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INTRODUCTION 
This report is provided in accordance with the Michigan Planning Enabling Act, Public Act 33 of 2008. 
It reports the Commission’s operations during the 2021 calendar year and the status of planning 
activities. 

 
APPLICATION SUMMARY 
The following table and chart provide a summary of the number of planning applications processed 
by the City in 2021, as well as the previous five years.   
  

Planning Commission Applications by Type 
 

Application Type 2016 2017 2018 2019 2020 2021 

Special Use Permits 15 21 14 13 14 19 

Site Plan Reviews 24 19 12 18 15 17 

Map Amendments 
(Rezoning) 

2 1 0 2 1 1 

Text Amendments 2 1 3 6 2 5 

Total Applications 43 42 29 39 32 42 

 
In 2021, the Planning Commission held eleven meetings and eight work sessions. The annual joint 
meeting with the City Commission was held on March 4, 2021. All meetings were held electronically 
using Zoom due to the COVID-19 pandemic.  

 
PROJECT ACTIVITY 
The Planning Commission recommended adoption of five text changes and one map amendment in 
2021, all of which were ultimately approved by the City Commission. The text changes included four 
focused on the housing and residential uses, including additional flexibility for ground floor residential 
units and missing middle housing types, as well as updated standards for two-family and accessory 
dwelling units. The use table was also updated to permit an additional use in the SD-I (Industrial) 
district.   
 
The Planning Department worked with the Building Safety Department to develop prototype 
accessory dwelling unit plans which are being marketed. The Building Safety Department is offering 
design support to modify plans to site-specific conditions for interested property owners.  
 
The Planning Commission adopted new bylaws in 2021. They also had discussions on sustainable 
development, non-conforming site standards and sign regulations.  
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DEVELOPMENT ACTIVITY 
Broadway Lofts nears completion, with the new location for Greentree Cooperative Grocery 
opening in December 2021. Leasing is underway for the multiple-family units located in the 
building’s three upper floors. 

Broadway Lofts at 410 W. Broadway 

Renovation of a portion of the former JCPenney store began with a buildout and façade replacement 
for a new Burlington Coat Factory. Major renovations in the same shopping center for Hobby Lobby 
and Ulta Beauty occurred in 2019 and 2020.   

Also on S. Mission Street, a building addition at 1523 S. Mission is under construction to 
accommodate a new dialysis clinic adjacent to McLaren Central Ready Care.   
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Under construction: Burlington at 2231 S. Mission (left); Dialysis clinic at 1523 S. Mission (right) 
 
2021 was another active year of construction related to the marihuana industry. The City’s third 
provisioning center and three marihuana retailers opened in 2021. A multi-license medical and adult-
use grower and processor also opened and initiated a 12,000 square foot expansion project. Two 
marihuana microbusinesses also began construction along with another multi-license grower and 
class A grower. 

Marijuana grower and processor at 210 W. Pickard (top); marijuana retailers at 1207 N. Mission 
(bottom left) and 907 E. Broomfield (bottom right) 
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COMMUNITY IMPROVEMENT AWARDS 
Since 1979, the Planning Commission has presented Community Improvement Awards annually to 
recognize projects for their outstanding contributions to improving our community. For 2021, the 
following properties were recognized.  
 

Residential Award 
108 Oak Street 
Joanne Curtiss 

 

 
 

Commercial Award 
907 E. Broomfield & 
1207 N. Mission 
LUME Cannabis 

 

 
 

 

Mixed-Use Award 
410 W. Broadway 
Michigan Community 
Capital 
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MASTER PLAN IMPLEMENTATION 
Mt. Pleasant 2050 – the City of Mt. Pleasant’s Master Plan adopted in November 2020 – includes an 
Action Plan in book 5 which outlines specific goals and objectives for implementation of the plan. A 
list of those objectives, and progress to date, is included below.  
 

Objective Progress 

GOAL 1: Strive to ensure viable land uses that secure neighborhoods, enhance parks, and encourage vital businesses through sensible infill, 
complementary services, and targeted preservation. 

1.1 

Encourage redevelopment that locates people within walkable and bikeable distances 
from essential services, jobs, and recreation. 
» Refer to Future Land Use Map during site plan review. 
» Continue to provide preliminary application meetings to developers. 
» Update housing market study periodically to maintain current perspective on housing 
needs. 

The future land use map is referenced in all site plan 
reviews. 
 
Staff continues to hold pre-application meetings with 
interested developers prior to application to the 
Planning Commission or Zoning Board of Appeals. 

1.2 

Encouraged mixed uses and neighborhoods-scale business development to serve 
residential areas and complement Mission Street and Downtown. 
» Consider flexible business guidelines including home occupation rules for residential 
neighborhoods. 

Prioritized for work session discussion by the Planning 
Commission in 2022. 

1.3 
Require new structures to harmonize with architectural precedents of highly-valued 
historical structures and landmarks. 

No update.  

1.4 

Preserve neighborhood character through property maintenance requirements and 
code enforcement.  
» Pursue adoption of a property maintenance code for all residential properties in the 
City. 
» Periodically reevaluate code enforcement staffing levels to determine if those levels 
are sufficient to provide the level of service expected by the community. 
» Continue to utilize the Neighborhood Resource Unit to identify and prioritize 
neighborhood preservation and support activities. 

An ordinance amendment to address feral cats was 
adopted and implementation began in 2021. 
 
Staff continued to implement the Neighborhood 
Enhancement Program grant to help with owner-
occupied exterior home improvements. The City 
received a $10,000 high performance grant bonus from 
MSHDA.  

1.5 

Improve landscape aesthetics and entryways within neighborhoods and business areas. 
» Consider a pilot program to fund neighborhood identity signage and neighborhood 
beautification.  
» Establish an annual tree planting goal. 
» Implement a tree planting program for commercial corridors and gateways. 
» Increase compliance of private landscaping with approved site plans. 

City has entered into a three-year contract to maintain 
the landscape aesthetics of the Mission Street corridor. 
 
Continue to inspect all sites prior to Certificate of 
Occupancy for landscape compliance.  

1.6 

Incentivize investment that addresses non-conforming land uses and blighted 
properties consistent with City codes and Zoning Ordinance. 
» Implement an incentive program which targets the conversion of non-conforming 
rooming dwellings in residential areas into conforming residential uses. 
» Explore establishment of a Neighborhood Enterprise Zone(s) to encourage 
neighborhood revitalization, owner occupied housing, and stimulate new investment. 
» Evaluate existing standards for improvement of nonconforming properties and 
determine if additional improvement opportunities should be permitted. 

A text change was approved in 2021 to provide 
opportunities for the conversion of non-conforming 
residential dwellings (primarily rooming, RSO, and 
multiple-family dwellings) into conforming multiple-
family dwellings. 
 
Review of potential utilization of Neighborhood 
Enterprise Zones is pending discussion of phase two of 
the City’s housing study, results which are due in early 
2022. 
 
The Planning Commission reviewed standards for non-
conforming property improvements in 2021. 

1.7 

Encourage greater variety and mix of housing types within neighborhoods that provide 
opportunities for assisted living, downsizing, families, students, and first-time 
homebuyers. 
» Eliminate existing district density requirements to permit more missing-middle 
housing types to be developed citywide. 
» Reconsider the City’s prohibition on PILOTs (payment in lieu of taxes). 
» Permit overnight on-street parking on City streets. 

The maximum density in the CD-4 district was 
increased from 15 units/acre to 35 units/acre in 2021. 
 
A snow emergency ordinance was adopted in 2020 
which permits overnight on-street parking (outside of 
Downtown) except during declared snow emergencies.  

1.8 
Enable adaptive reuse of structure to preserve historic buildings, particularly within the 
Downtown. Require new structures to be of similar quality and designed to be easily 
used for multiple purposes. 

Consistent with standards within the current zoning 
ordinance.  

GOAL 2: Encourage smart, inviting, and attractive streets through infrastructure and operational investments that link people to places by walking, 
biking, driving and transit. 

2.1 
Support neighborhood traffic calming measures to ensure safety and improve right-of-
way aesthetics.  
» Ensure that all local street reconstruction projects are designed for a target speed of 

A pilot program to utilize radar speed signs to increase 
awareness of speeding and compliance with speed 
limits was included in the 2022 budget and will begin at 



8 

25 MPH. 
» Pursue funding to implement a neighborhood traffic calming program. 
» Utilize the Traffic Control Committee to identify potential traffic calming interventions. 
» Continue to utilize the traffic count program to annually evaluate traffic volume and 
speed on local streets. 
» Adopt standards for traffic calming measures on City streets. 

two locations on W. Broadway and E. Preston. The 
results of this pilot will inform next steps. Traffic count 
data was collected in the fall of 2021 to quantify pre-
implementation conditions for later analysis.    

2.2 
Maintain the roadway network and consistently evaluate system operations to ensure 
service objectives are met for all modes. 

PASER data was collected for all roadways and 
sidewalks in 2020.  This information will be utilized to 
plan maintenance and capital projects. 

2.3 

Partner with MDOT and CMU to reimagine Mission Street as a vital business district and 
front door to the community and university. 
» Establish quarterly meetings with MDOT and CMU to monitor project implementation. 
» Work with MDOT and CMU to scope a traffic feasibility analysis that prioritized 
pedestrian travel in all alternatives evaluated. 
» Identify funding strategy and design approval procedures and timeline for completing 
construction documents. 

Quarterly meetings with MDOT and CMU began in 
2021.  

2.4 

Retrofit the roadway network to provide safe accommodations for pedestrians and 
bicyclists. 
» Continue to consider bicycle and pedestrian accommodations in the design of all 
resurfacing and restriping projects as required by the City Complete Streets Ordinance 
» Explore collaborating with other local units of government to update the Mt. Pleasant 
Area Non-Motorized Transportation Plan. 
» Continue to require sidewalk installation where gaps exist in the network. 

No update. This is ongoing with all road/sidewalk 
projects. 

2.5 

Improve wayfinding between neighborhoods, districts, and parks in and around the 
City. 
» Develop a Mt. Pleasant area wayfinding plan.  
» Consider use of the MUTCD approved bicycle route signage. 

Potential bike route opportunities continue to be 
evaluated in conjunction with street and trail projects. 
 
Collaborating with Central Michigan University to 
prepare an inventory of existing signage in the parks.  

2.6 

Expand public transit opportunities in the City and implement innovative mobility 
policies to improve choice and access for system users. 
» Work with I-Ride to increase transit service in the community. 
» Work with I-Ride to develop bus stop standards that are compatible with the City’s 
complete streets ordinance. 

No update.  

2.7 

Ensure that the Mt. Pleasant Municipal Airport continues to be utilized as a regional 
nexus, and link to the local transportation system. 
» Continue to partner with local units of government and businesses to financially 
support airport operations. 

Formed a Joint Operations Board with Isabella County, 
Saginaw Chippewa Indian Tribe, Union Township, and 
Middle Michigan Development Corporation. Meetings 
held monthly. 

2.8 

Continue to evaluate parking assets and requirements to make sure that current and 
future technologies and travel patterns are encouraging the highest and best use of 
land. 
» Consider developing a parking management plan and continually updating it based 
upon current best practices. 

Traffic control orders were adopted to establish 
overnight parking in downtown lots 10, 12 and 13. 
 
The one-year review of the snow emergency ordinance 
was completed.   

GOAL 3: Activate the City’s most underutilized sites to realize the value of nearby public and private assets through adaptable, durable, and future 
facing structures and landscapes. 

3.1 

Promote economic vitality that is consistent with the City’s form-based code and 
aesthetic values.  
» Consider participation in national conferences like NCSC to market the Mission 
corridor to potential developers. 
» Work with DDA to identify and develop a beautification strategy for the corridor and 
community gateways. 
» Continue to evaluate utility and infrastructure needs for future construction projects. 
» Maintain certification as a Redevelopment Ready Community. 

DDA improvements are on hold pending completion of 
the feasibility analysis.  
 
Certification maintenance activities are ongoing for the 
RRC program. Current certification is good through 
2024.  

3.2 

Improve multimodal accessibility along and across major corridors. 
» Incorporate a dedicated pedestrian signal phase at every signalized intersection. 
» Evaluate opportunities to reduce crossing distances including installation of 
pedestrian refuge islands and beacons. 
» Install enhanced pedestrian signs and markings at existing and planned pedestrian 
crossing. 

Enhancements which impact pedestrian safety will be 
incorporated into the Mission Street design 
considerations when considering future corridor 
projects. 
 
Staff provided feedback to MDOT on pedestrian signals 
and other multimodal design elements during design 
process for 2023 Pickard Reconstruction. 

3.3 

Promote a compatible relationship between commercial developments and adjacent 
land uses. 
» Enforce buffer standards through site development procedures. 
» Evaluate special use standards to ensure that those with light, noise, odor, or other 
adverse impacts are appropriately regulated to minimize impact. 

Both items will be recommended for discussion by the 
Planning Commission in 2022. 

3.4 

Continue to identify site development priorities and work to foster public private 
partnerships to create new places in the City. 
» Develop a strategy to market property at the former Mt. Pleasant Center for taxable 
development.  
» Continue to partner with the Michigan Economic Development Corporation to 

Marketing of the Mt. Pleasant Center is currently on 
hold until deed language has been clarified through 
legislative action.  Priority redevelopment site flyers 
and lists are maintained quarterly and advertised on 
the City’s website. 
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facilitate the 
redevelopment of priority sites. 

 
Priority redevelopment site flyers and lists are 
maintained quarterly and advertised on the City’s 
website. 

3.5 
Promote culturally sensitive, responsible, sustainable, and accessible site design 
throughout the City. 

The character-based code is being implemented to 
promote these values.  

3.6 
Promote a vital mix of businesses and uses within the Downtown, including uses that 
have flexible hours of operation, provide entertainment, and events. 

Staff conducts year-round promotion of businesses, 
activities and hours of operation via social media and 
radio. 

3.7 

Improve pedestrian access and walkability within the Downtown and the connections 
to surrounding neighborhoods and parks. 
» Develop a plan for the replacement of the Downtown streetscape. 
» Explore the feasibility of provided a more direct pedestrian connection between 
downtown and Island Park. 
» Continue to evaluate opportunities to improve pedestrian lighting between 
neighborhoods and Downtown. 

Pedestrian lighting to be installed on the north side of 
Illinois between Main and Fancher in 2022. 
 
Trail around Broadway lofts installed in 2021 between 
Broadway Street and Island Park pedestrian bridge. 
 
Areas of broken sidewalk in the downtown to be 
replaced as part of 2022 sidewalk replacement project. 

3.8 
Encourage incremental new development projects in outlying neighborhoods on the 
North, West, and East that are compatible with walkable neighborhoods form. 

Recent updates to the character-based code have 
increased opportunities for the incremental creation of 
walkable development.  

GOAL 4: Build the value of the City’s expansive park system beyond site borders to achieve synergy between ecological environments and programmed 
spaces while elevating the systems appeal to residents and visitors. 

4.1 
Continue to develop facilities that serve Mt. Pleasant families and provide activities for 
all stages of life. 

Added Pickleball Courts and a Fitness Station and 
Outdoor Skating Rink in Island Park in 2021.   
 
Updating Island Park South Restroom to accommodate 
families and provide changing rooms for the splashpad 
in 2022. 

4.2 
Develop a City-wide bike/hike/path system that connects parks to neighborhoods, 
CMU, Downtown, Mission Street, and regional pathways. 

Design and Engineering phase of the Mid-Michigan 
Pathway North Connection in scheduled for 2022. 

4.3 
Improve pedestrian and bicycle access within the park system and provide recreation 
opportunities that are oriented towards non-motorized park access. 

Design and Engineering phase of the Mid-Michigan 
Pathway North Connection in scheduled for 2022. 

4.4 Continue and enhance park development, improvements, and maintenance. 

A Park Maintenance/Operations Plan is in development. 
 
Replaced the pedestrian bridge decking at both Leaton 
St. bridges, both Millpond bridges and the Broadway St. 
bridge in 2021.   
 
Replaced the Millpond fishing decks in 2021.   
 
Master Planning phase for Indian Pines scheduled to 
begin in 2022.   
 
Development of Canal Street Park scheduled to begin in 
2022.   

4.5 Continue, expand and improve recreation programs. 

Expanded flag football offerings to include winter 
season; Saturday farmer’s market increased to up to 15 
vendors during peak growing season; upgrade RecTrac 
software to version 3.1 has significantly improved the 
user experience and made PEAK administrative 
processes much more efficient. 

4.6 
Develop recreation-based partnerships with County, townships, CMU, schools, and the 
tribe. 

City, Township, County, CMU, Chippewa Nature Center, 
Tribe have finalized Chippewa River Master Plan; 
partnered with CMU Outdoor Recreation Department on 
Adventure Seminars climbing club; assisted with the 
planning of multiple CMU Recreation, Parks, and 
Leisure Department’s Event Management program’s 
community-events. 

4.7 Improve and support river access and stewardship. 

Working with the Central Michigan Cooperative 
Invasive Species Management Area to place 
informational signage in the Parks regarding invasive 
exotic species. 

4.8 
Provide expanded recreation opportunities to residents that live east of Mission Street 
through development of new parkland. 

No update. 

4.9 
Market City parks and recreation facilities to new and existing City residents to foster 
greater awareness. 

The Come Home to Mt. Pleasant video public service 
announcement included information about City parks, 
recreation, and the farmers’ market. The City’s print 
and electronic media channels have featured multiple 
attractions and programs in 2021.  
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GOAL 5: Foster collaboration in attaining a safe, healthy, fiscally solvent, and accessible City that is reflective of community culture, proactive to 
community preferences, and equitable in community resources. 

5.1 
Increase tourism and marketing of the City to draw more people to the Downtown. 
» Consider establishing an annual marketing budget to be managed by the Downtown 
Development Director. 

One-time marketing funds through the CBD-TIFA were 
utilized radio advertisement, social media, and a 
billboard on US-127. 

5.2 

Enhance and improve employment opportunities and training for higher paying/non-
service sector jobs. 
» Continuing to partner with Middle Michigan Development Corporation to retain and 
attract 
employers to the region.  
» Continue to collaborate with Central Michigan University on the development of 
University Park. 

Staff of the City, Middle Michigan Development 
Corporation (MMDC), and Central Michigan University 
Research Corporation meet monthly to discuss 
strategies for attracting development to the Smart 
Zone. City, MMDC, and Michigan Economic 
Development Corporation staff conduct retention calls 
with local manufacturers. 

5.3 

Encourage greater community involvement and coordination with public safety to help 
identify community issues, reduce crime, and increase safety. 
» Utilize the Neighborhood Resource Unit to promote the creation of neighborhood 
groups and associations. 
» Continue to maintain police visibility at public venues and events to provide 
opportunities for interactions between officers and members of the public. 

No update.  

5.4 Increase cooperation and coordination between government and other organizations. 

This effort will be continued every year as relationship 
building requires constant effort. The City continues to 
participate in regular meetings with county, CMU, 
tribal, and non-profit partners. 

5.5 
Improve neighborhood services and encourage creation of neighborhood organizations, 
particularly to strengthen the relationship between the City, local neighborhoods, CMU, 
and its students. 

No update.  

5.6 

Improve environmental services and regulations in City, particularly recycling 
opportunities. 
» Consider the formation of a climate change task force and development of a climate 
change action plan. 
» Continue to expand the type of materials accepted by the City recycling program. 
» Evaluate City operations to identify opportunities reduce environmental impact. 

The Water Resource Recovery staff are investigating 
the potential for the treatment facility to take in food 
waste and produce methane for energy production thus 
reducing environmental impact and increasing materials 
that can be diverted from landfills to supplement the 
recycling program.  

5.7 
Continue to develop public facilities to serve the needs of City residents and visitors. 
» Develop a plan for the creation of an improved civic space at Town Center. 

Staff have explored grant opportunities to fund 
improvements at Town Center.  

 


