use oriented to -
tourist trade or a passenger station for the proposed passenger
rail system. A new marina would be constructed between the ore
dock and fish dock. The facility would accommodate the sale and
repair of pleasure boats and accessory items, the launching and
removal of larger craft (incorporating onshore removal with a
lift mechanism) and storage of boats in the interior of the ore
dock. The Marquette Yacht Club would also be housed in this
building with separate private access and facilities.

An amusement recreation park, covering about one and one-half
acres, including its own off-street parking facility for about 25
vehicles, will be placed south of the ore dock. The park could
house such activities as a miniature golf course with steep
terrain, waterfall, tunnel, ponds, etc. and a water slide. This
facility would lend itself to seasonal use from occupants of the
adjacent R.V. park and other tourists.
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The recreational vehicle park will encompass about 8.3 acres and
contain enough spaces for approximately 50 motor homes, trailers,
fifth wheelers, pop-up campers, etc. The building scheduled to
remain on this site will be used as Park office, R.V. repair and
sales facility. This park would contain full service hookup for
each site, have paved roads and storm water drainage as
necessary, and be landscaped and have appropriate lighting. It
will contain approximately 3,500 linear feet of street surface.
The existing building housing the machine shop on the west side
of Lakeshore Boulevard between Main and Spring streets should be
redeveloped intoc office or commercial space more compatible with
existing and proposed land uses.

All of the above commercial endeavors would be privately owned
and operated, except for that portion of the ore dock scheduled
for public access, including the ore freighter. The operation
and maintenance of this eastern two-thirds of the ore dock
superstructure and the freighter would be the responsibility of

a public or quasi-public entity, such as a Port Authority, Harbor
Commission, or other such organization.

Residential

The southern portion of the Redevelopment Area is scheduled for
mixed residential development. About 20 acres is allocated to
this activity, which will consist of three separate housing areas
and types of units, with densities ranging from five units per
acre to eight units per acre. Approximately 100 units, and
possibly 150 units, could be developed on this 20 acre site.

The northern portion of the residential area is almost seven
acres of condominium housing. This area will contain about 41
units, or approximately six units per acre. These units will be
developed in clusters separated by open space areas. Lake access
will be available to owners of these units. Single-family units
would be constructed south of the condominium development and on
the shoreline. These would be platted as zero-lot-line residen-
tial lots whereby one side of each unit could abut the property
line, allowing for a higher density while retaining a reasonable
amount of open space between each unit. This area encompasses
about three acres and contains approximately 15 units, for an
average density of five units per acre. On the west side of the
site, between the extension of Lakeshore Boulevard and M-41,
approximately six acres have been set aside for 47 units of
townhouse (or condominium) development. This area has a density
of approximately eight units per acre, which could be doubled if
two story separate units are built. These are also to be built
in clusters, with expanses of open space between concentrations
of housing.
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None of the units will access directly to the proposed Lakeshore
Boulevard extension, but will abut on narrower local streets or
drives. The residential portion of the Redevelopment Area is
separated from the recreational vehicle park by about 400 linear
feet of open space west of Lakeshore Boulevard and 1,200 linear
feet of open space on the east side of Lakeshore Boulevard.

Public Improvements

To facilitate the variety of uses proposed for the Shoreline
area, it is necessary to construct a number of different public
improvements to serve these uses., Paved streets, sewer, water
and stormwater placement will comprise the majority of required
public improvements. The plan proposes that Lakeshore Boulevard
be extended from Baraga Street south to Hampton Street for a
distance of about 3,250 feet. This extension of Lakeshore
Boulevard would allow for local through traffic movement* and
serve the proposed residential areas and recreational vehicle
park. This street would have a pavement width of 22 to 24 feet
with a 66 foot right-of-way. Approximately 2,350 feet of local
streets, loading onto Lakeshore Boulevard, would be constructed
to provide access to the proposed residential developments.

These streets would consist of three loop service roads and one
cul-de-sac. The R.V. park would have approximately 3,500 linear
feet of service road, ranging from 10 to 20 feet in width to
serve the approximately 50 spaces. These R.V. park streets could
be one-way loops and they are separated from the heavier traffic
flows of Lakeshore Boulevard. Appropriate signage would be
placed on this system to prevent through traffic from using the
R.V. park.

An easterly extension of Main Street (approximately 200 feet
long) would be constructed to provide access to the off-street
parking area east of Lakeshore Boulevard and would also provide
a visual linear linkage to the fish dock.

Pedestrian movement within and to. the site is critical to the
success of the redevelopment area as a people-oriented place.
Direct access to the lake is also important as a design factor.
Consequently, the plan provides for about 1,750 linear feet of
six foot wide wooden boardwalk and 1,500 linear feet of six foot
wide asphalt walk along the shoreline between the Lower Harbor
Park on the north and an observation/focal point between the R.V.
park and the residential area to the south. This linear
walkway/boardwalk would be limited to pedestrian use and contain
pedestrian scale lighting and park benches placed at appropriate

*Local traffic that would use Lakeshore Boulevard for access to
the site and possibly continue through to the Upper Harbor or to
Harvey, as opposed to general recreational and business traffic
that would use' U.S. 41 and Front Street.

~65—-

o

»

f s X R



intervals and be designed and constructed with a railing for
pedestrian protection. An additional boardwalk would be
constructed along the north side of the ore dock to be used for
fishing, boat mooring and general pedestrian access.

A beach area would be provided along the shoreline for public
use. This would be located between the R.V. park and the road-
side park and the walkway/boardwalk would provide access to it.
An observation deck would provide a pedestrian focal point

about 800 feet south of the beach. This deck could contain a
gazebo-like structure and be built on a man-made hill. This
would provide a Lower Harbor observation point. Access to the
deck would be by a boardwalk stairway. A Class II bikepath would
be constructed adjacent to the east side of Lakeshore Boulevard.
This park would run the full length of the site and connect with
the proposed Class I bikepath in Lower Harbor Park and the
existing bikepath on Lake Street to the south. This 4,500 feet
of Class II bikepath would complete the City's shoreline bikeway
system,.

QOff-street parking facilities would be constructed for public and
private use. New public off-street parking would be located in
two lots on the shoreline north and south of the fish dock and in
the block west of Lakeshore Boulevard between Washington and Main
streets. The northern lot adjacent to Lower Harbor Park would
contain approximately 20,000 square feet, or roughly enough spa-
ces for 56 vehicles. The southern most lot would encompass about
80,000 square feet and contain enough spaces for approximately 85
vehicles, for a total of about 140 vehicles for both lots. These
parking areas would have entrances and exists on either side of
the road that is the easterly extension of Main Street and be
heavily landscaped and well lighted. The northern lot would also
access to Lakeshore Boulevard. They would serve the Lower Harbor
Park, the fish dock, the Peterson Glass Company building, the
proposed marina/yacht club, the boat launch area and the ore
dock. Additional off-street parking would be placed in an
existing lot on the west side of Lakeshore Boulevard and a new
deck to be constructed over the lot. The revamped parking area
would be able to contain approximately 125 vehicles, with entran-
ces and exits off of Lakeshore Boulevard and Front Street. An
elevator would be placed in this structure to facilitate
pedestrian access to and from Front Street. This additional
parking would essentially handle any overflow from the off-street
parking on the east side of Lakeshore Boulevard. The construc-
tion of a new parking deck and elevator would help provide a
linkage between the central business district and the
Redevelopment Area. Further linkages between the central busi-
ness district and the activities east of Lakeshore Boulevard
would be provided by a pedestrian walkway and bridge spanning
Lakeshore Boulevard. This walkway would begin on Washington
Street east of Front Street and access the proposed parking deck.
It would traverse the deck parallel to Front Street and then run
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eastward to the southeast corner of the deck. At that point a
pedestrian bridge would be built over Lakeshore Boulevard and. the
single set of railroad tracks to a pedestrian walkway adjacent to
the building occupied by Peterson Glass. From this point
pedestrians would then gain access to the Lower Harbor Park, fish
dock, marina and ore dock. This proposal would require that
Washington Street between Front Street and Lakeshore Boulevard be
altered to include more pedestrian space and landscaping and that
vehicular traffic flow be reduced to one lane. The existing
parking lot on the south side of Baraga Street would be improved
with pavement and landscaping and contain enough spaces for about
15 vehicles. A pathway would link this lot with Lakeside Park
and the Chamber of Commerce offices., Additional parking south of
the Chamber building would be constructed for larger recreational
vehicles, with entrances and exits onto Lakeshore Boulevard.

This lot would provide enough parking space for 3 to 6 R.V.'s at
one time and would act as an identifiable point of entrance into
the downtown area and allow motorists to more easily recognize
the Chamber building upon approaching this area.

All rail lines would be removed from the Redevelopment Area,
except for a single set of tracks that would provide rail service
between the ore dock at Presque Isle Harbor and the tracks
belonging to the Soo Line south of the Redevelopment Area, which
runs to Munising and other parts of the Upper Peninsula. At this
time, it is projected that the Soo Line Railroad will turn over
ownership and control of this line to the L.S.&I Railroad. This
line can also be used as a means of transporting tourists between
the Lower Harbor and Presque Isle Park. A passenger train or
trolley .could be purchased to make such scheduled runs during the
summer months. A passenger station could be constructed adjacent
to the R.V. park-amusement area or the existing redstone or
sandstone building in this area could be adapted to a mixed com~
mercial business/passenger station. The station should reflect
the original architecture of early Marquette. A small steam
engine and several passenger cars could be obtained to make the
10 mile round trip and tracks could perhaps be extended to the-
old depot in Presque Isle Park. An area would have to be set
aside at each end of the trip to allow the train to switch direc-
tion for the return trip.

The existing water, storm water, sanitary sewer, natural gas and
electric utilities on the site must have public easements to
allow for access for removal, repairs or replacement.
Consequently all structures, particularly the residences pro-
posed for the south end of the redevelopment area must be located
on the site so as not to interfere with access to existing
underground utilities. All electrical transmission lines should
be placed underground in proposed rights-of-way, such as
Lakeshore Boulevard and the shoreline boardwalk/walkway.
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Project Organization

The rational redevelopment of the Lower Harbor will require a
combined effort among public and private interests., To success-
fully realize the implementation of this plan, an outline of how
these interests might interact and combine forces to maximize the
benefits of each party is presented here. This is only one
suggested scenario. Circumstances, organization and individuals
will determine what the final structure for implementation will
actually be. At the present time, almost the entire shoreline
area between the Lower Harbor Park and Lake Street near the muni-
cipal power plant is owned by the Soo Line Railroad, including
the properties between Lakeshore Boulevard and Front Street on
the west and Lake Superior on the east, and the five existing
docks. The City owns the parcel on which the Chamber of Commerce
Office and Lakeside Park are located. There are 11 separate par-
cels in the Redevelopment Area, plus the five docks of which two
are delapidated. There are approximately seven lessees currently
using these properties under contract with the Soo Line.

The State of Michigan is now in the process of suing the Soo Line
Railroad, which ceased operations on the ore dock over a decade
ago, claiming the company's dock trespasses on the bottomlands of
Lake Superior and that the State has the right to demand removal
of the dock in accordance with the Submerged Lands Act. The
recent engineering study indicated, however, that the cost of
dismantling the ore dock superstructure and trestle work leading
to the dock would be over $4 million, which is prohibitive for
all parties involved.

To realize the implementation of this plan, it is proposed that
the Soo Line Railroad and the City of Marquette reach an
agreement with the State of Michigan whereby the Soo Line turn
over its interest in the ore dock to the City of Marguette for a
$1 fee, provided that the City agrees to maintain at least a por-
tion of the dock for public access. As compensation for being
able to alleviate the financial burdens it would incur from
having to dismantle the the ore dock or defend itself in litiga-
tion with the State, the Soo Line would also deed all of its
shoreline property included in the Redevelopment Area, except for
the right-~-of-way of the single set of tracks proposed to remain
on the site, to the City. The Soco Line would therefore divest
itself of all responsibilities and liabilities connected with the
site and its redevelopment. Current leases of properties on the
site would therefore be picked up by the City and would either be
retained or terminated depending upon particular circumstances.
The disposition of each lease would depend upon the status of
that particular property in accommodating the redevelopment plan.
That is, a parcel under lease that is scheduled for development
in the earlier stages of the plan would have its lease terminated
so that redevelopment could occur,

-68-



The City would retain the properties along the shoreline as a

"land bank", to be held for development at the appropriate time.

- With full title to these parcels, the City can replat them to
facilitate the proposed redevelopment program. Lease revenues
would also accrue to the City. Most importantly, Marquette
could, with little or no financial encumbrances on the property,
afford to provide a substantial land "writedown" to entice devel-
opers to the site. Arrangements might also be made whereby the
City would become a partner in one, several or all of the
private developments proposed in the plan. Under such a sce-
nario, the City could lease the particular property to the devel-
oper at a minimal rate and receive a stipulated percentage of net
profits received from the enterprise. A specific municipal/

"developer relationship should be established for ‘each segment of
the redevelopment program.

Public improvements would be required on the site, to have better
control over the design and development of the area as well as to
provide the necessary and desirable "infrastructure" to make the
site more attractive to developers. These improvements would be
made by the City, in phases that coordinate with projected private
development, to ensure a quick return on public investment. The
City would designate utility easements to guarantee access to
existing utilities. The final site plan takes into con-
sideraiton, as closely as possible with available information,
the location of existing utilities. Should the actual location
of those utilities be different, the alignment of proposed struc-
tures would have to be changed to ensure the ground above the
utilities will remain free of buildings.

The key to implementation therefore, is cooperation, coor-
dination, and perhaps even partnership between the City and pri-
vate developers, precipitated by cooperation -and agreement among
~ the City, the Soo Line Railroad and the State of Michigan.

To quarantee the maintenance and improvement for that portion of
the ore dock designated for public access, and if deemed pref- -
erable by the City, to designate responsibility for overseeing
the development of the shoreline and maintenance of publicly
owned facilities on the site, a Port Authority could be formed
under Public Act 639 of 1978. The institution of a Port
Authority by the City in conjunction with the County of
Marquette, would establish an agency that would . have the full-
time responsibility for managing the redevelopment of the shore-
line, maintaining the public facilities in -the area and providing
financing for public improvements. Under Act 639 the Port
Authority could operate public boat dockage on the ore dock,
apply for federal and state grants or loans, accept contributions,
provide for special assessments and issue revenue bonds. While
the City of Marquette has much the same power under existing
laws, the advantage of establishing a Port Authority is that a
body is thereby created that has the power and capacity to over-
see the daily development and operational activities of the rede-
velopment area.
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IMPLEMENTATION PROGRAM

In order for this Plan to progress from a series of statements of
facts and analysis of Marquette's Lower Harbor Area, and from
recommended programs and physical design improvements to actual
"brick and mortar" construction, it is necessary to specify
recommended improvements, their costs and suggested methods of
financing those improvements. More precisely, this section will
indicate the capital improvements called for in the Master Plan,
propose developmental/organizational programs, set forth a time
schedule for undertaking improvements and describe various means

of financing.

Cost Estimates

The cost estimates defined here reflect recommended specific
public and private improvements by geographic area, according to
the description of the Lower Harbor Redevelopment Design Plan on
pages 60 through 69. These costs are in 1986 dollars and consist
of materials, labor and contingencies (at 50%) such as legal,
architectural and engineering fees. These figures are not
intended to be specific or unquestionably accurate at this level
of detail; they are, however, at or above what the actual costs
might be, so that the costs of financing these projects are not
underestimated. Each element in the estimates are categorized as
either public or private improvements. Public improvements are
those that are the responsibility of the City and/or public and
quasi-public entities, such as a Port Authority. Private improve-
ments are those projects and developments that are the responsi-
bility of investors and developers. These are capital
improvement costs only, and do not reflect maintenance and

operating expenses.

Cost Estimate - Marquette Waterfront

Public Removal of Approach Trestle* $ 71,000
Private Residential Area :

Zero Lot Line S.F. 15 Units @ $75,000 $1,125,000

Condominiums - 41 Units @ $90,000 $3,690,000

Townhouses 47 Units @ $60,000 $2,820,000
Public  Roadway Construction .

2,300 L.FP. x 22' width with

sewer and water utility $ 200,000

*Net cost after sale of salvaged material.

Removal Estimate of

the Soo Line Ore Dock in Marquette, Michigan. Krech & Ojard, 1985
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Public

Private

Public

Private
Public

Private

‘Public

Public

Off-Street Parking
East of Lakeshore Blvd. (142 spaces)
plus rocad construction
West of Lakeshore Blvd. (with/new
deck-128 spaces)

Amusement Area
Miniature Golf/Water Slide
Parking ,
R.R. Station, Steam Locomotive and
Passenger Cars

Marina/Yacht Club

Lakeshore Boulevard Construction

3,300 L.F. x 24' Width without utilities

16,500 C.F.
Bikepath in R.O.W. - 4,500 C.F.
Ore Dock
Super Structure - 18,000 S.F.
Extension - 36,000 S.F.
Pulic Access Space on Dock - 42,000 S.F.

Recreation Vehicle Park -~ 50 Sites

Boardwalk - 1,750 L.F. x 6* - 10,500 S.F.
and Footpath - 1,500 L.F. x &'

Picnic Area with Overlook Gazebo
Parking Spaces, Benches, etc.

Pedestrian Walkway/Bridge Area Access

2 Parking Lots - Chamber of Commerce

Miscellaneous :
. Landscaping $54,000 .
. Beach Area $30,000
. Area Lighting $420,000
. Signage $15,000

Total Public $4,386,000 or
Total Private §$12,645,000 or

*Does not include cost of obtaining, relocating and
ore freighter.
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$ 589,000

$ 640,000

$ 300,000
60,000

$ 500,000

$ 450,000

$ 350,000

$ 15,000
$1,080,000
$2,500,000

$ 880,000

-§ 150,000
$ 200,000

$ 12,000
$ 220,000

$ 585,000

$ 90,000

$ 519,000

= $4,500,000
= $12,500,000
refurbishing



Project Phasing

The success of this Plan depends not only upon organization and
financing, but also upon putting the individual projects listed
in the previous section in the right segquence or order and
completing each in the appropriate time frame. Three factors
must be considered in establishing the sequence and timing of
those projects: the amount of financing available, the impact of
the project upon the Redevelopment program, and the technical
difficulty or logistics involved in the project. BApplying those
factors to Marquette, the key element in project implementation
is coordination of public and private improvements. To ensure
orderly and cost effective redevelopment, it is desirable to
concentrate improvements in one area at a time, rather than work
on a specific element (such as sewer and water extension)
throughout the entire area. Putting in public improvements on an
element by element basis would result in infrastructure being
completed just before private development occurs and tax revenues
to the City are realized.

At this time, the improvements outlined in this Plan are proposed
to occur over a maximum 20 year period. These projects are
related to development of specific major components of the Plan.
The City should control the phasing of developiment to ensure

that these components complement each other and fit into the
overall design plan of the Redevelopment Area. Proper phasing
will also increase the potential for a desirable return on
investment and make the project more attractive to potential
investors/developers. The following is the recommended sequences
of development for the major components.of the Redevelopment
plan.

Phase I - Removal of the Trestle Leading to the Ore Dock
IT - Marina Construction
III - Parking Lot Development - East Side of Lakeshore
Boulevard :
IV - Extension of Lakeshore Boulevard, Construction of
Bikepath
V - Development of R.V. Park
VI - Amusement Park Construction, Passenger Rallroad
Operation
VII - Residential Development
VIII - Improvements to Chamber of Commerce Area
IX - Boardwalk, Beach and Picnic Area, Construction
X - Redevelopment and Mall Extension of the Ore Dock
XI - Construction of New Parking Deck, Pedestrian
Walkway and Bridge.

To facilitate this phasing schedule, the following table sets

forth the recommended sequence for constructing public improve-
ments,
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TABLE 6 ‘
PROJECT SEQUENCE AND YEAR OF CONSTRUCTION
PUBLIC IMPROVEMENTS ’

ASSOCIATED ANNUAL COST
SEQUENCE PHASE PROJECT YEAR (in 1986 DOLLARS)
1 I Trestle Removal 1986 $ 71,000
2 III Parking Lot & Road 1990- $294,500
Construction (east 1991

of Lakeshore Blvd.)

3 v Extension of Lakeshore 1993 $350,000

Boulevard
4 IV  Bikepath Construction 1993 $ 15,000
5 VII Chamber of Commerce 1995 - §$ 90,000
Parking Improvements
6 IX Boardwalk & Footpath 1996- $231,000
' Construction, 1997

Lighting & Signage

7 IX Picnic Area 1998 $250,000
8 IX Beach Development 1999 $ 30,000
9 IX Landscaping 2000 $ 54,000

10 X  Redevelopment of 2004~ $440,000

: Ore Dock for Public 2005 -
Access
11 XI  Parking Deck | 2006 $640,000
Construction B o

12 X1 a. Pedestrian Walkway 2007 ~ $585,000
S , ~ . - Washington St. :
b. Footbridge to Site

It must be emphasized that this sequence of projects and the time
frame for completing those projects is only a proposal.
Conditions, events, and available financing will certainly affect
the ability of the City and the Downtown Development Authority,
Tax Increment Finance Authority or Port Authority (if one is
established) to adhere to this schedule. 1In fact, it is probable
that this schedule will not be followed. The sequence of proj-
ects may change to accommodate immediate needs and available
financing may accelerate or set back these proposed construction
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dates. The primary value of Table 8 is that it functions as a
guide for implementing the public improvements called for in this
Plan over the next 20 years, or longer.

Project Financing

The most complex task in implementing this Plan is packaging
financing programs that will enable both the public sector and
developers to undertake the improvements called for in this
Section. There are a number of financing options available and
the sources vary. In simple terms, however, there are three
categories of sources that can provide financing - the City, the
local private sector and state and federal governments. The
optimum strategy is to use all three in a combined effort. As
mentioned earlier, this is referred to as a public/private part-
nership and requires cooperation and flexibility among each of
the entities involved.

No one source will provide the total amount of financing required
to complete the entire project. That makes the public/private
partnership approach even more applicable as a means of gener-
ating revenue and ensuring that the business community, as well
as the City, is satisfied with the final product.

This section of the Plan will describe the various funding sour-
ces (municipal, state/fedreal -and private) that are currently
available and applicable to this project. Following that general
description, an outline of the strategy for applying those rev-
enue . sources toward the shoreline redevelopment area will be
presented. ’

- Local Funding Sources

The essential power accorded to cities for operations and capital
improvements is the power of taxation. Although limited by law,
taxation of real and personal property has been the primary

source of revenue for municipalities. Over the years, and in par-
ticular within the past 10 years, state enabling legislation has
attempted to liberalize the use of property taxation as a tool

" for development. Specifically, programs such as tax increment

financing are designed to promote development and redevelopment
of commercial and industrial areas. These programs may not, in
the short run, generate optimum tax revenues for the City. in
the long run, however, they promote substantial windfalls in
revenue derived from real and personal property taxes.

1. Tax Increment Financing

The theory of tax increment financing is that developing an area
within the municipality will give all taxing jurisdictions

greater tax revenues from that area than would otherwise occur if
no special development were undertaken. Therefore it is important
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to earmark a portion of the increased tax revenues for the pur-
pose of paying the cost of development in that area. Under P.A.
197, the Downtown Development Authority has the power to imple-~
ment a tax increment finance plan. However, since some of the

development area is outside of the Central Business District, it

‘may be more appropriate for the City to establish a Tax Increment

Finance Authority under P.A. 450 to establish a TIF program for
the site. Alternatively, the present Downtown Development
Authority District may be expanded to include the entire
Redevelopment Project Area.

Tax increment revenues are based upon the concept of "captured
assessed value" which simply means the increase in assessed
valuation of the project area in any given year over the
valuation of that area at the time the development plan was
adopted. In other words, property valuations (assessments) are
"frozen" at the beginning of the TIF and all increases in
assessments due to property improvements are either pledged for
bonds or used directly for making further improvements in the TIF
district.

In translating the concept to reality the Downtown Development
Authority Act and the Tax Increment Finance Authority Act treat
all increases in valuation as resulting from a development plan,
whether in fact these increases bear any relation to the develop-
ment or not.

Tax increment revenues for the DDA for the TIFA come from the
application of the general tax rates of the municipality. All
other political subdivisions that levy taxes in that area also
receive revenues based -upon the captured assessed value at the end
of the TIF program.

The table on page 79 reflects the potential revenues that could
be captured by the City under the application of a tax increment
financing program over a period of 20 years. It is a computer
generated "model" containing state equalized valuations (SEvVs),
millage rates, SEV growth rates, a discount or present worth rate
and the SEV of private sector capital improvements that are
already scheduled and/or proposed in this Plan. Under tax incre-
ment financing, a district is formed and the tax increment
financing program is applied to all properties within that
district. Since no Tax Increment Finance District Project Area
has yet been formed the calculations in the model in Table 8 are
only for the improvements associated with the redevelopment area,
and therefore may reflect an incomplete tabulation of captured
revenues. The total value of captured revenues in an established
district project area would be larger if the project area itself
covers a greater area than the Redevelopment Site. For purpose
of describing how the program works, however, it is assumed that
the Redevelopment area is a single project area and for all
intensive purposes is a 'district"'.
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Description - Tax Increment Finance Program Computer Model

Table 8 describes the fundamental dynamics of the TIF program

for the Lower Harbor Redevelopment area. The program uses actual
current data and neccessarily makes assumptions regarding the
type, number, cost and timing of future capital improvements, as
well as future inflation rates.

The model is divided into two parts. In Part I (pages 79 and 80),
actual and assumed factors are ‘'input' into the computer to
determine the annual and cummulative amount of taxes that will be
captured to make the improvements specified in this Plan. Part 2
calculates the financial impacts of the TIF program upon the
various taxing jurisdictions that cover the Redevelopment area.
Table 7 shows the estimated revenues (Column 4) that will accrue
to each taxing jurisdiction in the project area when the tax
increment finance program takes effect beginning in 1988. These
revenues will be frozen at these levels for the life of the
program. They are calculated by multiplying the millage rate by
the jurisdiction's estimated 1988 SEV and multiplying the
resultant figure by Column 3.

TABLE 7

1988 - ESTIMATED PROPERTY TAX REVENUES ALLOTTED TO
TAXING JURISDICTIONS FROM THE REDEVELOPMENT AREA

(1) (2) (3) (4)
REAL REAL PROPERTY
PROPERTY TAXES TO
IN REDEVL. JURISDICTION
AREA AS % FROM
MILLAGE ESTIMATED OF JURIS- REDEVELOPMENT
RATE 1988 SEV DICTION SEV* AREA
‘Marquette Public 31.965 329,591,000 0.19 2,000
Schools
Marguette-Alger 2.235 738,367,000 0.009 - 148
Intermediate :
School District
County of 6.6 642,582,000 0.010 424
Marquette .
City of Marguette 11.35 243,809,000 0.026 719
Total 52.15

The year that the State BEqualized Valuation (SEV) is 'frozen'
(the starting year of the program) is 1988. All tax revenues
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over and above what is collected for 1988 assessments will be
allocated to the financing of public improvements as specified in
this Plan, until all required improvements are completed. These
additional tax revenues will come from growth in State Equalized
Valuation of existing properties and from new private develop-
ment. The number of years of the TIF program, millage rate
applied to all taxable properties within the program area,
expected growth rate of the development area's SEV, the present
worth interest rate (the future price of money in 1986 dollars),
the estimated 1988 State Equalized Valuation of the project

area, the year of the proposed private improvement(s) and the
expected SEV of the improvement(s) are given factors that are
inserted into the model to determine the amount of taxes that

are expected to be captured. The total SEV of all proposed
investments is approximately $6,000,000 (in 1986 dollars). Page
80 utilizes the data in page 79 and, through systematic inclusion
of capital investments, calculates the amount of taxes that can
be expected to be captured (annually and cumulatively) for

public improvements. The present worth value ("discounted“
annually at 6%) of the cumulative captured tax is also calculated.
This figure represents the amount of captured tax that may be
used to cover any tax increment finance bonds that may be issued.
If all the projected public improvements that were to be made in
the development area were to be paid through the issuance of tax
increment finance bonds at, say 7 percent, with equal annual prin-
cipal repayments, the total interest to be paid over 20 years
would be $3,237,000. The cost of the project to the Tax
Increment Finance or Downtown Development Authority would there-
fore be $7,737,000 plus the costs associated with preparing and
issuing the bonds. According to P.A. 450, the Tax Increment
Finance Act, "“the total aggregate amount of borrowing shall not
exceed an amount which the 80 percent of the estimated tax incre-
ment revenue will service as to annual principal and interest
reqguirements”. Therefore, using the Present Worth figures (in
Column 8), the Authority, if it chooses to bond for the entire
cost of the proposed public improvements at the beginning of the
program, would, if all capital improvements were to occur in the
project area according to the assumptions made in this program,
not realize enough revenues to pay back that bond issued by 2008
or earlier. If bonds are not used to finance the project, the
entire program could potentially be completed by 2009 or 2010.
Certainly the acquisition of federal and state funds (CDBG,
Coastal Zone Management, Natural Resources Trust Fund) would
substantially reduce the amount of money that may have to be
acquired through bond issue.

Part 2 of the model (page 81l through 84) shows the impacts that
the proposed tax increment finance program will have upon the
jurisdictions which levy millages within the Redevelopment area
and that will consequently be affected by the program. The
millage rate, 1988 non-property tax revenue, annual growth rate
of non-property tax revenue and initial SEV of each taxing juris-
diction are given. Column 2 for each jurisdiction shows the pro-
jected SEV at a given annual growth rate, both with and without
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TIF. Without TIF, each jurisdiction would experience a normal
increase in the SEV of all properties within its boundaries.

With the institution of a tax increment finance program, however,
the development area's SEV is frozen at 1988 values and that
value is kept constant throughout the life of the program. The
project area captures all revenues (minus what is due to each
taxing jurisdiction according to any agreed-upon "pass-through"
provisions) resulting from increased SEV's due to normal SEV
growth and all private capital improvements in the area. The
figures in Column 2 for SEV with the TIF program represent the
valuations of the remainder of the City (outside the development
area) which increase each year at the given annual growth rate.
Essentially the SEV without TIF is slightly larger than with TIF
for each jurisdiction because the jurisdiction will not be cap-
turing the inflation in the SEV of the project area. This
program assumes that improvements would not be made without TIF,
and therefore increased tax revenues would not accrue to each
jurisdiction without the TIF program. Because of the TIF
program, however, each jurisdiction will enjoy the increased SEV
resulting from those improvements after the program is terminated.

Columns 6 and 7 are the results of multiplying the projected SEV
(with and without TIF) by the millage rate (which is assumed to

be constant through the life of the program). The total revenues
allocated to each jurisdiction, with and without institution of

the TIF program (Columns 8 and 9) are obtained by adding the pro-
jected tax revenues with and without TIF (Columns 6 and 7) to the
non-property tax revenues (Column 5), which increases annually at

a given rate. Column 10 depicts the difference each year between
revenues that would normally be collected without a TIF program

and those that would be collected by the taxing jurisdiction as a
result of the TIF program. Column 11 depicts that difference as

a percentage of the taxing unit's total revenue for that year.

Over the 20 year life of the program none of the taxing jurisdic-
tions would suffer any losses of revenue (this does not include
revenue that wuld be received from the projected redevelopment).
Once the program is terminated each Jjurisdiction would receive a sub-
stantial increase in tax dollars resulting from the new development.

As mentioned earlier, the primary assumptions in the model con-
sist of the proposed commercial and residential construction in
the development area, including the estimated value and timing
of improvements, the retention of the estimated 1988 millage rate
over 20 years for each jurisdiction, and annual percentage
increases in SEV's for the project area and taxing jurisdictions
over the life of the program. In reality, these assumptions may
change, and probably will. The model is, however, useful in
estimating the benefits and the impacts of the TIF program and
should be used only as an illustration of the mechanics of the
program. None of the taxing jurisdictions would suffer any
losses of revenue (discounting immediate revenue increases
received from the projected redevelopment).
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2. Local Bonding Options

The City, under State enabling legislation, may issue general
obligation, revenue and special assessment bonds to raise mconey
for public capital improvements. General obligation bonds are
backed by the full faith and credit of the City. In most cases,

" a general obligation bond issue requires approval by the voters

in the City. Under the City's Charter, the debt incurred through
general obligation bonds cannot exceed 10 percent of the City's
current SEV. Since the City's 1986 SEV is approximately $239
million, the maximum amount of bonded debt that can be entered
into at any one time is $23.9 million. At the present time the
City has no outstanding general obligation bond issues.

Revenue bonds do not require voter approval, as the principle

and interest of the bond is paid back through the revenue re-
ceived from the project after it is completed. This type of bond
is usually issued to construct or improve revenue~producing pub-
lic projects, such as city-owned utilities, industrial parks,
toll bridges, golf courses, etc.

Special assessment bonds are used to pay for specific improvements
to designated properties and the properties benefiting from the
improvements are assessed to pay off the bond. A public hearing
is required before a special assessment can be approved and as
with revenue bonds, the debt financed by the bonds is not subject
to debt limitations.

Tax Increment Financing, under P.A. 197 and P.A. 450 (the Down-
town Development Authority Act and Tax Increment Finance Act)
may be instituted using a revenue bond. The captured tax incre-

- ment received as a result of public capital improvements in the

TIF District can be used as revenue to retire the bond issue.
Because revenue bonds are used, the bond debt limitation is not

-affected and it is not necessary for the City to back the bonds

with its full faith and credit, although it may choose to do so.
These revenue bonds are issued by the Downtown Authority itself
and must mature within 30 years or less. :

The City can also issue general obligation bonds, subject to the

"debt limitations mentioned above. These bonds also must mature

within 30 years and be subject to Public Act 202 of 1943. No

more than B0 percent of the estimated revenue to be received

from a development area for a given year may be pledged for

annual debt retirement and, according to P.A. 197 "....the total
aggregate amount of borrowing shall not exceed an amount which the
80 percent of the estimated tax increment will service as to
annual principal and interest requirements."

Approximately 6.5 months should be allowed for the bonding process

Fo occur. Tbat is the amount of time usually required for post-
ing and holding a public hearing, passing a resolution to order
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the project, preparing the project plans, advertising gor and
collecting construction bids, awarding contracts, passing a
resolution to sell the bonds, preparing an official bond state-
ment, completing the legal opinion, printing the bonds, selec-
ting the paying agent and receiving the money.

Bond issues are an important part of implementing this Plan,

as they are an integral component of a Tax Increment Finance Plan.
The City, however, may choose to implement these projects on a
"pay-as-you-go" basis, and not issue bonds. That, however, would
l1imit the number of public improvements that should initially be
made, as increased tax revenues would not be immediately available
and revenues from the City's general fund would be insufficient.
It is recommended that the City undertake a detailed evaluation of
the advantages and disadvantages of financing these proposed
improvements on a pay-as-you-go basis vs. bonding. Then, if
bonding is deemed more beneficial, further analysis should deter-
mine whether general obligation or revenue bonds, or a combina-
tion of both, should be used.

Recent and proposed legislation would also assist the financing
of those improvements called for in this Plan. Public Act 157

of 1984 allows for a new form of municipal bond which is similar
to an adjustable rate mortgage, and which allows the municipality
rather than the bank to periodically adjust the interest rates

on the bonds to the current short-term market rate. The rate can
change weekly, monthly, semi-monthly, annually, bi-annually, etc.
This could allow the City tc borrow money at a lower rate than
would .be. available. under a long-term fixed rate bond issue.

Michigan has also recently instituted an Infrastructure Bond Pro-
gram. This is similar to P.A. 157 in that it also makes "cheaper"
money available t localities. Using the state's bond rating,
local units can issue bonds to finance capital improvements.

Bond revenues under this program would be used for public infra-
structure projects, such as streets, sewer and water lines. etc.

3. Other Programs and Incentives

Additional local public sources of financing or encouraging com-
mercial development include land write-downs, application of the
commercial Redevelopment Act (if and when it is reinstated by the
Michigan Legislature), public/private co-development, loan pools,
the City's special Economic Development Corporation, assessment
and zoning. Under land write-downs, the City would provide util-
ities and make other improvements to property it owns and wants
to develop commercially (those areas of the site designated for
marina, R.V. park, residential and ore dock development). After
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those improvements (or even without improving the site) Fhe City
would sell the parcel to a developer at a price substantially

. below market. The intent is that the City would encourage devel-

opment of that site by making it more financially attractive
while controlling the type of development by approving the sale
upon guarantee that the property would be developed according to
stipulations set forth by the City.

Public/private co-development is another tool to induce com-
mercial growth. One form of co-development is ground leasing,
whereby the City leases the land or buildings it owns on the
site to a developer or business for a minimum base payment plus
a percentage of the income generated by the project or business
or by some other arrangement. There are several advantages to
ground leasing as a means of public/private partnership in
commercial development. If the project is successful, the City
can recover all of its costs plus additional revenues. Ground
leases can be subordinated -~ the City can mortgage its interest
in the property as security for a development loan to the busi-
ness or. developer. The smaller capital investment required for
leasing a space will give a developer a better return on his or
her investment. Leasing also allows the City control over the
way the property is developed or used, and offers flexibility by
structuring payments to meet the needs of the project's require-
ments for cash flow. . '

Loan pools established by the City to assist local commercial
development are helpful in that they can be used to subsidize
interest rates on public and private sector loans made to the
developer or business. Such a pool set up by the City would be

a revolving fund, with the loan payments it receives going back
into the pool for further distribution (a revolving fund). These
funds can also be used to "leverage" money from public grant and

loan programs, such as EDC and SBA, as well as from private lend-
ing sources. '

The City has an Economic Development Corporation which, under
state and federal law, can permit the sale of tax-free industrial

revenue bonds for the development or expansion of businesses with-

in the City. The intent of the legislation establishing EDC's
1s to create employment through business placement or expansion.
The City does not put its full faith and credit behind the bonds
and therefore does not incur liability. The borrower is respon-
sible for paying the principle and interest on the loan. Most

EDC's are passive organizations and have not used the full author-

ity given them under state legislation to actively promote and
attract business into the community. Marquette's EDC should be
used by prospective and existing businesses for commercial and
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industrial development and expansion. 1In those instances where
the EDC is to be used by a business for commercial development in
the project area, the City's DDA and EDC should coordinate review
and, if called for, partial financing of the project.

Special assessment taxes are another means of financing public
improvement in the Redevelopment area which, in turn, can lead
to further private development. Special assessment districts
(in this case, the Lower Harbor Redevelopment area) require the
approval of the majority of the property owners in the proposed
district. Since this is, in essence, a self-imposed tax, there
is little likelihood of approval of an assessment district
unless the projects it is intended to fund are regarded by
those property owners as necessary. Such a district is bene-
ficial if the improvements lead to increased business in the
area, and it is established only for a specified period of time,
unless it is approved by the property owners as an ongoing assess-
ment, as is the case of an annual assessment for downtown pro-
motion. The taxes that can be levied by a Downtown Development
Authority (up to 2 mills) is a form of special assessment.

Zoning is another tool that can be used by the City to facilitate
and encourage commercial development. Innovative and flexible
zoning that permits mixed uses and creative design will better
meet the needs of today's developers and retailers than the tradi-
tional ordinance which requires that certain standards be adhered
to which do not meet the needs or criteria of modern retailing
practices. By encouraging unusual store designs and space dis-
tribution through flexibility in zoning, the City is more likely
to achieve a unique area consistent with the overall concept of
this Plan. ' :

Associated with zoning and the physical distribution and design
of buildings in the area, architectural design ordinances and
sign ordinances are tools that will enable the merchants and
the City to encourage building aesthetics. At the same time
these regulations should be structured to determine and/or
eliminate dilapidation and deterioration of commercial buildings

by providing penalties for failing to adhere to the standards
set forth in those ordinances.

4. Private Developers

The Lower Harbor Redevelopment Plan calls for commercial and
residential development on existing vacant parcels within the
project area. Traditiornally, if and when the market warranted

1t, a property owner and/or developer would construct a commercial
building and sell or lease the building to one or more businesses.
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The City's only involvement was through the issuance of build-
ing and zoning permits. This is still the most common procedure
used in most cities for putting together a commercial or resi-
dential development. This system essentially relies on the
supply and demand of the free market, with the municipal govern-
ment designating the areas for development and then waiting for
a developer to come along to put the investment and construction
package together.

This process works in many if not most instances and is a desir-
able method in that it minimizes public involvement and invest-
ment in private sector operations. If there is interest in new
development in the project area, the free market/free enterprise
system should prevail. However, it could very well be more
beneficial to the community to initiate a project and work
closely with the developer throughout the development process.
This approach is desirable when the costs of conventional financ-
ing prohibits investment or the City desires greater control of
the overall design and timing of the project.

Private developers should be encouraged to work as -closely as
possible with the City so that the design of the structure being
built, as well as parking and open space facilities, are in
accord with the desires of the City. This may require a design
review mechanism as part of the City's zoning ordinance. While
it is the developer's primary objective to maximize the dollar
return on his or her investment, a close and amicable working
relationship between the City and the developer should be the
City's objective. Consequently, it is the developer's role to
react responsibly to the City's stated development policies by
entering into a pattern of negotiation with the City to assure
that the City's needs, as well as the developer's, are being
met.

Developers seriously“contemplating a project in the Lower Harbor
Redevelopment Area should undertake a detailed feasibility study.
The feasibility study has three basic roles. First, it minimizes
investment risk by thoroughly analyzing the type and amount of
the facilities proposed. Second, it determines the financial
feasibility of the project given the developer's investment
needs. Third, it gives the developer a tool by which to obtain
pre-lease agreements from prospective business(es). With these
pre-lease agreements in hand, he.is in a much better position

to negotiate workable loan terms. Such a feasibility study
would be most critical for adaptive reuse of the ore dock.

To a certain extent, front money is sometimes needed even before the

feasibility study i§ QOne. Major tenants, especially, are likely
to want to see preliminary plans and architectural sketches before
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they commit themselves to locate within the project. Some of the
money to carry out this first phase could come from a HUD Start-up

grant for which the City or DDA could apply.

Once the feasibility study is completed by the developer, he
should work to identify potential leasees. Major tenants should
first be sought because they will serve to interest other small
tenants. In analyzing the profitability of the project, poten-
tial investors will look at the financial backgrounds not only
of the developers but also of the tenants who pay the rent.

Once the key tenants are selected (particularly in reference to
the mixed use concept on the ore dock), smaller tenants should

be sought (unless, of course, the key tenant fills the whole
building). When approaching a local tenant, the developer should
carefully consider his or her background and history.

The first pre-lease agreement in a larger project is the most im-
portant because it is the standard by which following leases are
negotiated. Major tenants often try to negotiate their leases

so that they dictate layout, policy and operation of the entire
project. If this happens, the developer can continue to
experience trouble in future years.

Permanent financing needs to be arranged immediately after the
initial layout of the project is completed and some leasing accom-
plished. Financing land acquisition and construction can be accom-
plished through a variety of sources, including banks, foundations,
credit pools and joint ventures with experienced developers.

5. Banks

Banks typically require high credit standards, but forward looking
banks do accept marginal risks because increased local trade and
prosperity mean more depositors as well as more loan business.
Furthermore, many banks have a large number of outstanding loais
to CBD businesses and have a vested interest in helping to create
an improved business climate to protect those loans.

A DDA,.TIFA or Port Authority can work with the local bank(s) to
lower interest rates while protecting the needs of the financial

‘community. The SBA "503" Program and the HUD Small Cities Pro-

gram are two programs which can make this possible.

6. Foundations .

One good way to lower an effective interest rate which is largely
free of federal requlations and independent of the grant process
is to establish a low interest loan pool with foundation money
supplementing special set aside bank dollars. Under such a pro-
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gram, each project developer would receive two loans: one from the
bank at a competitive rate and the other from the foundation at
zero (or very low) interest. The blended rate would therefore be
perhaps two-thirds of the "going rate", while foundation money
repaid would be recycled for other loans.

7. Credit Pools

Using a credit pool, a group of individuals and businesses can
create the collateral with which a DDA, TIFA or Port Authority
can obtain loans or guarantee loans to businesses in the

area. This pool of money is established by the Authority re-
cruiting key individuals, businesses (including industry) and
foundations to commit themselves (perhaps for 10 or more years)
to provide a specific amount of collateral. This commitment is
typically in the form of a guarantee agreement between the
Authority and a bank. The guarantee delineates the terms of
years, amount committed and the bank's rights pending default.

~ State Legislation and Funding Sources

Michigan, as other states, has historically developed legislation
and programs tc assist and encourage local community development.
These laws and programs have attempted to promote such development
through innovative property tax programs, such as those cited
above, or through direct funding of programs and facilities. As
The federal government continues to transfer the responsibility
for funding domestic programs to state and local governments, it
is expected that Michigan will take a more active role in assist-
ing its local units in community development, including area

-revitalization. While this does not necessarily mean the state

will £ill the funding gap left by a decrease in federal involve-

ment, it does point to the prospects for more innovative legisla-
tion and technical assistance from the state.

The following are Michigan programs that might be applied to the
implementation of this Plan. '

1. Michigan Natural Resources Trust Fund

The Kammer Land Trust Fund Act of 1976 created the Michigan Land
Trust Fund to provide funds for public acquisition of recreational
lands. 1In 1986, the Michigan Natural Resources Trust Fund

(MNRTF) replaced the Michigan Land Trust Fund. Both land ac-
quisition and development proposals can be submitted to the DNR
for funding. The local match is 25 percent and can be "in-kind".
While there is no minimum or maximum amount for acquisition
projects, the minimum funding request for development projects

is $15,000 and the maximum amount that can be awarded is $750,000.
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Applications are due on April 1st, and it is expected that, be-
cause of processing and administrator lead time, project con-
struction would not begin until the Fall of the following year.

The MNRTF funds outdoor recreation projects only, including
outdoor recreation support buildings and other similar facil-
ities, as well as renovation of existing structures. This Plan
recommends the City submit an application to the Land Trust
Fund for construction of the boardwalk and bikepath property.
Development of other portions of the site as specified in the
Plan can be partially funded by the Michigan Natural Resources
Trust Fund.

2. Coastal Zone Management

The Coastal Zone Management program is a national effort at pro-
tecting the shorelines of coastal states, including those that-
border upon the Great Lakes. The Michigan Coastal Zone Manage-
ment program is administered by the DNR. Local communities may
apply for funding to undertake studies, prepare plans, acquire
properties and do necessary engineering and construction to

‘protect and enhance properties within 1,000 feet of the coast-

line. Local applicants must supply a 50, percent match, which
can be "in-kind". It is suggested that CZM monies be used for
redevelopment of the public access portion of the ore dock,
landscaping of public portions of the project area, interpretive
signage, and possible acquisition of an ore freighter.

3. Community Development Block Grant (CDBG) - Small Cities Program

The Community Development Block Grant is actually a federal pro- °
gram under the jurisdiction of the Department of Housing and Urban
Development, but it is mentioned here because it is administered

in Michigan to non-entitlement communities (small cities) by the

Michigan Department of Commerce, in conjunction with the Michigan
State Housing Development Authority (MSHDA). The Michigan Depart-
ment of Commerce administers those projects that are concerned
with economic development and. public works while MSHDA awards

grants for housing construction and rehabilitation projects.

The CDBG Small Cities program functions as a competitive process
where communities (counties, cities, villages, townships) apply
for specific projects., The primary criteria for economic devel-
opment grants is the number of jobs that the project will
directly or indirectly generate. The same general evaluation
criteria apply to a lesser degree to a public works proposal.
The grant is a 50-50 match grant - that is, local and private
investment will be matched dollar for dollar by Small Cities
funds.
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In order to determine which communities are more in need than
others for economic assistance, the state has developed a "Need
Ranking Index for the Michigan Small Cities program". All those
local units of government that qualify for non-entitlement status
are ranked according to a formula based upon various economic
conditions in the area. In 1986, Marquette was ranked 786 among
1,661 local units or in the 2nd quartile, yielding 20 points in
the application process. Merits of the project, including esti-
mated employment, are also considered by the state in the appli-
cation for these funds.

4. State Employvees Retirement Fund

Business expansion can be funded through investments by the
Michigan State Employees Retirement Fund. Considerable funds
are available to employment generating private, industrial and
commercial investments located within the State of Michigan.

5. State Wide Certified Development Corpocration (CDC)

A CDC provides a vehicle to secure long-term favorable rate
financing of fixed assets through the use of subordinate SBA
second mortgage financing via 100 percent guaranteed debentures.

6. Michigan Single Business Tax Act-228 of 1975

While the Single Business Tax provides no direct financial help
to a business or to a local economic development group, its fea-
tures lend some clear advantages to certain businesses operating
in this state, rather than in other states with different tax
structures. A working knowledge of Single Business Tax features
will be useful to community development groups actively seeking
businesses from out-of-state. :

The Single Business Tax Act repealed all local property taxes on
inventory, and it consolidated a variety of former taxes levied
only on businesses in certain categories into a single state tax
levied “"upon the privilege of doing business and not upon income."
The base for the single business tax is 50 percent of gross re-
ceipts, with current rate of taxation at 2.35 percent of this
base. Exclusions are offered within the law for certain types
of businesses, and certain special business activities. These
exclusions include: 1) An immediate, 100 percent write-off of
new capital investments against gross receipts, reducing the tax
base by the full value of capital improvements; 2) Small busi-
nesses may qualify for specific dollar exemptions of up to
$34,000; 3) Direct labor expenses in excess of 65 percent of

the tax base may be deducted from gross receipts; 4) Publishers,
research and development organizations, and other businesses
that receive royalties on the sale of licensed products may de-
duct these payments from gross receipts; and 5) Special exemp-
tions are provided for real estate companies, food retailers,
security gqguard services, and transportation companies.
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Most firms will calculate their tax base by adding compensation
paid, depreciation, royalties paid and interest paid to their
federal taxable income and subtracting interest received, royal-
ties received, and investments made during the year.

While the Single Business Tax likely will be amended many times
to adjust inequities and windfalls provided to certain kinds of
businesses, the essential structure of the tax law probably will
not change. As it currently stands, the tax law tends to favor
large manufacturers, small retailers, and wholesalers. Profes-
sicnals, large retailers, and some small manufacturers tend to
pay more in taxes than under the former Michigan business tax
system.

- Federal Legislation and Funding Sources

Federal revenues through various departments and agencies are
highly competitive and entail a time consuming process before
the community is actually awarded funds. Although at the local
level a project has an apparent critical need, it often loses
its impact by a poorly described narrative or by a narrative
that alters the actual need to fit a federal program. It is im-
portant for Marquette to be selective and work only with those
programs whose purpose concurs with local needs. Although fewer
federal programs and dollars are available, there are still enough
active, funded programs to be of assistance to the City and mer-
chants in implementing the Plan. The following describes thosé
that would be beneficial to Marquette's Lower Harbor Redevelop-

- ment program. .

1. Small Business Administration (SBA)} Local Development
Companies Section (502) Program ‘

°

The Small Business Administration (SBA) has several different
programs that can help city governments stimulate downtown com-
mercial revitalization. The following discusses the two most
effective SBA programs.

Section 502 Local Development Company Program - The "502" program
was started in the Small Business Investment Act of 1958 and has
for the majority of those years focused mostly on smaller towns
and communities by offering them long~-term low-interest loans for
industrial development. However, as of 1976, the SBA has in-
itiated a nationwide program with a two-fold goal: industrial
development and commercial revitalization.

The concept of the "502" program is that the federal government
will help support a legitimate self- -help effort in a local com-
munity, with long-term loans and loan guarantees, if the local
group organizes itself into a qualifying Local Development  Company
(LDC) , invests local funds, and identifies feasible projects. The

LDC must invest 10-20 percent of each project as the "local injec-
tion"
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The LDC's purpose is to set overall policy, recommend businesses
for financing, help to coordinate with local banks and other busi-
nesses, coordinate with local government agencies, and to guide

the overall development effort in the specific community. In non-
profit LDC's the members are not investors, nor do they have finan-
cial liabilities, as their purpose is to provide the leadership
within the area for local community development.

The LDC's are usually associated with a local group or organization
such as a Downtown Development Authority, Chamber of Commerce, com-
munity group, etc. They often have the same officers and members
and their business is conducted at the regular meetings of the
established sponsoring organizations.

LDC's must have at least 25 members and can be a "profit" or "non-
profit" organization. Most smaller towns use "for profit" LDC's
that raise funds by selling common stock because each local merchant
can benefit from the increased business as a result of a revitalized
downtown:business district.

The amount of the local injection ranges from 10-20 percent of

the total project cost (fixed assets only) depending on certain
local economic factors and regulations. In most cities, especially
those needing an active economic development effort, the local
injection requirement is 10 percent.

On most LDC projects, the small business can account for 25 percent
of the local injection, and the remaining 75 percent must come -from
outside sources such as loans, stocks, grants, in-kind contribu-
tions, etc.

On "Multiple" projects, such as neighborhood revitalization retail
areas where the LDC sponsors a group of small businesses, then 75

percent of the local injection can be from the small business with
only 25 percent from an outside source (such as a city government).

A fund must be established to finance the "local injection" of
each individual project. These funds can be from city or private
sources. A fund of $250,000 could generate up to $10 million of
reinvestment in business each year, equivalent to 40 to 1 lever-
age. The fund can be a result of stock or bond sale, or grants
or loans. Debt financing must have a maturity equal to or longer
than the SBA financing (up to 25 years) and can be at a market
rate of interest. Oftentimes these funds can be raised jointly
by the City and bank.

For best results, the City needs to allocate a person to assist
the DDA and their Local Development Company in packaging loan
applications for submission to the SBA and to the bank, etc.
Someone with bank commercial lendlng or other “"deal making" ex-
perience is important.
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The local city government benefits the most from the proposed
program of commercial revitalization due the increases in real
property taxes, sales taxes or income taxes from the improvements
in buildings in the neighborhoods or downtown commercial areas.
Local jurisdictions such as city governments benefit the most
from increases from real estate taxes, and the 502 loan program
only finances construction or renovation of real property, since
it actually "pays" the City to invest in projects to be financed
by 502 loans due to the resultant increases in real estate taxes
directly to the City.

Other benefits to the city government include: creation of jobs
for city residents, increased real estate tax revenues, increased
sales tax or income tax revenues, opportunities for younger people,
recycling of empty or underutilized commercial buildings etc.

The concept of "return on investment" is familiar in private
sector investment analysis. Using the same techniques to relate
the incréased real estate revenues to the City's investment in
sample projects reveals that (on typical projects):

Each $100 invested once by the City generates:
$§26 of saved real estate taxes for the City
$13 of new real estate taxes for the City

. $ 8 of interest income for revolving fund

$47 total benefits to the city each year

In summary, a one-shot investment of $100 by the City generates
$47 of benefits, excluding the importance of jobs and resultant
payrolls, each year continuing thereafter. The "net" return,
after the City's expenses, probably averages $30-35 per year --
or a 30-35 percent "Return on Investment". '

Why this tremendously high Return on Investment? Because of the
leverage available in the 502 program and because of the rein-
vestment in construction and renovation of real property which
increases real estate taxes for a local city government. Only
the city government benefits directly from this type of reinvest-
ment program.

Section 503 authorizes qualified local development corporations
to issue debentures guaranteed 100 percent by SBA. A minimum of
50 percent of the project cost must come from local private sector
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lending institutions and the investor, and up to 50 percent of the
remaining cost can be provided by a 503 qualified local development
corporation. Terms and purposes for loans under Section 503 are
the same as those under Section 502. ‘

2. Small Business Loans (Reqular Loans - 7(a) Loans) Program

This program assists small businesses in financing their needs.
Guaranteed/insured loans are provided to construct, expand or con-
vert facilities, to purchase building eguipment or materials and
for working capital. A small business which is independently
owned and is not dominant in-its field is eligible.

3.. Economic Opportunity Loans for Small Business (EOL)
Section 7(1i) Programs

This program provides management assistance and loans (direct and
guaranteed/insured) up to $100,000 with a maximum maturity of 15
years to:low-income or socially or economically disadvantaged per-
sons to establish, preserve and strengthen small businesses,

Low~income or disadvantaged persons who have been denied the
opportunity to acquire adequate business financing through normal
lending channels on reasonable terms are eligible.

4. Management Assistance to Small Business Program

This program provides advisory services and counseling, training
and dissemination of technical information to prospective and
existing small businessmen to improve their skills in managing

and operating a business.

Assistance includes: 1) workshops for prospective small business
owners, 2) management counseling for non-borrowers, including

-assistance from SCORE (Service Corps of Retired Executives), and

ACE (Active Corps of Executives), graduate and undergraduate stu-
dents of business management schools participating in the Small
Business Administration and the Veterans Administration with
special business ownership training available to eligible veterans.
Actual and potential small businessmen and, in some cases, members
of community groups are eligible.

S. Farmers Home Administration (FmHA) Business and Industrial
Loan Program, U.S. Department of Agriculture

Tailored to rural communities, the Farmers Home Administration
(FmHA) business and industrial loan program will guarantee 90
percent of the principal and interest for loans by local lenders
to businesses and industry. Most banks, credit unions, and bank-
ing cooperatives are eligible to apply for FmHA guarantees on
behalf of company clients.
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Business purposes that qualify for FmHA assistance are: capital
facilities purchases, construction and repair, land and equip-
ment acquisition, start-up and working capital, and pollution
control. Loan amounts can include the costs of feasibility
studies, interest, fees and membership charges associated with
the loan transaction.

Planned improvements must be in a community of less than 50,000
population. Priority is given to applicants located in "open
country, rural communities, and towns of 25,000 or less.”

Like other federal loan programs, the FmHA may not assist a
business to relocate from one region to another. Loans must
be secured by ‘collateral, with the general requirement that
the loan applicant must hold at least 10 percent equity in the
company to benefit by the loan. A fee is charged for the FmHA
guarantee-~1 percent of the principal multiplied by the percent-
age of guarantee--up to 90 percent.

Repayment of loans for land, buildings, and permanent fixtures
may extend up to 30 years; machinery and equipment 15 years;
and. working capital seven years. Interest rates are at the
discretion of the lender. They can be fixed or variable.

- Urban Development Action Grants (UDAG)

This program was instituted in 1977 as a way of assisting needed
development in urban areas that meet certain economic distress
criteria and to leverage private dollars for investment in urban
areas. A minimum ratio of 2.5 private dollars for every UDAG
dollar is required and a project should take no more than four
years to complete. The private sector's financial commitment
must be secured by the community prior to preliminary approval
of the grant. The greater the ratio of private to public dollars
committed to the project, the greater the chances of receiving

a favorable review from the Department of Housing and Urban De-
velopment. This program has proven successful in promoting new
and expanded development in downtown areas and would certainly

enhance the prospect of new commercial development in the Lower
Harbor area.
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