Chapter 9

GROWTH MANAGEMENT STRATEGY

INTRODUCTION
The Frankenmuth Community Master Plan was adopted in 1985. It was the result of
several years of effort and was the first joint plan guiding future land use and
infrastructure in the City of Frankenmuth and Frankenmuth Township. That Plan was
prepared based on extensive public input through a long opinion survey conducted by
MSU that resulted in a 93% return rate (unprecedented). The key goals of that Plan are
presented in Chapter 5 and remain the same today:
Social Goal — To assimilate modest population increase while maintaining the
community’s attitudes, values and traditions.
Economic Goal — To grow modestly as an employment center for tourism, research,
financial, light industrial and agriculturally-based activity, approaching self-sufficiency
in commerce and services, but continuing to rely on other urban centers for
employment. Also to manage costs and revenues so as to maintain financial self-
sufficiency in the public sector.
Physical Goal — To grow as a carefully planned center of urban development,
surrounded by a greenbelt of farmland, woods, and sparsely spaced non-farm
residences located on land less suited for agriculture; except for land inside the
urban limit line. In the long run, limited growth of the Gera settlement might also be
accommodated.

The key elements of the growth management strategy in the 1985 Plan remain intact

today and are continued by this Plan. These include:

- Establishment of an urban limit line (ULL) in the township and surrounding the city
within which all new urban development would be located. Land proposed for
development within the ULL that otherwise meets the PUD requirements (identical
provisions of the zoning ordinance in the township and city) is jointly reviewed and
approved for development, whereas, land outside the boundary is not permitted to be
developed for dwelling units in greater numbers or on larger acreage than the
agricultural districts in the Township Zoning Ordinance permit. Once approved, a
project on land within the ULL is annexed into the city.

Preservation of farmland outside the ULL, and inside the boundary until it is needed
for development.

Limiting new residences in the A-1 and A-2 agricultural districts in the township
according to a formula that resulted in not more than four and six dwelling units,
respectively, in 2004.

The joint review mechanism, the location of the ULL, and an annexation agreement
were formally incorporated into an intergovernmental agreement and adopted by
each jurisdiction in 1996. This is a legally binding agreement. The current agreement
is up for renewal or cancellation in 2016.

This chapter explains the growth management strategy of this Plan in more detail than
the above summary. The strategy is comprised of a series of interrelated policies which
include:

The joint urban limit line policy;

The joint PUD review and approval policy;
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The township’s annual building permit policy;
Ajoint PA 425 policy; and
A PDR and TDR policy.

The first two policies of this growth management strategy have been in place since the
first joint plan was prepared in 1985. The Township adopted its annual building permit
policy in 1989. The last two policies have changed very little over this period. The other
two policies are newly incorporated in this Plan, and have been under discussion in
different forms for several years. All of these policies are implemented through a variety
of means including joint intergovernmental agreements, through separate provisions in
each zoning ordinance, through capital improvement decisions by the respective
governing bodies of the city and township, and by individual property owner decisions.

In addition, this chapter proposes two new strategies which eventually may result in new
policies when additional work is completed:

A greenways strategy; and

A joint tourism strategy.

JOINT URBAN LIMIT LINE POLICY

Background

When the urban limit line was established in 1985, there were 1,418 acres of land
outside the city limits and within the township. Since then, about 500 acres have
developed (35.3%). In 1985, there were already two PUD areas designhated but only
partially developed within the city which, if counted, bring the total number of acres
designated for development to 1,539 acres. Of that total, 520 acres have developed
(33.8%). In 1990, the land area of the city was 2.5 square miles (1,600 acres); in 2000 it
was 2.73 square miles (1,747.2 acres; currently it is 1,793.24 acres according to the
county). At an average of 3 dwelling units per acre (base zoning density) and 2.77
persons/dwelling unit (the city population/household from the 1980 Census), the land
area within the ULL is enough to accommodate 4,617 dwellings and 12,789 persons.
The current population of the city is about 5,000 persons and the township is about
2,000 persons (see Chapter 2).

The ULL benefits the city by providing a planned area for future growth and development
that is accessible as the need for new development emerges, and without the
unpredictability associated with State Boundary Commission disputes or lawsuits. It
permits economical expansion of public utilities and services and results in a compact
settlement pattern.

The ULL benefits the township by providing a planned area for intensive development
that surrounds the city and greatly reduces the negative impact of development on
farmland if that same amount of development were to be scattered across the
countryside. It has also protected landowners from property tax increases that
accompany new development.

The ULL also provides predictability and certainty to the land development process for
property both within and inside the line that otherwise is unlikely to be predictable or
certain.
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Value and Benefit of a Greenbelt

Development within the ULL ensures a greenbelt around the City of Frankenmuth.
Greenbelts go back in history to the planning of cities following the industrial revolution.
Industrial cities were inhospitable places to live so bands of farmland, parks or other
open spaces were provided at intervals from the city center to make urban life more
livable as open space was always near at hand. The tradition of planning for greenbelts
has continued and is alive and well in Frankenmuth.

Research has shown that natural areas and fields of crops have an important role in the
well-being of people. In addition to humans having an instinctive attraction to natural
areas, they serve many functions:
- Relieves stress;
Provides for recreational experiences not otherwise available to city residents;
Helps make a community more walkable and thus healthier, reducing obesity;
Cleanses stormwater runoff;
Cleanses the air we breathe;
Provides educational experiences not available in city parks or backyards;
Increases property values (can be measured according to distance from a greenbelt
or natural areas);
Provides higher quality or lower cost food;
Contributes to the positive identity of a community.

In Frankenmuth the agricultural greenbelt provides two additional benefits:

1. It protects the economic value of agricultural production. This is money that
circulates in the local economy.

2. It protects the image of a small Bavarian community surrounded by agricultural land.
This is a very important dimension of “the Frankenmuth tourist experience.” If
Frankenmuth were surrounded with suburban sprawl, the tourist experience would
be much different and much less rewarding.

Urban Limit Line Policy

This ULL policy embraces all the elements in the existing formal Urban Growth
Boundary Agreement between the City of Frankenmuth and Frankenmuth Township. It
includes text describing the area affected and the terms of the agreement. A map
showing the boundaries of the agreement as well as the city limit line in 1985,
annexations pursuant to the agreement since 1985 and the urban growth boundaries of
the current agreement (as of January 2004) are illustrated on Map 9-1. The urban
growth boundary (land in green on Map 9-1) is all the land jointly planned for future
urban development that would be added to the city and provided with city services if it
met the joint PUD requirements of the city and township zoning ordinances (described in
more detail in the next section).
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Map 9-1
Urban Growth Boundary Agreement
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From January 1, 1986 to January 1, 2004, there were 85 separate parcels within the
yellow area (former green area) annexed into the city without contest since this policy
was adopted. In the three years prior to the development of the urban growth boundary
line, three of seven parcel annexations were challenged before the State Boundary

Commission.

Map 9-2 shows just the boundaries of the ULL surrounding the city and within the
township. There are no changes to the 1985 boundaries proposed at this time. These
are the same boundaries as on Maps 6-2a, 6-2b, 7-2, 7-3, and 7-4 in Chapters 6 and 7.
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Map 9-2
Urban Limit Line
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By far the most significant issue thoroughly discussed as a part of the update of this Plan
was whether or not to change the ULL boundaries and, if so, what criteria should be
used to make a change. This discussion was precipitated by the fact that about 37% of
the land within the ULL has been developed since 1985 and because several of
developers and landowners have actively lobbied to have the ULL expanded further into
the township. Developers concerns were primarily motivated by several factors:
Supply of available land: many farmers owning undeveloped land within the ULL
have no immediate intentions of stopping farming, thus their land is not available for
sale at the current time, at least at prices developers have been willing to pay.
Developers own land outside the boundary: developers have chosen to speculate on
land outside the ULL and wish to see this land developed before other land within
the boundary because they already own it.

Please also note that all the major developers in the community already own
undeveloped land inside the ULL boundary.

After examining all known proposals for possible future development outside the
boundary of the ULL, and following considerable discussion by both the city and
township planning commissions and governing bodies, as well as considerable public
input at an all-day charrette in January 2004 and a follow-up Town Meeting in June
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2004, a joint decision was made that there is no need to change the boundaries of the
ULL now, but there is a need to develop criteria to guide future requests to consider
changing the boundaries of the line. The current supply of undeveloped land within the
ULL (63%) is equivalent to about a forty-year supply of land if remaining land is
developed at a density of 3-5 dwelling units per acre. An Urban Limit Line Committee
was formed which offered the following suggested criteria that were ultimately accepted
with minor refinements by the public at a Town Meeting in June 2004 and by an
overwhelming majority of the members of both planning commissions and governing
bodies.

It is the intent of this Plan, that future changes to the boundaries of the urban limit line

not be made unless all of the following criteria are met.

1. Moving the ULL would only be considered for residential development. (See Map 6-
2b for future land uses outside the current city limits and within the ULL).

2. Atleast 50% of the residentially zoned area inside the current ULL should be
developed before consideration is given to expanding the ULL. The undeveloped
residentially zoned land within the ULL should not fall below 45% before the
boundary is expanded.

3. Future locations of the ULL should be drawn along roads or other natural boundaries
where possible.

4. Quality of farm land should be taken into consideration when changes of the ULL are
proposed.

5. The natural terrain of the proposed property should be a factor.

6. Areas touching the existing ULL on two sides should be given priority over areas that
only touch on one side.

7. The opinion of the current owner of the property being proposed may be taken into
consideration.

8. Atthe time a change to the ULL is proposed, is suitable land available for
development as residential development? If yes, that argues against changing the
line, except as provided in #2 above.

9. Atthe time a change to the ULL is proposed, is supply and demand for the remaining
property inside the ULL causing a problem? If it is, that argues in favor of expanding
the line.

10. Some type of funding for farmland preservation for PDR’s and TDR'’s should be
considered as an additional tool so that the ULL does not have to carry so much of
the farmland preservation burden. If a developer were to propose additional
permanent farmland preservation outside the ULL as part of a proposal to expand
the line, that should be given favorable consideration.

While not formally adopted as a criteria for ULL changes, another issue that comes up
periodically should be given serious consideration. This is the practical challenges posed
to landowners whose property is split by the ULL, or which have separately described
property both within and outside the ULL, but contiguous with it. Careful thought needs
to be given to possibly excepting such properties from the decision criteria above when it
is all in the same ownership and the farmer is ready to retire and wishes to cash out all
assets at once.

A second situation that may warrant serious consideration occurs when a landowner
wishes to swap land within the ULL for land contiguous to, but outside the ULL.
Depending upon where the land is, it's suitability for farming and practical issues
associated with its potential use, it may be beneficial to consider such changes to the
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ULL. These two issues should be addressed in future refinements to the ULL boundary
change policy.

Some new developments within the ULL have built at lower than three dwelling units per
acre and this increases the risk that the land within the ULL will be used up more quickly
than intended and that the current ambiance of the city will be lost with a lower density.
For example, if land were developed at two dwelling units/acre, that would use up
available land in the ULL twice as fast than if developed at four dwelling units/acre.
However, there is also concern that simply increasing density will result in poor site
design or incompatibility between new and existing residences. As a result, this Plan
recommends changes to the Zoning Ordinances of the city and township that first
require a base density of at least three dwelling units per acre and second a maximum
density of not more than 4-5 dwelling units per acre, based on designs that:

Are aesthetically pleasing,

Blend with the character of existing homes in the area,

Preserve usable, well landscaped open space,

Connect well with sidewalks and trails in the area,

Provide for a variety of different housing designs within the development; and in
some instances

Involve the transfer of development rights from farms within the township but outside
the ULL (sending area).

agrwbnE

o

Conformance with criteria 1-5 would make a project eligible for up to one additional
dwelling unit per acre (i.e. increase the base 3 dwelling units per acre to 4) and criteria 6
would make the project eligible for an additional one dwelling unit per acre on a single
family residential project or a multiple family project on land zoned for multiple family use
(i.e. increase the base 3 dwelling units/acre to 5 if all six criteria were met). In order to
implement this bonus, both the city and township Zoning Ordinances will need to be
amended accordingly.

The urban limit line committee also recommended that the city and township planning
commissions meet to review these criteria at least every five years and possibly more
often if the situation warrants it. If there is a need to change the ULL before the
statutorily required five year review and update of this Plan, it will be necessary to
amend the maps and possibly the text of this Plan to reflect the change.

JOINT PUD REVIEW AND APPROVAL POLICY

The city and the township each jointly review projects within the ULL against the same
set of planned unit development (PUD) provisions. This ensures that proposed projects
meet the requirements of each ordinance and will be annexed into the city as a
conforming use. The standards, procedures and results have worked well and no
changes are proposed.

TOWNSHIP ANNUAL BUILDING PERMIT POLICY

Most of the land in the township is in the A1 or A-2 zoning districts. In order to protect
agricultural land, new single family dwellings are strictly limited. A cap of not more than
1% new dwelling units (4/year in 2004) in the A-1 District and not more than 2%/year
(6/year in 2004) in the A-2 District are in place. A couple of years over the past 15, there
have been more applications than available permits and a random selection process
was used. Those not receiving permits in the first year received them in the next year,
although this is not guaranteed by the process. New homes are also limited to lots of not
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more than two acres in order to limit loss of agricultural land. This policy is embodied in
Chapters 8 and 9 of the Township Zoning Ordinance. It has worked well. By restricting
the number of allowed new residences in agricultural areas, farmers are not subjected to
complaints from non-farm residents for the nuisances that typically accompany
agricultural operations (like noise, dust, odors, chemical sprays, etc.). Similarly, not more
than 20 acres/year of farmland outside the ULL was lost in recent years. This is in sharp
contrast to all adjoining jurisdictions except Blumfield Township which have no cap on
the amount of land used for new non-farm residences or on the number of non-farm
residences that may be constructed in a year. As a result, farmland in most adjoining
townships is rapidly diminishing. Blumfield Township uses the same limitations on
building permits in the A-1 and A-2 zones that Frankenmuth Township uses. It is the
intent of this Plan that the cap on the number of dwelling units allowed in the A1 and A-
2 Districts in the Township Zoning Ordinance be continued, and that its efficacy and
appropriateness continue to be reexamined every five years as is already required by
Ordinance. If it is found that the policy needs to be adjusted, the text of this section of
the Plan may also need to also be updated as well.

JOINT PA 425 POLICY

Another tool some communities use is PA 425 (of 1984) Agreements. These are
agreements between two or more communities where typically tax base associated with
a new development is shared between the community in which the development occurs
with the community(ies) providing the sewer, water and/or other public services. State
law only permits PA 425 Agreements where there is some significant economic
development benefit to the community, such as a source of permanent jobs. Since
Frankenmuth Mutual Insurance Company has purchased property outside the ULL on
the west side of the city, and may someday propose a new campus style development
which would require public sewer and water from the city, and because the township
does not wish to extend the ULL there when there is so much undeveloped land within
the ULL, but may be willing to support such development if there is a PA 425
Agreement, there becomes a need to have criteria to guide review and approval of such
projects. This is true whether a potential PA 425 Agreement involves the Frankenmuth
Mutual Insurance Company or any other entity. The ULL Committee carefully considered
this question and offered a recommendation which was refined into the following policy.

425 Agreement Process

The first step in the process after a request for a PA 425 Agreement has been made
would be to review the request to determine if the proposed project can meet the criteria
listed below. If the project does not meet the established criteria it would not be given
any further consideration. If the project does meet the criteria, then the second step in
the process would be for the city and township to negotiate the actual terms of the 425
Agreement itself.

425 Agreement Criteria

A proposed project seeking approval of a 425 Agreement is required to meet the all the

following criteria:

1. Both the township board and city council must agree that they will consider the
project.

2. Eligible projects include: Commercial, office, light industrial, technology uses and
other projects that are defined as economic development projects, or mixed use
residential projects.

3. Exclusively residential projects are not eligible.
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4. The property must share a common boundary with the ULL.

5. The developer must finance the necessary infrastructure for the project without
financial assistance from the city or township.

6. The development must have a beneficial economic impact on the Frankenmuth
community.

7. Only less productive agricultural land south of the Cass River should be considered if
possible.

8. Some of the PA 425 Agreement revenue sharing dollars could fund PDR’s if legally
permissible and could be linked to a TDR if provided by local ordinance.

9. The opinions of adjacent property owners will be given careful consideration.

10. No 425 Agreements will be considered at this time for properties that lie inside the
first half mile of the Frankenmuth Township boundaries on all four sides of the
township. The purpose of this criteria is for permanent greenbelt preservation around
the perimeter of the township.

PDR AND TDR POLICY

The current growth management strategy provides for an economical expansion of
urban services, while also protecting agricultural land. However, many farmers in the
township have taken additional measures to protect their agricultural land. Forty-six
percent (9,723.79 acres) of the land in the township (20,919.06 acres) is enrolled in the
State PA 116, Farmland and Open Space Preservation program. This is one of the
largest enrollments in PA 116 of any township in the State. This is a program that
provides a tax credit to farmers who commit to keeping enrolled lands in agriculture for
the life of the agreement (from 10-99 years).

Many farmers have also expressed interest in participation in a state or local purchase of
development rights program (PDR), or a transfer of development rights program (TDR).
These programs involve the purchase of the development rights on farmland.
Development rights are severable rights in land, similar to mineral rights or the right to
sell an easement across land.

What is PDR?

Purchase of development rights (PDR) is the purchase of the right to develop or build,
expressed as dwelling units per acre or floor area, from land and the permanent
elimination of those rights through a deed restriction. PDR is usually funded by local
taxes which are used to leverage state and/or federal PDR funds. Farmers who have
sold the development rights on their land can still farm it, and can sell it to other farmers,
but the sale will reflect only the farmland value of the land, not its value for development
purposes. This technique has been used to permanently preserve tens of thousands of
acres of land in other parts of the country. However, a local program funded only by local
taxes is unlikely to raise enough money to save much farmland. Generally it takes a
county-wide program, with a county-wide tax to generate enough revenue to make the
program viable. The city and township planning commissions and members of the
governing bodies do not favor new local taxes to fund a local PDR program. A county-
wide program is under consideration, and current draft criteria would generally make
farms in Frankenmuth Township a high priority for protection, because of the good soils,
productivity and existing farmland protection efforts underway in the city and township.
Some form of local PDR funds is necessary as match money for state and federal PDR
programs. However, a major sticking point to many farmers is being taxed to save
farmland on an adjoining farm. Farmers in the township can continue to participate in
federal, state or county PDR programs by “self-funding” the required local match. This
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typically involves a voluntary reduction in the sale price of the property in return for what
can be a substantial tax credit. Thus, even without a local or county source of match
funding, some PDR may still occur.

What is TDR?

Transfer of development rights (TDR) is the removal of the right to develop or build,
expressed in dwelling units per acre or floor area, from land in one zoning district, and
the transfer of that right to land in another district where such transfer is permitted. This
is accomplished by the party who uses the rights in the transfer zone (also known as the
receiving zone) paying the owner of those rights in the preservation zone (also known as
the sending zone) for the value of those rights. It is a market based transaction that
involves government when a local ordinance permits such transfers (usually by
incentive, through an increase in density) only when qualified development rights have
been purchased. See Figure 9-1.

Figure 9-1
Transfer of Development Rights

PEESEEVATION ZIKE TEANSFEE zﬁh{Eﬁ -
- PRI - J— FAOH MG EEGLLATIOMG e Tl PR
FEIST NG PEEMITTEDR LJW CENS | TY INCREASE TS

DEVELS PMENT DENSITY -
éﬁfThL;MEFJIZT'Hr—':.’_ By ACOSMMODATE EVE LEFMEN
EFUCET - E

S~ EPTER FREOMM

; e Tk
TEANSESE &F DEVELIPMENT EiaHT=S Acc

BiaHTs To TRANSFER ZOWNE.

THE FESSE®RZWATISMN EOME .

A

LAMNE AFEA SUITASBLE T

LANE AREA APPEOFLIATE FOR o
g Exk ooaTE HisH PERSITY
%.‘-ﬁ\l‘;':.-r:z'-’.ﬁn_lﬂ-u AsRICULTUEAL, % %"f‘:*’-"”“ e b
AND RELATEDS LUSES- oE DEuELopmEms

TEANSFER. OF DEVELOPMENT RIGHT=

Source: The Latest lllustrated Book of Development Definitions by Harvey S. Moskowitz and Carl G. Lindbloom, Center
for Urban Policy Research, Rutgers University, 2004.

PDR and TDR Policy

While there is support for PDR and TDR policies among local government officials and
knowledgeable citizens, support for a full fledged PDR policy that involves any new
taxes or a TDR policy that involves higher density within the ULL is much more tepid. At
a Town Meeting in June, 2004 support was just over fifty percent for such a policy, but
26% of citizens present neither supported nor opposed such a program. This is likely
because of the lack of knowledge of PDR and TDR programs and how they can help to
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implement farmland protection. Following is a limited PDR and TDR policy that could be
expanded in the future if local support were to expand.

A countywide PDR program should be created and funded with new revenues at the
state level such as a small food tax, real estate transfer tax, or bond. Local farmers are
also encouraged to continue to maintain enrollment in PA 116 and to self-fund the match
for state and federal PDR programs.

TDR was just enabled through the non-contiguous PUD language added to the
Township and City-Village Zoning Enabling Acts in Dec. 2003 (Public Acts 227-229 of
2003). Like PDR, TDR cannot be mandated, it must occur at the request of the
landowners involved. TDR is endorsed by this Plan if in a form similar to the following.

First the township declares all the land in the A-1 and A-2 District outside the boundary
of the ULL as the sending zone (land qualified for preservation) for TDR. All the
undeveloped land planned and zoned for residential use inside the ULL would be
identified as the transfer zone or receiving zone. The city and township agree to permit a
density increase above the base 3 dwelling units/acre if a TDR were to occur. The bonus
would not be more than 1-2 dwelling units/acre for single family and multiple family (on
land zoned multi-family). TDR approval would also depend on a high quality project
design that adequately buffered adjoining property and had a high aesthetic component.
This could be accomplished by on-site open space, landscaping, donation of a public
park, very high quality exterior building materials, very good layout, etc.—all of which
would be specified in the zoning ordinance.

The developer would be responsible for approaching farmers and negotiating to buy
development rights. A pre-application conference would be required prior to any design
work, to lay down the parameters for a quality design that was worthy of the bonus
density. The project would be approved as a PUD in the same manner as presently is
done. If the TDR is approved, then a notice would be filed with the deed of the land from
which the development rights have been sold indicating such. The city and township
would need to keep very accurate records of where TDR has occurred (both sending
and receiving lands).

What would need to be changed to implement TDR?
The Township and City Zoning Ordinances would both need to be amended to utilize
this technique.

TDR is unlikely to work without a density bonus as described above. The bonus has to
be enough to make it economically worthwhile to both the farmer and developer without
being so much the neighbors in the receiving area oppose TDR projects. Nothing more
than the amounts described above should be considered, and a detailed economic
analysis may reveal that something less would be feasible. Such study should be
performed before instituting a bonus density. It may also be necessary to prepare design
guidelines so developers know what is expected and permissible to obtain the density
bonus for good design.

TDR can work in addition to a PDR program and in addition to the existing PA 116
agreements. No new taxes are required for a TDR program, unlike a PDR program
which would require new taxes to fund public purchase of development rights.

City of Frankenmuth and Frankenmuth Township Growth Management Plan
Draft October 15, 2004
9-11



JOINT GREENWAYS STRATEGY

An important new goal of this Growth Management Plan is to establish a linked

greenways system in Frankenmuth City and Township. The elements of this system and

implementation approaches will be specified in a separate Greenways Plan and updates
to the Park and Recreation Plan. A greenways system would include:

- Interconnected open space that serves as ecological corridors to help protect and
foster animal and plant wildlife and as a community amenity that preserves rural
character. Ecological corridors would have no public access except for portions of
public parks and preserves dedicated for such use.

Recreational greenway trails to encourage walking and bike riding for exercise, to
experience the outdoors and as an alternative to automobile travel. Residents could
travel to parks, schools, and other places of interest without needing to use the car.

Establishment of a greenway system usually requires volunteer action by property
owners to manage select portions of their properties as open space (such as
woodlands), acquisition of easements or property from willing sellers, and the dedication
of appropriate portions of new developments to open space.

As very large parcels are developed for residential subdivisions, dedicated open space
should be located in areas of the parcel that will connect to open space on adjacent
parcels. (See Figure 9-2.) Site plan review standards in the Zoning Ordinance can aid in
coordinating this process but a Greenways Plan is needed to document open space
assets that should be included in interconnected open space and to provide direction to
developers.

Figure 9-2
Interconnected Greenways (ecological corridors)
Preserved on Three Separate Residential Developments
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Source: Adapted from the Benzie County Open Space and Natural Resources Protection Plan

In general, the desirable natural elements of an interconnected open space system
include floodplains, wetlands, woodlands, streams, drains, and steep slopes. These are
areas that should be protected from intensive development, and connecting them with
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undeveloped corridors will be important in preserving the desired character in the
Frankenmuth Community as it develops in the future. Cultural elements that should be
connected by trails and sidewalks include schools, parks, museums and major activity
centers.

The Greenways Plan will take some time to prepare. It should be prepared by a
committee made up of members of the Township and City Planning Commissions, the
Park and Recreation Commission, and each governing body. The public should be
active participants in its preparation.

Greenway trail routes will need to be identified. Initial ideas are illustrated on Map 7-5.
Some of these should be routed cross-country while others will need to be placed in
road rights-of-way with support of the appropriate road authorities. Trails will need to be
designated for use by intended users which will vary depending on the trail.

Implementation elements of the Greenway Plan are likely to include:

- The identification of priority open spaces and recreational greenways for acquisition
and coordination with developers.
Methods for acquiring ownership or purchase of easements in open space and
recreation property by purchase and donation. Educational assistance should be
provided to land owners regarding the benefits and tools for land preservation.
In new development projects, open space and recreational space should be
protected, consistent with the Greenway Plan and coordinated between adjoining
properties to make useful links.
Protection of rural character along roads in the township.
The construction of a township trail system linked to the sidewalk system in the city.
Provision of greenway trail connections between the township and adjoining
jurisdictions as the opportunity arises.

A greenway system can take decades to implement, but the longer preparation of a
Greenway Plan is delayed, the more difficult it will become. Each new development
presents new opportunities and potentially new threats to implementation of a Greenway
Plan.

JOINT TOURISM STRATEGY

Frankenmuth has enjoyed considerable success attracting tourists over the past half
century. With about 2 million visitor days per year, Frankenmuth is ranked as one of the
top tourist destinations in Michigan. However, other destinations are starting to attract
more visitors and some Frankenmuth business owners report a declining number of
visitors.

Much of Frankenmuth’s attraction has been the character of the community. In large part
this is the Bavarian theme in the commercial and institutional buildings, but the character
of the community is also due to:
- Attention to cleanliness and good repair in both the commercial center and
residential areas;
Attractive landscaping;

Being a distinctive, compact, small city, separated from the typical Interstate
Highway sprawl by several miles of farmland.
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In order to maintain and boost tourism in Frankenmuth, some strategies the community

needs to continue to explore include:

- Continuing to maintain or expand those positive character features of the community
that people enjoy and remember (listed in the bullets above). In order to do this, the
community will need to grow at a sustainable pace and in a pattern it can afford to
maintain at a high standard. Otherwise the community will not be able to keep up the
high standards travelers have come to expect of Frankenmuth.

Seek to diversify the types of attractions it offers, including more recreational
opportunities.

Keep attuned to changes in the tourism market in order to respond to the interests of
travelers. This means finding out if the repeat clientele are shifting their interests and
how the interests of people who seldom or never go to Frankenmuth could be met.

These are largely studies and activities that are initiated by the Frankenmuth Chamber
of Commerce and Convention and Visitors Bureau, and the Downtown Development
Authority. The city presently provides staff support to the Downtown Development
Authority and will need to continue to support and nurture their activities, guided by this
Plan and special plans prepared by all of these entities. The commercial future of
Frankenmuth depends on it.
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