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RESOLUTION 2007-003PC 
 

RESOLUTION OF ADOPTION 
CITY OF CLARE COMPREHENSIVE MASTER PLAN 

CITY OF CLARE PLANNING COMMISSION 
 

WHEREAS, the Municipal Planning Act, Act 285, of the Michigan Public Acts of 1931, as amended, 
requires the Planning Commission adopt a Comprehensive Master Plan corresponding with major 
geographic sections or divisions of the City as a guide for the physical development of the municipality; 
and 

 
WHEREAS, the Planning Commission has prepared such a plan for the City, including maps, figures, and 
descriptive matter dated April 2007; and 

 
WHEREAS, in the preparation of the Comprehensive Master Plan, the Planning Commission has made 
careful comprehensive surveys and studies of present conditions, and future needs of the City; and 

 
WHEREAS, in the preparation of the Comprehensive Master Plan, the Planning Commission has also 
considered the history and heritage that gives Clare much of its character and incorporated these 
lessons into the policies and guidelines contained in the Master Plan; and 

 
WHEREAS, the Planning Commission, on April 11, 2007 held a public hearing in accordance with the 
procedures of Public Act 285 of 1931, as amended; and 

 
WHEREAS, the Planning Commission has recorded and considered all comments and recommendations 
made at such hearing and has reflected those comments in the Comprehensive Master Plan;  
 
 



  
 

NOW THEREFORE BE IT RESOLVED: 
 

THAT, the Planning Commission for the City of Clare, Michigan hereby adopts the Comprehensive 
Master Plan, dated April 2007, in its entirety. 

 
 

CITY OF CLARE PLANNING COMMISSION 
CLARE, MICHIGAN 

 
 
 

ROLL CALL VOTE:     
 
Ayes:  Darren Acton, Glenda Carmoney, Dave Prawdzik,  

Karla Swanson, Ben Walters, and Jerry Forsberg             
 
Nays:           None    
 
Absent:       Elaine Demasi, John Kline and Jan Winter 
 
 
Date:           April 11, 2007 

 
    
 
 

Kay Haven                                                                     
Kay Haven, City Clerk 
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SECTION 1 
STATEMENT OF VISION, GOALS and POLICIES 
 

Introduction  
 
In April of 2007, the City of Clare Planning Commission initiated the update 
to the City’s Master Plan to guide decisions affecting future development 
and redevelopment in the community.  Environmental, social, political and 
economic conditions that affect the natural and built environment are 
continuously changing.  Therefore, the planning process, which seeks to 
anticipate the impacts of those changes, must also be continuous.  The 
Planning Commission recognized this fact and chose to embark upon the 
process of updating the 1999 Master Plan.   
 
The Master Plan describes planning and implementation strategies to 
provide guidance for development, redevelopment, infill development and 
preservation of the built and natural environments.  Its intent is to provide 
future land use designations for the City of Clare and to establish the overall 
goals, objectives and policies to guide the decisions related to development 
in the City with a vision for the next 20 years.   
 
This updated Master Plan represents the consolidation of data collection, 
field surveys, many meetings and discussions by the City Planning 
Commission, City Administration and citizens.  The updated Master Plan 
expands upon the fundamental purpose of the City’s previous Master Plan.   
 

Planning Process 
 
The Master Plan contains analyses and recommendations regarding 
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population, housing, existing land use, community and recreation resources, 
transportation, economic development, the future land use pattern, and 
implementation recommendations.  Each component of the Master Plan is 
prepared in response to the planning issues that are identified and defined 
through research and analysis.  To ensure the success of the Master Plan, 
the participation of residents, elected and appointed officials and community 
business leaders is essential.  The community must understand the entire 
Master Plan process and must have the opportunity to provide input during 
the drafting of the plan.  The planning process provides several 
opportunities for input and participation of Clare residents. One effective 
way to build a comprehensive community base is to build consensus through 
the community visioning process.   
 
On July 12, 2006, a community visioning workshop was conducted with over 
60 City residents and visitors participating in the session, including 
members of the Planning Commission and the City Commission. 
 
The purpose of the visioning workshop is to explain the Master Plan process, 
to provide background information on Clare, to elicit ideas and to form 
consensus about those ideas.  In this manner then, the Planning Commission 
becomes informed about the desires of the populace.  The comments, 
priorities and information collected at the visioning session are then used as 
a basis for developing the Master Plan goals and objectives.  A goal is 
general in nature, expressing a statement of an ideal for the City, while an 
objective describes a more specific means to attain the stated goal. A policy 
is a definite course or method of action selected in light of given conditions 
to guide and determine present and future decisions.  The Visioning 
Workshop results are contained in the Appendix A at the end of this plan 
document. 
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The Master Plan builds on the features that residents find most appealing in 
the City of Clare.  The small town character, the strong sense of community, 
the pedestrian friendly nature of the Downtown, the excellent schools, the 
extensive recreational facilities, the affordable lifestyle, the safe nature of 
the City and the natural water and woodland features are just a few of the 
many assets that Clare residents mentioned.  The plan is designed to allow 
development to meet current and future needs, while preserving these 
features most valued by Clare’s residents.   
 
The goals and objectives noted below address many land use related issues 
in the City under topics like single family residential development, multiple 
family residential development, general and Downtown commercial 
development, research and industrial development, transportation and 
circulation, community and recreational facilities, and lake and 
environmental goals.  General planning and administrative issues related to 
the implementation of the Master Plan are also addressed.  The plan 
concentrates on goals, objectives and implementation strategies that will 
further its vision as noted herein. 
 

City of Clare Vision 
 
The City of Clare will be a community that maintains its small 
town atmosphere yet will still seek to offer a variety of retail and 
service-oriented businesses, recreational activities, employment 
opportunities and housing choices to its residents.  Clare, in 
coordination with adjoining Townships, will manage growth so 
that the growth makes the best use of the residential and 
commercial areas, infrastructure and land resources.  New 
development will be sustainable and will enhance existing 
development.  New development will be able to tolerate economic 



 Goals and Objectives 

 
Master Plan   Page 1-4 
April, 2007 

depression and will be fiscally sound.  New development will 
fortify the economy of Clare and will not be implemented at the 
expense of existing development.  New development will enable 
the community to maintain a high quality of life and support 
existing infrastructure, businesses and housing. 
 

General Planning and Development Goals 
 
A.  Goals  
 

To guide, plan and accommodate future growth and development in a 
manner that: 

 
 Respects the traditional, historic and small town character of the City. 

 
 Promotes an efficient and well ordered land use pattern. 

 
 Economizes community facilities with sustainable development. 

 
 Respects natural environmental features. 

 
 Promotes local business. 

 
 Supports the friendly, family oriented atmosphere of the City. 

 
 Is fiscally responsible and addresses the needs of a range of 

household income levels. 
 

Objectives: 
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1. Accommodate future growth within Clare while maintaining an 
appropriate and compatible scale, use intensity and purpose of 
additional growth within and adjacent to the City.  

2. Encourage land use decisions that will reinforce a sense of community. 
  

 
3. Encourage the preservation of unique and/or historical features. 

 
4. Protect important natural features in and adjacent to the community.  

 
5. Encourage the on-going maintenance and improvement of properties, 

buildings, and public facilities and services. 
 
6. Encourage the reuse of older buildings as an alternative to new 

construction. 
 

7. Encourage development that will support and complement existing 
infrastructure to ensure the greatest efficiency in infrastructure use. 
 

Policies: 
 

1. Reference the Master Plan for making planning decisions and for 
recommending priorities for long-range capital improvement 
programming. 

 
2. Review the Master Plan annually and formulate updates to goals, 

objectives and policies as needed. 
 
3. Amend the City Zoning Ordinance as necessary to implement the 

recommendations made in the Master Plan. 
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4. Decide to eliminate nonconforming, incompatible structures and uses 
to permit more appropriate uses when possible.  

 
5. Identify a grant writer to pursue funding sources to meet the above 

objectives. 
 
6. Continue to encourage citizen participation and involvement in all 

facets of City of Clare community life. 
 

7. Establish beautification programs to reward property stewardship. 
 

8. Develop programs to address the need for a safe and secure City. 
 
B. Goals 
 

To work cooperatively with adjacent Townships and planning related 
entities to maintain a mutually beneficial arrangement for area 
development and for the provision of services in a manner that:  

 
 Respects the goals and objectives of all parties involved. 

 
 Creates new development opportunities. 

 
 Promotes efficient use of and improvement to the infrastructure and 

services. 
 

 Enhances the economic viability of the area. 
 

Objectives: 
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1. Establish open communication networks with adjacent Townships and 
planning entities to establish growth boundaries.  

 
2. Implement techniques to share economic development success with 

adjacent Townships. 
3. Investigate annexation and alternative methods to economic growth 

with the adjacent Townships.   
 
4. Pursue funding from the Department of Natural Resources, the 

Department of Environmental Quality, the Clare School District and 
other sources to provide and improve facilities.  

 
Policies: 

 
1. Distribute the Master Plan to adjacent Townships and planning entities 

to clarify the goals and objectives of the City of Clare. 
 
2. Dedicate staff resources to meetings with adjacent Townships and 

planning entities.  
 
3. Dedicate staff resources or City funding to the investigation of 

alternative economic growth ideas such as seeking the assistance and 
funding available through Federal, State, Regional and Local Agencies. 

 

Single Family Residential Development Goals 
 
C. Goals 
 

To reinforce the single family character and integrity of the 
neighborhoods in the City in a manner that:  
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 Maintains the current housing stock. 
 

 Ensures the continued, long-term viability of the residential areas. 
 

 Plans for a variety of new residences to meet the needs of current and 
future residents.  

 
 Provides new housing that is sensitive to its environment. 

 
Objectives: 

  
1. Encourage owner-occupied single family residential dwellings in all 

residential neighborhoods. 
 
2. Promote small town character by preserving and protecting historic 

homes.  
 
3. Maintain and improve the economic value of all residential areas by 

monitoring and encouraging reinvestment in single family housing 
areas, especially in blighted and low owner-occupied areas. 

 
4. Encourage new residential development that provides diverse housing 

options like detached condominiums and cluster housing while 
maintaining current single family densities. 

 
5. Encourage new residential development that complements the 

character of the existing neighborhoods with high standards of 
housing design and construction. 

 
6. Encourage the development of new residential neighborhoods that 

respect the natural environmental features of the subject properties. 
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7. Encourage new development with access to community amenities.  

 
Policies: 

 
1. Pursue historic preservation mechanisms and do not allow further 

commercial encroachment into established residential areas. 
 
2. Enforce existing codes to address neighborhood blight, such as 

parking on lawns, litter control, and run-down houses.  
 
3. Establish housing assistance programs and investigate financial 

alternatives to provide the means for reinvestment in and the 
refurbishing of existing residential housing. 

 
4. Discourage the conversion of single family dwellings to multiple family 

housing. 
 
5. Control the expansion of existing and proposed nonresidential uses 

which are adjacent to residential areas and require a buffer separation 
between commercial expansion and residential areas with open space, 
greenbelts, structures and other buffers as needed. 

 
6. Provide for a range of residential land use densities and housing types 

to meet the needs of the City’s population. 
 

7. Require the layout of new residential developments to be logical 
extensions of existing neighborhoods.  This applies to lot layout, road 
and sidewalk extensions, and open space plans. 
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8. Encourage higher density housing on lands that have or are planned 
to have the road and utility capacity to support such development.  

 
9. Modify the Zoning Ordinance to require new development to provide 

the open space and other infrastructure and amenity improvements 
necessary for the development of quality residential neighborhoods.  

 
10. Encourage the incorporation of existing vegetation and other natural 

features into the design of new residential developments. 

 
Multiple Family Residential Development Goals 
 
D. Goals 
 

To recognize that multiple family housing serves as an important housing 
choice for the community and ensure that the multiple family housing 
should: 

 Satisfies the needs of people with different income levels. 
 

 Satisfies the needs of people with different lifestyles.  
 

 Addresses the needs of the elderly population. 
 

Objectives 
 

1. Provide the appropriate balance of multiple family residential densities 
such as retirement villages, attached condominiums, manufactured 
housing, nursing homes and apartments in Clare.  

 
2. Prevent the encroachment of multiple family residential uses into 

existing single family neighborhoods.  
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3. Enhance the quality of existing multiple-family developments.  

 
Policies: 

 
1. Modify the Zoning Map to limit multiple family residential 

developments to areas currently existing and master planned, where 
they act as buffers between lower density single family residential and 
higher intensity land uses. 

 
2. Promote investment in site improvements for existing multiple family 

dwellings. 
 
3. Require the provision of adequate infrastructure like sidewalks and 

amenities for new multiple family developments. 
 

4. Establish provisions to require that new multiple family developments 
be sensitive to the environmental features of the site. 

 
5. Aggressively adopt codes to address multiple family area blight such 

as building maintenance and litter control.  
 

General and Downtown Commercial Development Goals 
 
E. Goals 
 
 To ensure a sustainable commercial environment for businesses within 

the City in a manner that: 
 

 Effectively and efficiently serves the needs and desires of the City of 
Clare residents. 



 Goals and Objectives 

 
Master Plan   Page 1-12 
April, 2007 

 
 Maintains the existing commercial base. 

 
 Strengthens the City’s tax and employment base.   

 
 Respects the historic character of Downtown Clare. 

 
Objectives: 

 
1. Provide opportunities for future retail, office, restaurant and 

entertainment development in Downtown Clare so that it can flourish 
as the commercial focus of the City. 

 
2. Discourage strip commercial development from occurring along the 

major roadways outside of Downtown Clare. 
 

3. Encourage the adjacent Townships to limit their commercial districts 
or to develop special commercial districts that would not compete with 
Downtown Clare. 

 
4. Ensure high quality commercial architecture, signage and landscaping 

that is compatible with the established character of Clare. 
 

5. Support and encourage compatible mixed use development in the 
Downtown and near the Downtown area. 

 
6. Encourage preservation and restoration of unique Downtown buildings 

to enhance the historical character of the City. 
 

7. Provide additional residential dwellings in the Downtown area.  
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8. Attract residents and visitors to the Downtown area. 
 
9. Maintain and improve relations between business owners and the City 

government.    
Policies: 

 
1. Provide reasonable area for commercial expansion of the Central 

Business District. 
 
2. Encourage the redevelopment of abandoned or neglected commercial 

properties in commercial areas such as conversion of the second story 
floors in the commercial buildings to residential flats.  

 
3. Enforce sound land use and zoning policies, which control the 

expansion of strip commercial and the unplanned location of isolated 
commercial activities. 

 
4. Develop and implement appropriate design standards and regulations 

for future development in Downtown Clare, including architectural 
standards, lighting and signage standards. 

 
5. Maintain and improve the enforcement of building codes and 

ordinances for existing and future commercial development. 
 
6. Evaluate the on-street and off-street parking needs for commercial 

uses. 
 
7. Create and implement gateway designs to attract visitors and local 

residents to Downtown Clare.  
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8. Promote activities within Clare to attract people to the Central 
Business District. 

 
9. Coordinate the activities of the Downtown Development Authority and 

the Main Street Authority, including incentives and programs for 
façade improvements and economic development. 

10. Encourage and facilitate the official National Register of Historic 
Preservation designation of historic buildings and sites, as 
appropriate.  

 

Research and Industrial Development Goals  
 

F. Goals 
 
 To encourage the type of research and light industrial use that:  
 

 Makes a positive contribution to the local tax base. 
 

 Provides local jobs.   
 Respects and enhances the established character of the community. 

 
Objectives: 

 
1. Provide opportunities for Clare to flourish as a center for high 

technology research and light industrial activity.  
 
2. Promote industrial uses that are environmentally clean, primarily 

research oriented or light industrial. 
 
3. Promote the compatibility of industrial uses with adjacent uses. 
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4. Ensure that the architecture, landscaping, and signage associated with 
industrial establishments is attractive and compatible with the 
established character of the City. 

 
5. Emphasize access control and sensitive site design for all industrial 

development.  
6. Redevelop any potential Brownfield sites. 

 
Policies: 

 
1. Actively solicit high technology industrial development using a 

comprehensive development package addressing developer concerns. 
 
2. Implement policies that require industrial uses that are located near 

existing residences to provide landscaping and other elements to 
minimize any potential conflict between the uses. 

 
3. Provide land use opportunities for an additional or expanded planned 

industrial park.  
 
4. Seek funding for the redevelopment of any Brownfield sites from the 

MDEQ. 
 
5. Seek assistance and funding from the Federal, State, Regional and 

Local Sources for economic development. 
 

Transportation and Circulation Goals 
 
G. Goals 
 
 To provide and maintain a safe, efficient transportation system that:  
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 Promotes accessibility throughout the community.  

 
 Accommodates the vehicular transportation needs of Clare.   

 
 Encourages the development of a multi-modal transportation system, 

including non-motorized travel throughout the community. 
 
Objectives: 

 
1. Establish a transportation network that addresses the needs of Clare 

and the adjacent Townships. 
 
2. Maintain the existing traditional grid pattern for future streets. 

 
3. Recognize the need for alternative forms of circulation, including 

bicycle and pedestrian facilities, and encourage non-motorized trail 
development. 

 
4. Discourage fast moving traffic through the Downtown area. 
 
5. Provide comfortable, safe pedestrian movement throughout Clare and 

particularly in the Downtown. 
 
6. Improve the function and appearance of local streets. 
 
7. Encourage the implementation of shared parking facilities along US-10 

and US-127. 
 

Policies: 
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1. Coordinate motorized transportation movement with the adjacent 
Townships, the Michigan Department of Transportation and the 
County Road Commissions, including a possible truck route around 
Downtown Clare. 

 
2. Coordinate non-motorized bicycle and pedestrian transportation 

movement with the adjacent Townships, the Michigan Department of 
Transportation, the County Road Commissions, the Rails to Trails 
supporters, the Clare Public School Board and the City to complete the 
extensive network currently in place in Clare. 

 
3. Research and implement traffic calming measures for implementation 

in Downtown Clare. 
 
4. Develop and improve pedestrian walks, where possible, to link uses 

such as shopping, offices, and residential areas to parks, open spaces 
and activity centers. 

 

Community and Recreational Facilities Goals 
 
H. Goals 
 

To provide a high level of quality, responsive services to City taxpayers in a 
manner that: 

 
 Maintains current services and facilities through sound operation and 

efficient delivery practices.   
 

 Improves and expands upon a range of services to support future population 
growth in a planned, effective manner. 
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 Provides adequate community recreation and park opportunities for all 
residents of the City. 

 
 
 
Objectives: 

 
1. Maintain fiscal responsibility with regard to the maintenance and expansion 

of community facilities.  
 

2. Maximize the efficient use of existing community facilities and encourage 
the addition to or reuse of community facilities in the Downtown which are 
consistent with the City’s plan. 

 
3. Investigate new land locations for future community facilities as 

opportunities arise.   
 

4. Encourage the provision of all utilities with new construction by the 
developer. 

 
5. Complete pedestrian and bicycle linkages between Clare’s parks to assure a 

cohesive, linear open space and recreation system that is accessible to 
residential neighborhoods. 

 
6. Maintain a cooperative working agreement with surrounding communities, 

Townships and entities for the maximum efficiency of existing and future 
facilities. 

 
7. Promote strong Police, Fire, Public Services, and Parks and Recreation 

Departments. 
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8. Promote an intelligent, creative public educational system that addresses the 
needs of the community. 

 
 
 
 
Policies: 

 
1. Prepare and annually update a comprehensive capital improvements plan for 

City facilities and major equipment expenditures. 
 
2. Require that adequate public infrastructure be in place prior to the initiation 

of any new residential, commercial or industrial land development, including 
road connections and sidewalks as applicable. 

 
3. Promote long term beautification of the City, and specifically the park 

system, with an effective maintenance and litter policy. 
 

4. Improve the quality of existing facilities with equipment updates. 
 

5. Update the City’s Recreation Master Plan 2005 as required by the Michigan 
DNR to maintain eligibility for grant funds. 

 
6. Implement the recommendations of the City’s Recreation Master Plan by 

actively pursuing grant opportunities. 
 

7. Coordinate recreation program development and encourage cooperative 
use, development and maintenance of parks and recreational facilities 
between the City, Township and Clare schools. 

 
8. Provide the mechanism to complete the missing segment of the rails to trails 
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linkage through Clare. 
 

 
 
 
Lake and Environment Goals 
 
I. Goals 
 

To provide for the protection and balanced use of the City’s natural resources 
and environment in a manner that: 

 
 Supports local property values. 

 
 Maintains the natural beauty and character of the area. 

 
 Addresses the ecology of the area in a sensitive manner. 

 
Objectives: 

 
1. Encourage the preservation and enhancement of vegetation and trees and 

promote street tree planting to help preserve the residential character of the 
City.   

 
2. Coordinate planning efforts with the adjacent Townships to protect the 

Shamrock Lake, the Tobacco River and groundwater water quality.  
 

3. Maintain and enhance the scenic value of Shamrock Lake and the Tobacco 
River.  
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4. Promote responsible environmental practices in the community. 
 
5. Continue to encourage environmentally safe and cost-effective solid waste 

management systems, which include recycling, composting and other 
techniques which could further reduce the waste stream generated by the 
City. 

Policies: 
 

1. Require high quality landscaping for all developments. 
 
2. Provide the staff time or funding source necessary to pursue grant sources 

for the environmental de-siltation clean up of Lake Shamrock.  
 
3. Require the preservation of lake viewsheds for all new construction along 

the Lake. 
 
4. Review all site development for control of runoff and minimization of 

erosion.   
 
5. Maintain and improve open space along the Lakefront. 
 
6. Educate City residents about the ecology of inland lakes and streams and 

how various lake uses may affect surface water and groundwater 
environmental quality. 

 
7. Work with the adjacent Townships and entities to address environmental 

issues such as storm water drainage, runoff and surface and groundwater 
quality related issues. 
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SECTION 2  
DEMOGRAPHIC ANALYSIS 

 

Introduction 
 
A key element to planning a community’s future land use and community 
facility needs is an analysis of its demographic characteristics.  This section 
includes discussions of trends in population characteristics, age structure 
and composition, and household composition, and their impacts on the 
City’s demographics.  The data and trends identified in the analysis of each 
factor provide a base from which to develop strategies to address the needs 
of Clare’s residents. 
 
Population 
 
The City of Clare is one of many small, older towns located throughout the 
heart of Michigan.  Older, mature cities across Michigan have experienced 
slow-downs in population growth, or decreases in population, in recent 
years.  However, many Townships around Clare experienced significant 
increases in population, with population growth in the region not necessarily 
slowing as much as spreading out.  While the City of Clare claimed nearly 
14% of Clare County’s population in 1980, the 2000 Census reported that its 
share of County population had slipped to around 10%, while adjacent Grant 
Township has increased in population by more than a third, and is now 
nearly as populous as Clare. 
 
The population of the City has fluctuated just above 3,000 people for the 
past thirty years, (see Table 2.1 Total Population).  After rapid growth in the 
1960s and 1970s, Clare lost 279 people, 8.1% of its population, during the 
economic downturns of the 1980s.  The City of Clare experienced slight 
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population growth between 1990 and 2000, and is estimated to have gained 
some population since 2000, but still has not reached the population it had  
in 1980. Limited population growth in the City is related to the limited space 
for new housing within the City. A finite supply of land available for 
redevelopment, combined with a national trend of declining birth rates, an 
aging population, and smaller household sizes mean the City is not likely to 
see a significant increase in population within its current corporate 
boundaries. 

 
Table 2.1 

TOTAL POPULATION 
City of Clare 

 

Year Population 
Numerical 

Change 
Percent 
Change  

1960 2,442 -- -- 

1970 2,639 197 8.1% 

1980 3,300 661 25.0% 

1990 3,021 -279 -8.5% 

2000 3,173 152 5.3% 

2004 
(estimated) 

3,238 65 2.5% 

  Source:  U.S. Bureau of the Census 
 
Table 2.2, Population Trends, compares the number of people within the 
City of Clare to the population in nearby communities over time, illustrating 
a population growth pattern common throughout Michigan.  Older cities and 
villages, such as Clare, have seen their populations remain fairly constant or 
decline, while Townships that previously had sparse populations, such as 
Grant Township and many other communities within Clare County, have 
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experienced high population growth rates over the past few decades.  
However, Vernon Township has not experienced such growth.  Isabella 
County’s population increase has primarily occurred in the Townships 
surrounding Mount Pleasant, and the County Master Plan recommends 
maintaining most of Vernon Township as very low density “agricultural 
conservation” or “rural conservation” land uses. 

 
Table 2.2 

POPULATION TRENDS, 1990-2000 
City of Clare and Surrounding Communities 

 
 

Community 
1980 

Population 
1990 

Population 
% Change 
1980-1990 

2000 
Population 

% Change 
1990-2000 

% Change 
1980-2000 

City of Clare 3,300 3,071 -8.5% 3,173 5.0% -3.8% 

Clare County 23,822 24,952 4.7% 31,252 25.2% 31.1% 

Grant 
Township 2,227 2,636 18.4% 3,034 15.1% 36.2% 

Isabella 
County 54,100 54,624 0.9% 63,351 16.0% 17.1% 

Vernon 
Township 1,389 1,308 -5.8% 1,342 2.6% -3.4% 

Source: U.S. Bureau of the Census 
 
 
Household Size and Composition 
 
According to the U.S. Census, the City of Clare grew by 151 households 
(12.29%) between 1990 and 2000.  This increase in the number of 
households in the City is substantially larger than the 5.0% population 
increase recorded during that time, but this is consistent with statewide and 
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national trends of shrinking household size.  The number of households in 
the surrounding Townships and Counties also grew faster than population, as 
shown in Table 2.3, Number of Households by Community, below. 

 
Table 2.3 

NUMBER OF HOUSEHOLDS BY COMMUNITY, 1990-2000 
City of Clare and Nearby Communities 

 
Community 1990 2000 % Change 

City of Clare 1,229 1,380 12.29% 

Clare County 9,698 12,686 30.8% 

Grant Township 952 1,151 20.9% 

Isabella County 17,591 22,425 27.5% 

Vernon Township 458 488 6.6% 

  Source: U.S. Bureau of the Census 
 
 

The national trend of decreasing average household size is explained by 
several factors, including an aging population, and younger married couples 
choosing to delay or avoid having children, or to have smaller families.  
Communities in the Clare region are seeing increases faster than those 
experienced nationally or statewide. 
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Table 2.4 
AVERAGE HOUSEHOLD SIZE, 1990-2000 

City of Clare and Surrounding Communities 
 

Community 
1990 

persons per 
household 

2000 
persons per 
household 

% Change 
90-2000 

City of Clare 2.32 2.20 -5.1% 

Clare County 2.54 2.42 -4.7% 

Grant Township 2.75 2.62 -4.7% 

Isabella County 2.74 2.55 -6.9% 

Vernon Township 2.86 2.68 -6.3% 

Michigan 2.66 2.56 -3.8% 

United States 2.63 2.59 -1.5% 

 Source: US Bureau of the Census 
 
 

As Table 2.5, Household Characteristics, below illustrates, the make up of 
families and households in the City of Clare changed somewhat between 
1990 and 2000.  The number of family households in the City increased by 
only 2.6% during this period, while the number of non-family households – 
individuals living alone or households in which not all members are related – 
has grown by 28.2%.  Much of this increase in non-family households was 
due to an increase in people living alone – this category of household grew 
by 26.8% from 1990 to 2000, and single-person households now make up 
38% of the City’s households.  Around half of these people living alone are 
65 years old or older, but most of the growth in single-person households 
was in people under the age of 65.  
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The number of households containing individuals 65 years and older and the 
number of households with children under 18 both grew during the 1990s, 
but neither as fast as the total growth in households.  In 2000, just less than 
one-third of City households contained individuals 65 and older, and 
providing services and care to elderly residents is likely to become a 
continued concern.  
 

Table 2.5 
HOUSEHOLD CHARACTERISTICS, 1990-2000 

City of Clare 
 

Household Characteristics 1990  
City 

% of  
Total 

2000  
City 

% of  
Total 

1990-2000 
Change 

Total households 1,229  1,380  12.3% 

Family households 764 62.1% 784 56.8% 2.6% 

Married-couple family 548 44.6% 564 40.0% 2.9% 

Female householder, no husband 
present 

176 14.3% 180 13.0% 2.3% 

Non-family households 465 37.8% 596 43.2% 28.2% 

Householder living alone 414 33.7% 525 38.0% 26.8% 

Householder 65 yrs. and over 242 19.7% 245 17.8% 1.2% 

Households with individuals  
 under 18 yrs. 

402 32.7% 433 31.4% 7.7% 

Households with individuals  
 65 yrs. and over 

416 33.8% 426 30.9% 2.4% 

Source: U.S. Bureau of the Census 
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Age Structure 
 
The age composition of the City of Clare population reflects larger trends in 
population and birth rates over the past few decades.  As Table 2.6, Age 
Group Comparisons, illustrates, Clare has a slightly lower median age than 
Clare County as a whole, but higher numbers of seniors and children than 
either of the adjoining Counties.  Isabella County’s population is difficult to 
compare to the City’s, as the presence of Central Michigan University in 
Mount Pleasant draws a large student population to that community, 
skewing the median age downwards.  The 2001 Isabella County Master Plan 
notes that most of the other communities in that County have median ages 
above the Statewide median of 35.5 years, similar to Clare County. 

 
Table 2.6 

AGE GROUP COMPARISONS 
City of Clare and Surrounding Counties, 2000 

 
Age 2000 

Clare 
Clare 

% 
2000 

Clare Co. 
Clare Co. 

% 
2000 

Isabella Co. 
Isabella Co. 

% 

Under 5 years 224 7.1% 1,815 5.8% 3,317 5.2% 

5 to 9 years 218 6.9% 2,145 6.9% 3,513 5.5% 

10 to 14 years 210 6.6% 2,293 7.3% 3,737 5.9% 

15 to 19 years 244 7.7% 2,144 6.9% 8,798 13.9% 

20 to 24 years 210 6.6% 1,436 4.6% 12,173 19.2% 

25 to 34 years 388 12.2% 3,412 10.9% 7,299 11.5% 

35 to 44 years 414 13.0% 4,368 14.0% 7,751 12.2% 

45 to 54 years 380 12.0% 4,203 13.4% 6,775 10.7% 
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Age 2000 
Clare 

Clare 
% 

2000 
Clare Co. 

Clare Co. 
% 

2000 
Isabella Co. 

Isabella Co. 
% 

55 to 59 years 113 3.6% 2,039 6.5% 2,349 3.7% 

60 to 64 years 123 3.9% 1,999 6.4% 1,917 3.0% 

65 to 74 years 261 8.2% 3,196 10.2% 3,078 4.9% 

75 to 84 years 242 7.6% 1,725 5.5% 1,995 3.1% 

85 years and over 146 4.6% 477 1.5% 649 1.0% 

Median age (years) 37.2  40.5  25.1  

Source: US Bureau of the Census 

 
Racial Composition 
 
The population of Clare is close to homogenous with respect to racial 
composition.  In 1990, 98.3% of the population was white.  The 2000 Census 
indicated that 97.4% of the population was white.  Clare County has a similar 
racial composition, while Isabella is slightly more diverse, with the Census 
categorizing 2.8% of residents American Indian, 1.9% black or African 
American, and 1.4% Asian. 

 
Education 
 
Clare residents attained significantly higher education levels in 2000 than in 
1990, according to Census statistics, with high school completion 
approaching the State average.  Over 81% of City residents over 25 had 
earned a high school diploma in 2000, compared to only 74.7% in 1990.   
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Educational achievement still lags behind Isabella County, as the University 
in Mount Pleasant boosts that community’s education levels, but leads Clare 
County, as shown in Table 2.7, Educational Attainment of Persons 25 Years 
& Older, below. 

 
Table 2.7 

EDUCATIONAL ATTAINMENT OF PERSONS 25 YEARS & OLDER, 1990 & 
2000 

 
Education Level 1990 2000 Clare Co. 

2000 
Isabella Co. 

2000 
Michigan 

2000 
 Less than 9th grade 10.5% 5.8% 6.4% 5.0% 4.7% 
 9th to 12th grade, no diploma 14.8% 13.1% 17.5% 8.9% 11.9% 

 High school graduate 33.8% 36.5% 40.4% 33.9% 31.3% 

 Some college, no degree 19.8% 21.5% 21.4% 22.4% 23.3% 

 Associate degree 7.8% 6.4% 5.5% 5.9% 7.0% 

 Bachelor's degree 8.0% 11.3% 5.4% 13.7% 13.7% 

 Graduate or professional degree 
 

5.3% 5.4% 3.4% 10.2% 8.1% 

 Percent high school graduate or 
higher 

74.7% 81.2% 76.1% 86.1% 83.4% 

 Percent bachelor's degree or higher 13.3% 16.7% 8.8% 23.9% 21.8% 

Source: U.S. Bureau of the Census 
 

Employment 
 
The occupations of Clare's residents are fairly similar to those held by 
residents of the surrounding Counties, as shown in Table 2.8, Employment 
of Residents By Occupation, below.  In 2000, Clare’s residents were  
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somewhat more likely to be employed in a management or professional 
position than residents of the Counties as a whole, and slightly less likely to 
hold a service occupation.   
 
Unfortunately, the area has recently suffered from the general downturn in 
Michigan’s economy.  With the Michigan Bureau of Labor Market Information 
reporting a statewide unemployment rate of 7.2% in February of 2006, the 
most recent month for which data is available, Clare County suffered from 
11.1% unemployment.  Isabella County fared better, likely buffered by 
University-related employment, with an unemployment rate of only 5.3%.  
The statewide employment picture has gotten worse every year since 2000, 
when Michigan’s unemployment was only 3.7%; Clare County saw 
unemployment of 5.4% in that year, and Isabella County only 3.3%. 

 
Table 2.8 

EMPLOYMENT OF RESIDENTS BY OCCUPATION 
City of Clare and Surrounding Counties 

 
 Clare Residents 

Employed 
Clare County 

Residents 
Employed 

Isabella County 
Residents 
Employed 

OCCUPATION 2000 % 2000 % 2000 % 

Management, professional, 
and related occupations 

413 30.3% 2,643 22.6% 8,996 28.4% 

Service occupation 253 18.5% 2,230 19.1% 7,488 23.6% 

Sales and Office occupations 343 25.1% 2,699 23.1% 8,799 27.8% 

Farming, fishing, and forestry 
occupations 

- - 128 1.1% 210 0.7% 

 116 8.5% 1,449 12.4% 2,451 7.7% 
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 Clare Residents 
Employed 

Clare County 
Residents 
Employed 

Isabella County 
Residents 
Employed 

OCCUPATION 2000 % 2000 % 2000 % 

Construction, extraction, and 
maintenance occupations 

Production, transportation, 
and material moving 
occupations 

239 17.5% 2,526 21.6% 3,733 11.8% 

Total Employed 1,364  11,675  31,677  

Source: U.S. Bureau of the Census 

 
Income 
 
The annual household income of City residents is only slightly lower than the 
average incomes of Clare County residents, though Isabella County had a 
significantly higher median income in 1999.  This disparity across the 
Counties has likely continued or grown since then, considering the 
difference in unemployment rates mentioned previously.  With the statewide 
median household income at $44,667 in 1999, the Clare area lagged behind 
wealthier areas, such as suburban Detroit, with Clare County having one of 
the lowest median incomes in the Lower Peninsula.  In addition to 
unemployment, some of the disparity is likely due to the percent of the 
population that is in the active work force.  According to the 2000 Census, 
only 58.5% of the City’s residents aged 16 or older were in the workforce – 
either employed or unemployed – compared to 64.6% of the State’s working-
aged population.  This means that fewer household members are likely to be 
drawing or seeking incomes, contributing to lower total household income. 
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Table 2.9 
ANNUAL HOUSEHOLD INCOME, 1999 

City of Clare and surrounding Counties 
 

Household Income Clare 
Households 

% Clare County 
Households 

% 
 

Isabella County 
Households 

% 
 

Less than $10,000 310  22.0% 1,750 13.7% 2,689 12.0% 

$10,000-$14,999 115 8.2% 1,206 9.5% 1,914 8.5% 

$15,000-24,999 227 16.1% 2,437 19.1% 3.626 16.2% 

$25,000-$34,999 203 14.4% 2,217 17.4% 3,178 14.2% 

$40,000-$49,999 239 17.0% 2,206 17.3% 3,954 17.6% 

$50,000-$74,999 187 13.3% 1,753 13.8% 3,802 17.0% 

$75,000-$99,999 62 4.4% 602 4.7% 1,721 7.7% 

$100,000-149,999 41 2.9% 359 2.8% 1,084 4.8% 

$150,000-199,999 4 0.3% 79 0.6% 205 0.9% 

$200,000 or more 19 1.4% 130 1.0% 236 1.1% 

Median Household 
Income 

$27,299 
 

$28,845 
 

$34,262 
 

Source: U.S. Bureau of the Census 
 
In 1999, 10.6% of Clare families were below the poverty line, compared to 
7.4% statewide, and a significant 23.4% of families with children under 5 
years old had incomes below the poverty line.  A somewhat higher portion of 
Clare County’s families as a whole lived below the poverty line in 1999, 
though Isabella County’s population followed the statewide average closely, 
as shown in Table 2.10, Families with Incomes Below the Poverty Level. 
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Table 2.10 
Families with Incomes below the Poverty Level 
City of Clare and Surrounding Counties, 1999 

 

 Clare 
Clare 

County 
Isabella 
County 

MI 

All families 10.6% 12.1% 7.4% 7.4% 

Families with 
children under 18 15.3% 18.0% 10.4% 11.3% 

Families with 
children under 5 23.4% 24.9% 15.4% 14.7% 

   Source: U.S. Bureau of the Census 

 
Population Projections 
 
Population in the City of Clare grew very slowly in the period from 1990 to 
2000 and is only estimated to have grown slightly since then.  Considering 
current economic and demographic trends in the State of Michigan, it is 
reasonable to expect only slow growth, and possibly even a loss of 
population in the immediate future.  The City’s 1999 Master Plan predicted 
that the population could reach 4,400 by 2020, using a 1996 estimated 
population of 3,475, a forecast of Clare County’s population growing 48% 
from 1990 to 2020, and an assumption that the City of Clare would grow at 
a similar rate to Clare County over that period.  Considering that the 2000 
Census and 2004 Census estimated population significantly lower than the 
1996 estimate, and that the City grew at only one fifth the rate of the 
County’s growth from 1990 to 2000, the 1999 Plan’s forecast now appears 
to be optimistic. 
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The information on the previous pages reveals a number of parameters that 
could affect City population growth in future years.  The most important 
parameters, however, are likely to be local land use policies and regulations 
and the availability of land for redevelopment.  These parameters will 
determine how much of the regional demand for housing will be 
accommodated within the City.  Mature communities that are mostly built 
out, like Clare, have little opportunity to grow without policies that 
encourage denser residential redevelopment or annexation of new land to 
grow into. 
 
Projections of population growth can be prepared on the assumption that 
current demographic trends and land use policies will continue. Linear 
regression analysis uses historical population data to determine trends, and 
uses those trends to project future growth.  Table 2.11, Population 
Projections, below, presents two projections of future population based on 
regression analyses of population data.  The first estimate includes past data 
from 1960 to 2004, taken from the U.S. Census and U.S. Census estimates.  
This projection indicates continued growth of almost 500 people over the 
next 25 years, reaching a population of 3,743 by 2030 – an increase of 
15.6% from the 2004 Census estimated population. 
 
The second estimate takes into consideration that most of the growth in that 
period occurred before 1980, and that national and state-level economic and 
demographic conditions have changed drastically from the 1960s and 
1970s.  This second estimate uses only the Census data from 1980 to 2004, 
as an attempt to define these more recent trends.  This projection indicates 
a lower future population, and estimates that the City’s population will in 
fact drop somewhat, reaching 3,130 in the year 2030, a reduction of 3.3% 
over the next 25 years. 
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These two estimates can be taken together to provide a range within which 
the future population can be expected to fall.  The forecasts indicate that, 
barring significant changes from recent economic and demographic trends 
or changes to land use policy in Clare, the City’s population will probably 
change only very slowly in the near future – half a percent or less per year. 

 
Table 2.11 

POPULATION PROJECTIONS 
City of Clare 

 
Year Projected Population 

(1960-2004 trend) 
Projected Population 

(1980-2004 trend) 
2004 (Census Bureau 

estimate) 3,238 3,238 

2010 3,406 3,159 
2015 3,490 3,152 
2020 3,575 3,145 
2025 3,659 3,138 
2030 3,743 3,130 

Source: U.S. Bureau of the Census; McKenna Associates, Inc. 
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SECTION 3  
HOUSING ANALYSIS  

 
Introduction  
 
This chapter of the Master Plan analyzes the City’s housing stock and 
development trends, and provides projections for new housing construction. 
This information will serve as a guide for the formulation of the Future Land 
Use Plan.  A comprehensive plan for the future is vital to the preservation 
and improvement of the City’s neighborhoods and housing stock.  The plan 
will create opportunities for revitalization, growth and new development, 
while preserving Clare’s special character.  
 
This chapter provides an in depth analysis using detailed housing data, 
relying extensively on the U. S. Census Bureau, City Assessment records, the 
City’s building permit records and other data sources.  Specifically, this 
chapter analyzes the following housing characteristics: 
 

 Type of Housing 
 Age of Housing 
 Value of Housing  
 Affordability of Housing  

 

Type of Housing 
 
According to the 2000 U.S. Census statistics, 56 percent of the 1,487 
housing units in the City of Clare were conventional single-family, detached 
units. The housing unit mix is shown in Table 3.1.  Housing with three (3) or 
more units continues to be the second most predominant type of housing, 
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with Mobile Homes and Duplex housing a distant third and fourth.  The 
relative standing of the housing types by quantity has been consistent since 
1990 but the single-family housing units has continued to lose percentage, 
while the multiple family, (three (3) or more units), housing type has 
continued to gain in Clare.  These housing unit numbers and percentages 
are also indicated in Table 3.1 below.  The relative percentage of three or 
more unit structures at 32.5% in Clare is significantly greater than both Clare 
County at 2.7% and the State of Michigan percentage at 10.2%. 

 
Table 3.1 

HOUSING UNITS, 1990 & 2000 
City of Clare  

 
 1990 2000 

Category Number % of  
Total 

Number  % of  
Total  

1 Unit 
(attached & 
detached) 

845 63.2% 833 56.0% 

2 Units 56 4.2% 77 5.2% 

3 Units or more 323 24.1% 483 32.5% 

Mobile Homes 97 7.2% 94 6.3% 
Other 
(Boat, RV, Van, etc.) 17 1.3% 0 0.0% 

Total Housing Units 1,338  1,487  

 Source U.S. Bureau of the Census, 1990 and 2000 
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Along with the decrease in the single unit housing type in Clare, the City has 
experienced a decrease in the percentage of owner occupied housing units 
in town from 1990 to 2000 with 51.1 % owner occupied housing units in 
1990 to 48.6% in 2000.  (See Table 3.2 below).   At the same time, Clare has 
a corresponding increase in the relative percentage of renter occupied 
housing from 40.7% in 1990 to 44.2% in 2000.  
 
The number and percentage of housing units that were vacant in 1990 and 
those that were vacant in 2000 dropped slightly from 110 units to 107 units. 
 Some vacancies was found in both rental units and units intended for 
owner-occupancy. There are a significant number of rental units in the 
central portion of the City, primarily of the west side of McEwan Street 
(Business 127), just south of the Lake Shamrock/ Petit Park area. 

 
Table 3.2 

HOUSING CHARACTERISTICS, 1990 & 2000 
OWNERSHIP 
City of Clare  

 
 1990 2000 

Category Number % of 
Total 

Number  % of 
Total  

Total Units 1338  1487  

Owner Occupied 683 51.1 % 722 48.6% 

Renter Occupied 545 40.7% 658 44.2% 

Vacant 110 8.2% 107 7.2% 

           Source: U.S. Bureau of the Census, 1990 and 2000 
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Age of Housing 
 
Table 3.3 provides a snapshot of the age of housing in the City of Clare, 
organized primarily by decade.  Most of the housing units currently in the 
City were constructed prior to 1990, with the median year of structures built 
at 1966. There are several quality older, 2 story homes over 50 years of age 
close to Downtown of brick, clapboard and stone.  There is also an area just 
west of McEwan Street south of the railroad with primarily smaller, ranch 
homes of clapboard in an area affectionately called “Dogpatch”.  Some of the 
homes in this area are currently experiencing re-gentrification and 
renovation.  
 
A significant quantity of high-quality homes have been built around Lake 
Shamrock.  The greatest numbers of newer homes in this Lake Shamrock 
area are actually in the Clare Township jurisdiction rather than within the 
City of Clare municipal boundary.  The incentive for the purchase of 
Township land is the lower tax rate.  Between 2000 and 2006, Clare has had 
one major new residential development just east of town in what was once a 
nursery.  The housing development is called White’s Subdivision.  White’s 
Subdivision is being developed on a lot by lot basis with a variety of different 
housing types, sizes and styles, atypical of the modern subdivisions of 
today.  
 
 
Also of note is the significant area of multiple family rental housing in the 
area just south of the river and west of McEwan Street.  These structures are, 
for the most part, large, two story sided structures with exterior access to 
the units.  There is a ranch-style rental development of affordable housing in 
this area as well.  Currently seniors occupy much of the single story housing 
development.  There are no condominium developments whatsoever within 
the City limits and little loft housing available within the second stories of 
the commercial buildings Downtown.    
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In recent years, Clare has had 8 new construction housing permits issued in 
2004 and 5 in 2005, based upon the City of Clare Building Department 
Permit information.  The significant decrease in the number of new house 
construction units in 2000 and beyond is likely a reflection of the finite 
amount of available land for single-family development within the City.   

 
Table 3.3 

HOUSING CONSTRUCTION by DECADE AGE 
City of Clare 2000 

 
Years Number of  

Housing Units 
%  

of Total 

1999 to 2000 16 (a)  1.1% 

1995 to 1998 78  5.2% 

1990 to 1994 78  5.2% 

1980 to 1989 125  8.4% 

1970 to 1979 366  24.6% 

1960 to 1969 226  15.2% 

1950 to 1959 223  15.0% 

1940-1949 156  10.5% 

1939 or earlier 220  14.8% 

TOTAL 1488  100.0% 

Source: U.S. Bureau of the Census, 2000. (a)  Ending in March 2000  
 
Note: Building permits issues in 2004 equaled 8 and in 2005 
equaled 5. 
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Value of Housing 
 
Home value is important both to homeowners and to local governments.  For 
the homeowner, a house is generally the household’s largest single 
investment.  For local governments, residential property tax is one of their 
primary income sources.  
 
Clare has seen a substantial increase in the value of owner-occupied housing 
properties.  The median value for owner-occupied units was $47,600 in 
1990 and $78,500 in 2000 according to the 1990 and 2000 census data.  
While the median home value data from the Census is valuable, it does not 
distinguish between the different types of housing available in the City of 
Clare.  Clare’s housing ranges from historic houses to new single-family 
development, and includes both new and older housing areas.  There are 
varied neighborhoods with different styles of housing and different 
development patterns within the City as a whole; the 2000 Census reported 
home values ranging from less than $50,000 to $299,999, though only 
about 3% of the homes fell into the higher end of that range from $200,000-
$299,999. 
 
Table 3.4 indicates that for all residential properties, assessment values rose 
3.81% from 2005 to 2006 and taxable values for Clare rose 5.79% from 2005 
to 2006.   
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Table 3.4  
REESIDENTIAL PROPERTIES/ ASSESSED and TAXABLE GROWTH  

City of Clare 2004 to 2006 
 

Residential Assessment Totals 

2004 2005 2006 Percentage 
Increase 

2004 to 2005 

Percentage Increase 
2005 to 2006 

41,254,631 42,793,300 44,425,200 3.73% 3.81% 

Residential Taxable Totals 

2004 2005 2006 Percentage 
Increase 

Percentage Increase 
2005 to 2006 

31,157,473 32,709,957 34,605,314 4.98% 5.79% 

Source: City of Clare Assessing, 2/10/2006. Clare totals are for both Clare and 
Isabella County Side Parcels. Ad Valorem Value Only   

 
Housing Affordability 
 
As the median home value rose from $47,600 in 1990 to $78,500 in 2000, 
the median household income rose from $17,861 in 1990 to $27,299 in 
2000.  The median home value rose more quickly than the median 
household income during the 1990-2000 decade.  The affordability factor 
can be analyzed as the ratio of household income to the cost of buying a 
house.  The higher the ratio, the less affordable it is for someone to become 
a homeowner.   
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The 2000 Census reports a median home value of $78,500, or 2.875 times 
the median household income.  While this value-to-income ratio is still 
modest, it is an indication that the cost of housing in Clare has risen more 
quickly than incomes, possibly causing hardship for some residents. 
 
Rising home costs may prevent growing families from moving to larger 
homes or may prevent the renters from becoming homeowners.  Home 
values have continued to rise since 2000, accompanied by rising mortgage 
interest rates and spiraling home heating costs.  The affordability factor may 
become even more of a concern over time. 
 
Data is also available from the 2000 Census on homeowner costs and gross 
rent paid as a percentage of household income.  These costs include 
mortgage, property tax, and utility costs.  The U.S. Department of Housing 
and Urban Development considers housing to be “affordable” if a household 
pays no more than 30% of its income on these costs.  According to the 2000 
census, only 13% of owner households paid more than 30% of their income 
on selected monthly owner housing costs.  Of renter households, however, 
32.8% paid more than 30% of their income on housing costs.  There is an 
unusually large share of renter households in the City of Clare as mentioned 
earlier.  This means that the total number of households living in 
unaffordable housing in Clare is significant.  
 
Residential Development Considerations 
 
A number of factors are important when considering the City’s potential for 
future population and housing stock growth. 
 
Land Availability 
Clare has limited land available within the current boundaries of the City for 
residential development.  There is a large parcel of land zoned for R-1 
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single-family residential development in the northwest corner of the City.   
This area, however, is heavily wooded with some wetland areas and will not 
be easily developed.  There is a second area of land off N. Mission Road that 
is currently zoned R-1 as well but this area is sandwiched between 
commercial and industrial development. 
 
Clare does have several unique residential opportunities Downtown.  Within 
its commercial area Downtown, there is available space above the stores for 
loft-type housing accommodations.  The Dairy Warehouse building complex 
is also in the Downtown area and that could be redeveloped into a mixed 
use type of building with residential and retail uses.  
 
Utility and Public Service Capacity  
Clare has a wide range of public services as discussed in Section 5.  The City 
has a full time Police, Fire and Public Works Department in place and an 
excellent school system.  Future residential population growth will place 
additional demand on these services but they are in place and can be 
expanded with the additional tax revenues.   
 
Transportation System 
Clare is a pleasant, walkable community with sidewalks, bike trails and a 
vibrant Downtown that has most of the everyday commercial services within 
its boundaries.  The U.S. Census Bureau 2000 revealed that forty-two (42%) 
percent of Clare’s labor force works within ten minutes of home.  Mt. 
Pleasant is the largest City nearby and that is 15 miles from Clare.  As a 
result, Clare is a highly pedestrian-oriented community.  
 
Additionally, Clare is serviced by a bus transit system and a highly efficient 
highway system.  US-127 runs north and south along the eastern boundary 
of the City and US-10 runs east and west through Clare.  The future 
development of the residential sector outside the City should be closely tied 
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to the capacity and development of the road system in place.  Residential  
 
areas should be located in proximity to major roads with easy connections 
to the freeways to serve any commuters.  Transportation is analyzed in 
Section 6.   
 
Environmental Quality 
Environmental protection and preservation should be of primary concern 
whenever development is proposed in Clare.  Residential development can 
negatively impact the recharge rate of underground aquifers and increase 
the rate of storm water run-off and the risk of groundwater contamination, if 
it is not carefully monitored.  The soil erosion caused by the storm water 
run-off in turn causes the natural water system to silt up, thus polluting the 
streams and lakes.  
 
Development that removes massive woodlands can destabilize the soil, 
remove native habitats, increase ambient temperatures, decrease the 
effective air cleansing power of the trees and destroy the natural beauty of 
the community.  In the interest of protecting the environmental quality of 
the City, Clare should consider regulations such as woodland and wetland 
ordinances that would regulate new development, residential or otherwise, 
in order to restrict development in sensitive groundwater recharge and 
wetlands areas.  Environmental regulations serve to protect valuable natural 
features which in term increase the residential housing value.   
 
Efficiency of Development Patterns  
The efficiency of development patterns should be considered as well for 
future residential housing.  Municipal public services can be delivered much 
more efficiently and cost effectively where development is compact. Large 
lot development on conventional lots is the most costly type of development 
to provide with public services, such as public sewer and water service, 
roads, and fire coverage, as more infrastructure is needed for each housing 
unit.  The existing traditional, compact residential development pattern in 
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Clare is efficient and should be continued.   
 
Clare should also consider, however, developing alternative housing such as 
condominium, townhouse and mixed use type development within the City 
and particularly within the Downtown area. For larger scale residential 
developments, Clare will have to work with the adjacent Townships to 
substantially increase the number of residential units in the City.  

 
Conclusions 
 
In the past few years, residential growth in the City of Clare has not been 
strong.  Opportunities now exist, however, in the Downtown area to provide 
additional, alternative residential housing suited to the pleasant atmosphere 
in the City.  Housing opportunities are also available in adjacent vacant 
Township lands with future annexation agreements, as more people want to 
experience the high quality of life in small town Clare.    
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SECTION 4 
EXISTING LAND USE 

 

General Overview 
 
The general pattern of land use in the City of Clare has been formed by 
several key parameters, including the abundance of natural woodland 
resources in the vicinity, the presence of the railroad and its proximity at the 
crossroads of transportation corridors to the north and west.  Clare began 
as a lumbering town due to the abundance of natural pine forests around 
Clare. The lumbering industry necessitated railroad tracks to transport the 
timber products to more densely populated communities.  Downtown Clare 
began as a center to service the timber industry but with the rail 
transportation came new residents, farmers, merchants and visitors. 
 
Clare’s community and civic land uses grew and clustered together along the 
main street through town called McEwan Street, creating what is the 
Downtown with its collection of late 19th and 20th century commercial and 
civic buildings. 
 
In the mid-20th century, the Tobacco River was dammed creating Lake 
Shamrock.  With creation of the lake and with easy railroad and highway 
access, Clare became a destination for summer tourists to enjoy the scenic 
north country. At the juncture of two highways, US-10 and US-127, Clare is 
still a stopping point today for many visitors as they head to northern 
Michigan on holiday.  
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Development in Proximity to Other Communities 
 
Clare historically seems to have developed of its own accord without 
pressures from any surrounding urban centers.  The closest communities of 
size are Mt Pleasant and Harrison.  Mr. Pleasant is the home of Central 
Michigan University and the Soaring Eagle Casino and is located 
approximately 15 miles south of Clare.  Harrison, the county seat of Clare 
County’s, located about the same distance to the north of Clare. The closest 
development to the west is Farwell and to the east is Coleman and then 
Midland at approximately 32 miles away.  The land in between these town 
centers is primarily natural land or agricultural land. 
 
Clare, with its substantial resources, supplies its own commercial and retail 
services, utilities, schools and health care.  The surrounding communities 
have not influenced development in Clare up to this point, as the 
surrounding communities provide no services other than perhaps Mt. 
Pleasant for university classes and casino entertainment and Harrison for 
County court functions.    
 

Transportation Corridors 
 
The major transportation corridors of US-10, US-127 and the railroads have 
had a significant impact on the development patterns.  The Existing Land 
Use Map on page 4 – 6 indicates that most of the commercial growth has 
historically centered along McEwan street or Business 127.  Some 
commercial uses and the majority of the industrial development are 
concentrated in the area along what was once the Pere Marquette Railroad, 
the east-west railroad, in the City.   
 
Accessibility to the regional transportation network of US-10, US-127 and to 
a lesser extent the railroads will continue to be an important development 
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consideration, as businesses rely on the delivery of goods to and from 
remote locations and some residents of Clare leave the City for employment 
and entertainment.  
 
The extensive grid network of local roads existing in Clare has condensed 
residential development on modest size lots with easy access to commercial 
and industrial development, either by car or by foot.  These residential areas 
are within easy walking distance of community facilities and natural 
resources amenities like the Tobacco River and Lake Shamrock.  The 
relatively new conversion of the Pere Marquette Railroad to the Pere 
Marquette Trail for biking and hiking may also influence future development 
of service establishments like restaurants for people utilizing the trail. 
 

Existing Land Use 
 
McKenna Associates conducted a windshield survey to observe existing land 
uses in the City of Clare in May 2006.  From that data, an Existing Land Use 
map was prepared to show the relative locations of various uses.  This 
section presents the results of the existing land use analysis based on the 
total Clare area. 
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Table 4.1 
GENERALIZED EXISTING LAND USE - 2006 

 
Land Use Category Acres Percent 
Agricultural 68.8 3.7% 
Single Family Residential 388.9 21.2% 
Multiple Family Residential 49.9 2.7% 
Commercial/Office 164.4 8.9% 
Industrial 114.0 6.2% 
Public/Semi Public 475.1 25.9% 
Vacant 492.1 26.8 
Water  84.7 4.6% 
TOTAL 1837.9 100.0 % 

Reference: Existing Land Use Map, 04/11/2007 
 
Land Use Categories 
 

1. Agricultural: Agricultural lands are large parcels of land actively used 
for commercial agricultural purposes.  This land use classification 
includes 68.8 acres of land for a total of 3.7% of the total area of the 
City.   

 
2. Single Family Residential: Single Family Residential land uses are 

improved single land parcels or portions of parcels having a one 
family detached dwelling unit.  The residential land use category 
includes acreage parcels and subdivision-style lots.  Single Family 
Residential is 388.9 acres for a total of 21.2% of the City    
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3. Multiple Family Residential: Multiple Family Residential land uses are 
improved land parcels occupied in whole or in part by structures 
containing dwelling units for two (2) or more households including 
duplexes, flats, apartments, row houses, terrace dwellings, nursing 
homes and mobile home parks but excluding commercial dwellings 
such as hotels, motels and campgrounds. These more intensive 
residential uses are located primarily in the area just south of the 
Tobacco River and Lake Shamrock but there are also multiple family 
dwellings on the far east and west side of the City.  This category 
includes 49.9 acres and 2.7% of the total area of Clare.    

 
4. Commercial/Office: Commercial/Office land uses are improved land 

areas and buildings where products, goods or services are sold or 
used for professional services, such as medical and dental centers, 
financial institutions, professional offices and business offices.  These 
uses are concentrated along McEwan Street in the Downtown area and 
just south of the northern-most US-127 interchange.  The area 
occupied by Commercial/Office use is 164.4 acres or 8.9% of the total 
City of Clare area.           

 
5. Industrial: Industrial land uses are parcels devoted to the assembling, 

fabricating, manufacturing, packaging, warehousing or treatment of 
products, wholesaling, storage and/or servicing of heavy equipment.  
The industrial land uses are primarily on the southern half of the City 
with a large concentration in the new industrial park and along the 
railroad tracks.  Industrial land comprises 114.0 acres or 6.2% of the 
City area.   

 
6. Public/Semi-Public: Public land is comprised of areas and facilities 

that are publicly operated and available to be used by the general 
public.  Public uses include public schools, government buildings, 
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public recreation facilities, City-owned cemeteries and parks.  The City 
Hall and other municipal buildings fall into this category.   

 
Semi-Public land uses include land and accessory facilities that are 
privately owned or operated, used by a particular group of persons, 
and do not have profit as their principal intent such as churches, 
private clubs, parochial schools, sports clubs, private air landing strips 
and similar uses.  Public and Semi-Public land includes 475.1 acres or 
25.9% of the Clare area.     

 
7. Vacant: Land not used for any active use defined above, including 

farming.  Vacant land includes woodland and wetland areas as well as 
open, uncultivated, undeveloped, uninhabited and unused space.  
Vacant land accounts for the 492.1 acres or 26.8 % of City area.  

 
8. Water: The Water land use category is comprised of the large water 

bodies named on the Existing Land Use Map.  These water bodies 
include the Tobacco River and Lake Shamrock.  Water area in Clare 
equals 84.7 acres or 4.6% of the City.  
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<INSERT EXISTING LAND USE MAP> 
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LAND USE ISSUES 
 
This analysis has uncovered several land use issues which affect the quality 
of life, function and attractiveness of the community. 
 

 Multiple Family Developments. 
One issue of concern is the relatively recent development of large 
parcels of land as Multiple Family rental developments.  Clare 
currently has over 32.5 percent of the housing units now consisting of 
multiple family dwellings 3 units or more and over with more in the 
planning stages.  Clare also has 220.14 acres zoned for Multiple 
Family use throughout the community and many of those acres are 
not yet developed.  This current pattern of vacant land use that is 
zoned for future Multiple Family Residential development should be 
examined carefully and perhaps modified on the Future Land Use Map 
to align with the desire of the community to reduce the percentage of 
Multiple Family development in Clare.  

 
 Transportation Relationships and Land Use.  

Clare is at the intersection of two major highways US-127 and US-10.  
These transportation routes bring many people in close range to 
Downtown Clare.  The corridors provide opportunities for the City to 
draw people off the expressway and into the community.  The four 
gateway areas currently are not distinctive or particularly attractive in 
visual appeal.  
 
However, these four gateway locations could potentially improve the 
viability of the Downtown.  The establishment of gateway areas will 
require thoughtful planning and design by defining the character of 
Clare in a positive light.   
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On the flip side, an increase in traffic volume from the expressway 
interchanges will require careful management to help the Downtown 
maintain its small town, pedestrian friendly environment.   

 
 Relationship to Surrounding Adjacent Townships. 

Clare has a professional working relationship with the surrounding 
Townships currently.  Clare has several 425 agreements in place and 
the possibility of more in the future, as Clare can provide the 
necessary utility infrastructure for future developments on vacant 
Township land adjacent to the Clare border.  These agreements have 
the potential to provide additional Single Family developments as well 
as other types of Commercial and Industrial uses.  These agreements 
can be mutually beneficial to both parties with the proper zoning 
ordinance regulations in place.  

 
 Protection of Natural Features.  

Clare has some remaining natural woodland and wetland areas within 
the City boundaries that help define Clare as the gateway to the North 
Country.  As these remaining parcels are developed, the natural 
features are altered and the up-north character will be diminished.  
The City currently does not regulate natural features such as 
woodlands and wetlands so the challenge will be to develop general 
guidelines that will help achieve the proper balance between new 
development and the preservation of the natural features.    
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SECTION 5 
COMMUNITY and RECREATION FACILITIES 

 

Introduction  
 
A primary purpose of municipal government is delivery of services designed 
for the health, safety, and welfare of the local population. The City of Clare 
has numerous quality community facilities that serve both City residents as 
well as the surrounding Townships. The responsibility of providing these 
services is shared by several public entities. Administrative services, 
recreation, utilities, roads, public infrastructure and other services are 
provided and/or managed by the City, Clare and Isabella Counties, Clare 
Public Schools, various other public agencies, and partnerships among these 
agencies. 
 
This inventory groups community facilities into the following categories: 
 

 Government Facilities 
 Social and Cultural Facilities 
 Public Utilities 
 Parks and Recreation Facilities 
 Public School Facilities 

 

Government Facilities 
 
City Hall  
The City of Clare municipal offices are located at 202 West Fifth Street, one 
block west of McEwan Street. The City Hall, built in 1932, consists of two 
floors of approximately 3,600 square feet each. Within this space, there are  



 Community Facilities 

Master Plan  Page 5-2 
April, 2007 

 
six (6) full time and two (2) part time employees providing general City 
services, including the Manager, Clerk, Finance Director/Treasurer, Director 
of Public Works, Parks and Recreation Department, Building Inspector, and 
part-time Assessor. A small meeting room is located on each floor of the City 
Hall. 
 
Renovations in the 1960s and 1970s changed the façade of the building 
from its historical appearance. Some of the needed changes to the facility 
include increased meeting space, restoration of the original exterior, and 
floor plan improvements. 
 
Police Department  
Police service is provided to the City by the Clare Police Department, 
headquartered Downtown in a building shared with the fire station. The 
Police Department maintains a 24-hour coverage of the City with at least one 
officer on patrol at all times. Mutual aid agreements with the Clare County 
and Isabella County Sheriff Departments ensure a high level of service for 
the City and surrounding areas. City Police Department staffing includes 
eight full-time certified officers, four part-time certified officers, one full-time 
dispatcher, and fifteen auxiliary/reserve officers. The department has three 
patrol units, one detective unit, and a DARE car. Current facility needs 
include larger storage areas for uniforms, equipment, and extra supplies. 
 
Fire Department 
The Clare Fire Department provides emergency services to 108 square miles 
around the City of Clare, including portions of four neighboring Townships 
in Clare and Isabella Counties. The fire station is located Downtown on Fifth 
Street, across from City Hall. According to the Fire Chief, 29 paid-on-call 
firefighters are assigned to the station. The station holds several fire 
protection vehicles, including two Class ‘A’ pumper trucks, a 1,800-gallon  
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water tender, a 102’ ladder platform, and two field fire units. The Fire 
Department maintains mutual aid agreements with both the Clare County 
and Isabella County Fire Departments.  
 
Department of Public Works 
The physical infrastructure of the City is often the most apparent gauge of 
the quality and effectiveness of local government. Responsibility for 
maintenance of City property, facilities, and equipment is charged to the 
Department of Public Works (DPW). The DPW garage is located on Maple 
Street, on the south side of the City. Current facilities are adequate, but 
available land contiguous to the garage may need to be acquired to provide 
space for future growth of the Department. 
 
The DPW currently maintains all public water systems, sanitary sewer 
systems, and storm drains throughout the City. The department also 
maintains the Cherry Grove Cemetery and services all City vehicles and 
equipment. All road and sidewalk maintenance, repair and construction, and 
snow removal for City-owned streets are provided by the DPW. This 
department also oversees the City's utility billing, yard waste collection, and 
brush chipping service, and maintains the contract with Waste Management 
for garbage and curbside recycling collection. 
 
Post Office 
The historic post office building is located Downtown on the southwest 
corner of Fifth and McEwan Streets. The building contains Depression-era 
murals, painted as part of a federal work program. These murals represent a 
significant cultural and historical asset to the City and should be maintained 
in good condition. 
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Social and Cultural Facilities 
 
Social and cultural facilities enrich the quality of life for residents. The types 
of social and cultural facilities found in each community differ, because they 
typically reflect local interests and values. 
 
Library 
The Pere Marquette District Library is located in temporary facilities in the 
Downtown on Fourth Street. Plans are underway for the construction in 2006 
of a new $2.1 million, 10,000 square foot facility at the corner of Fourth and 
Pine Streets. The facility will offer expanded room for the library’s 
collections, more computer workstations, separate children’s and teen’s 
areas, barrier-free access, and community meeting space. 
 
Churches and Religious Institutions including Private Schools 
Many religious facilities serve Clare area residents and play a key role in the 
community and the surrounding area. Many of the church buildings are 
older and enhance the heritage and traditional character of the City. 
Preservation and maintenance of these resources should be encouraged. 
These facilities also provide additional social and recreational opportunities 
for the residents of the City and surrounding Townships. A private Catholic 
elementary school, St. Cecilia’s, offers an educational alternative for 
residents of Clare and the surrounding area. 
 
Cemeteries 
Cherry Grove Cemetery, owned by the City of Clare, and the privately owned 
St. Cecilia’s Cemetery are located along Schoolcrest Avenue in the northeast 
corner of the City. Both cemeteries represent significant areas of open space 
and passive recreation in the City. 
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Public Utilities 
 
Public Water Service 
The City of Clare provides public water and sanitary sewer service to all 
residents and businesses within the City. The current average volume of 
water pumped from the four City wells, which tap an unconfined aquifer, is 
630,000 gallons per day. The water plant is located in the southwest corner 
of the City off Maple Street, next to the DPW building. 
 
The City’s water system is currently operating at maximum capacity, with no 
allowance for additional growth without expansion of the system. 
Construction of a new water tower on the north side of the City is planned in 
the next two years.  The new tower, in addition to an additional well in the 
next three to five years, will accommodate future residential and commercial 
growth in the City. 
 
Beyond expansion, technical improvements are needed for the water system, 
including updated controls, a new backwash tank, and completion of a 
project to correct significant water loss from the system. 
 
Wellhead Protection Area 
The City’s Wellhead Protection Plan (WHPP), approved by the Michigan 
Department of Environmental Quality in 2001, provides for the protection of 
the public water supply from contamination.  The Wellhead Protection Area 
extends southwest of the City, into Isabella County and Vernon Township. 
The WHPP includes a contaminant source inventory, which map locations of 
potential contamination sources sections on responsibilities and public 
participation, and strategies for managing the protection area.  
Recommended actions include creating an overlay zoning district for the  
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wellhead protection areas, developing public education and waste collection 
programs, and monitoring abandoned wells in the area to prevent further 
contamination.  
 
Sanitary Sewer System  
The wastewater treatment plant serving the City was built in 1989 with 
service capacity for 10,000 persons.  Current demand uses approximately 
40% of the plant’s 1.35 million gallons per day capacity, although upgrades 
will be required in the next two to three years to comply with state 
environmental regulations, specifically in regard to ammonia nitrogen 
discharges and inflow & infiltration problems.  The wastewater treatment 
plant is located on the east side of the City along Eberhart Road, south of 
the airport. 
 
Storm Water System 
Storm drains are located throughout 70% of the City to facilitate the flow of 
storm water toward the Tobacco River.  The system is not mapped, however, 
and the City is in need of a formal storm water management ordinance. 

 
Parks and Recreation Facilities 
 
Parks and recreation facilities are an important service any community can 
provide to its residents.  Although lives do not depend on it, providing and 
maintaining park space for residents to enjoy has a significant impact on 
quality of life, personal health, property values, and aesthetic appeal.  
 
The City of Clare completed a Parks and Recreation Master Plan in 2005. 
This document provides detailed analyses of recreation facilities, 
partnerships with community organizations and the Clare Public Schools, 
and goals for facilities and programs in the City.  As a result of the planning 
process, the City created a Parks and Recreation Department to manage and 
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implement recreation opportunities in Clare.  The City’s 2005 Parks and 
Recreation Master Plan is incorporated into the Master Plan by reference and 
should be consulted for greater detail of recreation facilities and future 
planning goals. 
 
Outdoor recreation facilities in the City of Clare include the 29.4 acre 
Brookwood Athletic Complex on the west side of town, Stamina Stadium, 
Pettit Park, Shamrock Park, and Clare Memorial Park across from City Hall. 
The Brookwood Complex is a joint effort of the City and the school district, 
and includes multiple athletic fields (football, baseball, softball, basketball, 
track and field, tennis, volleyball, etc.), picnic areas, and a newly constructed 
Imagination Gateway structure.  Pettit Park is located on five acres of land in 
the northwest portion of the City, with a possible expansion by donation in 
the near future.  The park offers campsites with electrical hook-ups as well 
as a barrier-free fishing pier.  Ten-acre Shamrock Park includes a large 
pavilion that is used for farmer’s markets and other community events. 
Shamrock Lake offers excellent fishing for trout, bass, bluegill, and perch.  
 
The recently opened Kevin W. Sherwood Trail is a one-mile paved multi-use 
trail along North McEwan Street, from Pettit Park to Colonville Road.  The 
McIreland Nature Trail offers passive recreation opportunities on the east 
side of the City, off Eastwood Drive. The Pere Marquette Rail-Trail is planned 
to connect through the City along the old CSX railroad right-of-way; currently 
the trail extends to the east and the west from the City limits, but there is 
not a link through the City. The City also owns and operates the Cherry 
Grove Cemetery, which, with the adjacent St. Cecilia’s Cemetery, provides 
opportunities for walking and nature watching. 
 
The City of Clare recently purchased the old railroad depot building on 
McEwan Street for relocation and renovation. Plans are underway for the  
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building and grounds to become a trailhead for the regional trail system, 
with restrooms, a museum, and offices for the Chamber of Commerce and 
Main Street Program. 
 

Public School Facilities 
 
One of the critical factors for families and businesses choosing where to 
relocate is the quality and accessibility of the school system. The City of 
Clare and much of the surrounding area to the north and east are served by 
the Clare Public Schools. The district serves 1,565 students with 
approximately 100 faculty members. 
 
There are four schools that serve Clare Public Schools district: 
 

 Clare Primary School is located on Wheaton Avenue and serves 550 
students from kindergarten through fourth grade. The school, built in 
1972, was added to in the fall of 2003.  

 
 Clare Middle School, also on Wheaton Avenue, enrolls 500 students in 

grades five through eight. The middle school building was built in 
1922 with an addition built in fall 2003. A number of historic 
Depression-era murals adorn the walls of the middle school 
auditorium and represent a significant cultural asset to the City. 

 
 Clare High School is located at the corner of Schoolcrest and Cedar 

Streets and enrolls approximately 450 students with a retention rate 
of over 99%.  

 
 Clare Pioneer High School, on the western edge of the City, houses the 

district’s alternative education programs, including adult education. 
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The public school facilities offer recreational opportunities to area residents 
and the district cooperates with the City Parks and Recreation Department to 
provide joint programs. 
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SECTION 6 
TRANSPORTATION ANALYSIS 

 
Regional Context  
 
The City of Clare straddles the boundary of Clare and Isabella Counties in 
the heart of Michigan’s Lower Peninsula. Grant Township in Clare County 
surrounds the City to the west, north, and east, while Vernon Township in 
Isabella County borders the City to the south.  The City of Clare is 
approximately 15 miles south of the City of Harrison, the county seat of 
Clare County, and 15 miles north of the City of Mt. Pleasant, the county seat 
of Isabella County.  Centrally located between Michigan’s major cities and 
“up-north” recreation areas, Clare is just 60 miles northwest of Saginaw, 85 
miles north of Lansing, and within a couple hours drive of Grand Rapids and 
Detroit.  
 
Two major regional highways meet in Clare. US-127 connects Mt. Pleasant, 
Lansing, and Jackson from the south to Grayling, Mackinaw City, and the 
Upper Peninsula via I-75 to the north. US-10 provides access from Saginaw, 
Bay City, and Midland on the east side of the state to Reed City and 
Ludington on Michigan’s west coast, ultimately connecting to Wisconsin via 
the Lake Michigan Car Ferry.  Clare serves as a major gateway to northern 
Michigan’s recreation areas, and even boasts the second busiest highway 
rest area in the state. 
 
Recent planned improvements to the regional transportation system in Clare 
include the repair and replacement of bridges on US-127 and US-10, as well 
as the addition of a tunnel under US-127 for the extension of the Pere 
Marquette Rail-Trail along the former CSX railroad right-of-way.  The Clare 
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County Road Commission plans to reconstruct Clare Avenue north of the 
City from Colonville Road to Beaverton Road in 2007; this project may have 
impacts on circulation in the northern part of the City.  Planned road 
improvement projects in the City of Clare include the reconstruction of the 
500 and 600 blocks of Wilcox Parkway over the next two years. 
 

Classification of Roads 
 
Road classifications identify the type and volume of traffic that are 
appropriate for each segment of the road network.  Road classifications are 
also an indicator of the jurisdiction responsible for the maintenance and 
improvement of roads.  The classifications establish expectations among 
residents, City officials, and transportation engineers concerning the 
operational characteristics and character of each road. Road classifications 
also play an important role in determining a community’s eligibility for state 
and federal highway funds.  
 
National Functional Classification 
The National Functional Classification (NFC) is a planning tool which federal, 
state, and local transportation agencies have used since the 1960’s.  The 
Federal Highway Administration developed this system of classifying all 
roads and highways according to their relative traffic-carrying function.  
 
The NFC designation of a given road has a direct relationship to its eligibility 
for federal funds, either as part of the National Highway System (NHS) or 
through the Surface Transportation Program (STP).  All principal arterials, 
minor arterials, urban collectors, and rural major collectors are eligible for 
federal funds for improvement. Interstates, freeways, and principal arterials 
have a higher funding priority and thus, a greater amount of funding.  If a 
road has an NFC designation of rural minor collector, it is not included in the 
definition of a federal aid road, but it does have some limited eligibility for 
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federal funds.  Roads classified as local roads are not eligible for federal aid.  
 
 Freeways are limited-access roads that carry the highest traffic 

volumes and typically involve regional through traffic instead of local 
traffic.  While only a small portion of freeway is located within the City 
limits, Clare is significantly influenced by the US-10 and US-127 
freeways on the east and north sides of the City.  The Michigan 
Department of Transportation (MDOT) is responsible for the 
maintenance of these freeways and their bridges and access ramps. 

 
 Principal arterials carry vehicles over long distances and connect 

population centers and places that create major traffic, such as 
airports and regional shopping centers.  These major roads serve 
primary centers of activity, carry high traffic volumes, and involve 
through traffic as well as local traffic.  State routes between smaller 
cities, surface streets of moderate importance in large cities, and 
important surface streets in smaller cities are some examples of 
principal arterials.  No roads in the City of Clare are designated as 
principal arterials. 

 
 Minor arterials are similar to principal arterials, except they function 

to carry trips of shorter distances.  They place more emphasis on land 
access than do principal arterials, because one of their key functions is 
to carry traffic to the next junction of a principal arterial.  No roads in 
the City of Clare are designated as minor arterial roads. 

 
 Collector roads connect areas of concentrated land use development 

to arterial roads and freeways.  They provide access to parcels of 
property and direct traffic from residential areas to arterials. 
Generally, in the design of new road systems, efforts are made to 
promote a consistent flow of traffic on collector roads without long 
delays.  This is done through intersection signaling, lane width and 
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road construction, and access management controls.  McEwan Street 
and Fifth Street are rural major collector roads within the City of Clare 
and extending into the surrounding townships.  Colonville Road, 
outside the City to the north, is a rural minor collector. 

 
 Local roads primarily provide direct access to abutting land and to 

major roads and highways.  Movement of through traffic is usually 
discouraged on local roads, which are not eligible for federal aid 
funding.  All streets in Clare besides McEwan and Fifth are classified as 
local roads. 

 
Jurisdictional Classifications 
Michigan’s Act 51, Public Acts of 1951, as amended, establishes another 
roadway classification system, which determines the method for distribution 
of State gasoline tax revenues among its municipalities.  The State of 
Michigan retains a portion of these revenues, which are allocated to MDOT 
for maintenance and upgrading of the interstate highways and state 
trunklines within its jurisdiction.  The amount of revenue that remains is 
allocated to local units of government throughout the state.  The funding 
level to each municipality is determined by a set formula and, ultimately, 
depends on the length of roadway in each classification.  
 
The classifications used by MDOT are state trunkline, county primary, local 
major street, and local minor street.  Local major streets are designed and 
constructed to carry greater volumes of traffic at higher rates of speed and 
receive a larger dollar-per-mile amount than local streets.  Local minor  
streets typically serve residential areas; therefore, volumes and rates of 
speed are lower than on local major streets.  Due to the less intense use of 
local minor streets, the dollar-per-mile funding level is less than local major 
streets.  
The City of Clare has jurisdiction over 24 miles of public streets.  The City 
street system includes just over six miles of local major streets, the primary 
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function of which is to provide access between major thoroughfares and the 
local minor streets as well as abutting lots.  Local minor streets account for 
18 miles of the total street system within Clare.  No streets in Clare are 
classified as county primary roads or state trunklines. 

 

City Road Characteristics 
 
The principal east-west street in Clare is Fifth Street, which is also the 
business route of US-10. McEwan Street runs north-south and carries the 
business route of US-127.  Both of these streets are classified as rural major 
collector roads (see above) and are under City maintenance responsibility. 
The standard right-of-way for City streets is sixty-six (66) feet. 
 
Within the City, the road network is organized generally in a grid, 
establishing a series of blocks throughout the neighborhoods surrounding 
the Downtown.  However, the grid is interrupted by significant features like 
the railroad tracks in the southwest corner of the City, the schools and 
cemeteries along Schoolcrest Avenue, and Shamrock Lake in the northeast.  
 

Other Transportation Modes 
 
Non-Motorized Circulation 
According to the City Manager, seventy percent of the City has a well-
established and well-maintained network of sidewalks connecting the 
residences and the Downtown.  Maintenance of City sidewalks is funded 
through a voter-approved five-year replacement program under which the 
City splits maintenance costs with property owners. 
 
The Pere Marquette Rail-Trail of Mid-Michigan and the Pere Marquette State 
Trail provide non-motorized transportation alternatives outside the City 
limits. Plans are underway to close the “Clare Gap” and connect these two 
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regional trails through Downtown Clare. The Kevin W. Sherwood Trail offers 
a transportation option along North McEwan Street on the north side of the 
City. 

 
Public Transportation 
The City of Clare is served by Clare County Transit, which operates dial-a-
ride bus and van service throughout the County.  The 33-vehicle transit 
system served 162,000 riders in 2005 with seven-day-a-week service; typical 
fares are $1.00 for in-town service and $2.00 for service outside of a city, 
with senior and handicapped fares at 50% of the regular fare.  Clare County 
Transit celebrates 25 years of operating service in 2006, with a total of 2 
million riders and 9 million passenger-miles since 1981. 
 
Air and Rail Transportation 
The Clare Municipal Airport, located in the northeast corner of the City, 
provides general aviation services and has two operating paved runways. 
The closest commercial airport is MBS International in Freeland 
(approximately 45 miles southeast of Clare). Clare is not served by 
passenger rail, although the Tuscola & Saginaw Bay Railroad operates freight 
service through the City. The nearest passenger rail station is 83 miles south 
in East Lansing, with connections to Chicago. 

 
Additional Transportation Issues 
 
As Clare and the region together continue to grow, transportation will 
remain a significant community issue.  Clare’s location as a gateway to 
popular “Up North” recreation and vacation areas and as a crossroads for 
state and regional roadways make transportation issues critical in 
determining the successful future of the City.  There are several issues 
related to the current transportation and circulation network of the City that 
demand further study. 
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A major issue in Clare is the presence of heavy truck traffic in the Downtown 
area.  Clare’s main streets, Fifth and McEwan, are both business routes for 
US-10 and US-127 respectively, resulting in a great deal of regional through 
traffic.  Traffic is funneled through the town generating noise and dividing 
the community for the pedestrians.  Of particular concern are the turning 
movements of tractor-trailers at the intersection of the two business routes. 
There has been discussion of a possible truck route through the industrial 
section of town but the issue has not yet been resolved. 
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SECTION 7 
OPPORTUNITIES AND CONSTRAINTS 

 
Important aspects to consider when developing the Master Plan for the City 
of Clare are the physical characteristics of the community.  These 
characteristics can vary from the existing natural landscapes to the existing 
improvements built within the City.  It is important to identify those features 
that will be influential in future development so that the goals and policies 
of the Master Plan can be augmented to both compensate and complement 
the current physical characteristics within Clare. 
 
Development Patterns 
 
The City of Clare has seen several distinct types of land use development in 
its history.  The Opportunities and Constraints Map on page 7-6 illustrates 
the generalized development patterns within Clare and some of the distinct 
features.  These existing development patterns can be considered 
opportunities for the City of Clare or constraints, or both.  The following is 
an analysis of development patterns that have occurred within the City.  This 
analysis should be carefully considered during the Comprehensive Master 
Plan process.   
 
Historic Downtown  
Clare is fortunate to have a historic Downtown that is vibrant, pedestrian in 
scale and architecturally interesting.  Within the Downtown area, the 
walkways, decorative streetscape elements and the one and two story 
historic brick buildings provide Clare with a truly unique image that many 
communities strive for today.  The community has an existing network of  
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sidewalks for easy pedestrian movement through much of the Downtown 
area, although the network is somewhat inconsistent on the west side of the 
community.   
 
In 2004, Clare was awarded the “Cool City” designation and is now actively 
working with the Michigan Economic Development Corporation (MEDC) 
professionals and Clare retailers to restore the storefronts to their original 
historic character.  The MEDC and other agencies are also assisting 
businesses with successful entrepreneurial techniques to encourage 
businesses to locate in Clare.  Additionally, Clare has an active Downtown 
Development Authority (DDA) and Main Street Authority in place that is 
working to help keep the City economically sound by implementing 
successful marketing strategies and hosting community events to attract 
new patrons, businesses and jobs to the community.  The DDA and the Main 
Street Authority are working to unify and improve the street appearance of 
the City with specific Design Guidelines. 
   
Downtown Clare has businesses that provide banking, clothing, restaurants, 
entertainment and hotel accommodations like the Doherty Hotel and 
Conference Center, a full-service movie theater called the Ideal Theater and 
many other establishments.  Clare also has a full-service hospital called the 
MidMichigan Medical Center right in Downtown.    
 
Many of the businesses occupy only the first story of the two story buildings. 
Currently, only one  McEwan Street building has a renovated loft style 
residential apartment.  These Downtown business establishments have the 
potential to provide additional loft style housing in their second story spaces 
that could appeal to the younger set or the empty nester generation. There 
is a large block of vacant  buildings, (once occupied by a dairy), within the 
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Downtown also, just west of McEwan Street that the City is hoping to see 
developed as mixed use work/shop/live units in the future.   
 
Clare is fortunate to have a core of pleasant homes in and around the 
Downtown, some that are historic and some more recent brick and frame 
homes.  Affordable rental apartments also provide a captive retail market in 
the Downtown area. Downtown housing could help the City with its desires 
to increase home ownership, to create housing opportunities for the young 
and for seniors, and to provide high-end housing.   
 
The City of Clare must be careful when reviewing and approving any new 
development or redevelopment within the Downtown area to ensure the 
continued preservation of the vitality of the Downtown and the City’s historic 
character.  
 
City Services and Resources 
Clare has an amazing concentration of City services for a community of its 
size, as described previously.  Numerous public buildings exist in the 
Downtown currently to house those departments like the City Hall, the Police 
Station, the Fire Station and the Department of Public Works Buildings.  The 
Post Office and the District Library exists in the Downtown core as well, with 
a brand new state-of-the-art District Library building coming soon.  Recently, 
the historic Train Depot building was purchased with the intent to restore it 
and adapt the building to function as the community center that Clare is 
currently lacking.  People tend to want to live within close proximity to City 
of Clare services.  All these concentrated services help the City to maintain 
its Downtown core vitality.  
 
Clare does not have an abundance of empty open land available within the 
City for new development.  For this reason, Clare should continue to try to 
work in a cooperative manner with the adjacent Townships, while 
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capitalizing on the redevelopment opportunities available within the City, 
and particularly within the Downtown area as mentioned above.   
 
Clare Consolidated School District 
Schools within the City of Clare offer fully accredited, educational, social, 
and recreational opportunities for the residents of the City of Clare and the 
school district.  The public and private schools are located within the 
Downtown area and many families are within close proximity to the schools 
their children attend.  There are certain retail establishments and service 
establishments catering to the younger population that prefer to be located 
within close proximity to school locations.  This accessibility to the younger 
population could be promoted in Clare.   
 
An additional, unique asset in Clare is that the Clare Middle School and the 
City’s Post Office house a fabulous series of rare government owned, Work 
Projects Administration painted murals that could be promoted to attract 
visitors to the community.  When preparing the Master Plan, the City of Clare 
must consider what type of development will be compatible with the 
community schools and what type of development will be desired within 
close proximity to existing and any future school facilities.  
 
Recreation Areas  
The City of Clare has an abundance of community recreational facilities for a 
City of its population. These facilities have been possible in part because the 
City has a joint facilities sharing agreement with the school system.  This 
agreement has enabled the City and the school system to provide its 
residents with extremely high quality recreational facilities and services, as 
noted in the Community Facilities Section.  The availability of these facilities 
should be actively advertised as a positive Clare feature.  The cross-town 
greenway facility, the Pere Marquette paved bike trail, represents another 
opportunity to endorse the City of Clare.      
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One current difficulty within the City is that some of the City recreational 
facilities are being heavily used by Township residents who are not paying  
 
the City taxes that provide funding for the maintenance of the facilities.  
Perhaps a joint recreational tax agreement could be worked out with the 
surrounding Townships to alleviate this problem.   
 
Lake Front Development Area 
Much of the City of Clare’s Shamrock Lake and Tobacco River access in town 
is occupied by a large number of single family homes.  These attractive 
homes are primarily year-round residences.  The homes are characterized by 
larger lots, mature trees and homes oriented towards the lake.     
 
Even with this residential lake development, the City of Clare is able to 
provide resident and visitor access to the Shamrock Lake and Tobacco River 
waterfront with its five acre Pettit Park west of McEwan Street and its ten 
acre Shamrock Park east of McEwan.  With these 2 parks, the City is able to 
provide a large number of community activities like the Farmers’ Market and 
recreational opportunities like picnicking, ice skating, prime fishing and 
even camping, while having some control over the preservation of important 
natural features along the waterways.    

 
The difficulty with Shamrock Lake currently is that the twenty-five year old, 
man-made lake has now silted up significantly so extensive weeds and 
shallow depths are an issue. The City has obtained cost proposals to dredge 
the lake and repair the dam but the funding is not now available for the 
project.   
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Industrial Park 
The City of Clare is fortunate to have a newer industrial park that is healthy 
and occupied with many home-grown businesses such as StageRight, 
Letherer Truss, Filcon, Rogers Athletic, Adams Renosol LLC, Pilot Industries, 
Gateway Expediting, Mid-Michigan Industries, JD Metalworks, Northern 
Logistics and others.  These industrial businesses provide a source of 
employment for the residents of the community.  With more industrial 
businesses expressing interest in the community, the City will need to 
assess the best location for possible additional industrial growth to ensure 
compatibility with adjacent uses. 
 
Natural Features 
Clare has nature trails and some wooded and wetland parcels within its 
boundary.  It also relies on the surrounding Township properties in their 
natural state for the perceived natural beauty of the community.  The City is 
surrounded with many pristine natural features including lakes, wetlands, 
woodlands and rolling hills that offer beautiful, scenic viewsheds.  These 
natural features offer habitat for many types of plants and animals.  
The natural areas can be viewed as both an opportunity and a constraint to 
future development within the City of Clare.  Lakes, wetlands and woodlands 
are often viewed as a constraint to development because they severely limit 
what can or should be developed on a particular piece of property.  On the 
other hand, these features should also be viewed as an opportunity to 
provide scenic beauty and serenity, to clean the environment and to save 
energy.  The City of Clare should encourage the preservation of natural 
features with all new developments.   
 
Gateways and Location 
Clare has 4 prominent gateways into the community.  Located at the 
interchange of two busy highways, the City of Clare is ideally located to 
attract new residents and businesses.  At the north and south ends of the 
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City of Clare are interchanges to US-127.  Along the east and west ends of 
the City of Clare, Clare has opportunities for gateways along US-10 and at 
the Pere Marquette Biking/ Hiking Trail.  Gateways provide the community 
with the opportunity to identify themselves in a positive manner. 
 
These transit locations also present a challenge to Clare to overcome the 
tendency for busy transportation routes to generate an excessive amount of 
traffic and noise, particularly truck and rail traffic, which can divide the 
community.  Clare should look at an alternate truck route to mitigate some 
of the traffic on McEwan Street in town.  The active railroad that runs 
through Downtown Clare currently services industry and the existing 
massive grain elevator on McEwan Street.  The railroad could potentially 
provide future passenger rail service between Detroit and Traverse City that 
would bring tourists and visitors to the City. 
  
All these physical development patterns contribute to the sense of place and 
the definition of Clare. The challenge is to understand the patterns in order 
to develop a Master Plan that will highlight the complementary physical 
characteristics, while minimizing or eliminating the negative features of the 
community.   
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SECTION 8 
ECONOMIC ANALYSIS 

 

Introduction  
 
The decisions made by the City of Clare through this Master Plan will not 
only affect the future land use of the City but its economic future as well.  To 
understand the implications of these decisions for the local economy, the 
existing economic framework of the City must be analyzed.  The economic 
analysis provides an assessment of economic forces which influence the 
future demand for commercial, industrial, office and even residential land 
uses. All land uses are affected by market factors to some degree; however, 
commercial land uses, particularly retail uses, are critically dependent on the 
economic health of the area, especially as compared to residential land uses.  
 
Clare is a mature community with its primary commercial center in the 
Downtown business district. Clare is fortunate in that it does have 
undeveloped land for future expansion in the perimeter areas of the City but 
it is somewhat limited in acreage by the City boundary lines.  This economic 
analysis will examine the current status of retail, office, manufacturing, and 
other non-governmental economic categories to provide an understanding 
of the community’s general economic environment.  From that point, the 
plan will draw conclusions about the City’s market potential and determine 
the appropriate development patterns to provide the optimum economic 
future for the City of Clare.  
 

Land Use Analysis 
 
As with any mature city, the improvement of undeveloped land and the 
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redevelopment of existing property are essential steps to maintaining a 
fiscally secure community.  One viable option for Clare is to expand the local 
tax base through the attraction of additional commercial development. 
Downtown Clare is a viable commercial district that is of utmost importance 
to its residents, as reported in the Visioning Session.  While new commercial 
retail, dining, and entertainment establishments just outside of the 
Downtown area will certainly contribute to the tax base, the focus of long-
term improvement should be in the Downtown. 
 
Downtown Study 
In 2005, the important process of analyzing the economics of the Downtown 
began with the Downtown Clare Market Study prepared for the City of 
Clare’s Main Street program. This study provides valuable data and analysis 
for land use trends and related economic projections in the Downtown area. 
 
Visitors to the Downtown were 
surveyed about their purposes for 
going Downtown. Sixty-three 
(63%) percent patronized 
banks, offices, or other 
professional services, while 
thirty-seven (37%) percent 
made daily or weekly retail 
shopping trips, dining or 
entertainment to Downtown.  
These figures indicate that 
while Downtown Clare is an 
important destination for 
professional services (medical, 
legal, etc.) and financial 
transactions, area residents 

Vacant (2)

Other

Dining (10)
Entertainment 

(1)

Public and 
Exempt 

Office / 
Service (20)

Lodging (1)Retail (17)

Figure 8.1: Downtown Floor Area by Category 
and Number of Establishments, 2005 

Source: Downtown Clare Market Study, July 2005 
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find retail, dining, and entertainment options outside the Downtown.  Survey 
questionnaire responses support this conclusion, showing that visitors 
consider Clare’s Downtown to have excellent customer service and personal 
attention, but a sparse selection of options for shopping and entertainment. 
 
Survey respondents were also questioned about their level of interest for 
Downtown housing options.  Based upon the favorable responses to new 
housing Downtown and the limited supply of existing housing in the 
Downtown, the marketing study concluded that there was a potential 
demand for 20 to 40 new housing units in the Downtown area.  A more 
detailed discussion of the Downtown housing continues later in this chapter. 
  
The Downtown Clare Market Study concludes with recommendations that the 
Downtown build on the rich history of Clare by celebrating its small town, 
Irish heritage and that the City capitalize on the Clare’s community 
landmarks such as the Doherty Hotel with festivals and marketing 
promotions to attract new visitors and new types of commercial 
establishments. The study suggests that the City develop a quality 
Downtown vision that includes a mix of specialty shops, everyday retail 
stores, regionally-known entertainment venues and unique residential 
opportunities.  
 
Floor Area Analysis 
A floor area analysis is an examination of the space occupied by specific 
categories of uses.  For our purposes, the analysis will focus on uses in the 
Downtown area.  In Figure 8.5, tax-exempt uses (government, fraternal 
organizations, and educational and religious institutions) accounted for 
nearly half of the Downtown floor area. While these uses may not contribute 
to the tax base of Clare, they perform critical functions as community 
activity centers, community identity structures and focal landmarks for the 
City.  The 17 general retail businesses in the Downtown made up the next 
largest portion (18.4%), with the Doherty Hotel alone accounting for 16.2% of 
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the total floor area. Professional offices and services represent the greatest 
number of establishments (20) but only 12.7% of ground-floor space. Ten 
restaurants and bars in the Downtown accounted for only 5.3% of space, 
while one entertainment venue, the theater, made up 1.4% of floor area in 
the Downtown. Two properties (1.0%) were vacant, and 2,362 square feet 
(0.7%) were in other uses such as warehousing, residential, etc. 
 
Downtown Commercial Growth 
The market study also presents an analysis of potential market share and 
supportable floor space for commercial uses in the Downtown. Over the next 
five years, an estimated 8,137 square feet of additional retail space and 
2,292 square feet of restaurant space could be reasonably accommodated in 
the Downtown. An analysis of population growth projections suggest that 
approximately 10,000 square feet of office and service uses could be added 
to the Downtown through 2009. In total, these estimates point to an 
additional 20,429 square feet of commercial space in the Downtown over 
the next five years. 
 
An interesting statistic is that the floor area analysis only identified 3,588 
square feet of vacant ground-floor space in the Downtown, less than one-
fifth of the estimated growth potential. Future commercial development 
within the Downtown will likely require the redevelopment of existing 
properties. The City should consider a mixed-use approach for 
redevelopment areas to provide an economic incentive for such 
redevelopment, as leasing or selling dual use areas is inherently more 
economical.  
 
The development and redevelopment of the upper stories of commercial 
buildings in the Downtown should be encouraged.  Full utilization of second-
floor spaces, for example, could nearly double the available commercial area 
in the Downtown. Alternatively, the upper-story spaces in  
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the Downtown could provide space for office and residential uses.  These 
uses are more typical in a historic Downtown setting, in part due to 
accessibility and visibility issues.  
 
While a mixture of uses such as neighborhood and specialty commercial 
uses, entertainment venues, professional offices and residential uses in a 
Downtown core district provides the ingredients necessary for a vibrant, 
exciting City, the emphasis should be on containing the mixed uses in a 
concentrated defined Downtown area.  The expansion of commercial uses in 
a sprawling fashion along streets into existing, single family residential 
neighborhoods should not be encouraged, as this action erodes the fabric of 
those neighborhood areas. 
 
Downtown Residential 
Despite the need to monitor the spread of commercial activity into single 
family residential areas, the presence of residential land uses in the 
Downtown is a significant asset which should be encouraged to develop in 
harmony with retail, entertainment, and office uses. Downtown residents 
add life to the district, creating activity in the evenings and weekends when 
typical commercial activity may be slow. Downtown residents also serve as a 
‘captive’ market for retail and services which cater to daily needs (fresh food 
markets, banking, restaurants). The continued maintenance of a clean, safe 
network of sidewalks will encourage residents to patronize their commercial 
neighbors on foot.  
 
The Downtown Clare Market Study and the 2000 U.S. Census identified nine 
residential units in the Downtown, all of which were occupied in 2000. Based 
on economic indicators and population projections, the Downtown can be 
expected to accommodate 4-8 new residential units per year over the next 
five years. These units may be free-standing single family homes, townhome 
condominiums or upper-story apartments over new or existing Downtown  
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commercial uses. Developing mixed-use zoning criteria will allow this type of 
development to occur more readily and bring around-the-clock vitality to 
Downtown Clare. 
 
Promotion and Tourism 
Special events and festivals draw people into the Downtown and blaze the 
path for future trips to shops, restaurants, the theater, and other local 
merchants. There are a number of activities that are currently being used to 
promote the Downtown. Seasonal events such as the Irish Festival, 
Summerfest, and new Amish Market event already draw large numbers of 
people to the area. Based on the results of the demographic analysis, 
Downtown activities should be oriented primarily to singles, mature couples, 
families, and college students. Events should emphasize the distinctive, 
small town character of Clare and provide opportunities for interactions 
among diverse groups of area residents.  The sense of community was a 
desirable attribute of Clare that was significant to the participants in the 
visioning session.  City festivals and events definitely provide the 
opportunity to foster a greater sense of community. 
 
The festivals and events, if properly promoted, can also be effectively used 
to increase tourism to the City on a regular basis and bring new customers 
to local businesses. Coordination among Downtown business owners to host 
sidewalk sales, holiday celebrations, and themed specials hold the potential 
to greatly increase patronage from locals and tourists alike. Joint 
advertising, including lodging and dining packages, as well as tourism-
oriented businesses and unique retail experiences can broaden Clare’s 
commercial base by drawing dollars from outside the immediate area. With 
deliberate and coordinated planning, events like these can have a positive 
and lasting impact on the Downtown and on the City as a whole.   
 
The City should take immediate steps to capitalize on other opportunities 
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within City limits to showcase itself and draw customers to the Downtown as 
well. For example, completion of the Rails to Trails Pathway (Pere Marquette 
Trail) will bring walkers and bikers through the southern part of the City.  
Signage and a marked path to the Downtown will bring them to the 
Downtown businesses for food, shopping and entertainment. 
 
Nature-based tourism should be investigated and promoted as more people 
now are seeking out unique natural areas and outdoor related activities for 
their vacations.  The nature tourist seeks discovery, adventure, camping, 
canoeing, fishing, hunting, nature photography, etc.  Clare already has some 
camping, fishing, canoeing opportunities within the City, as well existing 
natural features like the Tobacco River, Shamrock Lake and other natural 
wooded areas.  Nature tourism could be a successful alternative business 
enterprise for Clare.  Paramount to this type of tourism, however, is the 
preservation of the quality of the natural environment.  The quality of the 
environment and the natural features in and around Clare will directly 
impact the long term success of this type of nature based tourist business 
endeavor.       
 
Business Incubators 
Another means of encouraging the development of new office, service, 
retail, and research/technology business operations, is to establish a 
“business incubator” at a location.  A business incubator is a facility that 
provides flexible space near or below market cost; shared services; access to 
computers, fax machines and general office equipment; and technical 
assistance to entrepreneurs and early-stage businesses. Tenants typically 
include manufacturing, office, service or technology firms, but incubators 
may also be used to provide opportunities for growth of new retail 
businesses. The primary goal of a business incubator is to develop 
successful business operations that will outgrow their start-up space in the 
incubator and leave to establish viable, freestanding business operations 
within the City.  
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Carefully designed and managed business incubators can create jobs, 
improve the tax base, and strengthen and diversify the local economy. 
Business incubators are commonly owned and managed by non-profit 
organizations (like a Chamber of Commerce or local business association) or 
by local economic development organizations (like a DDA or LDFA).  The 
business incubator concept could be applied within the Downtown or even 
within the Industrial Park.   
 
When creating a business incubator in the City, the following characteristics 
should be incorporated: 
 

 Establish within an existing building at a central location either within 
or adjacent to the Downtown; 

 
 Locate where it is convenient to existing support services and 

complementary businesses; 
 

 Provide flexible space options, from individual offices to small suites 
and open bay warehouse/laboratory/distribution space; 

 
 Share secretarial/office management services, including receptionist, 

voice mail, conference room, and access to computers, fax machines 
and general office equipment; and 

 
 Provide access to on-site or off-site technical assistance services, such 

as small business development consultants, financial assistance, and 
other business development resources. 

 
Industrial Development 
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Currently more than half of all residents are employed either in a 
professional management capacity or in sales and office capacity according 
to the 2000 U.S.  Census.  With the available vacant land at the southeastern 
section of the City, Clare has the opportunity to expand the tax base and 
provide additional employment opportunities in a responsible and 
reasonable manner.  The City of Clare has a very healthy industrial park 
development adjacent to this vacant land that currently provides a source of 
employment and tax base for the community. Expansion of the existing 
industrial park into the vacant land to the south is a logical use for this 
property as industrial uses would be compatible with the surrounding land 
uses.  It is imperative, however, that the City recruit environmentally friendly 
light industrial and high technology uses so the natural beauty and the water 
resources of the City are not damaged or destroyed.  Any financial gain from 
the industrial tax base would be quickly diminished by environmental 
destruction. 
 
It is also important to note that this vacant land is an entry gateway into the 
City from US-127.  High architectural standards, superlative landscape 
features and coordination with the City gateway feature plans are imperative 
for any future development of vacant land on the south end of town.   
 
In all of the areas discussed in this chapter, communication and coordination 
between the City, the Chamber of Commerce, the DDA, the Main Street 
Program, and other community stakeholders will be vital to encourage new 
development, redevelopment and reinvestment in the City and particularly in 
the Downtown.  The encouragement of development and redevelopment is a 
critical piece of the economic health and well being of the City.  Land use 
and development policies affect property values and therefore City revenues 
and expenditures.  An evaluation of the City’s revenues and expenditures 
follows below. 
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Actual   Projected 

Revenues 
 
The City’s total estimated revenues for 2005-2006 were $4,492,415.  This 
total includes the City’s General Fund, as well as individual funds for sewer, 
water, sidewalks, local and major streets, Fire Department, and the 
cemetery.  The City’s total revenues increased $426,658 or 10.5% from 
2001-02 through 2005-06.  The average annual increase in total revenue 
was 2.6% over the four-year period.  The City’s total revenue from 2001-02 
to 2007 and projected beyond 2007 is depicted in Figure 8.1. 
 

Figure 8.2: Actual and Projected Revenues 
City of Clare, 2002 to 2017 
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Revenue Projection 
The revenue projections shown in 
Figure 8.2 are based on the overall 
revenue trend from 2002 through the 
2007 budget year and do not account 
for additional business opportunities, 
development or redevelopment 
growth.  Projections were calculated 
based on an assumption of constant 
percentage growth.  Figure 8.2 shows 
that the total revenue trend was 
increasing over the study period, with 
a large jump between 2005 and 
2006.  The high projection is based 
on the average percentage change 
(2.44% annually) from 2002 to 2007. 
The low projection extends the 
average percentage change from 
2002 to 2004 (0.41%), a period of steady growth.  The medium projection is 
an average of the high and low projections for each year.  The total revenue 
projected in 2017 based on the mid-point projection is $5,276,992. 
 
The City’s estimated revenues in 2005-2006, categorized by source of funds, 
are depicted in Figure 8.3.  The largest source of revenues is charges for 
services (water, sewer, fire, etc.), which constituted 37.5 percent of total 
2005-2006 revenues.  Other important sources of revenue include property 
taxes (30.1 percent) and state and federal grants (17.5 percent).  The 
remaining sources of funds collectively account for less than 15 percent of 
total revenues. 
 

Miscellaneous
9.7%

Special 
Assessments

2.6%

Interest and 
Dividends

2.5%Charges for 
Services

37.5%

Property 
Taxes
30.1% State and 

Federal 
Grants
17.5%

Figure 8.3: Revenue Sources by 
Percentage of  

Total Revenues, 2005-2006 (estimated) 
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Changes in Revenue Sources 
As discussed above, the City’s total revenues increased 10.5 percent from 
2001-02 through 2005-06.  The amount of revenue generated from each 
revenue source also changed over time.  The increase in each revenue 
source, as a percentage of the increase in total revenue, between 2001-02 
and 2005-06 is presented in Table 8.1. 
 

Table 8.1 
 Increase in Revenue Sources as a Percentage 

of Total Revenue Increase, 
City of Clare, 2001-02 to 2005-06 

 

Revenue Source 
Percentage of Total 
Revenue Increase 2001 to 
2005 

Charges for services: 4.06 

Property taxes: 49.04 
State and Federal 
grants: -19.36 

Special assessments: 5.74 

Interest and dividends: 12.50 

Miscellaneous revenues: 48.03 

TOTAL: 100.0 

Source: McKenna Associates, Inc, 2006, with data from 
the City of Clare. 

 
 
 
 
 



   Economic Analysis 

Master Plan  Page 8-13  
April, 2007 

Property taxes constitute nearly one-third of the City’s revenues.  Growth in 
property taxes accounted for nearly half of the increase in the City’s total 
revenues from 2001-02 to 2005-06.  The significant increase in 
miscellaneous revenues results from private reimbursements for water 
quality improvement actions undertaken by the City.  State revenue sharing 
funds, typically an important component of local government revenues, 
declined by nearly 20% over this period.  
 
Property Taxes 
The total taxable value of property in the City in 2005 was $74,413,478, 
which was 77.9% of the state equalized value, or assessed value.  Adjusted 
for inflation, the City’s total taxable value increased $17,165,941, or 30.0% 
from 1995 through 2005.  The average annual inflation-adjusted increase in 
taxable value was 3.0% during this period.  
 
Property taxes are levied on both real and personal property.  Subsequent 
sections analyze the City’s tax base (the amount and types of property from 
which property taxes are collected) and the trend in property tax revenues. 
The following brief description of property taxes is taken from the Citizen 
Research Council of Michigan: 
 

The distinction between real and personal property is relatively 
straight forward. Real property is basically land and buildings. 
Personal property is generally movable and not affixed to the land. 
Personal property includes a broad array of assets, including most 
equipment, furniture, and fixtures used by businesses.  In addition, 
electric transmission and distribution equipment, gas transmission 
and distribution equipment, and oil pipelines are all considered 
personal property. 
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Real property accounted for 86.8% of the City’s 2005 taxable value.  From 
2000 to 2005, the inflation adjusted taxable value of real property increased 
17.8%, for an average annual increase of 3.56%.  The increase in taxable 
value of real property from 2000 to 2005 accounted for 87.7% of the overall 
growth in total taxable value. 
 
Real Property Tax Base 
Establishing the assessed value of real versus personal property involves 
different methodologies, although all taxable property is required to be 
assessed at 50% of true cash value, the state equalized valuation.  Real 
property assessments are developed by comparing similar properties and 
analyzing sales and cost data to establish assessment changes.  
 
The amount of property tax owed is determined by multiplying the tax rate 
times the taxable value of a parcel of property.  The taxable value of a parcel 
may differ from the state equalized value due to limits on increases placed 
in the Michigan Constitution by Proposal A of 1994.  Taxable value may rise 
by no more than the increase in the consumer price index or 5%, whichever 
is less. Because of Proposal A, the aggregate of real property (land and 
buildings) reflected a gap of over 20% between assessed and taxable values 
in 2002. 
 
Under Michigan law, the City’s real property tax base is categorized into six 
classes: 
 

 Agricultural 
 Commercial 
 Industrial 
 Residential 
 Timber Cut Over 



   Economic Analysis 

Master Plan  Page 8-15  
April, 2007 

 Developmental 
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Table 8.2 
Real Property Classes by Percentage of 

Total Real Property Tax Base 
City of Clare and Selected Communities, 2005 

 

 
The most salient characteristic of the City’s real property tax base evident in 
Table 8.2 is the size of the commercial portion of the tax base.  Commercial 
real property constitutes 44.1 percent of the City’s real property tax base, a 
much larger portion than in the nearby communities of Harrison, Clare 
County, Isabella County and even Mt. Pleasant.  
 
Clare also has a larger percentage of industrial real property than do its 
neighbors.  The City’s large commercial base is offset with a lower portion of 
the tax base in the residential classifications than the comparison 
communities. 
 
Personal Property Tax Base 
Personal property assessments use acquisition costs adjusted by 
depreciation multipliers to reflect declining values as an asset ages. Since 
personal property is not subject to the limits of Proposal A, the methodology 

 
Clare 
City 

Harrison  Mount 
Pleasant  

Clare  
County 

Isabella 
County 

Agricultural 0.0 0.1 0.0 4.6 10.9 
Commercial 44.1 20.2 35.5 7.9 20.7 
Industrial 5.3 2.6 3.1 1.1 1.8 
Residential 50.6 77.1 61.2 86.5 66.2 
Timber Cut Over 0.0 0.0 0.0 0.0 0.1 
Developmental 0.0 0.0 0.2 0.0 0.4 
Source: McKenna Associates, Inc., with data from Michigan Department of 
Treasury. 
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used to assess personal property virtually assures that the assessed and 
taxable values will be the same. 
In 2005, personal property constituted 13.2 percent of the City’s taxable 
property value.  Adjusted for inflation, the taxable value of personal 
property increased $1,365,894 from 2000 to 2005, or 16.2 percent, for an 
average annual increase of 3.24 percent. 
 

Expenditures 
 
The City’s total estimated expenditures for 2005-2006 were $4,499,650. 
Without adjusting for inflation, the City’s total expenditures increased 
$807,710 or 21.9% from 2002 through 2006.  The average annual increase 
in total expenditures was 5.5% over the four year period.  The corresponding 
average annual increase in total revenues was 2.6% during the same period. 
The City’s total expenditures from 2002 through 2007 (budgeted) are 
depicted in Figure 8.4.  
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Figure 8.4: Actual and Projected Expenditures 
City of Clare, 2002 to 2017 
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Expenditure Projection 
The expenditure projections beyond 2007 (shown in Figure 8.3) are derived 
in a similar manner as the revenue projections.  Although the total estimated 
expenditures for 2006 are quite a bit higher than 2005 (which was an 
atypically low year), the figures reasonably fit the general trend observed in 
2002-2004.  
 
The high expenditure projection was derived from the average annual 
percent change (4.97%) between 2002 and 2004.  The low projection 
presumes that the average annual percent change between 2002 and 2007 
(2.21%) will continue.  The medium projection is the average of the high and 
low projections, resulting in a 2017 figure of $5,881,117.  Each of the 
projections is founded on the 2007 budgeted expenditures total to limit the 
variations found in the 2005 and 2006 figures, but again does not account 
for any future development, redevelopment, additional grants or other 
factors that could offset expenditures significantly. 
 
Expenditures by Function 
The City’s estimated expenditures in 2005-2006 by category are depicted in 
Figure 8.5.  Clearly, the largest expenditure was for operations and 
maintenance (36.7% of total expenditures), with public safety (20.9%) and 
capital outlays and depreciation (16.5%) each representing over one-sixth of 
the annual expenditures. 
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Figure 8.5: Expenditure Categories by Percentage of 
Total Expenditures, City of Clare, 2005-2006 (estimated) 
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Changes in Expenditures 
As discussed above, the City’s total expenditures increased 21.9% from 2002 
through 2006. Expenditures in each category also changed over time. The 
increase in each category of expenditures, as a percentage of the increase in 
total expenditures, between 2002 and 2006 is presented in Table 8.3. 
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Table 8.3 
Expenditure by Category as a Percentage of  

Total Expenditures Increase  
City of Clare, 2002 to 2006 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The greatest increase in expenditures was for operations and maintenance 
and public safety from 2002 to 2006. During this time period, expenditures 
for construction/public works have remained nearly flat and debt 
repayments have decreased significantly as a percentage of total 
expenditures. 
 
Projected Annual Revenues and Expenditures 
If there was no future development, redevelopment or increased revenue 
sources, City expenditures could potentially exceed revenues in five years. 
The projected weighted relationship of expenditures to revenues would not 
be sustainable long term but steps to prevent such an occurrence have 
already been implemented by the City of Clare.  Generally the basic steps to 

Expenditure Category 
Percentage of Total 
Expenditures Increase 

Operations and 
Maintenance: 63.6% 
Public Safety: 29.1% 
Capital 
Outlays/Depreciation: 18.0% 
Construction/Public 
Works: -0.7% 
Administration/Personnel: 5.2% 
Debt Service: -15.2% 

TOTAL 100% 
Source: McKenna Associates, Inc., 2006, with data 
from City of Clare. 
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balance any projected difference between revenues and expenditures 
include increasing revenues through increased taxes, increasing charges for 
services and expanding of the tax base while reducing expenditures either 
with cost saving measures or by modifying the level of services provided.  
The City of Clare has been actively pursuing mechanisms to increase City 
revenues through the implementation of recommendations made by various 
studies such as the Downtown Clare Marketing Study, for example and by 
organizations such as the City’s Main Street Program and DDA, the Michigan 
Economic Development Corporation, and the Middle Michigan Development 
Corporation. The emphasis of the City’s plan is to increase the tax base to 
provide additional revenues without decreasing services or increasing 
property taxes. 
 

Summary 
 
The City of Clare is uniquely poised to capitalize on emerging market 
opportunities that will ensure the prosperity and vitality of the City and in 
particular the historic, traditional Downtown business district.  The City has 
exciting potential for new commercial, office, residential and industrial 
investment that hinges on an ambitious plan of action.  The primary tenants 
of the Marketing Study include the following: 
 

 Retain existing businesses to provide stability and to improve the 
vitality of the City. 

 
 Improve existing businesses with high standards of site and 

architectural improvements to upgrade the visual quality of the City, 
particularly in the Downtown area. 

 
 Attract new niche businesses to round out the Downtown’s 

commercial offerings with a balanced mix of uses consistent with 
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market demand. 
 Promote the City as a unique destination, both for area residents and 

tourists with features and activities that the people want and the 
market will support with a primary destination focus on the Downtown 
area. 

 
 Establish a unifying set of design guidelines for the City and especially 

for the Downtown that improves the aesthetics of the community. 
 

 Develop the Downtown as the major focus of community, cultural, 
recreational, civic and entertainment activities. 

 
 Encourage residential opportunities and employment clusters in the 

Downtown to increase the daily activity and increase the demand for 
day-to-day retail, service and entertainment options. 

 
 Conserve and revitalize commercial land use areas in the City by 

eliminating incompatible uses, encouraging the development of vacant 
land parcels and redevelopment of existing parcels to efficiently and 
effectively utilize the land available. 

 
 Continue to coordinate economic development with state, county, and 

regional programs. 
 

 Continue to promote the Industrial Park in the City to new and existing 
businesses. 
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SECTION 9 
FUTURE LAND USE PLAN 

 

Introduction 
 
The Future Land Use Plan for the City of Clare is based upon the foregoing 
analysis and the goals and objectives.  The scope of the Plan is 
comprehensive, as it addresses each element of a feasible development 
pattern for the City.  At the same time, the Plan should be viewed as a 
general framework for development, in which a suggested arrangement of 
land uses and circulation is identified, leaving flexibility to accommodate 
changing needs and conditions. It must be recognized that the Plan 
represents an overall policy document and that all elements and concepts 
cannot be achieved in the near term, but will be realized only through 
continued effort and follow-through. 
 
The Plan should serve as a primary guide in evaluating proposed changes to 
the Zoning Ordinance and/or zoning map. The Plan should also be updated 
periodically to reflect changes in the community. Future amendments to the 
Plan should be considered with care and deliberation by the City’s Planning 
Commission. 
 
The Future Land Use Plan Map on page 9-25 and the supporting text is 
based on the fundamental planning principles summarized below: 
 

 Long Range: The Plan identifies and responds to existing and 
anticipated issues affecting land development over the next twenty 
years.  The population projections and economic analysis are 
particularly helpful in the development of the Future Land Use Plan  
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 Comprehensive: In the Plan, all major types of land use appropriate 
to the City are considered.  The existing land use can become 
difficult to change when it involves numerous parcels of land under 
separate ownership.  This fact is recognized and considered when 
developing the Future Land Use Plan.   

 
 Generalized: To avoid detailed or site-specific issues of minor 

consequence in the context of the Plan, broad principles of land use 
inter-relationships are incorporated. The Plan is not a Zoning 
Ordinance. Broad stroke considerations such as utility availability, the 
road system analysis, historic and cultural resources, and 
environmental concerns are important factors that are pertinent to 
the Future Land Use pattern.  

 
 Regional: The preparation of the Plan also considers conditions 

beyond City boundaries which may have impact on the City.  
Compatibility and coordination of land uses with surrounding 
communities is particularly important to the Future Land Use Plan. 

 

Future Land Use Plan  
 
Generalized land use areas are identified on the Future Land Use Plan and 
reflect the patterns of existing land use, the analysis of existing conditions, 
the population projections, the community goals and objectives, and other 
aspects discussed in previous sections.  
 
Basic Concept 
The basic concepts for the Future Land Use Plan are as follows: 
 

 The City of Clare shall be a community that maintains its vibrant, 
small town atmosphere. 
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 The City shall provide a variety of business, housing, recreational and 
employment opportunities.   

 
 The City shall encourage the orderly expansion of new development 

that maintains a high quality of life in the community.  New 
development will not be implemented at the expense of existing 
development or infrastructure. 

 
 The Future Land Use Plan shall encourage sustainable development 

that encourages the integration of uses into compact areas.  
 
 The Future Land Use Plan shall provide a concentrated area for 

businesses, services and entertainment in the Central Business 
District. 

 
 Neighborhood Commercial districts shall be placed in less intensive 

development areas that are complementary to both the Downtown 
Central Business District and the single family neighborhoods.  

 
 Office districts shall be implemented in areas along thoroughfares 

where existing single family housing structures could be maintained 
but transitioned to an office type use while maintaining the 
residential appearance of the neighborhood. 

 
 High Density Single Family Residential districts shall be provided to 

create a buffer transition use between Single Family Residential and 
higher intensity uses like Multiple Family districts.   

 
 Low impact, light Industrial districts shall be concentrated around 

existing industrial development and shall be encouraged to develop 
in an attractive, industrial park type setting. 
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 The preservation of the natural environment and the acquisition of 

additional open space and park land shall be encouraged to provide 
new open space and recreation options for the Clare residents.  

 
 The historically and culturally significant areas of the community 

shall be given particular consideration toward protection with all 
development proposals. 

 
Following is a description of each of the land use categories contained on 
the Future Land Use Map.  
 
Single Family Residential 
The City of Clare’s Single Family Residential character is an important and 
positive attribute of the community. The Single Family land use category 
encompasses the greatest land area of any use classification.  These areas 
are located throughout the City and represent the largest Future Land Use 
category with 618.7 acres or 33.7% of the total land area being devoted to 
this designation. As described in the Housing Analysis (Section 3), the City 
has a variety of housing types ranging from historic homes in traditional 
block patterns to subdivisions with winding roads and newer single family 
homes. The City wishes to retain its small town atmosphere and should 
continue to work to maintain and improve neighborhood and housing 
conditions. 
 
Single Family Residential land uses are improved single land parcels or 
portions of parcels having single family detached dwelling units on them.  
The residential land use category includes acreage parcels, City and 
subdivision-style lots with important neighborhood amenities such as 
sidewalks, street trees and connections to neighborhood parks. The 
following standards are intended to maintain the character of the district, 
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recognizing that property owners may wish to maximize their development. 
 
 

1. Use  
 Single Family Residential areas are limited to one family residential 

type uses and customary accessory uses.  
 

2. Lot Size  
 This designation is intended for 1 to 4.1 units per gross acre with a 

minimum lot size of 10,500 square feet.  The R-1 zoning classification 
would be the implementation tool for this Future Land Use 
designation.  Consideration should be given to maintaining the City’s 
block type structure of the lots and road layout as this block layout is 
consistent with the small town neighborhood atmosphere.   

 
3.  Lot Coverage & Building Mass 
 The overall size and massing of residential buildings are regulated by 

lot coverage, setbacks, and building height limits in the R-1 zoning 
ordinance designation.  Houses in this Single Family Residential 
category should be built or modified with respect for traditional mass 
and scale.  In no instance should the development of the property 
negatively impact the value of the surrounding properties and 
neighborhood. Adequate open space in the form of front, rear, and 
side yard setbacks, reasonable lot coverage and building height limits 
should be required to protect the character of the neighborhood and 
the health, safety, and welfare of the community.  

 
4. Building Setbacks & Placement 
 Building placement is where the buildings are located on a lot relative 

to property lines, typically regulated through setbacks. Building 
placement is critical for maintaining the character of the City, 
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providing adequate light and air, and ensuring public safety.   
To improve street side views and maintain the small town character, 
the side of the building facing the street should maintain a facade that 
is not dominated by garage doors.  Garages should be setback toward 
the rear of the property or side loaded.  Additionally, the use of open 
front porches should be encouraged to permit neighbor interaction. 

 
Waterfront rear yard setbacks on Shamrock Lake are critical for 
maintaining views to the water which gives these lots their value. The 
City currently requires a rear yard setback of 25 feet. Parcels along the 
lake rarely have even shorelines relative to each other and conflicts 
with lake views could occur if a relative standard is not applied. The 
City should consider adopting an established residential building 
setback for the lake front lots that respects the existing setbacks of 
adjacent properties to determine the necessary rear yard (lakeside) 
setbacks of lakeside parcels. 

 
5. Character  
 The character of the residential homes in this Single Family district 

varies from large traditional Victorian homes to simple cottage style 
homes. The median home size across the country has increased 
dramatically from the early 20th century to the present.  It is important, 
however, that the look and feel of homes remain consistent with the 
traditional architectural elements of the existing, historic dwellings. 
These elements include peaked roofs, front porches, one to two 
stories, traditional building materials and a vertical orientation.  In 
order for the City to ensure that new residential development respects 
the existing traditional development, the City should follow these 
steps: 
 

 Incorporate traditional elements into the building design such 
as peaked roofs, front porches, one to two stories, traditional 
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building materials, and a vertical orientation. 
 
 Maintain the open area between the street and the yard area of 

houses. 
 
 Ensure the continuity of sidewalks. 

 
 Utilize the grid street network for new development. 

 
 Maintain large diameter street trees. 

 
 Encourage front porches when building additions or new 

construction is undertaken.  
 
High Density Single Family Residential  
The High Density Single Family Residential land use category includes areas 
adjacent to either Neighborhood Commercial or Multiple Family where the 
use can act as a transitional use to buffer adjacent Single Family Residential 
development.  New homes in these areas would typically be constructed 
within subdivisions or site condominium developments with paved streets, 
sidewalks and public water and sewer.  The High Density Single Family 
Residential land use could also be constructed on existing lots in the City.  
Approximately 131.6 acres or 7.2% of the Clare land use is devoted to this 
Future Land Use category.      
 

1. Use  
High Density Single Family Residential areas include single family 
detached and attached residential uses such as houses, condominiums 
and townhouses and customary accessory uses.  A mixture of 
detached and attached units could be included in this district.  Single 
family homes on smaller lots, such as in a Planned Residential Unit 
Development, could also be included in this category.  Large building 
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apartment type condominiums, however, are not included in this 
category.   

 
2. Lot Size  

This designation is intended for 4.2 to 6 units per gross acre with a 
minimum lot size of 7,260 square feet.  The minimum parcel size for 
this type of larger scale development is 3 acres.  A new residential 
zoning classification will have to be created to address the High 
Density Single Family category.  Consideration again should be given 
to maintaining the City’s block type structure of the road layout as this 
block layout is consistent with the small town neighborhood 
atmosphere.   

 
3.  Lot Coverage & Building Mass 

The overall size and massing of residential buildings should be 
compatible with existing residential developments in the area.  The 
detached, high density condominiums in this High Density Single 
Family Residential category should still respect the traditional mass 
and scale.  These developments should be complementary to the 
character of the neighborhood and shall not impact the surrounding 
area in a negative manner.  
 

4. Building Setbacks & Placement 
Building placement is especially important as the density of the 
development increases.  This High Density Residential category is still 
intending to maintain the small town character.  The use of open 
porches, interconnecting sidewalks and recessed garages is 
encouraged to permit neighbor interaction.   
 

5. Character  
The character of the homes in the High Density Single Family 
Residential district should be in keeping with the existing small town 
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character of Clare.  Again, important traditional architectural elements 
such as peaked roofs, front porches, one to two stories, traditional 
building materials, and a vertical orientation should be included. 

 
 
Multiple Family Residential  
The location of Multiple Family Residential development and the relatively 
small area of this use relative to the current Zoning Map together are 
indicative of the City’s desire to limit the land area available for Multiple 
Family Residential Future Land Use category.  The percentage of land use 
designated is 67.2 acres or 3.7% which represents a very modest increase in 
the current existing land use acreage of 2.9%.  For the most part, the 
Multiple Family Residential areas are consistent with the location of the 
current Multiple Family developments.  The R-2 zoning district is the most 
reasonable zoning district to implement this category.  
 

1. Use   
Multiple Family Residential land uses are improved land parcels 
occupied in whole or in part by structures containing dwelling units 
for two (2) or more households including duplexes, flats, apartments, 
terrace dwellings, nursing homes and manufactured housing parks but 
excluding commercial dwellings such as hotels, motels and 
campgrounds.  The preferred housing style is high quality townhouses 
or attached condominiums. 
 

2. Density  
In large part, the density of Multiple Family Residential areas will be 
determined by the site plan and the specific conditions contained in 
the Zoning Ordinance. Generally, the density will be between 6.1 and 
12 units per acre. Additional density may be warranted for projects 
that exhibit exceptional site layout and building design.  The minimum 
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lot size for a 2 family dwelling is 21,000 sq. ft. and the minimum 
parcel size for 3 units and over is 3 acres.  
 

3. Building Size 
Because Multiple Family developments are more densely developed 
than Single Family developments, the provision of open space within 
the development is critical. Multiple Family developments should 
include common open spaces for the residents of the development.   
 
Multiple Family design standards should be established to regulate the 
parking design and layout, building design and layout, landscaping 
and setbacks.  A very high standard of development is desired within 
the Multiple Family Residential category.  Architectural detail should 
be provided to ensure that the development is compatible in 
appearance with the traditional character of the community. Well-
designed townhouse units are generally preferred over any additional 
conventional apartment buildings.   
 

4. Building Placement  
 Developments within the Multiple Family Residential category should 

face the street with parking located behind the buildings or in garages 
to maintain the pedestrian orientation of the City. Adequate spacing 
should be provided between buildings for open space and to allow 
window openings. Access drives in new developments should be 
connected with abutting local streets. Multiple Family developments 
should generally have more than one point of access to enter and 
leave the development. 

 
Manufactured Housing community developments would be most appropriate 
on parcels of land within this Future Land Use district where they will have 
minimal impact on adjacent or nearby uses, and where there is access to 
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commercial and public services, including sanitary sewer service and public 
transit.   
 
At this point, however, the need for additional manufactured housing park 
acreage is not apparent as there are existing facilities in the City.  Therefore, 
no additional developments are planned at this time.  The Manufactured 
Housing developments are only planned to continue at their current 
locations.  If a need is demonstrated in the future, the following criteria shall 
be used to identify appropriate manufactured housing community locations: 
 

 Manufactured housing community developments shall have a means 
of access to an arterial or collector road or a state highway. 

 
 Manufactured housing community developments shall have access to 

a public sanitary sewer system with adequate capacity or an approved 
community sanitary sewer treatment system. 

 
 Manufactured housing community developments shall be located 

within approximately two miles of retail business services in the City. 
 
 Manufactured housing community developments shall be screened 

from adjacent development and separated from conventional single 
family development.  The screening may consist of abundant 
landscaping or a natural woodland buffer that is 50 foot thick 
minimum. 

 
 Manufactured housing community development shall not be located 

where it would result in cut-through traffic in existing residential 
neighborhoods. 

 
 Manufactured housing communities shall generally be adjacent to 
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other high density residential uses, such as multiple family residential 
developments and are intended to serve as a transitional use between 
high density residential and nonresidential districts. 
 Manufactured housing communities shall not be placed on sites in a 

designated floodway or other high-quality natural area. 
 
 Manufactured housing communities shall not be placed on a parcel 

size less than 15 acres.  
 
Any development of a manufactured/mobile home development shall be 
required to meet the highest standards promoted by the City and the 
Manufactured Housing Commission.  Extensive open space, recreation areas, 
storm water retention areas and landscaping shall be required so that the 
park becomes an asset to the community. 
 
Central Business District 
The Plan identifies a solid core of the Downtown Central Business District 
between 7th Street and North County Line Road along McEwan Street 
occupying 49 acres or 2.7% of the total land use in Clare.  It includes one 
block to the east of McEwan and one to two blocks to the west of McEwan 
depending upon the location.  The district is described as a mixed use 
district of commercial, retail, office and residential uses.  The Downtown 
area is oriented toward the pedestrian and encourages high quality 
architectural design that follows the basic tenets of the existing traditional 
Downtown development.  The intent of this district is to permit flexibility in 
future land use and development for the City of Clare so that it continues to 
develop with a concentration of mixed uses. At the same time, the Plan 
proposes the long-range development in a way that will provide compatible 
relationships between the Downtown uses and the surrounding land uses 
and circulation patterns.  
 

1. Use – The vision for the Downtown is that it will continue to grow as a 
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mixture of commercial, retail, entertainment, office and residential 
uses.  The commercial and entertainment uses are particularly 
important on the ground floors.  Public uses, such as the City Hall, are 
also encouraged to continue or expand in this district.  New dense 
townhouse type residential development within this district is 
encouraged to bring day and evening activity into the Downtown area 
and to buffer the commercial development from existing single family 
neighborhoods. Any new development should fit into the historic 
fabric of existing uses in the area.  Uses and site features that are 
automobile-oriented, such as automobile service businesses and drive-
through facilities should be prohibited in the Downtown. 
 

2. Lot Coverage & Building Mass – The lot coverage and building mass 
should take its design cues from the City’s historic commercial 
buildings.  Buildings within this district cover as much as 100% of the 
lot.  New development should not overwhelm existing development in 
scale and mass but rather respect the continuity of building form in 
the Downtown.  Buildings located at key intersections, such as McEwan 
and Fifth Street should have a higher vertical elevation to reinforce the 
Downtown as the center of the City.  In order to encourage multiple 
story buildings, a minimum and maximum building height should be 
provided.  Single story structures are not encouraged in this category.  

 
3. Setbacks and Building Placement -. The building placement of the 

new Downtown structures should be built to the lot line along McEwan 
and carefully designed so as not to overwhelm existing development.  
Throughout the Downtown, the setbacks should be built close to the 
road in order to reinforce the connection with the historic Downtown 
buildings.   
  
Buildings should be contiguous along the street frontage without large 
gaps or breaks for parking or parking lot access.  Development in the 
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area should incorporate shared access drives and parking lots located 
behind the buildings.  Landscaping and other screening should be 
provided to help accomplish the objective of minimizing impacts on 
adjacent residential uses.  On-site parking should not be required for 
new development.  
 

4. Character - Maintaining and enhancing existing historic architecture is 
the primary tenant of the Plan for the Downtown area.  Buildings 
should front, and have the primary entrance, along the main street.  
Pedestrian connections should be reinforced through inviting facades 
and at least one public, pedestrian entry facing McEwan Street.  
Secondary entrances should be provided on side streets and parking 
areas.  

 
The façades facing the street should reflect the established façade 
model of City’s Downtown commercial buildings, with individual 
storefront bays and large windows or showcases.  New development 
should incorporate existing traditional building elements, such as 
architectural features, rectangular windows, building materials and 
color, signs, and awnings.   
 
These basic elements should be formalized in a set of illustrated 
design standards and regulations for the Downtown to ensure that the 
Downtown retains its pedestrian-friendly, historical character. The City 
should consider creating an overlay district for the Downtown Central 
Business District that would enforce design standards and preserve 
historic buildings.  Building character should reflect the high quality 
architectural richness of the Downtown buildings. 

 
Neighborhood Commercial 
The Plan designates Neighborhood Commercial uses for parcels adjacent to 
the Downtown core area along McEwan Street, Main Street, East 5th Street 
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and Pine Street.  This district is typically less intense than the Downtown 
Central Business District and recognizes the existing commercial 
development in the area.  The Neighborhood Commercial District includes 
161.3 acres or 8.8% of the total Clare land use area.  

 
1. Use - Neighborhood Commercial uses are characterized by 

establishments that serve the local and regional market, such as 
restaurants (fast food and standard), supermarkets and commercial 
centers with Neighborhood Commercial uses like dry cleaners and 
beauty shops.  This district provides for the sale of convenience goods 
and personal/business services for the day-to-day needs of the City.  
Larger scale retail (Big Box) uses are not appropriate in this district. 
Automobile fueling and services can be included in the land use 
category only if they are located on major collector roads such as 
McEwan Street.  The uses in this category are intended to be accessed 
by automobile or by the pedestrian.  Pedestrian access should also be 
encouraged through site design such as a front door on the main 
street and by placing the parking areas in the rear of the buildings.   
 

2. Lot Coverage & Building Mass - Neighborhood Commercial uses 
occupy smaller one and sometimes two story buildings with surface 
parking on the site. The City should consider reducing the parking 
requirements for Neighborhood Commercial uses to reduce the 
amount of pavement on these parcels.  This would increase ground 
permeability for storm water and reduce surface runoff, thereby 
helping to protect the water quality of nearby Lake Shamrock.  
Building mass should be appropriate to the proposed use and 
compatible with the adjacent residential uses.   
 

3. Building Placement & Setbacks - Neighborhood Commercial uses 
should have buildings set close to the road. It is preferable for these 
uses to provide parking to the sides and rear, where appropriate.  



 Future Land Use  

Master Plan  Page 9 - 16 
April, 2007 

Sites for Neighborhood Commercial establishments are typically 
dependent on high traffic, accessibility and visibility. These uses have 
the potential to generate high vehicular traffic volumes, bright lights, 
noise, and often undesirable visual clutter. Therefore, the interface 
between Neighborhood Commercial uses and Single Family Residential 
uses must be carefully treated with landscape buffers.  
 
To minimize the potential negative effects of Neighborhood 
Commercial uses on City neighborhoods, such businesses are planned 
to be restricted to a concentrated district and are not to be permitted 
to spread and encroach into neighborhoods. Potential negative 
impacts on residential districts are to be minimized by providing 
transitional High Density Residential and Multiple Family land uses 
where possible that serve as a buffer between Single Family 
Residential and Neighborhood Commercial land uses. In areas where 
there is no land use transition, special attention should be paid to 
ensuring that the off-site impacts of commercial uses are minimized 
with visual screening and landscaping. 
 

4. Character – This district should utilize existing home structures to 
house businesses where possible.  The sidewalks, landscaping, and 
lighting requirements for the City should be emphasized in these 
areas. It is important that Neighborhood Commercial uses are not 
developed with typical franchise architecture and details, but instead 
with high quality building materials and architectural elements similar 
to the City’s Downtown commercial architecture.  

 
Office 
The Plan designates two general areas for strictly office type uses.  These 
areas are along East Fifth Street and in the block of Pine and East State 
Street.  The intent of this designation is to allow houses to convert to office 
uses but require that the residential structure remain intact.  In this manner, 
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the office uses serve as a visual extension of the Single Family Residential 
areas.  These use areas are typically more compatible and have fewer 
negative impacts on the Single Family uses.  The designated Office land use 
on the Future Land Use Map represents about 9.4 acres or .5% of the City of 
Clare area. 
 

1. Use - Planned office uses include medical offices, accountants, 
lawyers, real estate agencies, business and professional offices, and 
similar establishments.  Office uses should be small in scale and not 
generate the high traffic volumes associated with larger office 
complexes.  Adverse impacts to adjacent residential neighborhoods 
should be minimized.  

2. Lot Coverage & Building Mass - This Plan designates smaller office 
buildings (one or two stories) for this area. Lot coverage of buildings 
should not exceed 40% of the total area of the lot. Adequate on-site 
parking should be provided with careful consideration to creating 
landscaped open space and minimizing impervious surfaces.  
 

3. Building Setbacks and Placement - The front of buildings should 
appeal to both automobile and pedestrian traffic with inviting facades, 
pedestrian entrances on the front, sidewalk connections, landscaping, 
and lighting. The building should be placed close to the road, while 
meeting setback requirements, and provide parking in the rear.  
 
When office uses abut Single-Family neighborhoods, the treatment of 
the interface must ensure effective visual and noise separation to 
protect the quality of life in Single Family neighborhoods.  Smaller-
scale office uses, when combined with effective buffers and aesthetic 
site improvements, may be designed to have minimal impact on 
surrounding land uses.  The uses, hours of operation and vehicle 
volumes must be compatible with the residential uses.  
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4. Character - New office developments and improvements made to 

existing office buildings should reflect the character and design 
elements of the City’s Downtown Central Business District 
architecture. Desired features include peaked roofs, vertical windows, 
pedestrian entrances at the front, and high quality building materials, 
such as brick.  The City should revise the landscape standards in the 
Zoning Ordinance to include enhanced provisions for high quality 
landscape buffering, standards for street lighting, and the planting of 
canopy street trees.  
 

Industrial 
The Industrial Land Use District includes parcels that are devoted to research 
and development testing firms, the assembling, fabricating, manufacturing, 
packaging, warehousing or treatment of products, wholesaling, storage 
and/or servicing of heavy equipment.  The Industrial uses are located 
primarily in the southern half of the City with a large concentration in the 
new industrial park and along the railroad tracks.  This Future Industrial 
Land Use category comprises 231.4 acres or 12.6% of the City of Clare area   
 

1. Use – The Future Land Use Plan encourages light industrial uses that 
are environmentally friendly with no negative impacts.  High 
technology and knowledge based uses are desired.  High architectural 
standards shall apply to the design of both the site and the 
architecture with significant, attractive landscape elements 
incorporated to buffer adjacent uses.  A campus type setting for the 
light industrial or high technology uses is strongly encouraged as this 
limits the number of curb cuts and access points and creates a more 
visually appealing development. Adverse impacts to adjacent uses 
must be minimized and industrial uses should be conducted within a 
completely enclosed building.  
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2. Lot Coverage & Building Mass - This Master Plan calls for new 

industrial buildings to complement the character of the traditional 
architecture in Clare.  Conventional massive, warehouse or “Big Box” 
type buildings should be avoided.  Adequate space for the necessary 
landscape buffer adjacent to different land uses must be provided.  
Again, careful consideration should be given to creating landscaped 
open space and minimizing impervious surfaces.  

 
3. Building Setbacks and Placement - The industrial buildings should be 

of the highest architectural standards as the concentration of the 
Industrial District is at the southern City boundary with nearby access 
to US-127.  As a visual entry into town, a campus like setting with the 
industrial buildings set back a large distance from the roadway with 
appealing green space along the road is desired.  The City should 
work with the future developer to acquire additional space along US-
127 Business to create a City of Clare gateway feature in this southern 
location.  When the Industrial District abuts different land uses, a 
heavily landscaped buffer area 50 to 100 feet in depth should be 
provided to provide adequate screening for surrounding uses. 
 

4. Character – The Industrial Land Use development should transmit an 
architectural statement that is respective of the City’s traditional 
Downtown character yet reflective of a high technology, cutting edge 
industrial center.  Metal, Quonset-type buildings should not be 
permitted.  By creating an industrial setting with diverse and visually 
appealing architecture in a park-like setting, the development has the 
opportunity to make a statement for the community while providing 
real green space for both the industrial employees and the residents 
of Clare 
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Public/Semi Public 
This Public/Semi Public Future Land Use category includes public and semi-
public land uses.  Public land is comprised of areas and facilities that are 
publicly operated and available to be used by the general public.  Semi-
Public land uses include land and accessory facilities that are privately 
owned or operated, used by a particular group of persons, and do not have 
profit as their principal intent.   The Future Land Use Map of Clare includes 
342 acres of Public/Semi-Public land which represents 18.6 percent of the 
total Clare land area.     
  

1. Use – Public uses include public schools, government buildings, the 
City Hall, the Police and Fire Stations, the Public Works facilities and 
other municipal buildings.  Semi Public land uses include churches, 
private clubs, parochial schools, sports clubs, private air landing strips 
and similar uses.   

 
2. Lot Coverage & Building Mass - The lot coverage and building mass 

of Public and Semi Public buildings should continue to be consistent 
with Clare’s small town flavor.  Both the Public and Semi Public 
buildings have important symbolic value for the community and as 
such should have the appropriate mass and scale that is consistent 
with the community’s historic character.   

 
Public and Semi Public buildings should be designed to incorporate 
accessibility to residents and visitors of all ages and incomes by car, 
transit, bicycle or on foot.  Parking lots should be placed so that they 
do not dominate the building or site.  Green spaces planned for Public 
and Semi Public use should be maintained and landscaped to ensure 
that they do not become nuisances.   

 
3. Building Setbacks and Placement –The location of Public and Semi 

Public structures should express the central importance of community 
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and public life.  Consideration should be given to the value of these 
sites and buildings, both existing and new, as focal landmarks for the 
community.  They should be located to call attention to or to reinforce 
cultural and /or historic features of the community and its identity.  
Furthermore, Public and Semi Public land uses and buildings should be 
located to support community needs by providing convenient 
locations for community and neighborhood meetings and events.  

 
A central, highly visible location is symbolic of the important role.  
These uses and buildings can and should be used to emphasize and 
define the community’s public spaces, to terminate vistas and/or to 
form gateways to the community.  The City should consider the 
factors of civic prominence stated above when establishing the final 
resting location of the recently acquired railroad depot.    

 
4. Character – Clare is fortunate in that it has a concentration of Public 

and Semi Public lands already within or close to the Downtown area 
and its residential population.  The buildings have for the most part 
been designed to enhance the residential neighborhoods and their 
individual identity and character.  They often define the City’s public 
spaces, which in turn, can provide a memorable and significant frame 
for ceremonial, commemorative and other civic events.   

 
Because Public and Semi Public buildings are important to the 
community life of City residents, they are held to a higher standard of 
development.  The highest quality design with stately, quality building 
materials and landscaping are required to convey a sense of 
permanence and importance.  Any new structures falling in this Future 
Land Use category should continue to be held to this high 
architectural standard and should enhance the community. 
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Recreation 
The City of Clare is fortunate in that it has many recreational facilities that 
service the residents on 142.6 acres or 7.8 % of the Clare land use area.  
This Recreation category includes a variety of different public parks and 
open spaces.  These lands are located to provide needed community 
recreation areas and facilities, City aesthetics, and environmental protection. 
 The Future Land Use Plan includes the preservation and enhancement of 
these properties and facilities as they are expected to satisfy the local 
recreational needs and services required by City residents in the years to 
come.  The Imagination Gateway, Clare’s newest playground, constructed by 
community volunteers, is representative of the excellent recreation facilities 
available in this Recreation Land Use in Clare. 
 
There are two new recreational facilities in the planning stages for the City.  
The first is immediately adjacent to the Tobacco River off Brookwood Drive 
and the second is the extension of the existing Pere Marquette bicycle and 
hiking trail into and through the City. 
 

 Brookwood Drive Property- While the property is currently privately 
owned, the developer and property owner has expressed a desire to 
donate this property to the City.  The property contains wooded 
wetland areas that could be developed in a passive manner with 
walking pathways and way finding signage that would provide 
information regarding the natural ecosystem in place. The 
preservation of this property in its natural state would create a natural 
greenway for wildlife while helping to filter the waters of the Tobacco 
River system.  

 
 Cross-Town Greenway- The extension of the Pere Marquette Trail is 

currently in the planning stages to be extended through the City to 
facilitate non-motorized travel, to link the Downtown to 
neighborhoods, and to provide a connection between the current Pere 



 Future Land Use Plan  

Master Plan  Page 9 - 23 
April, 2007 

Marquette Trail terminus at the southeast side of the City and the 
continuation of the trail west of Clare.  Careful consideration should 
be given to the placement of the newly acquired railroad station in a 
strategic, prominent location that would serve as an amenity for the 
trail system and as a focal point for the entry into the community. 

 
Water 
A little over four percent of the City of Clare’s Future Land Use is the water 
of Lake Shamrock and the Tobacco River.  These lake and river amenities are 
worth protecting and preserving with specific recommendations to reduce 
pollution and increase the quality of the lake and river water in Clare.  
 
 

 City Street Trees - Begin a program to inventory, protect, maintain, 
and plant City street trees. The City should consider a tree ordinance 
to protect existing trees and improvements to the landscape 
requirements of the Zoning Ordinance to require the planting of 
canopy street trees along all City streets.   

 
 Tobacco River Natural Area -Preserve additional floodplain area 

along the Tobacco River as a natural features corridor for wildlife and 
to protect the River from non-point source pollution.  

 
 Reduce Impervious Surfaces - The City should examine Zoning 

Ordinance requirements for parking and lot coverage to find ways to 
reduce the amount of impervious surface required or allowed on lots.  

 
 Water Quality Improvement – The City should continue to plan for 

the dredging and restoration of Shamrock Lake as the lake is a 
substantial asset to the community both as a recreational amenity and 
a surface water resource.  
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Growth Strategy and Sustainable Development 
 
The City is interested in managed growth and new development.  The intent 
is to focus on the infill of potential development sites and redevelopment 
sites within the City of Clare first.  Once available land has been utilized 
within the current City boundary, acquiring land outside the existing 
municipality could be considered.  It must be stressed that expansion into 
any perimeter areas outside the City should follow these standards: 
 

 Every effort must be made to extend the existing road networks in a 
similar pattern into the newly annexed areas.  In neighborhood 
residential areas to the north, this involves the extension north of 
existing north/south local roads and the creation of new east/west 
local roads designed to carry the grid pattern established in the City. 

 
 Utilities must be extended throughout, expanding as efficiently as 

possible from the current system.  
 
 Lots sizes, architectural and site design characteristics, and permitted 

uses of new areas should be compatible with and complimentary to 
the adjacent area from which the annexed area is extending from. 

 
 Should the City, prior to any formal annexation, enter into any 

agreement, such as a 425 agreement, which involves shared 
responsibility for and benefits of new development in adjacent areas 
under the jurisdiction of the border Township, standards of this Future 
Land Use Plan must be applied as if the land had already been formally 
annexed into the City.  This includes, but is not limited to, site and 
architectural design, land use, and treatments of road networks, 
streetscapes, and frontage.  Should this situation arise, the City should 
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reserve the right within any agreement to review and approve any 
such development and apply its standards. 
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SECTION 10 
IMPLEMENTATION 

 

Introduction 
 
The Master Plan represents a 20-year vision for the future of the City of 
Clare.  This is a vision that recognizes the best characteristics of the City 
and works to enhance those characteristics while providing a guide for new 
development.  Implementation is the key to the success of the City’s Master 
Plan vision.  This Implementation Section presents tools and techniques that 
citizens, civic leaders, and City officials can use as a guide to assist in 
making the appropriate community decisions.  The tools and techniques 
identified are available for use by Michigan communities under current 
enabling legislation.  The City has already been actively pursuing many of 
these implementation tools to accomplish community goals. Generally 
speaking, the tools fall into these categories: 
 

 Public Policy and Administrative Action. 
 
 Zoning Tools (implemented by the planning actions and decisions of 

the City Commission, the Planning Commission, and other appointed 
boards). 

 
 City Building Regulations and Ordinances. 

 
 Public Investments. 

 
 Economic Development Measures and Finance Tools. 
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Public Policy and Administrative Action 
 
Cooperation Between Units of Government  
The health and vitality of the City of Clare greatly impacts the surrounding 
communities, particularly those in Clare and Isabella Counties. The City has 
a tradition of cooperation with adjacent County and Township entities in 
order to foster quality services and development in a managed and 
controlled manner.  The 425 agreements currently in place are an example 
of this cooperation.  The support of this new Master Plan by Clare and 
Isabella Counties and their corresponding Townships will further enable the 
City to implement the objectives set forth in this Plan. 
 
Continued cooperative efforts with other governmental and planning entities 
are critical to successful planning efforts.  For example, road improvements 
affect the quality of life for City residents and workers, but some decisions 
regarding roads in or immediately adjacent to the City, such as US-127 and 
US-10, are made by the Michigan Department of Transportation (MDOT).  
Clearly, these other agencies must be aware of the City’s land use planning 
objectives in order to develop compatible transportation plans.  The 
development of corridor plans can facilitate intergovernmental cooperation 
by communicating in detail the transportation objectives of the City to 
MDOT. 
 
Continuous Planning  
Community planning is a dynamic process that does not end with the 
completion of the Master Plan.  Urban areas experience constant change and 
planning involves identifying and responding to the change.  It is imperative 
that the Planning Commission periodically review the Master Plan to evaluate 
and potentially update portions of it.  The Plan should be reviewed at least 
once every three to five years.   
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In addition to the Master Plan, more detailed plans for specific areas and 
issues such as the Downtown area, architectural design standards, the 
industrial park expansion areas and the US-127 and US-10 gateway areas 
have been identified as needing further study in order to achieve the 
community’s goals.  
 
Establishment of Priorities  
The Master Plan contains a multitude of recommendations.  These 
recommendations should be prioritized in order to begin to implement the 
recommendations of the Plan in a logical sequence at least once a year.  
Participants involved in setting priorities should include City staff, the 
Planning Commission, the City Commission, the Downtown Development 
Authority and Main Street Board and others who would participate in 
implementation of the Plan. 
 
Information and Education 
The success of the Master Plan depends to a great extent on efforts to 
inform and educate citizens about the Plan and the need for regulatory 
measures to implement the Plan.  Successful implementation requires the 
support and participation of residents, property owners, and business 
owners. 
 

Zoning Tools 
 
Zoning Regulations  
Land development review and regulation is the primary regulatory tool used 
by the City to implement the Master Plan.  In order to realize the Master Plan 
vision, the City must ensure that ordinances and regulations permit the style 
and type of development recommended by the Plan and desired by the 
community. A comprehensive review of the City’s ordinances, particularly  
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the Zoning Ordinance and the Subdivision Ordinance, is necessary to 
determine the scope of amendments needed to achieve the goals of the 
Master Plan. 
 

 Create Architectural Design Standards.  A recent cursory analysis of 
the Zoning Ordinance, for example, indicated that there is a need to 
modify the Zoning Ordinance to reflect the desire for traditional, small 
town architectural building character.  It is recommended that the City 
prepare a detailed architectural design standards manual for the 
Downtown. Currently, the City has a set of brief design guidelines in 
place that should be expanded into a manual.  The benefit of a design 
standards manual is that it can be used to communicate specific 
detailed written and graphic concepts and ideas to supplement the 
Zoning Ordinance.  The manual should be made available to 
developers and property owners to guide them in the preparation of 
good, consistent architectural design plans that create attractive new 
architecture and promote building renovation. The manual will be one 
tool in the Building Façade Improvement Program for Downtown.  The 
City should also convert the architectural design standards to Zoning 
Ordinance regulations for more effective implementation tools.    
 
 Create New Zoning Districts.  The Zoning Ordinance should be 

evaluated for its applicability to the Future Land Use Plan and 
categories.  The Ordinance will have to be adjusted to reflect the new 
Future Land Use designations either with additions to the current 
zoning districts or with the creation of a new zoning district.   

 
 Upgrade the Existing Zoning Regulations.  Continue to raise the 

minimum required landscaping, building design, parking standards 
and other similar zoning requirements.  This will improve the 
appearance of new development within the City and help ensure that 
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this new development is compatible with existing development. It is 
now a requirement of the new Michigan Zoning Enabling Act, Public 
Act 110 of 2006 as amended, that the Planning Commission shall, at 
least once per year, prepare an annual Planning Commission report for 
the City Commission on the administration and enforcement of the 
Zoning Ordinance and on recommendations for amendments and 
supplements to the Zoning Ordinance.  

 
Rezoning to Implement the Master Plan   
The land use classifications on the Future Land Use Map provide the basis 
for evaluating future rezoning requests.  Zoning actions that are consistent 
with the Future Land Use Map usually receive deferential and favorable 
judicial review if challenged. The Master Plan should be the principal source 
of information in the evaluation of all rezoning requests.   
 
Overlay Zoning 
Overlay zoning allows the City to enforce a new set of regulations on a 
special area within an existing zoning district.  In an area where an overlay 
zone is established, the property is placed simultaneously in the two zones, 
and the property may be developed only under the applicable conditions and 
requirements of both zones.  The overlay zoning has been used in other 
communities to address special conditions and features, such as historic 
areas and environmentally sensitive areas, without disrupting the underlying 
zoning plan.  In the City of Clare, overlay zoning would be an effective tool 
for achieving the following objectives: 
 

 Establishing site development and architectural standards for the 
Downtown and major gateways into the City. 

 
 Preserving historic neighborhoods. 

 
 Protecting the waterways. 
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Planned Unit Development   
The Planned Unit Development (PUD) involves the use of special zoning 
requirements and review procedures that provide design and regulatory 
flexibility, so as to encourage innovation in land use planning and design. 
Planned developments should achieve a higher quality of development than 
might otherwise be possible.  Applied judiciously, PUD’s are a useful zoning 
technique to achieve development in accordance with the goals and 
objectives of the Master Plan.  
 
The City has an existing Planned Residential Unit Development option in the 
Zoning Ordinance. The City should examine the PUD ordinance and perhaps 
amend it to more easily accommodate commercial and residential mixed-use 
development.  
 
Conditional Rezoning   
Public Act 579 of 2004 allows for the conditional rezoning of property based 
upon a proposal presented by an applicant.  This approach permits the City 
to approve a rezoning contingent upon the developer fulfilling conditions 
attached to the rezoning approval.  Conditional rezoning allows flexibility in 
site design, and may also ensure that undesirable uses will not occur on a 
particular site if rezoned.  This tool should not be used as the sole 
implementation method for flexible use areas, but it may be appropriate for 
difficult sites where a rezoning would be acceptable if properly designed.  
The use of conditional rezoning would assure the City that certain design 
and use standards would be met in the new development if rezoned. 
 
Performance Standards   
Rather than simply regulating development on the basis of dimensional 
standards, many communities are establishing performance standards to 
regulate development based on the permissible effects or impacts of a 
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proposed use.  These standards should be used to supplement conventional  
 
zoning standards for the purposes of regulating noise, dust, vibration, odor, 
glare and heat, safety hazards, and environmental impacts such as water 
pollution. 
 
The City of Clare should enhance performance standards within the Zoning 
Ordinance. Performance standards can be particularly useful in achieving 
environmental and resource protection goals.  If based on a strong body of 
research, standards can be developed that relate to critical natural resource 
and environmental areas such as Shamrock Lake and the Tobacco River. 
 
Setbacks and Other Standards   
It is important to review required setbacks and other dimensional standards 
to be certain that they promote the desired type of development. Some 
deficiencies may exist in the Zoning Ordinance standards.  Clare still has 
some rather large parcels within its borders that should be regulated 
carefully with applicable Zoning Ordinance standards so that the community 
appears to be coherent and consistent.   
 
Condominium Regulations   
During the past two decades, site condominium developments have become 
a popular alternative to subdivisions as a way of developing land, in large 
part due to changes in the State’s condominium laws.  The Condominium 
Act (Michigan Public Act 59 of 1978) was significantly modified in 1982 to 
permit condominium ownership of land.  Developers often prefer site 
condominium development for single family dwellings because the approval 
process can be much shorter than the platting process required for land 
subdivision.  The Condominium Act can also be used to facilitate 
redevelopment of old plats, since condominiums can “overlay” a subdivision 
and thereby avoid time-consuming and cumbersome re-platting.   
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The Condominium Act requires condominiums to comply with local 
ordinances.  Condominium regulations are an important part of the Zoning 
Ordinance for the City.  They can incorporate specific desired design 
standards to help implement the Master Plan goals and objectives.  
 
Subdivision Regulations   
The City’s Subdivision Ordinance outlines the procedures and standards 
used in exercising the City’s authority to review and approve proposed 
subdivisions, pursuant to the Subdivision Control Act of 1967 /the Land 
Division Act (Michigan Public Act 288 of 1967, as amended).  Subdivision 
control ordinances typically specify the design of lots and blocks, access, 
and such necessary internal improvements as streets, drainage, water, and 
sewer facilities. 
 
The Land Division Act places restrictions on the power of a municipality to 
approve or reject plats. Nevertheless, many legal experts believe that the Act 
gives municipalities much greater authority than they have typically 
exercised.  The City’s Subdivision Ordinance should be thoroughly reviewed 
and revised to allow the City to exercise its full scope of authority over 
subdivision design.  For example, the City should examine the possibility of 
including additional requirements for open space amenities, street trees, 
and similar property enhancements. 
 
Keyhole (Funneling) Regulations  
Keyhole (or funneling) regulations limit the use of waterfront lots to provide 
lake access for larger developments located away from the waterfront. While 
Clare has very little waterfront that is undeveloped, it does have a few large 
parcels along the Tobacco River where this could potentially happen in the 
future.  Typically, keyholes occur when a small waterfront lot is purchased 
by a back lot owner who then grants access (by license or easement) or a 
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share in ownership of the waterfront lot to back lot owners or residents.  
 
When keyholes are allowed in lots along the lake or river, there is greater 
water use than would normally occur if the lot were used as a single family 
residence.  
 
The City should examine the possibility of amending the Zoning Ordinance 
and Subdivision Ordinance to control access to the lake and river.  The City 
should also develop a lake management plan. Local regulatory approaches 
to limiting keyhole development include making keyhole lots a special use 
approval and regulating the number of docks along the water frontage. 
 
Building Code Enforcement 
 
Code Enforcement Program  
The implementation of an effective code enforcement program is critical to 
preserving a high quality community.  Code enforcement officials maintain 
the quality of life and the physical appearance of the City by enforcing the 
codes and ordinances regarding such items as commercial and residential 
buildings, signage, nuisances, animals and zoning.  The City has recently 
hired an individual to supplement its code enforcement program. 
 
Rental Inspection Program  
The Master Plan encourages the development of second story purchase or 
rental units in the Downtown buildings of the City.  The City should create 
incentives for the development of these second story units.  Furthermore, 
the City should re-examine the feasibility of a comprehensive rental 
inspection program to ensure that all City rental properties are maintained 
and safe. The City of Clare is not required by state or national law to adopt a 
rental inspection program; however, rental inspection programs are required 
in Michigan cities with populations over 10,000 residents. 
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A rental inspection program typically includes the establishment of a rental 
code which complies with the National Property Maintenance Code, yearly or 
biennial inspections of rental properties, a fee schedule for inspections, a 
process for handling complaints about rental units, and penalties for rental 
code violations. Many communities require rental inspections when a change 
of tenant occurs.  
 

Public Facility Improvements 
 
Capital Improvements Program   
Capital projects influence land development decisions and should be viewed 
as more than just an administrative task.  The City of Clare is actively 
pursuing various capital improvement programs either independently or in 
conjunction with the Main Street Board and Downtown Development 
Authority (DDA).  
 

 Land Acquisition 
 The City of Clare has recognized that land acquisition is an important 

supplement to land use regulations as means to protect natural 
resources, create recreation opportunities, and achieve other goals.  
Land acquisition can be used to control the use of a specific acquired 
parcel, or it can be used to enhance the general character of the City. 
Local land acquisition programs are generally funded either by local 
property taxes (such as a dedicated millage or general fund revenues) 
or by grant programs. For example, the City has just recently received 
a $100,000 land acquisition grant from the Michigan Department of 
Natural Resources to acquire land to complete the pedestrian and 
bicycle Rail-Trail through the City boundaries.  

 
 There are several approaches to acquiring interest in land to advance 

the goals of the Master Plan.  Generally, the City can take direct action 
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to acquire property interest or it can rely on private voluntary land 
protection efforts.   

 
1. Direct Action by the City.  If the City takes direct action, it can 

acquire property in fee simple or it can acquire a partial interest 
through acquisition of easements.  Fee simple acquisition provides 
the greatest level of control over the use of the parcel, but it is also 
the most expensive method of acquisition.  In addition to 
acquisition costs, fee simple acquisition removes property from the 
tax rolls, resulting in a decrease in property tax revenue. 

 
2. Easements.  Easements are distinct property rights that may be 

sold separately from other rights.  Easements are effective for 
preserving sensitive lands, providing public access along lakeside 
rivers or greenways, preserving historic facades, and allowing 
property owners to obtain income, estate, and property tax 
benefits while they continue to live on their land. 

 
3. Private Voluntary Land Protection Efforts.  Instead of taking direct 

action, the City can encourage and rely on private voluntary land 
protection efforts.  Just recently, a developer offered to donate land 
to the City for recreational purposes along the Tobacco River off 
Brookwood Drive. Private tools available to preserve land include: 

 
 Donation of land or bargain sale (acquisition at below market 

value). 
 Options to buy (often used to secure a parcel of land while 

funding is being obtained). 
 Rights-of-first refusal (used to tie up a parcel without having 

to purchase it immediately). 
 Leases (temporary control without the expense of 
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acquisition). 
 Pre-acquisition by a land trust (where the land trust serves as 

the intermediary for the public agency, such as the City). 
 Conservation investment (essentially real estate syndication 

for the purpose of resource protection). 
 

Special Purpose Districts 
 
Certain recommendations in the Master Plan can be accomplished using a 
targeted approach through creation of special districts.  Special purpose 
districts that may be applicable in the City include the following: 
 
Neighborhood Area Improvements Act   
Michigan Public Act 208 of 1949 authorizes municipalities to designate 
neighborhood areas for the purpose of planning and carrying out local 
public improvements for the prevention of blight in such areas.  The Act 
calls for preparation of neighborhood betterment plans by the Planning 
Commission.  The Act also provides methods of financing improvements 
within the neighborhoods, including special assessment districts and the 
issuance of neighborhood improvement bonds.  This Act might prove useful 
in continuing the improvement of some of the older neighborhoods within 
the City. 
 
Historic Districts   
The Main Street Board and the Downtown Development Authority together 
are currently working toward creating a historic district in the Downtown 
area. The City should consider including historic residences that are outside 
of the proposed Downtown historic district in a neighborhood historic 
district.  Such designation has been proven to enhance neighborhood 
property values and encourage good design with infill and redevelopment 
projects. Historic districts are another way that the City of Clare can 
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influence the character of new development within the City and preserve the 
historic traditional character of the old development. 
 
Within the State of Michigan, historic tax credits are available to historic 
properties located within local historic districts. These tax credits can offset 
some of the development costs of historic preservation, and can be used as 
an incentive to encourage new development within the City. The State 
historic tax credits can be used in combination with the National Historic tax 
credits offered by the Federal government.  
 
Brownfield Act  
The Brownfield Redevelopment Financing Act, Public Act 381 of 1996, (Act 
381, as amended) establishes a method to finance environmental response 
activities at contaminated properties. It provides municipalities, such as the 
City of Clare with the tools, to develop and implement Brownfield 
redevelopment financing plans.  These plans capture local property taxes 
from a contaminated property and/or offer Single Business tax credits to 
cover the costs associated with conducting environmental response activities 
on that property. Properties eligible for Brownfield Act financing include 
blighted or functionally obsolete lots. Eligible activities include infrastructure 
improvements, demolition, lead or asbestos abatement, and site 
preparation. The City may establish its own Brownfield Authority. 
 

Financing Tools 
 
Successful implementation of the Master Plan will depend on the ability of the 
City to secure necessary financing.  Besides the general fund, the following 
sources of revenue are available to the City: 
 
Dedicated Millage   
Special millages can be used to generate revenue for a specific purpose. 
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Special Assessments   
Special assessments are compulsory contributions collected from the owners 
of property benefited by specific public improvements, such as paving and 
drainage improvements, to defray the costs of such improvements.  Special 
assessments are apportioned according to the benefits afforded to the 
property affected.  The City has operated a sidewalk replacement program 
which utilizes a 50/50 homeowner and City matching system where the 
homeowner is billed by special assessment. 
 
Bond Programs   
Bonds are one of the principal sources of financing used by communities to 
pay for capital improvements.  General obligation bonds are issued for 
specific community projects and are paid off by the general public with 
property tax revenues.  Revenue bonds are issued for the construction of 
projects that generate revenue.  The bonds are then retired using income 
generated by the project.  The Main Street Board and DDA intend to fund the 
4th Street and 5th Street parking lots in part with a Bond Issue. 
 
Downtown Development Authority (Public Act 197 of 1975)   
A Downtown Development Authority (DDA) is a non-profit development 
corporation which exists for the purpose of promoting a desirable 
environment for businesses and residents, and implementing economic 
development projects.  A variety of financing techniques are available to 
DDAs, including bond issues, Tax Increment Financing (TIF), and public and 
private contributions. When a Tax Increment Finance district is established, 
the state equalized value of all properties in the district is recorded.  Every 
year thereafter, the property tax revenue generated by any increase in the 
taxable value is captured by the DDA to finance improvements set forth in 
the development plan.  Often bonds are issued to finance the improvements, 
and the tax increment revenues are used to repay the bonds. The DDA is a 
tool that has been used by numerous communities of all shapes and sizes in 
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the State of Michigan.  Many suburban communities create corridor DDAs 
along the primary commercial street.  
 
The City has an established and effective DDA program.  The City is 
currently utilizing the TIF funds to finance several Downtown programs and 
to help finance several capital projects such as the Downtown parking lots.  
 
Local Development Financing Authority (Public Act 281 of 1986)  
A Local Development Financing Authority (LDFA) is intended to assist 
industrial development, to promote economic growth, and prevent 
unemployment.  Eligible activities include the support of business 
investment in districts where the primary activity is the manufacture of 
goods or materials, agricultural processing, or high-tech activities such as 
product development, engineering, product testing, or research and 
development.  A LDFA may use Tax Increment Financing, and only one LDFA 
may be created in the community.   
 
Corridor Improvement Authority (Public Act 280 of 2005)  
This recently passed legislation establishes a new method to correct and 
prevent deterioration in older commercial corridors without the need to 
establish a DDA.  The Corridor Improvement Authority Act allows local 
governments to create one or more Corridor Improvement Authorities (CIA) 
to address established, deteriorating business districts located outside their 
Downtown areas.  The primary benefit of this tool is to provide local 
governments with the authorization to levy and collect taxes, to issue bonds 
and other evidences of indebtedness and to use Tax Increment Financing for 
improvements in the district(s).  The Corridor Improvement Authority would 
allow the City of Clare to undertake a wide range of activities to promote 
economic development and redevelopment in commercial areas. 
 
In order to be eligible to create a Corridor Improvement Authority (CIA), the 
development area must have a minimum size of 5 acres, consist of at least 
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50% commercial property, and be zoned to allow mixed-uses, including 
“high-density” residential use.  A municipality must also expedite the local 
permit and inspection process in the development area and promote 
walkable non-motorized interconnections throughout the development area. 
The north and south properties along McEwan outside of the Downtown 
Development District would be two natural places to create a CIA.  The 
advantage of this act is that it allows more than one CIA to be established in 
a community, in addition to the one DDA that a community is typically 
permitted to establish. 
 
Principal Shopping District/Business Improvement District (Public Act 
120 of 1961)  
This Act provides for the establishment of Principal Shopping Districts and 
for the undertaking of certain activities within these districts.  Municipalities 
are permitted to complete street and pedestrian improvements, acquire 
property for and construct parking facilities (including parking garages), 
along with other facilities that serve the public interest. 
 
The municipality may also create a board for the management of certain 
ongoing activities, including various initiatives to promote economic 
development (i.e. market studies, public relations campaigns, and retail and 
institutional promotions).  In addition, the maintenance, security, and 
operation of the Principal Shopping District may be carried out through this 
board.  For ease of description, this board is often referred to as a 
Downtown Management Board (DMB) and the area it represents as the 
Principal Shopping District (PSD). 

 
The Downtown Management Board (DMB) is composed of a number of 
members determined by the City at the time of authorization with a majority 
of the members being nominees of individual businesses within the PSD.  
One member is a representative of the adjoining residential neighborhoods 
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and one member is a representative of City government.  All board members 
are appointed by the chief executive officer of the City with the concurrence 
of the governing body. 
 
The DMB may be funded through grants and contributions and may also use 
the proceeds of special assessment levied by the governing body on 
property within the PSD specifically for maintenance, security, and operation 
purposes.  All assessments are levied in accordance with the City’s special 
assessment policies and procedures. 

 
Principal Shopping Districts are a useful tool for addressing issues such as 
parking structure construction and operation by shifting responsibility and 
accountability to a single organization.  The organization is business driven, 
yet closely linked to the City through the appointment process and funding 
arrangements.  It is therefore an organizational expression of the 
partnership between the City and business interests.  Its powers to conduct 
cooperative advertising and promotion, public relations, maintenance, and 
general operations are broad enough to address many of the previous 
strategies. 

 
PSD’s do not, however, possess the authority to conduct broad 
redevelopment or public infrastructure development activities.  It also does 
not have access to a dedicated property tax millage or the ability to  
 
undertake TIF like the Downtown Development Authorities do.  Typically a 
community will utilize either a Downtown Development Authority or a 
Principle Shopping District. 
 
HUD Section 202   
This is a federally sponsored program which provides mortgage financing 
and rent subsides for the construction and maintenance of elderly housing. 
Only non-profit, private organizations (such as churches, unions, fraternal 
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and other non-profit organizations) are eligible sponsors, but local 
governments usually cooperate in the assembly of land, applications, public 
improvements and supportive actions. Such projects are tax exempt, but the 
State rebates an equivalent amount to local tax jurisdictions.  
Home Improvement Program 
This is a program of the Michigan State Housing Development Authority 
(MSHDA) that provides low interest loans for home improvements through 
local lending institutions. The Home Improvement Program (HIP) is not 
targeted to any specific area, but can be utilized City-wide. Interest rates on 
loans are related to income. The structure must be twenty years or older or 
in need of repair to correct items that are hazardous to health and safety or 
for items related to energy conservation.  The City of Clare has expressed a 
need and desire to work with the new MSHDA program coordinator to help 
provide financial assistance to its elderly residents in the repair of their 
homes.  
 
Community Development Block Grants (CDBG) 
CDBG is an annual allocation of the U.S. Department of Housing and Urban 
Development to local governments for a wide range of community 
development activities, including housing rehabilitation, public and 
neighborhood improvements, and economic development activities that 
primarily benefit low and moderate-income persons.  The City of Clare has 
recently received $140,000 through the CDBG program to help fund the 
Façade Improvement Program in the Downtown and to help finance 
improvements to Downtown public parking lots.  
 
Grants   
Public grants from various agencies are available for specific municipal 
projects.  For example, the Michigan Natural Resources Trust Fund (MNRTF) 
grants are available for park development and land acquisition. 
Transportation Enhancement Act (formerly TEA-21, now called SAFETEA- LU) 
grants are available for improvements to the City’s transportation system, 
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particularly US-127, US-10 and non-motorized transportation improvements. 
The City utilized this funding source to complete streetscape improvements 
on the north end of town and in the Downtown but there are gaps still 
present where the streetscaping does not exist.  Private sources for grants 
also exist.  Utility companies and the foundations such as the Home Depot 
Foundation or the Community Foundation are a common source for private 
grants for municipal projects. 
 

Other Implementation Recommendations 
 
Support the Main Street Program  
The City of Clare is fortunate to have been nominated a “Cool City”.  As a 
“Cool City”, the City is able to provide technical assistance through the 
Michigan Economic Development Corporation to restore the historic store 
fronts in the Downtown to their original splendor.  The City of Clare has also 
received a recent CDBG grant to assist in the implementation of their Façade 
Improvement Program and in the reconstruction of 2 Downtown parking 
areas.  Clare is currently implementing the four-point Main Street program 
(Design, Organization, Promotion, Economic Restructuring) in a 
comprehensive approach to enhance the Downtown area.  
 
The Main Street Board, the DDA and the City may consider the following 
implementation strategies to strengthen and support their Downtown: 
 
1. Establish a Strategic Downtown Plan to implement the market analysis 

recommendations.  For example, the Main Street and DDA could establish 
a CProperty database to list available vacant properties and pertinent 
statistics to encourage business recruitment.  Another possibility is to 
establish an artistic window display program for all store fronts, vacant 
and occupied, to assist in business retention.   
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2. Work with the City to create mandatory, detailed design guidelines for 
Downtown commercial buildings.  The National Main Street program has 
resources available to help recommend particular design guidelines that 
are helpful in Main Street communities.  The detailed design guidelines, 
once created, can be used to educate property owners and tenants about 
the care and maintenance of historic buildings and recommend 
appropriate improvements to their properties.  

 
3. Develop incentives to encourage mixed-use development in the 

Downtown. Incentives might include a low-interest loan fund for facade 
improvements, building upgrades, and mixed-use developments. 

 
4. Develop a comprehensive promotion strategy to encourage additional 

shopping, entertainment and dining opportunities in Clare’s Downtown. 
 
5. Develop attractive gateways for Clare at the north and south ends of the 

City to welcome visitors and residents. 
 
6. Establish a way-finding map and signage program to encourage travelers 

to leave US-127 and US-10 to visit and tour the Downtown. 
 
7. Provide for Downtown residential development in coordination with the 

City’s Main Street Board and Downtown Development Authority (DDA). 
 

Transportation 
The City of Clare is fortunate to have multiple modes of transportation 
within a short distance of the Downtown.  The City has its own airport just 
east of town.  It has easy access to two major vehicular highways (US-127 
and US-10), as well as access to a major bike rail trail and railroad 
transportation.  
 
The City should continue to maintain, promote and improve the Clare 
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Municipal Airport. The airport is an important feature to attract people to the 
community.  The two vehicular junction points of McEwan Street with US-127 
should be developed as artistic gateways to the community so people are 
drawn from the highway into the City.  The City should also investigate a 
truck traffic by-pass around the Downtown to help create a more pedestrian 
friendly atmosphere in the Downtown core area.  The Downtown residential, 
grid street network should be promoted for all new residential development 
to continue the traditional, small town friendly character that is important to 
Clare.  
 
Maintaining Water Quality  
Shamrock Lake and the Tobacco River are important features of the City. It 
would be difficult to overstate how important water quality is to the quality 
of life and the image of the City. This Plan has documented the source of the 
Lake Shamrock threat as being siltation due to storm water runoff from the 
roads and improper land cover, (which causes higher rates of storm water 
runoff and diminishes the natural filtering capacity of land).  Pesticide and 
herbicide use can also degrade the quality of the water. 
 
Preservation and enhancement of the natural environment mandates serious 
efforts to protect water quality. It is imperative that the City establish a 
financial plan to accomplish the de-siltation of the lake activity and the 
improvement of the water quality.  Once corrected, Lake Shamrock should 
be measured and monitored on a regular schedule (i.e. annually or semi-
annually) to track changes in water quality from year-to-year and to assure 
quick response to detected degradation.  
 

Action Plan 
 
The Master Plan for the City of Clare is a vision that points the way to the 
future. It only becomes reality when it is implemented. There are steps 
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discussed throughout the Plan, and this Implementation Section in 
particular, that can be taken by the City to make that vision come alive. 
 
 
 
In summary, those recommended actions or strategies are as follows: 
 

 Adoption of the new Master Plan officially by the Planning Commission 
and the City Commission. 

 
 Communication and coordination of the City’s plans and actions with 

neighboring municipalities. 
 
 Performance of a Comprehensive review of and amendments to the 

existing Zoning Ordinance. 
 
 Establishment of a rental inspection program to ensure that all City 

rental properties are maintained and safe. 
 
 Establishment of the Downtown as a Historic District. 

 
 Utilization of all possible funding sources and actively pursue grant 

writing. 
 
 Establishment of a Brownfield Redevelopment Authority to assist in 

reclamation and re-use of environmentally contaminated sites. 
 

 Working with the Main Street Board and Downtown Development 
Authority (DDA) to accomplish the goals and objectives discussed 
above. 
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 Adoption and implementation of a Storm Water Management Plan to 
improve the water quality of Shamrock Lake and the Tobacco River. 

 
 Continual evaluation of this Master Plan and the City’s Recreation 

Master Plan preferably on an annual basis and definitely update the 
Plan every five years. 

 
Implementation Summary Tables_____________________________________ 
 
This and the following pages contain tables summarizing the recommended actions 
and activities necessary to implement the Master Plan.  The summary should be 
regularly referred to and updated as projects and actions are completed.  Some of 
the tasks listed in the tables are one-time events (such as Zoning Ordinance 
amendments), while other tasks are on-going efforts (such as regularly reviewing 
the Master Plan to ensure that it still reflects the vision of the community. 
 
PUBLIC POLICY, ADMINISTRATIVE ACTION and OTHER IMPROVEMENTS 

Recommendation Priority Time 
Frame 

Responsibility 

Distribute this Master Plan to 
adjacent Counties, Townships, 
municipalities and agencies. 

High Within 3 
months  

Planning Commission, 
City Commission  

Establish priorities for Master 
Plan implementation. 

High Within 3 
months 

Planning Commission, 
City Commission and 

Administration 

Adoption of the new Master 
Plan officially.  

High Within 6 
months 

Planning Commission, 
City Commission 

Support the DDA/Main Street 
Board and programs. 

High Ongoing Planning Commission, 
City Commission and 

Administration 
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Prepare, annually update and 
adopt a comprehensive capital 
improvements plan for City 
facilities and major equipment 
expenditures. 

Medium  Ongoing Planning Commission, 
City Commission and 

Administration  

Dedicate City staff resources to 
Township meetings and 
planning entities to maintain 
open communication. 

Medium  Ongoing Administration 

Dedicate staff resources to 
investigating economic growth 
ideas (i.e. Seeking assistance 
through the Michigan Jobs 
Commission). 

Medium  6 months – 
2 years 

Administration 

Upgrade the code enforcement 
program. 

Medium  6 months – 
2 years 

Administration 

Implement a rental inspection 
program.  

Medium  6 months – 
2 years 

Planning Commission 
and City Commission  

Establish a Historic District in 
the Downtown and possibly 
residential areas. 

Medium 6 months – 
2 years 

Planning Commission, 
City Commission and 

DDA Main Street Board 

Identify a grant writer to 
pursue funding sources for 
various projects. 

Medium  6 months – 
2 years 

Administration 

Investigate traffic calming 
measures and a possible truck 
route.  

Medium  6 months – 
2 years 

Planning Commission, 
City Commission 

and DDA Main Street 
Board 
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Locate the train depot and 
implement the connection in 
town for the non-motorized 
Pere Marquette bike trail. 

Medium  6 months – 
2 years 

Planning Commission, 
City Commission and 

Administration  

Develop and improve 
pedestrian walks to link the 
Multiple Family areas to the 
Downtown community. 

Medium Ongoing Administration 

Encourage citizen participation 
in community planning 
decisions. 

Medium Ongoing Planning Commission, 
City Commission and 

Administration 

Review Master Land Use Plan 
and update if necessary. 

Low to 
medium 

Every 3-5 
years 

Planning Commission 

Update Parks and Recreation 
Plan. 

Low Every 5 
years 

City Commission and/or 
Administration  

Create a Comprehensive 
Gateway Plan. 

Low Within 5 
years 

Planning 
Commission/City 

Commission/ DDA Main 
Street Board 
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ZONING ORDINANCE AMENDMENTS 

Recommendation Priority Time Frame Responsibility 

Perform a comprehensive 
review of the existing Zoning 
Ordinance. 

High 6 months to 
2 years 

Planning 
Commission/City 

Commission 

Create or modify zoning 
regulations to implement Plan 
recommendations. 

High 6 months to 
2 years 

Planning 
Commission/City 

Commission  

Create a Central Business 
District Overlay Districts. 

High 6 months to 
2 years 

Planning Commission/ 
City Commission 

Rezone the necessary parcels 
and adopt the overlay districts 
to implement the Future Land 
Use Plan. 

High 6 months to 
2 years  

Planning Commission/ 
City Commission 

Examine, revise and create 
land division (Subdivision, 
Condominium etc.) regulations 
as necessary to implement the 
Master Plan. 

High 6 months to 
2 years 

Planning 
Commission/City 

Commission 

Create Architectural Design 
Standards for the Central 
Business District in ordinance 
format. 

High 6 months to 
2 years 

Planning 
Commission/City 

Commission/DDA Main 
Street Board 

Include Future Land Use 
Considerations as criteria to be 
evaluated in a rezoning 

High 6 months to 
ongoing 

Planning 
Commission/City 

Commission 
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Upgrade minimum 
landscaping, parking, 
performance standards and 
other similar zoning standards 
or create new regulations as 
needed to regulate 
development. 

Medium 1 – 2 years Planning 
Commission/City 

Commission 

Create Architectural Design 
Guidelines for the remaining 
areas outside of the CBD of the 
City.   

Medium 1 – 2 years  Planning 
Commission/City 

Commission 

 
 

NATURAL FEATURES and ENVIRONMENTAL CONSIDERATIONS 

Recommendation Priority Time 
Frame 

Responsibility 

Encourage the incorporation 
of existing vegetation and 
other natural features into the 
design of new residential 
development. 

High  Ongoing Planning Commission/ 
Administration 

Develop and enforce a 
comprehensive storm water 
management program. 

Mediu
m 

1-2 years Planning 
Commission/Administration 

Secure funding to clean up 
siltation of Lake Shamrock, 

Mediu
m  

1-2 years Planning Commission, City 
Commission and 
Administration  
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Educate residents about lake 
and river ecology and how 
various uses may affect 
surface water and 
groundwater environmental 
quality. 

Mediu
m  

Ongoing Planning 
Commission/Administration 

Raise awareness of the 
benefits of green building 
standards among the 
development community, 
business owners, and 
residents of the City. 

Mediu
m  

Ongoing Planning 
Commission/Administration 

Adopt a Natural Features 
Preservation (Tree) Ordinance.  

Low 2-5 years Planning Commission/City 
Commission 

 
 

ECONOMIC DEVELOPMENT 

Recommendation Priority Time 
Frame 

Responsibility 

Expand the Industrial Park 
area.  . 

High 6 months 
 - 2 years  

Planning Commission/City 
Commission/Administration/ 

DDA Main Street Board 

Promote high technology/ 
environmentally friendly 
businesses  

High Ongoing Planning Commission/City 
Commission/Administration/

DDA Main Street Board 

Promote activities to attract 
people to the Downtown 
businesses. 

High Ongoing DDA Main Street Board 

Implement the Main Street 
façade renovation program. 

High 6 months 
to 2 years 

DDA Main Street Board 
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Enhance the business 
attraction program. 

Mediu
m 

Ongoing DDA Main Street Board 
 

Maintain a business retention 
program. 

Mediu
m 

Ongoing DDA Main Street Board 
 

Establish housing assistance 
programs for the elderly and 
needy, working with the 
Michigan State Housing 
Authority. 

Mediu
m 

1-2 years Administration/City 
Commission 

Establish beautification 
programs to reward property 
stewardship in the business 
community. 

Mediu
m 

1-2 years Planning Commission/DDA 
Main Street Board/ 

Administration 

Evaluate on-street and off-
street parking needs for 
commercial uses.   

Low 2-5 years DDA Main Street Board/ 
Administration  

Implement Corridor 
Improvement Authority areas 
or other appropriate financing 
mechanisms for the business 
areas outside the Downtown 
core area. 

Low As 
Needed 

City Commission/ 
Administration 
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COMMUNITY VISIONING WORKSHOP 
SURVEY RESULTS 

1. Your Name  

2. Your Address  

Rating  
1 - Strongly agree  
2 -  Somewhat agree  
3 -  Neutral  
4 -   Somewhat disagree  
5 -   Strongly disagree  

 
Questions 

3. How strongly do you agree or disagree with the following 
statements?  

#1 #2 #3 #4 

a I am happy with the condition of neighborhood streets. 8 26 5 8 
b I am happy with the condition of major streets. 22 18 6 2 
c I am happy with the overall appearance of the City. 13 25 3 5 
d Clare needs to address its entry gateways into the City. 21 13 10 2 
e Clare needs more parking spaces.  2 14 17 12 
f Clare needs a parking garage.  2 3 7 11 
g Clare needs more apartments.  0 2 9 8 
h Clare needs more single family housing. 10 11 20 3 
i Clare needs more industrial business.  28 14 3 1 
j Clare needs attached condominiums.  10 19 13 3 
k Clare needs more senior housing.  9 14 15 7 
l Clare needs more restaurants.  13 15 14 5 
m Clare needs more entertainment venues. 15 19 12 2 
n Clare needs more retail stores.  19 14 13 1 
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o Clare needs to preserve its natural resources. 31 10 5 1 
p Clare could use more public art.  13 22 9 1 
q Clare should provide sidewalks throughout town. 12 18 15 3 
r Clare needs to capture tourists and commuters. 26 13 5 2 
s Clare needs to add more rails to trails bike pathways. 18 14 11 2 
t Clare should have an artists market.  9 13 17 3 
u Clare should encourage local business over national chains. 

25 12 5 2 
Note: There were no scores recorded in the 5 (Strongly disagree) category 
 
Comments on Question #3 
Too many apartments, encourage local business.  No national chains. 

Strongly encourage local business.  They are here for the long term, not for the incentive 
packages. 
Government should not be involved with business. 
A retail pie can only be sliced in so many pieces.  National chains often not only erode existing 
retail infrastructure but existing jobs.  Ex. California study showed that the average cost of a Wal-
Mart employee to the tax payers was close to $2,000 each.  This does not take into consideration 
the ripple down effect to other businesses that have to lower wage and benefits to compete on 
same level. 

The thing I like about Clare is its smallness without big retailers. 
Clare needs a recreation center. 
Clare needs no more apartments!  We need to fill the "houses for sale" before we build anymore. 

Clare needs to grow; however, we don't want it to be "big" like Mt. Pleasant.  We need more job 
opportunities for teens and those trying to raise families.  Need affordable goods and services.  
Businesses to remain open past 5:30 p.m. (M-Th) to allow accessibility for better restaurants/small
outlet mall. 

Main streets are nice but downtown is cramped and difficult for trucks to turn off McEwan to 5th 
or vice versa. 
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I would not like to see more stores.  We need an Olive Garden by Witbecks and more business for 
college grads.  We need to encourage empty houses being bought and fixed up instead of rentals. 
 We do not need a Kmart or Wal-Mart killing our downtown.  An Olive Garden at Witbecks would 
draw families from the highways into town and let them see it.  (We need) better code 
enforcement of blighted areas.  Grain elevator needs painting and fixing up. 

Tax base must be preserved and protection of existing business must be preferred.  They cannot 
compete with Malls and Big Box stores.  When the mall retails for less than what the local 
merchant's costs are, there is a problem. 

Homes on 5th Street need to be replaced or a face lift.  Old Buildings need to be torn down or 
refaced.  (ie:  Bid Coles tires). 
Clean out the river that runs through Clare, near 1st Street and make it usable.  Clean out Lake 
Shamrock because it is a mudhole. 

Less income-based housing.  Local businesses add to the community-national chains do not. 

Complete rail/trail project. 
Not convinced that condos need to be attached. 
Clare needs to concentrate and improve on (what) they have first. 

 
Fill in Numbers 
1 -  Excellent 
2 -  Good 
3 -  Fair 
4 -  Poor 

 
4. How would you rate each of the following characteristics of 

the community? 
#1 #2 #3 #4 

a I am happy with the quality of life in Clare. 15 29 4 0 
b Clare is a great place to raise children. 20 25 3 0 
c Clare is a great place to live. 18 25 4 1 
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d Clare is a great place to retire. 13 25 6 3 
e The overall quality of K-12 schools in the City is… 18 21 6 1 
f Clare is a safe community. 20 19 7 1 
Comments on Question #4 

I would like to see a regional school, more students, and more options. 

Great place to live. 
I'm getting concerned that the quality of life in Clare is declining. 

Farmers Market is residential and park is wrong - unfair to residents & businesses that have to pay 
taxes in Clare to do business.  Extra traffic - hazard to playground & residential traffic. 

How can we continue to be a safe place to live?  I wonder how safe we are.  No one gives out any 
information on that. 
(We need a) latchkey program for both public/private schools. 

(We need) a latchkey program for St. Cecilia and Clare Public.  Begin neighborhood watch 
program. 
There are a few businesses for recent college grads.  We need industries and business to keep the 
educated here, contributing to the community.  My child cannot attend Clare schools as there are 
no before/after pre-Kindergarten programs, so I have to take him to Mt. Pleasant where I work.  
We need latchkey programs! 

In the last few years, more difficulty with police issues. 

Clare is generally safe, but recent rise of low-income housing has brought more transients. 

Quality of Life and safety is lowered due to preponderance of apartments, and type of people 
generally attracted to them.  i.e.:  check police calls and complaints to those areas. 
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Fill in Numbers 
1 -  Excellent 
2 -  Good 
3 -  Fair 
4 -  Poor 

5. How would you rate the quality of each of the following public 
services? 

#1 #2 #3 #4 

a Police Department  30 15 2 0 
b Fire Department  31 13 2 0 
c Water service 17 20 5 3 
d Sewer service  18 22 4 2 
e Library 23 20 3 0 
f Service at City Hall  28 14 4 1 
g Recreational facilities  9 23 13 1 
h Park maintenance  16 26 3 1 
I Street maintenance  12 28 5 2 
j Snow removal  20 23 2 2 
k Sidewalk/pathway maintenance  9 27 7 3 
l Ease of car travel in the City  11 25 11 0 
m Animal control  4 30 6 5 
n Enforcement of traffic laws  7 29 8 1 
o Service to seniors  2 15 17 5 
p Building and code enforcement 4 18 12 9 
q Trash collection  7 34 4 2 
r The level of taxation for the services provided. 3 21 14 7 
  
Comments on Question #5 
Additional services (i.e.) to provide more city services would burden the population.  Tax increase 
from north town annexation would hurt our city. 
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Level of taxation is still too high to encourage development/renovation. 

Taxes need to be reviewed, getting too high. 
Need shopping & restaurants badly.  People are leaving to shop, eat, entertainment, gas, etc. 

I would like sewer service. 
We need trendy bars, restaurants, etc. 
Library will be excellent with new facility.  Marcie is doing a wonderful job with planning free/no 
cost activities. 

The Brookwood park maintenance has been bad for several years.  I am glad this is improving.  I 
would like to see some encouragement program from the local schools governed to push young 
adults & teens to go to college and/or get educated to become self-employed vo(cational) tech 
workers. 

Too much money for services provided. 
Public safety is superb!  No sidewalks in my neighborhood.  Snow removal is excellent.  Too many 
unleashed dogs. 

Vacant property using no sewer, water or garbage collection should not be charged anywhere near
the current rate.  Particularly, sewer shouldn't be tripled over water usage based on the fact that 
residential families were not the cause of the problem!!!! The industry causing contamination 
needs to be held accountable for correcting problem they created. 

Taxes continue to rise, not business. 
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WORKSHOP GROUP DISCUSSION RESULTS  
 
1. What makes the City of Clare a good place to live? 
 

Votes Comments 

Ideas Voted Upon 
  
15 Convenient good recreational opportunities, programs 

events essential goods and services  
13 Industrial park development  
9 Good place to live 
9 Good schools  
9 Small town feel 
6 Family oriented community 
6 Good City Services  
6 Location, central location in state, central to entire 

state 
5 Affordable lifestyle 
4 Good community recreation programs/ events  
4 Safe for children  
3 Good customer service by businesses  
3 and -1 Good churches 
2 Good medical service, community health services, 

hospital 
2 Good neighborhoods  
2 People, families, continuity – Community Pride  
1 Good Library 
1 Great parades 
 
Other Ideas Not Voted Upon 
 Chamber of Commerce 
 City Government 
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Votes Comments 

 Clean and green community 
 Park system 
 Community support for community needs 
 Downtown Historic  
 Downtown historic streetscape 
 Ease of movement thru community, getting around 
 Fire Department 
 Good communication 
 Good school sports program 
 Good Social Institutions 
 Location by highways – gateway to North 
 Pro business environment 
 Rails to trails bike trails 
 Safe community and low crime rate 
 Well organized/balanced community 
 Work and shopping in close proximity 

 
2. What neighborhood elements do we need more/less of to enhance or improve to continue to make Clare a 

great place to live? 
 

Votes Comments 

Ideas Voted Upon 
46 Less low income housing  
22 Add Condominiums, middle income condos, balanced 

quality housing types – Condos 
16 Add higher wage jobs 
11 Maintain “old” Clare atmosphere 
10 Add Trendy Restaurants, family restaurants  
7 More industry   
6 More industry  
4 Control crime element  
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Votes Comments 

4 Add Downtown 2nd story dwellings 
3 Designated truck route 
3 Too many cliques – need unity  
3 Enforced property maintenance 
2 Reduce blight  
2 More employed residents 
2 Clean-up of gateways and increase functionality of 

gateways  
2 Seniors/children’s activities expanded  
1 Better “way” finding signs   
1 Enforce speed limit around playground 
1 Affordable single family 
1 Gateways  
3 and -2 Traffic/pedestrian control  
3 and -3 Additional Retail for Clare residents (necessities, family 

restaurants, etc.)  
  
Other Ideas Not Voted Upon 
  
 A community center and senior center 
 Add hospital parking facility 
 Affordable goods and services 
 Better signage to Clare entrances (gateways) 
 Clean up Lake Shamrock - Make lake usable 

community facility 
 Close the expressway 
 Community cooperation 
 Complete rail trail 
 Less rental, convert rental homes to owner occupied 
 Expand present camping 
 Fewer apartments 
 Fewer dilapidated houses 
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Votes Comments 

 Fewer trucks in town 
 Fewer weeds 
 Good business mix – tourist and residence 
 Improve pocket parks 
 More access to water 
 More attractive store colors 
 More child-care facilities 
 More downtown stores 
 More everyday shopping, more retail – need to leave 

for necessities, restaurants (family) 
 More family restaurants 
 More gardens 
 More Jobs – another industrial park; less taxes 
 More sidewalks 
 No large multi-family developments, multiple housing 

units (no subsidized) 
 No more fast food 
 Regional collaboration, for arts and culture 
 Stop exporting our brain power 
 Water/sewer too expensive 

 
Note that any comment with a blank space in the Votes column received no votes. 
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3. What strategies/policies do you want to see used by the City to implement the top 3 community 

elements? 
  

Votes Comments 

Ideas Voted Upon 
11 Establish grant writing for lake and park clean-up improvement funds  
10 Craft a policy that limits low income housing  
9 Prevent further multi-family zoning that will accommodate low income 

housing  
6 Establish business/education collaboration  
5 Marketing strategies for city and downtown 
4 Provide more recreation opportunities  
4 Keep and utilize talents of young people 
3 Attract high tech industry  
3 Provide incentives for development – especially residential   
2 Activate code enforcement  
2 Establish architect design guidelines  
2 Prevent low wage opportunities  
2 Update Zoning Ordinances, create zoning ordinance amendments 
1 61 mills  
1 Develop business attraction program  
1 Create jobs  
 
Other Ideas Not Voted Upon 
 Change zoning from multiple family to single family in area of City 
 Create environmental laws 
 Develop educated workforce 
 Encourage conversion of multi-family housing to condos 
 Establish city income tax 

- resident rate 
- non-resident rate 

 Find more industrial property 
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Votes Comments 

 Provide larger/active police force 
 Provide more industrial parks 
 Provide parking garages – improved parking 
 Provide paved roads – more in town 
 Provide tax incentives for attraction of new business 
 Provide website markets to promote industrial availability 
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