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INTRODUCTION

SECTION I: INTRODUCTION
CHAPTER 1. SUMMARY

This Master Plan represents the culmination of many months of work by
numerous local residents and local officials. It reflects the acommuy 6 s
deep concern for the historic character and small town charm in
Allegan. The effort that went into this plan illustrates a strong
commitment to retain and strengthen local quality of life. The plan
outlines the preferred future for the communitydaa comprehensive
plan to realize it. The Plan is appropriately general, recognizing that
It reflects the planning for the future is a delicate blend of art and science and that

communityo sufficient flexibility will be needed to respond to the challenges of the
concern for the historic future
character and small )
town charm in Allegan.

This Pan was developed in response to a desire in the community to
rebuild and strengthen existing assets. The earlier master plan was
nearly twenty years old and no longer acted as a relevant guide to
planning in Allegan. The plan views the potential of thty @i the

context of long term planning. The fundamental purpose of the Master
Pl an is to enable the Cityds Pl ar
direction for the Citybds physical
adopted and maintained, thisaBlwill serve as an advisory guide for the
physical conservation of certain areas and for the development of other
areas.

Because of constant change in our social and economic structure and
activities, the Plan must be maintained through periodic revidw a
revision so that it reflects contemporary trends while maintaining long
range goals. The Plan will be effective to the degree that it:

8§ Reflects the needs and desires of the citizens of Allegan;

§ Realistically interprets and reflects the conditionsdsreand the
dynamic economic and social pressures that are brought about by
change; and

8 Inspires consensus and cooperation among the various public
agencies, developers, and the citizens of the City toward achieving
common goals.
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INTRODUCTION

THE PURPOSE OF THEMASTERPLAN

When the Planning Commission began the plan preparation process it
had several objectives. First, it was important to clearly define the
priorities of the City with regard to community character and land use.
Secondly, the City sought to developlan that is tailored to local
conditions and yet coordinated with the planning activities of the larger
area. Thirdly, the planning process was seen as an opportunity to build
and strengthen a community consensus about the future land use
patterns in theCity. Finally, the Planning Commission sought realistic
and effective mechanisms to achi e

This Community Master Plan accomplishes all these objectives. More
specifically, this Plan will serve the City in the following ways:

1. It provides a comprehensive means of integrating proposals that
look years ahead to meet future needs regarding general and
major aspects of physical conservation and development
throughout the City.

2. It serves as the official, advisory policy stateimeencouraging
orderly and efficient use of the land for residences, businesses
and industry and for coordinating these uses of land with each
other, with streets and highways, and with other necessary public
facilities and services.

3. It creates aobical basis for zoning, subdivision design, public
improvement plans, and for facilitating and guiding the work of
the Planning Commission and the City Council as well as other
public and private endeavors dealing with the physical
conservation and deveiment of the City.

4. It provides a means for private organizations and individuals to
determine how they may relate their building and development
projects and policies to official City planning policies.

5. It offers a means of relating the plans of thg GftAllegan to
the plans of other communities in the Southwest Michigan
region.

CITY OFALLEGAN
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INTRODUCTION

PLAN METHODOLOGY

The planning process involved four irtdated phases:
8§ Data Analysis A Current Assessment.
8 Goals and ObjectivésCreating a Policy Foundation.

8§ Plan Peparationi Analyzing the Issues and Defining the Preferred
Future, and

8§ Implementation StrategiésGetting There from Here

The first phase of the effort involved the formation of a citizen input
structure (Advisory Group) and a summary review and analysi
available data gathered from local and regional sources. The Advisory
Group was appointed by the Mayor and City Council. It included
residents, business owners, public officials from the City and school
district, as well as the members of the Plan@ommission and the

City Council. The Advisory Group was formed asadrho@ntity to

assist the Planning Commission in guiding the planning process and to
serve as a sounding board for the consultant throughout the process.
During the first phase, deographic, economic and land use data was
gathered to support the Plan. The purpose of this effort was to develop
a comprehensive impression of the patterns of growth and the challenges
that will impact the City. This phase culminated in the preparation

the Community Profile Report. That report served as a technical
resource for the Advisory Group and the consultant and it also
represents the essential Community Profile which constitutes Section Il
(Chapters 2 through 8) of this Plan.

The objective fothe second phase was to establish a policy basis for the
Citydébs planning and | and use regu
on March 6, 2003 to gather public input through a nominal group
process. Using the output of the futuring workshop, the sAdyi
Group began the process of defining goals and objectives for the future
of the City of Allegan. These are presented in Chapter 9 of this Plan.

The third phase involved drawing together the input from the previous
two and preparing a revised Futuemdl Use Plan, which is reflected in
Section 1l of this Plan. The future land use designations naayol
(Chapter 10) were developed in a series of interactive meetings of the
Advisory Group and Planning Commission with the assistance of other
Boards and Comission members and City staff.

CITY OFALLEGAN
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The final phase of the process involved the development of specific
implementation strategies to carry out the plan. These are reflected in
general terms in Chapter 11. At the conclusion of the fourth phase, the
Plannirg Commission held a public hearing on the entire plan.

2010UPDATE

The City initiated a Plan update process in late 2009. As stated on the
first page of the Plan, constant social and economic changes justify the
periodic review and maintenance of a lasd plan, so the plan reflects
current trends and challenges. Moreover, State planning legislation
suggests that a comprehensive land use plan be reviewed at least once
every five years and revised accordingly as needed.

While periodic review and adjument of the March 2004
Comprehensive Plan was warranted in 2009, a completgerevas not
necessary and many of the original policies developed in 2004 have been
kept. This was based on the finding that the 2004 Plan reflected many
current conditionsand trends facing the City; and therefore an entirely
new master plan was uncalled for.

As part of the process to complete this update, the City reviewed the
March 2004 Plan for areas where it could be strengthened, corrected, or
updated to meet curremteeds and desires without undermining the
policy foundations set in the 2004 document. The future land use plan
was scrutinized and modified to reflect changes in zoning or land use
and to reflect new ideas or concepts. Chapters 9, 10, and 11, which
conprise Section lll, the Future Land Use Plan, received the bulk of the
updates and include coordination with Allegan Township primarily in
an effort to harmonize the future land use designations for the two
jurisdictions.

2015 UPDATE

In late 2014 the City, abng with Allegan Township, begthe process

to update their respective Master Plans using a joint planning process.
Joint Planning Commission meetings were held throughout the process
to work on each plan and to ensure effective communication betwee
the communities. As stated earliegnstant social and economic
changes justify the periodic review and maintenance of a land use plan,
and it is important that a Master Plagflects current trends and
challenges. Moreover, State planning legislasioggests that a
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comprehensive land use plan be reviewed at least once every five years
and revised accordingly as needed.

This Plan retains many of the planning policies originallptadan
2004 and 2009 This was basl on the finding that the 200Plan
reflected many current conditions and trends facing the City; and
therefore an entirely new master plan was uncalled for.

On March 12, 2015, the City of Allegan and Allegan Township held a
joint Master Plan Open HouseThe open house solicited inpfrom

both City and Township residents on issues and trends facing the greater
Allegan Community. The Open House also asked participants to review
and evaluate current planning policies. The results from the joint Open
House are included as Appendix 1.

As part of the process to complete this update, the City reviewed the
previousPlars for areas where it could be strengthened, corrected, or
updated to meet current needs and desiresnother important
component of t he updat e s pwracicest o
identified under the MichigarEconomic Development Corporatidors
Redevelopment Ready Communities (RRC) Certification are
incorporated into the longerm plans of the City.

Furthermore, tk future land use plan was scrutinized and modified to
reflect changes in zoning or land use and to reflect new ideas or
concepts. Chapters 9, 10, and 11, which comprise Section lll, the
Future Land Use Plan, received the bulk of the updates and include
coordination with Allegan Township primarily in an gffo harmonize

the future land use designations for the two jurisdictions.

THE ORGANIZATION OF THE PLAN

This Plan is organized into three sections, each consisting of one or more
chapters. Section | includes this introductory chapter which outlines the
purpose of the plan, the process for its development, and
acknowledgements of those involved. Section Il is the Community
Profile, which presents an overview description of the City of Allegan
from the perspective of:

8 Natural and Cultural Features (Chap®)

§ Population (Chapter 3)

8 Housing and Economic Development (Chapter 4)
8§

Land Use and Development Patterns (Chapter 5)

CITY OFALLEGAN
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8§ Community Facilities and Services (Chapter 6)
8§ Transportation and Public Utilities (Chapter 7)
§ Guiding Issues (Chapter 9)

Section 1l costitutes the Future Land Use Plan, which includes the
Cityés Goals and Objectives (Cha
(Chapter 10) and the Action Plan (Chapter 11).

The final section of the plan is the Bibliography which outlines all the
various resages consulted in the completion of this Plan.

ACKNOWLEDGMENTS

The process to prepare this Plan has involved numerous community
residents as well as public officials. The citizens of Allegan that
contributed their knowledge in the process to develgpoMaister Plan

are greatly appreciated. The City values meaningful public participation
in the master planning process and the individuals that contributed key
input are gratefully acknowledged.



COMMUNITY PROFILE

SECTION Il. COMMUNITY PROFILE

The plands
provided an efficient
use of the resources of
the City.

In this section of théVlaster Plan, a general profile description of the
City of Allegan is presented. This section is not intended as an
exhaustive inventory of all the numerous aspects of the community.
Rather, its purpose is to give some general impressions of the natural
features, demographics, land use patterns and infrastructure that make
up theCity.

The materi al I n this section pres
within the City and recent trends in population and housing. It sets the
stage for the finalizah of plan goals and objectives, the future land use
plan andmap and implementation strategies. All of those materials
form the actual Master Plan set forth in Section Il of this document.

Each of the following chapters includes an overview abjecs matter

along with a brief discussion of the planning trends that are relevant.
The material presented in the Community Profile has been drawn from
existing research and published texts. This approach provides an
efficient use of the resources leé City in the completion of the Plan.
However, in a few instances, this approach may result in some
unanswered questions. Further research or analytical work could be
undertaken to find answers to those questions, but extensive refinement
of the detailsat this stage of the process seldom results instaige
shifts in policy. The City and the consulting team have found that the
resources available for the completion of the Plan are best directed at
forming the general outlines of land use policy \li intent of
refining the details of strategies as implementation proceeds

CITY OFALLEGAN
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NATURAL & CULTURAL FEATURES

CHAPTER 2. NATURAL & CULTURAL FEATURES

The City of Allegan is located in southwest lower Michigan in Allegan
County. (seeMap 1). Allegan is a classic, Midwest small townwof

square miles in area. It benefits by its prime location on the Kalamazoo
River and central position for trade. The natural and cultural features of
Al l egan are what brought the City
strong industry, quality houg and beautiful public amenities. As

hi storian James Green puts it, N
most picturesque sites to'be foun

The following discussion addresses significant natural and cultural
features intie community of Allegan.

CULTURAL AND HISTORICAL FEATURES

BT B haND & Allegan is located on both sides of the Kalamazoo
oA ST River at the site of an Indian village. Michigan
statesman and historian, Henry Rowe Schoolcratft,
named Allegan after the Alleghen Indian tribe
1837. Archaeological evidence shows that the
! ks, W Kalamazoo River Valley attracted people who lived

' by hunting and gathering during the Late
= l e |G Woodland period (A.D. 600 to A.D. 1650). The

; Al ~ Ottawa were the dominant Indian tribe in the
" kst Allegan  area when  Anglonerican  settlers
arrived?

155 :
South Haven A
= ran

AngloAmericans began arriving in 1833. In 1835,
Allegan became the County seat for Allegan
County, hel ping t o ensu
gr owt h. The communityads
made it desirable for a number of industries.
Allegan was officially organized as a village in 1838
~and incorporated as a city in 1907.

o o Partorg o sFaw Paw S
oloma 1 EERR
3;-/ AR Waterviiet  — ¢
Z < i oo
513 BaTE

'Alleganﬁs commi t ment to |

isis A IRoseland 2

Einle & Bt e ) Lo defined the city and allowed it to remain a
Map 1. Location Map. AAll roads | yniquely elegant small town. A preservation effort
began comprehensid vy i n the 1980060:
''Green, James J. (1980)0Readind and OR

Historical Society.
2www.historicallegan.org
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NATURAL & CULTURAL FEATURES

the protection of the Second Street Bridge, the City surveyed its historic
resources, adopted a local historic preservation ordinance in 1985, and
listed community landmarks on the National Register of Historic Places.
Map3i |  ustrates all the Cityds pr ot

Oftentimes when a community sets out to protect the historic integrity
of its notable structures, it is property owners that bear the burden of
preserving these amenities for the remainddreo€dmmunity. Allegan

has taken positive steps to act as partners with property owners in the
preservation process. The City has developed a Downtown Facade
Improvement Program that offers assistance for historic rehabilitation
work. The City received grant from the State Historic Preservation
Office to provide a website and brochures of historic preservation
information and locations for financial assistance and tax credits. To
commend their efforts, the City presents awards to property owners who
havecompleted successful preservation projects.

Historical Landmarks

Al'l eganods rich history
neighborhoods, museums, downtown, and antique
shops. Via the Historic Preservation Ordinance,
the City designated historic districts throughout
the City. These seven districts include historical
landmarks listed on the State and/or the National
Register of Historic Places as well as locally
identified resources. Map 3 identifies the
registered historical and cultural resources in the
City.

Climate

According to the NOAA Climate Survethat
recorded annual climatic conditions between 1960

Al l egand6s rich history is &€ ) .
neighborhoods and homes. and 1995, temperatures in the City averaged 4.7

in the winter. These temperatures, along with an
average of 80 inches of snowfall annually, are conduciveartp
wintertime activities such as cromgntry skiing, snowmobiling, and ice
fishing.

During the summer, the average temperature oF 7Bakes for a
pleasant and comfortable environment for fishing, golfing, hiking and

3 National Ocean and Atmospheridinistration Website, National Climate Data

Center, 2001.
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NATURAL & CULTURAL FEATURES

many other outdoor summer actied. The average annual rainfall for
the City is 36 inches.

TOPOGRAPHY, GEOLOGY & SOILS

The slopes and drainage
of the area have been
determined by where
and how much glacial

debris was deposited in
particular areas.

Soils in the region developed from unconsolidated glacial till weathered
by the action of the climate, animals and vegetation. The most
significant relief occurs aarpof the River ravine. The City is blessed
with beautiful views of the River and City that are the result of the
erosion related to drainage of the Kalamazoo River watershed.

Soil topography is a characteristic of soil that generally illustrates the
sl ope or "lay of the |l and. 0 As
north, they deposited debris (i.e., soils sediment and rocks) in the form
of till and moraines. Till was typically deposited in a uniform manner as
the glacier receded, while moraingsre created when the glacier
essentially "dumped" its debris in one particular location. The slopes and
drainage of the area have, therefore, been determined by where and how
much glacial debris was deposited in particular areas.

Topography can creaienitations for development if the slopes are too
extreme. The topography in the City rarely exceeds {pezognt slope

and, therefore, does not create severe development limitations. Potential
development limitations may exist in the flood plains efcdmmunity

as these soils can experience constant or seasonal wetness and steep
slopes. The Kalamazoo River, being the largest drainage of Allegan,
generates some of these topographical attributes.

Soils

According to the U.S. Department of AgricuétuSoil Conservation
Service, Soil Survey of Allegan County (¥9849 soils in the City of
Allegan fall into four distinct soil grouptie GlendofalriadGranby
Association,Capa®kimePipestone Associati@healsgacklepshtemo
Associatipmand Oakville Associatiomhe following discussion describes
the characteristics of each

Nearly allof the City, as well as the majority of the Kalamazoo River
Valley, is classified as thakville Associationhis association is a nearly
level to steep ddiype that is moderately wathined to wellirained.

This soil is typically sandy, is often associated with outwash and lake

4 Soil Survey of Allegan County, Michigan, U.S. Department of Agriculture Soil
Conservation Service, Michigan Agricultural Experiment Station, 1984.

CITY OFALLEGAN
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plains, and is not typically associated with prime farmland. Depending
upon the particular location, this soil may be suitébteindividual
septic systems.

The second most common soil association iICéyga&kimePipestone
associatiowhich is comprised of nearly level and undulating, somewhat
poorly drained soils formed in loamy, sandy and silty material. This soil
type s associated with the prime farmland areas in the remainder of the
County. According to the Allegan Septic System SuitaMigty
produced by Allegan County, this soil type has severe restrictions for
individual septic systems. This soil is found in Isarglas of the
northeast and southwest corners of the City.

The northcentral area of the City consists of @teelse@cklepshtemo
AssociationThis soil type is typically nearly level and gently rolling and is
made up of sandy and loamy materiamitations for individual septic
systems are generally moderate. The areas that are level enough for
farming are considered prime farmland.

LAKES, WATERSHEDS WETLANDS AND DRAINAGE

Water quality within a
watershed is directly
related to the land
management practices
within that watershed.

A defining element of the City is the Kalamazoo River. Today, the
riverfront offers excellent recreational destinations, residential locations
and wildlife habitat. However, development can produce potential water
quality impacts due to fertilizer application and other huralated
activities. With continued development aldhg riverfront, unspoiled
natural watershed areas are becoming rare.

Watersheds

A watershed is a region of land that is drained by a particular river or
river system. Watershed systems include many smaller tributaries such as
creeks and streams thaedeinto a larger river and are influenced by
elevation or the lay of the land. The Kalamazoo River Watershed is the
primary watershed in Allegan, which is fed by severabseitsheds.

Watersheds are a reminder that natural processes do not follb@aboli
boundaries, and planning for healthy environments can transcend the
abilities of individual jurisdictions. Allegan Township and the City of
Allegan have recently combined efforts and have applied for a grant to
prepare a watershed plan for the dn@a would include the Kalamazoo
River and its tributaries. Both jurisdictions are located in the Kalamazoo
River Watershed, and the current and future land uses in these areas will

CITY OFALLEGAN
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have a direct impact on the water quality. The purpose behind the plan
will be to maintain, improve, and ensure quality water resources in the
region. If the grant is obtained, the plan will take approximately two
years to complete and will include the
identification of pollutants, goals for watershed
management, and methodsmeet those goals.

. Other watershed projects in the area include the
Rabbit River Watershed Planning Project in the

northern portion of Allegan County. This project,

= in association with the Allegan Conservation

. District, will provide landowners, faens, and

4 residents an opportunity to establish goals for local
: water quality. The project will include the

L identification and establishment of critical

¥ watershed areas, propose best management
practices, and production of a Watershed

The Kalamazoo River is a defining feature of Allegan. Management Plan.

Water quality in Lake
Allegan and the
Kalamazoo River has
been improving; and
these features are
excellent resources for
recreation
opportunities, such as
fishing and boating.

Lake Allegan is located in the northwest portion of the City of Allegan.
This manmade lake is a direct result of damming the Kalamazoo River
in Valley Township to the west of Allegan Township. Similar to the
Kalamazoo River, this water body was contardirftepast industrial
operations, but water quality has been improving, and the lake still serves
as an excellent resource for recreation opportunities, such as fishing and
boating.

Water quality within a watershed is directly related to the land
managerant practices within that watershed. For example, if a new
development creates a large amount of impervious surface (i.e., asphalt)
and stormwater is not properly mardigeis possible that the rasmd
volume of flow into the creek, stream, or rivdl mwtrease to a point

that stream bank erosion occurs. Stream bank erosion will increase silt
material on the streambed, changing the chemistry of the water with
phosphates, nitrogen, and other chemicals, and altering the turbidity of
the water. All othese changes may have an effect on the wildlife that is
dependent on the stream or river for survivBap 2 illustrates the
rivers, streams, lakes, and wetlands in the City.

Flood
Much of the area in and around the Kalamazoo River, the Rossman

Creek, and other streams fall within the Federal Emergency
Management 6s designation of the f

CITY OFALLEGAN
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runs through a steeper gulch, water flow, even during flood conditions,
Is limited to the river banks. However, flatter areas, asithe entire
area around the peninsula, have wide areas outside of the normal
riverbanks that flood. These flood inundation areas will pose challenges
for development and redevelopment in areas within the floodplain.

Groundwater and Surface Water

The City of Allegan uses a groundwdn@sed public water supply. The
groundwater supplies in the City, even though abundant, can be affected
as more area becomes impervious and with greater demand placed on
groundwater supplies.

The City of Allegan has adep a Wellhead Protection Plan (WHPP)
based on a careful determination of the wellhead protection area
delineation. The goal of the Wellhead Protection Area Management is
to provide a mechanism to prevent existing and potential sources of
contamination fom reaching the public water supply or well field.
Intelligent land use decisions regarding development can be much more
effective if guided by wellhead protection policies and specific
management techniques. Incorporation of the wellhead protection
manaement strategies in the Plan should assist community leaders in
the recognition of the Wellhead Protection Area and the importance of
wellhead protection. Planning elements are intended to provide
guidance in the development of land use and land pratecteasures
supporting wellhead protection.

OPEN SPACE AND GREENWAYS

For the purposes of this community profile and master plan process,
open space will be considered undeveloped ladgireenway is a
corridor of protected open space that is managedcdnservation
and/or recreation. Generally, greenways follow natural land or water
features, like ridges or rivers, or human landscape features, like
abandoned railroad corridors or canals. The newly improved Riverwalk
Park is a wonderful example gfraenway.

Greenways can link natural reserves, parks, cultural and historic sites
with each other and connect populated areas. Greenways not only
protect environmentally sensitive lands and wildlife but also can provide
people with access to outdoomreation opportunities.

CITY OFALLEGAN
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Within the landscape, greenways can serve at least three major functions:
1) they protect and/or enhance remaining natural, cultural and
historical resources; 2) they can provide linear opea fpasmmpatible
human use and; 3) and they maintain connectivitypetween
conservation lands, communities, parks and other
recreational facilities, and cultural and historic sites.
The Center for Smart Growt
a critical landsqe characteristic important to the
health, welbeing, and aesthetic values of human
communities and vital to the maintenance of
functional native ecosystetas. Whi | e t he a
greenways to "link" other resources is important, not
every greenway iscannector. Some stand on their

own as important linear recreational resources, like
trails and bikeway

The Parks and Recreation Commission has been
working through the development of a master plan to
expand the Cityods greenwa\
meking improvements and expansions to existing
facilities as well as incorporating new projects. As this
Master Plan was prepared, the Parks and Recreation
Commi ssion completed the u
and Recreation Plan. The new plan identifies
dewelopment and expansion locations of a Paved

| e e, L Recreation Trail System and improvements to ralil

The newly improved Riverwalk Park is a rightsofway.
wonderful example of a greenway.

5 The Center for Smart GrowtiGreenways Plarmmg, 2000.
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POPULATION

CHAPTER 3. POPULATION

The Cityds po
slightly during the 70s
and 80s but rebounded to
4,998 by 2010.

Population is among the most important measures to express growth and
its likely impact on land uses in a communifyherefore, it is vitally

i mportant to achieve an wunderstan
growth trends in order to prepare a meaningful and realistic Master
Plan. This section of the Community Profile Report is intended to
achieve an initial undert andi ng of the <charac
population and demographic trends.

To begin with, it is appropriate to determine the overall growth the City
has expéenced in the recent pdst. The community experienced
significant growth over the first half of the 20th century, with a slight
decline in the6 0 6 s ,and303follswed by a reboundinginh e 9 0 0 ¢
a n d ,@hild reported a total G population of 4,98in 2010

Figure 1. City of Allegan
100 Year Historic Population

6000 -

4801 4822 4838 4998

5000 - 4526 4516 4576 4547

3941

4000 - 3419 3637
3000 -
2000 -+

1000 -

1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010

It is also hel pful to put the Cit
the region and compare population growth with neighboring
communites. Figure 2 compares #tyearpopuation growth history

in Allegan with that of other communities in the County. The older
communities in the comparison (i.e., Allegan and Otsego) have struggled
to maintain their population baséhe suburban and rural areas of the
County have seen ralaly healthy increases. This may document the
overall pattern of odhigration from the urban to suburban and rural
areas commonly found in Michigan.

6 U.S. Census Bureau
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Figure 2. Comparative Rates of Population Growth
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Projections

For the purposes of this Communifrofile, statistical averaging
techniques were ut i épulaiendrovthoto tper oj e
year2040. These approaches are adequate to give a general sense of
growth trends but have limitations, especially in areas of rapid growth or
decline,that may run counter to statistical trends. Future trends are
based on past trends documented by the United States Bureau of
Census.

These approaches help give a sense of scale to future land use
requirements as well as the demand for various publiceseand
capital improvements. The following summarizes the projection
techniques.

West Michigan Regional Planning Commission Projectidons the
City and County are as followghe West Michigan Regional Planning
Commission calculates population pragats for the all of Region 8
after the release of each Census of Populdtieprojection was based
upon growth trends from 1970 to 2010 and extrapol&e?03D and
then to 2040

CITY OFALLEGAN
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WESTMICHIGAN REGIONAL PLANNING COMMISSION PROJECTION*

2020 2030 2040**
2010 Population Population Population
Population Projection Projection Projection

City of Allegan 4998 5,166 5,335 5,511

Allegan County 111,408 123,454 135,498 149,378

*  From the WMRPC: Projections are based on trends (10, 20, 30, & 40 year
percet and numeric change) and may not
future.

*  The WMRPC does not project City or County population through 2040, this
figure results from an extrapolation of the rates of growth projected from 2010
through 2030 for anther ten years.

The Growth Rate(or geometricMethod projects future population
growth or decline based on the rate of growth in the City in the past.
Utilizing the growth rate method, the following assumes that growth in
the future will occur at theame average ratehas occurred annually
sincel960. As indicated above, the Ci
in the 1970s and 1980s but recovered in the 1880s2000s Using

this approach over a fidecade time span helps to smooth out this
valiance, but it also results in a very modest annual rate of growth.

GROWTH RATE METHOD
Average Annual

Growth Rate
19602000 2010 2020 2030 2040

City of Allegan 0.0729% 4,998 5,03# 5,070 5,107

The Arithmetic Methodis similar to the growth ratmethod in that
population projections are based on growth that occurred in preceding
decades. This method, however, bases population growth on the overall
average increase in the number of persons per year, rather than on
growth rates. The following pections are based dhe average net
increase 0176 persons betwael960 and 20Q, in the City of Allegan,
based on U.S. Census figures as reported in the County Plan.

CITY OFALLEGAN

19 A COMMUNITY MASTERPLAN



POPULATION

ARITHMETIC METHOD

Average
It is reasonable to Increase Each Decade 2010
predict that the (Number of PersonsPopulation 2020 2030 2040
population will
approach .
approximately 5,078 City of Allegan ~ 35.2 4,998 5,033 5,068 5,103

persons by the year
2020; 5,158 by the year

2030; and almost 5,240 . . : :
Erg, thae”;gjr 2040. Each of the projeéion techniques illustrated here assumes that the City

will continue past patterns of growth. However, growth in housing and
population in Allegan will be impacted by many factors. These include
the types and quality of housing permitted or encouragédh wine

City, the image of Allegan as a desirable place to live, the public school
systems, the quality and quantity of commercial and industrial
development, and the overall economic health of Southwest Michigan.

SUMMARY POPULATION PROJECTION SUMMARY

2010 2020 2030 2040
WMRPC 4,998 5,166 5,335 5,511
Growth Rate 4,998 5,034 5,070 5,107
Arithmetic 4,998 5,033 5,068 5,103
Average 4,998 5,078 5,158 5,240

Age, Gender and Racial Characteristics

Comparing the age distribution of a community over time provides
another opportunity to measure change. Also, an age breakdown of a
communityobés residents helps to de
and recreational fdities that may be neededn 201Q the median ge

of Allegan residents was 34/@ars which wagss than that ofhe

County (38.9year} andless than that afhe State and the U.S38.9

and 37.2years, respectively)he median age represents the {paioht

in the range of all ages within the City and County withhatfeof the

Defy;ggaﬁ‘ﬁg’n”das' iﬂg population younger and olf of the population older than the
population of the City of median. Typically, the median age is viewed as an appropriate measure
Allegan is getting of the overall age of the populatioBefying national and local trends,

younger.

the population of the City of Allegan is getting younder2000, the
median age of th€ity was35.2years; and b3010it had fallento 34.6
years.
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Figure 3. Allegan Population Age

AGE

80 to 84 years mMale mFemale
70 to 74 years
60 to 64 years
50 to 54 years
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30 to 34 years
20 to 24 years
10 to 14 years
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5 4 3 2 1 0 1 2 3 4 5
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In general, it is possible twlentify more uniformity in the age
distribution as the population ages. The aging bfe A baby bo
generation(46 to 64 yeaslds in 2010 is clearly evident. As the
children of that generation continue to mature and have children, there

is less v@ance in the numbers of individuals from one cohort to the
next. This greater uniformity suggests a slowing in the rate of natural
growth of the Cityds population a
through inmigration may continue and at least j@dist offset this trend.

The 20 to 64 years age group is important as it represents the prime
wagesarning population and includes the seb for family formations.
About58.26oftheComnt y 6 s popul 2Qii6dage groap, | s
while abouts9.%% of the City also falls into this category. Within this
group is the prime family formatigears (20 to 44 year old8%86) and

the Aempty nest er Z80).(These contbinedl 4gey e a
groups include the majority of the population. Theyregent the
demand for singfamily housing stock and recreational facilities; and
they signal future increases in the under 5, and 5 to 19 years age groups,
and increases in retail trade.

As asuls et |, t hestfeemmt ygrmoa p 25ccofther i s e
Citybébs residents. Persons in thi
peak earning potential and have higher disposable incomes. The age

7 US Census Bureau, 2010.
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group of 65 and older represented

2010 Allegan Racial overl3.1%of the Cityos
Breakdown White 201Q and it comprised abolit3% of
91.4% the population in the County.

Other
0.5%

Two or Mor
Races
2.4%

Asial
0.8%

The City is approximately half raal
(48.20) and half female(51.6%).
Racially, Allegan is a predominantly

white community. Approximatel§%
Black or of the population of Allegan is of a
African racial minority. However, the total
Arze;)/coan diversiy of the communitydecreased
American ' over the past decade despite increases
Indian and between 1980 (6%), 1990 (9.9%) and
Alaska 2000 (12%).
Native
0.6% Education

The Allegan Public School District
(APSD), the Allegan County Intermediate School District (ACISD) and
the Allegan County Areaethnical & Education Center serve the
residents of Allegan. Schools within the City include three elementary
buildings and theAllegan Alternative High Schoblilding. Located
within Allegan Township are Allegan High School, L.E. White Middle
School, ad Pine Trails Elementary. Total enrollment within the
Allegan Public Schooler the 2013/2014 school ye& currently over
2,631students.

The 20105yearAmerican Community Survéydicates that within the
City of Allegan approximateB®.4%6 of the pgulation over 25 years of
age have the equivalent of a high school educatidmgher with
14.1% having a bachel@ degree or higher. In Alleganudty overall,
approximately88.9% of the population has at least a high school
education witHL9.4% repotting a bacheld@ degree or higher.
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With the exception of the
City of Otsego ($39,938),
all of the communities
that neighbor Allegan
reported greater median
household incomes.

Figure 4. 2010Educational Attainment in Allegafi

Graduate Less than 9th
Bachelors Degree Grade

Degree 4% 5%
10%

Some high

Assoc. Degr SC;:;OI
9% 0
Some Colle ]
21% High School or

Equiv.
46%

By way of comparisonhe U.S. Census reports th&8.0% of the
population in Michigan has a higschool educatioror higher and

25.00 has a b a cde,e dr ohigltes Thedetorg,r a greater
percentage of the population of Allegan has attained at least a high
school education, when compared with the State overall. However, a
greater percentage of the statebo
degrees at thellege or graduate level.

Income

Median household income is commonly used as a fair measure of the
comparative economic strength of an area. It is also a helpful indicator
to identify differences among jurisdictions. Figure 5 below compares the
median household income in the City with its nearby neighbors, the
County and the State of Michigan. The median household income in
the City was$40,673 compared with$50,240 in the County and
$48,432 in Michigan. With the exception of the City of Otsego
($399398), all of the communities that neighbor Allegan reported greater
median household incomes.

Income growth is frequently cited as a better indicator of economic
health than static information on median incomes. It is, therefore,
appropriate to determe whether the purchasing power of Allegan
residents has improved relative to that of their neighbors.

8  American Community SurveyY®ar, 2010.
9
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While the entire Allegan
region has seen
moderate improvement
in incomes during the
2000s, City residents
experienced one of the
smallest increases.

Figure 5. 2010Comparison of Household Incom&s
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Total per capita income change is another important indicator of the
economic viability of a commity. This measurement simply divides
total income in the community by its population. Neither median
household incomenor per capita income is a perfect measure of
economic health, because each has limitations. Per capita incomes can
seem to understatee economic viability of a community as compared

to its neighbors if a greater percentage of the population is not employed
(ie., children or retirees). On the other hand, median household income
reflects the midpoint in the range of all household iremmMedians

are a useful measure, but can be skewed by outlying values that distort
the range.

In 200Q the per capita income the City of Allegan was $17,0@6d

by 2010 increaseda $18,928 an increase of almodtl% over ten
years: During this period, per capita incomes in Allegan County
increased fror$19,918to $23,108 an increase df6%, while per capita
incomes in Aegan Township increasdéy 15%. In fact, per capita
incomes in the City grewt @ rate significantly belomost of the
compaison communities, as illustrated in Figure 6.

10 American Community SurveyY®ar, 2010

1 The U.S. Census Bureau reports per capita income in current year dollars and to
develop an accurate eaxatlon of true income growth it is necessary to adjust
earnings to a common dollar value.
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Figure 6. Comparative Growth in Per Capita Incories
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While the entire Allegan region has seen famtyglestimprovement in
incomes during th&000s, City residents experiencede of the smallest
increases

Although the relative improweent in incomes in the City was quite
modest, City residents did experience real income growth 20@ts.

In fact, theConsumer Price Index reflects an overall rate of inflationary
growth of about 29.34% during the dée& Thus, after accounting for
inflation, the gross per capita income increas¢he City of Allegarby
about 52%resultng in an actual increase in purchaspuyver of about
21% during the 2008

2 U.S. Census Bureau, 2080d American Community Survey, 2010.

13 US Department of Labor, Bureau of Labor Statistics
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CHAPTER 4. HOUSINGAND ECONOMIC DEVELOPMENT

A broad mix of housing types throughout the City characterizes Allegan.
Multifamily units are mixed in the singgenily units. Owneoccupied
homes neighbor rental properties. This provides a good balance in many
neighborhoods and improves stabilitheThomes in Allegan have long
been the source of pride for local residents. Much of the housing stock
is older and beautifully maintained. These homes are a good indicator
of longterm financial and social investment in the community.

Figure 7. 2010 Housing
Occupancy

® Occupied
85.1%

B Vacant
14.9%

2010 Housing Tenure

B Renter
occupie
41.8%

® Owner
occupied
58.2%

Housing

There ae 2,334housing units in the City. Of
those 347 (14.9) were vacant Generally,
when housing vacancy rates exceed 5%, there
Is some concern for neighborhood stability. If
vacancy rates exceed 10%, the neighborhood
may be experiencing blightThe City fas
demolished vacant and rundown homes by
ordinance in the past, although there is no
formal housing demolition program.

Another good test of the health of a
community is the ratio of renteccupied
housing to ownesccupied housing. Generally
communties strive to achieve a 2:1 or even 3:1
ratio of ownepccupied to rental housing
withinthe marke . T he Cilessythins r a
2:1 reflects a faibalance of both types of
housing tenure for an urban area.

It is important that the rental units areoin

heavily concentrated in one area. Instead,
rental housing should be well distributed
throughout the community as it is in Allegan.

Locating singlamily rental housing among owioecupied housing
helps to hold rental property owners to the same atdadas
surrounding homeowners.

In the 2010 American Community Sun&80rental housing units were
reported While some of those rental properties are part of larger
housing complexes or hotels, most are nétcording to the Code
Enforcement Officenmost of the landlords in the City do an excellent
job maintaining their properties. However, it oftien be difficult for a
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single person to manage multiple properties and maintain them at a high
level of quality.

New Development and Redevelopment

New residential growth h&gen limitedo nonein recent yearshis has
been primarily because the city is nearly-twiltThe new projects that
have been proposed and constructed have dmerersions of existing
structures to senior living facilitiesdacomplexeso maximize the yield
of the limited remaining lands.

Figure 8

City of Allegan Building Permits

120 - 103 101

100 4 82 81 81

80 -

60 -

40 -

20 1 1 0

0 T T T T

2010 2011 2012 2013 2014
m New Construction m All Building Permits

Figure 8 above breaks down the yearly construction activity in new
housingconstruction anall other types of building activityrhe almost
complete lack of newonstruction illustrates the lack of available
residential landn the City The higher numbers of rehabilitation and
additions demonstrates an investment in older homes and shows there is
still significant value in the existing housing stock.

There are a few vacamtunderutilizedparcels throughout the City that
could be developedr redevelopedor residential uses. As currently
zoned, these developments would need to befinglg in nature. In
addition, some scattered parcels exist throughout the City for infill
development.

The 2010 American Community Survey'&ar Estimategported that
the majority of ownesccupied homes in the City of Allegan are valued
between $50,000 an#149,000(63.20). Nearly tenpercent of the

CITY OFALLEGAN

28 A COMMUNITY MASTERPLAN



HOUSING AND ECONOMIC DEVELOPMENT

homes were reported to be valued s& than $50,000, suggesting a fair
amount of affordable housingpportunities. In addition46.®%6 of
homeowners reported their monthly costs for themes to be less than
20% of their household income. This demonstrates the affordability of
the housingstock in Allegan. The Federal Department of Housing and
Urban Development uses ahed of household income as a typical
upper limit for housing costs.

Figure 9

2010 Housing Value of Owner Occupied Unit

$100,000 to
$149,000
36.2%

$50,000 to $99,99

27.2% $150,000 to
$199,999
10.7%
less than $50,00, $200,000 to
9.7% $999,999

16.2%

Source: American Community Survey 5-Year Estimates, 2010
Historic Districts

SeveralHistoric Districts were established to preserve the historic
character of the housing stock in parts of the City. Four of these
districts are on the National Register of Historic Places. The remaining
three districts are protected by local ordinanceardwements to homes
within these districts must meet historic guidelines established by the
Historic District Commission. Map 3 illustrates the location of the
Cityés Historic Districts and sit

Housing Quality and Violations
The housing code is eméed through biannual inspections of rental

properties and by complaint. The City has not undertaken a
comprehensive housing quality survey to evaluate the impact of its
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Neighborhood
association programs
can be very effective in
building community
capacity and improving
quality of life in
neighborhoods.

housing code enforcement program. A housing quality survey can be a
good tool whenhtere is a marked decline in the quality of housing stock

in a particular area. Such a survey targets homes for improvements and
seeks funds for the rehabilitation. The survey can evaluate such exterior
home elements as foundation, roof, facade conditpmrsh structure,

paint, and other detailing. This type of evaluation can be an important
benchmark to gauge progress in neighborhood improvement.

Neighborhoods

Many older urban cities have developed neighborhood associations to
facilitate housing imprements and other social issues at a
neighborhood level. @ These associations may form under City
sponsorship or spontaneously. Neighborhood association programs can
be very effective in building community capacity and improving quality
of life in neighbanoods. The City of Allegan has not designated
neighborhood boundaries aside from the Historic Districts and does not
have a neighborhood association system in place at this time. However,
the City is laid out in a manner that easily lends itself tocitmeation

of such a neighborhood association system.

Such groups can organize community and neighborhood events such as
neighborhood cleamps, house painting, or assisting elderly and others

in housing improvements. In addition, the organizations giynéave

a social component that organizes educational programs related to
employment, child care or domestic violence. They canuset
neighborhood watch groups and engage citizens in community policing
training.
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EcoNnomIC DEVELOPMENT

Table 1 illustrates occupation categories for Allegan, Allegan County and
the State of Michigan, which have been broken down into Census

categories.
Table 1
Categorized Occupatiorier 2010
City of Allegan Allegan County State of Michigan

Occupation % of % of % of

Em— Employment Total Employment Total Employment Total
Farming & 23 1% 1,600 3% 54,946 1%
Natural
Resources
Construction & 735 35% 13,043 32% 1,001,020 23%
Manufacturing
Trade & Sales 454 21% 7,902 15% 629,908 14%
Transportation 41 2% 2,516 5% 181,648 4%
& Warehousing
Professional, 453 21% 9,883 19% 1,092,843 25%
Scientific,
Management,
and
Administrative
Education, Art, 416 20% 12,872 25% 1,409,420 32%
Healthcare, and
Social Assistanc
TOTALS 2,122 100.0| 51,416 100% | 4,369,785 100%

%

Source:American Community Surveyy®ar 2010

Relative to the State, employment in the City tends tonfakk heavily

i n tchnstruction and manufacturiag a rrdde @nd sales
categoriesthantpr of essi oeménfadda manladuc
heal t trtades.r €h@se occupations can be characterized by lower
wage rates than tipeofessionakhanagemenrand edu@tion/healthcare
categories This is consistent with the income information reported in
Chapter 3, which shawboth per capita and household incomes in the
City tend to be somewhat lower than in surrounding areas.
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Service sector
businesses have all
expanded in physical
size, although
employment in these
areas has not
necessarily
increased.

The major businesses that impact the City of Allegan, their products,
and the number of current employees are illustrated in Table 2 below.

Table2
Major Employers in the Allegan Area
No. of Employees Product
. Pharmaceutical
Perrigo 3,198
g Products
Allegan Metal Finishing 90 Zinc Plating
Road Commission 50 Road Maintenance
Allegan Public Schools 475 Education
Table 2, contdd
Major Employersn the Allegan Area
No. of Employees Product
Allegan Tubular 85 Tubing Fabrication
B&G Custom Works 35 Custom Metal
Fabrication
Allegan General Hospite 350 Healthcare
Milbocker and Sons, Ing 99 SEEH e B_,rldge
Construction
Allegan Area Education: :
. 425 Education
Service Agency (AAES/
Allegan County 400 Public service

Service sector businesses such as Allegan Countllefy@n Area
Education Service Agen¢}AESA) Allegan General Hospital, and
Allegan Public Schools have all expanded in plhysize, although
employment in these areas has not necessarily increased.

Due to the Great Recession, Haworth eliminated its Allegan
manufacturing location in 2009, laying off approximately 200 workers.

The resulting increase of unemployment is notthtrilocalized to

Allegan Township. Surrounding Townshipay have also been affected

by the economic slowdown and resulting laydtfie impact of the
Great Recession on the unemployment irat&llegan County and the
State of Michigars shown in Table.3
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Table 3
Annual Unemployment Rate20072013

Community 2009 |2010| 2011

Allegan County 12.69412.1% 9.0%
State of Michigah 13.59%412.7%10.4%

Source: Bureau of Labor Statistics
*Not sasonally adjusted

Table 4
Comparison of 2001 Real Property Valuatidh

Agricultural Commercial Industrial Residential
TCV % of TCV % of TCV % of TCV % of
Jurisdiction (millions) Total (millions) Total (millions) Total (millions) Total

Allegan City $ 0.0091 0.01% $ 17.336 20.09% $ 9.430 10.93% $ 59.504 68.97%
Allegan Co. 477.075 14.3% 335.250 10.05%  185.626 5.56%  2,320.39 69.56%
Allegan Twp. 15.259 13.94% 11.081 10.12% 4.144 3.79% 78.594 71.80%
Otsego City 0 i 10.342 13.60% 9.638 12.67% 56.072 73.73%
Otsego Twp. 12.218 9.62% 23.352 18.38% 1.001 0.79% 90.495 71.22%

TrOWbT”dge 23.947 33.94% 2984 4.23% 0.085 0.12% 4337 61.47%
wp.
Watson Twp.  14.595 28.17% 3.801 7.34% 0.172 033%  33.239 64.16%

Note: The % of Total figures are based oridtad real property valuation for the jurisdiction which, for
some communities, also includes the fAdevel op

14 Allegan County Equalization Department, 20Bdualization Report, April 26,
2002.
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The tax base for the City of Allegan is approximately proportional to
that of the County. That is, residential pesties account for about
70% of the tax base in both the City and the County. However,
commercial and industrial property are more prevalent in the City while
the County overall also includes significant lands in agricultural uses and
the City has onlyree such property.

This is refl ect iovwet 0o fn atthuer er eolfa ttihve
to its rural neighbors and the County overall. Interestingly, when
comparing Allegan to its most similar neighbor, the City of Otsego,
Al | e gan 0 s pettyobasa shows a grdatergalamce among property

types.

This balance, or lack theredi, the local tax baseaybe a factorin

future land use decisions and municipal revexpense projections for

both the City and local school districas residemdl properties tend to
require government and school services valued in excess of the property
tax revenues they generate. Typically, residential uses require between
$1.10 and $1.30 in municipal services (i.e., schools, police, fire, roads,
parks, etc.for every $1.00 contributed in tax ba¥e. This can be
overcome somewhat by encouraging higresity housing development

and other more revendr@ensive projectssince denser developments
utilize landand utility servicesiore efficiently.

15 Thomas, Holly L.The Economic Benefits of Land ConsePlatioing & Zoning
News, January, 1993.
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CHAPTERS. LAND USE AND DEVELOPMENT PATTERNS

LAND CoVvER/U SE

Land cover in the City of
Allegan spans the entire
range from sensitive
environmental features
to intense urban
development.

The total land area dhe City of Allegan is abodt28 square més or

2,744 acres. Allegan has developed as an urban area surrounded by
agricultural uses and open lands. The City has defiekd downtown
locatedin the center of the town around the Kalamazoo River and
surrounded by fairly dense residential uses with commercial and
industrial uses following transportation corridors.

Landusedescribes the vegetation or land use that occupies the land in a
given community. The langsein Allegan is reflected ilap4. The

mapis based on computerizeping prepeed by the Allegan County

GIS Department from Michigan Resources Information System (MIRIS)
andupdated for 2014 by Williams & Waoskising the most recent aerial
photography MIRIS is an effort to create a "statewide computerized
database of informatioreptinent to land utilization, management, and
resource protection activitiés.1t is important to note that thenapwas
prepared from aerial photography and reflects composite groupings of
land uses categories. MIRIS information is not bounded by paesel

but instead follows natural systems. The origiregping for Allegan
County was done in 1978hd was updated with a land cover change
comparison in 1996 Thus, the MIRISmapping system is useful for
general impressions of land cover but can deckome misinterpreted
features. Therefore, this Community Profile Report includes both the
MIRIS mapand a land us@Map4) and zoningnap(Map5).

MIRIS data depicts some 52 categories of urban, agricultural, wooded,
wetland, and other land cover types for ¢inéire State of Michigan
Since the City of Allegan has maintained an urban development pattern
for many years, the 19a8d 1996MIRIS maps arestill fairly accurate

in comparison to other communities. TRO14 update reflects only
minor changes includg slight expansions of residential areas and a shift
of some expansions of industrial development in formerly vacant areas.
In the completion oMap 4, the 52 land cover categories of the MIRIS
system have been consolidated el®vencategories whichre more
descriptive and useful for the purposes of this Community Profile
Report.The results of the 2014 update are as follows:

16 Michigan Department of Natural Resourdd&ghigan Resource Inventory Program
established under the MichigResource Inventory Act, 1979 PA 204.
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Shrubland

4.8%

Extractio
0.2%

Water/Wetland

6.3%
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Recreation 11.7%
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Figure 10. Land Cover 2014

Trans/Utilities

Residential
30.5%

Commercial

Institutional 4-9%
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LAND USECATEGORY

CLASSIFICATION

Residentiaf835 acres
Commercia(l35acres)
Industrial(321acres)

Institutional (69 acres)

Agricultural(46 acres)

Water/Wetlandg537acres)
Wooded(383acres)
Shrubland(132 acres)
Trans/ Utilities(173acres)
Extraction(6 acres)

Outdoor Rereation(102acres)

LAND COVER DESCRIPTION

Including single and multfamily
dwelings

Neighborhood scale commercial and
highway commercial areas

Industrial, utilities, assembly
manufacturing

Colleges, schools

Cropland, orchards, permanent
pasture, other agriculture

Lakes and streams, wetlands
Woodsand tree plantations
Herbaceous and shrubland

Airport and utilities

Parksplaygroundscemeteries,
dunes, and beaches
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Land Use and Zoning

Map5ist he Ci tyods nep iAs & neanty fultyduatiutn g
community, Al dneé tpadn ussmapsz are ireasgnably
consistent. In addition, a zonimgap typically follows property lines
and rightofway, so it results in a more recognizable pattern in the
community. It does have the limitation, however, of characterizing an
entire pacel by its principal use, even though much of the site may be

vacant land.
Although residential Although residential land uses predominate and constitute more than a
land uses predominate quarter of the City, Allegan has maintained almost as much land as open
and constitute more q o .q
than a quarter of the and natural land. There is a sigrant area planned and zoned for
City, Allegan has industrial uses. However, much of the industrial areas on the east side

maintained almost as

much land as open and of the City remain vacant and open, awaiting private investment.

natural land.

The open space uses naturally tend to follow the Kalamazoo River, with
a large lock of forested land in the southwest corner of the City. The
community is blessed with this important natural feature which offers
the benefits of recreational opportunities and natural beauty. Of course,
the rivero6s f | oodpl enpontantnimiwtion il e r «
any land use analysis (see Chapter MapSB).

dowmov'\v/'r?g‘r’oogéﬂs Commercial areas are concentrated within the downtown area and along

owners have found M-89. The uses in the downtown tend to be traditional small town

the use of upper commercial buildings of twand threestories with retail uses on the

stories to be difficult. . . .
ground floors and office or residential uses above. However, many of

the downtown property owners have found the use of upper stories to be
difficult. In addition, the Allegan community has seen the development

of suburban commec i a | Astrip cen@B®rgiof-patt
way on both the east and west sides of the City, extending into Allegan
Township. Land uses in these newer commercial strips include fast
food, convenience retail and services. To date, Allegan has no
witnessed fAbig box0o suburban ret a
are found in the Plainwell/Otesego community immediately to the east.

As the County seat in an agricultural setting, Allegan is the home of the
County Fairgrounds. The facility prossda unique combination of
services and facilities that are used by residents of the City of Allegan for
recreational pursuits. The Fairgrounds contain 83.2 acres of land area
with over one mile of frontage on the Kalamazoo River. The
Fairgrounds contaian undeveloped small boat launch facility, and the
shoreline is frequently used for access to the River by fishermen. The
Fairgrounds contain a number of display buildings, used for the annual
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County Fair activities, plus an 8,500 seat performanceastdgeone
mile oval direct horse track.

The Fairgrounds also contaiRgneer Village,group of 15 buildings,
relocated from various sites within the County, which depict the life and
time of the area in the 1890's. The Village is open for visitidng
weekend events and at other scheduled times.

PREVIOUS PLANNING EFFORTS

The City has worked on a number of planning projects since the last
Master Plan updated, and one of the purposes of this plan is to
incorporate previous efforts into this conipmesive Master Plan.

Downtown Allegan Riverfront Development Project

This Plan, adopted in 2013 included the preparation of a design concept
and accompanying urban planning strategies for a riverfront
redevelopment project. The proposed site includes tdami&zoo
Riverfront that borders Downtown Allegan along Hubbard Street. The
City of Allegan, the Allegan Downtown Development Authority, and
local stakeholders envision transforming the identified riverfront site
into a quality destination space recognibeslighout the region.

Downtown Strategic Plan

In 2004, the City of Allegan adopted the Downtown Strategic Plan.
This plan serves as a development guidebook by which decisions
affecting the downtown commercial area can be evaluated, and thus is a
key ebcument, and its goals and objectives should be reflected in this
Master Plan.

This Downtown Strategic Plan also addresses development which will
occur in downtown Allegan in the next ten to fifteen years, what the
nature of that development should beg @amwhat manner the City and

the DDA can promote such developmdhtestablishes actions which

the City can take irorder to improve the existing conditions in the
district and promote desiretbvelopment.
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CHAPTER 6. COMMUNITY FACILITIES AND SERVICES

Community facilities, such
as schools, parks and
public buildings play an
important role in
maintaining and improving
quality of life.

Community facilities, such as schools, parks and public buildings, play
an important role in maintaining and improving quality of life. This
chapter discusses these facilities and the comprehensive development
needs of the Gt Map 6 illustrates the location of the community
facilities discussed in this chapter.

Public Schools

The Allegan area is servedAllegan Pubic Schools and the Allegan
County Intermediate School District. Private and parocégalools
provide alternatives to public education. All Allegan schools are fully
accredited through The North Central Association of Colleges and
Schools (NCA).

The district includes one high schoohe alternative high schoalne
middle school and fowelenentary school#\s ofSeptember 201tere
were2,625 studentsenrolled in the district The school district has a
71.1% graduation ratand the high school has a 91.3% graduation rate

The following schools are located within the City of Allegan:

Administration Building; 550 Fifth Street
Allegan High School; 165040

Alternative High Schopb50 Fifth Street

White Junior High School

Dawson Elementary School; 125 Elm

Pine Trails Elementary School; 2950 Center
North Ward Elementary School; 440 &ibtreet
West Ward Elementary School; 360 Vernon

w w W W W W W w

There are no opportunities for higher education in the City, although
sever al coll eges are within an ho
private school located a #3#nute commute to the northwesh
Holland. Several schools in the Kalamazoo area including, Kalamazoo
College, Kalamazoo Valley Community College and Western Michigan
University are just a half hour commute to the southeast. Schools
located in Grand Rapids, include Grand Valley Stateveisity,
Aquinas College, Calvin College, and Davenport University are all
approximately an hour to the north.
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Park Facilities and Recreation Plans

The City of Allegan Parks Commission was established by ordinance in
June of 1990. mdryeres@osibihtiessirelude thé s
improvement of parks and the establishment of organized recreation
programs. This commission develops short and
longterm plans involving public parks and
recreational facilities and programs.

The City of Allegan comgied the City Parks
System Master Plan in the spring of 200he
plan described the community, inventoried all
of the recreational facilities for the City, created
an action program and created a basis for action.
The plan was tailored to meet the retoeal
needs of the City through 2008The City of
Allegan Parks Commission, as well as the
Allegan Township Planning Commission
prepared a joint recreation plan in 2014 with
Sue Lange Memorial Park provides a very attractive help frc_)m_the West M'_(:hlgan Reglor_lal Planning
oasis in the City. Commissiorf. The joint recreation plan
provides an update to the 2003 plan and
incorporates both the City of Allegan and Allegan Township into a
comprehensiveoordinatecparks plan

o o iy

Within the City there arer8.7 acres of parks, six schools with park
facilities, and the Allegan Countgifgrounds. In addition, there are a
number of private recreational businesses in Allegan. The following
parks are located within and maintained by the City of Allegan:

§ JayCee Park 6.2 acres
8 Rossman Park 2.5 acres
8§ Sue Lange Memorial Park 0.4 acres
§ HansonPark 1.2 acres
§ Mahan Park 0.7 acres
8 Riverfront Park 1.3 acres
8 Trestle Trail Park 2.5 acres
8 Water Street Riverfront Park 0.9 acres
8 Wellness and Sports Complex 63.0 acres

17 City of Allegan, City Parks System Master Plan, 2003.
18 City of Allegan & Allegan Township Joint Recreation Plan: 2018
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Together these parks tota.7acres of recreational facilities.

Other Publicly Owned Facilities

Allegan is blessed with many community facilities that support a wide
variety of cultural activities. These facilities include:

Griswold Auditorium

The Regent Theater

The Allegan Area Community Center

The Allegan Area Arts Council

AlleganCounty Historical Society & Old Jail Museum
The Allegan Community Players

The Allegan Library

The Allegan County# Club

The Allegan County Fairgrounds

w W W W W w w w w

The Parks Commission has a strong interest in the development and
expansion of a Paved Recreation |T8yistem. Currently the Trail
System exists in segments throughout the City with several portions
developed along the River. These sections include the Riverwalk, the
Water Street Park and the Trestle Trail. Given the popularity of such
facilities in oher Michigan communities, it is likely that the updated
Parks System Plan will further this goal.

Public Safety Services & Facilities

Allegan is divided into five sections for the purpose of community
policing. Each officer is assigned a section amdsmonsible for
maintaining contact with citizens and captains of that section. Section
liaison officers are trained in recognizing problems in their section.
These officers report on patrol hours in their section, including foot,
bike and cruiser patrol Officers attend school programs and special
programs in their section.

The Pol i ce ViBes@atenenios the Gommunity Policing
Program igo lead in developing collaborative working partnerships with

all of our community and service prov&leo that each and every citizen
may enjoy the highest quality of life. Personalized community service
shall be provided through Section Liaison Officers. Through our
leadership, courage and relentless pursuit of service excellence, the City
of Allegan wi lead the Law Enforcement Community into the twenty

first century.
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The Cityos Fire Depart ment I S I«
provides one futime staff member and 22 pad<call professional

staff. The City cooperates with surrounding communitiea mutual

ai de agreement so that t he City
augmented as needed with personnel and equipment from neighboring
communities.

The Allegan Fire Department offers programs for youth education about
fire safety. The Dapment facilitates two hands workshops a year

in elementary school classrooms throughout Allegan to teach children
about the dangers of fire within the home.

The Allegan Fire Department completes fire code inspections when
buildings are new or wheomplaints are received.

Downtown Development Authority

The City of Allegan Downtown Development Authority (DDA) has been

in existence fomore than a decadend has sponsored a number of
redevelopment activities in the core of the
community. A DDAIs an instrumental of
the municipality, created under the auspices
of the Downtown Development Act (Act 197
of the Public Acts of 1975), with
responsibility for planning and carrying out
redevelopment of a targeted area of the City.
The focus of the DDA d4s largely been on
aesthetic improvements to the streetscape
and the riverfront areas of the community.
Several businesses have responded to the
stimulus of public investment with private
redevelopment initiatives that help to foster
the momentum of renaal in the
community.

An example of private investment in the improvement of

the downtown area

The potential exists that
at least one of the
County facilities may be
acquired for
redevelopment.

The City of Allegan is the County seat of

Allegan County. As such, downtown
Allegan has historically beehome to most of the Allegan County
governmental offise The County facilitiesccupiedwo square blocks
with offices in saral buildings and surface parking lots. Theseda
administrative offices, Court s, t
Jail. In 2002 the County announced plans to relocate some of the
County operations to an annex facility located north of thg @i
Allegan TownshipAs of 2015, most of the Allegan County government
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