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I. INTRODUCTION 
 
 
This Land Use Plan was designed to provide the residents and leaders of the City of Fennville with an 
understanding of the inter and intra community dynamics impacting the City as well as provide a basis for 
making decisions on a variety of land use issues.  The Plan is based on the 1992 Plan consisting of an 
existing land use analysis and a survey of Fennville residents’ attitudes on land use issues augmented by a 
detailed analysis of the City’s demographics and economy, a 2004 Market Analysis and strategic program 
and a series of goals, objectives and strategies which were formed by the Planning Commission.   
 
This process and study culminated with the formulation of the 2007 City of Fennville Land Use Plan, a 
policy both written and graphic, which is designed to guide the Planning Commission on matters such as 
rezoning requests, capital improvement programming, as well as general development.  The Land Use Plan 
is intended to provide this guidance over a period of the next 5 – 20 years.  It should be regarded as a 
“blueprint for growth”, suggesting ways the City can accommodate new development which will be a long 
term asset to the area.   
 
While based on the best information available and given thoughtful evaluation, Land Use Plans have been 
known to change, frequently for very good reasons.  The Plan therefore should be “tested” periodically, to 
see if it is still “in tune” with the pulse of the City.  Michigan’s Municipal Planning Act requires that Plans 
be reviewed every five years, if changes must be made, they should be done with as much care and 
evaluation as was evident during the process that created the plan presented in this report.   
 
Throughout the course of developing this plan, several maps were prepared for the Planning Commission.  
These maps were used to gain a better understanding of the physical and natural attributes of the City as 
well to identify opportunities and constraints for future growth.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I-1 



                                                                   II- 1 

II BACKGROUND INFORMATION 
 
 
A. Location 
 
 The City of Fennville is located in the west-central portion of Allegan County.  It 
is situated in the southern half of Section 32 of Manlius Township and the northern half 
of Section 5 in Clyde Township.  The City encompasses approximately one square mile 
in area.  The following communities are located the indicated distances from the City: 
 

 Allegan  14 Miles 
    Kalamazoo  36 Miles 
    Saugatuck/Douglas 10 Miles 
    South Haven  20 Miles 
    Holland  12 Miles 
 
B. Transportation and Roads 
 
 The City is located along M-89, a two lane State trunkline.  M-89 runs through 
the center of the City in an east-west direction providing linkages with I-196 
approximately six miles to the west and the City of Allegan to the southeast.  The C & O 
Railroad extends through the eastern half of the City in a north-south orientation and 
provides rail access to the existing industrial canning facility.  I-196, a major interstate, is 
located approximately six miles from the City and provides access to the City of Holland 
to the north, and the cities of South Haven, St. Joseph and Benton Harbor to the south.  I-
196 also provides linkage to I-94, a major interstate between Detroit and Chicago.   
 
 Map 2 illustrates the different road classifications within the City of Fennville.  
These are based on Public Act 51 classifications determined by the Michigan Department 
of Transportation (MDOT).  A state trunkline is a road such as M-89 which provides 
access between cities throughout the State and is deemed necessary for the effective 
transportation of goods and trade.  Major Streets are those city and village streets which 
are of the greatest importance to the municipality.  These streets provide access to the 
Central Business District (CBD) or serve as collectors for traffic from local streets.  Local 
streets are generally not necessary for access to the CBD and are usually found in 
residential areas.   
 
 The City of Fennville has 2.95 miles of major streets and 3.72 miles of minor 
streets (per MDOT – 6/13/90).  Allocations of state funding for road repair is based on 
the number of miles of major streets in a community.  Based on its total number of street-
miles, Fennville has an appropriate number of miles classified as major.  Major streets in 
the City include:  all of Wilson Street and 58th Street, Sherman and Center Streets, Maple 
Street between Walter Street and Landsburg Road, First Street west of Park Street, and 
Mary and Park Streets south of First Street.  All other roads, except M-89 (Main Street), 
are classified as local streets. 
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C. Natural Features 
 
 The City of Fennville is located in a part of the State which is characterized by 
gently rolling hills and abundant forests, orchards, vineyards, agriculture and natural 
wildlife.  The City is located approximately two miles from the Allegan State Game Area 
which provides ample grounds for hunting, fishing, hiking, cross-country skiing, and 
snowmobiling.  The City is also located within one mile of Hutchins Lake. 
 
D. Wetlands 
 
 There are four significant areas of wetlands located within the City limits.  Map 3 
shows the location of these areas in Fennville.  The first significant area is located in the 
northwest quarter of the City and a part of the Moeller farmstead.  This is a low-lying 
area and tends to be very marshy, with occasional standing water.  The second area is 
located along the east and west sides of Maple Street just north of the oxidation ponds.  
This area is marshy with occasional standing water.  The third area of wetlands is located 
on the east side of Wilson Street approximately one-quarter mile south of M-89.  The 
area is characterized by mucky, wet soils and a considerable amount of trees and 
underbrush.  The fourth area is located northeast of Paradise Park.  This area tends to 
become extremely wet in the spring and fall resulting in occasional flooding of the park.   
 
E. Soils 
 
 Map 4 shows the location of soils most suitable for development throughout the 
City.  Soil development suitability is based on different soil types and their propensity to 
flood, drainage ability, frost levels, and load bearing capacity.  As can be seen from the 
map, much of the City is located in areas defined as having “poor” areas.  Instead it is an 
indication that the area may have high water table and that special considerations will be 
needed when constructing basements and foundations.  Soils which are “good” or “fair” 
should be seen as areas more favorable to support development.   
 
F. Topography 
 
 Map 5 is the topographic map of the City showing five foot contour intervals.  As 
one approaches the City from the east, the traveler is soon aware of the mildly rolling 
topography common to the Fennville area.  There are three areas of considerable 
topographic undulation in the City.  The first of these is a large hill along M-89 on the 
eastern edge of the City.  This hill crests approximately 250 feet west of 56th Street and 
goes downhill westerly to the railroad tracks.  The second area is along Landsburg Road.  
The land gently rises as one goes north on Maple Street past Third and becomes steeper 
near Landsburg Road.  The third area is a ridge of hills running in a northwest direction 
from Elizabeth Street to the western city limits.  Most of the residential areas in the City 
are located on fairly flat, low lying land.  The southwest quarter of the City is particularly 
level.   
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III DEMOGRAPHIC ANALYSIS 
 
 
A Land Use Plan represents a community’s vision for the future.  To better prepare for 
the future, one must understand the historical and existing dynamics within the City.  
This portion of the Land Use Plan analyzes current and past demographics and housing 
trends.  It is important to understand not only where the City of Fennville is now with 
regard to housing and population, but also this historical influences behind it.  In addition 
to analyzing these factors for the City of Fennville, the following communities and areas 
have also been included:  Manlius and Clyde Townships, City of Allegan, Allegan 
County, and the State of Michigan.  This additional information has been included to 
serve as a comparison to determine if the City is consistent with State and local trends 
and to identify any local or regional influences on the City. 
 
A. Population 
 
 Table 1 shows the population growth trends for the City of Fennville and the 
surrounding study areas for the years 1960 – 2000.  The City has a history of growing in 
spurts.  The largest percentage increase was 101% between 1960 and 1970.  The City 
experienced its largest increase between 1990 and 2000 when 436 residents were added.  
There were 1,459 residents in the City as recorded in the 2000 Census.   
 
 Of the four townships and two cities in addition to Fennville, all but Manlius had 
rates of growth less than the City’s between 1950 and 2000.  Only Allegan County and 
Manlius Townships had rates of population growth exceeding Fennville’s 42.6 percent 
increase.  The State grew a modest 6.5 percent.   
 
 The City of Fennville can expect to continue steady increases in its population 
due to the number of apartment units currently under construction.  Assuming there are 
no significant negative economic occurrences in the near future (such as the closing of 
the fruit canning plant) the City will most likely grow at an annual rate of approximately 
3.5 percent per year resulting in a population of 1,970 by the year 2020. However, 
population projections are notoriously inaccurate.  In 1998, a series of projections were 
produced for the Allegan County Land Use Plan.  That plan projected an annual growth 
rate of about 1.1 percent for Fennville, which would have resulted in a 2020 population 
of 1,100.  Due largely to apartment construction and larger family size, the City has 
already exceeded that figure. 
 
B. Age Characteristics 
 

The age of a community’s population has a direct impact on the development of a 
master plan. An analysis may discover that a community should plan for new housing as 
more young adults look for housing or it may show a need for services and facilities to 
support growing elderly population.  In order to gain a better understanding of the 
dynamics of the age structure of Fennville’s population, age characteristics have been 
analyzed for the years 1970 through 2000. Table 2 lists the percentage of population aged 
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17 and under, between 18 and 64, and 65 or over for Fennville and the adjacent 
communities for the years 1970 through 2000. 

 
The data presented in Table 2 shows that the current age structure of Fennville is 

no longer similar to that of the county or the state. Nearly 40 percent of the population is 
under the age of 18 and slightly more than 6 percent is over the age of 65. The 2000 
median age in Fennville was 25.7 years.  The data also reveals that the percentage of 
persons under the age of 18 decreased from 39.6 percent in 1970, to 32.5 percent in 1990, 
then rose again to 38 percent in 2000.  This reflected the declining over-all birth rate that 
was experienced in the 1970s and 1980s, and also shows the “echo boom” of the 1990s. 
The percentage of persons in the 18-64 age group increased between 1970 and 2000 but 
the 65 and over group declined significantly.  The decrease is a major exception. All 
other communities in the area increased their 65 and over population as did the nation 
and the state.  The median age for the City has fluctuated during every census. 

 
The national and state trend of aging population over the last three decades is still 

continuing. During the past three decades, the birth rate continued to decline, the median 
age of the population increased, and the average life span for persons became greater due 
to advances in medical technology.  This aging of population at every level is expected to 
continue well into the 21st Century. 

 
It will be important for the City and every community to plan for the needs of this 

aging population through housing, medical care, transportation, business and other 
services. This Land Use Plan provides specific consideration to these changing conditions 
in the general population. 
 
C. Households 
 

Table 3 lists for the City of Fennville and the comparison communities, the total  
number of households and the average number of persons per household for 1970, 1980, 
1990 and 2000. A “household” is defined as any group of people living together in a 
single dwelling unit. This could include a family, a single person, or a group of unrelated 
individuals sharing a house or an apartment. 
 
 National, state and local trends have all moved toward an increase in the total 
number of households along with a decrease in the average number of persons per 
household. The main reasons for this decrease include: a decrease in the birth rate, people 
waiting longer to get married, an increase in the rate of divorce, and an increase in 
average life span resulting in more elderly people living alone. 
 
 An examination of Table 3 shows that all of the surrounding communities have 
followed the trend described above since 1970. As of 2000, Fennville has the largest 
average household size, 3.09 people per household; the City of Allegan had the lowest, 
2.46 persons per household. The average Fennville household size had decreased from 
3.51 persons in 1970 to the current level, showing that Fennville’s household trends are 
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similar to that of the region and the State in general, but the household size in Fennville is 
decreasing at a slower rate than the general trend. 
 
 The overall trend is toward a decrease in the average household is expected to 
continue well into the 21st Century and will most likely level off between 2.0 and 2.5 
persons per household. This trend has a bearing on future land use planning decisions. 
Since future households are likely to be relatively small in their number of inhabitants, 
less square footage per dwelling ought to be needed, although, that has not been the 
recent trend in new single-family dwelling size. However, current fuel prices may force 
housing size down and create a demand for more compact development patterns. As a 
result, less land per unit may be required. This plan recognizes this trend by allowing 
land to be planned for higher density residential development in appropriate areas. 
 
D. Housing 
 

Table 4 lists the total number of housing units in the City of Fennville and the  
comparison communities for the years 1980, 1990 and 2000. There were 527 housing 
units in the City as of 2000. It is important to note the difference between a “housing 
unit” and a “household”. A “housing unit” refers to an actual dwelling in the City. For 
example, a duplex would be counted as two (2) dwelling units, while a single family 
house is considered to be one (1) unit. Therefore it is very likely that in any given 
municipality, the number of housing units will outnumber the number of households. 
This is true for the City of Fennville. In 2000 there were 527 housing units but only 484 
households. The discrepancy between the number of housing units and households can be 
attributed to housing units that are either for rent or for sale, abandoned, or for seasonal 
or recreational use and those housing units that actually have households in them. 
 
   TOTAL NUMBER OF HOUSING UNITS 
     1980-2000 
TABLE 4 
 

      1980     1990 1980 to 1990    2000 1990 to 2000 

Total # of 
Housing 
Units 

Total # of 
Housing 
Units 

 
Increase  
     # 

 
Increase 
     % 

Total # of 
Housing 
Units 

 
Increase 
     # 

 
Increase 
     % 

CITY OF 
FENNVILLE 

  
          357 

 
          388 

 
        31 

 
    8.7 

 
          527 

 
       139 

 
   35.8 

        
City of Allegan        1,713        1,853       140     8.2        1,947          94      5.0 
Manlius Township           506           630       124   24.5           948        318    50.5 
Clyde Township           750           769         19     2.5           840          71      9.2 
Allegan County      28,960      36,935    7,975   27.5      43,292     6,351    17.2 
Michigan 3,448,335 3,847,926 399,591   11.6 4,234,279 386,353    10.0 

Source: U.S. Census  1980, 1990, 2000 
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 The City of Fennville increase its housing stock by 139 housing units between 
1990 and 2000, representing a 35.8% increase overall. When the City is viewed along 
side other comparison communities, its rate of growth is above average. Overall, only 
Manlius Township experienced a larger percentage increase in housing stock over the 
same period. Housing estimates for the year 2020 are based upon expected population 
levels and household sizes. Based on an estimated population of 1,500 in the year2020, 
approximately 500 housing units would be needed in the City at that time. 
 
 Table 5 lists the percentage of housing stock owned and rented in Fennville. The 
City has a fairly typical percentage of housing stock which is renter occupied compared 
to other areas of the State. It can be expected that owner occupied units may decline as a 
percentage of the total housing stock if more rental units are added to the supply of 
housing as is currently occurring. 
 
 PERCENTAGE OF HOUSING STOCK OWNED & RENTED 
      1980-2000 
TABLE 5 

              1980             1990              2000 

% owner % renter % owner % renter % owner % renter 

CITY OF FENNVILLE     72.0     28.0     65.0     35.0     72.9     27.1 
       
City of Allegan     69.2     30.8     61.8     38.2     66.2     33.8 
Manlius Township     77.1     22.9     85.9     14.1     92.8       7.2 
Clyde Township     68.4     31.6     69.9     30.1     88.6     11.4 
Allegan County     77.7     22.3     70.1     29.9     82.9     17.1 
Michigan     65.6     34.4     63.9     36.1     74.7     25.3 
       

Sources: U.S. Census, 1980, 1990, 2000, except 1980 data for City of Fennville estimated by Wilkins & Wheaton, 1992. 
 
 
 Table 6 indicates that the City of Fennville is no longer a predominantly single-
family home community.  In 1990, the City had slightly over 61 percent of its housing 
stock comprised of single-family homes, but by 2000 the proportion had fallen to just 
50.1 percent.  This is the lowest percentage in all of the comparison areas and is well 
below the average for the County and the State.  This low percentage of single-family 
homes can be attributed to the limited total number of structures in the City combined 
with the number of duplexes, rental units and mobile homes. The main factor in the 2000 
decline was the expansion of the Orchard Hills Mobile Home Park. This trend will 
continue with the construction of the Lexington Square Apartments.  The Planning 
Commission wishes to see the single-family home be the dominant housing type in the 
City. To this end most of the vacant land in the western half of the City has been planned 
for low density residential development. 
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TYPE OF STRUCTURE AS A PERCENTAGE OF TOTAL HOUSING STOCK 
   1990 – 2000 

TABLE 6 
        1 unit 

(single-family) 
    2-4 units     5+ units Mobile Homes, 

others 
 1990 2000 1990 2000 1990 2000 1990 2000 
FENNVILLE 61.6% 50.1% 12.9% 13.7% 14.2%  9.3% 11.3% 26.8% 
         
City of Allegan 71.9 71.5 12.1   9.3 14.8 17.7   2.0   1.3 
Manlius Twp. 77.8 85.8   0.6   0.0   0.0   0.0 21.6 14.2 
Clyde Twp. 70.6 75.2   1.4   0.8   0.0   0.0 28.0 23.9 
Allegan County 73.9 76.0   4.6   4.6   5.2   5.0 16.4 14.4 
Michigan 72.9 74.5   7.0   6.3 12.7 12.5   7.5   6.7 
Source: U.S. Census of Housing 1990 and 2000 
 
 Table 7 lists the median owner-specified home values and median contract rents 
for 1980, 1990 and 2000. This table shows that the City of Fennville has the lowest 
median home value of all the comparison areas ($88,000 in 2000) and is well below the 
State median value. It is hoped that the promotion of single-family units will raise the 
median values throughout the City, however, this is directly dependent upon supply and 
demand in the market. The median rent is comparable to the surrounding areas. 
 
 An implication of the low median home value and modest rent range is that 
housing in Fennville is relatively affordable as compared to surrounding areas. The 
provision of areas in the plan for multi-family and median density residential 
developments is an attempt to provide for growth in the housing stock while at the same 
time allowing for affordable units to be an option. 
 

MEDIAN HOME VALUE, MEDIAN CONTRACT RENT  
& RENTAL VACANCY RATE 

1980 – 2000 
TABLE 7 

             1980             1990             2000 
Median 
Home  
Value 
    $ 

Median 
Contract 
Rent 
    $ 

Median 
Vacancy 
Rate 
     

Median 
Home 
Value 
    $ 

Median 
Contract 
Rent 
    $ 

Median 
Vacancy 
Rate 
     

Median 
Home 
Value 
    $ 

Median 
Contract 
Rent 
    $ 

Median 
Vacancy 
Rate 
 

FENNVILLE 27,100     163    N/A 44,000    266   5.7%  88,000    463  20.6% 
          
City of Allegan 30,400     160   5.3% 41,400    281   8.1%  87,700    470    7.5% 
Manlius Twp. 38,200     162   3.7% 63,600    314   6.3% 140,200    513   4.4% 
Clyde Twp. 31,500     137   9.7% 47,100    260 12.0%   92,800    504 15.7% 
Allegan County 36,900     167   5.4% 59,300    305   9.9% 115,500    515   7.7% 
Michigan 39,000     196   7.3% 60,600    343   7.2% 115,600    546   6.8% 
          

Source: U.S. Census 1980, 1990, 2000.   NOTE: Rental vacancy rate data for City of Fennville was not available from 1980 Census 
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IV. ECONOMY 
 
The economic conditions of a region have a direct impact on the land use policies of a 
community.  Therefore it is necessary to examine the economic situation of the region 
around the City of Fennville to determine what impact can be expected on the future land 
use needs in the City.  Most economic activities affecting the City of Fennville occur 
within Allegan and Ottawa counties.  Because of this, an examination of the economic 
conditions in these counties has been done.  
 
A. Employment Trends 
 
Table 8 lists the total number of employees for the major types of employer groups in the 
counties for the years 2000 and 2005.  Recent years have seen the national, state, and 
local economies move away from a dominance by the manufacturing sector and a shift 
towards the service industries. The data in Table 8 supports this fact.  Although 
manufacturing continues to employ the largest number of people, the actual number and 
the percentage of the labor force in manufacturing/production, continues to decline.  The 
largest increase in numbers employed has come in management, professional and related 
occupations followed closely by sales and office. These types of professions are not 
concentrated in any particular industry.  It should be noted that the retail trade industry is 
seeing an increase in employment in the area. 
 
The Chesapeake Group report presented state wide data demonstrating a link between 
tourism spending and tourism related employment. The report notes that when the state’s 
economy in general took a hit in 2000, employment in tourism was hit harder.  They also 
reported that employment associated with tourism has not expanded at the rate that other 
industries expanded through the beginning of 2004 and the opinion was that this trend 
would continue. 
 
B. Economic Sector Trends 
 
The City of Fennville’s economy is supported by various retail stores, restaurants and 
taverns, gas stations, a grocery store, and other commercial establishments as well as 
limited light industry. The largest employer in the City remains the fruit canning facility. 
The plant cans local fruits and vegetables such as asparagus, cherries, apples, carrots, and 
various pie fillings. During the peak of canning season the plant employs between 75 and 
100 persons. 
 
The overall picture for manufacturing is no longer promising, this sector might still 
provide a viable option for new jobs in the City but at a smaller scale and lower wages.  
There is currently vacant land and adequate municipal sewer and water capacity to 
accommodate new industries.  This plan recognizes that the City is overly dependent 
upon the one major industry currently in town.  To diversify the employment base the 
plan provides for suitable areas in the southeastern portion of the City for possible 
industrial expansion, attraction or start-up.   
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C. Fennville’s Commercial Sector 
 
Areas surrounding the existing commercial center of town have been planned for 
“Transitional” that will allow buildings that are now single family homes to be used for 
future service or retail business. The City hopes to promote expansion of the retail and 
services sectors in order to diversify its employment base.  To this end the City has 
pursued a “master CBD redevelopment plan” through the MSU-STDI (Small Town 
Design Initiative), and has been exploring “Main Street” designation through the “Cool 
Cities” program.   (modified from the 1993 Land Use Plan) 
 
In 2004, a “Market Analysis & Strategic Program for Downtown Fennville” was 
produced by The Chesapeake Group, Inc. under contract to the Downtown Development 
Authority and the City of Fennville.  From that market analysis, the authors concluded: 
 

♦ There is a strong senior market 
♦ Market penetration for those living in and around Fennville is low and can be 

increased. 
♦ Consumers desire an enhanced supermarket and expanded medical and 

professional services. 
 
D. Community Commercial Development Factors 
 
In any successful retail business district there are a number of critical factors that provide 
for success and allow success to continue.  The primary factor has become known as the 
“McDonalds/Burger King Syndrome”.  This economic ‘law’ states that “a McDonalds by 
itself will never make as much money as a McDonalds with a Burger King next door”.  
Retail activity is especially sensitive to the accumulation of a critical mass of retail 
business in close proximity or within ‘one-stop-shopping’ distance.  This was recognized 
when malls were first developed and this recognition continues and is more intensely 
focused upon the automobile by the ‘strip-mall’ concept.  It has recently been discovered 
(or re-discovered) that the old village downtown is often readily convertible to the strip-
mall concept and that the old downtowns have important additional advantages (e.g. 
second-story housing/office space, walking-distance clientele, and employee housing). 
 
A critical factor in the success of any economic center is ‘rent’.  A theory has been 
proposed which states that “in any successful economic center property values rise 
beyond a viable economic return on investment”.  This means that, as business succeeds, 
and as the property owners sell, the rent required to pay-off the owner’s investment 
inevitably rises beyond what the business owner can expect to earn on a monthly basis.  
The result is that the less lucrative businesses fail or are driven out, a certain sameness 
develops within the ‘goods & services’ available in the business district and, ultimately, 
the property owner can make more money on the property as a vacant tax write-off than 
as a going business. 
 
Business communities (consciously or not) will often complain that more commercial 
property is needed for new businesses.  The increase in commercial space will (in 
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theory), for a time, increase competition for space and thus lower property values in the 
older part of the business district.  However, if too much space is created and/or if the 
new space is either not connected to the business district or stretches the business district 
too far, then the economic mass will be lost or diminished. Failure to attain critical 
economic mass means that no business will be as successful as it could have been, the old 
business center will lose mass and everyone loses. 
 
The primary questions for planning commissioners are “How much commercial zoning 
do we need?” and, “How much commercial zoning is too much?”  “Planning and zoning 
for too much commercial development has the following consequences: 
 

1. Strip, sprawl development, linear forms 
2. Vacancies 
3. Undervalued commercial properties 
4. Less attractive commercial development 
5. Unprofitable businesses 
6. Loss of commercial tax base because of declining property values”: 
 

“Planning and zoning for too little commercial development has the following 
consequences: 

1. Not enough opportunity for small business 
2. High rents 
3. Unmet market demand 
4. Market leakage 
5. Shopping preferences begin to change 
6. Residents will have to drive farther for shopping 
7. Loss of commercial tax base because of lost opportunities” 

(A. Connolly, City of Howell, Michigan Society of Planning 2003) 
 
The amount of commercial area(s) must be based upon a market study specifically 
tailored to the community. The following are very general “ball-park” guidelines 
developed by McKenna Associates, Inc.: 
 
 Supportable commercial space x 4.0 = suburban shopping center area 
 Supportable commercial space x 1.0-2.0 = village commercial area 
 Supportable commercial space x 0.5-1.0 = downtown commercial area 
 
This formula uses the land area needed to support parking, sanitary facilties and 
stormwater times the building area.  The result defines the type of commercial center. 
 
The key point that is critical to understand is “Don’t over-zone”. Allow the market to 
drive commercial development.  In some instances it may be necessary to ‘down-zone’ in 
order to protect the value of the critical commercial areas like the Central Business 
District.  It is highly recommended that for rezonings and special uses or even 
developments larger than a certain threshold size, that a community impact statement be 
required of the applicant.  Such an impact statement must include: 
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 -A market study 
 -An environmental impact study 
 -A traffic and parking study 
 (J. Jackson, McKenna Assoc. Inc., Michigan Society of Planning 2003) 
 
Of secondary importance, but no less critical, is the question “What is the mix of business 
types that will be most successful?”  Another way to look at this question is to discover 
which businesses create ‘holes’ in the business district.  Certain types of businesses have 
destination only characteristics. In other words, clients typically seek out that business 
alone and do not combine stops with other businesses or comparison shop in adjacent 
stores.  Typically these types of businesses are professional offices such as financial, 
insurance and real estate. Add to these, doctor/dental/veterinary offices and clinics, 
architects, surveyors, engineers, short-term staffing services, and you have a description 
of an office district that could be located adjacent to a commercial district. Or, these types 
of uses could be allowed on 2nd or 3rd floors, or back alleys/side streets off of the main 
retail pathways. 
 
Some commercial areas have specific characteristics.  Many older downtowns are 
specifically focused upon restaurants (of various types), theaters (live and film) and art 
galleries.  Many highways intersections focus on gas stations, fast food, auto repair, auto 
parts, motels and similar travel related businesses.  At highway interchanges there can 
develop an either/or situation: either truck-stop type uses, or, campground/tourism type 
uses.  Other areas focus on hardware, building supplies, lumber, plumbing, heating, air 
conditioning.  The more tight-knit the specific commercial district is, the more likely that 
all of the adjacent businesses will support each other.  The specialization of commercial 
uses by related types has the added advantage of reducing travel time for clients which 
makes the district that much more attractive to the public. In other words, a specialized 
commercial district creates enough critical economic mass that even a business that 
would normally be marginally profitable, or a poorly managed business can succeed. 
 
Once a business district has become successful, then the planning commission’s job 
becomes much harder.  At some point ‘rent’ will rise beyond what can reasonably be 
expected for profits.  This point can be hidden by many factors, but poor business 
management is the primary problem. The only clue that the planning commission may 
have is when the ‘products’ (these can be services) develop a certain sameness.  For 
example, more and more merchants selling the same type of T-shirt for very similar 
prices (and ‘high’ prices at that).  The situation will not become obvious until the 
business vacancy/turn-over rate starts to rise and many locations sit empty as tax write-
offs for several years.   
 
The solutions are not easy. Depending upon the size of the business district in 
comparison to the market area (as well as competing market areas), it may be possible to 
enlarge the business district by rezoning adjacent properties.  ‘Leap-frog’ rezoning does 
not help the situation, but immediately adjacent properties simply may not be available 
(or may be over-priced).  Again, depending upon the size of the community, in a larger 
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community, it may be possible to create a competing business district at some distance 
from the over-priced district.  The encouragement of a competing business district will be 
strenuously opposed by property owners in the existing business district. This is why 
economic impact studies are recommended before property is rezoned to commercial. 
 
E. Downtown Development Factors 
 
Studies of 16 downtowns in Michigan conducted by Norm Tyler, Ph.D., Eastern 
Michigan University between 1986 and 1992, pointed out a number of factors critical to 
downtowns.  Tyler found that parking is not the critical factor that it is commonly thought 
to be, in fact “Parking can be too convenient”.  Easily accessible parking allowing 
customers to “pop in quickly and leave” actually drains the vitality out of a downtown.  
 
On the other hand, one factor that does promote a healthy downtown is a retail mix that 
promotes “browsing shopping”.  These are the types of businesses that make people want 
to walk along the sidewalk looking in windows.  Such businesses include: gift shops, 
candy and ice cream stores, jewelers, florists, bookstores, and home-furnishings shops.  
These are specialty shops that are attractive enough to lure sidewalk traffic and do not 
compete head-to-head with the discount stores on large lots at the city periphery. 
 
Tyler points out that “browsing shopping” is not the same as tourist businesses like hotels 
and restaurants. It is also important to note that downtown offices do not necessarily 
promote downtown vitality. While empty storefronts are a critical issue, simply filling 
them with any kind of business is counter-productive.  The proper retail mix is the more 
important factor.  
 
The Eastern Michigan University studies found that the primary factor in determining 
downtown commercial health is ‘Attitude’ of the business people.  Enthusiasm for the 
business, civic activism and cheer-leading for such programs as uncovering historic 
facades, installing street improvements, planning events, and recruiting key new 
businesses do more to boost the downtown economy than any other factor. This 
conclusion was also reached by local business columnist Don Rice, in a series of articles 
published in the Kalamazoo Gazette during 2002. 
 
F. Michigan’s “Cool Cities” Initiative. 
 
As a follow-up to a 2002 study “Small Town Success Strategies”, Michigan State 
University funded a research project covering over 100 communities in seven states to 
document successful economic development strategies in small towns. The project 
focused on “walkable” communities that are vibrant, economic and cultural centers set in 
rural economies with local government policies that support the existing core community.  
The project identified success themes common to all the communities studied.  These 
included:  
 

1) Strong engagement between citizens, community organizations and 
government (meaning that “power within the community is deliberately 
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shared…citizens are engaged in setting community agendas and future 
vision”);   

2) A realistic appraisal of future land use opportunities (including deliberate 
efforts at neighboring jurisdictional coordination);  

3) A willingness to adapt zoning regulations for new opportunities;  
4) Active pursuit of cultural economic development opportunities (taking care 

that the cultural efforts are not overly contrived);   
5) Have the cultural efforts reach out to community youth;  
6) Deliberately engage youth in the decision making process;  
7) Work to create economic and career choices that retain youth and attract 

families;  
8) Dedicate the effort to preserve the community’s heritage;  
9) Recognize the importance of natural amenities and focus on capitalizing on 

these features for the enjoyment of the citizenry;  
10) Investment by a local entrepreneur or philanthropist;  
11) The community itself will often take on the entrepreneurial risk;  
12) Be willing to seek outside help but retain the conviction that you have to do it 

yourself if you want it done right. 
(Michigan State University Cooperative Extension, 2002 Small Town 
Success Strategies) 
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   IX PLAN IMPLEMENTATION 
 
 The purpose of the City of Fennville Land Use Plan is to establish a coordinated 
approach to land use and development to promote the general health, safety, convenience, 
welfare, economy and efficiency of the community.  The primary function of the Land 
Use Plan is to guide changes to the Zoning Map. The plan will only be successful if it is 
continually used in the decision making process of the City.  The Land Use Plan provides 
for an orderly and rational growth process while seeking to preserve the sense of place 
and quality of life within the city. 
 
A. Zoning 
 

The primary means for implementing the Land Use Plan is through the Zoning 
Ordinance. The Zoning Ordinance regulates the use of land within the City and 
also establishes building regulations within the various districts. The Zoning 
Ordinance may include regulations to implement such policies as wetland 
protection, floodplain management, groundwater protection, housing conditions, 
highway access control, and building aesthetics.  A site plan review process helps 
to ensure the quality of development. 
 
The Site Plan Review element of the Zoning Ordinance can be augmented by 
stormwater management requirements, regulations to prevent lighting system 
nuisance and light pollution, and other forms of Low Impact Development (LID) 
guidelines or regulations. 
 

B. Land Use Design 
 

As the City develops and as people move in, to live, start businesses and recreate, 
there will continue to be conflicts between development and quality of life issues. 
The intent of the Land Use Plan is to allow development to occur, provided the 
growth does not destroy the general character and quality of life that encouraged 
people to move to the City in the first place. 
 
To this end, the City may wish to include aesthetic design components in the 
Zoning Ordinance. This can be done in general or be limited to a historic district 
or a central business district. Presently design review in the City of Fennville is 
limited to the City Center Overlay District. 

 
C. Parking Requirement Review 
 

Over time vehicle use and parking patterns have changed.  The initial studies for 
minimum parking requirements were based upon research dating back to the 
1950’s. Recent studies in Low Impact Design have indicated that parking 
requirements ought to be revised.  The City’s Strategic Plan also recommended 
that parking requirements be reduced. Within the next two years the City should 
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undertake a downtown parking study, discuss the results with the business 
community, and recommend appropriate changes to the zoning ordinance text. 

 
D. Parks & Recreation Plan 
 

The City Clerk, with the Parks and Recreation Committee, has updated of the 
City’s Parks and Recreation Plan.  This is a major requirement for keeping the 
City eligible for state and federal grants to support, expand, and maintain the 
City’s parks and playgrounds. The Parks and Recreation Plan must be updated 
every three years and together with the Land Use Plan, form major components of 
a Master Plan for the City of Fennville. 

 
E. Strategic Plan 
 

The 2004, Market Analysis & Strategic Program for Downtown Fennville, is 
another element of a Master Plan for the City. This document must be kept up to 
date (as far as possible) by the Downtown Development Authority. 

 
F. Capital Improvements 
 

The final element of a Master Plan for the City would be a formal Capital 
Improvements plan.  The City Commission adopts a capital improvements 
program on an annual basis. A Capital Improvements Plan would require the 
Planning Commission to join in the process by adding a long-range element based 
upon the Land Use Plan, to guide major capital improvements project such as 
sewer and water extensions. 

 
G. Inter-community Master Planning 
 

The Michigan Planning Act allows for intergovernmental cooperation by 
providing for a joint master plan.  For Fennville, such a plan would naturally 
involve the townships of Clyde and Manlius. Such a project would need to begin 
with discussions between the City Commission and the two township’s boards. 
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V. COMMUNITY QUESTIONNAIRES 
 
A. 1992 Survey: When preparing the 1992 Land Use Plan, in order to give local 
residents a chance to state their opinion on various land use issues, the Planning 
Commission prepared a questionnaire containing 24 questions relating to land use 
planning, development and other Fennville issues.  The questionnaire was mailed in 1991 
and produced a 27% rate of return (152 out 556 mailed). The following land use planning 
conclusions were reached from that survey: 

1. Recreational: Most residents (52%) felt that there are not adequate 
recreational facilities available to city residents. One of the most common 
suggestions for improvements included the need for some type of community 
activity center where residents of all ages could have recreational activities. 
More activities for area teens was another common suggestion. Many 
residents expressed a need for some type of recreational area in the southern 
half of the city. 

2. Housing: Results of the survey indicated that residents wanted to see the City 
remain a predominantly single-family housing community. There was very 
little support for any new multi-family housing or mobile homes. Over half of 
the respondents (56%) felt that there was a need for more elderly housing in 
the City. 

3. Commercial: The majority of respondents felt that their commercial shopping 
needs were not being met within the City. Most residents (65%) wanted to see 
additional areas of commercial development made available. Many residents 
also expressed a need for more professional services such as doctors, dentists, 
lawyers, accountants, etc. 

4. Industrial: Nearly 70% of the respondents felt that the City should try to 
attract more industrial firms and that the City should try to develop an 
industrial park. The results of the 1992 survey indicated that residents would 
likely support further industrial expansion as a means to diversify and expand 
employment and tax base. 

5. Miscellaneous: When asked if they would like the City to grow rapidly, grow 
slowly, or not grow at all, residents (74%) picked “grow slowly”. 

Wilkins & Wheaton, 1992 Land Use Plan 
 
B. 2001 Survey: In developing the 2001-2006 Recreation Plan the City held public 
meetings on March 26, 2001 and June 1, 2001, specifically for consideration of the 
recreation plan.  Public feedback and discussion centered around development of a 
skateboard park, the status of current recreation facilities and needed improvements to the 
softball fields. 
      2001 City of Fennville Recreation Plan 
 
C. 2004 “Stakeholder” Interviews:  During the development of  the “Market 
Analysis & Strategic Program for Downtown Fennville”, the Chesapeake Group 
conducted a series of interviews with “stakeholders” and “critical actors” within the city.   
 

1. The Interview Synopsis resulting from that study found the following points: 
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♦ There is tremendous optimism about the future of downtown Fennville. The 

hope is that there will be more small unique businesses than there are at 
present and that the area will cater to visitors; both from Saugatuck, Douglas, 
etc. and local residents. 

♦ The Fennville area continues to be rural in character, although it is growing. 
The nature of agriculture in the area has changed over the years. Former fruit 
farms have been replaced by other agricultural production. 

♦ While growth in the residential population in the area is anticipated; to a large 
extent, traditional suburban growth (quarter, third and larger acre lots) are not 
anticipated. New development is expected at more rural densities, such as one 
unit per five acres. 

♦ Changes in surrounding area populations are reported to be occurring. 
Existing units are being bought as second homes and retirement homes. 

♦ Much concern was expressed for the condition of the school system. MEAP 
test performances in the past have not been strong. However, it was the 
consensus that since the hiring of the new superintendent, conditions have 
improved and we now meet state criteria. New facilities are being put in place 
to increase the area’s attractiveness to traditional families. 

♦ Within certain blocks of downtown, parking was perceived as being an issue. 
This is particularly true in the block containing the hardware, food store, 
pharmacy and medical facilities. Some perceived that the solution would be to 
move employee parking from that area to another location, freeing up interior 
block parking for patrons. 

♦ The area has in general suffered over the past few years, with only a few 
businesses reportedly seeing growth in sales or revenues. The trend was 
deemed to be reflective of Michigan’s economic problems and loss of 
employment opportunities or jobs in the nearby Holland-Zeeland area. This 
area is identified as being where many have worked in the recent past and do 
work at present. 

♦ Concern was expressed for the current conditions of some downtown 
structures, while others were felt to be extremely well maintained. 

♦ There are significant signs of reinvestment in downtown, including 
construction of a new and expanded Hispanic supermarket and Mexican 
restaurant, opening of new businesses, renovation of a few structures, and 
additional planned expansion of one business.  Yet, all but one of those 
changes would not have likely occurred without “subsidies”, either by the 
City/DDA or private benefactors. The subsidies are largely in terms of rent 
“forgiveness” or rent levels that are too low to generate returns to the property 
owners (City and private). In one case, the City is directly participating in the 
investment process. In other cases, where no subsidy is involved, there are 
likely to be code violations that could impact viability. 
(Note: It should not be assumed that these policies associated with rent 
“forgiveness” or “subsidies” are not good. They seek long-term investment 
return over the short-term. It is noted that the private development industry in 
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major shopping centers has often employed similar strategies to attract 
anchors and stimulate new business development.) 

♦ It is noted that long-term successful businesses within the downtown, to a 
large extent, are those that have served the convenience function. The 
specialty and general supermarkets, hardware operation, drugstore, insurance 
agency, and auto services are all examples. 

♦ Many of the non-convenience operation are struggling. This may have been 
historically true as well. 

♦ There are a number of attractions in the area, including the Allegan County 
Children’s Museum, the winery, water, and festivals that draw significant 
numbers of people successfully to areas immediately around downtown 
Fennville. 

 
2. The survey uncovered a number of specific changes that the business community 
would like to see implemented that would directly benefit specific businesses.  These 
included: 

 
♦ Higher standards for the physical appearance of storefronts. 
♦ Continued residential growth. 
♦ School system improvements. 
♦ Building improvement incentives. 
♦ Improvements to the State highway. 
♦ Improved cell phone service coverage. 
♦ Additional and more diversified retail establishments, specifically: Clothing, 

shoes, fabrics, and crafts. 
♦ Manufacturing (for jobs). 
♦ New restaurants including: fast-food to upscale, fine dining. 

 
3. The survey also found some support for: 

 
♦ Entertainment/recreation: movies, bowling, skating and swimming. 
♦ Home improvement centers, building supplies. 
♦ Agriculture support and promotion businesses. 
♦ Tourist related businesses. 
♦ Medical offices. 
♦ Art stores and related activities. 
♦ Antiques. 
♦ Printing and photography services. 

 
4. The survey found that 38% of the existing businesses will need to expand their 
physical facilities within the near future. 

 
5. The Chesapeake Group also identified types of businesses that are under-
represented in the western Allegan County economy.  The study further identified the 
following business types are being appropriate for the City of Fennville: 
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♦ Motorcycle dealers 
♦ Tire dealers 
♦ Furniture stores 
♦ Floor covering stores 
♦ Household appliance stores 
♦ Radio, television & other electronic stores 
♦ Paint & wallpaper stores 
♦ Meat markets 
♦ Baked goods stores 
♦ Confectionary & nut stores 
♦ Cosmetics, beauty supplies & perfume stores 
♦ Optical goods stores 
♦ Men’s clothing stores 
♦ Women’s clothing stores 
♦ Clothing accessory stores 
♦ Shoe stores 
♦ Jewelry stores 
♦ Sporting goods stores 
♦ Hobby, toy & game stores 
♦ Sewing, needlework & piece goods store 
♦ Book stores 
♦ Tape, CD & records stores 
♦ Department stores 
♦ Office supply & stationary stores 
♦ Used merchandise stores 
♦ Pet & pet supply stores. 
♦ Video tape & disc rental 

 
6. The authors of the study identified several “clusters” of business types that 
Fennville could focus upon to create a “critical mass” for economic activity. These 
included: medical, professional and other offices; home improvement type activities; 
and, general merchandise /retail. 
 
7. The Chesapeake Group included a household survey.  The households identified a 
desire for the following changes: 
 

♦ Expand retail variety 
♦ Increase restaurant variety 
♦ Continue physical improvements 
♦ Add entertainment such as a movie theater or music in the park 
♦ New medical center/health clinic 
♦ Additional parking 
♦ Specialty shops: fresh sea food, baked goods and butcher 
♦ Meijer/Wal-mart type stores 
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VI. EXISTING LAND USE ANALYSIS 
 
A. Water & Sewer 
 

The City of Fennville is fortunate to be able to offer its citizens and businesses 
municipal water and sewer services.  The City derives its water from city wells 
which are located within the City and in Manlius and Clyde Townships.  A 
250,000 gallon elevated water storage tank is located south of M-89 near the 
eastern city limits.  Water lines extend to all parts of the City except for the 
northern quarter mile of 58th Street.  Any new building in the City of Fennville 
must be hooked up to the City’s sanitary sewer system.  Sewer lines currently 
serve nearly all parts of the City.  The sewer does not serve the following areas at 
this time:  
 All of 56th Street 
 The southern 2,200 feet of Wilson Street 
 The eastern 1,300 feet of Landsburg Road 
 Hutchins Lake Road south of Fennville Street 
 The northern 950 feet of 58th Street 
 
The City’s sewer system is served by oxidation ponds located at the south end of 
Maple Street; the system is currently operating below capacity.   

 
B. Agriculture 
 

Agricultural activities within the City limits are generally limited to the raising of 
crops and fruit.  There are no intensive livestock operations in the City.  Most of 
the land which is currently being actively farmed is located in the southern half of 
the City.  This land is between Hutchins Lake Road and the oxidation ponds, and 
east of Wilson Street.  While agricultural activities provide a needed source of 
commerce and goods for the local economy, this plan does not try to preserve 
large areas for future agricultural use.  Further details of the specific areas planned 
for agricultural use can be found in the Future Land Use Categories Section of 
this study. 

 
C. Residential 
 

Fennville is predominately a single family home community.  These homes run 
the gamut of styles and sizes.  Most of the single family residences are located 
along the interior streets of the City and along M-89 west of South Street.  In 
addition, the City has a number of duplexes.  These are usually former single 
family homes which have been divided into two apartments.  Duplexes are 
scattered throughout the City and unfortunately these rental properties tend to be 
some of the dwellings most in need of repair.  There is a multifamily, garden style 
apartment complex located on Landsburg Road, as well as two small apartment 
complexes on Elizabeth and Maple Streets near the schools and the newly 
completed Lexington Square apartment complex. This last development includes 
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senior housing and a community center.  The Orchard Hills mobile home park is 
located on 56th Street. This diversity of housing types in the City provides and 
ample array of housing choices for the residents of Fennville.  The current 
residential land use patterns provides a framework upon which to base this plan. 
This plan will strive to keep the character of existing neighborhoods by planning 
new residences near existing similar ones.  As a result, this plan will aim to keep 
all future multifamily housing near existing like developments.  

 
D. Commercial 
 

The main commercial center of the Fennville area is located along M-89 in the 
center of the City.  Commercial activities in Fennville include restaurants, gas 
stations, offices for real estate companies and dentists, banks, a funeral parlor, a 
bed and breakfast, auto repair shops, specialty shops, a grocery store, a hardware 
store, and other various establishments.  For the most part, these businesses are 
located west of the railroad tracks and either along M-89 or within one block of it.  
Currently there are vacant parcels and buildings that could be used for either new 
businesses or expansions.   

 
E. Industrial 
 

The main commercial establishment in the City of Fennville is the Birdseye 
canning facility located east of the railroad tracks and south of M-89.  This plant 
processes and cans locally grown fruits and vegetables and is the largest employer 
in the City.  Other industrial facilities in the City which can be classified as “light 
industrial” are located to the east of Park Street and near the eastern end of Third 
Street.  The school district’s old bus garage has been converted to a recycling 
center and is located at the western end of First Street; the property south of 
Fennville Street adjacent to the railroad tracks is currently used for indoor and 
outdoor storage.  As can be seen from the Existing Land Use Map (Map 6) 
industrial uses are scattered throughout the City.  While industrial uses provide 
jobs and commerce for the City, they can also have a negative affect on nearby 
residential areas.  Because of this, the Plan will seek to consolidate future 
industrial usage.  

 
F. Community Facilities 

 
The City Hall is located on the northwest corner of Maple Street and Walter 
Street. The City’s police headquarters is located at 117 N. Maple Street and is 
next door to the local ambulance service.  The United States Post Office is located 
on the northwest corner of M-89 and Maple Street; the City Fire Department 
building is immediately to the west of City Hall.  The City is home to a district 
public library which is located on the northwest corner of M-89 and Rose Street.  
The Fennville Public Schools are located to the west and north of Memorial 
Drive. There is a new elementary school located south of the High School on 
North Street. 
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G. Parks and Recreation 
 

Currently the City has one park – Paradise Park (located at Maple and Second 
Streets) and two green spaces (located on the northwest corner of M-89 and 58th 
Street, and next to the post office on M-89).  The park provides playground areas 
as well as two baseball/softball diamonds and soccer fields.  Basketball and tennis 
courts are located at the corner of Maple Street and South Memorial Drive and are 
open to the public.  

 
H. Vacant/Open Land 
 

Beyond a scattered assortment of vacant lots throughout the City, there is ample 
undeveloped land within the City limits.  Most of this open land is located along 
the edges of the City and the majority of the developed land is in the center of 
town.  On Map 6, the open or undeveloped land is represented by properties 
which have no hatch patterns.  As can be seen, this represents a very large portion 
of the City.  Nearly 60 percent of the land in the City is currently either vacant, 
setting fallow or used for agricultural purposes.  This provides a tremendous 
opportunity for future growth to occur.  The land which is currently undeveloped 
will provide occasions for new single family and multifamily residential 
development, and future industrial expansion.   

 
I. Strengths and Weaknesses 
 

The analysis of the existing land use patterns and development within the City of 
Fennville has revealed the strengths and weaknesses of the community as it is 
now.  The strengths of the community are many; the City has a cohesive 
commercial center; the population has continued to grow over the past thirty 
years; the housing stock provides various types of housing for residents at many 
different income levels; there is plenty of undeveloped land for the City to grow; 
the City has municipal water and sewer and there is excess capacity and Fennville 
is strategically located so as to be near the Holland markets and I-196.  However, 
the current land usage does present some negatives for the community.  These 
include scattered industrial sites throughout the City; various residential 
properties in the City in need of extensive repair and the proliferation of the 
conversion of single family homes to duplexes, some of which are owned by 
absentee owners and in need of repair.   
 
Every City has its pluses and minuses.  For the City of Fennville, the pluses far 
outweigh the negatives.  As a result the City is poised at an important crossroads- 
- the planning for the further improvement of the town.  Because the City has 
ample land on which to grow, and has municipal utilities, growth of all types and 
land uses is possible.  The rest of this document is dedicated to the planning of 
this growth so that it will not only benefit the current residents of Fennville, but 
also those in the future.   
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VII. POLICY PLAN – GOALS, OBJECTIVES, STRATEGIES 
 
A. Introduction 
 

The Policy Plan is a series of detailed goal statements which forms the foundation 
of the Land Use Plan.  It must be visionary, achievable and based upon 
community support. This Policy Plan contains input not only from local officials 
but also from stakeholder groups and the area at large. Input was originally 
gathered through a general attitude questionnaire distributed in 1991. Subsequent 
input was gathered during the Recreation Plan hearings in 2001 and through the 
market analysis & strategies interviews conducted in 2004.  The following goal 
statements are a synthesis of those efforts. 

 
B. Parks and Recreation, Community Facilities and Services 
 

The City of Fennville recognizes that the public health, safety, and welfare of the 
community are directly related to the level and quality of its community facilities 
and services. Commensurate with its fiscal ability, the City will endeavor to 
support a level of facilities and services which make the community most livable, 
and one in which a host of opportunities are available to all its residents. 
 
1. Specific goals for parks and recreation include: 

  
      a. Zoning regulations will be reviewed and modified so as to permit  

 flexible and innovative approaches to development that will 
provide rewards or bonuses to developers who provide open 
(recreational and passive) spaces in their developments. 

 
b.       Full advantage will be taken of federal and state grant-in-aids for  

the acquisition and development of open space. 
 

c.       The City will cooperate with the local school system so that quality  
recreational programs and facilities can be provided to the City 
residents. 

 
d.       The City will endeavor to provide recreational facilities and  

activities to meet the needs of all of its citizens, from youngest to 
oldest. 

 
e.       Efforts will be made by the City to support the possibility of  

providing adequate areas for safe, enjoyable biking and 
recreational walking/jogging. 

 
f.      Passive recreation facilities will be an integral part of the City’s  

comprehensive approach to its recreation goals. 
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g.       The City will employ innovative approaches to recreation (e.g.  
recreational complexes in industrial areas) to insure maximization 
of its existing resources. 

 
h.      The City will explore inter-governmental cooperation and  

participation in the support of recreation facilities that have a broad 
base or residential support.   

   
i.      Continued maintenance and upkeep of existing parks, facilities and  

programs. Such maintenance includes upkeep of lawn care, 
garbage removal, and the repair of play and sporting equipment 
damaged or vandalized or worn out. 

 
j.       Improve the drainage of the softball fields. 

 
k.       Neighborhood park and recreation spaces will be provided,     

recognizing the indispensable part that these play in promoting an 
adequate and diversified recreational environment for all ages and 
areas. 

 
2. Specific goals for other public facilities include: 
 

a. Commensurate with a conscious beautification program, all future 
utilities for new subdivisions will be placed underground. 

 
b. Future public facilities will be located so as to be compatible with 

adjacent land uses. 
 

c. Future public facilities will be located so as to provide for efficient 
delivery of services to residents. 

 
d. The City will maintain a current six-year capital improvement 

program to insure that existing public facilities are maintained. 
 

e. Site of existing public facilities will be landscaped and maintained 
so as to serve as examples to private sector development. 

 
C. Residential 
 

The City of Fennville recognizes that adequate, sound and decent housing in a 
desirable environment, for various social and economic groups, is essential to a 
healthy community. 
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Specific goals include: 
 

l. Environmental factors detrimental to the existing and future 
neighborhoods will be eliminated so as to increase livability standards 
in the community. 

 
2. The existing housing stock capable of rehabilitation and conservation 

will be upgraded through code enforcement. 
 

3. The City will encourage the development of single-family detached 
housing as the main housing type in the City; in addition, a diversity of 
housing types will be promoted so as to satisfy the varying social and 
economic needs of the community. 

 
4. Protection of residential areas from incompatible uses, including the 

elimination of nonconforming uses, will be promoted. 
 

5. Identify and preserve homes of historical and/or architectural 
significance. 

 
6. Housing densities will be arranged compatibly so that higher densities 

do not weaken the integrity of low-density areas. 
 

7. Medium and higher densities will be utilized as transitional uses 
between non-residential and low-density areas. 

 
8. Quality single-family development will be encouraged through 

suitable design standards contained the subdivision control Ordinance 
number 178. 

 
9. The size and scale of accessory buildings will be limited so as to 

preserve the overall appearance of existing residential areas. 
 

10. Home occupations will be encouraged but not at the expense of 
existing residential viability and stability. 

 
11. Adaptive re-uses of non-residential structures (e.g. schools) will be 

encouraged as methods of expanding the residential base. 
 

12. The City will aggressively utilize its existing inventory of codes and 
ordinances to eliminate blighting influences from residential areas. 

 
13. The City will encourage 2nd floor mixed use housing as part of any 

Central Business District development. 
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14. The City will encourage housing for the elderly, including market rate 
units as part of its dwelling unit inventory. 

 
15. The City will continue to upgrade its zoning regulations to advance 

standards that support residential amenities and stability. 
 

16. The City, through its acknowledgment of  national and local trends 
towards smaller household sizes, will recognize the need for dwelling 
units of a decreasing square footage. 

 
D. Commercial 
 

The City of Fennville recognizes the symbolic and economic value of the Central 
Business District (CBD). The CBD will be emphasized as the principal shopping 
area in the City, and in order to accomplish this, public improvements will be 
undertaken to compliment the CBD and create an environment that will attract 
people to it. 
 
1. Specific general goals include: 
 

a. Zoning policies will be designed to provide for the expansion of 
commercial activity in appropriate commercial areas within the CBD 
with adequate buffer zones or standards. 

 
b. The City will encourage the continued development of health care 

clinic/facilities to serve all area residents, especially the elderly who 
wish to live in the City. 

 
c. The City will investigate the feasibility of providing public and private 

off-street parking facilities. 
 

d. The City will encourage the retention of existing and establishment of 
new retail stores, professional services, restaurants and other 
commercial businesses within the CBD. 

 
e. The existing commercial CBD along M-89 will be promoted as the 

principal business district within the City. 
 

f. Commercial development in residential areas will be encouraged only 
for the provision of essential neighborhood services. 

 
g. The CBD will be developed in accordance with the Strategic Program. 

Sufficient private parking will be required with new businesses, 
whenever feasible. 
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h. A special “mixed use” land use category will be explored in the Land 
Use Plan which may preserve older houses by allowing limited 
commercial development in the existing houses. 

 
i. The City will explore the feasibility of creating a professional office 

district as a transitional zone between residential and commercial 
development. 

 
j. Mixed-use development will be strategically employed to maintain the 

residential appearance of buildings in transitional areas. 
 

k. Tax Increment Financing will be continued as a tool in implementing 
planned improvements in the CBD. 

 
l. The City will advance existing architecture through the renovation of 

existing buildings rather than the adoption of a central architectural 
theme. 

 
m. The City will encourage second story housing facilities in the Central 

Business District. 
 

2. Goals specific to the Downtown Market Strategy: 
 

a. Set as a priority the enhancement of economic vitality of the  
community that results in increased employment, tax base, and 
services for residents. 

 
b. Maximize the City’s assets. These include: central location within the  

county, character as a traditional “main street” area, the atmosphere 
and character of the surrounding community, and competitive real 
estate price/lease advantage of commercial relative to lakefront 
communities. 

 
c. Focus marketing efforts on increasing the penetration level within the  

primary market, or residents of the immediate area and pursue 
increased penetration of the secondary market. 

 
d. Create a sustainable environment for retail by increasing non-retail  

critical mass. 
 

e. Attract visitors to the area. 
 
f.    Assure a transition of ownership for existing businesses to avoid loss  
 of activity from retirements. 
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E. Industrial 
 

The City of Fennville recognizes that industry is essential to a healthy and viable 
community. To this end, the City of Fennville will plan to reflect the needs and 
desires of industry for expansion while providing a compatible relationship 
between industry and residences. 
 
Specific goals include: 
 
1. Land appropriately located and otherwise suitable will be preserved and 

kept available to meet future needs of existing industry and to encourage 
new industry. 

 
2. Existing industrial uses located in residential areas will be encouraged in 

beautification; noise reduction and pollution reduction efforts at present 
locations. 

 
3. Industrial diversification will be promoted. 

 
4. The City will judiciously employ the provisions of Act 198 to encourage 

the location and expansion of industry. 
 

5. Specific industries and industry types will be targeted for location in the 
City. 

 
F. Aesthetics and Urban Design 
 

The basic aesthetic and design policy of the City is to insure the realization of a 
pleasant physical environment. 
 
Specific goals to accomplish this task include: 
 
1. The City will aggressively enforce existing codes and ordinances pursuant 

to lot and building appearance. 
 

2. The City will maintain public right-of-ways and public property in a clean 
and orderly manner, and will encourage private property owners to do the 
same. 

 
3. Appropriate open spaces and landscaping standards shall be encouraged in 

all residential, industrial and commercial areas. 
 

4. The City recognizes significant private sector efforts in meeting 
beautification goals. 
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5. The City will continue to enforce minimum sign regulations recognizing 
that uncontrolled outdoor advertising contributes to urban blight. 

 
G. Future Growth 
 

The City of Fennville recognizes it will grow and to this end shall promote growth 
to benefit all current and future citizens. 
 
Specific goals include: 
 
1. To promote the growth of the City in a planned, controlled manner. 
 
2. Future growth will be done in logical increments and not at the expense of 

existing infrastructure investment. 
 

3. Infill development will be promoted as a method of achieving future 
growth objectives. 

 
4. The City will continue to promote the natural qualities of the Fennville 

area (e.g. a small-town community within a rural/agricultural setting) in its 
encouragement of controlled growth. 
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   VIII FUTURE LAND USE PLAN   
 

When developing this Land Use Plan the Planning Commission had many goals 
to keep in mind (see Policy Plan – Goals, Objectives and Strategies).  Using these goals 
and objectives as well as working with the existing land development patterns, the future 
land use plan was developed. The plan seeks to incorporate the existing land uses into the 
community’s vision for the City. 
 

The land use categories utilized for the City of Fennville’s Future Land Use Plan 
are defined and explained below. 
 
A. Parks, Recreation Space and Open Space 
 

This category is used to include public lands within the City currently used or 
intended to be used for recreation purposes. The category also includes lands 
which are either: deemed to be undevelopable, due to environmental factors such 
as wetlands and floodplains; or, lands intended by the current owner to be held in 
an undeveloped state for the near future (10 years or more). 
 
1) Parks 

Parks and recreational space include Paradise Park, the athletic fields 
around the schools, the property located at the northwest corner of 58th 
Street and M-89, and a green-space on the west side of the Post Office.  It 
is intended that these properties will remain in their current usage as 
recreational. The planned recreational land area totals 5.2 acres or 0.8% of 
the area of the City. 
 

2) Open Space 
Properties having limited potential due to environmental factors are 
intended to be left in their natural or existing state. Extreme care should be 
taken to protect environmentally sensitive areas.  This is not to say that 
environmentally sensitive areas cannot be developed, however, where 
development is possible the owners should be encouraged (if not required) 
to utilize the planned unit development process.  Properties having limited 
development potential, due to the intended use of such land by the 
owner(s) are included in this category only after consultation by the 
Planning Commission with the owners.  There are 71.3 acres (10.9% of 
the City’s land area) planned as open space in the City.  The first area is 
located east of Wilson Street behind the existing homes. This area is 
planned as open space due to the fact that it is currently used as a drain 
field for the fruit canning facility. The second area encompasses the area 
around the sewage treatment plants.  This area, as well as the properties 
immediately north along Maple Street, contains wetlands. The third area is 
located east of Paradise Park. This area contains not only wetlands but 
also a stormwater detention basin.   
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 3) Unmapped Areas 
The Zoning Ordinance must allow for, and the City Council and DDA 
should promote, small green spaces within the Central Business District. 

 
B. Agriculture 
 

The only properties planned for continued agricultural use are located west of the 
sewage treatment lagoons. This area has been chosen because it is in an area least 
likely to be developed residentially. This area has 36.9 acres or 5.6 % of the 
City’s land area. The raising of crops and livestock is the main purpose of this 
category. Platted residential development should be discouraged from locating 
here. However, the Planning Commission recognizes that the properties planned 
for Agriculture could possibly be a site for future industrial expansion. Therefore, 
industrial use in this area would be deemed to be a consistent alternative to 
agriculture. 
 

C. Schools 
 

This category includes all the property currently used by the Fennville Public 
Schools south of the northern city limits and west of Maple Street. The area is 
intended to be used strictly by the Fennville Public Schools for educational uses. 
There are 62.5 acres are in this category (9.5% of the City). 

 
D. Low Density Residential 
 

This is the principal residential category in the City and the largest of all land use 
categories. Nearly 40 percent of the land area in the City (280 acres) has been 
planned for Low Density Residential use.  This category includes single family 
detached housing on lots ranging in size from 7.800 to 40,000 square feet. The 
density range is 1 to 4 units per acre with an anticipated population density of 3 to 
12 persons per acre. Most vacant land in the southwest and northwest portions of 
the City has been planned for this use, as have the majority of existing 
neighborhoods. The prime purpose of this category is to provide sufficient land 
for new low density housing development. In designating the areas shown on the 
Future Land Use Map as Low Density Residential, the Planning Commission has 
indicated which areas of the City are most appropriate for new residential 
development and will be most compatible with existing uses. 

 
E. Medium Density Residential 
 

This category allows for a slightly higher density than the low density residential 
category. Medium Density Residential includes single family detached housing, 
duplexes, townhouses, and cluster housing. The density range for this category is 
5 to 9 units per acre or approximately 12 to 23 persons per acre. The Planning 
Commission has designated 12.4 acres or 1.9% of the City for this category. The 
areas planned for this use include properties extending along the south side of 
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Walter Street from Maple to the west end, an area to the west of South Street, and 
along the west side of Maple Street south of Walter Street. These areas have been 
chosen as a result of existing land use patterns. Existing Medium Density 
Residential developments are the prime reasons for putting these properties into 
this classification. 

 
F. High Density Residential 
 

This land use category includes garden style apartments and other multiple family 
housing developments as well as mobile home parks (subject to the requirement 
of the Michigan Mobile Home Commission).  Approximately 10 to 14 units per 
acre are planned for these areas with a population of 25 to 33 persons per acre. 
The Planning Commission seeks to keep any future high density residential 
developments in the same area as the existing apartment complexes located on 
Landsburg Road, and off the south end of South Street, as well as the mobile 
home park on 56th Street. With the higher density developments, especially multi-
family, there is a need for strict adherence to the parking regulations. There are 
78.9 acres (12.0% of the City) that have been planned for High Density 
Residential development. 

 
G. General Commercial 
 

The General Commercial category includes only the areas outside of the Central 
Business District.  These are the properties around the M-89 and 56th Street 
intersection, areas west of Rose Street along M-89, and areas adjacent to but 
outside of the Central Business District. These two areas total 5.8 acres or 0.9% of 
the City. This category is intended to provide for non-retail type commercial uses, 
such as offices and clinics or those commercial uses that specifically serve the 
traveling public.  General Commercial uses may provide for drive-in type 
restaurants and large department stores (over 10,000 square feet of floor area).  As 
with the high density residential, it is critical that parking requirements be strictly 
adhered to but also that the requirements be based upon the best available 
documentation for average, day-to-day requirements of each use. 

 
H. Downtown Business District 
 

This category is limited to the Downtown Development Authority’s boundaries. It 
is intended to serve as the City’s primary shopping center. From experience, it is 
critical that the City Center Overlay District (CCOD) be co-terminus with the 
Central Business District (CBD) in order to avoid contradictions in the ordinance.  
 
The area typically has restaurants (non-drive-in), taverns, grocery stores, specialty 
shops, second and third floor professional offices, dwelling units, and other 
supportive uses. This area serves the entire Fennville area including residents 
outside of the City. Commercial establishments in this category usually have no 
front or side setbacks and parking is provided through a combination of off- and 
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on-street parking areas. Because of the development history of this area, there 
should be no parking regulations for individual uses. Instead, a parking study 
should be undertaken with the object of producing a central business district 
parking plan.  The area planned for Downtown Business totals 15.6 acres or 2.4% 
of the City. 

 
I. Transitional Residential/Commercial 
 

This land use category is intended to provide a transitional area between the 
City’s central business district and surrounding residential neighborhoods. 
Properties located in areas planned for Transitional are ones that are currently 
used residentially but will most likely feel pressure to be converted into 
commercial use as the community grows in the future.  As the commercial area 
grows, it is the Planning Commission’s intent that only properties located in the 
Transitional classification be converted from a residential to a commercial use. 
The most common practice will be for a single family home to be converted into 
some type of business use.  The business may be a professional office or of a 
small retail nature.  
However, it should be recognized that the Planning Commission does not wish to 
see random commercial development destroy the integrity of existing 
neighborhoods. Because of this, only a limited number of properties have been 
placed in this category. Properties that are planned Transitional are located around 
the Central Business District and can be grouped into three general areas.   
The first area is the block surrounded by Second Street to the north, Maple and 
Park streets to the west and east, and First Street to the south. This area abuts 
existing commercial uses along the north side of M-89 and is ideally located for 
future commercial expansion of the existing Central Business District. The second 
area planned Transitional is located along both sides of Fennville Street between 
South and Maple streets as well as both sides of South Street from M-89 to Walter 
Street. These properties back up to commercial properties that front onto M-89 
and this area extends down South Street to include the northwest corner of Walter 
and South streets. The third group of properties is the block bounded on the north 
by Fennville Street, the south by Walter Street, the east by the railroad tracks, and 
to the west by Maple Street. Also included are the properties along the south side 
of Walter Street between Maple Street and the railroad tracks. The total area 
planned for Transitional Residential/Commercial is 5.4 acres or 0.8% of the City. 

 
J. Industrial 
 

The Industrial land use category includes uses ranging from warehousing to 
manufacturing. Different types of industrial uses are planned for the Industrial 
areas north of M-89 than those located south of M-89. It is the City’s intention to 
limit the amount of industrial usage north of M-89 and to encourage these 
activities to locate in the areas planned for Industrial in the southeast portion of 
the City. The Industrial area north of M-89 should be limited to warehousing, 
research and development, and light manufacturing. Heavy industry including 
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businesses, which would create an excessive amount of noise, odor, dust, 
vibration, or any other like nuisance, as part of their normal operations should not 
locate in these areas.  More intensive industrial uses, such as large scale 
manufacturing, are intended to locate in the planned industrial areas south of M-
89.  The Birdseye canning facility is currently located in this area. The remaining 
industrially planned areas to the south have been chosen because they can provide 
rail access, have frontage onto a primary county road and are compatible with the 
existing industrial use. There are 70.2 acres, or 10.7% of the City’s area planned 
for Industrial usage. 

 
K. Transitional Industrial/High Density Residential 
 

This category is intended only for that area north of the east end of Third Street 
that is land-locked and bounded on the east by the railroad tracks.  Because of the 
severe development limitation inherent in this property as well as the need for 
some sort of buffer between light industrial uses and any future affordable 
housing, this area should be allowed to have a maximum amount of reasonable 
flexibility for future development. That flexibility should include the use of a 
portion of the land for open space or parks. This transitional area totals 10.1 acres 
or 1.5% of the City. 

 
L. Summary 
 

The purpose of this Plan is to provide for the orderly, managed growth of the City 
of Fennville in order to provide the best possible arrangement of land uses for 
current and future residents and businesses.  Out of this planning process came 
four distinct land use objectives that the Planning Commission feels have been 
successfully integrated in the Future Land Use Plan. These four objectives are: 
 
1) to have single family homes remain the dominant housing type in the City 

and in future developments, 
2) to allow for industrial expansion near the existing fruit canning facility, 

and 
3) to preserve the existing Central Business District as the main commercial 

center for the Fennville area and to provide areas for its expansion. 
4) to promote harmonious design standards in all commercial areas with 

input from the Downtown Development Review Committee (DDRC). 
 
The Future Land Use Map is the graphic representation of what the Planning 
Commission feels is the best possible arrangement of land uses to reach the 
objectives described above based upon, the community questionnaire results, and 
demographic and economic trends. It is the primary desire of the Planning 
Commission to see that the Fennville of the future is a city of prosperity, pride 
and diversity. 



Table 1 
Population Trends (Selected Portions of Allegan County) 

 1950 1960 1970 1980 1990 2000 Percentage Change 
1990-2000 

        
Fennville 369 403 811 934 1,023 1,459 42.6 
Douglas 447 602 N/A N/A 1,040 1,214 16.7 
Holland 
(portion) 

N/A 2,637 3,346 4,514 *30,745 35,490 15.4 

Saugatuck 770 927 1,022 1,074  954 1,065 11.6 
        
Clyde 1,131 1,575 1,575 2,099 2,001 2,104  5.1 
Ganges 1,356 1,672 2,061 2,009 2,124 2,524 18.8 
Manlius 1,045 1,429 1,202 1,458 1,776 2,634 48.3 
Saugatuck 2,062 2,662 3,089 3,780 2,916 3,590 23.1 
Allegan 
County Total 

47,493 57,729 66,575 81,555 90,509 105,665 16.7 

*Population shown is for entire city, including portions in Ottawa County. 
Source:  U.S. Bureau of the Census, Decennial Census 

 



AGE GROUPS 1970 – 2000 
 

(percentages represent age groups as a percent of the total population) 
 
 

Table 2 
 
 

 1970 1980 1990 2000 
0-17 18-64 65+ Median 

Age 
0-17 18-64 65+ Median 

Age 
0-17 18-64 65+ Median 

Age 
0-17 18-64 65+ Median 

Age 

City of Fennville 38.6% 49.9% 11.5
% 

29.0 32.8% 53.5% 13.7
% 

26.1 32.5% 54.4% 11.1% 30.0 38.0% 55.6% 6.4% 25.7 

                 

City of Allegan 36.3% 51.8% 11.9
% 

28.9 29.5% 55.0% 15.5
% 

30.9 27.8% 58.6% 13.6% 32.5     

                 

 



NUMBER OF HOUSEHOLDS & AVERAGE HOUSEHOLD SIZE 1970-2000 
 

Table 3 
 
 

  
              1970 

 
            1980 

 
             1990 

 
              2000 

   # of 
Households 

Average # 
of persons/ 
household 

     # of 
Households 

Average # 
of persons/ 
household 

  # of  
Households 

Average # 
of persons/ 
household 

   # of  
Households 

Average # 
of persons/ 
household 

CITY OF 
FENNVILLE 

 
          231 

 
     3.51 

 
          276 

 
     3.38 

 
          357 

 
     2.87 

 
          484 

 
    3.09 

         
City of Allegan        1,496      3.05        1,162     2.72        1,730      2.55        1,831     2.46 
Manlius Township           320      3.76           441     3.31           592      3.00           899     2.93 
Clyde Township           411      3.83           611     3.44           643      3.11           708     2.97 
Allegan County      19,494      3.40      27,322     2.95      31,709      2.81      38,165     2.72 
Michigan 2,653,059      3.27 3,195,213     2.84 3,419,331      2.66 3,785,661     2.56 
 
 
Source: U.S. Census 1970, 1980, 1990, 2000 



TABLE 8 – ALLEGAN/OTTAWA COUNTIES     
            EMPLOYMENT/LABOR FORCE 

2000 % 2005 % % CHANGE 
2000 -2005 

Population 16 and over 255,923  270,925  +  5.9% 
Civilian Labor Force 182,657    71.4 192,242    71.0 +  5.2 
               Employed 175,268    68.5 179,699    66.3 +  2.5 
               Unemployed     7,389      2.9   12,543      4.6 +69.8 
Not in Labor Force   73,187    28.6   78,502    29.0 +  7.3 
      
OCCUPATIONS      
Management, professional & related   51,741    20.2   56,650    20.9 +   9.5 
Service occupations   22,603      8.8   23,906      8.8 +   5.8 
Sales & office occupations   41,916    16.4   44,615   16.5 +   6.4 
Farming, fishing & forestry     2,087      0.8      2,028     0.7 -    2.8 
Construction, extraction & maintenance   15,702      6.1   16,518     6.1 +   5.2 
Production, transportation & material moving   41,219    16.1   35,982   13.3 -  12.7 
      
INDUSTRIES      
Agriculture, forestry, fishing, hunting, mining     3,551      1.4     2,841     1.0 -   20.0 
Construction   10,836      4.2   12,235     4.5 +  12.9 
Manufacturing   53,314    20.8   47,710   17.6 -   10.5 
Wholesale trade     7,426      2.9     7,232     2.7 -     2.6 
Retail trade   20,357      8.0   22,903     8.5 +  12.5 
Transportation, warehousing & utilities     6,231      2.4     7,820     2.9 +  25.5 
Information     2,552      1.0     3,314     1.2 +  29.9 
Finance, Insurance, Real estate, rental, leasing     7,223      2.8     6,646     2.5 -     8.0 
Professional, scientific, management & administrative, 
& waste management service 

    9,803      3.8   11,494     4.2 +  17.2 

Educational, health & social services   31,203    12.3   32,423   12.0 +    3.9 
Arts, entertainment, recreation, accommodation, & 
food services 

  10,894      4.3   12,050      4.4 +  10.6 

Other services (except public administration)     8,234      3.2     9,081      3.4 +  10.3 
Public administration     3,644      1.4     3,947      1.5 +    8.3 
      
Source: 2000 US Census summary file 5 and 2005 US Census American Community Survey 
Note: There is a margin of error for the 2005 survey that is based upon sampling.  
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