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INTRODUCTION

This report describes the Development Plan for the Downtown Development
Authority District established along Mission Street and Pickard Avenue (east of
Mission Street) in the City of Mt. Pleasant. The Mission Street - Pickard Avenue
District is a commercial corridor located less than .5 mile east of Mt. Pleasant’s
downtown area and 1.5 miles west of U.S. 27. The District includes 2.7 miles
along Mission Street and approximately .5 mile on Pickard Avenue.

The District’s Role within the Community

Mission Street and Pickard Avenue are important gateways to the city, Central
Michigan University, and the downtown area. These corridors play a significant
role in establishing the community’s image in the minds of residents and visitors.
Over the years, Mission Street and Pickard Avenue have also become an
important shopping and service area. With almost 300 acres zoned for
commercial use, the corridor is now Mt. Pleasant's largest business district.

Almost every stage in the evolution of a commercial corridor is represented within
the District, including a few remaining homes, older commercial development on
small lots, commercial use in converted residential structures, newer strip
centers, offices, fast food outlets, large shopping centers, and vacant parcels. As
a result, "curb appeal”, functional efficiency, and business vitality vary among the

corridor’s subdistricts.

Mission Street and Pickard Avenue are major through traffic routes, as well as
heavily travelled commercial streets. Mission Street is Mt. Pleasant’s only
continuous north-south roadway and has been designated as Business Route 27.
A one-mile portion of Mission Street (from High Street to Pickard Avenue) is also
a state trunkline (M-20). M-20 continues to the east within the District along
Pickard Avenue. The high incidence of turning conflicts (at driveways and cross
street intersections) compromises carrying capacity, operational efficiency, and
traffic safety on these important roadways.

Purpose of the Development Plan

The Development Plan describes public improvements and programs
recommended to improve traffic operations on Mission and Pickard; upgrade the
appearance of these major entries to the community; and promote increased
business vitality on the corridor. The Plan has been tailored to maximize
coordination with the Michigan Department of Transportation’s (MDOT) proposed
widening of Mission Street from four to five lanes between Maple Street and
Corporate Drive (approximately 1.2 miles). The addition of a center turn lane will
make the roadway cross section in this area consistent with the 5-lane cross
section in the balance of the District. Traffic carrying capacity will be improved
and accident potential will be reduced as a result. Appraisals for necessary
right-of-way acquisition are completed, purchase negotiations are underway, and
construction of the widening project is planned for the summer of 1993.

This major state-funded improvement project provides a unique opportunity for
abutting property owners and the DDA. By "piggybacking" DDA and privately
funded improvements with the MDOT construction project, the impact of each
local and state dollar invested can be stretched and the overall impact of the
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combined investments can be maximized. By taking advantage of the
opportunity to complement MDOT's planned improvements, property owners and
businesses -- and the DDA -- can significantly enhance the project area's overall
image and its appeal as a business location. As a result, the first phase of
Development Plan implementation focuses on the MDOT project area. The
Development Plan also proposes initiatives for improving traffic operations,
appearance, and business vitality in other District sub-areas, as well.

It is important to recognize that the public sector activities outlined in this
Development Plan are only a part of the overall strategy for corridor
improvement. Private investment in new development and the upgrading of
existing properties are equally important to the ultimate success the corridor
improvement plan. As a result, many of the Development Plan’s initiatives are
designed to serve as incentives for private investment and upgrading. In
addition, the Plan recommends the creation of a District property owner/business
organization to promote wide-spread support for, and long-term participation in,
corridor improvement. It is anticipated that this group will help to refine and
prioritize DDA-funded improvement efforts and will undertake the development
and implementation of other activities, including a market/business recruitment
strategy and a range of promotional programs.

While this Development Plan emphasizes DDA-funded capital improvements and
incentive programs which will promote private participation, it also includes
proposed modifications to existing development regulations (see Appendix D).
Over time, these zoning ordinance revisions can have a significant impact in
improving both traffic operations and appearance within the District. In tumn,
these improvements will promote the long-term vitality of the District as a-
commercial area.

Planning Issues and Objectives

Early in the planning process, District property owners, business people, and the
general public were invited to participate in defining a "vision" for the future of the
Mission Street - Pickard Avenue corridor. Significant issues and opportunities
were identified and a set of planning objectives was established.

Planning Issues

Land Use/Economics: The Mission Street - Pickard Avenue District is the largest
commercial area in the city and a major contributor to its property tax base. In
addition, it is an important shopping and service destination for residents of the
city and the surrounding area, as well as a stopping-off point for travelers on U.
S. 27. Clearly, the continued viability of this commercial district is of tremendous
importance to the community.

Although most of the corridor appears to be doing well, there are an increasing
number of vacancies on the older, northern portion on Mission Street where lot
sizes are small, accessibility and off-street parking are limited, and buildings are
outdated. Steps must be taken as soon as possible to reverse this trend and to
forestall potential disinvestment.

In choosing a location, businesses tend to pass over older commercial areas in

favor of newly developing districts with more modern buildings, better access and
parking, and more visual appeal. If the market for commercial growth is limited,
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and there is an abundance of vacant "greenfields" sites on high-traffic corridors
zoned for commercial use, existing businesses may be tempted to re-locate out
of older areas. The vacancies which are created can be hard to fill and
properties may be tenanted with marginal uses, allowed to run down, or simply
abandoned. Once it begins, this cycle of decline can be difficult to reverse.

As a preventive measure, it is important for the City and surrounding townships
to cooperate in using their planning and zoning powers to carefully balance the
supply of land available for new commercial construction -- especially along
major through-traffic corridors. In addition, the DDA, property owners, and
businesses must work cooperatively to define strategies for maintaining and
enhancing the value of their investment in the Mission Street - Pickard Avenue

District.

Circulation: Traffic volumes at a number of intersections on Mission Street
already exceed capacity (for example, at High Street and Broomfield). Traffic
projections suggest that by the year 2005 (WBDC, 1986) volumes will be twice
the design capacity of these intersections. This suggests that the balance
between Mission Street's local and through traffic roles will have to be
reconsidered and that a by-pass route will be needed to accommodate at least

some through traffic.

The City's 1985 Major Thoroughfare Plan and 1986 Master Plan recommend

such a by-pass using Pickard, Lincoln, and Broomfield. Steps should be taken to
initiate an MDOT evaluation of the feasibility of this by-pass route as an
alternate alignment for M-20 in the longer-term and as a detour during the MDOT
widening of Mission Street in 1993.

The ease and safety of vehicular movement on the Mission Street - Pickard
Avenue corridor are important to the community overall and to abutting property
owners, in particular. Left turn movements are one of the most significant causes
of accidents, congestion, and delay, especially in the area north of Maple
where there is no center left-turn lane. MDOT’s widening project will have a
major impact in reducing congestion and increasing safety in this portion of the
corridor. In addition, the timing of exclusive left-turn phases at all signalized
intersections should be re-evaluated to achieve the best possible balance
between efficiency and convenience.

The number and location of driveway curb cuts along the roadway edge also
have a significant impact on traffic operations. Each of these driveways is a
potential conflict point at which traffic is slowed and accident potential increases.
Too many curb cuts can contribute to congestion, reduce convenience, increase
accident potential, and add greatly to the level of shopper frustration. The
Development Plan recommends a number of access management strategies
to better control curb cuts within the District, for example: the development of
shared off-site parking lots; coordinated parking lot layouts and shared
driveways; and/or the reservation of a service drive easement in new
development areas.

Pedestrian safety is also an issue, especially on Mission Street south of Bellows
adjacent to the Central Michigan University campus. With the campus on one
side of the corridor, and student apartments and commercial destinations on the
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Figure 3: Older Corridor Development






