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HARBOR SPRINGS
EMMET COUNTY MICHIGAN
(Resolution No. 01-2014)
At a regular meeting of the Harbor Springs Planning Commission held on April 17, 2014, at the Harbor Springs City
Hall, the following Resolution was offered for adoption by Planning Commission Member Bowman and was seconded by
Planning Commission Member Ford:
A RESOLUTION RECOMMENDING APPROVAL OF THE NEW
HARBOR SPRINGS MASTER PLAN TO THE
HARBOR SPRINGS CITY COUNCIL AND CONSTITUTING
PLANNING COMMISSION APPROVAL OF SUCH MASTER PLAN
WHEREAS, the Michigan Planning Enabling Act, MCL 125.3801 et seq. (“MPEA”) authorizes the Planning
Commission to prepare a Master Plan for the use, development and preservation of all lands in the City; and
WHEREAS, the Planning Commission prepared a new Master Plan and submitted such plan to the City Council for
review and comment; and
WHEREAS, on December 16, 2013, the Harbor Springs City Council received and reviewed the proposed Master Plan
prepared by the Planning Commission and authorized distribution of the Master Plan to the Notice Group entities identified in the
MPEA; and
WHEREAS, notice was provided to the Notice Group entities as provided in the MPEA; and
WHEREAS, the Planning Commission held a public hearing on April 17, 2014 to consider public comment on the
proposed new Master Plan, and to further review and comment on the proposed Master Plan; and
WHEREAS, after the public hearing was held, the Planning Commission voted to approve the new Master Plan on
April 17, 2014, and recommended approval of the proposed Master Plan to the City Council; and
WHEREAS, the Planning Commission finds that the proposed Master Plan is desirable, proper, and reasonable and
furthers the use, preservation, and development goals and strategies of the City;

NOW, THEREFORE, BE IT HEREBY RESOLVED AS FOLLOWS:
Adoption of 2014 Master Plan. The Harbor Springs Planning Commission hereby approves and adopts the proposed
Master Plan, including all of the chapters, figures, descriptive matters, maps and tables contained therein.
2.

Distribution to the City Council. Pursuant to MCL 125.3843, the City Council has asserted by resolution its

right to approve or reject the proposed Master Plan and therefore, the approval granted herein is not the final step for adoption of
the plan as provided in MCL 125.3843. In addition, the Planning Commission hereby approves distribution of the proposed new
Master Plan to the City Council. The Planning Commission respectfully recommends to the City Council that the City Council
give final approval to the proposed new Master Plan.

3.

Findings of Fact. The Planning Commission has made the foregoing determination based on a review of

existing land uses in the City, a review of the existing Master Plan provisions and maps, and input received from the City Council
and at the public hearing, as well as the assistance of a professional planning group. The Planning Commission also finds that the
new Master Plan will accurately reflect and implement the City’s goals and strategies for the use, preservation, and development
of lands within Harbor Springs.
4.

YEAS:

Effective Date. The new Master Plan shall become effective on the date it is approved by the City Council.

Jeanne Benjamin, Andrew Bowman, John Cupps, Jeff Ford, Lee Kramer,
Fred Walstrom and Carrie Wiggins

NAYS:

None

ABSENT/ABSTAIN:

Jack Deegan and Sara Smith

RESOLUTION DECLARED ADOPTED.
CERTIFICATION
I hereby certify that the above is a true copy of a resolution adopted by the Harbor Springs City Council at the time,
date, and place specified above pursuant to the required statutory procedures.

Respectfully submitted,
Dated:

May 15, 2014

By: Ronald B. McRae, City Clerk
Secretary for the City of Harbor Springs Planning
Commission
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PREFACE
The Master Plan is the fundamental and official document which the
City uses to set down its long range goals. The Michigan Planning
Enabling Act, Public Act 33 of 2008, as amended, provides the City
Planning Commission the authority to prepare and adopt a plan.
When prepared, adopted, and maintained, this plan will become an
advisory guide for the physical development of the City; providing the
best possible living environment for the present and future residents of
the City of Harbor Springs.
Because the social and economic structure and physical
development constantly change, a periodic review and consideration
of the contemporary trends must be undertaken to determine the
community's long-term goals and objectives. This is the planning
process. For this process to be effective, it must reflect the needs and
desires of the people. It should interpret realistically the existing trends
and conditions, and the dynamic economic and social pressures for
change. In addition, the plan must inspire approval and cooperation
among the various public agencies and citizens of the City so that
they can work in conformity with the objectives set forth. The
objectives of this planning process, and more specifically of the
Harbor Springs Master Plan, are to provide:
[1]

A Master means of integrating proposals that look 15-20
years ahead to meet the future development needs of
the City.

[2]

An official but advisory policy statement for
encouraging orderly and efficient uses of land for
residences, business, parks, recreation and industrial
areas, and to coordinate these uses with each other as
well as with other necessary public facilities and
services.

[3]

A logical basis for zoning, subdivision design, and public
improvements; and for guiding the activities of the City
Planning Commission and the Council; as well as
facilitating other public and private endeavors dealing
with the City's physical development.

[4]

A means for private organizations and individuals to
determine how they may relate to the development
activity and to the official city planning policies.

[5]

A means for relating the City of Harbor Springs’s plans
to the plans of the adjacent township and to the
development of the region as a whole.
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CHAPTER 1. INTRODUCTION
The City of Harbor Springs is located in northwestern lower Michigan
on the north side of Little Traverse Bay in Emmet County and Little
Traverse Township (See Location Map, page 6). Harbor Springs is a
community of views and vistas that frame Little Traverse Bay and Lake
Michigan. With its pristine waters and sand beaches, historic home
sites and charming commercial center, Harbor Springs is a seasonal
destination for locals and visitors alike.

HISTORY

For millennia before the first Europeans arrived, the Odawa inhabited
the Great Lakes basin and, especially, the Little Traverse Bay region of
Michigan. Together with the Ojibway, Chippewa, and Potawatomi
they formed the “Anishnaabek” people. The center of this vast territory
was northern Michigan, particularly in and near their principal villages
at Waganakising, in Fench, “L’Abre Croche”, or the “Land of the
Crooked Tree”. This area is said to have stretched from what is now
Cross Village to Harbor Springs and was home to thousands of
Odawa.
Though the Odawa came to inhabit this area through warfare, the
tribe enjoyed prosperity and relative peace here until about 1650
when the Iroquois from New York waged a fierce campaign against
the Odawa and other western Great Lakes tribes who opposed them
in their quest to take control of the fur trade.
For twenty years the Odawa went west into Wisconsin and Minnesota
to avoid war but eventually banded together with other
Anishnaabeck and drove the Iroquois out of the region by 1701.
Before 1700, traders and trappers seeking more tangible rewards in
the fur trade brought European contact to the site of present day
Harbor Springs. Throughout the century that followed, the area
remained idle wilderness, visited occasionally by Anglos and Native
American in their travels.
After defeat of the French by the British, the Odawa Indians dispersed
along the Emmet County shoreline, resulting in the existence of a
Native American village on the site of Harbor Springs by 1800. The
Odawa populations grew at this site, and by 1829, the important
Odawa Councils were held there. Also in 1829, the Catholic Church
reestablished its Odawa mission with a new church (on the site of the
present Catholic Church), a schoolhouse, and a home for the priest.
Three Indian homes were also constructed. Expansion of the village
proceeded rapidly and by the next year, fourteen additional log
cabins were constructed. Many bark wigwams were also in existence.
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In 1854, the first permanent commercial building was built in the
village. This building, with its flagpole in front, was one of the first sights
seen upon entering the harbor. Vessels landed at a dock in front of it.
By 1862, a post office was established and the local Odawa chieftain
was an early postmaster. In 1880, the legislature passed a bill allowing
for the incorporation of the village of Harbor Springs. The village
government was established in 1881.
Little Traverse Bay made
the ideal location for a
burgeoning lumber
trade due to three
factors: manpower to
fell trees, mills to process
the logs, and
transportation to a
waiting market to finish
the lumber.

It was close to a half century after the first big sawmill was built in
Saginaw in 1834 that Harbor Springs began to feel the impact of
Michigan’s logging era. Little Traverse Bay made the ideal location for a
burgeoning lumber trade due to three factors: manpower to fell the
trees, mills to process the logs, and transportation to a waiting market to
finish the lumber. Soon after the turn of the century the logging era was
destined to support nearly 75 percent of the economy in Harbor Springs.
With ample hardwood forests spread throughout the area, a number of
sawmills became active within the city limit, close to the waterfront, with
dockage for sailing schooners and steamboats equipped to carry huge
loads of finished lumber to markets in Chicago, Milwaukee, and other
great lakes ports.
Rail transportation was essential for the growth of the lumber business,
and in 1881 the Grand Rapids and Indiana Rail Company extended
service to Harbor Springs along Bay Street. Consequently, this
supported a remarkable growth of resort businesses. The business
community grew rapidly as products from Grand Rapids and Chicago
became more readily available. Downtown streets were improved
and sidewalks were built. As the area expanded, the steamship
companies on the Great Lakes began to add Harbor Springs to their
stopping points. By 1893, two transportation companies were making
regularly scheduled runs between Chicago and Harbor Springs.
By 1906, the downtown business district of Harbor Springs occupied
much of the same areas that it does today. Harbor Springs had been
promoted as a summer resort, because of the cooler temperatures
and very moderate humidity. In the early 20th century, the lumber
industry was still an important factor in the local economy. The
majority of business existed to serve the resorts and they were open in
the summer months only. As the hardwood forests were depleted
though, the logging era drew to a close. In 1920 the Harbor Springs
Lumber Company was sold to Henry Ford who moved operations to
the River Rouge plant near Detroit.
In 1932, Harbor Springs changed its status from village to home rule
city. During the next 30-40 years, the business establishments of Harbor
Springs changed dramatically. The increased use of the automobile,
the advent of commercial air travel, and the disappearance of
passenger trains and steamboats led to a changed resort season.
Harbor Springs became more of a visitor town from June to October,
although all of the resorts continued, new developments and
condominiums sprang up, mostly outside of the town. Ski resorts
established and brought more business in the winter months.
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Today, Harbor Springs continues to be a lively city amidst Northwest
Michigan’s lakeshore tourist destinations. Harbor Springs is served by
the idyllic M-119, and connects 4 miles south in Petoskey to the
important route of U.S. 31, a main tourism transportation route. The City
is a part of Michigan’s thriving grape growing and wine producing
industry, lying just north of the popular Old Mission Peninsula American
Viticulture Area (AVA). Besides water and boating activities, other
opportunities for ice skating, sledding, bike trails, skiing at nearby
resorts, winery tours, and two historical museums provide many year
round seasonal activities for locals and tourists alike.
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HARBOR SPRINGS, MICHIGAN

MAP 1 | LOCATION

CHAPTER 2. NATURAL FEATURES
The natural resources of the Harbor Springs region include a wide
variety of geologic and topographic features, soil types, surface and
ground water, and natural vegetation. Although each natural resource
element is somewhat unique, all are interrelated.

GEOLOGY
A combination of old glaciers and older bedrock determine the
makeup of present day Michigan. The history of the bedrock geology is
told in the remaining rocks after 30 million years of activity, which
involved the land rising and sinking into the sea. The bedrock is the
eroded surface of the rim of the Michigan Basin, a large geologic
structure which has its beginning some half-billion years ago as a down
warp in the original igneous basement complex.
Limestone layers
where developed as reef building corals and shell making organisms
evolved. By early Devonian time, about 390 million years ago, large
populations of lime secreting corals, brachiopods and pelecypods
provided calcium carbonate which form the Detroit River formation
which underlies the glacial till which forms the north side of Little
Traverse Bay.
Harbor Point is a sand spit built and maintained by the winds and sand
carrying currents, and overlying a +/- 50 foot base of glacial till which
covers a bedrock spur of Detroit River limestone. A limestone pinnacle
extension exists slightly east of the end of Harbor Point; the sediment
cover has been eroded. This pinnacle causes long shore currents
swinging north around the Point to crowd near shore and accelerate,
or to go outside and head across the Harbor toward Wequetonsing.
The tip of the Point drops off very sharply to a depth of 65 feet only 30
feet offshore. The slight hook at the end of Harbor Point shows that the
long shore currents swing around the inner side of the Point and carry
sand for one-half to two-thirds the length of the Point as seen by the
accumulations on the east side of piers and groins. The one-mile
expanse of Harbor Point Peninsula protects Harbor Springs from
prevailing westerly winds and provides relatively calm docking in
Michigan’s deepest natural harbor.
The very abrupt drop off to depths of 60 feet to 115 feet within the
Harbor indicates that during the time between the melting back of the
glacial ice to open the straights and the stabilizing of Lake Michigan, a
river cut down from the high ground to the north and eroded a alley
across the glacial till and into the limestone bedrock. This exposed the
groundwater seep zone at the base of the glacial till and even some of
the aquifers in the rock itself. Today, there is enough current flow to
keep this old river channel open and free from sediment to the point
where it makes this one of the safest and deepest harbors on Lake
Michigan.
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The value of Little Traverse Bay to
the Harbor Springs region is
tremendous.
The
increasing
importance of the Harbor to the
city, and the region surrounding
it, is evidenced by the greater
densities of development, which
are occurring along the shoreline
of the bay.

The hook of Harbor Point Peninsula and Little Traverse Bay
complemented by the bluffs
characterize much of the region.

The most important natural
resource element of the Harbor
Springs region is the surface
water resource of Little Traverse
Bay. The Harbor Springs region
contains nearly ten miles of
shoreline on the Little Traverse
Bay. The beauty of the Bay and
the shoreline features of the
Harbor
Springs
region
are
and rolling topography which

TOPOGRAPHY
The movements of glaciers played a prominent role in shaping
Michigan’s present surface formations. The relief of the region
(variations in altitude between low and high) is the result of the
combination of both glaciation and the “elastic rebound” of the land
after the weight of the continental ice caps vanished. The relief varies
from an altitude of 580 feet above sea level at Lake Michigan to over
700 feet at the highest point within the City of Harbor Springs. The
ancestral ridges, which parallel the Little Traverse Bay shoreline and
extend the length of the region, are particularly outstanding
topographic features. These ridges provide scenic vistas of the
surrounding area and Little Traverse Bay, add beauty to the area, and
are capable of interrupting the continuity of development.
North of Harbor Springs, the rolling and often steeply sloping features of
the moraine are conducive to winter skiing. Since the region lies within
an area of heavy snowfall, there is an abundance of developed ski
slopes.
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SOILS
Soils in the Harbor Springs region vary from muck and swamp soils,
which are poorly drained, to the well-drained soils of the outwash
plains, which dominate northern segments of the region. Muck and
swamp soils are present in scattered, isolated areas of the Harbor
Springs region and present problems in building both structures and
roads. The soils of the outwash plains, substantially above the local
water table, have good to excellent internal drainage characteristics
and are suitable for development. However, because of the high
permeability and porosity of these soils, the recharge to local ground
water is normally greater than in other areas. As such, wastewater
disposal into these soils risks pollution of the ground water, if practiced
indiscriminately.
The topography and the various soil types present in the Harbor Springs
region suggest that public utility services will continue to be necessary
in the future in order to provide water and sewer services to most new
development. Infill development of the lands between the foot of the
bluff and the lakefront require special care because of high ground
water levels and associated marsh and muck soils. This area is the
natural drainage outlet for local ground waters. Wells, tapping ground
water below the bluff, usually flow freely and many artesian wells are
drilled for supply and ornamental fountains and ponds in early
settlement period.

WATER RESOURCES
The water resources of the Little Traverse Bay Area consist of the
surface and ground waters of the lakes and streams and that stored in
the ground.
An abundance of ground water from bedrock can be obtained in the
northern and central portions of Emmet County. Generally, adequate
supplies of good quality ground water are also available in the
bedrock formations underlying the Harbor Springs region. Ground
water from the unconsolidated glacial deposits is most readily
available throughout the northern two-thirds of the county. In southern
Emmet County, glacial soils are either too thin or lack adequate
thickness of permeable materials to qualify as a major ground water
area. Ground water is more easily obtained from the unconsolidated
glacial deposits of the Harbor Springs region, therefore, the ground
water found in glacial deposits are the principal existing and potential
source of domestic and industrial water supply in the region.
Ground water obtained from glacial deposits is used in the municipal
supply in the City of Harbor Springs. Over four times as much water is
pumped from the glacial deposits of the region during the summer
months as during the winter months, primarily because of the resort
activity during the summer season.
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CLIMATE
The climate of Harbor Springs and its environs is influenced both by the
regional setting, that is, its northern latitude, and by the modifying
influence of Lake Michigan. Thus, the region has generally a more mild
climate that inland areas of the state as far south as Wexford and
Missaukee counties enjoy.

Topography, climatic
factors or precipitation
and temperature, and
the presence of the Little
Traverse Bay combine to
make the region’s
greatest natural aspects
its summer and winter
recreational potential.

In the summer, the temperature of prevailing southerly winds is
moderated by the expanse of water crossed, while the air mass picks
up moisture, which falls as rain and recharges the ground and surface
water resources. In the winter, the prevailing north wind similarly picks
up moisture while crossing Lake Michigan, providing the area with 7080 inches of snowfall annually. The net effect is an average annual
precipitation of approximately 32.8 inches and an average snowfall of
120 inches as recorded at the Pellston weather station.
Topography, climatic factors of precipitation and temperature, and
the presence of Little Traverse Bay combine to make the region’s
greatest natural aspects its summer and winter recreational potential.

NATURAL RESOURCES AND LAND USE
The pre-settlement forests in the Harbor Springs area were primarily
northern hardwoods in upland areas and lowland conifers in wetland
areas. As in most of Michigan, the original forests were cut extensively
in the last 1800’s- early 1900’s. Forests have largely recovered and the
land in the Harbor Springs area is again mostly forested with the same
species. However, exotic forests pests continue to decimate several
native species, including the American elm, all three species of ash,
and beech.
Emmet and adjacent counties in northwestern lower Michigan have
experienced relatively little overall development as compared to other
areas in southern Michigan. As a result, over 20 percent of this area is
presently state, county and other public owned land for parks and
other conservation uses. The principal state land consists of Wilderness
State Park and Petoskey State Park. Additionally, Emmet County owns
significant natural parkland and the University of Michigan’s Biological
Station maintains significant acreage northeast of the City.
The community is fortunate to have several natural areas that are
owned and protected by the Little Travserse Conservancy and West
Traverse Township. Preserved areas include cedar swamps, hardwood
forests, sandy dunes and beach land. The protected natural areas
include pristine wilderness areas as well as forested areas with popular
hiking trails. Various conservation preserves have been set up
throughout town often by way of private finding and donations.
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MINERAL RESOURCES
Limestones of the bedrock Traverse formation outcrop along the south
shore of Little Traverse Bay were utilized in the manufacture of Portland
and masonry cements. Some of this material is also crushed and used
as aggregate in road construction. At numerous locations throughout
the region, sand and gravel is extracted from the unconsolidated
glacial formation and used as aggregate in concrete and the
manufacture of cement blocks.
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CHAPTER 3. POPULATION
Population and demographic change are among the most important
measures to express growth and its likely impact on land uses in a
community. Therefore, it is helpful to recognize the City’s population
and growth trends in preparing a realistic and meaningful Master Plan.
This chapter describes City population and demographic
characteristics, and serves as part of the foundation for identifying
goals and objectives for guiding land use decision-making.

POPULATION GROWTH

Harbor Springs
experienced stable and
moderate population
growth until 2000. Now
the population is in
decline, as well as aging

To begin, it is appropriate to determine the overall growth the City has
experienced in the recent past. What is unique about Harbor Springs is
its seasonal population shifts. The history of resorting in Harbor Springs
results in sharp fluctuations in population during summer months, which
is not reflected in Census data. This pattern continues today. Therefore,
while population figures show only a slight growth over time, these
figures do not take into account the temporary population that exists
from May to October.
Since 1970, the United States Census indicates that the City’s
population decreased from 1,662 to 1,194 in 2010, by a total of 468
people, or a decrease of 28% percent during a 40-year time horizon.
Between 1970 and 2000 the population numbers remained consistent
with little fluctuation. The decline between 2000 and 2010 from 1,567 to
1,194 residents is the most significant change in the past 40 years. This
trend is visible in Figure 1. The population change suggests an variation
in the community of Harbor Springs that is worth examining in further
demographic detail. It is possible that the change is the result of
residents keeping seasonal homes rather than full time homes in Harbor
Springs. The annual fluctuations from seasonal residents and visitors are
not accounted for in Census data.
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FIGURE 1| Harbor Springs Population Growth, 1970-2010

Source: U.S. Census Bureau, 2010

Harbor Springs has seen a significant change in population in the last
10 years. Declining populations are linked to an aging population,
which Harbor Springs has experienced. The community is developed,
with only a small amount of available land for new development.
Certainly, infill development is possible, as well as conversions of
second story or single-family dwellings to rentals, condos, and or town
homes.
Since Harbor Springs has
limited opportunity for
growth based on the
lack of available land, it
is not expected that the
City will grow to a
population size much
greater than it has been
in the past.

Figure 2 shows comparative rates of population growth since 1970
among Harbor Springs and surrounding communities. The Townships
bordering Little Traverse Bay show mixed growth and declines in
population numbers, some more significant than others. Bear Creek,
with the largest Township population, saw an increase of 932 people
between 2000 and 2010. Resort Township had the second largest
increase in population between 2000 and 2010 adding 218 residents.
West Traverse Township with the smallest population saw an increase of
158 people between 2000 and 2010. Petoskey, the county seat, has
experienced population loss since 2000, from 6,080 to 5,670 in 2010.
Little Traverse Township also experienced slight population decline from
2000 to 2010. Since Harbor Springs has limited opportunity for growth
based on the lack of available land, it is not expected that the City will
grow to a population size much greater than it has had in the past.
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FIGURE 2| Comparative Rates of Population Growth in Area
Townships and Cities, 1970-2010

Source: Northwest Michigan Council of Governments, 1970-2010

It is reasonable to assume that Harbor Springs will maintain a slight
decline in population or grow moderately, especially since such a
significant proportion of residents are at or beyond retirement age.
Natural beauty, historic charm, harbor access, and regional growth
may work as part of the magnetism that draws families to the
community either seasonally or year-round.

POPULATION AGE
Analyzing age characteristics can assist in determining the type of
housing demands and community services that may be needed for
residents of Harbor Springs. For example, if a large portion of the
population were younger, the City may benefit from additional park
and playground facilities. Similarly, the rate of increase in a senior
population may have implications for senior living opportunities, such
as condominiums, health care and public services.
In 2010, the median age of Harbor Springs residents was 55.8, up from
the median age in 2000 which was 46.6 years. This trend is quite
common across communities all over the nation as the oldest of 77
million Baby Boomers enter their late 60’s and as a generation are
driving the aging in most states. The median age of Harbor Springs
residents is greater than the median age of Emmet County (43.1) as
well as the State median age and U.S. median age (38.9 and 37.2
years, respectively). The median age represents the mid-point in the
range of all ages within the City; one-half of the population is younger
and one-half of the population older. Below, Figure 3 shows the spread
of population age ranges in Harbor Springs. The greatest numbers of
residents are between 55 and 64 years of age (19.5% of total
population). This may suggest a need for expanded senior services and
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health care. Figure 4 illustrates the age group distribution in Harbor
Springs.

FIGURE 3 | Harbor Spring Population Age Ranges, 2010

Source: U.S. Census Bureau, 2010

FIGURE 4 | Age Ranges as Percent of Population, 2010

Source: U.S. Census Bureau, 2010

The 25 to 44 years age group is significant since this represents the bulk
of the wage-earning population, and is the main age division for family
formations. The Census reveals that 14.7% of the City’s population falls
in the 25 to 44 age group. This is down from 22.8% in 2000. This age
group tends to demand single-family housing, and school and
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recreational facilities for children and typically indicate future increases
in the 5 to 19 years age groups. Also indicated by this age group are
increased school enrollment, and a demand for family-oriented
services, such as casual restaurants, cultural and entertainment
venues, and recreational facilities.
32.6% of the population is aged 45 to 64. This age division is generally
comprised of empty nesters and aging baby boomers and implies
disposable incomes. Nearly 20% of the City’s population is between 55
to 64 years, and will enter retirement within the next ten years.
Indicative of an aging community is that nearly 32% of the City is over
65 years of age. These figures, in addition to statistics on general aging,
point toward a possible need for increased senior living opportunities,
public transportation, and passive recreational facilities, such as parks
and pedestrian facilities which connect land uses and neighborhoods.
In addition, other amenities may be warranted as the population ages,
such as street signs with larger lettering; traffic lights that give more time
for pedestrians to clear crosswalks; accessory apartments within or
attached to single-family homes; benches in pedestrian areas, and
abundantly lighted walking paths.
A need may emerge
for increased senior
living opportunities,
public
transportation, and
passive recreational
facilities.

The retirement community significantly alters the entire county and city
age structure and has several repercussions on the economic structure
as well. It is a common presumption that an older-than-average age
structure generally causes incomes to be lower because a greater
percent of citizens are living on a fixed income, which in turn affects
spending habits. Those who are not in this class contribute to the
population fluctuation with the seasons, that is, a high degree of winter
absenteeism and influx of relatives and friends in the summer months.

HOUSEHOLD SIZE
Household size is another indicator determining the demographic
makeup of a community. In Harbor Springs, the average household size
in 2010 was 1.93, down from 2.14 in 2000, according to the US Census
Bureau. Emmet County was higher, at 2.37. Compared to the average
household size in Michigan (2.49) and the United States (2.58),
household size in Harbor Springs is quite low, indicating that few
households with children exist. This provides further confirmation that
the population in Harbor Springs is aging.

ETHNIC POPULATIONS
In terms of race, Harbor Springs is predominantly white (see Table 1);
however, the percent of American Indian and Alaska Natives is high
(4.6%), compared to the County (3.6%), the state (.6%) and the nation
(.9%). This can be attributed to the area’s history of American Indian
settlement in the 1700s. In 1847, Harbor Springs, then named L'Arbre
Croche had the largest concentration of Native Americans in
Michigan. The portion of the population classified as “white alone”
according to the 2010 Census represents 91.5% of the community.
Black or African Americans represent .3%; Asians represent .8%; Native
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Hawaiian and Pacific Islanders represent .08%; and other races
(including those classified as “two or more races”) comprise 1.9% of the
City. Other races alone comprised 0.08% of the total population.
The most common ancestries in Harbor Springs are German (18.0%),
English (16.8%), Irish (14.6%), French (7.6%), Polish (7.0%), and United
States (6.4%).

TABLE 1 | Ethnic Populations
Populations in Harbor Springs

Number of
residents

Percent of total
population

1,093

91.5%

American Indian alone

55

4.6%

Two or more races

23

1.9%

Asian alone

9

.08%

Hispanic

8

0.7%

Black alone

4

0.3%

Native Hawaiian or Other
Pacific Islander alone

1

0.08%

Other race alone

1

0.08%

White alone

Source: US Censure Bureau

INCOME
Mean (or average) household income is a popular measure for
determining the economic strength of an area. Income may also
have implications for land use and public services, since people with
higher incomes usually invest more in their houses, and may expect
more from local government.
The median household
income for Harbor
Springs in 2009 was
$36,482, compared to
$40, 751 in Emmet
County and $45,255 in
the state of Michigan in
2009.

The estimated median household income for Harbor Springs in 2009
was $36,482 and the estimated per capita income in 2009 was $34,323.
The estimated median household income in Emmet County in 2009 was
$40,751. In Michigan, the median household income in 2009 was
$45,255. Household incomes in Harbor Springs are less than the median
household income reported for the Emmet County, the state of
Michigan, and the nation.
As of 2010, the majority (17.30%) of Harbor Spring's residents have a
household income between $50,000 and $74,999, as shown in Figure 5.
15.41% of households have a combined income between $35,000 and
$49,000. Adding the total number of households whose income is
between $75,000 and $99,999 (13.65%), nearly half (46.36%) of Harbor
Springs residents have a household income between $35,000 and
$99,999. This is fairly consistent with state (48.82%) and national (47.39%)
figures.
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FIGURE 5 | 2010 Household Incomes Ranges, 2010

Source: U.S. Census Bureau, CLRSearch, 2010

EDUCATIONAL ATTAINMENT
In addition to age, gender, and ethnicity characteristics, it is
appropriate to catalog educational attainment trends in the
community. This information may be an indicator of local school
district quality, which is assumedly a major pull for families moving into
the area. Educational attainment may also suggest the types of
employment residents are currently employed in, what types of
employment they may be qualified for, and which employment sectors
will be of greatest interest to residents. See Table 2.

TABLE 2 | Educational Attainment
For population aged 25 years or older in Harbor Springs
High school or higher

88.3%

Bachelor’s Degree or Higher

33.4%

Graduate or professional degree

11.6%
Source: U.S. Census Bureau

The available labor force in a community can be a crucial
determinant in the decision-making process for business attraction and
retention. Likewise, the unemployment rate can be a key indicator of
economic stability, job growth, and social factors that contribute to the
quality of life characteristics of a community. According to the U.S.
Bureau of Labor Statistics, the unemployment rate in Emmet County
was 11.3% as of 2012, this is higher than neighboring Charlevoix
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County’s unemployment rate at 10.6 in 2012 and the state of Michigan
at 8.9.

Annual unemployment data is collected for Emmet County by the
State. For the Harbor Springs, the US Census collects unemployment
figures every ten years. Reasonable assumptions can be made about
unemployment rates in Harbor Springs because City unemployment
data tracks closely with County data. Therefore, from 2008-2010, we
can assume that unemployment rates in Harbor Springs are
decreasing, similar to the rate of decrease in Emmet County.
Since the mid 2000’s, the unemployment rate in Emmet County has
been higher than it was in the early 2000’s . Charlevoix, a neighboring
northwestern county, also with a strong summer influx of residents and
tourists, is seeing a similar increase in unemployment since the early
1990s. Please see Table 3 for a detailed comparison. After the
economic recession of 2008-2009, the unemployment rate in Emmet
County began to drop, yet is still significantly higher than the rest of the
state.
The ethnic population unemployment rate in Harbor Springs represents
strong contrasts to the overall unemployment rate for the area, see
Table 4. The white non-Hispanic unemployment for both males and
females (9.1% and 4.3%) is lower than the county unemployment rate.
The black male unemployment rate is significantly higher than the
county rate at a staggering 33.3%, while the black female rate is at
0.0%. In contrast, the male American Indian and Alaskan Native
unemployment rate is quite below the county rate at 5.9%, while the
female American Indian and Alaskan Native rate is more than double
the male at 12.5%. An array of socio-cultural factors play into the
unemployment rate for ethnic minorities, possible examples in this case
include the likelihood that American Indian and Alaskan Native
women are more likely to stay at home with children than other ethnic
groups, and that fewer black males obtain college degrees than any
other demographic. The polarizing unemployment trends mirror other
national trends.
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TABLE 3 | Unemployment Rate, Emmet County 2008-2012
County

2008

2009

2010

2011

2012

Emmet
County

10.2

14.3

14.6

12.6

11.3

Charlevoix
County

10.2

14.7

14.4

12.0

10.6

Michigan

8.4

13.6

12.5

10.3

8.9

Source: MI Dept. of Technology, Management and Budget; U.S. Bureau of
Labor Statistics

FIGURE 6 | Unemployment Rates, 2008-2012

Source: MI Dept. of Technology, Management and Budget; U.S. Bureau of
Labor Statistics
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TABLE 4 | Ethnic Population Unemployment Rate
Ethnic
Population
Females
White nonHispanic

Ethnic Population
Males

Percent

White non-Hispanic

9.1%

Black

33.3%

Black

0.0%

American Indian
and Alaska Native

5.9%

American
Indian and
Alaska Native

12.5%

Percent
4.3%

Source: city-data.com

As a regional trend, Harbor Springs Employers tend to be "Harbor
Springs Area" employers, meaning that they draw their employment
base primarily from the area and do not have much pull from other
area populations. Several are located outside the City, but near
enough that we can expect that residents are likely employed there
and commute between their jobs and their homes in Harbor Springs.
Figure 7 shows that the majority of males in Harbor Springs are
employed in the accommodation and food services industry (15%),
followed closely by construction (12%) and manufacturing (12%).
According to Figure 8, women are largely employed in the health care
and social assistance (28%) industry, accommodation and food
services (11%), and educational services (11%). The top occupations for
men are building and grounds cleaning (7%), and 10% of women serve
as secretaries and administrative assistants (See Table 5).
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FIGURE 7 | Most Common Employment Industries (MALE),
2005-2009
6%

28%

6%

8%

11%
11%
Source: city-data.com

FIGURE 8 | Most Common Employment Industries (FEMALE),
2005-2009
6%

15%

7%

8%
12%

9%
12%
Source: city-data.com
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TABLE 5 | Top Occupations for Men and Women in
Harbor Springs
Top Occupations
for Men

Percent

Building and grounds
cleaning and
maintenance
occupations
Construction trades
workers except
carpenters, electricians,
painters, plumbers, and
construction laborers
Supervisors,
construction and
extraction workers
Other sales and related
workers including
supervisors

Percent

7%

Secretaries and
administrative assistants

10%

6%

Retail sales workers except
cashiers

8%

6%

Registered nurses

7%

Information and record
clerks except customer
service representatives

6%

5%

Other sales and related
workers including
supervisors

6%

4%

Other management
occupations except farmers
and farm managers

5%

Other office and
administrative support
workers including
supervisors

4%

6%
Carpenters

Top executives

Other management
occupations except
farmers and farm
managers

Top Occupations for
Women

4%

Source: city-data.com
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CHAPTER 4. HOUSING AND ECONOMIC DEVELOPMENT
This chapter analyzes the housing and economic development trends
within the community. Due to the seasonality of the community,
permanent, rental and seasonal housing is analyzed.

RESORT AND SEASONAL POPULATION
Harbor Springs, like much of northwestern Lower Michigan, has
historically been a resort area. In the early 1900s, residents of Detroit,
Chicago, and other centers of the Midwest traveled by boat and train
to Harbor Springs. As summer residents, these families spent MayOctober in the area, traded almost solely with local merchants, and
many summer shops moved into the area strictly to cater to summer
guests.
During the 1930s and 1940s, resort activity accelerated. The automobile
became an economical method of travel and, therefore, served to
hasten not only resort activity in the area, but also tourism. While
seasonal population in summer months has represented about one
third of the County’s population, the winter months are becoming
favored as well. Skiing and other winter sports in the area contribute to
a rise in population, during what used to be the off-season.

HOUSING TYPE
Analyzing growth in terms of housing units is another method for looking
at community growth and development. According to the 2007 Master
Plan, Harbor Springs had a total of 1,086 housing units, representing
both vacant and occupied units. Since population figures may not
capture a complete picture about growth in the community due to its
seasonal population shifts. The shift in the number of housing units in a
community can also signal changes in growth and development over
time.
In Harbor Springs, there has been a steady increase in the number of
housing units since 1970. In 1970, there were 727 housing units, in 1980,
there were 849 units, in 1990, there were 941 in 2000, there were 1,086,
and in 2010 there were 1,122 housing units. The rate of increase is
shown in Figure 9. The greatest increase in housing units was between
1970 and 1980 at a growth rate of 16%. Since the ten year period
between 1970 and 1980, housing unit growth has slowed, and between
2000 and 2010 36 new housing units were added at a rate of 3%. The
average value of all residential properties is $156,500. Property tax roles
show 416 of those properties are listed as primary residences, with the
average value of those homes at $201,650.
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FIGURE 9| Total Housing Units, 1970-2010

Source: U.S. Census Bureau, 2010

HOUSING OCCUPANCY AND STATUS
Of the 1,122 housing units in Harbor Springs, 558 are occupied, and 564
are vacant according to the 2010 U.S. Census. Of these vacant homes,
482 housing units are for seasonal, recreational, or occasional use.
These include cottages and summer homes. Figure 8 below provides a
graphic display of owner versus renter occupied housing in Harbor
Springs and surrounding Townships and the City of Petoskey. Table 6
below outlines the makeup of owner occupied housing units versus
renter occupied housing units in Harbor Springs and adjoining
communities. Bear Creek (35%) and Harbor Springs (28%) have the
greatest percentage of renter occupied housing compared to
adjoining communities. 26% of occupied housing units in Emmet
County, and 28% of housing units in Michigan are renter owned,
comparatively. Figure 10 further illustrates comparative
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TABLE 6| Comparative Owner Occupied and Renter Occupied Housing Units, 2010
Community
Bear Creek
Harbor Springs
Little Traverse
Township
Petoskey
Resort Township
West Traverse City
Emmet County
Michigan

Total
Occupied
Housing
Units
2,569
558

Owner
Occupied
Housing Units

% of Total
Housing Units

Renter
Occupied
Housing Units

1,660
401

65%
71%

909
157

% of Total
Occupied
Housing
Units
35%
28%

1,015

821

81%

194

19%

2,538
1,023
723
13,601
3,872,508

1,341
907
634
10,096
2,793,342

53%
89%
88%
74%
72%

1,197
47%
116
11%
89
12%
3,505
26%
1,079,166
28%
Source: U.S. Census Bureau

FIGURE 10 | Owner Occupied Housing Compared with
Renter Occupied Housing, 2010

Source: U.S. Census Bureau
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FIGURE 11 | Comparison of Housing Units, Harbor Springs,
2010

Source: U.S. Census Bureau
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CHAPTER 5. COMMUNITY FACILITIES AND SERVICES

Community
facilities play a
significant role in
preserving quality
of life

Community facilities play an elemental role in augmenting civic
engagement, sponsoring cultural events, and promoting community
pride. Recreational opportunities, such as open spaces, park areas
and the harbor help promote quality of life in Harbor Springs. In Harbor
Springs, there are two types of recreational facilities that satisfy the
needs of both year round and seasonal residents. These include private
recreation facilities designed to serve the resort population, and public
facilities, designed, owned and operated by the City. This chapter of
the Master Plan provides and overview of community services, such as
educational facilities, health care, and senior services, as well as
recreational facilities including the Harbor area.

EDUCATIONAL FACILITIES
The City of Harbor Springs Public School District includes two
elementary schools, one middle school and one high school. Shay
Elementary and Blackbird Elementary have enrollments of 148 and 206
respectively, and serve kindergarten through fifth grade students.
Harbor Springs Middle School had an enrollment 208 students in 2010,
ranging in grade level from sixth to eight grade. Also in 2010, enrollment
in Harbor Springs High School was 304, according to the Harbor Springs
annual report. Harbor Light Christian School includes grades K-12 and
has approximately 197 students enrolled. Each school has seen a slight
decline in enrollment since 2005. There has been a significant decline in
the 0-5 age cohort since 2008. This is likely due to a relatively low
number of residents between the ages of 25 and 44 as well as a
migration away from the area due to lack of employment in building
trades. Enrollment has declined the the past four years and is expected
to continue to decline or else remain flat.
North Central Michigan College is a community college based in
Petoskey offers a variety of career certificate programs and 24
associate’s degree programs. NCMC offers relatively low tuition rates
with the lowest rates offered only to Emmet County residents. Through
its six University Center partnerships, students can take courses leading
to certificates, bachelors and master’s degrees in a variety of science,
business, technical and human service areas. North Central’s also
offers Corporate Community Education providing workforce training,
professional development seminars, and personal interest workshops.
Two unique certificate programs of regional influence are programs in
wooden boat building in partnership with the Great Lakes Boat Building
School in the Upper Peninsula, and Viticulture and Enology which
prepares students for careers in the grape growing and wine making
industry.
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RECREATIONAL FACILITIES

Public recreational facilities that are owned and operated by the City
of Harbor Springs are scattered throughout the City. West of the
downtown business district, the City has Zorn Park that provides an
attractive and desirable area for passive recreational activities next to
the beach. This park is provided near the higher density areas of the
City. Zorn Park is also located adjacent to the harbor facilities and has
approximately 100 feet of frontage on Little Traverse Bay.
Near Zorn Park is the public beach. The beach has over 400 feet of
frontage on Little Traverse Bay and overlooks the harbor facilities. The
City also owns bout 400 feet of lake frontage directly east of the public
marina containing benches, landscaping, and docking facilities.
Further east is Josephine Ford Park and boat launch. This two-acre site
has two public boat launch ramps which provide free public boat
access to the bay. In total, the City of Harbor Springs has 7 city parks,
10 tennis courts, 3 city beaches, 3 baseball diamonds, 1 public
swimming pool, 1 outdoor track and 1 skateboard park; however, not
all of those facilities are owned by the City.
Summer and winter sports opportunities abound in Harbor Springs.
Located near Boyne Mountain, downhill and cross-country skiing is
available. Boyne Highlands Resort and Nub’s Nob are both ranked
among the best skiing in the state. Summer sports include boating,
cycling, golf, kayaking, and hiking. Recently, the Michigan Department
of Transportation awarded close to one million dollars to Little Traverse
Township for the construction of 3 miles of the Little Traverse Wheelway
from Pleasant View Road to the City of Harbor Springs. This nonmotorized trail will add more opportunities for residents to walk, bike
and jog.

HARBOR AND HISTORIC USE
The Harbor Area is the area adopted by the Harbor Commission and
approved by City County; it contains 281 acres of water in addition to
nearby shore land. The harbor area is unique in that it contains both
the characteristics of an inland lake and a coastal waterway. While
geographically defined, the harbor area is functionally expandable
and as a result, it does not have a rigid holding capacity. The harbor is
the region’s unique feature, and the harbor point peninsula and the
City of Harbor Springs are the most historic geographic features.
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The following uses are common in the harbor:
1.

Pleasure Boating
a. Motor
b. Sail
c. Party
d. Sport Fishing
e. Fishing
f. Skiing
g. Kayak
h. Paddleboarding

2.
3.
4.
5.

Commercial Boating
Swimming
Scuba diving
Off-water Uses
a. Outdoor games
b. Sunbathing
c. Walking
d. Biking
e. Picnicking
f. Eating & Drinking
Marina
a. Mooring
b. Storage and Maintenance
c. Repair and Sales
d. Boat fuel

6.

Within the City of Harbor Springs there are many different boating
services. There are three marinas in town, including the City marina,
which has seasonal slips, transient slips, and services such as showers,
water, snacks and WiFi capabilities. Walstrom Marina and Irish Boat
Shop provide dockage and storage as well as boat sales and servicing.
The Harbor Plan, adopted by City Council in 2003, guides
improvements made to the harbor. The Harbor Plan is the product of
an effort orchestrated by the Harbor Commission. The Plan analyzes
aspects of the harbor and makes recommendations for improvements.
The objective of the all-embracing document is to preserve the natural
beauty and aesthetic appeal of the Little Traverse Bay.

HEALTH CARE AND SENIOR SERVICES
The primary health care provider in the area is McLaren Northern
Michigan in Petoskey, a subsidiary of McLaren Health Care is a 202bed, regional referral center located in Petoskey, serving residents in 22
counties across northern lower Michigan and the eastern part of the
Upper Peninsula.
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Through its VitalCare Program, McLaren Northern Michigan provides
services to seniors and other patients through private duty nursing,
home health services, adult day services, and hospice care for inhome and at the VitalCare Hiland Cottage in Petoskey.
Perry Farms Village, a continuum of care facility, is located on 30 acres
adjacent to Harbor Springs, and offers independent and assisted living
options in detached single-family homes, studio apartments, and
assisted living apartments. Grounds keeping and maintenance is
included in the price of the home. Services available include health
care, recreational activities, workout facilities, and meal service.
Harbor Area Housing also provides housing for low to moderate
income seniors in its Hillside Apartments.

PUBLIC SAFETY
Harbor Springs has a City police department and is served by a
volunteer fire department. Emmet County sheriff and State Police
provide assistance outside of the city limits. The City Police provide
uniform patrol and marine patrol. Also, they provide dark house
services, which is especially relevant in a seasonal community like
Harbor Springs. The dark house service provides periodic checks of
homes that are left vacant for long periods.
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CHAPTER 6. UTILITIES AND TRANSPORTATION
Public utilities are an important element in a Master Plan. Utility systems
have the potential to aid in growth management by enabling greater
densities in selected locations, while discouraging growth in areas not
served with utilities. Communities can improve quality of life for
residents through reliable delivery of clean water and the safe and
efficient disposal of wastewater. Public water and sanitary sewer offer
the ability to provide effective stewardship over such important natural
features as groundwater and surface water. Finally, a safe and wellbalanced transportation network is essential to the health of the City,
as it links activities and land uses within a community to those of the
broader region.

SEWER SYSTEMS
The City of Harbor Springs has separate sanitary sewer and storm sewer
systems as shown on the Sanitary Sewer District Map on page 36 and
the Storm Sewer District map on page 37. The storm sewer system
collects runoff from rain storms; the sanitary sewer system collects and
treats sewage from homes, businesses and other locations. Harbor
Springs is one of several communities served by a regional sewage
treatment system. Approximately 80% of the developed portion of the
City is served by said facility.

WATER SYSTEM

Public water and
sanitary sewer
offer the ability to
provide effective
stewardship over
groundwater and
surface water.

Harbor Springs obtains its water from the groundwater supply available
to the City. The existing water system is comprised of four production
wells, two 500,000 gallon above ground reservoirs, and water mains
and laterals as depicted on the Water Distribution System Map on
page 41. The system extends beyond the city limits of Harbor Springs,
although some older water mains east of the City have been replaced
as a separate system.
The City has two distinct pressure districts which are located above
and below Bluff Drive. The property in the downtown and along the
lakefront is one district; the range of hills north of the City makes up the
other district. The north pressure district is approximately 160 feet higher
in elevation than the lakefront district. Significant variation in water
demand exists between winter and summer months, due to the
seasonal summer resort population increase described in previous
chapters.
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OTHER UTILITIES
The City owns, operates and maintains its own electrical distribution
utility system. Through the Michigan Public Power Agency the city
owns and or contract for its electric power requirement from a variety
of sources. The system serves the City of Harbor Springs, along with the
community associations of Harbor Point, Roaring Brook and
Wequestonsing. Harbor Springs and surrounding communities are
served by Michigan Consolidated Gas Company, the largest gas utility
in Michigan.

TRANSPORTATION
M-119, a state highway which runs from west to east through the City,
connects Harbor Springs to the broader state of Michigan. This
roadway is the only facility providing the Harbor Springs region with a
linkage between areas outside the vicinity and is the only major trunk
line. M-119 provides a vital local connection between Harbor Springs
and Petoskey. See Street Map page 38.
The gridiron
pattern of streets
is convenient for
pedestrians

The City has nearly 18 miles of streets, occupying approximately 136
acres of land. Harbor Springs is dominated by a gridiron network of
streets. This pattern, comprised of local streets, was developed
because it is relatively simple to construct and is convenient for
pedestrians. However, the abundance of natural features in the City
has modified this network somewhat. This modification avoids the
destruction of those features while providing connections among
neighborhoods and land uses.
The Harbor Petoskey Airport is the nearest airport to the City. While the
Airport does not offer commercial airline service, a considerable
number of pleasure aircraft utilize the facility. The airport has a 4,157foot runway, a modern terminal with full pilot facilities, and conference
room. Aircraft fuel and hangar facilities are available. Other vicinity
airports include the Pellston Regional Airport. The Pellston Airport is
located 20 miles northeast of Harbor Springs and offers limited
scheduled service by commercial airlines.
Harbor Springs has the deepest natural harbor on the Great Lakes,
supplying space for watercraft. The number of vessels entering the
port has consistency increased over the years, and it is expected that
this demand may continue into the future. The Harbor Plan establishes
a policy framework which attempts to respond to this increased
demand.

NON MOTORIZED TRANSPORTATION
The Little Traverse Wheelway bike trail connects the cities of Harbor
Springs, Charlevoix, and Petoskey. The paved trail parallels US-31 and
boasts views of Lake Michigan and Little Traverse Bay. The trail begins in
Charlevoix and passes through Bay Shore and Bay Harbor, and since
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2009 has extended beyond Petoskey to end in Harbor Springs. The trail
is utilized by cyclists, joggers, walkers, and roller- bladers.
The grid like pattern of the downtown is ideal for walking, jogging,
biking, and blading, and seamlessly connects parks, the beaches, and
the downtown of Harbor Springs.

FLOOD ZONES
The Federal Emergency Management Association produces flood
maps depicting the 100-year flood areas. This information impacts
homeowners insurance rates as well as building construction standards.
The predominance of areas within the 100-year flood elevations are
located near the coast.
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HARBOR SPRINGS, MICHIGAN

MAP 3 |STORM SEWER DISTRICTS MAP
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HARBOR SPRINGS, MICHIGAN

MAP 4| WATER DISTRIBUTION SYSTEM
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HARBOR SPRINGS, MICHIGAN

MAP 5 | STREET MAP
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CHAPTER 7. LAND USE DEVELOPMENT PATTERNS
The downtown business district is
compact and walkable. As motorists
enter the downtown from the east or
west, they are greeted with a
panoramic view of the downtown,
the harbor and Harbor Point due to
the City’s sloping terrain. Businesses
downtown include convenience uses
which cater to the daily needs of the
local population, and specialty
boutique shops that attract the resort
population.
While a balanced
mixture of uses exists, a majority of
downtown uses serve summer visitors.
Harbor Springs is comprised of roughly
800 acres of land, or over one square
mile of area. Of this, 68.5%, or 550
acres, are developed.
Lands
Downtown is formed in a compact, walkable fashion.
devoted to residential use comprise
approximately 296 acres of 37% of
the total land area of the City as evidenced by the Existing Land Use
Map located on page 42. Most residential uses are developed into
single-family, walkable neighborhoods and are augmented with a
substantial urban forest; a rolling terrain; proximity to schools, churches,
recreational facilities and downtown; and ample pedestrian
connections to and from the waterfront. Neighborhoods north of the
bluff are predominantly comprised of older, traditional homes on
smaller lots, while neighborhoods south of the bluff are a mixture of lot
sizes and home types.
The City is essentially built out. Much of the vacant land in the City is
generally undesirable for significant development due to a high water
table and soil characteristics. The Existing Zoning Map on page
423shows the zoning designations for all parcels in the City, including
the few remaining vacant lots.
The Downtown Vision Plan presented in August 2012 provided a wide
range of recommendations for City Officials, Planning Commission and
Downtown Development Authority members to consider. Several of
the recommendations indicate the City should explore adjustments to
the Zoning Code and other Codes that regulate the built environment.
These proposed changes should be explored to determine the best
approach to achieve the goals stated in the Downtown Vision Plan
and this Master Plan.
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HARBOR SPRINGS, MICHIGAN

MAP 6| EXISTING LAND USE MAP
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HARBOR SPRINGS, MICHIGAN

MAP 7 EXISTING ZONING

CHAPTER 8. GOALS AND OBJECTIVES
As a result of the City’s efforts to enhance quality of life, a series of
broad goal statements has been crafted. Each broad goal statement
is supported by specific objectives. This Master Plan is founded on the
policies presented in the following statements. The goals are meant to
portray a desired end, or the preferred condition of the City within the
next twenty years or so. They are intentionally general, but are
believed to be attainable through concerted effort. The objective
statements are intended as more detailed milestones in the journey to
achieve the larger goal.
If a goal may be
thought of as a
desired destination,
objectives may be
thought of as critical
milestones along the
way.

The goal statements are the policy foundation of the Plan, as they
define the values the Plan must support and accomplish. Goal
statements should be comprehensible and compelling in order to
inspire action. As such, the most effective goal statements will:


Define a desired end;



Be stated in positive terms;



Be bold, but realistic; and,



Reflect a consensus.

The following declarations express the goals and objectives of this
Master Plan and describe the community that Harbor Springs seeks to
become within the next twenty years or so.

A. NATURAL FEATURES AND AESTHETIC CHARACTER
Goal 1. The City of Harbor Springs will retain its distinctive natural
character defined by its waterfront setting, substantial bluffs and
hillsides, and views of Little Traverse Bay.
Objectives:
a. Create a detailed inventory of key natural elements and sensitive
environmental features in the City.
b. Craft an Environmental Protection Plan that utilizes the data
presented in the natural features inventory; helps establish public
support for regulations through a citizen engagement and
consensus-building process; and provides a framework from which
regulations can be developed.
c. Develop and adopt a tree protection and planting ordinance to
minimize land clearing and to require tree planting within proposed
development.
d. Review existing regulatory structures, including the Zoning Code,
and amend as appropriate, to conserve key features and critical
environmental areas, including dunes, bluffs, hills, natural
topography and significant areas of forestland.
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e. Develop and implement feasible approaches to acquire and/or
protect important natural areas. Such approaches may include
concerted efforts to raise funds from public and private sources,
universities, and conservancies.
Goal 2. Harbor Springs will be a quaint and vibrant community with an
attractive streetscape and amazing views.
Objectives:
a. Analyze zoning regulations in connection to viewsheds in the
community. If appropriate, revise regulations to foster design which
minimizes obstruction of views to and from water and other scenic
amenities.
b. Review and adjust the Zoning Code as appropriate to regulate
architecture, site utilization, landscaping, transparency, and other
aspects of building form so that new buildings integrate well with
existing structures and to ensure the preservation of the City’s “smalltown” character.
c. Review the Zoning Code to consider the recommendations of the
Downtown Vision Plan, including permitting land uses which would
attract more people to the downtown and loosening restrictions on
optimal uses, such as restaurants.
d. Develop and implement a landscape plan for areas in the City
where the overall appearance and character could be improved
or potentially augmented. Areas may include the West Bluff, the Zoll
Street/Jean Jardine Park area, the waterfront, any public lands, and
other segments of the community.

B. HOUSING AND COMMUNITY
Goal 3. New housing development and redevelopment will be
designed in a manner that retains the City’s character.
Objectives:
a. Review existing zoning regulations, and amend if necessary, to
ensure that undeveloped parcels developed residentially will do so
in a manner consistent with existing neighborhoods. Elements to
consider include lot size, lot coverage, architectural design and
building massing, and other features.
b. Adjust the Zoning Code to provide for open space development as
the preferred use by right with conventional subdivisions to be
treated as special land uses, in specified locations in the City.
Specified locations should be areas where significant or iconic
natural features exist.
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Goal 4. Neighborhoods in Harbor Springs will include quality housing
for all residents of the community.
Objectives:
a. Research methods to establish a higher percentage of year-round
residents.
b. Identify impediments to the location of affordable housing and
housing to serve elderly residents and develop mechanisms to
encourage facilities that allow aging residents to remain in the City
in walkable neighborhoods.

C. RECREATION
Goal 5. Local recreation facilities will be conveniently located,
exceptionally maintained, safe, attractive to users, and will continue to
establish Harbor Springs as a leisure destination while also serving yearround residents.
Objectives:
a. Establish a capital program to augment, improve, and expand the
City’s public park and recreation facilities in an equitable manner.
b. Investigate methods to improve Hoyt Park, in terms of maintenance,
the organization of recreational activities, and parking
accommodation.
c. Expand uses of Ottawa Stadium and enhance parking facilities to
safely and efficiently accommodate additional vehicles.
d. Explore the possibility of a multi-use recreation area in place of the
tennis courts that would include multiple recreational offerings and
be barrier-free for all users.
Goal 6. Residents and visitors will enjoy a unique collection of
recreation opportunities.
Objectives:
a. Encourage the acquisition and preservation of public open space
for passive recreation activities and nature interpretation.
b. Revisit City ordinances, and amend as necessary, to allow and
regulate the use of public parks and facilities for various exhibitions
and activities, including arts and crafts shows, musical concerts, and
other conduct that complements the character of the City and that
is non-intrusive on neighboring properties.
c. Develop and implement a plan to incorporate cross country skiing
facilities in suitable locations throughout the City.
d. Create recreation programs that can be jointly sponsored by the
City and residents of the community. Programs may include yoga
classes, art classes, swimming instruction, aerobics or other general
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fitness, and others and should relate to people of all ages and
abilities.
e. Revise the Zoning Code to permit additional recreational and
cultural uses in appropriate locations, including museums, art
galleries, and private recreation establishments.
f. Explore community interest for the best location for a multi-use
recreation facility including tennis, pickle ball, basketball, and
community use area (passive and active).
Goal 7. The City’s plans for recreation facility improvements will be
coordinated with the plans of other public entities.
Objectives:
a. Continue cooperative planning efforts with surrounding Townships
and explore the feasibility and necessity of a joint parks and
recreation plan involving the City, surrounding Townships, and the
Harbor Springs School District.
b. Foster collaboration with the Harbor Springs School District regarding
facility placement and site design of future school and schoolowned facilities.
c. Work with the Harbor Springs School District to encourage
community use of the Harbor Springs High School pool and
auditorium.
d. Encourage the Harbor Springs School District to develop long-range
master plans for use of district-owned facilities and lands, and assist
as appropriate.

D. ECONOMIC DEVELOPMENT
Goal 8.
Downtown Harbor Springs will be a regional shopping
destination, comprised of viable, community-oriented establishments
that foster a quality image and continue the City’s resort and recreation
theme.
Objectives:
a. Review and adjust the Zoning Code as appropriate to regulate
architecture, site utilization, landscaping, transparency, and other
aspects of building form so that new buildings integrate well with
existing structures and to ensure the preservation of the City’s
“small-town” character. (repeated from A2b)
b. Amend the Zoning Code to require and regulate the installation of
pedestrian furniture and other amenities as development and
redevelopment occur.
c. Revise the Zoning Code to permit and regulate outdoor dining
areas in appropriate locations.
d. Amend the Zoning Code and Map to depress the expansion of strip
commercial uses on Lake Street and other locations.
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e. Review and modify the Zoning Code as appropriate to consider
expanding the permitted uses listings in downtown districts, as
described in the Downtown Vision Plan.
f.

Explore the use of a Principal Shopping District in conjunction with
the Downtown Development Authority as a method to collect
revenues, levy special assessments and issue bonds in order to
address the maintenance, security and operation of the Downtown
area.

Goal 9. Harbor Springs will be home to a diverse mix of business and
industries, attractively developed and maintained, providing
meaningful employment opportunities and complementing the charm
of the community.
Objectives:
a. In conjunction with the local Chamber of Commerce and
Downtown Development Authority, develop and implement a
program to promote the City’s amenities and strengths, focusing on
downtown, the harbor, and the waterfront.
b. Contemplate and implement policies that would encourage
innovative office and technology establishments, resort and touristoriented land uses, and recreation-based and natural resourcebased enterprises to locate in the City.
c. Explore the possibility of a parking management program, which
would comprehensively govern parking in the City with particular
attention to downtown. Revised stipulations should allow some
flexibility in parking calculations, including the provision of counting
on-street and shared parking toward requirements; and may also
remove minimum off-street parking requirements for most uses
downtown.
d. Develop and implement standards to regulate environmental
aspects and placement of industrial facilities and to discourage uses
which would pollute the air, water, and other features of Harbor
Springs. Performance standards should be contemplated and
should memorialize explicit restrictions on odor, noise, particulate
matter, and other pollutants.
e. Explore the establishment of a cottage food and craft industry
incubator that would function as a hub for entrepreneurs, as
described in the Downtown Vision Plan.

E. THE WATERFRONT AND HARBOR
Goal 10. Residents and visitors will enjoy a vibrant waterfront area that
is integrated into, and easily accessible from, adjacent districts and
neighborhoods, and which provides users a meaningful opportunity to
connect with Little Traverse Bay.
Objectives:
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a. Analyze zoning regulations in connection to viewsheds in the
community.
If appropriate, revise regulations to preclude
development which obstructs views to water and other scenic
amenities. (repeat from A2a)
b. Explore the practicality of a land acquisition program to ensure that
properties located near the waterfront are open to public use,
including passive and active recreation and water sports.
Implement if feasible.
c. Modify the Zoning Code and evaluate other measures to restrict
expansion of all existing buildings and to prevent construction of
new buildings on the lake side of Bay Street.
d. Relocate the waterfront tennis courts to provide open green space
on the waterfront.
e. Amend the Zoning Code to restrict private, non-residential,
waterfront lands to uses requiring a waterfront location and which
stimulate waterfront activity.
Goal 11. Any harbor development or redevelopment will maintain
open views to and from the water for the public to enjoy and support a
sustainable level of human use.
Objectives:
a. Analyze zoning and other regulations and revise as necessary to
ensure open views from water to land.
b. Review motorized watercraft speed limits and other laws associated
with aquatic activities and modify as necessary to facilitate safety.
c. Revisit City policies, plans and regulations associated with the harbor
and amend to facilitate permanent development proportioned to
the needs of the community and constructed at a moderate pace;
discourage uses requiring significant amounts of onshore motor
vehicle parking; and to ensure that uses are compatible in scale to
the harbor. These amendments may include an annual limit on the
number of permits issued.
d. Establish a program to monitor and provide order to non-riparian
boats; and endeavor to provide additional boat docks in the
harbor, consistent with the Harbor Plan.
e. Restrict development in the open water portion of the harbor to
preserve space for passive aquatic activities.

F. TRANSPORTATION SAFETY AND PEDESTRIAN AMENITIES
Goal 12. A safe, efficient, aesthetically attractive and well-maintained
system of roadways will serve the businesses, tourists and residents of
Harbor Springs, providing effective linkages between and among
dwellings, services, and employment areas.
Objectives:
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a. Review City ordinances and revise, if necessary, to protect clear
vision areas from development, excessive landscaping, or other
obstructions.
b. Analyze the possibility of extending and/or improving roadways to
foster environmentally-sensitive development of lands on the bluff to
Lake Street.
c. Work with local churches and generate agreements for public use
of church parking facilities.
d. Work to ensure that all streets are swept on a consistent basis, to
provide clean, safe streets and to preclude solids from entering into
stormwater facilities.
e. Study delivery patterns to downtown merchants and partner with
the Downtown Development Authority for routing and infrastructure
improvements, as necessary.
f. Develop mechanisms to preserve and improve Judd Hill.
Goal 13. The residents and visitors of Harbor Springs will enjoy a
meaningful and inviting network of trails.
Objectives:
a. Develop a City-wide pathway plan which includes a variety of nonmotorized routes and connections, providing linkages to and
throughout the City’s natural areas.
b. Partner with surrounding Townships, Emmet County, the City of
Petoskey, and other interested entities to establish a regional bicycle
trail plan. An ultimate result of plan implementation should be
marked and paved routes connecting Petoskey to Harbor Springs
and extending north along Shore Drive.
c. Work toward establishing a network of complete streets, which
feature proper sidewalks, bike lanes, and other non-motorized
amenities.

G. PUBLIC FACILITIES AND SERVICES
Goal 14.
Residents of Harbor Springs will experience efficient,
productive, and strategic public services consistent with their desires
and needs.
Objectives:
a. Revise the Zoning Code to permit and regulate support service uses
in appropriate locations. Regulations should contemplate facility
design, performance standards, and separation distance
requirements.
b. Establish a community facility program where public facilities are
opened up and made more readily available for public use to help
foster involvement, and devise a series of volunteer programs that
both benefit the City and efforts to build and strengthen sense of
community and pride.
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c. Expand printed and electronic information exchange to disseminate
consistent and useful information on City and regional land use
issues.
d. Encourage the Downtown Development Authority, the local
Chamber of Commerce, the local business community, and other
interested local or regional bodies to serve in an advisory capacity
to foster local ownership and entrepreneurship.
Goal 15. Utility services in Harbor Springs will provide abundant clean
water, power, fuel, and communication linkages to support a
prosperous community.
Objectives:
a. Begin compiling cost estimates associated with burying utility lines
along the City’s roadways, and establish and implement a program
to place infrastructure underground. Particular emphasis should be
placed on Bay Street, Main Street, East Third Street, and Bluff Drive.
Goal 16. Harbor Springs will assume a leadership role in nurturing
productive and cooperative communication with local and regional
agencies to ensure the highest quality and most efficient system of
service production for the City.
Objectives:
a. Initiate discussions with the Fire Department to explore the possibility
and benefits of a satellite facility to lessen response time to local
emergencies.
b. Establish and maintain a marine safety and rescue service program
to monitor swimming, motorized watercraft, and other water-related
activity.
c. Strengthen communication and ties with surrounding Townships, the
County, and regional entities to enhance cooperation on key local
and regional issues and services.
d. Sponsor discussions and workshops among regional entities, service
providers, and neighboring communities to educate one another
on respective roles and to foster collaboration where appropriate.
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CHAPTER 9. FUTURE LAND USE PLAN
The Harbor Springs Master Plan establishes general patterns of land use
to guide development and redevelopment for the next twenty to
twenty-five years. In addition, this Plan composes an integrated
approach to preserve the City’s historic and quaint character. The
overall intent is to foster the retention of the community’s key assets,
including its natural character, rolling hills and local charm. This Plan
seeks to continue the high quality of life and sense of community the
City of Harbor Springs enjoys. The future land use designations below
support and correspond with those on the Future Land Use map on
page 60.

LOW DENSITY RESIDENTIAL

A primary objective of
this Plan is to retain
the views historically
enjoyed from
upgradient properties

The Low Density Residential future land use designation is intended for
single-family residential neighborhoods, which predominantly serve
families of all types. Any new development should respect the
established pattern of single-family neighborhoods and should be
consistent with existing residential uses. Elements to contemplate in this
connection include lot size, lot coverage and architectural design.
Neighborhoods should be quiet, walkable and free of unrelated motor
vehicle traffic. Residential streets should be scaled for compatibility
between pedestrians and automobiles, and should be lined with street
trees. Except where topographic or other environmental constraints
preclude such connectivity, streets within this
designation should be interconnected.
The
most
common
new
development
opportunity will come in the form of
redevelopment
as
the
bulk
of
the
neighborhoods are developed. The scale, style,
grade and intensity of existing homes need to
be considered when redevelopment occurs.
Protection of the character and charm of the
existing neighborhoods is a primary focus and
goal stated in the Goals and Objectives section
of this Master Plan.

Where iconic natural features or resources are
present, this Plan encourages the use of open
Any new development should respect the established
space development mechanisms to foster the
pattern of single-family neighborhoods, especially with
preservation of those resources.
Steep
regard to architecture.
topographical slopes and sandy soils should be
protected
from
the
encroachment
of
development.
The greatest natural resources within these
neighborhoods are the views of Little Traverse Bay and Lake Michigan,
sensitive sand dunes and woodland areas. The intent of this future land
use designation is to preserve the character of the neighborhoods and
the views for the enjoyment of residents and visitors alike. As any future
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development occurs, a primary
objective of this Plan is to retain the
views
historically
enjoyed
from
upgradient properties.

This photograph illustrates the steep bluff area that should
remain free of development.

Finally, the bluff adjacent to Bluff
Drive falls within this future land use
designation. The bluff’s steep slopes
present a unique set of challenges to
the City and it would not be in the
interest of the general health, safety
and
welfare
to
encourage
development on the bluff. The bluff
contains natural springs that are a
valuable natural resource, and which
may cause any development on the
bluff to be subject to subsidence.
The potential for soil erosion and
damage to downgradient properties
would be increased if the bluff were
altered. This plan intends for the bluff
to be protected from development.

MEDIUM-DENSITY RESIDENTIAL

Any senior housing or
uses other than
single-family within
these areas should
function as transitional
zones

The Medium-Density Residential future land use designation is intended
to provide for residential neighborhoods, with two-family dwellings and
senior citizen housing being permitted in appropriate locations.
Moreover, this land use designation encompasses existing apartment
dwellings and a manufactured housing community. While these two
uses are found to be generally consistent with this designation, new
such uses or expansions of these two uses anywhere within the City are
not anticipated or encouraged.
It is the intent of this Plan to include and welcome senior citizens into
the Harbor Springs community. Senior citizens are often on a fixed
income and need safe and affordable housing which accommodates
unique needs and desires. As indicated earlier, the 2000 Census
revealed that the median age of Harbor Springs residents was
significantly older than the State and the nation. This reflects a need to
plan for senior housing so seniors in the community can “age in place.”
Senior housing should be designed to incorporate wide doorways,
main floor laundry facilities, well-illuminated pedestrian walkways,
exercise facilities, common open space and should avoid areas of
steep topography to reduce the need for stairs.
Any senior housing or uses other than single-family within these areas
should function as transitional zones between low-density single-family
residential uses and nonresidential districts. Building size and form
should be compatible to the size and form of neighboring areas and
adjacent buildings, so as to enhance the available housing options of
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local residents without disrupting the continuity and character of the
existing neighborhood.

COMMERCIAL
The Commercial future land use designation is structured to preserve
the character of the existing downtown. Any new development
should be consistent with existing development in terms of site
utilization, architecture, landscaping, transparency and other elements
of building form so new buildings integrate well with the existing
aesthetic fabric. The overall intent is to preserve the “small-town”
character of the established downtown; new uses and buildings should
create an appealing sense of community and should maintain
downtown Harbor Springs as a regional destination.
Uses in the Commercial area should include specialty
service, boutique retail and small-scale retail. This Plan
supports unique facilities offering new, innovative
products or services with an image consistent with the
small town charm and character of the established
community.
Any new development should be
planned and designed to reflect Harbor Springs’
heritage.

New buildings should be placed to continue the
existing streetscape and building wall, and to
preserve existing views to Little Traverse Bay
enjoyed by upgradient properties.
New buildings should
integrate well with the
existing aesthetic fabric.

In addition, in portions of the Commercial area, it may
be appropriate to encourage a mixture of land uses.
Such mixture may include retail at the street level, while
providing for offices and residential dwellings in upper
stories. This amalgam of land uses may help to
generate a healthy level of activity which is present
year round and encourage more people to live
downtown.
Buildings should be located and designed to provide a
village or traditional town atmosphere and to function
in a manner consistent with a traditional village or small
town. Automobile-oriented buildings and uses are not
encouraged.
While
the
downtown
should
accommodate additional vehicle parking facilities as
any new growth occurs, development should be
oriented toward pedestrians and should feature
pedestrian amenities, such as walkways, seating areas,
street trees and planters.

The majority of new building in this area will come in
the form of remodels or redevelopment of a site.
Attention to detail and scale will be important during
the review process. Care will need to be given to
existing vistas, influence on the streetscape, building
articulation, and building mass to mention a few.
Large bulky buildings characterized with limited
architectural features should be avoided as being out of character
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and scale with the existing downtown area. Facades should include
plentiful and prominent window openings and architecture that
embraces Harbor Springs’ history. New buildings should be placed to
continue the existing streetscape and building wall, and to preserve
existing views to Little Traverse Bay enjoyed by upgradient properties.

OFFICE SERVICE
Uses within the Office Service future land use designation should
primarily be oriented to the motoring public and should include
general retail and Office Service establishments. The Office Service
areas should provide goods and services to Harbor Springs and
neighboring communities.
Offices and innovative, low-impact
technology and research establishments are also encouraged, to
provide employment for the year-round population.
Any new development should be consistent
with adjacent neighborhoods; architecture
should complement and be non-intrusive on
nearby homes. Moreover, buildings should be
designed to reflect the identity of Harbor
Springs as a small, close-knit town. Similar to
the recommendations of the Commercial
designation, the Office Service designation
does not support corporate design language
of franchise and chain establishments. Where
a franchise or non-food chain establishment
wishes to enter into Harbor Springs, the
proposed design of the facility should depart
from
conventional
corporate
design
language.

Lands should be open to public use and the
views to and from Little Traverse Bay should be
preserved.

Parking areas should include landscape
islands and shade trees to soften the
aesthetic.
Building facades should be
constructed with high quality elements such as
stone, brick, wood, and other natural
materials.
Efficient pedestrian circulation
patterns, ground-mounted signage, and
restricted site illumination are contemplated.
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WATERFRONT
The Waterfront future land use designation covers lands adjacent to
Little Traverse Bay, one of the most precious resources available to the
residents and visitors of Harbor Springs. The Waterfront area should be
limited to uses which stimulate waterfront activity, require a waterfront
location and which would complement existing harbor uses. Further,
all lands should be open to public use; private enterprises which restrict
public enjoyment of Little Traverse Bay are not encouraged. The most
predominant land uses should be public open space and marinas.
While there is much charm associated with
marina-like activity, existing facilities should
not be expanded with an industrial
character and should not disrupt the existing
views. Further, this Plan discourages boat
stacking outside of existing structures; rack
storage facilities; high-speed activities; and
cell, closed or permanent structures within
the harbor. Any future development or
improvements in the Waterfront area should
conform to the Harbor Plan.

A primary intent of the Waterfront future land use
designation is to maintain open views to and from Little
Traverse Bay.

In addition, any new development within the
Waterfront designation should seek to
integrate facilities at the water’s edge with
adjacent
neighborhoods
and
the
downtown. This should be accomplished
without harbor facilities expanding into
adjacent
neighborhoods
and
the
downtown; harbor facilities should transition
into contiguous neighborhoods with open
space and should allow the downtown to
become more oriented toward the water.
The design and placement of new buildings
at the water’s edge should be consistent
with existing buildings downtown and the
recommendations of the Harbor Plan.

A primary intent of the Waterfront future land
use designation is to maintain open views to
and from Little Traverse Bay. Allowing new
construction or even the expansion of
existing buildings south of Bay Street would
eliminate the two most prized resources
available to the community – views to the water, and views from the
water to downtown and the fine homes and rolling hills that
characterize Harbor Springs.
Any new development within the
Waterfront area should not block or obstruct views to and from Little
Traverse Bay.
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Finally, development is not encouraged in the open water portion of
the bay consistent with the Harbor Plan, to preserve space for passive
aquatic activities and to maintain open sight lines between the City
and the water.

INDUSTRIAL
The Industrial future land use designation is intended to provide for
environmentally sustainable and context-sensitive development.
Specific uses should be low-impact and may include light
manufacturing, light processing, assembly operation, offices, storage
and warehousing, and high-tech research. Uses should not generate
odor, noise, particulate matter or other pollutants perceptible from
beyond property lines. Industrial facilities should not pollute the air,
groundwater, surface water or other features and resources of the
community.
Architectural design and site development standards should be
implemented to ensure functional, aesthetic and unobtrusive
development in these areas.
Criteria should include signage,
landscaping and buffering, lighting, site utilization, and performance
standards. Extensive buffering measures should be implemented to
preserve Harbor Springs’ attractive and quiet neighborhoods and to
preclude obnoxious activity and unpleasant views from interfering with
residential properties.

ZONING PLAN
Section 33, (2), (d), of the Michigan Planning Enabling Act requires that
Master Plans adopted after September 1, 2008 include a zoning plan to
explain how the future land use categories in the Plan relate to the
zoning districts applicable in the City. The following table relates the
more general future land use categories on Map 8 with the zoning
districts and discusses features and factors to be considered in
reviewing requests to rezone lands in the Township consistent with this
Plan.
In considering a request to rezone property in the City of Harbor
Springs, the City must consider the future land use map and the future
land use descriptive narrative of this Plan. The succeeding table should
be used to evaluate the degree to which the proposed rezoning is, or
may be, consistent with this Plan together with an evaluation of the
specific request. The proposed rezoning decision shall also consider
whether the proposed site may be reasonably used as it is currently
zoned, whether the proposed site is an appropriate location for any
and all of the land uses that might be permitted within the requested
zoning district, whether there may be other locations in the community
that are better suited to accommodate such uses and any potential
detrimental impact on the surrounding property that could result from
the proposed rezoning.
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In all cases, this zoning plan should be applied as a guideline for the
City subject to the appropriate application of the discretionary
authority permitted to the Planning Commission and City Council by
statute, case law and good planning practice. Nothing in this zoning
plan will preclude the Planning Commission and City Council from
considering amendments to this Plan to better serve the public interests
of the community.

Figure 12 Zoning Plan
Evaluation Factors and Features
Future Land
Use Categories

Supporting and
Compatible Zoning
Districts

Additional Potentially
Compatible Zoning
Districts

to Determine Eligibility for
Additional Potentially Compatible
Zoning Districts

R, Residential

PUD, Planned Unit
Development

If development is planned and
designed in a manner to protect the
highest priority natural features, such
as wetlands, slopes and woodlands

Medium Density
Residential

R-2, MHP and RM

PUD, Planned Unit
Development

If development is planned and
designed in a manner to protect the
highest priority natural features, such
as wetlands, slopes and woodlands

Commercial

CBD, B-1, B-2

Office Service

TR, ROS

Waterfront

WF, Waterfront

Industrial

M-1

Low Density
Residential

NA
NA
N/A
NA
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Consistent with Master Plan goals
Consistent with Master Plan goals
Adjacent to the waterfront
Consistent with Master Plan goals
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HARBOR SPRINGS, MICHIGAN

MAP 8 FUTURE LAND USE

CHAPTER 10. IMPLEMENTATION PLAN
The Implementation Plan is the community’s action plan to address the
physical master plan. The implementation of the master plan is an ongoing – ever changing course of improvement. It combines all types of
projects in an attempt to strategically address higher priorities with
limited funds. The plan consolidates repairs and replacement needs,
renovations, new projects, utility improvements, and land issues. An
implementation plan helps to address both the short term goals and
long term visions of the community Master Plan.
In order for the Master Plan to take on an active role in community
planning, it will take the concerted efforts of citizens, elected officials
and local administrative officials to bring this Plan from concept into
reality. Benefits to all groups will be numerous and most visible in terms
of an increased quality of life that can retain and attract new
businesses and jobs, diversify and attract the population base, and
promote greater satisfaction of residents. An increased quality of life
comes from improved public facilities and services, creation of more
distinctive commercial areas, and retention of the scenic character of
the landscape. Many indirect benefits will also occur. These include
improved access to information needed for decision-making and
better cooperation among units of government.
The central ingredients to successful Plan implementation will be:
•

Commitment by the City Planning Commission, the Downtown
Development Authority, the City Council, Harbor Commission,
and other local elected officials. Implementation of the Master
Plan will require the local governments, businesses, and citizens
to prioritize community goals, set short term and long term
visions, and seek out strategies to implement and finance the
desired outcomes.

•

A better educated citizenry and local officials. While many
citizens and officials become attached to one or more tenants
of community planning, they lack the background to
understand how planning decisions are made and
communities are built. Information about sustaining residential
development patterns, the fiscal and land use constraints of
extending public services, scenery and open space
preservation, natural resource protection, and other tools to
sustain the quality of life in Harbor Springs need to reach citizens
and officials or they will not understand why and how local
decision-making must change.



Focus on priorities. The community of Harbor Springs must
determine what the high priority items are that can be
addressed short term.
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One approach to establishing priorities is to use the following
standards:
•

Make a high priority of those actions that are the precursor to
other steps. One example is the strategy to assess alternative
parking locations other than the waterfront, so that the harbor
represents the best and highest use for the most people in the
community. This needs to happen before the waterfront can be
fully activated and provide multi-use recreational and leisure
opportunities for all residents and visitors.

•

Those actions that are assigned to a particular group are a high
priority.

•

A lower priority may be those actions that do not assign a
group or broadly identify the "county," as the responsible party.

•

If an action does not list a responsible party, it remains a lower
priority until a group or agency steps forward.

The following activities should be the key priorities of the Planning
Commission for the next five years:
1.

Review and update as appropriate the City Zoning
Code to be consistent with this Plan. The Downtown
Vision Plan presented in August 2012 provided a wide
range of recommendations for City Officials, the
Planning Commission, and Downtown Development
Authority members to consider. Several of the
recommendations indicate the City should explore
adjustments to the Zoning Code and other codes that
regulate the built environment. These proposed
changes should be explored to determine the best
approach to achieve the goals stated in the Downtown
Vision Plan.

2.

Work with the Emmet County Road Commission, bike
and recreation groups, and other stakeholders to
develop a Complete Streets plan which would identify
key roads and corridors which will accommodate
pedestrian and bike facilities. The plan will be consistent
with the County Parks and Recreation Plan and identify
key community commercial centers, areas of residential
density, and popular bicycle routes to connect these
attractions together. The Plan will include cross-sections
for roadways planned for complete streets amenities
and phasing. Phasing should comport with County
priorities
for
roadway
improvements,
including
reconstruction and repaving, when possible, however,
bike lane and sidewalk enhancement should not be
dependent upon it.
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3.

Educate citizens and local groups in and around the City about the
vision, goals, objectives and strategies of the updated Master Plan and
provide technical assistance in the integration of these elements into
local plans and zoning decisions.

4.

Directly use this Plan in the analysis and review of proposed rezonings,
zoning text amendments, and new or amended master plans
submitted to the Planning Commission for statutory review and
approval. This means recommending approval for actions consistent
with the Plan and denial or modification for actions inconsistent with
this Plan.

5.

Exercise review authority in ways to improve local decisions by guiding
decisions toward integrated and coordinated solutions based on the
core objectives and strategies in this Plan.

6.

Monitor local and county agency decisions and periodically inform
local governments and the County Board of Commissioners on the
status of efforts to improve land use decision making in Harbor Springs.

7.

Provide technical assistance and guidelines on alternative approaches
to deal with identified land use and infrastructure problems.

8.

Join efforts of adjacent communities to modernize planning and
zoning enabling legislation and to authorize new tools to better
manage growth and preserve open space and waterfront resources.

9.

Important vistas in the City should be identified and preserved
whenever possible. When private land is involved an effort to preserve
the vista should be initiated through either voluntary measures by the
landowners, purchase of development rights or conservation
easements, or through smart designs that protect the vista as a part of
the development process. The Planning Commission should pursue
creation of design guidelines as the first educational initiative after the
vistas have been identified.

10.

Public waterfront areas should be given special attention, as they
represent one of the strongest residential and tourist draws to the City
of Harbor Springs.

DIVERSIFYING THE POPULATION
The population of Harbor Springs is aging, and has been in slight
decline since 2000. In addition, being a resort town significantly affects
the population consistency in the off-season. A significant number of
residents are empty-nesters and retirees, and therefore, by focusing on
this age range’s lifestyle needs, Harbor Springs can encourage
community development that promotes vibrant, lively, and healthy
lifestyles for people of all ages.
Issue: The population of Harbor Springs is aging, with most residents
being of middle age or older.
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Asset: The Downtown is comprised of an attractive historic district and
boasts waterfront views. Harbor Springs is conveniently located to area
amenities while still retaining its quaintness and charm.
Actions:
- Focus housing development in the downtown district by encouraging
upscale, amenity-driven housing units marketed towards young
professionals.
- Encourage mixed-use housing development where possible in the
downtown area.
- Support walkability and complete streets by strengthening
connections between existing neighborhoods and the downtown.
- Establish passive parks and open spaces that offer outdoor dining
amenities, restrooms, easily accessed walking paths, and good lighting.
Issue: Harbor Springs would like to diversify the population by being
more attractive to young professionals.
Asset: The Downtown is comprised of an attractive historic district and
boasts waterfront views with excellent recreational opportunities. In
addition, Harbor Springs is located 10 miles from McLaren Northern
Michigan.
Actions:
- Develop a marketing campaign to reach professionals at the
hospital, possibly consider options for living in the City.
- Encourage adaptive reuse of existing historic buildings for
redeveloped housing units marketed towards the creative class and
students.
- Develop live/work studio spaces at affordable rates that optimize
“affordable lakefront living”.
- Encourage walkability and bikeability by increasing biking
infrastructure in the downtown area to include ample bike parking,
bike lanes, sharrows on roads, and covered bike shelters in recreational
areas.

ACTIVATING THE DOWNTOWN
The Downtown Vision Plan, which was adopted in August 2012
recommends that the City explore several options for achieving the
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consensus goals for Harbor Springs. The most pressing goals were to
create a more year round economy, provide a wider range of goods
and services downtown, bring in more entertainment options for
around the clock activity, review the current parking requirements to
make them more visitor friendly, increase residency downtown, and
diversify the range of housing choices.
Issue: The Downtown is not activated in the off-season and during
evening hours.
Asset: The Downtown is comprised of an attractive historic district and
boasts waterfront views.
Actions:
- Refocus Downtown as a four seasons, all hours destination for people
of all ages by establishing a joint marketing association to share the
costs of hosting special events such as farmers markets, art, and
cultural activities in the city center.
- Organize historic downtown walking or bus tours in support of
preserving historical buildings and districts during the off-season.
Heritage tourism plays a major role in reviving dying downtown areas,
notes Michael Burayidi in the November 2010 "Downtown Idea
Exchange" article entitled "A New Four-Point Strategy for Downtown
Renewal."
- Install bike racks to attract cyclists. Show support for pedestrian
friendly initiatives by riding your bike downtown or walking.
- Review the Zoning Code and revise as necessary to encourage the
use of second and third level buildings downtown for housing targeted
toward young professionals.
- Consider DDA efforts to reshape the Downtown area to enhance a
diversified economy responsive to market needs while evaluating the
appropriate urban design elements from the Downtown Vision Plan.
- Explore a Principal Shopping District as a possible funding source for
the DDA targeted to commercial businesses for support to implement
the DDA Plan.
-Pursuant to MCL 125.981(2), the Downtown Development plan of the
Harbor Springs Downtown Development Authority, as the same may be
amended from time to time, is adopted as the Urban Design Plan for
the City of Harbor Springs, and a Principal Shopping District is hereby
designated whose boundaries are the same as the boundaries of the
Downtown District of the Harbor Springs Downtown Development
Authority.
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IMPROVING PUBLIC FACILITIES AND SERVICES
The quality and function of the downtown is often determined by how
well the characteristics of the public facilities function to serve residents
and visitors alike. The master plan provides a desired framework for
ensuring that public facilities and services are continually updated and
improved to maintain current uses and to recognize new opportunities.
ISSUE: - The waterfront on East Bay Street, where State Street ends, is
currently occupied by parking lots and single- use recreational tennis
courts.
Asset: The waterfront is an excellent location for public recreation
development.
Actions:
- Determine the current parking needs and assess whether or not there
are alternative places for public parking.
- Explore potential designs and amenity offerings of a multi-use
recreational area in place of the tennis courts, thinking about
opportunities for all seasons and accessibility for all users.
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Harbor Springs Development Plan
Presented by the Harbor Springs Downtown Development Authority
December 2012

This Development Plan contains the information required by Section 17(2) of Act 197.
Additional information is available from the City Clerk. Act 197 seeks to address
problems of urban decline, strengthen existing areas and encourage new private
developments in the downtown districts of our communities. It seeks to accomplish this
goal by providing communities with the necessary legal, monetary, and organization
tools to revitalize downtown districts either through public initiated project undertakings
or in concert with privately motivated development projects.
Designated Boundaries and Map
The Harbor Springs Downtown Development Authority (DDA) encompasses 32 acres
of land and includes residential, commercial, and mixed use properties. The
designated and legal boundaries of the Central Business District are:
Beginning at a point on the southerly extension of the westerly line of Lot 41 of the J.C.
Glenn’s survey as recorded in Liber A on Page 86 of the Emmet County, Michigan
records 400 feet southerly from the waters edge of Little Traverse Bay; thence along
the westerly line of said Lot 41 and its southerly extension northerly to the southerly
line of Main Street as used; thence easterly along the southerly line of Main Street to
the southerly extension of the westerly line of Lot 1 Block 5 of Isaac Whicher’s Plat as
recorded in Liber 5 of Plats on Page 4; thence along the westerly line of said Lot 1 and
its southerly and northerly extensions to the centerline of Third Street; thence westerly
along the centerline of Third Street to the southerly extension of a line 40 feet east of
and parallel with the westline of Lot 2, Block 4 of said Whicher’s Plat; thence northerly
parallel with the westline of said Lot 2 to a point 78 feet northerly of the northline of
Third Street; thence westerly parallel with the northline of Third Street to the westline of
said Lot 2; thence along the westline of said lot 2 northerly to the northerly line of said
Whicher’s Plat; thence easterly along the northerly line of said Whicher’s Plat to the
centerline of Judd Street; thence southerly along the centerline of Judd Street to the
northline of Bay Street; thence easterly along the northline of Bay Street to the westline
of Lot 8, Block 10 of said Whicher’s Plat; thence southerly along the westline of said
Lot 8 and its southerly extension to a point 400 feet southerly from the waters edge of
Little Traverse Bay; thence westerly along a line 400 southerly from the waters edge of
Little Traverse Bay to the Place of Beginning.
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Existing Improvements to be Demolished, Repaired or Altered; Description of
Repairs and Alterations, and Estimated Time of Completion
The DDA will consider a waterfront improvement plan that may replace some
waterfront parking, tennis courts and the Harbor Master Building with facilities and
improvements to better promote and enhance the use of this pivotal space by the
public and the boating community.
Location, Extent, Character, Estimated Cost of Improvements, Construction
Stages, and Estimated Completion Time
The DDA, as requested by City Council and recommended by the WadeTrim
community visioning strategy, will work with the community to improve the waterfront.
This will be an open, community-engaged process that will have as its premise a focus
on the needs of the entire Harbor Springs community. The DDA’s Design Committee
will lead this effort which is anticipated in the first quarter of 2013. Costs and
completion schedules will be determined by the community.
Portion of the Development Area that the Authority Desires to Sell, Donate,
Exchange, or Lease to or from the City
None.
Proposed Zoning Changes and Changes to Streets, Intersections, Utilities, etc.
None.
Estimated Costs of the Proposed developments and How the DDA proposes to
Finance Them
The DDA plans the following projects:
1. Hire a DDA Director: estimated cost: $50-$75,000 annually. Initially, the DDA will
seek private and grant contributions to fund this position. The director will be
responsible for the development, execution, implementation and documentation of
DDA goals, initiatives and activities. The Director will work and coordinate with the
DDA, city council, city staff, property owners, planning organizations, and other
constituents necessary to carry out the duties of the position.
2. Follow the Four Point Main Street organization model for committees: estimated
cost, $0.
The DDA has already adopted the Main Street model which revolves around four
committees:
Organization - Establishes consensus and cooperation by building partnerships among
the various groups that have a stake in the DDA district.
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Promotion - The goal is to create a positive image that will enhance community pride
and improve consumer and investor confidence in the commercial district.
Design - Getting the central business district into top physical shape and creating a
safe, inviting environment for shoppers, workers, and visitors. It takes advantage of the
visual opportunities inherent in a commercial district by directing attention to all of its
physical elements: public and private buildings, storefronts, signs, public spaces,
parking areas, street furniture, public art, landscaping, merchandising, window
displays, and promotional materials.
Economic Restructuring - Strengthens the community's existing economic assets while
diversifying its economic base. This is accomplished by retaining and expanding
successful businesses to provide a balanced commercial mix, sharpening the
competitiveness and merchandising skills of business owners, and attracting new
businesses that the market can support.
3. Implement a business recruitment and retention program, estimated costs: $2,500 to
develop, $2,500 annually. This effort will be directed by the Economic Restructuring
committee and look at developing information for present and future businesses
including available properties, business opportunities, demographics, city permit and
application process, CBD boundaries, local contacts, and historical information.
4. Implement a business incubator, estimated cost: $10-15,000 annually. A business
incubator is a process within the CBD where entrepreneurs can develop their
businesses in a setting with minimal overhead. The DDA could be a part of this project
or work with other individuals or entities to create the incubator. The incubator will bring
new people into the CBD to work and possibly create new businesses that will employ
even more people as the entrepreneurs leave the incubators to launch their
businesses. The DDA will seek a variety of entrepreneurs for the incubators such as
technical, kitchen, craft, and other.
5. Add information to the DDA page on the city website, estimated cost: $500. The
DDA page of the city site will include recruitment and retention information as well as
easy to gather information such as available spaces and businesses for sale and rent.
6. Implement a wayfinding plan for downtown Harbor Springs, estimated cost: $50,000.
This would include a look at all public signing in the CBD to determine what look is to
be achieved and what information is desired by our visitors and residents need.
7. Waterfront Enhancement: The DDA will consider modifications and changes to the
waterfront. Costs and plans will be determined by the committee and will appear in an
amendment to this plan.
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Timelines
Appropriately, the DDA will secure funding to hire a DDA Executive Director. Other
projects will be developed as funds are available through private contributions and
grants, TIF funding, and assessments.
Estimated timelines:
1. DDA Director: 2nd quarter of 2013
2. Four Main Street points: completed
3. Business recruitment: 1st quarter of 2013
4. Business incubator: 4th quarter of 2013
5. Add DDA information to the city website: 1st quarter of 2013
6. Wayfinding: 2nd quarter of 2014
7. Waterfront, complete the plan by 4th quarter of 2013
These timelines represent target dates only as public input will determine actual
results.
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City Council Meeting Minutes
April 21, 2014
Page 6
#8094 – Motion by James, second by Pfeifer, to authorize the City Manager to approve
the purchase of a new Digger/Pole Truck from Dueco for their bid price of $186,571.
Ayes – 5
Nays – 0
Motion carried.
F. Consideration of the Approval of the Revised Master Plan
City Manager Richards stated that the Planning Commission has reviewed the City’s
Master Plan, which was last revised and approved in 2007. The 2007 Master Plan has
been revised and approved by the Planning Commission. The process was started in
late 2012. City Manager Richards stated that the Planning Commission held a public
hearing on the revised Master Plan. There were no comments received. At the April 17,
2014 Planning Commission, the Planning Commission approved the Revised Master
Plan and referred the Master Plan to City Council for their consideration of approval.
Councilperson Cupps stated that the Planning Commission has been reviewing the
2007 Master Plan and considering revisions for over a year. He recommended that City
Council approve the Revised 2007 Master Plan.
After a brief discussion, the following motion was offered:
#8095 – Motion by Cupps, second by Pfeifer, to approve the 2014 Master Plan, as
presented.
Ayes – 5
Nays – 0
Motion carried.
G. Consideration of the Poll Workers for the May 6, 2014 School Election City Manager
Richards stated that the City Clerk has recommended the approval of the poll workers
for the May 6, 2014 School Election, their compensation and work schedule. The
consensus of City Council was to authorize the City Clerk to appoint the poll workers,
their compensation and schedule for the May 6, 2014 School Election.
H. Consideration to Authorize Converting of Overhead Electric Lines to Underground
City Manager Richards stated that he received a letter from Tom Graham and the
homeowners west of the Harbor Springs High School on East Bluff Drive who wish to
convert the overhead lines to underground. City Manager Richards briefly reviewed the
policy to convert the overhead lines to underground lines. City Council discussed this
issue. It was their consensus to authorize the City Manager to proceed with the
process.
5. City Manager’s Report
A. Waterfront Park Expansion Permits
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