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Chapter 1

The Planning Process

INTRODUCTION

This document is the outcome of a year-long effort by the City of Vassar Planning Commission to
draft a new Master Plan and to steer the course for the future. This document reflects the
community's concern for the future development of Vassar and conveys a strong commitment to
retain and strengthen the local quality of life. The preferred future, or vision, for the City of Vassar
is outlined within this Master Plan. Specifically, the vision is expressed in the way this Master
Plan:

e Documents citizen input on community needs and services,

e Articulates goals and related actions to be accomplished by local leaders,

e Provides an overall view of future physical development of the City of Vassar, and

e Presents a map that shows locations of how land is proposed to be used in the

future.

The Michigan Planning Enabling Act (MPEA), Public Act 33 of 2008, as amended, is the legal
basis for cities in the State of Michigan to develop a Master Plan. The main purpose of a Master
Plan is to guide and enable a community to establish a future direction for its development. The
Planning Act specifically gives communities the authority to prepare and officially adopt a Master
Plan, which serves as the primary policy guide for local officials when considering matters related
to land development. As a policy guide, the Master Plan is specific to the City of Vassar and
considers market trends, community character, environmental conditions, the availability or
capacity of public infrastructure and services, and the relationship to existing and planned land
uses. As such, the Master Plan aims to:

e Guide the use of limited resources in an efficient manner,
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e Promote public health, safety, and general welfare,
o Preserve the quality of the environment in the City, and
o Guide future zoning decisions.

Because of constant change in our social and economic structure and activities, this Master Plan
must be maintained through periodic review so that it reflects contemporary trends while
maintaining long-range goals. The MPEA requires the Master Plan be reviewed by the City at least
once every five years.

PROCESS AND STATUTORY REQUIREMENTS

The City of Vassar began the process to update its Master Plan in May of 2014. It contracted
with Spicer Group of Saginaw to assist the Planning Commission in the preparation of this Master
Plan. The Planning Commission met with the Spicer Group planning consultants six times
between June 2014 and February 2015 to work on the plan. As required by the MPEA, the City of
Vassar followed the required procedures for notifying neighboring communities and registered
entities so that each interested party was made aware of the planning effort and was provided an
opportunity to comment on the Master Plan.

The planning process began with a review and analysis of existing conditions and land uses in
Vassar. Then, a community input was sought through an online survey. Feedback from the
community along with the pertinent background data was used as the basis for the goals, action
program, and future land use outlined within this Master Plan.

A draft of this document was prepared in February of 2015 and delivered to the Planning
Commission and City of Council for review. On March 2, 2015, the City Council approved the
distribution of the proposed plan. The plan was then distributed to neighboring communities,
registered entities, and to Tuscola County for review. The final step in the planning process was a
public hearing that is required by the Michigan Planning Act. This provided an additional
opportunity for public information and input. Final Master Plan copies were prepared and the
Planning Commission adopted the Master Plan on May 18, 2015.

RELATIONSHIP OF A MASTER PLAN TO A ZONING ORDINANCE

Zoning is regulation of the use of land. A zoning ordinance controls how land is used today. It is
the law. A Master Plan is a set of policies, not a law. The Master Plan represents a community’s
future vision, while the zoning ordinance contains the rules that govern the path to that vision.
The long-range goals of the Master Plan are the basis for a zoning ordinance and zoning
decisions. State law requires that a zoning ordinance be based on an adopted Master Plan.
Zoning decisions that are consistent with the Master Plan are more likely presumed to be valid if
ever challenged in the courts.
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Chapter 2

Learning about Vassar

LOCATION AND HISTORY

The City of Vassar is located within the southwest portion of Tuscola County, Michigan. See
Figure 1. The City is situated at the junction of Michigan State Highway M-15 and the Cass River,
which transverses the heart of the City. The City of Vassar sits at the western edge of Vassar
Township and the eastern edge of Tuscola Township in Tuscola County. Vassar is seated in
Michigan’s “Thumb” region, an area known for its rich agriculture, picturesque towns, tourism,
and proximity to Lake Huron, the fifth largest body of fresh water in the world. Vassar is also
within an accessible range of important regional cities. Two cities with greater than 50,000
residents are within 30 miles of Vassar. Flint is about 29 miles to the southwest, while Saginaw is
about 20 miles to the west. Bay City is about 23 miles northwest of Vassar and Port Huron is
about 84 miles southeast. To the south, Detroit is about 81 miles away. See figure 1.

Native Americans of the Sauk eastern woodlands tribe originally traveled along the Saint
Lawrence River to settle in the Saginaw Bay area of Michigan prior to the arrival of European
settlers in the region during the 18t Century. The Sauk, Fox, and Ojibwe tribes all had a presence
in the area surrounding and near Vassar. At the site of downtown Vassar on March 1, 1849, four
men led by Townsend North and James M. Edmunds began the construction of a dam on the
Cass River. The development of the town of Vassar soon followed. Vassar was named for
Edmunds’ uncle, Matthew Vassar, who later founded Vassar Female College in Poughkeepsie,
New York in 1861. Edmunds borrowed $10,000 in 1851 upon the authorization by the Michigan
State Legislature to organize the town of Vassar. Within four years’ time, Townsend North had
streets laid and the village surveyed and platted. In 1850 a school district was formed and
classes began the following year in the new schoolhouse on the corner of South Main and Spruce
Street.
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The town’s abundance of Cork pine
which grew alongside the River
made it a prime center of
lumbering. Cork pine, a particularly
high-quality of white pine trees (so
named because its logs floated on :
water like a cork), lined the Cass . Mackinaw City
River and often reached a height of
150 feet and a diameter of three or
four feet. Vassar continued to grow
as a lumbering community with a
rise in population from 74 in 1854
to 264 in just ten years, and to

. ‘ Toronto
1,500 people by .1875. This growth W
was largely contributed to the

' ; et
improvements made to State Road, . Grand RUPI‘*S,%/
\

currently M-15, which was
campaigned for by North. Timber
was being floated down Cass River 4
for sales as far as Boston, “Chicago
Philadelphia, Chicago and St. Louis;
railroads soon followed. By 1873, 12
industries and multiple services and
stores were established within the
City. In 1873, the Michigan Central !
Railroad Company built a rail line i Vatia
connecting Detroit, Vassar, and Bay
City, which had a station in Vassar
that went into disuse in the late 20t
century.

Y . .
s » Lansing

L)
“ Detroit

The first charter election was held at :
the Union Hall in Vassar on April 10, o Aty ' SN
1871, at which Townsend North was ' :
elected president. North continued to ~ Figure 1. Vassar’s Location, in the Great Lakes Region and in the State.
hold public offices throughout his

lifetime. He served on school boards, and served as the Assessor of Internal Revenues of the

Sixth District of Michigan (as appointed by President Abraham Lincoln) and finally served as

Michigan State Senator of the 241th District in 1874. While acting senator, he introduced

numerous bills such as the incorporation of Vassar as a Village, mandatory school attendance,

and regulations on practicing medicine and surgery. Vassar’'s economy grew through the end of

the 19t century from a booming lumbering industry and related industries. Once the forest

resources were depleted, a diversified economy was developed which included agriculture,
manufacturing and commercial businesses. Today, Vassar is a City of more than 2,600 residents

with a variety of small businesses, a diverse stock of housing, and recreational opportunities.
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GENERAL DESCRIPTION OF THE POPULATION

Vassar’s population shrank by 4.5%
between 2000 and 2010. In 2000, the
City’s population was 2,823 people, and
by 2010, it shrank by 125 people to
2,697, which is still an increase over its
1990 population of 2,559. See Figure 1.
By comparison, population trends for
surrounding Tuscola County have been
starkly similar, with the County losing 2,400
2,497 of its 58,226 residents (4.3%)
between 2000 and 2010. The State of
Michigan as a whole experienced a

slighter decline, losing about 0.6% of its 3400

population during that time, or a little |2z000 P Al
under 55,000 residents. See Figure 2. 19700 1390 1980 2000 2019
These trends are indicative of the Figure 2. Population trends in Vassar, 1970 - 2010.

Recession of 2007-2009, which proved to
be one of the most difficult and long-lasting recessions in the State’s history. Additional
demographic, housing, and income facts about Vassar are provided in the table in Appendix A.

Governmental Unit 2000 _ 2010 _ 10-Year % Change
Population Population Change 2000-2010
City of Vassar 2,823 2,697 -126 -4.5%
Tuscola County 58,226 55,729 -2,497 -4.3%
State of Michigan 9,938,444 9,883,640 -54,804 -0.6%

Figure 3. Population trends in Vassar, Tuscola County, and Michigan, 2000-2010.

Figure 4 shows how the age distribution changed in Vassar from 2000 to 2010. The age group
with the largest proportionate gain was that of the 45 to 64 age group, increasing from 524
residents in 2000 to 662 residents in 2010, a 23.3% increase. For comparison, this age group
for the State of Michigan as a whole during the same period grew by 23.8%, from 2,230,978
residents in 2000 to 2,762,030 in 2010. This is the age cohort that will soon be entering its
retirement years. The needs of this growing generation will have special implications for long-
range planning in Vassar. For example, retirees are looking for more leisure time activities, tend
to have greater needs for medical care, and have changing housing needs. The number of
residents aged above 65 increased from 290 to 319 between 2000 and 2010, a more modest
increase of 10 percent.

The age group that declined the most between 2000 and 2010 was those between ages 5-19.
Vassar had 143 fewer residents in this age group in 2010 than in 2000, a loss of 16.2%. It is
important to note that despite this loss, the City still has a proportionally high percentage of
residents (27.5%) in this age group as compared with the County (20.5%) and the State (20.8%).
Similarly, the City has a relatively low median age of 32.5 in 2010 in comparison with the County
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(41.7) and the State (38.9). This is in large part due to the presence of the Wolverine Services
housing facility, which houses approximately 200-250 youths depending on the year. Without
factoring this housing, it is likely that Vassar’'s median age and percentage of persons age 5-19 is
closer to those of the County and State at large.

Overall, the City’s population is showing an overall trend toward aging as shown by reductions in
percentages of persons aged 5-19 and increases for those 45 and older. The City’s youngest age
group, those under 5, did increase by 17 residents (9.9%) between 2000 and 2010, whereas the
County and the State both lost residents in this age group between those years at rates of 11.1%
and 11.3%, respectively. In consideration of Vassar’s lower median age, and its large segment of
the population under the age of 35 (52.6%), this would be expected since younger households
tend to have more children than older households. This factor suggests that, looking toward the
future, Vassar’s trend toward aging is not as strong as that seen in other communities across the
State. The City’s population under 35 still holds 52.6% of the total population. See Appendix A for
more information.

Age Group 2000 Population | % of Total | 2010 Population % of Total
Under 5 years 172 6.1% 189 7.0%
6to 19 885 31.3% 742 27.5%
20to 24 161 5.7% 164 6.1%
25to0 44 744 26.4% 621 23.0%
45 to 64 524 18.6% 662 54.5%
65+ 290 10.3% 319 TT8%

Figure 4. Population by age group in Vassar, 2000-2010.
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Figure 5. Occupied vs. vacant homes (L) and owner-occupied vs. renter-occupied homes (R) in Vassar.

There were 1,154 known total housing units in Vassar in 2010. This compares to 1,062
housing units in 2000, an increase of 8.7%. Of the total housing units in Vassar in 2010,
there were 153 vacant units (13.3%). See Figure 5. In 2000, the vacancy rate was 6.7%.
The percentage of the occupied housing units that were owner-occupied in 2010 was 64.3%.
The remaining occupied units were renter-occupied, a total of 357 units, or 35.7%. By
comparison, there were 289 renter-occupied housing units in 2000, or 29.2%.

Vassar’s housing construction history is distributed widely across different decades. It is
important to note that no new housing units have been built in Vassar since 2010; an
indication of the severe slowdown of the housing market as a result of the 2007-2009
recession. Just over 70% of Vassar’s housing units were constructed prior to 1980. 47.7% of
Vassar’s housing units were built before 1960. See Figure 6 and Figure 7.

Vassar* Tuscola County Michigan
g?FEU%EI'LI-JlgllEJ SING Percentage of Total Percentage of Total Percentage of Total
2010+ 0.0% 0.0% 0.2%
2000-2009 8.2% 7.7% 10.4%
1990-1999 14.2% 12.5% 12.8%
1980-1989 7.2% 8.6% 10.0%
1970-1979 11.9% 19.5% 15.4%
1960-1969 10.8% 12.3% 12.2%
1940-1959 21.6% 17.8% 23.7%
1939 or earlier 26.1% 21.6% 15.3%
% Housing units built o o o
prior to 1980 70.4% 71.2% 66.7%

* These figures have a margin of error ranging from +/- 2.0% for units built after 2010 to +/- 5.4% for units built in 1939 or
earlier.

Figure 6. Ages of housing structures in Vassar, Tuscola County, and Michigan as a whole. Source: 2012 US
Census estimates.
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The median household income in Vassar was
$41,875, according to 2012 Census estimates.
In Tuscola County it was $43,463 and in the
State of Michigan it was $47,175. It is important
to note that, despite a rise in median household
income for all of these geographies during the
period from 2000-2010, none of these median
household incomes kept up with the rate of
inflation. See Figure 8.

The median value of a home in Vassar was
$94,000 in 2012 according to Census
estimates, which rose from $69,000 in 2000.
This is less than Tuscola County at $101,000,
which rose from $87,000 in 2000, and the
State of Michigan at $119,200, which rose
from $115,600 in 2000. For the City, median
housing value remains considerably lower than
in Tuscola County and in the State of Michigan.
See Figure 9. However, it is worth noting that
median home values did not rise enough in
Tuscola County or in the State of Michigan
during that time frame to keep up with the rate
of inflation, as projected by US Labor Bureau
estimates, whereas Vassar’'s housing units
saw a median value that remained slightly
ahead of the rate of inflation.

Throughout the State of Michigan, the
percentage of individuals living below the
poverty line rose sharply between 1999 and
2012. This change was even more drastic in
Vassar. Between 1999 and 2012, the
percentage of individuals below the poverty
line rose more than three-fold, from 6.3% to
19.3%. See Figure 10. This is compared with
Tuscola County, which rose from 5.4% to
11.7% during that time, and the State of
Michigan, which rose from 7.4% to 11.7%. For
renter-occupied structures, the median
monthly gross rent was $552, according to
2012 Census estimates. This is considerably
less than Tuscola County ($635 per month),
and was relatively even less than the State of
Michigan as a whole ($755 per month).

82% 14.2% 72% 11.9% 10.8% 21.6%

1980-1989 | 1970-1979 | 1960-1969
1940-1959 | 1939 ar Earlier

26.1%

Figure 7. Ages of housing structures in Vassar. Source:
2012 US Census estimates.

2000 MHI in 2012
Adjusted for Inflation

Tuscola County

Figure 8. Median Household Income in Vassar, Tuscola
County, and Michigan. 2000 incomes are adjusted for 2012
inflation as projected by the US Bureau of Labor Statistics.

2000 MHI 2012 Actual MHI

Vassar

$94.000

000 MHV Adjusted for
2012 Inflation

Tuscola County

2000 MHV

2012 MHV

Vassar

Figure 9. Median Housing Value in Vassar, Tuscola County,
and Michigan. 2000 values are adjusted for 2012 inflation as
projected by the US Bureau of Labor Statistics.
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Vassar Tuscola County Michigan

1999 2012 1999 2012 1999 2012
Median Household | 38 ho7 | 41875 | 40,174 |43.463 | 44,667 | 47,175
Income ($)

1999 2012* 1999 2012* 1999 2012*
Percentage of
families living below | 6.3 19.3 5.4 11.7 7.4 11.7
the poverty level (%)

* 2012 figures reflect percentages of families living below poverty level during the past 12 months according to 2012 US Census

estimates.

Figure 10. Key income and poverty statistics for Vassar, Tuscola County, and the State of Michigan, 1999 and 2012.

Vassar, Vassar, -g;i%?[;a E;i?%a Michigan, | Michigan,
2000 2010 5000 5010 2000 2010
\'\/"afg'ea(”ﬁ;')"ous'”g 69,000 |94,000 |87,100 | 101,000 | 115,600 | 119,200
Median Housing
Value ($) (Adjusted | 91,998 | - 116,130 | - 154,129 | -
for 2012 US Dollars)

Figure 11. Median Housing Value for Vassar, Tuscola County, and the State of Michigan, US Census, 2000 and US
Census estimates, 2012. 2000 values are adjusted for 2012 inflation as projected by the US Bureau of Labor

Over 82% of the citizens of Vassar had a high school diploma or higher and 16.8% had a
bachelor’s degree or higher, according to 2012 Census estimates. In Tuscola County 10.6% of
the population had a bachelor’s degree or higher. In the State of Michigan, 25.7% of people had
a bachelor’s degree or higher. In Vassar, the percentage of both those with a bachelor’s degree
and those who have not graduated high school rose between 2000 and 2010. See Figure 12 and

Figure 13.
Vassar Tuscola County Michigan

EDUCATIONAL

ATTAINMENT 2000 2010 2000 2010 2000 2010

# % # % # % # % # % # %

Bacr:‘igférs Of | 213 | 135 | 283 | 168 | 4,019 | 106 | 4,897 | 12.8 | 1,396,259 | 21.8 | 1,693,007 | 25.7
Some college | o) | 593 | 491 | 201 | 10910 | 288 | 12,222 | 320 | 1,944,688 | 30.3 | 2148211 | 326
or associate's

High School | 632 | 40.0 | 607 | 37.0 | 15,828 | 41.8 | 15471 | 405 | 2,010,861 | 31.3 | 2,023,803 | 30.7
No High

School 272 | 17.3 | 306 | 181 | 7,441 | 188 | 2,793 | 14.7 | 1,064,133 | 166 | 728468 | 11.1
diploma

Figrure 12. Educational attainment in Vassar, Tuscola County, and Michigan. Source: American Community Survey (ACS)

estimates, 2012.
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The occupation of the workers in Vassar is shown in
Figure 14. The largest share of Vassar residents
works in the educational, health and social services
occupations, at 29.4%. A sizeable number of Vassar
residents works in the occupational industries of
manufacturing (15.7%), arts, entertainment and
recreation (14.6%), and retail trade (9.9%). With the
closing of the Metavation / Grede Foundry in
December 2013, these figures are expected to
change as this closing will cause a net loss of about
130 manufacturing jobs in the near-term, shared
between Vassar residents and non-residents who

have worked at the facility. In the past ten years, No High School diploma | High School | Some college or associate's
jobs held by Vassar residents in the educational,
health and social services, arts, entertainment, and

recreation, transportation and warehousing, and Tuscola County

finance, insurance, real estate, and rental and
12.8% 14.7%

leasing have risen while jobs in manufacturing and
construction have fallen substantially. This is
indicative of nationwide trends in a job market that
has shifted away from manufacturing and toward a
more service-based economy.

320% —

40.5%

No High School diploma | High School |'Seme college or associate's
o

Bachelor's or

11.1%

50.7%

No High School diploma | High School | 'Some college orassociate’s
Bachelor's or higher

Figure 13. Educational attainment in Vassar, Tuscola County,
and Michigan. Source: American Community Survey (ACS)
estimates, 2012.
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Other: 9.2%.

Public administration

4.1%

Other services (except public administration)
4 8%

Finance, insurance, real estate, and rental and leasing

Retail trade
9.9%

Arts, entertainment, recreation, accommodation and food services
14.6%

Educational, health and social services
194%

Figure 14. Occupation by sector in Vassar, 2012. Source: US Census estimates, 2012.
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PUBLIC SERVICES, INFRASTRUCTURE, AND FACILITIES

Public Schools and Library

Vassar Public Schools serve the entirety of the City of Vassar as well as portions of the
surrounding Townships of Vassar, Tuscola, Denmark, Juniata and a very small portion of Arbela
Township as well. The district today includes five schools, which are displayed in greater detail in
Figure 15:

Townsend North Elementary Pre-K-K: 220 Athletic Street, Vassar (City).

Central Elementary 1-5: 425 Division Street, Vassar (City).

Vassar Middle School: 220 Athletic Street, Vassar (City).

Vassar High School: 220 Athletic Street, Vassar (City).

e Wolverine Alternative Education: 110 Commerce Drive, Vassar (City).

Residents of Vassar utilize the Bullard Sanford Memorial Library. The Bullard Sanford Library is
located at 520 West Huron Street in Vassar. See Figure 16.
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Figure 15. A map of the Vassar School District. Source: Michigan Geographic Data Library (MIGDL), 2014.
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Public Safety

The City of Vassar operates a Police Department maintains 24 hour per day, 365 day per year
operations. The Police Department was established with the City of Vassar in 1952 as a one-man
department. Today, the Department is a full service police agency. In 2009, the department’s K-9
unit and one officer were cut, reducing the full-time staffing to four officers and the Police Chief.
In January of 2011, the Department placed all full-time staff on a 12-hour rotating shift schedule
to reduce part-time hours utilized by the department and to maintain a balanced budget within
the constraints of shrinking revenues. The police department stays actively involved in community
projects and events including Community Pride City Wide, the River Fest, the Vassar High School
Homecoming Parade, the Vassar Pumpkin Roll and “Chill on the Hill” - Vassar’s newest event.
The Department has within its mission to continually strive to make Vassar a safe and enjoyable
community to live in. Vassar’s Police Department is based out of City Hall, located at 287 West
Huron Street in Vassar. As of 2014, Ben Guile is the City’s current Police Chief.

Vassar’s Fire Department is also based out of City Hall at 287 West Huron Street in Vassar. The
Department includes 21 part-time paid fire fighters. The Department is responsible for
addressing emergency fire management as well as specialized tasks including training
community members in emergency preparedness, severe weather / tornado spotting, tornado
siren testing and general emergency management. The Department facilitates the allowance of
burn permits in the City of Vassar. Only brush materials and not building materials can be burned
in the City of Vassar. The Department provides classes to the community on a range of fire safety
topics. Gary Millerov is the City’s Fire Chief as of 2014, and has been Chief since 1997. Fire and
Police facilities in addition to schools and the library are mapped in Figure 16 below.

Vassar High School Central Elementary School  / # 4
Townsend North Elementary School & By
Vassar Junior 4
High St@_t
\15
Bullard Sanford ® S 5 &
orial Library ! 5 & 05
ET a = 4
i
!----......u 28!
1 : S
Vassar Gity Hall, Police L E
Department, and Fire Department 3’5 Industriallst ‘E’
15 = -
i
Tig
|

[ IMiles A,
0 0125 0.25 0.5 @

Figure 16. Community facilities.
Source: Michigan Geographic Data Library (MIGDL), 2014.
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Roads and Transit Information

The roads in The City of Vassar are depicted in Figure 17 on the following page. This map shows
that there is a state highway, several principal arterial roads, minor arterial roads, residential
courts / cul-de-sacs, general non-certified roads and certified road rights-of-way in The City of
Vassar. M-15 is the only State highway in the City of Vassar. M-15 has unlimited vehicular access
and retains speed limits lower than 55 miles per hour in the City limits of Vassar. M-15
transverses about 1.5 miles of the City of Vassar. The City’s principal arterial roads include East
Huron Avenue, South Vassar Road and South Main Street / Frankenmuth Road. Principal
arterials carry long distance, through-travel movements and provide access to important traffic
generators such as regional shopping centers. There are about 2.7 miles of principal arterial
roadways in Vassar. Minor arterial roads in Vassar encompass most other streets in Vassar.
Minor arterial roads carry trips of shorter distance and less traffic overall, but are otherwise
similar in function to principal arterials. There are about 16.6 miles of minor arterials in Vassar.
Vassar also has about 1.1 miles of general non-certified roads and a negligible length (less than
0.1 miles) of roads that have been classified by the State of Michigan as residential courts or cul-
de-sacs and certified rights-of-way.

Traffic counts are also found in Figure 17. The Michigan Department of Transportation (MDOT)
collected 24-hour Average Daily Traffic (ADT) counts for various segments of road in and adjacent
to Vassar in 2010. M-15 near downtown Vassar appears to be the busiest stretch of road where
these measurements were taken, with about 13,344 vehicles being counted on this road
between West Street to the west and Goodrich Street / M-15 to the east. M-15 / West Huron
Street between the City limit to the west and West Street to the east is also fairly well-used, with
9,818 vehicles being counted on this stretch per day in 2010. Outside of the City, driving density
off, with only 4,833 vehicles being counted per day along M-15 / State Road south of the City
limit. For comparison with some of Vassar’s busier streets, Caro’s stretch of M-81 / State Street
from Colling Road to Almer Street saw 15,770 vehicles per day in 2010. In Frankenmuth, 12,464
vehicles on average were counted per day between Genesee Street and Koester Drive in 2010.
Located about 29 miles northeast of Flint, the City of Vassar is
not a part of the Flint Metropolitan Statistical Area (MSA) and is
not serviced by any public transportation available in nearby
Flint or Saginaw.

Railroads

Two rail freight lines run through the City of Vassar. The
Michigan Central Railroad, which is owned by the Huron and
Eastern Railway Company, has two lines which join near the
intersection of Maple Street and Cass Avenue in downtown
Vassar. The Huron and Eastern Railway began service in 1986
along about 83 miles of rail lines in Michigan’s Thumb region
which previously belonged to the former Chesapeake and Ohio Railway. Between that time and
the present, the railroad expanded to connect with the Bay City and Midland area as well as with
Class | rail freight coming from the Canadian National (CN) railroad southeast of Vassar in
Durand. Today, the Huron and Eastern Railway serves the Great Lakes Bay region and transports
mostly agricultural and industrial goods including fly ash, cement, and chemicals.
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Public Utility Network

The City of Vassar Department of Public Works (DPW) provides services to the City’s residents
including the provision of safe drinking water and the provision of storm and sanitary sewer
services. The DPW also ensures street maintenance and repairs are adequately addressed and
that city-owned open spaces and lawns, including the cemetery property, are adequately
maintained. The current DPW supervisor oversees the work and operations of four full time and
three part-time employees.

Water services

Drinking water in Vassar is supplied by four wells which are owned and operated
by the City. The City of Vassar owns and operates all water utility infrastructure,
including a water tower and an above ground storage tank. Debt associated with
the water system is paid by the users through a monthly / quarterly bill charge.
The Director of the DPW facilitates the monitoring and purification of the City’s
water. In 2011, an annual Drinking Water Quality Report was published which
found that the City’s water included acceptably low levels of potential
contaminants including barium, chromium, selenium, chloroform, lead and
copper. The City of Vassar Water Department is primarily responsible for
delivering safe, clean drinking water to residents. The department is responsible
for installing new water lines as well as repairing and maintaining the current water supply.

Stormwater services

Stormwater in Vassar is handled through storm infrastructure including culverts, pipes, drainage
ditches, and outflows of varying sizes, each of which is generally connected to the Cass River.
Unlike the combined water treatment facilities found in other municipalities, where stormwater is
handled through the same drainage network and treated together with wastewater, the water
treatment facility in Vassar handles waste water only. Stormwater entering storm drain
infrastructure in Vassar ultimately finds its way to the Cass River, which ultimately drains to the
Saginaw Bay. The City of Vassar is located within the Cass River watercourse that is part of the
Cass watershed, which is found within the larger Saginaw Bay watershed.

Sewer services

The City of Vassar sewer utility is facilitated through a wastewater treatment plant which was
developed in 1989. The plant is a .700 Million Gallons per Day (MGD) Class B facility, meaning
that it can facilitate the treatment of 700,000 gallons of water per day. The City of Vassar owns
and maintains the entire collection system for the Plant, including one pump station and one river
crossing. Like water services, debt is paid through monthly / quarterly bill charges and a separate
debt charge. The City’s wastewater treatment plant is managed by a Superintendent. The
Superintendent’s main responsibilities include overseeing the operations and maintenance of the
wastewater treatment facility, lift station and supervising three fulltime employees, as well as
maintaining State Certification for the City's Water and Wastewater Laboratories, Industrial
Pretreatment, Mercury and Biosolids Programs

In March 2014, the City determined that factors including a declining customer base (including
the loss of the large commercial user, the Metavation / Grede Foundry in late 2013),
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infrastructure failures, additional capital expenditure, and regulatory requirements have led to a
need to propose higher water and sewer rates for Vassar residents. The water and sewer fund
operate as a separate business and no subsidies from the City’s general fund are used to
maintain water or sewer facilities. Revenues from water and sewer rates are used to cover
expenses and build cash reserves for future needs. The City’s Water and Sewer rates cover:

e Day to day operations & maintenance of

e Collection system and facilities

e Capital Improvements

e Regulatory compliance (MDEQ permits)

e Debt Payments

e Administration (billing)

e Cash Reserves (these affect the City of Vassar’s bond rating)

The City decided to maintain a billing plan which includes metering for all commercial and
multiple family residential properties, with a flat rate for all residential properties regardless of
usage. The proposed new rate for residential users rose from $172.50 per quarter to $203.16
per quarter, which evens out to an increase of just over $10 per month.

In 2013, the City of Vassar awarded a contract for the construction of nearly 2,000 linear feet of
sanitary sewer infrastructure in the City including:

e Installing 1410 feet of 15 inch sanitary sewer along Water Street
e Boring 150 feet of 15 inch sanitary sewer underneath the Cass River.

These improvements were scheduled for completion in 2014.

Solid Waste and Recycling

The City of Vassar provides solid waste and recycling services in cooperation with Republic
Services. Solid waste is collected from a solid bin with a blue lid once per week. Recycling is also
collected once per week. Republic Services also collects yard waste on a weekly basis from the
first full week in April through the end of November every year. More specific information
regarding schedules, customer service, and allowable items for disposal are available on the City
Clerk’s portion of Vassar’s City website, and at the Clerk’s office at City Hall, located at 287 East
Huron Street.

Parks
The City of Vassar has nine formally designated City Parks and open spaces:

1. The Vassar Rail Trail. The 2-mile rail trail runs from Huron Street / M-15 downtown to the
southern boundary of town adjacent to the Cass River, as well as along a connecting spur
southwest of the Huron Street Bridge along Water Street.
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10.

11.

12.

13.

14.

White Birch Park (Sticks Park). Located on West Street just off of South Main Street, this nine
(9) acre park features a pavilion, playground area, tables, benches and grills. This park also
has an adequate parking lot to accommodate visitors.

Open Field (Youth football practice field). This is an approximately 4-acre public open field
located south of the intersection of Water Street and Arch Street, north of the Railroad.

Riverside Park (Lions Park). One block south of M-15 and the Vassar downtown adjacent to
the Cass River, this 11.09 acre park features a playground/playscape equipment and a
restroom facility. This park is located south of the rail trail, adjacent to T. North Pavilion.

T. North Pavilion. This is a multipurpose 180’ x 90’ structure for year round activities
including concerts and ice hockey. The pavilion is located just north of the rail trail, adjacent
to Riverside Park (Lions Park).

Hillside Park (Band Shell). Just located outside the downtown district, this half-acre park
features a band shell with decorative landscaping.

Veterans Plaza. This small park, located in downtown on the south side of Huron Street / M-
15, adjacent to Moore Drain. The plaza includes a public fountain, veterans’ monuments
(stones), flag poles, benches, picnic tables, and decorative lighting and landscaping.

Rotary Park. This is a downtown pocket park less than 1 acre in size, adjacent to Veterans
Plaza, located on the north side of Huron Street / M-15, adjacent to Moore Drain. The park
includes a picnic table and LED lighting.

Gazebo and RV (Riverside) Parks. These two parks comprise a 10-site recreational vehicle
park, approximately 5.6 acres. The site includes electrical hookups and a small play area.

McKinley School (Dance School Playground). This half-acre site, located on Sheridan Street
just south of M-15, includes swings, a slide and other small playground equipment.

Harper Park. This 8.5-acre park is located next to woods and has a small pavilion and
playground area located off of M-15.

Vassar Memorial Park (Ball Diamonds). This 36-acre facility is the largest park in Vassar. The
park includes 6 ball diamonds as well as a playground, concession area, restrooms, benches
/ bleachers, a basketball court, and a storage building. Groups including Vassar Little
League, the Co Ed Softball Recreation League, and the T-Ball League use the facility.

Vassar Memorial Park Fairgrounds (Horse track and stables). This 21- acre facility includes a
horse track, full bleachers, a horse stable, and a block building with functioning kitchen and
restrooms that can be rented out or utilized for community events. It is located adjacent to
the Vassar Memorial Park (Ball Diamonds) facility, between Walnut Street and Edmunds Lane
in the north end of the City.

Ivan Middleton Hall. This 2-acre facility, located adjacent to the Vassar Fairgrounds, can be
rented for various activities and includes a main hall building with a kitchen and bathrooms.
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1 Rail Trail 9a RV (Riverside) Park

2 White Birch Park (Sticks Park) 9b Gazebo (Riverside) Park

3 Open Field (Youth 10 McKinley School (Dance School Playground)
Football Practice Field) 11 Harper Park

4 Riverside Park (Lions Park) 12 Vassar Memorial Park (Ball Diamonds)

5 T North Pavilion 13 Vassar Memorial Park Fairgrounds (Horse Track

6 Hillside Park (Band Shell) and Stables)

7 Veterans Plaza 14 Ivan Middleton Hall

8 Rotary Park

Figure 18. Parks and recreational facilities.
Source: Michigan Geographic Data Library (MIGDL), 2014.
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NATURAL FEATURES IN VASSAR

Introduction

It is important to understand the natural features of a community when looking at how land may
be used or developed in the future. For example, some natural features such as steep slopes or
wetlands are natural barriers to development. Special attention must be given to the
preservation of natural and environmentally sensitive areas during long-range planning.
Environmentally sensitive areas can be defined as land areas whose disturbance or destruction
will affect a community by 1) creating hazards such as flooding; 2) destroying important
resources such as wetlands or woodlands; or 3) wasting important productive lands and
renewable resources.

Climate

Tuscola County’s proximity to the Great Lakes keeps the climate more moderate than other cities
at similar latitudes. Summers are generally warm and humid, with an average high temperature
in the in the low-80s. Winters are cold and snowy, with average lows in the low-teens. The area
experiences considerable cloudiness and is breezy most of the year. Annual snowfall in Vassar
(about 38 inches) is less than in the State as a whole (about 51 inches). Annual rainfall in Vassar
(about 34 inches) is slightly higher than in the State as a whole (about 32 inches). Wind speed in
Vassar is consistent with the state as a whole, with an average wind speed of about 15 miles per
hour. Average humidity in Vassar (78.24%) is slightly higher than in the state as a whole
(74.78%).

Natural Features

Vassar is seated in an area rich in a variety of open spaces. Much of the surrounding Tuscola
County is used for agricultural land. Vassar also sits at the nexus of this agricultural land and
large areas of woodlands and shrub or grassland landscapes adjacent to the Cass River. Tuscola
County is home to twelve designated State Game or State Wildlife Areas, partially because of the
diversity of natural features enjoyed by wildlife in the County. Figure 19 shows the land cover
surrounding Vassar including the adjacent municipalities of Denmark, Juniata, Tuscola and
Vassar Townships. Vassar itself is covered by a variety of land cover types. Only about 16.9
percent of the City is covered by urban developed or paved uses. About 30% of the City is covered
by shrubs or herbaceous open lands, making this the most prominent land cover in the City. This
could be in part because open grassy lawns are designated under this category. Hardwood /
deciduous trees (trees which lose their leaves such as oaks and maples) cover about 21.2% of
the City. The larger Vassar area, including the four Townships described above and the City of
Vassar, is covered by a much smaller percentage of urban or developed lands - about 1.7
percent. Shrubs or herbaceous open lands cover about 26.9% of the landscape, and hardwood /
deciduous forests cover about 26.0 percent. Row crops or forage crops used in agriculture are
also prevalent, covering about 25.7% of the landscape. Denmark and Tuscola Township to the
west are considerably more agricultural than Juniata and Vassar Townships to the east, which
have a much higher percentage of woodlands.
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Figure 19. Land Cover and Natural Resources in and near Vassar.
Source: Michigan Geographic Data Library (MIGDL), 2014.
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Waterways and Wetlands

The close proximity to the Great Lakes plays a major role in the definition of Vassar’s important
natural features. The City of Vassar is about 21 miles south of the Quanicassee Preserve,
situated on the southern shore of the Saginaw Bay. Glacial landforms played a major role in
shaping the geology and soils of present-day Vassar. According to maps produced by the United
States Geological Survey (USGS) and Michigan State University (MSU), the Vassar area contains
large amounts of coarse lacustrine (lake-derived) sediments, likely as the result of glacial
outwash that left coarse sediments at the edges of receding glaciers 10,000 or so years ago.
The City of Vassar lies in an area that was historically defined by beech-sugar maple forest,
beech-sugar maple-hemlock, and hemlock-white pine forest land covers.

The 61.5 mile-long Cass River is the main waterway traversing the City of Vassar. According to the
Cass River Greenway, the Cass River Watershed encompasses an area of 908 square miles. It
also contains 1,352 miles of rivers and streams and hundreds of miles of county drains. In 2013,
the City of Vassar took part in an effort to improve the quality and opportunity for recreation on its
stretch of the Cass River by working with Spicer Group, a local engineering firm, to remove the
dam which had served the River near downtown Vassar but had come into disrepair during the
20t Century. According to a report published by the Natural Resources Conservation Service
(NRCS) in 2008, there are 1,909 road stream / crossings in the Cass River Watershed, each of
which is a point of potential maintenance considerations for ensuring a well-connected, properly
drained watershed. 238,850 acres of cropland feed into the watershed as well.

About 417.1 acres, or about 29.9 percent, of the City of Vassar including the portion of the City
covered by the Cass River are within the 100-year floodplain. In September 1986, the River
flooded immensely and nearly 8 feet of water flooded storefronts and other buildings in
downtown Vassar. The River, which has a normal crest of 4.5 feet and a flood stage of 14 feet,
reached a flooding crest of 24.75 feet in a storm that was 60 by 100 miles in area, covering
much of Michigan’s Lower Peninsula. Though the River has not flooded to anything close to that
level since the 1986 storm, policy makers in the City should exercise caution and proactive
decision-making to encourage development which facilitates sound water and drainage
management. The City of Vassar Department of Public Works (DPW) provided a Geographic
Information Systems (GIS) shapefile showing the City’s 2011 100-year floodplain, along with a
“floodway” layer to display areas particularly prone to flooding. These data help to illuminate
information about flooding potential throughout the City. A map showing existing wetlands in and
around Vassar, along with the approximated flood-prone area in and around Vassar as well as the
more exact 100-year floodplain data, appears in Figure 20. According to the National Wetlands
Inventory, the City of Vassar contains about 254.1 acres of wetlands, of which 233.8 acres are
permanently flooded and are affiliated with the Cass River. The remaining 20.3 acres of wetlands
account for about 1.5 % of the City’s total land area.
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Figure 20. Hydrology and floodplain information.

Source: Michigan Geographic Data Library (MIGDL), 2014.
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Slopes and Soils

Soils in the Vassar area have mixed qualities with regard to drainage and other important
characteristics. The United States Department of Agriculture (USDA) assigns hydrologic groups as
a classification system for these and other soil characteristics. Hydrologic groups take into
account several factors, including the following:

Runoff potential: A measure of the likelihood of soil being infiltrated by water to full capacity and
excess water from rain, snowmelt, or other sources flowing over the land.

Infiltration rate: A measure of the rate at which soil is able to absorb water from rainfall or
irrigation.

Soil texture: A measure of the particle size of soil. Soils with higher clay content have a finer
texture, while soils with a higher sand content have more coarse texture.

Soils can be generally be classified in groups A-D as relating to the characteristics below:

Hydrologic Group Runoff Potential Infiltration Rate Soil Texture
A Low High Coarse

B

c ! ! !
D High Very Low Fine

Soils can also be classified as dual hydrologic soil groups if a soil group with relatively high
drainage potential and low runoff potential is found in the soil surface above soils of poorer
drainage. These soils may be designated as A/D, B/D, or C/D. Many of Vassar’s soils are in the A
or B group, with relatively coarse texture, high drainage, low runoff, and high infiltration. Patches
of soils in the D hydrologic group, with slower drainage and higher runoff, exist adjacent to the
industrial land uses on the southern edge of the City, roughly between Scotch Road to the east,
Industrial Street to the south, and the Huron and Easter Railway lines to the west and north. See
Figure 21 for soil information.

Soil texture can provide further indication of some of these properties. Soils in the “A” and “B”
hydrologic groups most often correlate with coarse soil texture, meaning that the City’s sandier
soils are found in areas with A and B hydrologic groups. Figure 22 shows the dispersal of different
soil texture groups throughout the City. Finer-textured soils with higher clay content, which are
typically not associated with hydrologic group A, are found adjacent to the upland portions of the
City and are concentrated more heavily on the western and north-central portions of the City.
Generally, finer-textured soils with higher clay content have a greater ability to retain nutrients
because of the relatively large overall surface area of clay particles and the negative charge
generally held by these particles, and are thus desirable for crop cultivation. For this reason, soils
with little or no clay content should generally not be considered for agricultural use. Sandier soils
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do not necessarily hold advantages for agricultural use, but do offer the advantage of having less
potential for runoff. Overall, Vassar’s soils have high drainage, low runoff potential, and coarse
texture. The distribution of different soil texture groups should be one of the key considerations
used to determine the suitability of a particular land use.

Topography in and around the City of Vassar relates mainly to it's the Cass River and the overall
topographic picture of the Saginaw Bay region. Most of the Vassar’s topography is rolling in
comparison with other communities in Mid-Michigan, as the City slopes toward the winding path
of the Cass River. Many of the City’s slopes exceed 10%. Only the corner of the City south of the
Cass River east of M-15 / Goodrich Street consistently has slopes under 2 percent. Much of the
City’s industrial property exists in low-lying, low-slope areas in this southeast corner of the City.
Adjacent to the banks of the Cass River, slopes consistently exceed 10 percent. Some of the
City’s most varied topography is just northwest of downtown, set back 700 to 2,000 feet from the
River. This area mostly holds residential land uses. See figure 22 for a map displaying topography
information.
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Figure 21. Soils information.

Source: Michigan Geographic Data Library (MIGDL), 2014.
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Figure 22. Topography information.

Source: Michigan Geographic Data Library (MIGDL), 2014.
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Chapter 3

Existing Land Use in Vassar

INTRODUCTION

The existing land use in a community is one of the most important pieces of data to analyze
among the characteristics in a place like Vassar. In many cases, the existing land uses have set
a pattern that is unlikely to change. In other areas there may be vacant or underutilized land that
can be evaluated for its development or conservation value.

An existing land use map is designed to provide a snapshot in time of how land in the City is
actually being used. Such a map is useful in developing a Master Plan since it provides a
benchmark as to how property is being used, regardless of, or sometimes in contradiction to,
zoning. It lets residents, City officials, and other stakeholders see patterns in growth and
development.

To provide a detailed account of the existing land uses, a review of the 2000 Vassar Master Plan
and spatial data collected from aerial photography from Google Earth were used to develop a
draft of the land use map. Then, to account for changes over the intervening years, every road in
Vassar was driven in June through September of 2014, correcting the map as needed to identify
land that was used for commercial, residential, industrial, public, recreational, and agricultural
uses, including identification of undeveloped or underutilized areas. Feedback and quality control
were also provided by the Vassar Planning Commission.
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LAND USE CLASSIFICATION AND ANALYSIS

Existing Land Use Area (Acres) Portion of total land area (%)
Single Family Residential 489.5 41.4%
Industrial / Utility 146.7 12.4%
Quasi-Public 131.4 11.1%
Commercial 98.5 8.3%
Parks 93.0 7.9%
Agricultural 7.7 6.6%
Public 66.2 5.6%
School 49.1 4.1%
Multiple Family Residential 20.3 1.7%
Undeveloped 11.1 0.9%
Total 1,183.3

SINGLE FAMILY RESIDENTIAL

This land use category describes areas composed of single-
family dwellings with accessory structures such as garages and
sheds. Single-family residential development is a predominant
development pattern in the City and accounts for 41.4% of the
land area. Single-family residential areas are found throughout
the City, with most properties in several key zones being single
family residences:

e East and north of the railroad, north of the Cass River.
e West of Division Street and South Main Street, west of the Cass River.

e Southeast of Water Street, east of the Cass River.

Most single family residential areas of Vassar have an older housing stock, with over 70% of its
housing structures being built prior to 1980. There are also pockets of newer single-family
residential development in the City, notably the new single family residences surrounding the
Canterbury Court and King James Court streets.
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INDUSTRIAL 7 UTILITY

Covering 12.4 percent of the total land area, industrial
uses account for the second highest area of land use
in Vassar and they play an important role in the City of
Vassar. Included in this category are warehouses,
processing facilities, and manufacturing or non-
manufacturing uses which are primarily industrial in
nature. Industrial / Utility lands also include those on
which public utility companies such as Consumers
Energy house substations, utility boxes, and other
facilities. One such site is a parcel on Birch Street
about a half block south of Beach Street which houses
a Consumers Energy substation. Industrial / Utility land uses can be found primarily southeast of
the Cass River, along M-15 and MOOT/Huron Eastern Railroad.

PUBLIC AND QUASI-PUBLIC

Public lands in Vassar include governmental facilities and
offices, libraries, public works facilities, and post office
buildings. Quasi-public land includes areas with churches,
religious institutions, and private institutions. Generally
speaking, this use includes property held in the public
interest and is usually exempt from real property taxation.
Many of the quasi-public land uses in Vassar are scattered
throughout the City. Quasi-public uses comprise 11.1
percent of the total land area in the City, or about 131.4
acres, and public lands comprise an additional 66.2 acres, or about 5.6 percent. Public lands in
Vassar include, but are not limited to, the following uses:

e The Fire Station on Sherman Street,

e The City Hall at 287 East Huron Avenue,

e The Bullard Sanford Memorial Library at 520 West Huron Avenue,
e The Water Tower at Richard and West Street,

o The Water Treatment Facility at Richard and Andy Street,

e Properties used to protect public wellheads, and

e City-owned public lands adjacent to the Cass River.
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Quasi-public uses include churches and institutional
uses found throughout the City. The largest
institutional use found in the City is Wolverine Center
youth rehabilitation facility, found at the terminus of
Enterprise Drive on the east end of the City. The
Wolverine Center property includes a leadership
academy and housing for 6-18 year old boys in need of
shelter, educational training and care.

COMMERCIAL

Commercial development in Vassar adopts
different forms in different portions of the City.
Commercial use occupies 8.3 percent, or about
98.5 acres, of the land in Vassar. Despite a
strong presence in Vassar's downtown, much of
which lies within the 100 year floodplain of the
Cass River, commercial uses have become less
prominent in the center of the City, as flooding
risk has reduced floodplain development in
recent years. Most of the City’s commercial
uses are found near the western end of the City
off of M-15, along M-15 / Huron Avenue in the downtown area, and along East Huron Street near
the east end of the City. Some of the most large-scale, auto-oriented businesses such as gas
stations and drive-through restaurants can be found on the west entrance to the City along M-15
/ Huron Avenue. These uses cater to state highway travelers whose destination may or may not
be in the City of Vassar. Commercial land in Vassar also includes retail sales and service
establishments, specifically including a variety of operations such as financial institutions,
professional offices, local small business operators, gas stations, grocery stores, and personal
service establishments such as barbers and hair salons. Downtown Vassar is home to a variety
of small businesses including restaurants and boutiques. A number of small businesses as well
as larger retail establishments occur along M-15 and Huron Street on the south side of the Cass
River.
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PARK

This category includes all public land developed for
the purpose of providing recreation and accounts for
93 acres, or 7.9 percent, of the land used in Vassar.
Park lands are found throughout the City of Vassar
and include the following parks, which were fully
described previously in Chapter 2:

1. The Vassar Rail Trail.

White Birch Park (Sticks Park).

Open Field (Youth football practice field).
Riverside Park (Lions Park).
T. North Pavilion.

Hillside Park (Band Shell).

N o M W N

Veterans Plaza.

Rotary Park.

© ®

Gazebo and RV (Riverside) Parks.

10. McKinley School (Dance School Playground).

11. Harper Park.

12. Vassar Memorial Park (Ball Diamonds).

13. Vassar Memorial Park Fairgrounds (Horse track and stables).

14. lvan Middleton Hall.

AGRICULTURAL

This includes land that is being used for crop
production, grazing, and other related activities and
accessory farm buildings such as barns and
elevators. Agricultural areas occupy 6.6% of the land
in Vassar. Most of this land is located on several
large parcels in three main locations; one being near
Jay Road and the City’s western border, one being
near Cass Avenue and Walnut Street in the
northeastern corner of the City, and another north of
Athletic Street in the northwestern corner of the City. All land currently used for agriculture are
located north of the River.
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SCHOOL

Schools cover about 49.1 acres, or about 4.1 percent, of land in the City of Vassar. These include
Central Elementary School, Townsend North Elementary School, Vassar Junior High School, and
Vassar High School, all of which are located near the intersection of Athletic Street and Division
Street in the northwest corner of the City. The Lt. Clarence Fischer Leadership Academy, though a
use with a partial educational focus, is part of the overall Wolverine Human Services facility and
is thus considered a quasi-public use, rather than as a school use.

MULTI-FAMILY RESIDENTIAL

This category, which covers 20.3 acres or 1.7% of the total area of
Vassar, includes duplexes, townhouses, and apartments. Included
among these are the Tall Oaks Manor, Walnut Grove and Popular
Point apartment complexes located in the southwestern section of
the City and the Ridgewalk duplex complex along the northern City
boundary at Timberridge Drive.

UNDEVELOPED

Covering a total of about 11.1 acres, undeveloped land accounts for about 0.9 percent of all land
use in the City of Vassar. Vassar’s undeveloped parcels are generally the result of residentially
zoned areas which have not been developed yet. These include several parcels on the southwest
end of the City along Canterbury Court and King James Court, and along Timberridge Drive in the
northern part of the City.
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Chapter 4

Listening to Vassar
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INTRODUCTION

To be effective, a Master Plan should incorporate the input and ideas of the local population. By
basing the Master Plan on the goals and objectives of its residents, land use management
decisions become politically feasible and represent the intents and vision of the community. In
The City of Vassar and surrounding communities, citizens were given the opportunity to
participate in two methods of community input:

1. An online community input survey, hosted on fluidsurveys.com, which produced results
from 397 respondents.

2. A Facebook page for the City of Vassar, on which residents were enabled to comment
and provide input about the Plan overall and discuss their opinions on future goals and
desires for the City.

The online community input survey was advertised to respondents in the City of Vassar, with
survey promotion distributed to those living in the nearby communities of Tuscola Township and
Vassar Township as well. An advertisement was published in the Vassar Pioneer Times
newspaper on September 4, 2014. The survey was officially launched on Monday, September 8,
2014, with the domain name of www.VassarSurvey.com. A Facebook advertisement promoting
the survey was released on September 8t, with follow-up survey announcements being posted on
September 9 and September 11, 2014. For those who wished to take the survey in a hard copy
format, hard copies were available at the City Hall and at the Library. A link to the survey was also
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posted on the City of Vassar’'s home page (www.cityofvassar.org), and postcards and flyers were
also distributed to further promote the survey. Documentation of all survey promotion methods
can be found in Appendix B. The survey closed officially on October 15, 2014.

ABOUT THE RESPONDENTS

Age
At the terminus of the community input survey, respondents were asked to identify several
characteristics about themselves. The first of these was their age, as divided into five age groups:

e Under 18

e 18-24

e 25 _-44 65 & Over - 8%
e 45-64

e 65&O0ver 12-2¢ [ >

Under 18 i ——— 21%
oo |
oy

The highest percentage of survey 0% 5%  10%  15% 20%  25% 30% 35%  40%  45%
respondents (39%) were between

25 and 44. The most well-

represented group was those age 45-64, with 74 respondents (23%) coming from this group.
Interestingly, the number of respondents under the age of 18 were fairly well represented in this
survey. 67 respondents (21%) came from this group, more than doubling the number of
respondents who were 65 and older (24 respondents, or 8% of the total).

Residential Status

The second self-identification question at the end of the survey asked respondents what their
residential status is, according to these choices:

e |live in the City of Vassar e |live outside the City of Vassar,
e |live in Vassar Township Vassar Township, and Tuscola
e |live in Tuscola Township Township
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Outside Vassar, Vassar Township and Tuscola Township

12%

| live in Tuscola Township 15%

| live in Vassar Township

~
w
ES

Of the 322 respondents who answered this question, just over half (164, or 51%) came from the

City of Vassar. A total of 120 respondents (37%) came from Vassar Township and Tuscola
Township. Twelve percent of respondents came from outside the immediate Vassar Area.

Duration of Residency

Respondents were also asked to identify the duration of their residency, according to five choices:

e Lessthan 1 year

e 1-3years

e 3-10years

e 10-20years

e More than 20 years

Among the 164 respondents who indicated they were from the City of Vassar, 89 of them (54%)
had lived in Vassar for over 20 years. 38 respondents (23%) had lived in Vassar between 10 and

20 years. Only 4 respondents (2%) had lived in Vassar for under a year.

Less than 1 year I 2%

1-3years - 8%

3-1overs [ 1o
0-20yeer: [

0% 10% 20% 30% 40%
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GENERAL QUESTIONS ABOUT THE CITY

Perceptions of Change

The first general community question of the survey, question 1, asked respondents to identify

their perceptions of changing conditions for twelve features of the community during the past five

years:
2%
20%
Aesthetics / Blight 46%
25%
6%
B s
13%
Fire Services ] 80%
1%
1%
I 1%
17%
Cther Public Services ] 58%
14%
9%
I 1%
2 16%
Road Conditions / Infrastructure 37%
34%
13%
| Bt
i 15%
Overall Quality of Life 46%
8%
11%
1%
_ ] 15%
Parks & Recreation ] 55%
18%
1
2%
] 10%
Police Services ] 67%
10%
0%
] 12%
Overall Service to Citizens | 60%
18%
10%
B
9%
City Hall Services | 7a%
8%
8%
| Bt
| 7%
Water and Sewer Services | 70%
14%
9%
0%
1 7%
Traffic | 71%
13%
8%
0%
3%
Schools 20%
37%
40%
0% 10% 20% 30% 40% 50% 60% 70% 80% 0%
B Much Better @ Better OSame B Worse B Much Worse
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Overall, respondents had the least negative impressions of the direction of features such as
aesthetics / blight reduction, DPW services such as trash and snow removal, and fire services.
Twenty-two percent of respondents indicated that they felt aesthetics and blight reduction had
improved, and these feelings were shared regarding fire services by 19% of respondents.

Responses to several categories highlighted several clear areas of concern for respondents.
Schools, for example, were perceived as having gotten worse or much worse by a total of 77% of
respondents during the past five years. Road conditions and infrastructure were perceived as
having become worse or much worse by 47% of respondents.

Some categories were perceived by residents with a sense of stability. Over two-thirds of all
respondents thought traffic, police services, fire services, City Hall services, water and sewer
services had remained the same during the past five years. And for other categories, such as
parks and recreation, respondents varied more in their opinion.

What shapes the Quality of Life?

The second general community question asked respondents to indicate how important they feel
13 different features to be in shaping the quality of life in Vassar, with “1” being considered not
very important and “5” being considered very important. Respondents were also allowed to list
other choices.

Respondents showed a preference for education, essential utilities, and job opportunities when
answering this question. Nearly 9 in 10 respondents considered high-quality schools to be either
important or very important for achieving a high quality of life in Vassar’s future. Seventy-seven
percent of respondents shared the same sentiment for the availability of water and sewer
utilities, and 75% said the same for local employment opportunities and economic development.

Several factors were perceived as relatively unimportant for achieving a high quality of life in
Vassar’s future. The preservation of historic buildings was perceived by only 51% of respondents
as either important or very important. Similarly, encouraging visitors to come to Vassar / Tourism
was perceived by only 58% of respondents as either important or very important. Finally, having a
vibrant town center was perceived as very important or important by 57% of respondents.

Overall, these responses suggest a preference for long-term factors of growth such as high-quality
education, job creation and economic opportunity, and durable infrastructure. The factors given
the lowest level of prioritization appeared to be those concerned with attracting visitors to the
community, as compared with providing a source of livelihood for long-term residents.

Respondents were also asked to write in any additional factors they considered to be important in
achieving a high quality of life. Some of the most common responses to this question included
security / safety, increased police staff, and new or revitalized businesses such as the theater
and fast food restaurants.
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What shapes the Quality of Life?
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LAND USEIN VASSAR

New Development Overall

The first land use question, question 3, asked respondents to rank their level of agreement with
the idea that Vassar should encourage new development. There were 364 respondents for this
question. Of these, 326, or 90%,
believe that new development
should occur in Vassar.

Strongly disagree . 2%
Disagree - 4%
No opinion - 5%
ey
svorgyovee | -

0% 10% 20% 30% 40% 50% 60%

Residential Development, by Type

Question 4 asked respondents to select all forms of residential development they prefer in the
Vassar community, inclusive of eight choices in addition to an open-ended response for any other
form of residential development they prefer.

T0%
64%
60%
50%
40% 38% 37%
30% ] | 28%
24% 22%
[rm—
20% I | 16%
14%

: . .

0%

Single family Retirement or  Mixed use housing  Apartments Single family Condominiums Duplexes Manufactured
homes on large  senior housing  in the town center homes clustered homes
residential lots {including lofts or together, leaving

condominiums) open space
undeveloped

The most popular type of residential development among respondents to this question was single
family homes on residential lots, with 64% of all respondents supporting this option. Senior or
retirement housing (38%) and mixed use housing in the town center (37%) were also popular
responses. Some of the less popular responses included manufactured homes and duplexes,
with 14% and 16% of respondents supporting these, respectively.
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Perceptions of Commercial Use
The third land use question, question 5, asked respondents to indicate their perception of
commercial businesses in Vassar as either
not enough, about right, or too much. Most
respondents (75%) believe there are not
enough commercial (retail and service)
businesses in Vassar.

Too much 1%

About right 25%

e enough _ ™

Desired Commercial Growth

Question 6 asked respondents to indicate their preference for commercial growth in the next ten
years as either controlled, encouraged, or neither controlled nor encouraged. Most respondents
(82%) believe commercial growth in Vassar should be encouraged.

Neither controlled or encouraged \ 7%
Controlled . 11%
EncouraSEd _ =

Desired Types of Businesses

Respondents were given the opportunity to
list three specific types of businesses they’'d
like to see developed in Vassar in question 7.
In total, 872 responses were given for this
question, as divided among three different
options for each respondent. Of these,

s nui\ uc gale w alman “elﬁ\\

clothi

m’ gimiar

restaurants were by far the most popular a“’wﬁe_s \ \te
response, with 169 respondents indicating a Snecialty Stores - @
direct interest in more restaurants in the Ma M3y i %\”““ %‘%‘a@“ che rneﬂ!er i lra.gsar
community. Other commercial uses preferred Snorting Goods E‘ﬁ?

heavily by respondents included fast food /
drive-thru restaurants (116 respondents),

Downtown  Walgreeps

clothing stores (83 respondents), large retail stores such as Wal Mart or Meijer (58 respondents),
and a theater (46 respondents), either as a request for a new theater or a desire for maintaining
the re-opened historic Vassar Theater.

Chapter 4: City of Vassar Master Plan, 2015 Page 44




Desired Commercial Locations

Question 8 allowed respondents to indicate where they’d like to see new commercial
development occur, given five specific zones shown on a map of the City. Respondents were also
allowed to write in any other areas of the community where commercial development would be
preferred.

* The shaded area indicates the =
Cass River's 100-year floodplain. .
Development is restricted in this area.

(1) West Huron Avenue / M-15.

s

| 52%

(5) East Huron Avenue.

(2) North and South Main Street.

| 33%

A total of 360 respondents answered this question, with the option of selecting multiple zones of
the City for commercial development. The downtown area was the most popular choice for an
area of new commercial development, with 202 respondents (56%) selecting this zone. Zone 1,
or West Huron / M-15 (52%) was also a widely popular choice.

Respondents were also given the opportunity to suggest other unlisted areas for commercial
development. Comments in this suggestion were largely used to amplify concerns over allowing
commercial development in the areas of the City most susceptible to flooding
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Industrial Development

The final land use question, question 9, asked respondents whether they would like to see
industrial development near existing industrial land uses on Huron Avenue and Sherman Street.

Agre e _ -

Neutral 27%

Disagree I 4%

Respondents also answered this question favorably, with 249 (68.6%) suggesting that they
generally agree with proposals for industrial development near existing industrial use on Huron
Avenue and Sherman Street.

EVENTS AND ACTIVITIES

Community Events and Features

Question 10 asked respondents to rank their perceived importance of 17 specific community
features or events in making Vassar a more unique and enjoyable place, with “1” being not very
important and “5” being very important.

Respondents overwhelmingly supported most listed features as being important in making
Vassar a unique and enjoyable place, with each of the following items being perceived as either
“important” or “very important” for these qualities by more than two-thirds of respondents:

e The Vassar Rail Trail,

e Events at public schools in Vassar,

e The annual Pumpkin Roll

e The Vassar Riverfest and Auto Show
e Downtown Vassar

e The Cass River

e The Bullard-Sanford Memorial Library
T. North Pavilion

Several listed features did not receive nearly as enthusiastic a response. Notably, the Mid-
Michigan Renaissance Festival was perceived by 42% of respondents as being in the lowest two
values of importance, followed by the Rotary Auction (39%) and the Yuletide Celebration (39%).
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Reasons for Visiting Parks and Recreational Facilities

Respondents were asked why they visit Vassar’s parks and recreational facilities in question 11,
with 11 possible choices and the opportunity to write in an open ended response.

70%
64% 64%
60% 59%
50%
40%
32% 1% 30%
30% 28%
22%
20%
20%
10%
) I . 9%
0% . | g .
Walking, or  To participate Playgrounds  Runningor  Watch team Fishing, Picnics / Participate in  Vassar City Individual Camping
walking the in annual jogging sports canoeing, or grilling / organized  Band Concerts sports
dog events kayaking barbecuing  team sports
with friends or
family

The most popular response to this question was walking, or walking the dog, with 64% of
respondents indicating this as a reason to visit Vassar’s parks and recreational facilities.
Participating in annual events (64%), playgrounds (59%) were also common reasons to visit the
parks. Less common responses included camping, with only 34 respondents (10%) indicating
they had visited the parks to participate in individual sports, followed by camping (9%).
Respondents were also given the opportunity to write in other choices. A list of these responses
can be found in Appendix B.

PARKS, RECREATION, AND OPEN SPACE PREFERENCES

Park and Recreational Facility Popularity

At the beginning of this portion of the survey, respondents were shown a map of all recreational
facilities in Vassar. Question 12 asked respondents to indicate which of the City’s parks and
recreational facilities they had visited in the past year, from a list of 14 such facilities.

The Rail Trail was the most widely visited facility by Vassar residents, with 92% of respondents
having visited this in the past year. T. North Pavilion was close behind, with 88% of respondents
indicating they had visited the Pavilion in the past year. Other well-attended facilities included
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Riverside Park / Lions Park (54%), White Birch Park / Sticks Park (41%), and the Vassar Memorial
Park Ball Diamonds (39%).

100%

90%

70%
60%

50%

30%
20%

10%

92%
88%
54%
41%
39%
36%
29%
2% 24% 23%
. 20% 18%
15%
. . .

0%

Rail Trail T. North Riverside White Birch Vassar Vassar  Hillside Park RV and Veterans  Open Field Harper Park Ivan MckKinley  Rotary Park
Pavilion Park (Lions  Park (Sticks Memorial  Fairground (Bandshell)  Gazebo Plaza {Youth Middleton School
Park) Park) Park (Ball [Horse track [Riverside) football Hall (Dance
diamonds) and stables) Parks practice School
field) Playground)

Question 13 asked respondents to indicate which of the selected facilities they had visited the
most. Interestingly, though the Rail Trail had received more individual visitors, T. North Pavilion
had actually received the most frequent visitors, with 92 respondents (35%) indicating that they
had most frequently visited the pavilion. Close behind, 90 respondents (34%) had visited the Rail
Trail the most. Some of the least-frequently visited facilities included Ivan Middleton Hall, Rotary
Park, the Riverside RV Park / Gazebo Park, and the Band Shell.

Perceptions of Vassar’s Parks and Natural Features

Question 14 asked respondents to indicate their level of agreement with statements concerning
the importance of five different elements of parks and natural features in Vassar.
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Overall, the level of support was high for all items. Respondents showed a particular affinity for
preserving the Cass River, with 85% of respondents agreeing or strongly agreeing with the
statement that “It is important to preserve and protect the Cass River and enhance the natural
resources along the river.”

Future Priorities for Vassar’'s Parks and Recreational Facilities

Question 15 asked respondents to indicate their prioritization of four different activities for the
City of Vassar over the next five years, ranking each on a scale of “top priority” to “not important”.
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The only item perceived unfavorable among those listed was the elimination of parks within the
park system, with 58% of respondents listing this as “not important”. Maintaining existing parks
was by far the most prioritized item, with 82% of respondents listing this as either a top priority or
very important.

Improving Access to the Cass River

In question 16, respondents were asked to provide an open-ended short answer listing specific
recommendations for improving access to the Cass River. Some popular responses for this
question included a kayak or canoe launch, a pedestrian bridge, fishing docks and platforms, and
walkways for easier River access.

A full list of responses can be found in Appendix B.

A Dream Park for Vassar

Respondents were given the opportunity to think outside the box and list the park they’d like to
see in Vassar in a perfect world in question 17. Some of the responses and common categories
of responses can be found below:
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Some of the most popular choices for this question had consistent themes of safety, child- and
family-friendliness, cleanliness / maintenance, and water access. These included a water park,
new fishing facilities, a disc golf course and a police officer-patrolled facility. Some of the more
unconventional responses included a rock wall, a 2- or 3-story structure to be rented out for
weddings and special events, a natural park playground, a night club, and an amusement park.
A full list of responses can be found in Appendix B.
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Other Parks and Recreation Comments

Question 18 asked respondents to list any other comment regarding parks and recreation in
Vassar. Some of the common categories of responses included park maintenance, supervising
and monitoring parks for safety and law enforcement, the need for preserving and expanding

Cass River access, and concerns regarding dogs. A full list of responses can be found in Appendix
B.

IMPROVEMENTS AND PROJECTS

Downtown Improvements

Question 19 asked respondents to list any and all types of improvements they’d like to see in the
downtown area over the next 10-15 years, given a list of seven choices. Respondents were also
allowed to write in an open-ended response to this question.

60%
54% 53%
50%
42%
40%
32% 32%
30%
21%
20%
10%
0%
General Landscaping Bike racks / New open More public A downtown A wayfinding
streetscape  improvements bicycle parking spaces / green parking areas  gateway sign sign system
improvements spaces

Among the choices listed, general streetscape improvements, such as more and brighter street
lighting and benches, and landscaping improvements were two of the most popular items,
receiving 169 responses (54%) and 167 responses (53%) respectively. Respondents overall were
least interested in a wayfinding sign system (21%) and a downtown gateway sign (23%).
Respondents were also allowed to list other amenities they’d like to see as part of future
downtown improvement projects. A full list of these responses can be found in Appendix B.
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Parks and Recreational Facility Improvements

Respondents were allowed to indicate any specific improvements they’d like to see in their parks
and recreational facilities, given a list of 15 possible responses, in question 20. As in question

19, respondents were allowed to write in open-ended responses.

More public access to the Cass River
Kayak or Canoe launch

Pedestrian crossing over the Cass River
Recreational pathways

More restrooms

Wooded natural areas

Sand bar / beach
Disc Golf

Dog park

Skate park

Art / Cultural

. 55%
N 54%
-
I 50
I 4%
I ;2%
I 2%
I 1%
N 8%
R 2%

Horseshoes

I 220
I 21
19%

I 12

Soccer field
Amphitheater

More open space

Respondents expressed a strong preference for more public access to the Cass River, with 192
respondents out of 324 (59%) seeking this. Other popular facilities and amenities included a
kayak or canoe launch (58%), recreational pathways for walking / biking (54%), a pedestrian
crossing over the Cass River (54%), and more restrooms (50%). Some of the least popular
choices were more open space (12%) and an amphitheater (19%). Respondents were allowed to
provide additional suggested facilities or amenities, which are shown in Appendix B.
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CHALLENGES

Specific Issues in Vassar
Question 21 asked respondents to list their opinion on six specific problem issues in Vassar,
ranking these as either “not an issue,” “somewhat of a problem”, or “a big problem.”

80%
70%
70% 64%
60%
50% 50% 49%
50% = 43%
0,
40% s 36%
289 30% 28%
30% 22%
20% 18% 20%
20% 15%
8% 10%
o [ 0L
0% g I [
Overgrown Housing Trashand  Junkcarsin Temporary Overnight
weeds/tall quality debris yards signage parking
grass
B Not an issue  [OSomewhat of a problem B A big problem

Respondents indicated certain issues as much larger problems than others. More than half of
respondents indicated temporary signage (64%) and overnight parking (70%) as “not an issue”.
Conversely, trash and debris was perceived to be “somewhat of an issue” or “a big problem” by
82% of respondents. Seventy-eight percent of respondents felt the same way about overgrown
weeds and tall grass, and 80% of respondents felt this way about housing quality.

Open-ended Comments

Respondents were allowed to build on the opinions shared in the previous question by listing
other specific problem issues in an open-ended response to question 22. Some of the common
categories of responses included the lack of police presence or supervision, uncontrolled dogs,
and an uncomfortable atmosphere near bars. A full list of responses can be found in Appendix B.
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FUNDING AND GOVERNANCE

Prioritizing Specific Areas of Governance

Question 23 asked respondents to think critically as if they were in a managerial position for their
community. Respondents were asked to rank items in a list of six different areas of government
spending focus on their importance, with “1” being the most important and “6” being the least
important.

Community and Economic Development Police and Fire Services
A% 5%
36% Sk
35% 309
30% 25% 24%
25% 20%
20%
20%
16% - 15% 15%
15% 11% s 10% 11%
10% 8% " 7%
0% 0%
1 2 3 4 5 6 1 2 3 ) 5 6
Roads General Government
25% 0% 27%
21%
19% 25%
20% 18%
15% 15% 20% 12% 18%
15% 13% 15%
14%
15%
10%
10% 9%
) N .
0% 0%
1 2 3 4 5 6 1 2 3 4 5 6
Recreation and Culture Public Works
30% 30%
250 26%
25% 25%
- 228 21%
20% 17% 17% 20%
14%
15% 15%
% 13%
10%
7% 10% 5
; . - .
0% 0%
1 2 3 4 5 6 1 2 3 ) 5 6

Overall, community and economic development was indicated as the top priority for the plurality
of respondents, with 36% ranking this as the top priority. This was followed by Police and Fire
services (29%) and roads (13%). Public works and general government were ranked relatively low
among respondents’ funding priorities. Public works received the lowest number of responses for
being the top priority (7%). General government received the highest percentage of responses for
being the lowest priority (27%).
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Paying for Community Improvement

Question 24 simply asked if respondents would be willing to pay more to help improve their
community overall. Importantly, 188 of the 319 respondents (59%) said they would be willing to
pay more.

GENERAL COMMENTARY

The Good

Question 25 asked respondents what they like best about Vassar. Some of the common
categories of responses included the small town atmosphere, the friendly nature of the
community, the low crime rate, the community pride, and the family-friendly environment. A full
list of responses can be found in Appendix B.

The Bad

Question 26 asked respondents what they like least about Vassar. Some of the common
categories of responses included businesses closing, concerns about the declining quality of
schools, the lack of employment opportunities, and inadequate enforcement of codes. A full list
of responses can be found in Appendix B.

The Suggestions for Improvement

Question 27 asked respondents, “What is the one thing you would do to improve Vassar?” Some
of the common categories of responses included encouraging and incentivizing new business
growth, bringing new activities and stores to the area, and rejuvenating declining industries in the
area. A full list of responses can be found in Appendix B.

CONCLUSION

The community input survey revealed several important conclusions about Vassar’s position in
2015. Vassar area residents overall share a strong sense of community pride. They generally
favor investments in economic development and police and fire services while supporting the
continued use of public spaces for events and activities that highlight the City’s unique identities.
Residents are also aware of the City’s issue and see investment in schools, police services and
safety, and infrastructure as critical moving toward the future.
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Chapter 5

What do we want for Vassar?

INTRODUCTION

The purpose of this section is to describe the long-term vision for Vassar, with enough detail to
highlight likely outcomes for the City, yet be flexible in order to address changing conditions and
adapt to the changing wants and needs of its current and future residents, landowners, and other
stakeholders. It should go without saying that determining the direction for the Vassar community
for the next five to twenty years is a challenge. Determining what needs to be improved, what
should be preserved, and what should be substantially changed is successful only when based on
sound public participation and detailed analyses.

Setting the goals for Vassar was a process accomplished by the thorough review of existing
characteristics in the City and the results of the community input survey. Based upon this
information, a number of goals were established and are a major a component of this Master
Plan, which is intended to be the primary policy document for City officials when considering
matters related to land use, development proposals, and infrastructure improvements. What
follows then, are the goals and action items that represent the overall vision for the City of
Vassar. They will serve as the foundation for preparing concise and well thought-out community
improvements for the life of this Master Plan.

All goals can be pursued with a vigorous action program. Such a program will allow policymakers
to pursue actions either continually or in a defined timeframe. In the following sections, actions
denoted with a (*) are those which have been identified as recommended projects to be
undertaken in the near future, within three years of the completion of this Master Plan. These
actions will be listed in Chapter 7. The actions not denoted with a (*) should be continually
implemented by the City, or may be implemented over a longer period of time. The goals
described in this section will be the guiding principles for future land use decisions by City
officials and should guide rezoning decisions and other land use questions that arise from time to
time, which might include floodplain management strategies, integrating transit and
infrastructure improvements in the City land use pattern, and developing sensible new low-
intensity industrial uses and public uses on formal industrial sites.
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COMMUNITY-WIDE GOALS AND ACTIONS

Broad considerations such as education, safety, and the small-town feel of a
community impact more than just one land use or focus area within the community. In
Vassar, these issues stand out as especially important to community members. In the
community input survey, high-quality schools ranked as “very important” in achieving
a high quality of life in Vassar’s future. A slightly higher number of community input
survey respondents felt that aesthetics and blight throughout the community had
gotten worse than better during the past 5 years. When asked how to best address
general problem issues in the City, many respondents listed concerns about safety.
These issues permeate many areas of the community. These broader issues are thus addressed
in their own category as community-wide goals.

Goal 1

Create an environment that will meet the physical, social, and economic needs of present and
future residents.

Actions

e Provide safe and accessible areas for recreation and social interaction in Vassar's
neighborhoods.

o Enforce performance standards governing commercial, light and heavy industrial, and
other higher-intensity uses.

Goal 2

Work with property owners and governmental agencies to enhance the aesthetic characteristics
of the community.

Actions

o Develop standards which improve the visual appearance of outdoor storage, parking and
loading areas and any outdoor operation.

e Employ and enforce ordinances for landscaping and waste management to remove blight
and associated issues such as garbage accumulation and overgrown grass and weeds
throughout the City.

Goal 3

Employ land use planning to meet the long-term needs of residents and improve the quality of life
in the community.

Actions

o Develop design standards which buffer surrounding agricultural and residential uses
from the City's more intensive commercial and industrial uses.

e Use zoning in a way that ensures appropriate land use transitions to minimize conflicts.
Goal 4

Encourage intergovernmental cooperation with other surrounding communities in the
coordination and provision of activities and projects in area-wide facilities.

Chapter 5: City of Vassar Master Plan, 2015 Page 58




Actions

o Regularly interact with Cass River Greenway, the Tuscola County Community Foundation,
the Saginaw Watershed Initiative Network (WIN), and the Michigan DNR organizations to
seek resources for connecting Vassar to the Cass River Water Trail (CRWT) and other
regional recreation resources.

e Regularly work with the Thumb Area Tourism Council to maximize the promotion of the
City's events and activities to visitors from surrounding communities.

Goal 5
Work with the School District to foster a positive environment for families.
Actions

e * Work with the School Board to determine the best ways to assist with improving the
school system.

e Encourage public involvement with community, civic, and school activities and
organizations.

e Explore opportunities for feasible ways to share school and city-owned facilities for events
and activities.

RESIDENTIAL GOALS AND ACTIONS

The input received from Vassar’s survey respondents showed that the
small town character of the City was repeatedly found to be an
important factor to quality of life. Holding the highest proportion of
land use in the City, it is important that residential areas be developed,
maintained, and redeveloped in a way that further contributes to the
friendly, small-town, historical appeal of the City.

While residential areas are highly valued in Vassar, they face challenges. Residents are
concerned about housing quality in the community, with 70% of community input survey
respondents feeling that housing quality is either “somewhat of a problem (50%)” or “a big
problem” (20%). The challenge moving forward will be to preserve the residential land use
components that work for existing neighborhoods - the infrastructure, street trees, sidewalks,
lights, and the quality of homes original to the community - while taking steps to redevelop or
rehabilitate areas in distress.

All communities in Michigan are adjusting the way they view residential development in the wake
of the housing-centered economic recession of 2008-2009. In Vassar, this means that overall
efforts should be focused on preserving and enhancing existing neighborhoods. As residential
growth slowly picks up, Vassar can look forward with an eye toward stabilizing the City’s existing
residential areas and attracting investment. Community input survey responses show a
preference for single family homes on large residential lots, as well as options to meet the
community’s diverse needs including retirement or senior housing and mixed use housing. The

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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development of these housing types should be encouraged where they can be feasibly built with
high standards for aesthetic appeal, structural appeal, and environmental sustainability.

Goal 1
Promote attractive and affordable housing choices.
Actions
e * Promote beautification projects in neighborhoods.

o Use the Zoning Ordinance as a guide to ensure new single family homes are developed to
a set of building standards and are compatible with the existing community housing
stock.

e Remove unsanitary or unsafe housing through code enforcement or other means.
e Encourage the growth of retirement and/or senior housing where appropriate.

e Encourage mixed use development where appropriate.

e Use zoning to encourage desirable, high-quality low-income housing developments.

e Employ design standards for building orientation, spacing, open space, parking and
screening to promote high-quality multiple-family residential housing options.

Goal 2
Protect the identity and stability of residential neighborhoods.
Actions

e Maintain and rehabilitate homes which are original to the community to preserve and
enhance the City's unique character.

e Maintain existing amenities and infrastructure in residential neighborhoods such as
sidewalks, lighting and street trees.

e Employ redevelopment, code enforcement, and home improvements to encourage the
long-term maintenance and vitality of existing single family residential areas.

COMMERCIAL GOALS AND ACTIONS

Vassar is uniquely situated for commercial development. Its downtown serves as
its cultural center; home to various community events and locally owned
businesses. However, commercial growth is restricted in most of this area because
of its location within the 100-year floodplain. New commercial development should
continue to be restricted in this area. The challenge moving forward will be to focus
other portions of the community as centers for commerce which serve a variety of
local market needs while spurring job growth. Appropriate land use transitions
should also be encouraged to minimize the impact of commercial use on adjacent residential and
agricultural areas. Commercial developments should be subject to standards for landscaping, off-
street parking, and structural quality which make them conducive to the overall aesthetic appeal

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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of the City and quality of life of its residents. New developments that meet these standards
should be encouraged in strategic areas. This is especially true of restaurants and food service
establishments, clothing retail and general retail stores, and grocery stores, all of which were
types of commercial uses favored heavily by community input survey respondents.

Goal 1

Promote commercial growth in a way that enhances community economic development.
Actions
e * Meet with the DDA to discuss overall goals for the Downtown area.
e * Pursue advertisements of local businesses outside of Vassar on M-15.

e Redevelop, expand, beautify, and promote the central business district to promote
commerce in the community.

e Establish a compatible relationship between commercial and adjacent residential uses,
especially with regard to flood plain management, through long term planning and local
ordinance adoption.

e  Work with the Downtown Development Authority (DDA) to improve the downtown
streetscape.

e Work with the Parks and Recreation Commission to improve green spaces and parks
which border the downtown area.

o  Work regularly with the Economic Development Corporation (EDC) to pursue projects
which foster economic development.

Goal 2

Provide for a wide range of commercial facilities to serve the needs of the local population and
visitors.

Actions

o *|dentify priority areas for lighting, sidewalk, access management and general
infrastructure improvements in areas of the City where commercial development is
preferred, especially on portions of M-15 / Huron Avenue and Goodrich Street outside of
the 100-year floodplain.

e Encourage the development of commercial establishments, including restaurants and
retail establishments, to serve the unique needs and demands of the community, where
appropriate.

e Explore zoning mechanisms which provide flexibility for commercial developments with
high design standards which meet market needs.

e Maintain the reuse of the movie theater and other historic commercial facilities.

e Encourage infill construction that upholds high design standards and adds to the variety
of businesses and the appeal of Vassar's downtown.

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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e Encourage area apartment complexes to promote local businesses for a variety of
renters.

INDUSTRIAL GOALS AND ACTIONS

With the final closure of the Metevation / Grede Foundry facility in October
2013, this Master Plan comes at a perfect time for new considerations for the
role in industrial land uses in Vassar’s future. With much of the community’s
southeastern corner dedicated for industrial land, and with nearly 7 in 10 :
community input survey respondents favoring the development of new industrial 1
land near Huron Avenue and Sherman Street, new industrial development
should be strongly encouraged. At the same time, the community’s various
shared concerns about housing quality, community aesthetics and blight provide an opportunity
to ensure that industrial developments are encouraged which conform to high landscape and
structural quality which minimize their impact on surrounding areas.

As Vassar looks to a future less dependent on traditional heavy manufacturing, there is also an
opportunity to open vacated and undeveloped industrial lands for light industrial development.
Light industrial uses such as warehousing, laboratories and research facilities, light
manufacturing, and storage facilities should be encouraged. These uses, whose external effects
are generally not felt outside of their boundaries, should be encouraged as buffering land uses
between heavier industrial uses and surrounding residential, commercial, and public land uses.
Where either light or heavy industrial development is sought, the City should consider financing
mechanisms such as the development of a Local Development Financing Act (LDFA) district to
achieve certain favorable developments such as manufacturing, agricultural processing, and high
technology operations.

Goal 1

Encourage a variety of industrial developments with attractive sites to strengthen the tax base
and provide employment opportunities for area residents.

Actions

e * Explore the opportunity to develop a Local Development Financing Authority (LDFA)
district or other financing mechanisms to promote the development and redevelopment
of industrial sites for manufacturing, agricultural processing, and high technology
operations.

o Employ best practices for the re-use and redevelopment of large industrial lots, removing
incompatible uses, consolidating land, and removing vacant and substandard buildings.

e Continue to regulate industrial areas as to separate light industrial uses from heavy
industrial uses.

e Promote industrial development that respects the environment and protects natural
features on the site by utilizing zoning to encourage landscaping standards and buffer
requirements.

e Encourage the adaptive reuse of discontinued industrial properties in the City.

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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e Locate industrial areas within reasonable boundaries that are easily accessible from
existing transportation networks and that are not subject to encroachment by
incompatible uses.

e Ensure compatibility of the rail line with its adjacent land uses.

e Encourage industrial uses such as agricultural processing facilities which complement
the many nearby agricultural lands.

TRANSPORTATION GOALS AND ACTIONS

It is important to evaluate transportation needs in Vassar from a perspective of both
vehicular and non-motorized transportation. In the community input survey, 69% of
respondents indicated that high-quality roads are either important or very important in
achieving a high quality of life in Vassar’s future. 69% of respondents also said that
creating a walkable, pedestrian- and bike-friendly town is either important or very
important (though the number indicating that this is “very important” was actually slightly
higher, at 39% vs. 34% for high-quality roads). Vassar includes state roads, major arterial
roads, minor arterial roads, and residential streets, as well as non-motorized paths. Each of these
levels of the road hierarchy play an important role in connecting people through and across the City.
Actions to improve transportation must accommodate pedestrians as well as vehicles benefiting
from road improvements.

In 2015, the City completed an update to its 2010 Recreation Plan. This Plan highlighted the
continued development of accessible non-motorized recreation corridors for a wide variety of
residents. The City should synchronize its proposed and existing path network with its
transportation network. Street and streetscape design standards will need to play a major role in
making the transportation network more connective and usable for motorized and non-motorized
users. These include crosswalk design, spatial standards for street and sidewalk width,
landscaping, and lighting. Some of these features can be enhanced by enforcing and improving
upon standards already found in the Zoning Ordinance. Listed below are some goals and actions
that will help to improve motorized and non-motorized transit for visitors and residents of Vassar.

Goal 1

Develop and maintain a network of streets that meets the needs of all City residents and
businesses in a safe and convenient manner.

Actions
e *|nstall new benches and facilitate new paving improvements in the downtown area.
e Seek and evaluate traffic calming devices to improve the flow of traffic.

e Look at the ways to improve the safe interaction of bicyclists, pedestrians, and cars on city
sidewalks and streets.

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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e  Work with MDOT to provide safe pedestrian and non-motorized transportation options and
promote safe traffic patterns on M-15.

e Utilize federal/state road and highway classification system for classifying existing and future
streets in the City of Vassar.

e Limit points of ingress/egress on major streets.

e Continue to develop a bike / hiking trail network to connect all parts of the City to encourage
non-motorized transportation.

PARKS AND RECREATION GOALS AND ACTIONS

Vassar is home to nearly 88 acres of parks and recreational facilities and
about 2 miles of non-motorized pathways. These recreational amenities
should be maintained, enhanced, and expanded upon where appropriate
to serve the recreational needs and enhance the quality of life of present
and future Vassar residents. Vassar completed an update to its 2010
recreation plan in 2015. The City should continually review its 5-year
recreation Plan as a means to seek guidance on recreation goals and actionable projects. The
Planning Commission and City Council should also work closely with the Parks and Recreation
Commission to identify potential projects for grant funding opportunities.

Goal 1

Preserve the natural resources of the City of Vassar and provide for the recreational needs of all
residents.

Actions
o * Seek grants from the DNR to help implement the City's recreation plan.

e Pursue opportunities to improve parks and recreational facilities and programs in the
community based on the recommendations of the most current Parks and Recreation Master
Plan.

o Cooperate with intergovernmental, not for profit and community groups in the development of
regional land and water trails and other recreational facilities.

NATURAL ENVIRONMENT GOALS AND ACTIONS

The City of Vassar is closely entwined with the Cass River, and must manage it as a
source of flooding as well as a positive recreational and environmental amenity.
The City should continue to encourage natural features setbacks and enforce the
structural requirements of the Floodplain Management Zone code as a way to
promote uses that minimize flooding risk for land uses along the River and
contribute to its overall health. The City should continue to maintain and improve
open spaces used for recreation, both adjacent to the River and throughout the

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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City, based on the recommendations of the City’s recreation planning documents. Finally, the City
should encourage the use of plantings and natural topography that enhance the natural features
of developed sites. Goals and action items for improving natural environment are listed below.

Goal 1

Preserve and enhance the natural and environmental resources of the City for all present and
future City residents.

Actions

e * Explore modifications to zoning ordinance regarding ground water for the purpose of
wellhead protection.

e Implement land use patterns which direct new growth away from environmentally
sensitive areas, such as woodlands, wetlands, steep slopes, and areas subject to
flooding.

e Promote sensitive and responsible storm water management practices through
developing guidelines and policies based on state and regional Best Management
Practices (BMPs) for storm water management.

¢ Implement development controls, which will maximize the protection of land-based
natural resources while preserving the quality of air and water.

Goal 2

Ensure development practices and land use policy continues to improve the relationship between
the Cass River and the City’s residents.

Actions
e Improve public access to the Cass River for a variety of users and uses.

o Continually review development practices for adherence to the City’s floodplain
management zone requirements and enforce the Flood Code to discourage unsafe,
environmentally harmful, or otherwise inappropriate uses in the Cass River’'s 100-year
floodplain.

e Preserve and protect the Cass River from the harmful impacts of development.

e Continue to manage and maintain flooding prevention measures throughout the City.

INFRASTRUCTURE GOALS AND ACTIONS

Vassar’s infrastructure including its water and sewer systems, its electrical, gas,
and lighting lines, and various road infrastructure, are the lifeblood of the
community. The City should work with utility providers to ensure utilities are
readily available to residents. In March 2014, the City investigated factors
contributing to an increase in water and sewer rates. The City should continue to
investigate these issues in an effort to increase overall system efficiencies. It is
important that the water and sewer system stays restricted to the City limits. In other ways, the
City should work with surrounding communities in meeting the infrastructure needs of the City.

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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The City should also promote feasible, targeted improvements such as installing new utilities
underground as appropriate.

Goal 1

Improve and enhance the infrastructure of the City for all present and future City residents.
Actions
e *|nventory current water and sewer system issues.

o Provide and plan for adequate utilities and infrastructure so that Vassar may ensure
managed and responsible growth.

e Cooperate with the surrounding communities in meeting infrastructure needs of the
community.

e Limit the water and sewer system to city lands.
e Use underground utilities where appropriate.

e Improve water and sewer services to city residents.

GOVERNMENT AND COMMUNITY SERVICES GOALS AND
ACTIONS

The City of Vassar operates many government and community services
such as the Police Department, the Fire Department, Vassar Schools, the
Library, the Post Office and City Hall. The City should continue to invest in
these services, with an understanding that the municipal budget must be
managed cautiously. In an environment where state and federal funding
for community improvements is limited, the City should make strategic improvements to increase
the efficiency and effectiveness of its facilities and services. In the community input survey,
respondents indicated that they want their government to focus on community and economic
development, police and fire services, and roads.

From a community planning perspective, the City has in some ways a limited role in responding to
broad-based community concerns such as safety and the quality of schools. However, the City
can use its services to address these issues where appropriate. The City can adopt and enforce
ordinances to control noise, light, and hours of operation for certain commercial uses. The City
can also facilitate interactions with the Schools to bring school district events more into the fabric
of the community, and vice versa. The City should also improve engagement with the community;
continually utilizing its website and other web and print media to ensure residents are engaging
with civic and school organizations.

* This item is listed in the 3-Year Implementation Plan, listed in more detail in Chapter 7.
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Goal 1

Utilize community policing and code enforcement to maintain a safe environment for all Vassar
residents.

Actions

e Adopt new codes and ordinances to address blight issues in all types of neighborhoods,
including empty buildings, housing structure quality, property maintenance and facade
improvement.

Goal 2
Promote effective, efficient, and responsive services for all City residents.
Actions

e Continue planning for capital improvements that will systematically plan and budget
future investment in community facilities such as the Waste Water Treatment Plant and
the Fire Department.

PLACE-MAKING GOALS AND ACTIONS

When asked how important a variety of features or events are in making Vassar a
unique and enjoyable place, 69% listed downtown Vassar and 69% listed the Cass
River as either important or very important. Investing in these unique amenities, as
well as the various community events considered important by Vassar’s residents, is
key in ensuring Vassar’s sense of place in the future. Goals and actions for place-
making need to ensure that Vassar's downtown remains the cultural heart of the
City, where opportunities for social interaction can take shape and where visitors
can experience the City’s uniqueness. The Cass River should also be showcased
and celebrated as a way to bring more visitors to the City.

Development and redevelopment in the Downtown area must be responsible and strategic, and
must function to elevate the area as the center of the community. The Downtown Development
Authority (DDA) will serve a huge role in incentivizing small business development and allowing
continued investment downtown through strategic public-private partnerships. A mix of uses will
help to diversify the economy of the downtown area and make it more resilient to market
fluctuations while making it approachable and inviting to residents and visitors alike.

As with residential areas, design standards can play a major role in fortifying the downtown area’s
appeal and small town character. These include developments that maintain a small and
approachable scale, streetscape features that promote pedestrian access, strategic street trees,
street lights, and landscaping, and architectural features that accentuate landmarks and
attractive vantage points. Over 50% of community input survey respondents indicated that they
would like to see streetscape improvements such as more lighting and benches in downtown
over the next 10-15 years, as well as landscaping improvements such as flower pots and street
trees. The same place-making methods can and should be employed where feasible outside of
the downtown area.
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Goal 1

Facilitate place-making strategies throughout the City to provide a sense of uniqueness and a
high quality of life in the community.

Actions

e * Work with the Parks and Recreation Commission and the City on developing a new
access point to the Cass River in the downtown area.

e Continue to maintain the distinct image of the public realm including the street trees,
street lights, open spaces and street furniture.

o Continue to allow and encourage a mixture of commercial, residential, office and civic
uses downtown through zoning.

¢ Continue holding and seek ways to expand popular events and facilities where
appropriate, including public spaces such as the rail trail, and annual events such as the
Pumpkin Roll.

e Seek ways to use community events to foster connections between a variety of
community members and stakeholders, including Township residents.

Goal 2

Take advantage of Vassar’s unique facilities and events as a way to promote a strong cultural
identity for the City.

Actions

e Work with the Parks and Recreation Commission to develop new features at City-owned
facilities which provide regional tourism opportunities, such as fishing facilities, a boat
launch, and a picnic area as opportunities become available.

e Encourage regional connections to Vassar’s unique facilities in a way that promotes the
City as a unique place within larger regional tourism efforts and opportunities.

e  Work in conjunction with the DDA and Parks and Recreation Commission to develop and
expand public spaces with defined uses which connect with other facilities.
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Chapter 6

What will Vassar Look Like?

EEEEEEEEEEESEEEEEEENEN

INTRODUCTION

The future land use map will depict the desired form and character the City of Vassar should take
over the next five to twenty years. The map depicting the future land uses for Vassar is shown on
page 77 at the end of this section. The proposed future land uses in the City of Vassar are
divided into ten categories.

The future land use map also transforms the goals and capital improvements into a graphic guide
for land development and management in Vassar. The future land use map serves as a guide to
decision making - it does not specify how every lot, parcel, or site should be used or zoned.
While the future land use map attempts to translate future land use categories to specific zoning
districts, it is mostly intended to provide a framework for future site-specific land use or zoning
decisions that are brought before the Planning Commission. For example, the future land use
map may indicate a single-family residential area, and yet it may not be zoned for residential until
a property owner requests that zoning change and the City adopts the rezoning request.

On the future land use map, it should be noted future land use categories are slightly different
from the existing land use categories. This difference is attributed to the fact that future land use
is developed with an eye toward the zoning classification that will be needed to actually move
toward the implementation of this plan. For example, while the existing land use map described
wooded and agricultural uses, these uses are not described on the future land use map. These
existing land uses are combined into various other future land use categories because the future
land use categories reflect how these woodland and agricultural land uses should be used in the
future, and hence should be zoned. Ultimately, the recommendations shown on the future land
use map are intended to help Vassar officials, property owners, and residents make zoning and
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development decisions that are in the best interest of the Vassar community. The future land use
map seeks to guide residential, commercial, and industrial development into appropriate
locations while maintaining the overall character and appearance of the City of Vassar.
Descriptions of the new future land use categories begin on the following page. The future land
use map is shown at the end of this section.

LAND USE CLASSIFICATION AND ANALYSIS

Future Land Use Area (Acres) Portion of total land area (%)
Single Family Residential - High 289.1 24.4
Public / Semi-Public 175.7 14.8
Industrial - Light 165.5 14.0
Industrial - Heavy 161.5 13.6
Single Family Residential - Medium 139.6 11.8
Single Family Residential - Light 79.1 6.7
Commercial - General 78.9 6.7
Multiple-Family Residential - Light 57.1 4.8
Multiple-Family Residential - Heavy 22.5 1.9
Commercial - Central Business District 14.5 1.2
Total 1183.3

SINGLE FAMILY RESIDENTIAL - HIGH

Single-family residential development will continue to be a
prominent development pattern in the City. The most
widespread form of single family residential development
will be higher-density developments on traditional sized,
relatively small lots. Single Family Residential-High uses
will be the largest future land use category, and will
account for 289.1 acres or 24.4 % of the land area. This
land use category will include single-family dwellings with
accessory structures such as garages and sheds, along
with certain public and institutional buildings. Single-family residential-high areas are found
throughout the City, especially in three main areas:

e Adjacent to Sherman Street and to the south and west.
e Adjacent to Cass Avenue, east of downtown.
e Adjacent to M-15, west of the River and downtown.

Older housing structures, which are prominent in many parts of Vassar, should be preserved and
maintained throughout single family residential areas. New single family developments should
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also be encouraged. Single-family residential - high uses are intended to provide for stability and
protect and encourage the residential character, maintaining high-quality housing stock at a
density having a minimum lot area of around 7,200 square feet (-sf) or higher. Impervious
surface coverage limitations should be applied to reduce harmful impacts of development on
single family residential-medium lots, which is a particularly important regulation for managing
storm water flows in the 100-year floodplain. Single-family residential-high land uses should
correspond with the RA-1 one-family zoning district.

PUBLIC 7 SEMI-PUBLIC

There are a wide variety of lands that will be held in the
public interest in Vassar’s future. These lands include
those used as parks, as public government facilities and
utilities, as schools, and as quasi-public institutions. This
category includes all public land developed for the
purpose of providing recreation. This category, generally
consolidated from of a variety of existing land use
categories, will be called the public / semi-public future
land uses. Because of the breadth of lands used for public
/ semi-public future land use, they constitute the second
largest group of lands in Vassar, covering an area of 175.7 acres or about 14.8% of Vassar’s total
future land use. This future land use will include the following areas:

e Over 88 acres of land currently used as parks and recreational facilities
e About 49 acres of lands owned and operated by public schools.

e About 21 acres of land currently used for government offices and buildings and other
government lands including the City Hall, the Post Office, and the Fire Station.

e About 18 acres of lands owned and operated by churches.

Public / semi-public uses will include property held in the public interest and is usually exempt
from real property taxation, therefore, decisions about where these future land uses will occur
have been based on a thorough analysis of future potential growth trends and a consideration of
the importance in maintaining existing public / semi-public facilities and uses. Public / semi-
public lands will be located throughout the City. Being located in a variety of areas, public / semi-
public uses will serve a variety of land use functions and will need to be regulated by zoning to fit
into the context of other adjacent land uses. Therefore, public / semi-public land uses will not
correspond solely with one zoning district. A large portion of public / semi-public future land uses
will correspond with the Heavy Industrial I-2 zoning district, because large parcels which may be
suitable for industrial land uses could also be re-purposed for public facilities and lands.
Generally speaking, the public / semi-public land uses will also correspond strongly with the RA-1,
RA-2 and RA-3 Single Family heavy, medium and light density residential zoning districts. Where
these districts occur, many public facilities and uses such as parks and public buildings such as
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the Post Office and library will continue to be integral to the character and the quality of life for
residential areas.

LIGHT INDUSTRIAL

As traditional forms of industry continue to change and gradually
leave the City of Vassar and the State of Michigan at large, it
becomes increasingly important to accommodate a variety of new
sources of employment and industry. The role of light industrial
future land uses will thus grow in the future of Vassar. The Light
Industrial future land use is meant to encourage lesser-intensity
wholesale activities, warehousing, research and industrial
operations. Light Industrial uses may also include retail or other
commercial uses which have a substantial industrial component,
such as lumberyards and upholsterers, as well as those which serve the convenience needs of
the industrial district, such as food or drink establishments or bowling alleys. Light industrial land
uses typically will have external physical effects in terms of noise, vibration, and light which are
restricted to the area of these uses and have no detrimental effect on surrounding districts. In
Vassar, Light Industrial future land uses will take shape where they exist currently in the
southeast corner of the community, as well as in some previously undeveloped Heavy Industrial
lots. Specifically, these uses will be found adjacent to N. Water Street and the MOOT / Huron-
Eastern Railway, along Sherman Street, and along the north side of Huron Street east of Sherman
Street nearly to the eastern end of the City. The vast majority of Light Industrial future land uses
will occur outside of the 100-year floodplain. Light Industrial future land uses will occur on about
165.5 acres, or about 14.0% of Vassar’s total land area. These land uses should correspond with
the I-1 Light Industrial zoning district.

HEAVY INDUSTRIAL

Heavy industrial land uses will be a very prominent
future land use in the future of Vassar, covering the third
largest area of all future land uses at 161.5 acres or
about 13.6 percent. With the closure of the Grede
Foundry and the larger regional shift away from heavy
manufacturing, this category will shrink slightly in scope
as public and semi-public lands may begin to take shape
on former industrial lots. Land in the heavy industrial
future land use area will continue to house trucking
facilities, storage facilities, lumber and planning mills,
warehouses, manufacturing facilities and other industrial uses as well as substations, utility
boxes, and other facilities used by private utility companies. Heavy industrial lands in the future
will be more separated from residential land uses by public / semi-public land uses and light
industrial land uses, and will be contained in the southeast corner of town. This will include the
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area south of Huron Avenue and east of the MOOT / Huron Eastern Railroad as well as the land
uses adjacent to Enterprise Drive. The Heavy Industrial future land use will be used for
manufacturing, assembling and fabrication activities including larger industrial operations with
relatively high external physical impacts. Strategic planning for light industrial and public / semi-
public uses around the periphery of these uses will help to minimize impacts on surrounding
uses. Performance standards for light, sound, and vibration, and landscaping standards can also
help minimize these impacts. Heavy Industrial future land uses will largely correspond with the
Heavy Industrial I-2 zoning district.

SINGLE FAMILY RESIDENTIAL - MEDIUM

Vassar will continue to provide residential land for its
residents in a variety of settings for a variety of
lifestyles. The City currently includes a substantial
amount of land allocated for mid-sized residential lots;
those between 9,600 and 12,000 square feet. These
land uses will include lots of medium width, at least 80’
wide, and with medium density. These lots should also
be subject to impervious surface coverage limitations to
minimize environmental impacts. These residential areas accommodate families in a variety of
housing units on mid-sized lots. This future land use area will also allow the development of some
two-family / duplex dwellings where located and laid out in accordance with the context and
character of adjacent properties. In Vassar’s future, single family residential-medium uses will be
concentrated in several key locations:

e Adjacent to the Huron Easter Railroad, alongside existing heavy-density residential
developments, and in replacement of lands currently used for agriculture in the
southwest corner of the City.

e Along the east side of Division Street around Maple Street in the north end of the City.

e Along the south side of Cass Avenue adjacent to the Cass River on lands in the northeast
end of the City, most of which are currently used for agriculture.

o Asmall amount of land in the southeast end of town adjacent to Norman Street, near
future industrial-light uses and public / semi-public uses.

Single family - Medium future land uses will account for the fourth largest area of all future land
uses in Vassar, covering about 139.6 acres or about 11.8% of the total land area. Single family-
medium future land uses will largely correspond with the RA-2 one-family and two-family
residential zoning district.
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SINGLE FAMILY RESIDENTIAL - LIGHT

The lowest density form of residential
development; the single family residential-light
future land use, will cover the smallest land area
of all single family residential land uses, covering
about 79.1 acres or about 6.7% of Vassar’s total
area. This will be the fifth largest overall future
land use category. Light-density single family
residential development will accommodate
suitably large lots suitable for both new developments and, at least equally importantly, existing
community housing stock that was historically developed on larger lots. Single-family residential-
light future land uses will typically have lot widths of at least 100’. They will also include
impervious surface coverage limitations meant to minimize impacts on storm water management
and other environmental effects of development, which is particularly important for larger lots.
This land use pattern will cover the relatively new developments adjacent to Cork Pine Lane in the
southwest end of the City as well as existing light-density developments and currently
undeveloped or agricultural lands in the northwest corner of the City adjacent to Athletic Street
and along Prospect Street, just west of Downtown. Single-family residential-light future land uses
may include traditional single family housing units and accessory structures related to these
buildings as well as publicly owned buildings and facilities and home occupations.

GENERAL BUSINESS

Commercial development in Vassar adopts different
forms in different portions of the City. Outside of the
downtown area, most future commercial
development will occur in areas designated for
General Business future land use. General business
use will occupy 6.7 percent, or about 78.9 acres, of
the future land use in Vassar. General business uses
in Vassar will continue to include automotive-
oriented uses such as larger gas stations and drive-thru businesses for residents and outside
travelers, as well as retail sales and service establishments, financial institutions, professional
offices, local small business operators, grocery stores, and personal service establishments such
as barbers and hair salons. The General Business future land use district boundaries are heavily
influenced by public input received as a part of the master planning process. Residents made
clear that they did not want to see new commercial development near the Cass River, with the
exception of downtown businesses, and many were interested in restricting all commercial
development in the 100-year floodplain. General business future land use areas should also
encourage the development of types of commercial uses needed by residents as stated in the
Master Plan public input process such as food service establishments and retail clothing stores.
General Business commercial future land uses are thus found in several specific portions of the
community:
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o Near the west entryway of the City, near the intersection of M-15 / Huron Avenue and
Brady Street.

e On the northwest side of Main Street, northwest of the Cass River, outside of the 100-
year floodplain.

e Along M-15 / Goodrich Street, to the southern border of the City.
e Adjacent to Spruce Street and Main Street.
e Adjacent to Spring Street and Main Street.

The General Business future land use areas should provide a diversity of businesses along major
thoroughfares of the City which provide convenient access to goods and services by automobiles.
The General Business future land use should by served by the B-2 General Business zoning
designation.

MULTIPLE-FAMILY RESIDENTIAL - LIGHT

The Multiple-Family Residential-Light future land use district
will be applied to ensure the continuation of livable multiple-
family developments in Vassar while providing a template for
future high-quality multiple-family developments in strategic
areas of the City. The existing Timberridge Duplex
development and transitional or undeveloped lands on the
northwest side of the intersection of Oak Street and Division
Street will be accommodated by the Multiple-Family
Residential-Light future land use area, as will other suitable
future duplex, townhouse, and apartment developments. Sufficient standards for minimum lot
area, generally at least 7,200-sf, as well as maximum impervious surface coverage, should be
applied through zoning to make for environmentally responsible, livable, and healthy multiple-
family residential developments. Multiple-family Residential-light future land uses will be found
north of Grant Street adjacent to the MOOT / Huron-Eastern Railway and Timberridge Drive and
northeast of Division Street and Oak Street. Multiple-Family Residential-Light future land uses will
account for about 57.1 acres or about 4.8% of all future land uses in Vassar. These lands should
correlate to the RM-1 multiple-family residential zoning district.
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MULTIPLE-FAMILY RESIDENTIAL - HEAVY

Multiple-family Residential-Heavy developments will be meant to
accommodate multiple family residential developments at higher
densities than the multiple-family residential-light future land
uses, but will similarly be intended to provide high-quality
structures with high aesthetic and structural standards and
minimal impacts to the environment. Like the Multiple-Family
Residential-Light future land uses, the Multiple-Family
Residential-Heavy uses should be zoned for minimum lot areas
and maximum impervious surface coverages to facilitate these goals. This will allow for the
continuation of existing multiple-family developments including the Tall Oaks Manor, Walnut
Grove, and Popular Point apartments and will also encourage new developments to take form.
Multiple-Family Residential-Light future land uses will account for about 22.5 acres, or about
1.9% of the total land area in Vassar. These future land uses will correlate to the RM-2 Multiple-
Family Residential zoning district.
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CENTRAL BUSINESS

Though covering the smallest proportional area of all
future land uses in Vassar, the Central Business future
land use areas will be vital in shaping the character and
appeal of Vassar. Central Business future land uses will
be used to serve the needs of the entire City, including
those who live in Vassar as well as those who only work
or visit within the city limits. The Central Business future
land uses will include retail businesses which supply
commodities on the premises within a completely
enclosed building including foods, furniture, clothing, and dry goods. These uses may include
offices, retail stores, and related activities, as well as mixed use developments which encourage
strategic residential use in the second stories of buildings in these areas. The Central Business
future land use area will also serve as a source of identity for the City, where many regular
activities and events will occur. New developments, as opposed to redevelopments, should be
carefully considered in the Central Business future land use area as most of this area is within
the 100-year floodplain. Central Business future land uses will cover about 14.5 acres, or about
1.2%, of the land area of Vassar. Central Business future land uses should correspond with the
B-1 Central Business zoning district.
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Chapter 7

Action Program: A Checklist for Vassar’s Future

INTRODUCTION

Implementation of Vassar’s goals is a multi-faceted effort that will likely enmesh the zoning
ordinance, other local ordinances, various City departments, and other plans such as the City’s
five-year capital improvement program. Community input results and interactions with Planning
Commission members show that the priorities shared by many community members include
maintaining high-quality schools, improving public safety, expanding opportunities for
employment and economic vitality downtown and throughout the City, and maintaining and
improving existing infrastructure and services. The goals in this section are divided into broad
categories and relate directly to these and other issues identified as priorities by the residents
and the Planning Commission. Previously, in chapter 5, goals were identified in order to respond
to the broader concerns and desires of the community and the expertise of the City’s Planning
Commission and other community stakeholders. These goals were divided among a variety of
focus areas:

o Community-Wide e Transportation e Government and
Community Services
e Residential e Parks and Recreation
e Place-Making
e Commercial e Natural Environment
e |[ndustrial e |nfrastructure

Within these goals, specific actions were identified. These actions comprise a toolkit the Planning
Commission and the City’s other policymakers can use to meet the community’s goals. Many of
these actions should be pursued either regularly or incrementally. They are items which, when
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done consistently over the next ten years, are intended improve the quality of Vassar’'s
landscape, make its government more effective, and make its economic environment more
business-friendly. Some actions, however, can and should be pursued only once and in the near
future in order to similarly help forward the City’s goals. These more immediate actions are
identified as the City’s “Checklist for Vassar’s Future”. The following section lists the items for
Vassar’s checklist. This format serves as a useful checklist to track accomplishments and
reassign priorities. It also serves as a checklist to facilitate annual reviews of the plan. Following
the checklist, there are additional implementation considerations for the City.

CHECKLIST FOR VASSAR’S FUTURE
2015

O Meet with the DDA and EDC and discuss overall goals for the Downtown area.
[0 Explore ways to simplify the zoning ordinance and consolidate the City’s zoning districts.

[0 Work with the School Board to determine the best ways to assist with improving the school
system.

[0 Identify priority areas for lighting, sidewalk, access management and general infrastructure
improvements in areas of the City where commercial development is preferred, especially on
portions of M-15 / Huron Avenue and Goodrich Street outside of the 100-year floodplain.

2016

[0 Install new benches and facilitate new paving improvements in the downtown area.
O Pursue advertisements of local businesses outside of Vassar on M-15.

O Promote neighborhood beautification projects.
a

Explore modifications to zoning ordinance regarding ground water for the purpose of
wellhead protection.

[0 Seek grants from the DNR to help implement the City's recreation plan.
2017
O Inventory current water and sewer system issues.

[0 Explore the opportunity to develop a Local Development Financing Authority (LDFA) district or
other financing mechanisms to promote the development and redevelopment of industrial
sites for manufacturing, agricultural processing, and high technology operations.

O Work with the Parks and Recreation Commission and the City on developing a new access
point to the Cass River in the downtown area.
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ADDITIONAL IMPLEMENTATION CONSIDERATIONS

Master Plan Implementation: An Overview

Master planning should be a continuous process. The objectives, policies and recommended
actions are based on the community’s understanding of today’s problems, technology and
implementation procedures. A Plan Review and Update Procedure are necessary to address
changes in community values, living patterns and perception. Therefore, the Plan will be
monitored annually, updated periodically, an extensive evaluation will be performed at a
minimum of every five (5) years and a major reassessment and revision will be undertaken after
a minimum of fifteen (15) years and a maximum of twenty (20) years. The only way to make a
plan truly work is to use the plan, to reference it and to correct it or change it when it is not
accurately reflecting current changes and conditions.

The actors in the monitoring and update process should include not only the Planning
Commission, City Council and their staff, but a representative sample of interested citizens. Just
as citizen involvement was an integral part of the process that culminated in the Plan; it is
necessary, if the Plan is to remain relevant to the aspirations and needs of the community.
Representatives from the schools, business and development communities, other public
agencies and groups concerned with the City should also be included in the review process.

The monitoring process to be conducted annually, involves first, assessing factors such as
socioeconomic data, development activity, changes in technology and indicators of public
opinion. Next an evaluation of the relevancy of the Plan in light of changing conditions is
performed. Finally, the results of the monitoring are reported in the Planning Commission’s
Annual Report. When the monitoring process reveals changes in the community to a degree that
seriously impacts upon the relevance of the Plan, the Planning Commission will direct the staff to
prepare a Plan update. The update is intended to address only those aspects of the Plan found to
be outdated and no longer relevant.

Updates will be performed as need is indicated through the monitoring process. After a minimum
of five years, and again at minimum five year intervals, a thorough review of the Plan will be
performed to evaluate its effectiveness. The main feature of this review would be a study of all
the action recommendations. Each recommendation will be examined for continuing relevance
and success in implementation. The evaluation will involve two considerations. First, the
effectiveness of the technique by which the recommendations were implemented will be
examined. Then the action itself will be studied to determine whether the action achieved the
desired objective. Those recommended actions not implemented will also be reviewed for
continuing relevance and probability of implementation. This review will help the Planning

Commission adjust the plan to better achieve the goals and objectives, implement City policies,
and maintain the credibility of the Plan. After at least fifteen years, but no longer than twenty
years, a complete revision of the Plan will be performed. This revision would follow a process
similar to the one which has culminated in this document and result in a new Master Plan
document.
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Implementation: Additional Resources

The key to a well-planned community is the actual day-to-day use of planning documents, like this
Master Plan. Because this plan is to be the basis for future zoning and planning decisions, it is
imperative that the plan be available to City of Vassar staff, elected and appointed officials, as
well as business owners, developers, stakeholders from Tuscola County and the region, and the
general public.

The implementation of this Master Plan depends on its continual use by the Planning
Commission and the City Council. In its best form, implementation of this plan will result in the
achievement of the goals. Implementation is often the most difficult portion of the planning
process because while the intentions of the City and its residents and stakeholders are clear, the
legal ways and available planning tools are often not. The following provides a review of
additional tools available to the City of Vassar and the ways in which they can be used to ensure
that the goals of this plan are met. The following tools can help ensure the continued progress
toward the implementation of this plan.

Zoning Changes and Ordinance Updates Zoning is integral to implementing the goals and
actions of this Master Plan in part by providing the legal and spatial framework which promotes
the orderly development of a community. With a new Master Plan in place, the City has an
opportunity to update its current zoning ordinance to reflect the goals adopted in this plan. Many
of the changes may be minor but provide a substantial benefit. For example, one change may be
to reduce the number of residential zoning districts in the City, and allowing residential uses of
varying densities in a single zoning district. Similarly, the Planning Commission may redefine
permitted land uses in the Central Business zoning district to allow a mix of uses and mixed use
developments in the downtown area. The zoning ordinance is also a basis for enforcing,
reviewing, refining, and identifying appropriate restrictions on developments inside the City’s 100-
year floodplain. Another change to the zoning ordinance may be larger in scope, which takes a
look at how the zoning ordinance is actually used and then finding ways to make it more a user-
friendly document through the use of graphics and images. Another step may be to review the
cases that have come before the Planning Commission to determine if there are trends that may
need to be addressed in the zoning ordinance itself.

Code Enforcement The administration and enforcement of the zoning ordinance by City officials
is integral to its effectiveness, as with all City codes. Enforcement must be thorough and
consistent. Procedures such as building inspections, site plan review, and other ordinance
administration tasks should be assigned to responsible entities, whereby more discretionary
review authority should be assigned to the Planning Commission and more nondiscretionary
measures may be assigned to the Building and/or Zoning Administrators. All ordinance
enforcement should be done regularity should be resourced with the staff levels and/or
consulting assistance necessary to fulfill the day-to-day functions needed to perform a thorough
job.

Identifying and Pursuing Capital Improvements In the reality of limited available funding at any
given time, the City should prioritize specific projects and initiate schedules for their initiation and
completion. A Capital Improvements Program which serves as a schedule for implementing public
capital improvements, which acknowledges current and anticipated demands, and which
recognizes present and potential financial resources available to the community should be
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regularly implemented by the City. Long-range programming of public improvements should
prioritize projects on the basis of community need, should be developed within the City’s financial
constraints, and should be based upon a sound financial Plan, and should allow for program
flexibility. In order to guide the Planning Commission in this process, they should continually
evaluate community conditions and development factors, and should continually review proposed
improvements and related expenditures. The Planning Commission should ultimately review
project proposals to assure conformity with the Master Plan and to make recommendations
regarding prioritizing projects and appropriate methods of financing.

Local Financing Mechanisms and Co-Development The City of Vassar has access to a number
of possible local financing tools. The City should prioritize and schedule its improvements through
a capital improvements program. The City may be able to use its general fund for some of the
most important improvements. Revenue bonds and general obligation bonds may also be
employed by the City. A special assessment can also be used for infrastructure projects. The City
should seek ways to encourage joint public and private investments for a common purpose. This
includes mechanisms where the City can involve itself in the process of private development such
as site location selection, service agreements, and local tax incentives and abatements. The City
should continue to use its Downtown Development Authority (DDA) to promote economic growth
in the downtown area, halt property value deterioration, and increase property tax valuation
partially by using Tax Increment Financing as a tool for generating revenue in the DDA boundary
area. The City should also explore opportunities to develop a Local Development Financing
Authority (LDFA) to finance public facility improvements using Tax Increment Financing to
encourage manufacturing, agricultural processing, or high technology activities on current or
defunct industrial lands in the City. The City may also reach out to local foundations and area
individuals for support for various civic projects. Additionally, the City may seek to access a variety
of government loan and grant programs available to local governments, as described below.

Grant Opportunities to Support Proposed Capital Improvements This Master Plan can also be
used to identify potential funding sources to support proposed capital improvement projects,
such as grant and loan programs to help fund priorities. At the Federal level, there is the Housing
and Community Facilities Programs, the Public Works and Economic Development Program, Rural
Business Enterprise Grants, and the Water and Wastewater Disposal Loan and Grant Program, to
name a few. At the State level, an important funding source for communities with substantial
low-to moderate-income households is the Community Development Block Grant (CDBG)
Program. Another potential funding source may be the Michigan Department of Natural
Resources, which offers grants from the Land and Water Conservation Fund, the Michigan
Natural resources Trust Fund, and the Bond Fund. The Michigan Department of Transportation
also administers Federal funds appropriated under the Moving Ahead for Progress in the 21st
Century Act (Public Law 112-141, MAP-21).

Regional Cooperation Development, growth, and changes within Tuscola County as well as
Saginaw County, will affect its quality of life and growth within the City itself. Vassar and its
neighboring communities are interrelated in that trends in overall population loss and declining
housing value affect the entire area. The City has the opportunity to pursue cooperative and
mutually beneficial relationships with all the surrounding communities and Tuscola County.
Cooperative relationships between and among Vassar and neighboring communities can provide
an opportunity for the full impact of new or expanding developments to be considered as well as
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provide an opportunity for communities to pool resources and skills to tackle similar challenges.
At the least, the City of Vassar should actively participate with the review and opportunity for
comment on neighboring communities’ Master Plans. Further, the City should invite comment
and suggestions from neighboring communities on major developments within Vassar.

Local Planning Capacity Good planning practice and State law require the City to review its plan
every five years and update it if necessary. A cursory review of the plan should take place
annually by both the Planning Commission and the City Council. This provides an opportunity to
consider the goals and intent of the plan against pending capital improvements, budget requests,
and other developments that may impact the community. The City of Vassar provides important
planning and development services with limited staff. When change confronts the community, it
will be necessary to review the time and effort expended by the staff to address development
proposals. Adjustments in fees and changes in the application processes may be necessary in
order to cover the costs associated with new or expanding development.

Additional Implementation Tasks Many of the steps necessary to ensure the successful
implementation of this Master Plan might not be obvious or are not part of an established City
fund. The implementation efforts that have been described in this section focus on the residents,
landowners, and other stakeholders in Vassar. To date, the City of Vassar has taken steps to
keep residents and others involved and informed regarding City issues. The successful
implementation of this plan depends greatly on City officials using the plan and residents being
aware of the plan, knowing its purpose, and understanding how they might be able to use it. This
can be accomplished by consistently referring to the document when making zoning decisions
and even referencing the plan, when appropriate, during site plan reviews and variance
decisions. Further, the City should keep a copy of the Future Land Use Map on display and
provide a copy of the plan for review at the City Hall at all times. Citizen participation should be
strongly encouraged in a continuing planning process. The successful implementation of planning
proposals will require citizen understanding and support.

CONCLUSION

The City of Vassar has spent approximately a year addressing important issues impacting the
community. They received valuable input from residents from an online community input survey.
As a result, the Planning Commission has compiled a carefully prepared Master Plan that
represents the data, efforts, and community spirit of City residents. This plan is only the
beginning of an action program for the next five to twenty years. Because the future welfare of
the City depends upon rational, coordinated action, the Planning Commission stands ready to
meet any person or group interested in the future development of the area. The Planning
Commission will be available to help and guide those needing advice or wish to be part of the
plan implementation process. While this task is to be led by City officials, implementation also
depends on every responsible citizen in the City of Vassar. By working together, the City will
continue to be a desirable, attractive, and convenient community in which to live, work, and play.

Chapter 7: City of Vassar Master Plan, 2015 Page 84




Appendix A

Additional Demographic Information
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Source Key:

POPULATION
% Change in Population, 2000 - 2010

Population age 5 years and younger
5to 19

20 to 24

25to 44

45 to 64

65+

Population age 19 and younger

Median Age

Average Household Size

Black & Hispanic Population

Total Housing Units
Occupied
Vacant

Owner-occupied
Renter occupied

Median Housing Value ($)

Median Housing Value ($) (Adjusted for
2012 US Dollars)

AGE OF HOUSING STRUCTURE
2010+

2000-2009

1990-1999

1980-1989

1970-1979

1960-1969

1940-1959

1939 or earlier

% Housing units built prior to 1980

EDUCATIONAL ATTAINMENT
Bachelor's or higher

Some college or associate's
High School

No High School diploma

Median Household Income ($)

Median Household Income ($), adjusted
for 2012 US Dollars
Per Capita Income ($)

Individuals below Poverty Level (%)

OCCUPATION BY INDUSTRY

Agriculture, forestry, fishing and hunting,
and mining

Construction

Manufacturing

Wholesale trade

Retail trade

Transportation and warehousing, and
utilities

Information

Finance, insurance, real estate, and rental
and leasing

Professional, scientific, management,
administrative, and waste management
services

Educational, health and social services
Arts, entertainment, recreation,

Other services (except public
administration)
Public administration

Mean commute time (minutes)

TRANSPORTATION BEHAVIOR
Drove alone

Carpooled

Public Transport

Walked

Other

Worked at home

UNEMPLOYMENT RATE (as percent of
civilian labor force)

A5
A3

2,697
NA

189
742
164
621
662
319

931

32.5

247

340

1,154
1,001
153

644
357

94,000
94,000

99

171
87

144
130
260
315
849

283
491
607
306

41,875
NA

18,976

NA

19

22
153

97
69

38

287
142

47

41

23.8

858
87

13
20

NA

US Census Bureau, 2000 and 2010 Census Data

American Community Survey, 3-Year Estimates, 2012
American Community Survey, 3-Year Estimates, 2012

2010
%

-4.5%

7.0%
27.5%
6.1%
23.0%
24.5%
11.8%

34.5%

NA

NA

12.6%

NA
86.7%
13.3%

64.3%
35.7%

NA
NA

0.0%
8.2%
14.2%
7.2%
11.9%
10.8%
21.6%
26.1%
70.4%

16.8%
29.1%
37.0%
18.1%

NA
NA

NA

23.9%

1.9%

2.3%
15.7%
0.5%
9.9%
7.1%

0.6%
5.0%

3.9%

29.4%
14.6%

4.8%

4.2%

NA

89.7%
9.1%
0.0%
0.8%
1.4%
2.1%

15.8%

2000

Vassar City
Source
#
Us 2,823
Us NA
Us 172
Us 885
Us 161
Us 744
Us 524
Us 290
us 1,057
Us 30.5
us 2.55
Us 316
Us 1,062
Us 991
Us 71
Us 702
Us 289
A5 69,000
NA 91,998
A5 NA
A5 NA
A5 57*
A5 67
A5 169
A5 78
A5 315
A5 393
A5 955

A5
A5
A5
A5

A5
A5

A5

A5

A5

A5
A5
A5
A5
A5

A5
A5

A5

A5
A5

A5

A5

A5
A5
A5
A5
A5
A5

A5

*To March 2000

213
462
632
272

38,087
50,781

15,029

NA

85
307
41
141
47

22
34

34

237
127

39

37

25.9

947

121

45

17

90

%

NA

6.1%
31.3%
5.7%
26.4%
18.6%
10.3%

37.4%

NA

NA

11.2%

NA
93.3%
6.7%

70.8%
29.2%

NA
NA

NA
NA
5.3%
6.2%
15.7%
7.2%
29.2%
36.4%
88.5%

13.5%
29.3%
40.0%
17.3%

NA
NA

NA

9.2%

0.8%

7.3%
26.5%
3.5%
12.2%
4.1%

1.9%
2.9%

2.9%

20.4%
10.9%

3.4%

3.2%

NA

83.2%
10.6%
0.0%
4.0%
0.7%
1.5%

7.2%

The City of Vassar: Demographics and Census Data, in comparison with the County, State, and Country

Source

Us
UsS

UsS
Us
usS
UsS
SN
Us

UsS

UsS

usS

Us
usS
Us

Us
SN

usS
BLS

UsS
usS
usS
Us
Us
SN
UsS
Us
SN

us
Us
us
Us

SN
BLS

SN

SN

Us

SN
Us
usS

usS

UsS
Us

SN

SN
usS

SN

UsS

us
UsS
us
Us
Us
UsS

SN

55,729
NA

3,128
11,432
2,929
12,807
4,151
1,766

14,560

41.7

2.52

2,192

24,451
21,590
2,861

17,880
3,710

101,000
101,000

10
1,876
3,044
2,106
4,756
3,015
4,355
5,267
17,393

4,897
12,222
15,471
2,793

43,463
NA

20,611

NA

710

1,511
3,849
426

3,062
1,025

202
779

1,093

5,842
1,945

1,054
833

29.7

18,336
1,998
31
373
240
785

NA

2010
%

-4.3%

5.6%
20.5%
5.3%
23.0%
7.4%
3.2%

26.1%

NA

NA

3.9%

NA
88.3%
11.7%

82.8%
17.2%

NA
NA

0.0%
7.7%
12.5%
8.6%
19.5%
12.3%
17.8%
21.6%
71.2%

12.8%
32.0%
40.5%
14.7%

NA
NA

NA

15.7%

3.2%

6.8%
17.2%
1.9%
13.7%
4.6%

0.9%
3.5%

4.9%

26.2%
8.7%

4.7%

3.7%

NA

84.3%
9.2%
0.1%
1.7%
1.1%
3.6%

14.2%

Tuscola County

us
us

us
us
usS
us
UsS
us

us

us

us

us

us
usS
us

us
us

A5
NA

A5
A5
A5
A5
A5
A5
A5
A5
A5

A5
A5
A5
A5

A5
A5

A5

A5

A5

A5
A5
A5
A5
A5

A5
A5

A5

A5
A5

A5

A5

A5

A5
A5
A5
A5
A5
A5

A5

2000
# %
58,226
NA NA
3,517 6.0%
13,685 23.5%
3,178 5.5%
16,380 28.1%
14,056 24.1%
7,450 12.8%
17,202 29.5%
37 NA
2.65 NA
1,964 3.37%
23,378 NA
21,454 91.8%
1,924 8.2%
18,037 84.1%
3,417 15.9%
87,100 NA
116,130 NA
NA NA
NA NA
3,120 13.3%
2,298 9.8%
5,035 21.5%
2,720 11.6%
4,369 18.7%
5,836 25.0%
17,960 76.8%
*To March 2000
4,019 10.6%
10,910 28.8%
15,828 41.8%
7,141 18.8%
40,174 NA
53,564 NA
17,985 NA
NA 8.2%
789 3.1%
1,955 7.6%
6,802 26.3%
703 2.7%
3,333 12.9%
1,047 4.1%
378 1.5%
1,037 4.0%
944 3.7%
5,254 20.3%
1,729 6.7%
1,063 4.1%
789 3.1%
30.3 NA
21,035 83.2%
2,676 10.6%
38 0.2%
495 2.0%
155 0.6%
875 3.5%
1,705 6.2%

Source

us
us

us
us
UsS
us
us
us

us

us

us

us

us
Us
us

us
us

us
BLS

us
us
Us
us
us
us
us
us
us

us
us
us
us

us
BLS

us

us

us

us
us
us
us
us

us
us

us

us
us

us

us

us

us
us
us
us
us
us

us

#
9,883,640
NA

596,286
2,052,599
669,072
2,442,123
2,762,030
1,361,530

2,648,885

38.9

2.49

NA

4,532,233
3,872,508
659,725

2,793,342
1,079,166

119,200
119,200

8,628
469,010
578,134
451,317
699,194
552,768
1,076,515
692,476
3,020,953

1,693,007
2,148,211
2,023,803
728,468

47,175
47,175

24,997

NA

56,283

200,762
709,434
106,093
490,519
173,997

66,429
230,838

384,243

1,023,952
401,348

205,061
159,982

24

3,407,959
365,996
55,332
89,678
49,190
146,297

NA

%
NA
-0.6%

6.0%
20.8%
6.8%
24.7%
27.9%
13.8%

26.8%

NA

NA

18.4%

NA
85.4%
14.6%

72.1%
27.9%

NA
NA

0.2%

10.4%
12.8%
10.0%
15.4%
12.2%
23.7%
15.3%
66.7%

25.7%
32.6%
30.7%
11.1%

NA
NA

NA

17.3%

1.3%

4.8%
16.9%
2.5%
11.7%
4.1%

1.6%
5.5%

9.1%

24.3%
9.5%

4.9%

3.8%

NA

82.8%
8.9%
1.3%
2.2%
1.2%
3.6%

12.6%

Michigan

Source

#

Us 9,938,444
us NA

usS 672,005
Us 2,212,060
usS 643,839
Us 2,960,544
UsS 2,230,978
Us 1,219,018
us 2,884,065
us 35.5

us 2.56

usS 1,736,619
Us 4,234,279
usS 3,785,661
Us 448,618
us 2,793,124
Us 992,537
A3 115,600
NA 154,129
A3 NA

A3 NA

A3 623,855
A3 446,197
A3 722,799
A3 602,670
A3 1,123,299
A3 715,459
A3 3,164,227
A3 1,396,259
A3 1,944,688
A3 2,010,861
A3 1,064,133
A3 44,667
A3 59,554
A3 22,168
A3 NA

A3 49,496
A3 278,079
A3 1,045,651
A3 151,656
A3 550,918
A3 191,799
A3 98,887
A3 246,633
A3 371,119
A3 921,395
A3 351,229
A3 212,868
A3 167,731
A3 241

A3 3,776,535
A3 440,606
A3 60,537
A3 101,506
A3 33,423
A3 127,765
A3 284,992

%
NA
NA

6.8%
22.2%
6.5%
29.8%
22.5%
12.3%

29.0%

NA

NA

17.50%

100.0%
89.4%
10.6%

73.8%
26.2%

NA
NA

NA

NA

14.7%
10.5%
17.1%
14.2%
26.5%
16.9%
74.7%

21.8%
30.3%
31.3%
16.6%

NA
NA

NA

10.5%

1.1%

6.0%
22.5%
3.3%
11.9%
4.1%

2.1%
5.3%

8.0%

19.9%
7.6%

4.6%

3.6%

NA

83.2%
9.7%
1.3%
2.2%
0.7%
2.8%

5.8%

Source

us
us

us
us
us
us
usS
us

us

us

us

us

us
us
us

us
IS

us
BLS

us
us
us
us
us
[IN)
us
us
us

us
us
us
us

us
BLS

us

us

us

usS
us
usS
us
us

us
us

IS

us
usS

us

us

us

us
us
us
us
us
us

usS

2010
#

308,745,538
NA

20,201,362
63,066,194
21,585,999
82,134,554
81,489,445
40,267,984

83,267,556

37.2

2.58

NA

131,704,730
116,716,292
14,988,438

75,986,074
40,730,218

174,600
174,600

629,215

19,725,338
18,292,225
18,335,738
21,008,541
14,629,209
21,631,125
17,862,892
75,131,767

59,163,882
59,995,776
58,410,105
29,027,440

51,771
51,771

27,385

NA

2,734,898

8,696,628
14,704,656
3,881,120
16,397,044
6,963,156

2,987,507
9,327,638

15,145,362

32,720,462
13,250,172

7,026,743
7,084,474

25.5

106,069,531
13,483,552
6,933,318
3,883,300
2,433,344
6,022,081

NA

%
NA
9.7%

6.5%
20.4%
7.0%
26.6%
26.4%
13.0%

23.9%

NA

NA

28.5%

100.0%
88.6%
11.4%

65.1%
34.9%

NA
NA

0.5%

14.9%
13.8%
13.9%
15.9%
11.1%
16.4%
13.5%
56.9%

28.7%
29.1%
28.3%
14.1%

NA
NA

NA

15.7%

1.9%

6.2%
10.4%
2.8%
11.6%
4.9%

2.1%
6.6%

10.7%

23.2%
9.4%

5.0%

5.0%

NA

76.4%
9.7%
5.0%
2.8%
1.8%
4.3%

9.3%

United States

Source
#

uUs 281,421,906
us NA
us 19,175,798
us 61,297,467
uUs 18,964,001
us 85,040,251
uUs 61,952,636
us 34,991,753
us 80,473,265
us 35.3
us 2.59
uUs 69,964,008
us 115,904,641
uUs 105,480,101
us 10,424,540
us 69,815,753
us 35,664,348
A3 119,600
NA 159,463
A3 NA
A3 NA
A3 19,701,058
A3 18,326,847
A3 21,438,863
A3 15,911,903
A3 23,145,917
A3 17,380,053
A3 77,876,736
A3 44,462,605
A3 49,864,428
A3 52,168,981
A3 35,715,625
A3 41,994
A3 55,991
A3 21,587
A3 NA
A3 2,426,053
A3 8,801,507
A3 18,286,005
A3 4,666,757
A3 15,221,716
A3 6,740,102
A3 3,996,564
A3 8,934,972
A3 12,061,865
A3 25,843,029
A3 10,210,295
A3 6,320,632
A3 6,212,015
A3 25.5
A3 97,102,050
A3 15,634,051
A3 6,067,703
A3 3,758,982
A3 1,532,219
A3 4,184,223
A3 7,947,286

2000

%
NA
NA

6.8%
21.8%
6.7%
30.2%
22.0%
12.4%

28.6%

NA

NA

24.90%

100.0%
91.0%
9.0%

66.2%
33.8%

NA
NA

NA

NA

17.0%
15.8%
18.5%
13.7%
20.0%
15.0%
67.2%

24.4%
27.3%
28.6%
19.6%

NA
NA

NA

12.4%

1.9%

6.8%
14.1%
3.6%
11.7%
5.2%

3.1%
6.9%

9.3%

19.9%
7.9%

4.9%

4.8%

NA

75.7%
12.2%
4.7%
2.9%
1.2%
3.3%

5.8%

Source

us
Us

UsS
Us
usS
UsS
usS
UsS

Us

Us

UsS

SN

Us
usS
UsS

UsS
usS

usS
BLS

UsS
usS
usS
Us
Us
usS
UsS
UsS
usS

us
Us
us
Us

usS
BLS

usS

usS

Us

usS
Us
usS
Us
SN

Us
Us

usS

usS
usS

Us

usS

Us

us
Us
us
Us
Us
UsS

usS
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Resolution #2015-14

Resolution to Approve and Adopt
Master Plan for the City of Vassar

By the City of Vassar City Council

Whereas, the City of Vassar Planning Commission has elected to draft, review, and adopt an update to

the current Master Plan, adopted in 2000, pursuant to the procedures set forth in the Michigan Planning
Enabling Act, PA 33 of 2008, MCL 125.3801, et seq; and

Whereas, the City of Vassar Planning Commission held a public hearing on the proposed Master Plan,

inclusive of the charts, maps, demographic data, future land use plan, and goals, for the City on May 18,
2015, at the City Hall; and

Whereas, the City of Vassar Planning Commission adopted a resolution on May 18, 2015 that
recommended approval and adoption of the Master Plan to the City Council; and

Whereas, the City of Vassar City Council considered the proposed Master Plan, on July 6, 2015, at the
City Hall.

Now Therefore Be It Resolved that the City of Vassar City Council hereby approves and adopts this
Master Plan

Motion by: (\,Uwv\d\\ Mmaun ba,mtv\ Supported by: Cou.,na\ masn A’HL\ ns

Ayes: Moy or Rocom, MMomojw Suvapnat, lowncimesn Mw,awm&\w\w”\

PAwins
Nays: "o
Absent:ﬂ@u,nd\ Mo ()M\a}&'

Resolution declared adopted July 6, 2015.

% Ao

Merr/ Lemcke, Interim City Clerk

City of Vassar



Resolution to Approve and Recommend Adoption
Master Plan for the City of Vassar

By the City of Vassar Planning Commission

Whereas, the City of Vassar Planning Commission has elected to draft, review, and adopt an update to
the current Master Plan, adopted in 2000, pursuant to the procedures set forth in the Michigan Planning
Enabling Act, PA 33 of 2008, MCL 125.3801, et seq; and

Whereas, the City of Vassar Planning Commission held a public hearing on the proposed Master Plan,
inclusive of the charts, maps, demographic data, future land use plan, and goals, for the City on May 18,
2015, at the City Hall; and

Now Therefore Be It Resolved that the City of Vassar Planning Commission hereby approves and
recommends adoption of this Master Plan to the City Council.

Motion by: I'R'N R\)ADCCR Supported by: Pe’p[\\( G’QY ot A
Ayes: Siillo-ell -Rinder, p\udﬂli\’(, Crerain, Dommpn, Maller, VoML, Wl (e~
Dene

Nays: o N &
Absent: ’%,‘Qﬁ/l&r, (aspes

Resolution declared adopted May 18, 2015.

4

Tode/m M. GaryKasper, Ghair

Planning Commission, City of Vassar
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