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Chapter 1 Introduction 
 
What is planning? 
Everybody plans. People make financial plans, work plans, and even grocery lists to efficiently 
achieve their goals. Planning helps each of us work toward accomplishing objectives in an 
orderly, step-by-step fashion. It also helps a community avoid costly errors by allowing for a 
good look at the issues. Communities that fail to plan are like people who shop without a 
grocery list — they spend too much on junk food and not enough on what is actually needed. 
 
The comprehensive planning process encourages governments to think strategically about all 
aspects of their community and the way these elements interact. Planning allows us to take a 
look at where the community has been, how it got to this point, where it wants to go, and how it 
can get there. Without a clear picture of the goals, policy makers must often make decisions in a 
manner that may not be in the best interests of local residents.  
 
Planning encourages a community development process that initiates action rather than one 
that simply reacts to events. But comprehensive planning is not easy. A community must work 
hard to reach their vision through the plan. 
 
Planning 101 

• Planning is an orderly, open approach to determining local needs, setting goals and 
priorities, and developing a guide for action. 

• Planning is a concentrated effort by a community to reach a balance between the natural 
environment and residential, commercial, industrial and agricultural development. 

• A plan is a guide for public officials and private citizens to use in making informed 
decisions that will affect their community. 

 
Change is inevitable. Planning is a process that helps a community prepare for change rather 
than react to it. The process involves working citizens through four basic questions: 

1. Where is the community now? 

2. How did the community get here? 

3. Where does the community want to go? 

4. How does the community get there? 

 
With Effective Planning, Boyne City Can: 
Make informed decisions. The comprehensive planning process provides facts on existing 
conditions and trends and helps a community understand the potential positive and negative 
impacts of managing growth in different ways. This provides a basis to make informed decisions 
and allows Boyne City to coordinate individual developments so that they complement rather 
than detract from each other. 
 
Develop and preserve community character. Can anyone envision the Boyne area without the 
vibrant northwood’s-based economy of winter sports, summer water sports, and a great outdoor 
environment?  Planning for the physical design of Boyne City will facilitate the preservation of 
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the cultural, economic and environmental features that help make a community a special place. 
Planned growth can be used as an ingredient to expand Boyne City’s unique character. 
 
Achieve predictability. Good planning provides private landowners and developers with a guide 
that defines where and what type of development the community desires. This information 
allows individuals to plan for the purchase and use of property consistent with community goals. 
 
Produce positive economic development. Planning helps Boyne City retain existing businesses 
and industries while attracting new ones. It is often used as a tool to revitalize downtowns and 
create vibrant main streets. The planning process allows the Planning Commission to consider 
workforce, education and local infrastructure capacity, among other things, so that appropriate 
economic development strategies can be developed. 
 
Adopt a balanced approach. Any local government function involves political, personal, and 
community values. Comprehensive planning and managing future growth involve balancing the 
community interest and the private interest. Planning encourages a balanced approach as 
the community develops, thus ensuring that community rights and private property privileges are 
both protected. 
 
 
A History of Boyne City 
John and Harriet Miller are credited with being the area’s first non-native permanent settlers. 
After Harriet dreamt of a bear-shaped lake with an abandoned cabin at its east end, the Millers 
traveled from New York and landed on the shores of Boyne on November 14, 1856. They 
claimed a cabin abandoned by Mormons as their home. John and his sons soon discovered a 
scenic stream that reminded John of a famous river in Ireland. He promptly christened it the 
Boyne River. 

 
The lumbering era thrust Boyne City 
from its quiet beginning into a bustling 
industrial center. 
From the mid-1880s to the 1920s, the 
community was known as the lumber 
capital of northwestern Michigan. The 
community’s population grew as people 
traveled to where jobs could be found. 
By the 1920s, the mill whistles silenced. 
The lumber boom was over. 
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Boyne City & Southeastern Railroad 
began bringing freight to town in 1893. 
The service was designed to connect 
Grand Rapids and Indiana to Great 
Lakes shipping from Boyne City’s 
harbor. While the railroad was a critical 
component in lumbering, it also found 
an identity as an ideal way for 
passengers to travel north in comfort. 
The railroad eventually closed in 1978. 
 
 
 
 
During the city’s lumber boom, a variety of businesses needed to support a thriving community 
were established. Many of these businesses remained after the lumber era ended. As the years 
have passed, the business community has evolved as much as its residents. Tourism has 
become a primary industry as the community draws summer residents to their second homes 
and for visitors who travel north for the weekend to fill lakeside cabins. 
 

 
 
It’s obvious that the Boyne area is still booming. With its schools within walking distance of 
downtown, diverse businesses enabling people to live, work and shop close to home, and 
events such as spaghetti dinners still making personal calendars, residents and visitors enjoy 
the value of relationships and the opportunities found in each day. 
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Planning Process 
The purpose of the Boyne City Master Plan-2015 Update is to provide guidelines for future 
development, while protecting the natural resources and character of the community. Part II of this 
plan presents extensive background information including socio-economic data on the City; 
description and mapping of natural resources and existing land uses; and inventory of existing 
community infrastructure and facilities. The background information was analyzed to identify 
important characteristics, changes and trends occurring in Boyne City. Community concerns were 
identified based on a review of prior sub-area plans, the results of a recent community goal setting 
session, a public input session conducted in October 2014, previous planning efforts, and input 
from the Planning Commission. Goals and objectives were developed and refined to guide future 
development based on the background studies, key land use trends and community issues. These 
goals, along with a detailed map of existing land use, provided the basis for the Future Land Use 
Map which specifies where the various types of future development ideally will be located in the 
City. This plan also provides suggestions for implementation of the identified goals and policies. 
The guidance provided by this Master Plan will be utilized in future updating of the Zoning 
Ordinance. 
 
The plan is intended to serve as a guide that will be used by the City to help determine land uses 
and development policies that will affect the community’s physical development. It defines general 
planning goals, policies and action plans that provide a philosophical base for use by the Planning 
Commission as it guides future growth and land use in Boyne City. Because it is a guide, this plan 
is not intended to be rigidly administered. Changing conditions in the community may affect the 
goals and philosophy established when the plan was originally developed. Such changes do not 
automatically mean that the plan must be subject to wholesale revisions, but rather that the goals 
and philosophy espoused should be evaluated to determine if the plan remains valid. 
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Chapter 2 Goals and Objectives 
 

In developing community goals and objectives, it is important to analyze existing community 
characteristics, such as:  social and economic features, environmental resources, available 
services and facilities, and existing land use. In addition to examining existing characteristics, 
another important tool in the development of community goals and objectives is to identify 
community assets, problems and other issues to be addressed. The goals and objectives in this 
Master Plan update are intended to serve as the foundation for a strategy that can be used in an 
ongoing process to guide growth and development over the short and long-term.  

As part of this Master Plan update, the Boyne City Planning Commission reviewed the goals 
and objectives from recent plans for the waterfront, downtown, marina, cultural economic 
development and input from recent goal setting meetings to compile a few consolidated broad 
goals with supporting objectives, which cover most of the themes from the earlier plans. The 
Planning Commission conducted a public meeting to share the draft goals and solicit input.   
Based on the input received, the Planning Commission further refined the consolidated 
community goals and objectives.  

Over the years, different organizations have written slogans or tag lines which are now 
embraced by the community as describing the unique character of Boyne City and its people. 
This plan combines two such statements: 

Boyne City:    
Where Life Meets Lake—Home town feel, small town appeal 
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Goal 1:  
Inspiring local Business and Economic Development 

 
Supporting Objectives: 

 Promote a friendly and sustainable community, where people care and are 
involved. (Responsible Party:  City of Boyne City, Boyne City Chamber of Commerce, 
and Boyne City Main Street / Timeline: In progress) 

 Continue to support and implement the 5 long-term cultural and economic 
development goals identified in the Boyne City, Michigan Cultural Economic 
Plan. (Responsible Party: City of Boyne City, Boyne City Chamber of Commerce, Boyne 
City Main Street / Timeline: In progress) 

o Position Boyne City as the ‘go-to’ place for unique and creative regional 
food experiences and ‘take-home’ food products. (Responsible Party: Boyne 
City Farmers Market, City of Boyne City / Timeline: mid-term) 

o Create a favorable working environment for traditional and creative artists 
and performers, as well as craftmakers and food producers in all forms. 
(Responsible Party: Boyne Arts Collective, City of Boyne City, Boyne City 
Farmers Market / Timeline: mid-term) 

o Maintain and build on the vitality of the Historic Downtown and lake front. 
(Responsible Party: City of Boyne City, Boyne City Main Street, Boyne City 
Downtown Development Authority, Boyne City Chamber of Commerce / 
Timeline: long-term) 

o Promote the area’s natural environment and outdoor recreation 
opportunities as a draw for visitors and as a quality of life. (Responsible 
Party: City of Boyne City, Boyne City Chamber of Commerce, Boyne City Main 
Street / Timeline: short-term) 

o Improve communication, coordination and effectiveness of local 
development efforts. (Responsible Party: City of Boyne City, Boyne City Main 
Street, Boyne City Downtown Development Authority / Timeline: short-term) 

 Continue the combination of marketing and event-producing capacities together 
with signature creative/wild/hand made foods and the culinary arts, to provide a 
lead industry cluster around which Boyne City’s identity and economy can be 
enhanced. (Responsible Party: City of Boyne City, Boyne City Farmers Market, Boyne 
City Main Street / Timeline: In progress)  

 Attract new and repeat visitors 
and enhance their experience 
through foods and a more 
complete creative and cultural 
experience. (Responsible Party: City 
of Boyne City, Boyne City Farmers 
Market, Boyne City Main Street / 
Timeline: In progress)  

 Continue to support the growth of 
the Boyne City Farmer’s Market 
as an intermediary to bridge 
growers, producers, consumers, 
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and wholesale buyers. (Responsible Party: City of Boyne City, Boyne City Farmers 
Market, Boyne City Main Street / Timeline: In progress) 

 Continue to focus efforts to refine distinctive events and activities that connect 
the lakefront with downtown. (Responsible Party: City of Boyne City, Downtown 
Development Authority, Boyne City Main Street / Timeline: In progress) 

 Attract visitors and improve quality of life for year-round residents through 
economic activity and investment. (Responsible Party: City of Boyne City, Boyne City 
Chamber of Commerce / Timeline: In progress) 

 Promote all-season outdoor recreation, dining options, home-grown cultural 
activities, excellent schools, and other quality of life factors for business and 
employee recruitment and retention. (Responsible Party: City of Boyne City, Boyne 
City Chamber of Commerce, Boyne City Main Street / Timeline: In progress) 

 Continue to foster the cooperative synergy between the City, the Chamber and 
Main Street to promote and support economic development in Boyne. 
(Responsible Party: City of Boyne City, Boyne City Chamber of Commerce, Boyne City 
Main Street / Timeline: In progress) 

o Continue the efforts of Team Boyne to promote economic activities to 
support business recruitment and retention. (Responsible Party: City of 
Boyne City, Boyne City Chamber of Commerce, Boyne City Main Street / 
Timeline: In progress) 

o Highlight the Redevelopment Ready Community designation to promote 
the re-use/redevelopment of buildings and sites in Boyne. (Responsible 
Party: City of Boyne City, Boyne City Chamber of Commerce, Boyne City Main 
Street / Timeline: mid-term) 

o Attract and retain family supporting jobs. (Responsible Party: City of Boyne 
City, Boyne City Chamber of Commerce, Boyne City Main Street / Timeline: long-
term) 

o Create a vibrant downtown which attracts and retains young talent and 
supports diversity. (Responsible Party: City of Boyne City, Boyne City Chamber 
of Commerce, Boyne City Main Street / Timeline: long-term) 

o Encourage an entrepreneurial community. (Responsible Party: City of Boyne 
City, Boyne City 
Chamber of 
Commerce, Boyne 
City Main Street / 
Timeline: long-
term) 

o Continue Stroll 
the Streets and 
other events to 
enhance Boyne 
City’s vibrant 
downtown to 
attract visitors 
and provide 
recreation, retail 
and dining 
opportunities for 



Boyne City Master Plan-2015                                              Goals and Objectives 
 

Boyne City Master Plan-2015  page 2-4 
Goals and Objectives   

all. (Responsible Party: City of Boyne City, Boyne City Chamber of Commerce, 
Boyne City Main Street / Timeline: In progress) 

o Continue to celebrate and embrace the arts. (Responsible Party: Boyne Arts 
Collective, City of Boyne City, Boyne City Chamber of Commerce, Boyne City 
Main Street / Timeline: In progress) 

o Provide regulatory flexibility to encourage exploration of innovative 
business concepts. (Responsible Party: City of Boyne City, Boyne City 
Chamber of Commerce, Boyne City Main Street / Timeline: mid-term) 

 Continue to celebrate and embrace the seniors and retirees as mentors and 
valued community assets. (Responsible Party: City of Boyne City / Timeline: In 
progress) 

 Continue open communication and collaboration with schools. (Responsible Party: 
City of Boyne City / Timeline: In progress) 

o Maintain, support and promote high quality Boyne City schools. 
(Responsible Party: City of Boyne City / Timeline: In progress) 

o Integrate students and young adults into more active roles in the 
community. (Responsible Party: City of Boyne City, Boyne City Chamber of 
Commerce  / Timeline: mid-term) 

o Continue to work with schools on Safe Routes to Schools and integrate  
into the Trail Town efforts. (Responsible Party: Boyne City Parks and 
Recreation Committee, City of Boyne City, Boyne City Main Street / Timeline: 
short-term) 

 Encourage/develop/expand broadband and wireless services available 
throughout the City. (Responsible Party: City of Boyne City  / Timeline: In progress) 

 Continue to maintain and improve Boyne City streets, infrastructure and services 
to meet the community needs. (Responsible Party: City of Boyne City  / Timeline: In 
progress) 

o Continue to enhance Boyne City as a walkable community. (Responsible 
Party: City of Boyne City, Boyne City Main Street / Timeline: In progress) 

o Consider a Complete Streets approach for all street improvement 
projects. (Responsible Party: City of Boyne City, Boyne City Main Street / 
Timeline: In progress) 

o Maintain and support local transit services. (Responsible Party: City of 
Boyne City  / Timeline: In progress) 

 

Goal 2:  
An Active Community embracing recreation  

and water-based opportunities  
 
Supporting Objectives: 
 Promote Boyne City’s waterfront location and outstanding recreational 

opportunities. 

 Maintain and enhance Boyne City’s parks and recreation facilities. 
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 Promote Boyne City as a waterfront Trail Town. 

 Establish, expand and maintain the trail networks, both within Boyne City and 
connections to regional trail systems, including water trails. 

 Celebrate year-round use of recreation facilities and trails.  Coordinate 
maintenance activities to promote winter use. 

 Establish more recreational activities and opportunities for area youth. 
 

 
 

Goal 3:   
Housing opportunities for ALL! 

 
Supporting Objectives: 
 Recognize the changing demographics, and explore options to address the 

shifting housing demands, such as downtown housing opportunities, accessory 
dwelling units, townhouses, apartments, etc. 

 Review the types of housing available to identify any gaps and opportunities.  

 Encourage affordable and workforce housing in mixed use developments 
downtown, such as explore the conversion of underutilized properties to 
affordable housing. 

 Identify affordable housing obstacles and work to address.   

 Encourage housing which includes accessibility features for all, to facilitate aging 
in place. 
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Goal 4:   
Working cooperatively with neighbors  

 
Supporting Objectives: 
 Strengthen working relationships with neighboring communities to enhance the 

entrances to Boyne City. 

 Protect Lake Charlevoix through collaboration with adjacent lakefront 
municipalities and interested groups. 

 Explore cooperative planning with adjacent Townships regarding shared facilities 
and resources. 

 Work to strengthen connections with nearby resort communities, resort industries 
and second home owners. 
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Chapter 3 Future Land Use 
 
Boyne City is a scenic lakefront community which provides for a mix of land uses to meet the 
needs of the residents, businesses and visitors. Through land use planning and land use controls, 
Boyne City intends to continue to work to ensure that the shorelines are protected, the existing 
commercial, industrial, community service, residential and recreational uses can continue, and 
reasonable growth can be accommodated with minimal land use conflicts or negative impacts. 
Based on the social, economic and environmental characteristics, the following general future land 
use categories have been identified to serve existing and future development needs. The 
distribution of these future land use categories are shown in Figure 3-1, Future Land Use Map. 
 
Future Land Use Categories 
 
RESIDENTIAL 
 
Residential Open-Space—Residential Open Space category is a means of varying the usual 
pattern of development. Known under a variety of names—open space development, clustering 
or cluster development, conservation development, open space zoning or rural clustering—this 
option is a technique that encourages grouping homes in those areas of a development site that 
are best suited for development. Large parts of a site are permanently protected open space, 
protected by a restrictive covenant or deeded to a nonprofit land trust or the City. 
Advantages: 

•  Provides opportunities for creative, quality design and preservation of open space. 
•  Creates larger areas of open space rather than just lot-by-lot development. 
•  Preserves natural features, advances environmental protection, improves drainage, and 

provides for better housing sites. 
•  Allows greater administrative discretion and negotiation between the developer and 

community. 
•  Reduces development costs by maintaining overall residential density developed over a 

smaller area. 
It should also be noted that the benefits of open space design can be amplified when it is 
combined with other better site design techniques such as narrow streets, connectivity and 
alternative turnarounds 
 
Large Lot Residential—The principal purpose of the Large Lot Residential category is to 
provide land in the community for a rural residential type of lifestyle yet still be in the City. This 
lifestyle is one of a full range of lifestyles offered in Boyne City. In addition to single-family 
houses, this category also provides for parks, day care, civic and institutional uses, such as 
churches.  
 
Neighborhood Residential—The Neighborhood Residential category promotes the 
continuation, restoration, and creation of diverse, walkable, compact, vibrant, neighborhoods. 
The Neighborhood Residential category builds upon the historic single-family residential pattern 
that is reflected in many of Boyne City’s existing neighborhoods. Its purpose is to create 
identifiable, well-organized, neighborhoods that are interconnected with each other to form a 
community. These “traditional” neighborhood areas are intended to encourage a variety of 
housing types and prices. While anticipated to contain primarily single-family detached housing, 
some attached housing units may be considered. 

1. Walkability—Pedestrian friendly street design (buildings close to street; porches, windows 
& doors; tree-lined streets; on street parking; hidden parking lots; garages to the rear; 
narrow, slow speed streets). 
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2. Connectivity—Interconnected street grid network disperses traffic & eases walking. A 
hierarchy of narrow streets, boulevards, and alleys. High quality pedestrian network and 
public realm makes walking pleasurable. 

3. Mixed Housing—A range of types, sizes and prices in closer proximity. 
4. Quality Architecture & Urban Design—Emphasis on beauty, aesthetics, human comfort, 

and creating a sense of place; Special placement of civic uses and sites within community. 
5. Smart Transportation—Pedestrian-friendly design that encourages a greater use of 

bicycles, rollerblades, scooters, and walking as daily transportation. 
6. Sustainability—Minimal environmental impact of development and its operations. 

Ecofriendly technologies, respect for ecology and value of natural systems. Energy 
efficiency. Less use of finite fuels. More local production. More walking, less driving. 

7. Quality of Life—Taken together these add up to a high quality of life well worth living, and 
create places that enrich, uplift, and inspire the human spirit.  
 

Historic Residential—This land use category is essentially a sub-category of the Neighborhood 
Residential category intended to encourage preservation of the historic houses in the Pearl 
Street area consistent with the designated Historic District. 
 
Multiple Family—The Multiple Family category includes condominiums, apartment complexes, 
and assisted senior living facilities. The multiple family land use should be part of the 
surrounding community, not separate. The architecture should be “community” oriented. Parking 
should be well screened. The main goal here is to offer a high quality of life for the residents. 
The Multiple Family category includes the area owned by the Boyne City Housing Commission 
at Park Street and Division Street which provides a range of housing types and a senior center 
with associated senior services. Additional specific locations for future multiple family uses are 
not designated on the Future Land Use map, but will be considered on a case by case basis, so 
that the Planning Commission can have the flexibility to review the appropriateness of specific 
areas when the need arises.  
 
Mobile Home Park—The Mobile Home Park category recognizes the importance of the existing 
development as a well-maintained park and a community asset which provides a valid housing 
option. This future land use plan encourages the continuation of the existing facility. 
 
COMMERCIAL 

 
Downtown Core—The downtown and historic core is the 
focal point of Boyne City providing a mix of retail, office, 
residential, and public uses, supported by a 
transportation system that creates a pedestrian friendly 
atmosphere. This area provides easy access to local 
businesses with an enhanced streetscape environment. 
This plan promotes continued mixed-use development in 
the Downtown Core to reinforce the unique identity and 
attractive pedestrian environment. This land use category 
is intended to encourage commercial uses, small-scale 
retail shopping, entertainment uses, convenience stores, 
office, and personal and business service uses. 
Residential uses are encouraged on upper floors of 
commercial buildings. Building heights should generally 
not exceed three stories, except where it can be 
demonstrated that additional height will not alter the 
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historic character of the downtown. Brick, stone and masonry will be the primary building 
materials in this area to give a sense of permanence.   
 
Professional Office— Office development in Boyne City will fit into the surroundings and be 
built to the same bulk and outward appearance. The predominate building material shall be 
brick and masonry. Boyne City will ensure that compatibility between the Office area 
development and surrounding neighborhoods is buffered and that performance standards are 
set to minimize harmful effects of excessive noise, light, glare, and other adverse environmental 
impacts. 
 
Neighborhood Commercial—“Neighborhood Commercial Nodes” (NCN) are designed to 
encourage small scale commercial and mixed-use development in convenient neighborhood 
locations. The purpose of the Neighborhood Commercial Node is to provide for the 
establishment of local centers for convenient retail or service outlets which deal directly with the 
customer for whom the goods or services are furnished. Emphasis should be placed on 
convenience and pedestrian and bicycle access. The center should be designed to eliminate 
any nuisance or incompatibility with surrounding land uses. The Neighborhood  Commercial 
corner store should be on a “corner” except in rare circumstances. If they are to be successful, 
they must be within walking distance of nearby residents. They also need to be designed and 
scaled to serve the surrounding neighborhood; therefore, a “one size fits all” approach to density 
or uses may not be appropriate. The areas identified are conceptual, actual sites will be 
evaluated for its ability to serve such a function, and appropriate zoning changes will be 
developed on a case-by-case basis. 
 
Medical—The Medical category is designated to recognize the area primarily devoted to 
providing medical services and the advancement of the medical science. The Medical category 
will provide Boyne City residents with medical and related services in town without having to 
travel to Charlevoix, Petoskey or other areas for care. 
 
General Commercial—The General Commercial category is designed to provide a location for 
more intense retail that will serve the broader community or region. It may include, but is not 
limited to, general retail and office, larger retail centers, and regional centers. Pedestrian 
connections and bicycle parking facilities are an important design feature to this area. Buildings 
will be as close as possible to the road frontage with parking on the side or in the rear. 
 
INDUSTRIAL 
 
Industry—This classification provides for freestanding sites and campus/complex development 
accommodating flexible uses of space. Uses include research and development activities, light 
industrial uses, office uses, high-tech uses, and distribution uses. 
 
PUBLIC SERVICES AND FACILITIES 
 
Community Service— Public services and Boyne City’s schools play an important role in the 
city’s economy and overall vitality. Not only do they provide valuable jobs in the city, they serve 
educational, recreational, government needs of the area, attract new and expanded business to 
the region, and broaden cultural opportunities within the city. In order to compete in their 
respective missions, they must continue to change and grow over time. Some Community 
Service areas may pose impacts on adjoining residential neighborhoods. Issues such as noise, 
parking, traffic, housing costs and neighborhood character are of concern. Certain services that 
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are critical to the operation of the city such as snow plowing, storage of salt, composting and 
waste disposal should be heavily buffered from surrounding residential areas.  
 
Marina— The marina areas along Boyne City’s waterfront play an important role in the 
economic, recreation and transportation needs of the city. In the future these areas may play an 
increasing role in bulk transportation and passenger travel much as it did in the past. 
 
Community Recreation— This classification is for improved and unimproved recreation areas 
and park facilities, including neighborhood, community, and Greenway/Bikeway/Pedestrian 
Links. This classification covers those areas provided as part of a larger use, in between uses, 
or along transportation routes that serve to connect parks, recreation, and open space into a 
unified network of facilities. 
 

Waterfront Considerations 
Lake Charlevoix and the 
Boyne River are vital 
components of Boyne City, 
and as such the protection 
of these resources continues 
to be critically important. The 
Boyne City Zoning 
Ordinance includes 
regulations designed to 
protect the shoreline areas. 
As further development or 
redevelopment occurs, the 
City will continue to evaluate 
the tools and techniques 
available to implement the 
best management practices 
for shoreline and water 
quality protection.   

 

Trail Connections 
As a designated Trail Town community, Boyne City continues to expand its network of trails. 
Efforts are underway to link various points of interest within the City and increase the 
connections to the ever-expanding regional trail network. Existing and future trail routes are 
shown on the Future Land Use map. 
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Chapter 4 Implementation and Plan Adoption 
 
Plan Implementation 
A Master Plan is developed to provide a vision of the community's future. It is designed to serve 
as a tool for decision making on future development proposals. A Master Plan will also act as a 
guide for future public investment and service decisions, such as the local budget, grant 
applications, road standards development, community group activities, tax incentive decisions, 
and administration of utilities and services. 
 
According to the Michigan Zoning Enabling Act, comprehensive planning is the legal basis for 
the development of a zoning ordinance. Section 203 of the Act states:  "The zoning ordinance 
shall be based on a plan designed to promote the public health, safety and general welfare, to 
encourage the use of lands in accordance with their character and adaptability, to limit the 
improper use of land, to conserve natural resources and energy, to meet the needs of the 
state's residents for food, fiber, and other natural resources, places of residence, recreation, 
industry, trade, service, and other uses of land, to insure that uses of the land shall be situated 
in appropriate locations and relationships, to avoid the overcrowding of population; to provide 
adequate light and air; to lessen congestion of the public roads and streets, to reduce hazards 
to life and property; to facilitate adequate provision for a system of transportation, sewage 
disposal, safe and adequate water supply, education, recreation, and other public requirements, 
and to conserve the expenditure of funds for public improvements and services to conform with 
the most advantageous use of land resources, and properties." 
 

Zoning 
The Zoning Ordinance is the most important tool for implementing the Master Plan. Zoning is 
the authority to regulate private use of land by creating land use zones and applying 
development standards in various zoning districts. The City of Boyne City is covered by the 
Boyne City Zoning Ordinance regulating land use activities.  
 
In accordance with the Michigan Planning Enabling Act, Table 4.1, shows the relationship 
between the Future Land Use Categories as described in Chapter 3 and the zoning districts as 
described and regulated in the Boyne City Zoning Ordinance. 
 
The first Zoning Ordinance was adopted in 1978. The current ordinance was adopted in 2001, 
and has been amended as needed. The Zoning Ordinance should now be reviewed to ensure 
the Ordinance is consistent with the goals and the Future Land Use as presented in this Master 
Plan. Boyne City intends to update the Zoning Ordinance, as needed, to ensure consistency 
with the City’s vision for the future and provide development options to better meet the goals of 
this plan.  
 
  



Boyne City Master Plan-2015                     Implementation and Plan Adoption 
 

Boyne City Master Plan-2015  page 4-2 
Implementation and Plan Adoption   

Table 4.1 

FUTURE LAND USE CATEGORIES AS RELATED TO ZONING DISTRICTS 
 

Future Land Use Zoning District 

 Residential Open Space 

 Large Lot Residential 
RED Rural Estate District 

 Historic Residential 

 Neighborhood Commercial TRD Traditional Residential District 

 Neighborhood Residential WRD Waterfront Residential District 

MHPD Manufactured Housing Park District 

 Multiple Family Residential MFRD Multiple Family Residential District 

 Professional Office 

 Medical 
POD Professional Office District 

 Marina WMD Waterfront Marina District 

 Downtown Core CBD Central Business District 

 General Commercial 

TCD Transitional Commercial District 

GCD General Commercial District 

RC/ID Regional Commercial/Industrial 
District 

 Industrial 
PID Planned Industrial District 

 Community Service CSD Community Service District 

 Community Recreation — Any / All Districts 

Any / All FHD Flood Hazard District — Overlay 
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Grants and Capital Improvement Plan 
As stated earlier, the Master Plan and Recreation Plan can also be used as a guide for future 
public investment and service decisions, such as the local budget, grant applications and 
administration of utilities and services. Many communities find it beneficial to prioritize and 
budget for capital improvement projects, such as infrastructure improvements, park 
improvements, etc. A Capital Improvements Program (CIP) is one tool which is often used to 
establish a prioritized schedule for all anticipated capital improvement projects in the 
community. A CIP includes cost estimates and sources for financing for each project, therefore 
can serve as both a budgetary and policy document to aid in the implementation of a 
community's goals defined in the Master Plan.  
 
Other Programs and Initiatives 
The City of Boyne City actively participates in a number of initiatives which contribute to the 
implementation of the Master Plan goals, a sample of such current initiatives include: 

 Redevelopment Ready Communities 
 Michigan Main Street Program 
 Trail Town Initiative 
 Safe Routes to Schools 

 
As part of the Redevelopment Ready Communities program, the following information has been 
compiled to share with potential developers to facilitate the re-development of properties in the 
Downtown Core as identified on the Future Land Use map, and is included as a summary of 
many of the current plan implementation activities. 
 
Redevelopment Sites and Strategies - Redevelopment Ready Communities® 
 
To be vibrant and competitive, Boyne City must be ready for development. This involves 
planning for new investment and re-investment, identifying assets and opportunities, and 
focusing limited resources. To insure the City was in the best possible position to encourage 
and capitalize on redevelopment opportunities moving forward, the City applied and was 
selected to participate in the Redevelopment Ready Communities® (RRC) certification program. 
The RRC program is offered by the Michigan Economic Development Corporation (MEDC) to 
municipalities across the state of Michigan. Participation in RRC is a voluntary, no cost 
certification program promoting effective redevelopment strategies through a set of best 
practices. The program measures and then certifies communities that integrate transparency, 
predictability and efficiency into their daily development practices. The RRC certification is a 
formal recognition that a community has a vision for the future and the fundamental practices in 
place to get there. RRC certification signals a proactive, business friendly environment to 
developers and investors and development projects may qualify for priority funding at the MEDC 
and MSHDA.  
 
Priority Redevelopment Sites 
As part of the RRC certification process the City was required to assemble and prioritize 
potential redevelopment sites. To accomplish this task the City completed an inventory and 
review of all the potential redevelopment sites in the City. The criteria used for inclusion into the 
priority list was the properties needed to be located in or close to the downtown, needed to be 
currently vacant or underutilized land and/or buildings, and the properties had attributes that set 
the site apart such as historic designation, blight, location, architecture or other unique 
characteristics that would make it an important and significant property. Through this review 
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process six potential redevelopment sites have been identified. While some of the sites are 
currently listed for sale others are not and the property may not be immediately available. In all 
cases inquiries regarding the status of the property should be made to the property owners. 
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Site 1  
Currently paved and being used as a City Parking lot, the property has frontage on Park and 
River Streets and is zoned and suitable for a mixed use commercial-residential project. Across 
the street from the historic Old City Park, the lot has approximately 135’ of frontage on the 
Boyne River.  
 
Address: 17 N Park St. 
Status: Available - City Owned 
Zoning: Central Business District  
Building Size: Vacant 
Parcel Size: 132’ x 182’ 
City Water: Yes 
City Sewer: Yes 
 
 
 
Site 2 
Located close to downtown the property was used previously for office space. The property is 
adjacent to Peninsula Beach Park and has water views of Lake Charlevoix. The property has 
room to expand the existing 1,500 Sqft building we could be used as a office, retail or multi story 
mixed use. 
 
 
Address: 302 Front St. 
Status: Not Listed 
Zoning: Central Business District  
Building Size: 1,500 Sqft 
Parcel Size: 12,500 Sqft 
City Water: Yes 
City Sewer: Yes 
 
 
 
 
Site 3 
This property is a 9,485 Sqft Bellamy Opera House which is The Boyne Theater.  The property 
is adjacent to and currently owned by the Northern Table restaurant.  
 
Address: 220 S Lake St. 
Status: Not listed 
Zoning: Central Business District  
Building Size: 17,500 Sqft 
Parcel Size: 120’ x 175’ 
City Water: Yes 
City Sewer: Yes 
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Site 4 
Victorian previously used for professional office. Property is suitable for commercial/professional 
office, personal residence or bed and breakfast. Property has 120’ of frontage on Boyne River.  
 
 
Address: 311 E Water St. 
Status: For Sale MLS # 440675 
Zoning: Central Business District  
Building Size: 2,700 Sqft 
Parcel Size: 75’ x 220’ 
City Water: Yes 
City Sewer: Yes 
 
 
 
 
 
 
Site 5 
The building has approximately 1,641 Sqft for showroom and 2,443 sq ft of warehouse space, 
total of 4,084 square feet for gross building area.  
 
 
Address: 437 Boyne Ave 
Status: For Sale MLS # 440741 
Zoning: Central Business District  
Building Size: 4,100 Sqft 
Parcel Size: 75’ x 220’ 
City Water: Yes 
City Sewer: Yes 
 
 
 
 
 
Site 6 
This currently vacant building is located close to down town with views of Lake Charlevoix. 
Property has 111' of frontage on Lake Street with ingress and egress from Lake and Park 
streets. Veterans Park is directly across the street.  
 
Address: 100 N. Lake St 
Status: For Sale MLS # 438832 
Zoning: Central Business District 
Building Size: 5,000 Sqft 
Parcel Size: 111’ x 115’ 
City Water: Yes 
City Sewer: Yes 
 
 
 
 

Site Redeveloped 
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Redevelopment Strategy 
The redevelopment strategy used by the City is a three pronged approach and focuses on 
Placemaking, Marketing and Support. In simple terms the City Redevelopment Strategy is 
focused on building a place people want to be, letting them know about it, and helping them 
when they get here.  
 
Placemaking 
Placemaking is a multi-faceted approach to the planning, design and management of public 
spaces. Placemaking capitalizes on the community's assets, inspiration, and potential, with the 
intention of creating public spaces that promote people's health, happiness, and well being. This 
approach is commonly described as creating a “sense of place”. The concept is based on a 
single principle – people choose to settle in places that offer the amenities, social and 
professional networks, resources and opportunities to support thriving lifestyles. 
 
Enhancing the downtown’s physical environment and capitalizing on its best assets helps create 
an inviting atmosphere. Attractive window displays, building improvements, streetscapes and 
landscaping are some of the physical improvements that can be implemented to help create a 
unique and special place. To this end the City has been extremely proactive in improving 
downtown infrastructure. Much of this work has been made possible with the assistance of State 
and Federal grants. This commitment to improving the public infrastructure has helped attract 
millions of dollars of private investment in building renovation and new construction in Boyne 
City. 
 
How well a place is connected to its surroundings both visually and physically is an important 
aspect in placemaking. A successful public space is visible, easy to get to and around. Physical 
elements can affect access (a continuous row of shops along a street is more interesting and 
generally safer to walk by than a blank wall or empty lot), as can perceptions (the ability to see a 
public space from a distance). Accessible public places have a high turnover in parking. 
 
Comfort and image is also a key to whether a place will be used. Perceptions about safety and 
cleanliness, the context of adjacent buildings, and a place's character or charm are often 
foremost in people's minds as well as more tangible issues such as having a comfortable place 
to sit. The importance of people having the choice to sit where they want is generally 
underestimated. 
 
Lastly, activities that occur in a place, friendly social interactions, free public concerts, 
community art shows and more, are basic building blocks: they are the reasons why people 
come in the first place and why they return. Activities also make a place special or unique, 
which, in turn, may help generate community pride. 
 
Marketing 
Marketing a community’s unique characteristics to residents, business owner’s, visitors, and 
investors is a key factor in the success of a community. To create and maintain an effective 
market campaign, a professional and well executed promotional program needs to be 
developed. The marketing of Boyne City has been primarily developed and implemented by the 
Boyne City Chamber of Commerce and the Boyne City Main Street promotions committee. The 
Chamber of Commerce through its website and newsletter is continuously marketing the 
community by providing information and resources on activities, attractions and events in the 
area. Through the Main Street Program the promotions committee fosters an atmosphere of 
cooperation and unity and builds partnerships in all sectors of the community. The committee 
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promotes well-designed sustainable downtown projects and events while maintaining the rich 
cultural and historic heritage of our downtown. Through the efforts of the Promotions Committee 
the City has developed a positive, promotional strategy through advertising, retail activities, 
special events and marketing campaigns developed to encourage commercial activity and 
investment in the area.  
 
Support 
 
A robust system of support for redevelopment is provided by a variety of local, regional and 
state agencies and organizations. These agencies and programs are just some examples of the 
type of assistance that is available. Prior to commencing any redevelopment project it is highly 
recommended that a representative from these organizations or agencies be contacted to assist 
with exploring potential programs that may provide assistance for a project.  
 
Established in 2003, the award-winning downtown Boyne City Main Street program which is 
under the umbrella of the city government as a Downtown Development Authority (DDA), allows 
tax dollars to be invested within the downtown district for a variety of projects to keep it vital and 
prosperous. The projects are outlined in the DDA Development Plan and Tax Increment 
Financing Plan. 
 
The Boyne City Main Street is a volunteer-based program, meaning its success is the result of 
the efforts of many. The program is based on the National Main Street Four-Point Approach to 
historic preservation and economic development which are: 
 

1. Organization: The organization committee is focused on building a broad-based support 
system for downtown revitalization by recruiting volunteers, raising funds, and promoting 
the program. 

2. Promotions: The promotions committee is responsible for marketing the downtown’s 
assets, enhancing the City’s image, and creating special events to build a fun and 
exciting atmosphere for residents, visitors, customers, and investors. 

3. Economic Restructuring: This committee is called TEAM BOYNE which is a network of 
community leaders and residents working together to make Boyne City a friendly 
environment for businesses and an encouraging community for entrepreneurs. Working 
together as a team, this committee works to strengthen the downtown’s economic base, 
support existing small businesses and recruit new businesses. 

4. Design: The design committee reviews building construction and capital projects in the 
district and is in charge of enhancing the physical appearance of the downtown by 
focusing on historic preservation, public improvements, lighting, signage, storefronts, 
and landscaping. 

 
Using this four point approach as its foundation the city has the tools to revitalize the downtown 
district by leveraging local assets, from cultural or architectural heritage to local enterprises and 
community pride. The four points of the Main Street approach work together to build a 
sustainable and complete community revitalization effort. 
 
At the regional level the most prominent business and economic development organizations 
providing assistance are the Northern Lake Economic Alliance and Networks Northwest. 
 
Northern Lakes Economic Alliance is a valuable resource available to area businesses and 
future entrepreneurs. The mission of the NLEA is "to enhance the economy in Antrim, 

http://www.northernlakes.net/
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Charlevoix, and Emmet counties by acting as a resource to retain and create quality jobs." As 
part of their services the NLEA offers a two-hour monthly class, "How to Really Start Your Own 
Business: Practical Information From Those Who Have Done It," in partnership with the Tip of 
the Mitt SCORE Chapter. The Tip of the Mitt SCORE counselors provide additional resources 
as well as apply practical knowledge of starting a business.  
 
Networks Northwest, formerly Northwest Michigan Council of Governments, is a regional 
organization serving businesses, non-profits, community organizations, individuals, and units of 
government. Their mission is to build stronger communities and enhance the quality of life in 
Northwest Michigan. Founded in 1974, Networks Northwest facilitates and manages various 
programs and services for the ten county region. These programs include Northwest Michigan 
Works, YouthBuild, Small Business & Technology Development Center, Procurement Technical 
Assistance Center, various business services, and many different regional planning initiatives in 
response to our communities’ requests and needs. Networks Northwest offers a broad spectrum 
of workforce, business and community services as seen on their web site.  
 
At the State level a variety of economic development support and resources are provided by the 
Michigan Economic Development Corporation (MEDC), the Michigan State Housing 
Development Authority (MSHDA) and the State Historic Preservation Office (SHPO). 
 
The MEDC provides assistance by offering community development incentives that focus on 
creating vibrant, sustainable and unique places. Some of the economic development services 
and programs designed to attract and retain talent in Michigan communities that the MEDC 
administers are the Brownfield Tax Increment Financing Act 381 Work Plan, the Community 
Development Block Grant program, the Core Community Fund, the Michigan Community 
Revitalization Program and the Urban Land Assembly fund. Through these programs the MEDC 
can assist with the reinvigoration of city centers and rural communities across Michigan.  
 
MSHDA’s mission is to enhance Michigan's economic and social health through housing and 
community development activities. MSHDA offers a wide variety of assistance and programs to 
the public and private sector to assists in building a strong and vibrant Michigan. Some examples 
of assistance offered by MSHDA’s include it’s Community Development Division (CDD) that 
supports affordable housing and vibrant places by providing financial resources, technical 
assistance, and training to nonprofits an local governments. Through MSHDA’s Cultural 
Economic Strategy (CED) support is provided for cultural economic development by assisting 
communities in leveraging their creative talent and cultural assets to spur economic growth and 
community prosperity.  
 
SHPO works with homeowners, developers, government agencies, and nonprofit organizations 
to preserve the places that make our communities unique. Historic preservation enhances 
property values, creates jobs, revitalizes downtowns and promotes tourism. SHPO programs 
such as the Historic Preservation Tax Credit program, the Michigan Lighthouse Assistance 
Program, and the National Register of Historic Places support people who want to preserve 
Michigan’s historic places as vibrant, vital community assets so they can be enjoyed by 
Michiganders and visitors alike. 
 
  

http://www.tipofthemitt.score.org/
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Plan Adoption Documentation 
Draft Plan Circulated for Comments 
The draft Boyne City Master Plan was transmitted to the City Commission for review and 
comment in June 2015. The City Commission approved the draft plan for distribution on June 
23, 2015. Following the Commission’s approval for distribution the proposed plan was 
distributed to the adjacent Townships (Boyne Valley, Evangeline, Eveline, Melrose and Wilson), 
Charlevoix County Planning Commissions, as well as Boyne City Public Schools, Great Lakes 
Energy and Consumers Energy on June 29, 2015 for review and comment. Comments were 
received from Charlevoix County Planning Commission, and are provided in Appendix B. 
 
Public Hearing 
A public hearing on the proposed Master Plan, as required by the Michigan Planning Enabling 
Act, as amended, was held on September 21, 2015. The legally required public hearing notice 
was published in the Petoskey News Review on September 3, 2015 and in the Boyne City 
Gazette on September 9, 2015, as well as posted on the City website. A copy of the public 
hearing notice is reproduced in Appendix B. During the review period, the draft plan was 
available for review on the City’s website, at the City Hall, or by contacting the Boyne City 
Planning Director. 
 
The purpose of the public hearing was to present the proposed Master Plan to accept 
comments from the public. Six local residents and/or business owners attended the public 
hearing. Minutes from the Public Hearing are provided in Appendix B. 
 
The public hearing began with a brief explanation of the planning process. Plan development 
included several Planning Commission workshop meetings, and public input sessions. During 
the hearing, maps of existing land use, color coded resource, and proposed future land use 
recommendations were presented.  
 

Plan Adoption 
At a Planning Commission meeting following the public hearing on September 21, 2015, the 
Planning Commission discussed the written comments received. The Planning Commission 
took action to formally adopt the Boyne City Master Plan – 2015 Update, including all the 
associated maps by resolution on September 21, 2015.  
 
Per the Michigan Planning Enabling Act, as amended, on June 23, 2015, the City Commission 
asserted the right to approve or reject the plan. The City Commission formally adopted the plan 
on October 13, 2015. 

 
Legal Transmittals  
Michigan planning law requires that the adopted Master Plan be transmitted to the City 
Commission, as well as to the adjacent Townships and the County Planning Commission. 
Copies of these transmittal letters are on file with the City of Boyne City.  



 
 
 
 
 
 
 
 
 
 
 
 
 

Part II 
Background and Supporting Information 

5.  Social and Economic Conditions 
6.  Natural Resources 
7.  Infrastructure and Facilities 
8.  Existing Land Use Profile 

 



Boyne City Master Plan-2015                                              Social and Economic Conditions 

Boyne City Master Plan-2015  page 5-1 
Social and Economic Conditions   

Chapter 5 Social and Economic Conditions 
 
Population 
 
As of the 2010 Census, Charlevoix County had a population of 25,949, which was a 0.5% 
reduction from the population of 26,090 in 2000. This population decrease reversed a strong 
population growth trend which spanned the previous four decades. From 1960 to 2000 the County 
population almost doubled from 13,421 to 26,090 persons. Of the 12,669 persons that were added 
during that 40 year period, the largest increase occurred between 1990 to 2000 when the County 
population increased by 4,622 persons, a population increase of 21 percent.  
 
While three of the four adjacent counties did see population increases over the past decade, the 
increases were modest as compared the growth trends that were experienced previously. As 
shown by Figure 5-1, of the three adjacent Counties that had a population increase, Emmet 
County had the largest population increase of 4% adding 1,257 persons.  
 
The economic downturn experienced by the County, State and Nation over the last decade is most 
likely the primary cause of the out migration and ultimately the low growth and population loss in 
the area. According to the estimated population changes prepared by the Michigan Department of 
Management and Budget, Charlevoix 
County had increases in population from 
2000 to 2003, and a trend which quickly 
reversed beginning in 2004. Over the past 
decade the birth rates and death rates for 
the County have remained fairly 
consistent. Over the past 10 years the 
population of the county had a natural 
increase (births>deaths) each year that 
averaged approximately +44 persons per 
year. During this same period the net 
migration for the county averaged -58 
persons per year for an average net loss 
of population of 14 persons per year.  
Beginning in 2004 Charlevoix County 
began experiencing the significant out 
migration, which continued for the 
remainder of the decade with the largest 
out-migration occurring in 2008 and 2009 
with a net out-migration of 253 and 227 
persons respectively.  
 

 Figure 5-1 

Source: US Census Bureau  
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Eleven of the 18 municipalities within Charlevoix County had an increase in population, while the 
county as a whole experienced a population decline over the last decade. The City of Boyne City 
increased in population, contrary to the other cities in the County, and many Cities in northern 
Michigan. Since the 2000 census the City had an increased population of 6.6% adding 232 
persons. With a land area of approximately 4 square miles the City has a population density of 
approximately 920 people per square mile. While the population in Boyne City increased the 
immediate surrounding area had an overall decrease in population. Over the past decade four of 
the five townships adjacent to the City decreased in population by a cumulative 17% (1,200 
persons) from at total of 6,958 persons in 2000 to 5,758 persons in 2010. Of these townships, 
Eveline had the largest decrease in the number of persons (96) and Evangeline had the largest 

percentage decrease (7.9%). Figure 5-2 shows the 
number and percentage of population change from 2000 
to 2010 for all the Charlevoix County municipalities. 
 
The 2010 census showed the population of Boyne City 
was 3,735 persons, and albeit relatively slowly, as shown 
by Figure 5-3, the City of Boyne City has continued to 
grow in population over the past 50 years. While still not 
near the peak population numbers the City experienced 
over 100 years ago of 5,218 persons, the City is the most 
populated City in the County and has been for most of the 
past century. Since 1930 the City has increased its 
population every decade with the exception of 1960 and 
has increased in total population since then by 35 percent 
(938 persons). The largest increase for the City during 
this time was between 1970 and 1980 when the City grew 
by 13 percent (379 persons).  

 
                                  

 

Figure 5-2: Charlevoix County Municipalities  
Population Change 2000 -20100 
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Figure 5-3: City Populations Charlevoix County 1910-2010 
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Seasonal Population 
 
Obtaining accurate numbers of seasonal residents and tourists is difficult. Because the U.S. 
Census is conducted each decade in April, the numbers only reflect those persons who live in the 
county on a year-round basis. 
 
In 2010 the Census showed the number of seasonal homes in Charlevoix County increased from 
4,391 units to 5,156 units. Of the 17,249 total housing units in the county this represents a 2 
percent increase in the seasonal units up from 28 percent in 2000 to 30 percent in 2010.  
 
As shown in Table 5.8 the City of Boyne City also had a similar increase in seasonal units between 
2000 and 2010 with an increase of seasonal units from 19.6 percent to 21.9 percent. In 2010 of the 
total 2,292 housing units in the City 502 were classified as seasonal units. 
 
A rough estimate of the number of seasonal residents can be calculated by multiplying the number 
of seasonal housing units by the average number of persons per household. Using this method a 
County seasonal population increase of 11,858 persons is estimated and for the City an additional 
1,154 persons are estimated. Seasonal residents, therefore, added another 46 percent to the 
county's population for a total of 37,807 persons and increased the City population by almost 31 
percent up to 4,889 persons. This figure does not include those seasonal visitors or tourists staying 
in area motels, campgrounds or family homes. 
 
Population Estimates and Projections 
 
Each year, the Census Bureau's Population Estimates Program (PEP) utilizes current data on 
births, deaths, and migration to calculate population change since the most recent decennial 
census and produce a time series of estimates of population. Estimated population for Charlevoix 
County from 2010 to 2014 suggests a slight, less than one percent, increase in the County 
population from 25,949 to 26,121. 
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While population estimates try to forecast changes in population on an annual basis projections 
take a longer view and try to anticipate trends and forecast changes in population that will occur 
over a longer period. Population projections for the State of Michigan prepared by the Michigan 
Department of Technology and Budget forecast that the State population will rebound slowly over 
the next 20 years from the 2010 decrease of population to 9,883,640 to 10,683,432 in 2020 to 
10,694,172 in 2030. 
 
When making estimates or projections it is impossible to know with certainty what impact a wide 
variety of variables will have, and a number of assumptions need to be made and projections and 
estimates should be viewed keeping those assumptions in mind. These official population 
estimates are widely used for planning purposes, and they can serve as a basis for distributing 
federal, state, and non-governmental funds. They also provide valuable information about 
demographic changes that have occurred in different areas of each state. 
 
Age Distribution 
 
2010 census data shows that the median age in Charlevoix County increased by 6.4 years since 
2000 with 50.7 percent of County’s population now 45 years old or older. This is more than a 10 
percent increase in number of persons over 45 since 2000 (Table 5.1). The breakdown of County’s 
population by age grouping shows a significant shift in the 25-44 and the 45-64 age groups from 
2000 to 2010. The percentage of those in the 45-64 age groups grew by 6.9 percent while the 25-
44 age group declined by 6.4 percent. During this same time period the total County population 
decreased by 141 persons. While the in-migration of older people and the aging ‘baby boomers’ 
are likely part of the reason for the shift towards an older population, probably the biggest factor for 
the increase in the median age is the out-migration of younger people as the total number of 
people ages 18-44 decreased by almost 20 percent (-1,766 persons) since 2000.  
 
 

Table 5.1  

Population By Age  
Charlevoix County and Boyne City 2000-2010 

Age 
 

           Charlevoix County Boyne City 
2000 2010 2000 2010 

Under 5 1,691 6.5% 1,363 5.3% 228 6.5% 266 7.1% 
5-17 5,072 19.4% 4,353 16.8% 696 19.8% 628 16.8% 
18-24 1,688 6.5% 1,638 6.3% 260 7.4% 280 7.5% 
25-44 7,159 27.4% 5,443 21.0% 998 28.5% 848 22.7% 
45-64 6,586 25.2% 8,319 32.1% 769 22.0% 1,083 29.0% 
65+ 3,894 14.9% 4,833 18.6% 552 15.8% 630 16.9% 
Median Age 39.1 45.5 37.9 41.9 
Source:  U.S. Census Bureau  
 
A similar pattern of change in the age of the population can be seen in the City of Boyne City. From 
2000 to 2010 the percentages of people in the 25-44 age bracket declined by 5.8 percent (-150 
persons) from 28.5 percent to 22.7 percent and those 45-64 increased by 7 percent (+314 
persons) from 22 percent to 29 percent. Given the fact that the population of the City increased by 
232 persons since 2000, it would appear that while the City experienced some out-migration of 
younger people, it was offset by the in-migration of people over 45 years old.  
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Race and Ethnic Composition 
 
Race and ethnicity data was not collected as part of the 2010 census and this information now 
collected as part of the 2006-2010 American Community Survey. As this information is now 
collected and developed through statistical analysis of survey samples there is a margin of error in 
all the values. Table 5.2 shows that the City has a very small minority population and that situation 
has changed relatively little over the last 10 years. From 2000 to 2010, the minority population in 
Boyne City increased only slightly from 3.0 to 3.4 percent.  
 
 

 
Disability Status 
 
Data shown in Table 5.3 gives an indication of how many disabled persons reside in Charlevoix 
County and the City as per the 2000 Census. A person was classified as having a disability if they 
had a sensory disability, physical disability, mental disability, self-care disability, going outside the 
home disability or an employment disability. Data from the 2000 Census is being used as this data 
was not obtained as part of the 2010 census and disability status has not been updated as part of 
the American Community Survey. 
 
The 2000 Census showed that 17.4 percent of the persons in Charlevoix County had some type of 
disability and 16.3 percent of the residents in the City had some type of disability. The largest 
numbers of disabled persons in the City were between the ages of 21 - 64 (286), and of the people 
in this group, 47.2 percent were employed. In the 65 and over age group, over 40 percent of this 
age group have some type of disability (44.2%).  
 

Table 5.2 

Population By Race And Hispanic Origin   
City of Boyne City 

 2000 Census 2006-2010 ACS Survey 
# % of Total Pop # % of Total Pop 

Total 3,503 100 3,760 100 
White 3,395 96.9 3,620 96.3 
Black 4 0.1 13 0.3 
Am. Indian 40 1.1 14 0.4 
Asian 6 0.2 27 0.7 
Other Race 14 0.4 0 0 
Two or More 
Races* 42 1.2 75 2.0 

Hispanic or 
Latino 
Origin** 

26 0.7 11 .03 

Total 
Minority*** 106 3.0 129 3.4 

* Census 2000 gave respondents the opportunity to choose more than one race category. 
** Persons of Hispanic or Latino Origin may be of any race. 
*** Excludes Hispanic or Latino Origin 
Source:  U.S. Bureau of the Census 
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Table 5.3 

Disability Status by Age Group 
Boyne City and Charlevoix County - 2000 

LOCAL UNIT Disabled 
persons    

5-20 

% 
Disabled 

5-20 

Disabled 
persons 21-64 

%         
Disabled  

21-64 

% of disabled 
persons 21-64 

employed 

Disabled 
persons 65+ 

%              
Disabled 65+ 

Boyne City 42 5.5% 286 15.1% 47.2% 243 44.2% 

Charlevoix Co. 501 8.5% 2,546 17.6% 60.5% 1,497 40.1% 

Source: U.S. Bureau of the Census 
*Disability of civilian non-institutionalized persons. 
 
 
Educational Attainment 
 
The percent of the Boyne City adults who have attained a High School diploma or greater has 
increased from 87.4 percent in 2000 to 94.5 percent in 2010, Based on the data in Table 5.4. 
Thus correspondingly, Boyne City has experienced a notable decrease, from 12.6% down to 5.6%, 
of adults who have not attained at least a High School diploma, as shown in Table 5.4.   
 
While the percentage of persons 25 and older who had a high school diploma (and did not pursue 
additional formal education) decreased slightly from 37.1 percent to 34.1 percent, this is likely due 
to the shifts in percentage of people who have pursued some college. The percentage of the 
population that obtained an associate degree decreased from 10.6 to 8.3 percent and the 
percentage that obtained a bachelors degree decreased by 3.2 percent while those with a 
graduate or professional degree increased by 7.3 percent.   
 
The 2006-2010 American Community Survey shows decreases in the percent of persons who only 
completed 9th to 12th grade but did not earn a diploma and those who had completed less than a 9th 
grade. Respectively, these groups went from 8.7 percent to 3.5 percent and from 3.9 percent to 2.1 
percent. 
 

Table 5.4 

Educational Attainment  
Boyne City 

  
Degree 

2000* 2010** 
Number Percent Number Percent 

Less than 9th grade 89 3.9% 52 2.1% 
9th to 12th no Diploma 197 8.7% 86 3.5% 
High School Diploma 853 37.5% 845 34.1% 
Some college no degree 457 20.1% 661 26.7% 
Associates 241 10.6% 205 8.3% 
%Bachelors 311 13.7% 313 12.6% 
Graduate or 
Professional  125 5.5% 316 12.8% 

Source: U.S. Bureau of the Census* 
American Community Survey 2006-2010** 
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Income and Poverty 
 
Income statistics for Boyne City, Charlevoix County and the State of Michigan (Table 5.5).show 
that the median income in the City has increased by 37 percent since 2000. While the ACS data 
shows median income has increased, in reality the value may be less as the estimated margin of 
error the ACS has put on this value is +/-$3,782. Given the increase in median income occurred 
over a period of severe economic distress for the County, State and Nation, and estimates of 
median family income for Boyne City from other sources show a lower amounts, it is recommended 
that an income survey for the City be completed to increase the reliability of the data. 
 
 

Table 5.5 

Median Family Income  
Boyne City and Charlevoix County: 1990, 2000 & 2013 

Year Boyne City Charlevoix Co. State 
1990* $33,795* $38,427* $47,569* 
2000* $44,096 $46,260 $53,457 
2013** $49,811 $56,236 $48,432 
Source: U.S. Bureau of the Census* 
American Community Survey 2009-2013** 
 
 
From 2000 to 2010 the poverty rate Boyne City increased by 3.6 percent for families with children 
and by 6.4 percent for families with a female householder with no husband present individuals 
(Table 5.6). The largest increase in poverty rate was for individuals that increased by 107 percent. 
 
 

Table 5.6 

Poverty Status  
Boyne City 2000 & 2010 

 
Category 

2000* 2010** 
Number Percent Number Percent 

Families 81 8.9 126 12.5 
Families with no husband 45 26.8 71 33.2 
Individuals 55 11.8 123 22.5 
Source: U.S. Bureau of the Census* 
American Community Survey 2006-2010** 
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Poverty characteristics in Table 5.7 show economic distress in two sub-groupings, female headed 
households with dependent children and the elderly. One striking statistic was that while the 
number of females with dependant children below poverty increased in the County and the City by 
23.2 percent and 24.4 percent respectively. The number persons 65 and over in the City and 
County below poverty changed relatively little over the same period. 
 

 
Housing Characteristics 
 
As shown by the 2010 census the City of Boyne City has a significant number of seasonal units as 
21.9 percent of the total housing units in the City are seasonal units. This was a 2.3 percent 
increase in seasonal units. While owner occupied units is still the most prevalent type of housing in 
the City, over the past decade there has been a shift towards renter occupied units. Since 2000 the 
percent of owner occupied units decreased by 8.4 percent with approximately 1 in 3 homes in City 
being renter occupied.  
 

 

Table 5.7 

Poverty Rates  
Boyne City and Charlevoix County:2000 & 2010 

 
 
 
Municipality 

 
Females With Children < 18 

Below Poverty 

 
Age 65 and Over 

Below Poverty 
2000* 2010**  

%   
Change 

2000* 2010**  
% Change # % # % # % # % 

Boyne City 106 26.8% 149 51.2 24.4% 37 6.7 41 6.5 -0.2% 
Charlevoix Co. 163 25.6% 281 48.8 23.2% 222 5.9% 309 6.4 0.5% 

Source: U.S. Bureau of the Census* 
American Community Survey 2006-2010** 

Table 5.8  

Housing Characteristics   
Boyne City 2000-2010 

 Total 
Housing 

Units 

Total 
Occupied 
Housing 

Units 

% Owner 
Occupied 

%  
Renter 

Occupied 

Total 
Vacant 
Housing 

Units 

% 
Seasonal* 

% 
Vacant 
Owner 

% 
Vacant   
Renter 

2000 1,935 1,468 75.6% 24.4% 467 19.6% 0.5% 7.5% 

2010 2,292 1,635 67.2% 32.8% 657 21.9% 5.2% 7.8% 

Source: U.S. Census Bureau  
*Figure shows the seasonal housing units as a percentage of the unit's total housing units. 
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Table 5.9 shows the age of the housing units in the City of Boyne City. Generally speaking, the 
older a housing unit is the more likely it is to be in need of rehabilitation. As a rule of thumb, any 
housing unit that is older than 50 years may be in need of at least some rehabilitation, if not a great 
deal of renovation. Data from the American Community Survey indicates that 36.3 percent of the 
homes in the City were constructed prior to 1960. While many of the older homes in the City are 
beautiful, historic and well kept homes; several are in need of repair and renovations. 

 

 
The percentage of household income spent on housing costs is often looked at in order to measure 
the possible need for additional affordable housing stock. Data found in Table 5.10 shows the 
percentage of household income spent on owner occupied housing in the City of Boyne City. 
According to the latest available data from the American Community Survey the median value of 
housing in the City for 2013 was $126,100 and the average rent was $631 per month.  
 

 
 

Table 5.9 

Age of Housing Stock  
Boyne City 

Year Structure 
Built 

1939 or 
Earlier 

1940-
1949 

1950-
1959 

1960-
1969 

1970-
1979 

1980-
1989 

1990-
1999 

2000 or 
later 

Number  654 97 83 241 396 262 424 142 

Percent 28.4% 4.2% 3.6% 10.5% 17.2% 11.4% 18.4% 6.1% 

Source: U.S. Census Bureau  

Table 5.10 

Home Ownership Costs as Percentage of Household Income   
Boyne City 

 <20% 20-24.9% 25-29.9% 30-34.9% >35% 

Number of Units 174 104 67 140 337 

Percent of Total 21.2% 12.7% 8.2% 17.0% 41.0% 

Source: U.S. Census Bureau  
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Chapter 6 Natural Resources 
 
The greatest attractions for the residents and visitors of northwest Michigan are the area’s 
environment and natural features. Recreational activities such as hunting, fishing, golfing, skiing, 
snowmobiling, boating and a multitude of other outdoor activities attract people from all areas of 
Michigan, as well as from many other states. Often long time visitors decide to move to the area 
upon retirement. The abundant outdoor recreation opportunities and the natural environment 
significantly contribute to the quality of life in Boyne City as well as contributing to the local 
economy.  
 
Climate 
 
The lake effect on Boyne City’s climate is significant throughout most of the year. The prevailing 
westerly winds, in combination with Lake Charlevoix and Lake Michigan to the west, produce this 
lake influence. The lake effect increases cloudiness and snowfall during the fall and winter and 
also modifies temperatures, keeping them cooler during the late spring and early summer, and 
warmer during the late fall and early winter. In the late winter as ice builds up on the lakes, Boyne 
City is subjected to temperature variations which are more closely associated with interior locations 
of the State. Diminished wind speeds or winds which do not traverse large unfrozen lakes often 
produce clearing skies and the colder temperatures expected at inland locations. This area seldom 
experiences prolonged periods of hot, humid weather in the summer or extreme cold during the 
winter, due to the way the pressure systems move across the nation. Temperature and 
precipitation averages are shown in Table 6.1. 
 

 
Climate data from 1981 through 2010 show that the prevailing wind is westerly, averaging nine 
mph. The average relative humidity, at 1 P.M., varies from 51% for May to 78% for December, and 
averages 63% annually. Summers are dominated by moderately warm temperatures with an 
average of nine days exceeding the 90° F mark. In July and August of 2006  temperatures 100° F 
or higher recorded. The lake influence is reflected in the minimum temperatures with an average of 
173 days at 32° F or lower, including average of 22 days at 0° F or lower. During this period, the 

Table 6.1 

Historical Climate Data 1981-2010 Averages 
 Average Temperature  

(in degrees Fahrenheit) 
Average Precipitation  

(in inches) 
Period Max Min Mean Total Snow 
Jan 28.3 13.1 20.7 2.34 31.0 
Feb 32.0 13.0 22.5 1.55 20.8 
Mar 42.3 20.0 31.2 1.82 10.6 
Apr 57.2 31.8 44.5 2.48 4.1 
May 69.8 41.8 55.8 2.92 0.3 
Jun 78.7 51.7 65.2 2.91 0 
Jul 82.9 56.4 69.7 2.65 0 
Aug 80.8 55.5 68.1 3.67 0 
Sep 72.6 49.0 59.0 3.83 0 
Oct 59.2 38.6 48.9 3.89 0.8 
Nov 44.8 29.9 37.3 3.05 12.7 
Dec 32.7 20.0 26.3 2.66 31.3 
Annual 56.8 35.1 45.9 33.77 111.6 

Source:  Michigan State Climatologist Office. Site: Boyne Falls MI, station 200925 
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highest average monthly maximum temperature of 88.8° F was recorded July 2006, and the lowest 
average monthly minimum temperature of 0.9° F was recorded February 1994.  
 
 
Climate data from 1981 through 2010 show the average date of the last freezing temperature in the 
spring was June 5, while the average date of the first freezing temperature in the fall was 
September 11. The freeze-free period, or growing season, averaged 97.2 days annually. The 
average seasonal snowfall was 116.2 inches with 122 days per season averaging 1 inch or more 
of snow on the ground, but varied greatly from season to season.  
 
Precipitation is usually distributed throughout the year with the crop season, April-September, 
receiving an average of 18.3 inches or 56 percent of the average annual. The average wettest 
month is September with 3.9 inches, while the average driest month is February with 1.39 inches. 
Summer precipitation typically comes in the form of afternoon showers and thundershowers. 
Annually, thunderstorms will occur on an average of 26 days. Michigan is located on the northeast 
fringe of the Midwest tornado belt. The lower frequency of tornadoes occurring in Michigan may be 
due, in part, to the effect of the colder water of Lake Michigan during the spring and early summer 
months, a prime period of tornado activity. 
 
Soils 
 
The various kinds of soils in Boyne City differ from each other mainly because they developed from 
different kinds of parent materials, under different conditions of drainage, and for different lengths 
of time. The mineral soils were formed after the glaciers melted and the processes of soil formation 
began to alter the glacial debris. These soils are grouped by texture of parent material and natural 
drainage.  
 
The descriptions of the general soil types in Boyne City are listed in Table 6.2. In Boyne City the 
majority of the soils are comprised primarily of Emmet-Leelanau Association and the Kalkaska-
Mancelona Association. Figures 6-1 to 6-5 show the general soil types and soils suitability and 
constraints in Boyne City. In Figure 6-5, since the impact of the soil limitations on the placement of 
septic systems is most significant in areas not currently served by City sewers, the sewer lines are 
also shown on this map, to provide for a more complete assessment of the situation. 
 
 
 

Table 6.2 

Boyne City General Soil Types 
Soil Type Description 

Emmet-Leelanau  Well drained, nearly level to very steep loamy and sandy soils on 
moraines 

Kalkaska-Mancelona Well drained or moderately well drained, nearly level to gently sloping 
sandy soils on lake plains and valley plains 

Carbondale-Lupton-Tawas Very poorly drained, nearly level to gently sloping organic soils in 
depressional areas on till plains, outwash plains, and lake plains 

Source: Soil Conservation Service 
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Figure 6-1 
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Figure 6-2 
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Figure 6-3 
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Figure 6-4 
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Figure 6-5 
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Geology 
 
The basic structure and texture of the land found in northwest Michigan are products of geological 
forces occurring centuries ago. The foundation upon which northwest Michigan rests is the result of 
glacial advance and retreat that shaped northern Michigan’s landscape. Depending on their 
proximity to the surface, the bedrock formations deposited during these glacial activities have a 
direct bearing on where certain types of development can occur. Fortunately, these formations are 
not a constraint in Boyne City, although outcroppings of bedrock are found in other areas of 
Charlevoix County. 
 
One of the most notable features of Boyne City’s landscape is ground moraines. Moraines are 
accumulations of sand and gravel that were carried by a glacier and then deposited when the 
glacier melted. Moraines form the northern and southern boundaries of the City and provide 
topographic relief as well as scenic beauty. Avalanche is a prime example.  
 
Large sections of Boyne City rest in a lake plain that is sandwiched between glacial ground 
moraines. The relative flatness of the center of the City near Lake Charlevoix and the Boyne River 
is characteristic of this lake plain area. From a geological standpoint, development constraints 
associated with this area are essentially nil.  

 
 

Figure 6-6 
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Topography 
  
An evaluation of the community’s topography provides insight into site construction limitations, 
potential erosion problems and concerns regarding drainage. The hills within Boyne City obviously 
provide visual relief and aesthetic beauty for community residents. However, they must be carefully 
managed if the problems just mentioned are to be avoided. 
 
Boyne City’s terrain is characterized by a lake plain where the business district is located and 
gently rolling hills within the community’s residential neighborhoods. These features stand in sharp 
contrast to the City’s steeply sloping northern and southern boundaries which can be clearly seen 
in Figure 6-6 Boyne City Relief Map. In terms of topographic relief, areas in the City range from an 
elevation of just under 586 feet above sea level along Lake Charlevoix to more than 984 feet at 
Avalanche.  
 
Water Resources 
 
Boyne City’s water resources can be classified into two major types: ground water and surface 
water. Groundwater is significant to the community as its quality and quantity determine how well 
the resource can satisfy the demand for water by City residents. In the City ground water resources 
are abundant and supply far exceeds demand and water is provided to most of the developed 
areas of City though the City’s public water system. For areas not serviced by the public water 
system private wells are used by many residents.  
 
Although not used for domestic water purposes, the community’s surface water areas are 
extremely important natural resources. The surface waters help recharge the community’s 
groundwater, create a distinctive natural landscape, attract and provide natural habitats for wildlife 
and have immeasurable recreational and aesthetic value.  
 
Lake Charlevoix and the Boyne River are two of the region’s most valued resources. There has 
been considerable interest in managing the City’s water resources and over the years multiple 
planning efforts have been undertaken with the purpose to protect, preserve and enhance the 
resource. The recent and comprehensive planning efforts continue to include these resources as a 
major focus, including Boyne City Waterfront Master Plan and this updated Master Plan 2015.  
 
These valued water resources also pose a potential threat to the flood risk associated with each. 
To help protect residents from flooding the City participates in the National Flood Insurance 
Program (NFIP). As of 2015, the Federal Emergency Management Agency (FEMA) is in the 
process of updating the existing 1982 Flood Insurance Rate Map (FIRM). It is vitally important to 
keep apprised of the status of this program as communities that are enrolled in the NFIP need to 
take specific steps to adopt the maps before the new maps become effective or the community will 
be suspended from the NFIP. In the City of Boyne City there are 33 NFIP policies that total 
$2,335,000 in flood insurance coverage. The Flood Insurance Rate Map and the 100 and 500 year 
flood levels suggest construction within the flood plain must observe certain development 
guidelines. Also poor soils and sensitive forms of vegetation impose some limitations on 
development in this area. In several cases, however, development already has occurred within the 
flood plain.  
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Wetlands 
 
Michigan's wetland statute, Part 303, Wetlands Protection, of the Natural Resources and 
Environmental Protection Act, 1994 PA 451, as amended, defines a wetland as "land characterized 
by the presence of water at a frequency and duration sufficient to support, and that under normal 
circumstances does support, wetland vegetation or aquatic life, and is commonly referred to as a 
bog, swamp, or marsh." The definition applies to public and private lands regardless of zoning or 
ownership.  
Most people are familiar with the cattail or lily pad wetland found in areas with standing water, but 
wetlands can also be grassy meadows, shrubby fields, or mature forests. Many wetland areas 
have only a high ground water table and standing water may not be visible. Types of wetlands 
include deciduous swamps, wet meadows, emergent marshes, conifer swamps, wet prairies, 
shrub-scrub swamps, fens, and bogs. 

Wetlands are a significant factor in the health and existence of other natural resources of the state, 
such as inland lakes, ground water, fisheries, wildlife, and the Great Lakes. Michigan's wetland 
statute recognizes the following benefits provided by wetlands: 

• Flood and storm control by the hydrologic absorption and storage capacity of wetlands.  

• Wildlife habitat by providing breeding, nesting, and feeding grounds and cover for many 
forms of wildlife, waterfowl, including migratory waterfowl, and rare, threatened, or 
endangered wildlife species.  

• Protection of subsurface water resources and provision of valuable watersheds and 
recharging ground water supplies.  

• Pollution treatment by serving as a biological and chemical oxidation basin.  

• Erosion control by serving as a sedimentation area and filtering basin, absorbing silt and 
organic matter.  

• Sources of nutrients in water food cycles and nursery grounds and sanctuaries for fish.  

These benefits, often referred to as wetland functions and values, often play a vital role in 
recreation, tourism, and the economy in Michigan. According to a 1991 United States Fish and 
Wildlife Service Wetland Status and Trends report, over 50% of Michigan's original wetlands have 
been drained or filled, thereby making the protection of remaining wetlands that much more 
important 

The following wetland inventory map as shown in Figure 6-7 was drafted pursuant to Part 303, 
Wetlands Protection, of the Natural Resources and Environmental Protection Act, 1994 PA 451, as 
amended. The wetland inventory map shows potential and approximate locations of wetlands and 
wetland conditions. It is intended that the inventories be used in planning for development, open 
space designations, etc. as a way to protect wetland resources. The maps are not intended to be 
used to determine the specific locations and jurisdictional boundaries of wetlands for regulatory 
purposes. Only an on-site evaluation performed by the DEQ in accordance with Part 303 can be 
used for jurisdictional determinations. The DEQ has a Wetland Identification Program to assist 
property owners with identifying the location of any wetlands on their property and whether the 
wetlands are regulated. 
 

http://www.michigan.gov/deq/1,1607,7-135-3313_3687-10193--,00.html
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Figure 6-7 
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Woodlands 
 
As shown on Figure 6-8, the United States Geological Survey data for the City of Boyne City 
shows the existence of several woodlands located primarily in undeveloped portions of the City. 
These woodlands are valuable as wildlife habitat and for aesthetic enjoyment. Woodlands 
moderate certain climate conditions such as flooding and high winds and protect watersheds from 
siltation an soil erosion caused by storm water runoff and wind.  
 
Woodlands also can improve air quality by absorbing certain air pollutants as well serve as buffers 
between property uses. Future development projects should be laid out and designed so as to 
incorporate existing woodlands to maximum feasible extent.  
 
 

 
 
Lake Charlevoix Watershed 
 
A watershed is the area of the land's surface that drains to a particular water body. Boundaries are 
generally based on high elevations. For instance, the continental divide is North America's most 
famous watershed boundary. On the east side of the continental divide, the rivers and other water 
bodies all drain to the Atlantic Ocean. On the west side of the continental divide, all of the waters 
drain to the Pacific Ocean.  
 
The City of Boyne City is located entirely within the Lake Charlevoix Watershed which collects 
water from a 214,400-acre area. The Lake Charlevoix Watershed is predominantly forested. Lake 
Charlevoix Watershed includes: Lake Charlevoix, the Jordan River, Boyne River, Stover Creek, 
Horton Creek, Loeb Creek, Deer Creek, Porter Creek, and Monroe Creek. Beech/maple, white 

Figure 6-8 
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pine, and other upland forest account for just over 50% of the land in the Watershed. Wetlands are 
estimated to account for 22% of land use. Agricultural uses occupy approximately 15% of the land. 
The urban areas of Boyne City, Boyne Falls, Charlevoix, and East Jordan account for 
approximately 4% of the land use in the Watershed. The remaining 9% consists of water and other 
miscellaneous uses. Although this Watershed is still predominantly forested, development is 
occurring at a rapid pace reducing the amount of forests, agricultural lands, and wetlands. 
 
The Lake Charlevoix Watershed Management Plan was written to address threats to the 
watershed, primarily from non-point source pollution. The Lake Charlevoix Watershed Advisory 
Committee was created to implement management plan steps, and in the past decade has been 
one of the most active watershed groups in the state. The Advisory Committee is a partnership 
between the Lake Charlevoix Association, Charlevoix Conservation District, Charlevoix County, 
Little Traverse Conservancy, Grand Traverse Regional Land Conservancy, Little Traverse Bay 
Bands of Odawa Indians, local township governments, friends groups, interested citizens, and Tip 
of the Mitt Watershed Council. The goal of the Advisory Committee is "to protect the water quality 
and high quality uses of the water resources of Lake Charlevoix and its tributaries by reducing the 
amount of non-point source pollution and preventing future contributions." The Lake Charlevoix 
Watershed Advisory Committee seeks to educate and involve the community in watershed 
management issues, and has had many successes.  
 
Representatives from four 
townships and two cities in 
Charlevoix met on four occasions 
to discuss shoreline zoning 
issues, and opportunities for 
coordination and consistency 
between communities. The 
sessions were facilitated by MSU 
Extension staff. The products 
were reports detailing study 
group recommendations and 
specific language that each 
community could use to 
implement the recommendations. 
The reports are available for 
review and download at Tipp of 
The Mitt Website at 
http://www.watershedcouncil.org. 
One of the significant issue that 
emerged is the fact that 
approaches and challenges    to 
shoreline protection varied widely 
between the cities, as a group, 
and the townships. 
 

 
 

http://www.watershedcouncil.org/
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Chapter 7 Infrastructure and Facilities 
 
The City of Boyne City takes a proactive approach to provide and maintain adequate 
infrastructure and facilities to serve the current and anticipated needs of residents, visitors, 
businesses and local industry. To facilitate this process, the City maintains an up-to-date 
Capital Improvement Plan which identifies and prioritizes infrastructure and facilities 
improvement projects with associated budget estimates. This chapter details the existing 
infrastructures and facilities including recent improvements and current projects that are in 
process. 
 
Streets and Sidewalks 
 
Streets 
Boyne City residents are in close proximity to US-131 and M-32, and have relatively easy 
access to Interstate 75. Classified as a state arterial, US-131 was originally constructed to 
provide access to lakeshore communities and continues to serve that function today. State 
trunkline, M-75, loops through the City to connect to US-131 at the Village of Boyne Falls on the 
south and the unicorporated Village of Walloon Lake seven miles to the north. Locally, the 
connections between Boyne City and the neighboring communities of East Jordan, Boyne Falls 
and Charlevoix are generally adequate. The vehicular circulation within Boyne City is relatively 
easy and convenient; however north/south traffic through the city is somewhat restricted as 
traffic is forced to cross the Boyne River on bridges located on Lake, East or Park Street. This 
limitation does lead to some traffic congestion in the downtown particularly during festivals and 
events or street closures. To help ease congestion and limit the nuisance of heavy truck traffic 
through the downtown the City has  designated and enforced a truck route that diverts through 
truck traffic around the core downtown.  
 
Within the City there are approximately a total of 41 miles of roadway and maintained alleys. 
With the exception of M-75 the City Street department is responsible for maintaining all the 
developed public streets in the City. The City does have an agreement with the Charlevoix 
County Road Commission to plow a few city streets that connect directly to the County road 
system. As shown on Figure 7-1 a total of 36.33 miles of City streets have been certified as of 
July 31, 2013 on the Act 51 mileage certification maps. This classification includes 12.77 miles 
designated as major street and 23.56 are designated minor. Fall Park Road, Boyne City-
Charlevoix Road and Wildwood Harbor Road connect to county primary roadways and 
Anderson Road and Marshall Road west of Anderson are the only county local roads within the 
corporate limits. Act 51 creates the Michigan Transportation Fund (MTF) which is the main 
collection and distribution fund for state generated transportation revenue. The City as a Local 
Road Agency receives funding based on a distribution formula for all roads certified on the Act 
51 certification. The certification map is reviewed and approved annually by the Michigan 
Department of Transportation.  
 
For the past several years the City has collected road rating data as part of the street asset 
management program which focuses on maintaining existing infrastructure. The rating is based 
on observations of the condition of the road surface using the Pavement Surface Evaluation 
and Rating (PASER) system. The program prioritizes and directs investments towards 
maintenance improvements that are intended to maximize investment by proactively 
maintaining roads in order to extend the life of the pavement and reduce future repair and 
improvement costs. Figure 7-2 shows a sample area of recent PASER ratings. The timing of 
maintenance projects is critical as once pavement begins to degrade it tends to deteriorate 
rapidly for all paved roads in the City. Each year City staff inspects all paved streets in the City  
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Figure 7-1 
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Sample PASER Road Ratings 

Figure 7-2 
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Figure 7-3 
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and assigns a rating of 1 through 10 for each road or segment of road. A rating of 10 
designates a newly paved road and a rating of 1 would designate a road that has completely 
failed.  
 
While the City’s main emphasis is on maintaining existing assets, the City does reconstruct 
some roads on a regular basis. As part of the City’s goal to improve its street system, the 
construction of curbs and gutters is included as part of these capital improvement projects 
whenever feasible. Road reconstruction projects are typically coordinated with the installation, 
extension or replacement of underground infrastructure to minimize disruptions and reduce the 
construction mobilization costs. Figure 7-3 Illustrates which roads have been improved over a 
16 year time span. 
 
Crash Data 
According to the City of Boyne City crash data there were 775 on-street accidents reported 
within the City from 2005 through 2014. During this period the highest number of vehicle 
accidents happened in January with 80 accidents (10.3%) occurring during the month and the 
least amount were in April with 35 (4.5%). Not surprisingly, winter weather appears to impact 
the number of accidents that occur in the City. The crash data shows that three of the four 
highest monthly accident totals occur in months of November through February accounting for 
almost 37% of the total accidents over the 10 year period. The next highest accident totals 
occur in July and August with 71 (9.2%) and 76 (9.8%) accidents respectively.  
 
The crash data shows that the highest incidence of accidents occur in the downtown area at or 
near the Water Street intersections of Lake, Park and East with 151 (19.5%) of the reported 
accidents occurring in this two block area. The most common cause of accidents in this area 
was attributed to improper backing movements which accounted for 50 (33%) of the accidents 
in this  area over the 10 year period. 



Boyne City Master Plan-2015                                              Infrastructure and Facilities 

Boyne City Master Plan-2015  page 7-6 
Infrastructure and Facilities   

 

 
The crash data shows that there have been three vehicle accidents involving pedestrians and 
seven involving bicyclists from 2005-2014. The majority of these accidents occurred at 
intersections in the downtown area. The data also shows that the cause of the accidents was 
equally divided between the vehicle drivers and pedestrians or bicyclist. Four of the accidents 
were caused by the hazardous actions of the vehicle operators and four were caused by 
pedestrian or bicyclist, two of the accidents did not have a hazardous action noted. Failure to 
yield was the most common cause of an accident for each group.  
 
Car-deer accidents are relatively common with a total 131 accidents accounting for 17% of all 
vehicle accidents from 2005-2014.  While car-deer accidents can happen throughout the City 
there are several areas where deer frequently roam and have become more common locations 
for car-deer accidents. These crossing areas are located on M-75 near Rotary Park, on Boyne 
Avenue near High Street and on Division Street near the cemetery.  
 
Sidewalks  
The City has over 25 miles of concrete sidewalks that provide a good pedestrian connection 
throughout the City. While pedestrians can safely and easily walk to most locations in the City 
there are gaps in the system and the City is proactive in the development of sidewalks and 
continues to add to the system each year. In addition to the concrete sidewalks there is also 2.5 
miles of paved non-motorized trails that run along Division and Front streets that provide 
additional routes for pedestrians and bicycles. In 2007 the City completed an inventory and 
assessment of the condition of all sidewalks in the City. The evaluation of the sidewalks was 
based on the condition of the concrete and the sidewalks were rated as good, fair or poor. This 
assessment showed that 79% of the sidewalks in the City were rated as in good, 8% were rated 
as fair and 13% were rated as poor. Figure 7-4 shows the location and condition of all the 
sidewalks in the City.  
 
Water and Sewer Infrastructure 
 
Sanitary Sewer 
Wastewater treatment services have been provided by Boyne City since 1954. Anchored by a 
10 million dollar treatment plant constructed in 2004, the sanitary sewer system services 
roughly two-thirds of the City's developed properties and a small portion of neighboring 
townships. The collection system consists of approximately 22 miles of gravity sewers, which 
vary from four inches to 20 inches in diameter, and seven miles of two-inch, four-inch, six-inch 
and eight inch diameter force mains (Figure 7-5). Approximately 500,000 gallons of 
wastewater are transported through these lines to the treatment plant per day. The treatment 
plant has a design capacity of 1,000,000 gallons per day. Present forecasts indicate that the 
treatment plant should be adequate to meet the community’s needs through 2025, assuming 
new development does not have excessively high discharge volumes. 
 
The treatment plant consists of aerated lagoons for primary and secondary treatment, 
including chemical addition to remove phosphorus. The lagoons have a total capacity of 59.3 
million gallons and are located between the airport and the Boyne River. The lagoon effluent 
is then transported to Lake Charlevoix. Water quality tests are performed on the effluent 
discharged to the lake a minimum of five days per week. These tests have indicated that the 
effluent water quality meets all state and federal requirements and is cleaner than the lake 
water. 
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The collection system has been the focus of construction projects over the past several years. 
Severe infiltration and inflow problems in the system have been addressed, and the ability to 
serve new areas is again possible. Over 50 percent of the existing sanitary sewers in the City 
have been replaced in the past 12 years. This ongoing program replaces the most 
deteriorated mains and is coordinated with water and/or street replacement programs. 
 
Whenever possible, new buildings are connected to the sanitary system. However, in areas 
not serviced by sanitary sewers, private septic systems are used. Most of these private 
systems, when properly built, have worked successfully. However, care must be taken to 
ensure that these systems continue to function properly and do not contaminate the 
community’s various water resources. 
 
Both the wastewater and water systems are enterprise funds. Monies to operate and maintain 
these systems are generated through user fees. These fees include sewer and water billings, 
fees for services (i.e., laboratory analyses and trucked-in wastewater fees), and access (i.e., 
tap-in) fees. No general tax money is used to operate and maintain these systems.  
 
Storm sewer 
The stormwater collection system has been systematically separated from the sanitary sewer 
system. The previous “combined” system, which linked stormwater collection directly to 
sanitary sewer lines, put a huge demand on the sanitary sewer system during heavy rain 
events. Additionally, the cost to process the relatively clean stormwater was very high. 

Figure 7-4 



Boyne City Master Plan-2015                                              Infrastructure and Facilities 

Boyne City Master Plan-2015  page 7-8 
Infrastructure and Facilities   

 

 

Figure 7-5 
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Figure 7-6 
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Figure 7-7 
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The system today (Figure 7-6) consists of pipes varying from six inches to 36 inches in 
diameter, and open ditches to carry storm water to the lake, river, or other discharge sites.  
 
Whenever possible, manhole sumps, check-dams, and retention/detention basins are put in 
place to trap sand and debris prior to allowing the stormwater to enter the lake or river. In 
steep areas of the City where the stormwater system (i.e., pipes or ditches) is not available, 
stormwater is collected along the curb of the roadway and channeled to the stormwater 
system or to an appropriate area for disposal. 
 
New developments are encouraged to construct “on-site stormwater disposal” whenever 
possible. Bio-retention systems designed to contain and hold normal rainfall events are 
preferred. These systems allow the stormwater to slowly soak into the soils after the rain 
event has subsided. Only during unusually heavy rainfall (or snow melt) would these systems 
overflow to the stormwater system. Given the practical impact of increased runoff created by 
new construction, the City frequently requires that such stormwater be retained or detained 
on-site. 

 
The City has taken a proactive approach to the treatment of storm water and continues to 
make improvement to the storm water system. One example is the Storm water treatment 
system installed in Sunset Park in 2009 (Figure 7-8). This system collects and treats storm 
water collected from the Front and Lake Street area of downtown. Nearly $250,000 has been 
earmarked for storm drainage projects relative to street infrastructure improvements within the 
City’s six-year Capital Improvement Plan (fiscal years ending 2015 through 2020).  
 
Water 
Boyne City's public water system consists of five production wells and 23 miles of distribution 
mains. As shown on Figure 7-7, most of the developed areas in the City are served by the 
water system. 
 
The five production wells (two on the south side of Boyne City near Avalanche Preserve and 
three on the north side near the City limits) have a combined pumping capacity of 3,380 
gallons per minute. Constant pressure is maintained by a 250,000 gallon in-ground reservoir 
located two-thirds of the way up Avalanche hill, and a new 500,000 gallon reservoir  near the 

Figure 7-8 

Prepared for Boyne City 
 by C2AE 
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north well site. These reservoirs will store enough water to serve the City’s needs for one full 
day under normal conditions. 
 
The water distribution system consists of pipes (varying from two inches to 12 inches in 
diameter), valves, and over 200 fire hydrants. This system has also been the focus of 
construction projects for the past several years. Approximately 65 percent of the old water 
mains and services have been replaced over the past 12 years. 
 
As with the sanitary sewer replacement program, this ongoing program (which replaces the 
most deteriorated water mains) is coordinated with the sewer and/or street replacement 
programs. A few areas of low pressure or low volume are also being addressed in the 
replacement program. Most of these problems are caused by small diameter mains or location 
in the higher elevations of the service area. 
 
The pumping capacity and the improved distribution system allow new development to be 
added to the water system. As with the wastewater treatment plant, forecasts indicate that the 
water system should meet the community needs through 2025, assuming new development 
does not place abnormal volume demands on the system. 
 
Whenever possible, new buildings are connected to the water system. However, residents 
living in areas not serviced by the water system must rely on private wells for drinking water. 
Adequate water quality and volume for these wells make this a viable alternative. 
 
Facilities 
 
Boyne City Marina 
The Boyne City marina is a 42 slip municipal marina located in downtown Boyne City near the 
mouth of the Boyne River. The marina provides seasonal and transient slips from 20’ to 60’ with 
electricity, water and portable pump-out. The staffed marina office is located adjacent to 
Veterans Park and offers a restroom, showers, free WiFi, a boat launch, courtesy bicycles and 
a courtesy vehicle. Temporary mooring is available at the shoppers dock for boaters that desire 
to spend a few hours in town. From its location on the east end of Lake Charlevoix there is 
direct access to Lake Michigan 15 miles away.  
 
The City has had numerous discussions regarding the future of the marina over the years and 
since 2003 the City has prepared and completed several plans and studies for the potential 
future expansion of the marina. In 2007 a formal joint marina permit application was submitted 
to the Michigan Department of Environmental Quality (DEQ) and US Army Corp of Engineers 
(USACE) for approval. In reviewing the application the DEQ listed several items of concern with 
the submitted application. While some of the items were relatively minor, the area of most 
concern was the amount of public trust waters and public navigation impairment. As sufficient 
changes could not be made to the permit application the application was formally denied in 
2009 by the DEQ. The USACE never took action on the application after the denial from the 
DEQ. 
 
After the denial the City exercised its rights to appeal the denial and through the appeal process 
the City met with representatives from the DEQ and these discussions resulted in a revised 
plan. With the downturn in the economy and limited funding availability, the City developed a 
plan that could be built in phases. The proposed phases were reflected in the 2010 Marina 
Plan.  
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In 2012 the City submitted the 2010 plan for review by the DEQ and the USACE. Because of 
the low water levels, the DEQ indicated the plan would not be valid without dredging. As 
dredging was not a part of the original 2007 permit application a new permit application needed 
to be submitted. In order to not jeopardize the funding for the project the City opted to amend 
the application on file to address the current project and submit a new application using for the 
2013 Plan as shown in Figure 7-9.    
 
Boyne City Airport 
 
Boyne City Airport is one of four public airports in the County. The others are located in East 
Jordan, the City of Charlevoix and on Beaver Island. A fifth privately owned airport is operated 
by the Boyne Mountain Ski Lodge, located just ten minutes east of Boyne City by car. 
 
The Boyne City Municipal Airport is located one mile east of downtown Boyne City and is 
adjacent to the Air Industrial Park. It is an unattended facility with a 4,000-foot hard surface 
runway that has an annual use of approximately 5,500 flights. There are currently 33 
hangars located at the airport with significant room for additional hangers. The unattended 
terminal building contains a pilots lounge, WiFi, flight planning computer, telephone, and 
restroom facilities. Fuel is available on a self-service basis. A courtesy vehicle is also 
available at the airport. 
 
Presently, there are about 12 aircraft based at the airport in Boyne City. Given current trends 
in the number of pilot licenses being issued, the likelihood of that number increasing is  i 
uncertain; however, future growth could easily be accommodated. The majority of these 
planes are owned and operated by private individuals, many of whom own second homes 
within the Boyne City area. However, the importance of the airport is not solely due to its role 
for tourists. The importance to the City is primarily due to increased use by local industries, 
many of whom are becoming more dependent upon such services. 
 
The Boyne City Airport is a state-regulated facility and is subject to MDOT Airport overlay 
zoning guidelines. Figure 7-10 shows the MDOT airport overlay zoning districts covering the 
Boyne City Airport and surrounding area. Zones 1 through 5 correspond to the MDOT 
compatible land use matrix which contains land use guidelines and planning strategies, 
provided in Appendix A.  

 

Figure 7-10 
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Figure 7-9 
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City Hall 
 
On the shore of Lake Charlevoix in the downtown of Boyne City, Boyne City’s City Hall is 
located on a 6 1/2 acre parcel bounded by Lake Charlevoix on the East, North Street to the 
south, Lake Street to the West and Honeywell property to the north. The building that now 
serves as City Hall was originally built in 1937 as the headquarters of the Top-O-Michigan 
Electric cooperative. While the building has some community significance as an early part of 
the development of Boyne City, the building itself does not have any particular historical 
significance. The building has been home to the Boyne City Government for the past 28 
years. The building currently houses most of the city governmental functions, the DPW 
superintendents office, the Police and Planning Departments, the City’s Historical Museum 
and space is leased to the Michigan State University Cooperative Extension Service. The 
10,800 square foot building has undergone several major additions and renovations over the 
years. Because of the multiple additions to the building many of the interior walls are load 
bearing of heavy masonry construction having once been exterior walls. This has been a 
significant constraint to the use of the space and the major reason for the current inefficient 
floor plan layout as the interior load bearing walls and short roof spans are barriers to the 
reconfiguration of the interior space. 
 
Plans for a new City Hall and Emergency Services facility are in the works, based on a 
millage approved by the Boyne City voters in May 2015. The facility would be built on the 
existing City Hall property. It is anticipated that construction will begin in the spring of 2016. 
The rendering below is a conceptual drawing of the new facilities. 
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DPW Garage/Fire Hall 
 
Also constructed in 1937 for the Top-O-Michigan Electric Cooperative, the DPW Garage/Fire 
Hall now houses the Street Department garage, Fire Department and storage for the Police 
Department. The oldest section of this structure is built of triple coursed masonry with a truss 
framed wood roof system. This part of the structure has been subdivided many times as 
needs have changed over the years. The north portion of the facility was added in 1960 with 
additions to the west end of the Fire Hall in the late 1970’s. While the newer additions to the 
building are in generally good condition, the older portion of the building is in need of 
significant remodeling/repair. 
 
 
 
By Fall 2015, it is anticipated that 
all the DPW facilities will be 
consolidated and relocated to a 
new facility being constructed on 
the North Boyne Property. 
The rendering is a conceptual 
representation of the new DPW 
facilities. 
 
 
 
 
 
 
North Boyne 
 
North Boyne is a formerly mostly vacant parcel of land that is currently the location of the 
City’s leaf and yard waste composting area. The entire site is a relatively large parcel 
containing approximately 25 acres. The facility is operated by the Street Department and is 
used by the department for storage of equipment and supplies as well as the composting 
activities. Approximately two acres are used for yard waste and composting piles and 
approximately 6 acres are used by the Street Department. The property has a fenced 
storage yard, a 30 x 40 storage building and 40 x 60 salt barn. The remainder of the property 
is occupied by the north well fields, a reservoir and wetlands. The main entrance to the 
property is from Robinson Street which is through platted property. Access is also available 
off Court Street and Ridge Street.  By the end of 2015, the DPW offices and facilities will be 
relocated to a newly constructed facility located at the North Boyne property. 
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Chapter 8 Existing Land Use Profile  
 
 
The Existing Land Use Profile details the location, type, and extent of land development in the 
community. Knowledge of existing land development patterns is an essential component of the 
comprehensive planning process. Without a clear understanding of current land development 
patterns and issues, it is impossible to prepare a sensible plan for future land development.  
 
The information contained in this profile will also serve as useful reference on land development 
as Boyne City officials consider future land development proposals as well as the need for public 
facility and infrastructure improvements in the context of the adopted Comprehensive Plan. 
 
Survey Methodology 
 
As part of the 1997 Boyne City Comprehensive plan a field survey of existing land uses was 
completed in May 1996. Each parcel of property in Boyne City was inspected and the current 
use recorded on a property line base map. To update the map Aerial photos from 2012 were 
reviewed and field inspections were completed in summer of 2013. The use of each parcel was 
in turn categorized in accordance with a predetermined land use classification system, which is 
compatible with the Michigan Land Cover/Use Classification System (see Table 8.1) developed 
by the Michigan Department of Natural Resources (MDNR) and used by the Michigan Resource 
Information System (MIRIS). The field data was then entered into a computer mapping file as an 
overlay to the City’s property line base map. Finally, the land coverage for each land use 
category was calculated. 
 
Existing Land Use Inventory 
 
As shown on Figure 8-1, land use in Boyne City has been classified into nine major categories:  
single-family residential; two-family residential; multiple-family residential; mobile home parks; 
downtown core; commercial; industrial; public/semi-public; and vacant, other land, and rights-of-
way. The following table summarizes the classification system used to categorize existing land 
uses in Boyne City. The numbers in parenthesis refer to the corresponding use-coding system 
used by MIRIS. 
 
General points that can be made regarding Boyne City's existing land use include the following: 
 
• Undeveloped land accounts for roughly 60 percent of all property within the City limits. 
 
• Of the developed land uses found in Boyne City, the dominant form of development is 

single-family residential, accounting for approximately 33 percent of the City's total 
developed acreage. 

 
• In addition to the redevelopment of existing underutilized sites, there is opportunity for 

new development due to the amount of available undeveloped land. Demand for 
additional housing, more commercial space, and limited industrial development can be 
accommodated within these areas. 

 
• The hub of activity in Boyne City is the downtown core. As a general rule, the further from 

this core the structures and population tend to be less dense. 
 



Boyne City Master Plan-2015  Existing Land Use Profile 

Boyne City Master Plan-2015   page 8-2 
Existing Land Use Profile   

 
Table 8.1 

Land Use Classification System 
City of Boyne City 

 
Single/Two-Family 
Residential  

 
Land occupied by single-family detached dwelling units, seasonal dwellings, 
manufactured homes outside of designated mobile home parks, and their related 
accessory buildings such as garages. Land occupied by two-family dwelling units 
and their related accessory buildings such as garages. These units may have been 
specifically constructed as a duplex unit or may be a converted single-family 
structure. 

 
Multiple-Family 
Residential  

 
Land occupied by multiple-family dwelling units (structures which contain 3 or more 
dwelling units) such as apartments, townhouses, and the like, and accessory uses 
such as parking lots and small recreational facilities such tennis courts and 
swimming pools. 

 
Mobile Home Park  

 
Land occupied by manufactured dwelling units sited in a planned community and 
their related accessory service structures and recreational spaces. 

 
Downtown Core  

 
Land occupied in this area has the highest concentration of commercial uses. A 
prime characteristic of the area is the offering of goods and services primarily 
directed at the pedestrian shopper. A wide variety of  uses are found in the district 
including  retail, service, professional office, restaurants, and limited residential uses. 
   

 
Commercial 

 
Land that is predominantly occupied for the retail sale and\or service of products 
such as retail establishments, personal and business service uses, and repair 
service facilities.  

 
Industrial  

 
Land occupied by manufacturing industries, processing facilities, warehouses, and 
nonmanufacturing uses which are primarily industrial in nature. Lands so classified 
may include areas with or without buildings where raw or semi-finished materials are 
fabricated or those using or storing raw materials for primary production or extractive 
operations such as mining sites.  

 
Public/Semi-Public  

 
Public uses are land and facilities that are publicly operated and available for use by 
the public. Examples include schools, government buildings, parks, correctional 
facilities, hospitals, , and marinas.  
 
Semi-public uses are land and facilities which may be privately owned or operated 
but used by the public or a limited number of persons. Examples include churches, 
cemeteries, and private clubs. 

Transportation 
Utilities and Rights-
of-Way 

Category includes developed and undeveloped road rights-of-way, airport, sewer and 
water utilities. 

 
Vacant and Other 
Land and  

 
Vacant and other land are undeveloped lands which includes forest land,  wetlands, 
and barren lands.  
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Table 8.2 details the distribution of each land use type by total acres, as well as the percent of 
total acreage and percent of developed acreage which is occupied by that land use type. A 
discussion of the existing land use pattern follows. 
 
 
 

Table 8.2 

Existing Land Use 2014 
City of Boyne City 

 
Land Use 

 
Total Acres 

 
Percent of Total 

Acreage 

 
Percent of Developed 

Acreage 
 
Single/Two Family Residential 

 
756 

 
29.8 

 
43.9 

Multiple-Family/Group Residential 
 

75 
 

2.9 
 

4.4 
 
Mobile Home Park 

 
21 

 
0.8 

 
1.2 

 
Downtown Core 

 
25 

 
0.9 

 
1.4 

 
Commercial 

 
44 

 
1.7 

 
2.6 

 
Industrial 

 
129 

 
5.1 

 
7.5 

 
Public/Semi-Public/Institutional 

 
294 

 
11.7 

 
17.1 

Transportation/Utilities/ R.O.W. 375 14.8 21.9 
 
Vacant & Other Lands 817  

32.3 
 

NA 
 
Total 

 
2536 

 
100.0 

 
NA 

 
 

 
Residential Land Use 
 
Land used for Single and Two-family dwellings occupy approximately 756 acres of land and 
account for 43.9 percent of the total developed land area in the City. In addition to privately 
owned residences, a government sponsored project of single-family detached units catering to 
low-income families exists in the vicinity of Wenonah Street. Along with an additional ten units 
scattered throughout the City, these units are owned by the Boyne City Housing Commission, 
have been well maintained, and are consistently occupied. 
 
The vast majority of the City’s single-family dwellings are constructed on lots platted in the early 
1900's. Diversity characterizes these structures in terms of architectural styles and materials, 
size, number of stories, and structural condition. Additional residences are located outside of 
platted subdivisions and are usually situated on large lots. 
 
Increased demand for single-family homes during recent years has resulted in infill development 
throughout the community and new subdivisions of limited size. New homes constructed in older 
areas have helped to upgrade neighborhoods showing signs of decline. New subdivisions in the 
City's southwest and southeast sections have served to upgrade the community as a whole. 
 
Two-family dwellings occupy five acres of land within the City. This represents less than one 
percent of the total developed land area. Two-family dwellings may be originally constructed as 
such or may occupy a converted single-family structure. Most two-family dwelling units in Boyne  
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City occupy converted structures and are interspersed within the City’s single-family residential 
neighborhoods. 
 
Multiple-family/Group Residential development occupies about 75 acres, 4.4 percent of the 
City’s total developed acreage. This category includes condominiums such as  Harborage 
Condominiums and the Landings and apartment developments such as Park View and Lake 
View apartments. Many of these multiple-family projects, like the Landings and the Harborage, 
cater to seasonal residents. and group and elderly housing developments such as Deer 
Meadows and The Brook.  
 
Lakeview Village is the City’s only mobile home park. It is situated on approximately 21 acres on 
the east side of North Lake Street, just north of the central business district. Lakeview Village 
contains 152 units. As with condominium developments, the demand for additional 
manufactured homes is also likely to increase as persons seek housing alternatives that are less 
expensive than conventional homes. 
 
Downtown Core 
 
Approximately 25 acres of Boyne City is occupied by commercial, office and limited residential 
uses that make up the Downtown Core. These uses, together, account for almost 1 percent of 
the developed land area. The Downtown Core, which encompasses areas around Water Street 
and Lake Street between North Street and Main Street, serves as the community's primary retail 
service and activity center. Its compactness, central location, and diversity of shops, services 
and restaurants have helped guarantee the area's long term viability and is the strength of this 
core area. Convenience, comparison, and specialty shopping goods may be purchased here. 
High quality and unique restaurants in the Downtown Core have proven to be important 
economic drivers for the community serving residents and tourists as well as being regional 
destination for neighboring communities.  
 
Commercial 
 
Outside of the Downtown Core, Commercial uses occupy approximately 44 acres of land and 
account for about 1.7 percent of the City’s total developed land area. Most businesses are found 
within two locations.  
 
A moderately sized shopping center is located at the northeast corner of North Lake and Vogel 
Streets. Consisting of a major grocery store and several smaller shops, this facility tends to 
satisfy neighborhood convenience needs. As evidenced by this shopping center, problems 
associated with access and on-site circulation can result which create an unsafe situation for 
motorists and pedestrians as well. Site improvement guidelines pertaining to commercial 
development can help avoid many of the problems apparent with past development.  
 
Toward the community's southeast corner, along M-75 south, lies the City's other major 
commercial district. Developed in strip fashion, these businesses are largely highway oriented 
and do not compete directly with the City's downtown core. Some vacant land is available for 
expansion or for new developments of a similar type should the need arise. 
 
Industrial Land Use 
 
Industrial uses occupy about  129 acres of land and account for 7.5  percent of the total 
developed land area. Industrial development within Boyne City is primarily concentrated within 
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two areas of the City. During the early 1900's, industry (like lumbering and tanning) located on 
the banks of Lake Charlevoix due to their dependence on water. This precedent, plus the fact 
that large areas of lakefront property were zoned for industry, invited other industries to locate on 
the Lake as well. The second area of industrial growth has been along the south leg of M-75, 
near the City limits and the airport. 
 
Land for industrial expansion and development is virtually nonexistent adjacent to the existing 
industrial facilities located on the waterfront. Although some vacant land is available near the 
companies located on M-75 south, new sites suitable for industrial development must be 
identified to help ensure that growth opportunities are not missed in the future. 
 
Public/Semi-Public/Institutional 
 
Public/semi-public/Institutional  land uses occupy almost 294 acres of land and account for 
17.1 percent of the total developed land area in the community. Of which over 175 acres is City 
owned and dedicated as park lands. These lands also school system,  cemeteries, municipal 
buildings, library and churches.  
 
Due to the characteristics and/or locational needs of public/semi-public uses, these uses are 
often scattered throughout a community. This is true of the public/semi-public uses located in 
Boyne City. There is, however, a noteworthy concentration of public/semi-public uses in the 
southeast section of the City. Located within an area generally bordered by Division Street/M-75 
and Brockway Street are Boyne City Public Schools, several Charlevoix County agencies, and a 
cemetery. Other significant public/semi-public landholdings include: 
 
• The marina and associated facilities on the eastern shore of Lake Charlevoix; 
 
• Rotary Park, an active recreation park located on the north side of M-75; and 
 
• Avalanche Preserve, a passive recreation area located in the southern portion of the 

City. 
 
Transportation, Utilities, Rights-of-Way and Vacant Other Lands 
 
Almost 15  percent of total  acreage of Boyne City is occupied by road rights-of-way or utilities 
and approximately 32 percent of the total land area in the City is comprised of vacant and other 
lands that remain undeveloped for the following reasons: 
 
• Natural features (as indicated on the Natural Features, Soil Types, and Wetlands maps) 

are too constraining to allow development;  
 
• Utility systems are absent; or  
 
• There has been a lack of demand for land in these areas.  



Boyne City Master Plan-2015  Existing Land Use Profile 

Boyne City Master Plan-2015   page 8-6 
Existing Land Use Profile   

                      Figure 8-1 
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Comments Received from Charlevoix County Planning Commission and Staff 
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Master Plan Public Hearing Notice 

Public Hearing Notice as published in the Petoskey News-Review on September 3, 2015.  The same 
notice was also published in the Boyne City Gazette on September 9, 2015. 
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Planning Commission Minutes Excerpt regarding Public Hearing and Adoption- September 21, 2015 
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Planning Commission Resolution of Adoption  
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City Commission Minutes Excerpt regarding Master Plan Adoption – October 13, 2015 
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The following is a list of the primary sources consulted and utilized in the preparation of this 
Plan. 

Social and Economic Data Sources: 

1. American Community Survey estimates, US Census Bureau. 
2. 2010 Census, US Census Bureau. 

 

Natural Resource Data and GIS Data Sources: 

1. Charlevoix County GIS and Planning Department 
2. Charlevoix County Soil Survey 
3. Michigan State Climatologist Office 
4. Michigan Center for Geographic Information (digital data for mapping) 
5. Natural Resource Conservation Service 

 
 
Infrastructure Data Sources: 

1. City of Boyne City departments & past studies 
2. C2AE 2008 Boyne City Infrastructure Assessment 
3. MDOT Airport Zoning Guidelines 

 
Previous Plans prepared for Boyne City and General Sources: 

1. City of Boyne City Master Plan (2007)- previous Master Plan 
2. Trail Town Master Plan (2014) 
3. Redevelopment Ready Community Assessment Report (2013) 
4. SoBo Lakefront (2013) 
5. DDA Development Plan and Tax Increment Finance Plan-Amended and Reinstated, 

(2010) 
6. Cultural Economic Development Plan (2009) 
7. Boyne City Waterfront Master Plan (2006) 
8. Boyne City Marina Master Plan (2005) 
9. Results of previous City-wide Goal Setting sessions 
10. Summary of Goal Setting Survey findings (2014) 
11. Public Input sessions during Master Plan update process 
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