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PREFACE

A previous report, FOUNDATIONS FOR PLANNING, IRONWOOD, 1963pre-
sented in detail the current condition of Ironwood's physical development, its munici-
pal plant, and the economic environment. The Ironwood City Planning Commission
helped assemble and has evaluated that basic data, which is summarized in Section I
of this report. A true perspective of the physical, economic, social and fiscal pro-
blems of the city and the region indicates clearly that Ironwood must regroup its re-
sources and adapt to a totally new economic basis and fiscal policy for its existence.
The need for implementing the comprehensive plan is also reviewed in Section I.

Section II contains the basic elements of the proposed plans for land use, util-
ities, sireets and thoroughfares and community facilities. Several special studiesare
presented to indicate directions of development and redevelopment that can provide
Ironwooa with a more satisfactory environment.

More specific methods of implementing and effectuating the plan are summar-
ized in Section III, with outlines of accompanying recommendations as to the zoning
ordinance and subdivision regulations. Municipal policies are recommended, along
with a capital improvement program and budget necessary to accomplish the compre-
hensive plan. The administration of the contipuing planning program 1s outlined, asis
the Official Map which indicates the general location of future public lands and rights-
of -way.

The recommendations in this report can materially strengthen Ironwood's
adaptation to new conditions. The City Commissior must take vigorous leadership in
putting the plans into action, and it must have the understanding and confidence of the
people of Tronwood. As progress is made, the Planning Commission must continually
evaluate and update its recommendations and communicate its conclusions to the peo-
ple and the elected and appointed officials.

WILLIAMS & WORKS
Everett Thompson
Zane Miller

Frank Suggitt
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THE SITUATION

LIVELIHOOD BASE LOST,
" UNEMPLOYMENT,
MIGRATION OF YOUNG PEOFPLE,
RESIDUE OF EI.LDERLY PEOPLE,
DISPERSED NEIGHBORHOOD AREAS,
GREATER DEMAND FOR PUBLIC SERVICES.

SHIFT IN INCIDENCE OF TAXATION.
EMERGENCE A5 REGIONAL SHOPPING CENTER.

POTENTIAL GROWTH OF TOURISM.
INDUSTRIAL POTENTIAL,

The most recent official census showec Ironwood to have a population of
10, 265 in 1960, aud if the trends of the 1940 to 1960 period have prevailed, the 1963
population stands at about 9. 800. Unemploymert has heen critical, especiaily in the
past two years,as the iron mines of the Gogebic Range have almost completely and
permanently, ceased operation.

Upwards of 90 percent of the high school seniors are said to leave the area im-
mediately upon graduation, although the Gogebic Community College is responsible
for a higher than average proportion of youﬁg people enrolled in college. Onlyone other
city in Michigan has a higher percentage of its population made up of people 65 or older.

Ironwood is actually a composite of several scattered 'mining iocations' or
neighborhoods, and with the virtual extinction of tax revenue from mining property,
along with a general demand for higher levels of municipal service, acute problems
exist. The city has become the major shopping and service center for an ever-widen-
ing trade area, and this is its greatest economic asset today. Tourism, especially
winter sports, promises considerable potential, anda this could induce manufacturing
development if the city initiates the necessary policies and prograrms.

4



PAST FORCES

MINING CAMP BOOM TOWN,
INCORPORATION OF SCATTERED "LOCATIONS, "
EXTENSION AND EXPANSION OF MUNICIPAL SERVICES.
LOSS OF COMPARATIVE ADVANTAGE OF IRON MINING.
MIGRATION OF YOUNG PEOPLE SEEKING EMPLOYMENT.
AUTOMOBILES BROADENED SHOPPING CENTER'S SERVICE AREA.
ATURAL RESOURCES SUITABLE FOR RECREATION AND TOURISM.
GROWTH. AFFLUENCE AND MOBILITY OF PEOPLE IN THE MARKET REGION.

iron ore was discovered in 1882. and in 1885 the extension of the railroad {rom
Asnland enabled minirg operations to begirn, and simu.taneously a townsite was platted
by the railroad company. Mining companies built residences which were ieased to
workers at mominal fees at the site of the mine shafts, on compauy-owned land.
Stores, schools, and churches followed, both in the downtown plat and in the several
mining ‘locatious' to provide goods and services to the people at the point of their res-
idence and employment.

The Village of Ironwood was incorporated in 1887, and in 1889 it became a city
that encompassed such '"locations'! as Norrie, Jessieville, Aurora, Monticello anad
Pabst, yet to this day these locations are still identified by the names of their origins.
In 1890, at the time of the first U. S. Census of population, tne new city had a populs -
tion of 7,745, and in the mid-1920's, it grew to nearly 20, 000 to become the largest
and wealthiest Michigan city north of Bay City or Muskegon.

Ir. 1925, two-thirds of all personal and real taxes in Ironwood were paid by
mining interests; and municipal services were extended in quite an elaborate manner.
Subsequently, other iron producing areas in other parts of the continent and world have
caused the Gogebic deep shaft mines to Zoose their comparative advantage, and the
young people were forcec to migrate. Improved local transportation caused a concen-
tration of retail shopping and services in the downtown area of Ironwood, anc more re-
centiy, the general growth of tourism has brought a new type of business into the city
and the region.

5



TRENDS

MINING RECOVERY NOT PROBABLY IN IMMEDIATE FUTURE,
FOREST PRODUCTS AND AGRICULTURE DORMANT,

MANUFACTURING EXPANSION DOUBTFUL.
TOWURIST EXPANSION SLOW
SHOPPING AND SERVICE CENTER STABLE,
CONTINUED MIGRATION OF YOUTH WITH RESIDUE OF ELDERLY,

Wien the mines of the Gogebic Range were operating at their peak, therewere
between 6, 000 and 7, 000 miners employed within 15 miles of Ironwood; as recently as
1952 there were 3. 500 employed miners in the area, but in 1963 there were only 680
miners in the three remaining mines in the Michigan-Wisconsin area. In 1925, min-
ing properties comprised two-thirds of the city's total assessed valuation, but by1952
it had dropped to one~quarter and in 1963, it was only 0. 8] percent of the total taxable
base.

Decreases in the number of people employed in manufacturing and in agricu’-
ture in the Ironwood service area have paralleled those in mining, with the retail,
wholesale, professional, and service industries maintaining their status quo. The
direct and indirect employment relating to tourism have expanded somewhat in recent
years, but the total is minimal compared to the losses in the basic industries.

Deep shaft iron mining will probably never be rejuvenated in the Gogebic Range
in spite of vast untouched reserves. The cost of extracting and upgrading them to meet
present standards demanded by the blast furnaces is no longer competitive. In the long
run, the reserves of low-grade ore in the general area will no doubt be developed, but
again, not until other new operations become marginal or until foreign sources are no
longer available.

As a result, every indication points to a continued migration of young people
and the total population will decline, with an ever-increasing percentage of elderly peo-
ple, unless local initiative can combine with regional and national demand to alter the
prevailing trends. 6



GOALS AND POTENTIALS

REDUCTION OF MUNICIPAL COSTS.
IMPROVEMENT OF PHYSICAL ENVIRONMENT.

ATTRACTION OF NEW ECONOMIC ACTIVITIES.
FULL EMPLOYMENT,

HIGHER INCOMES,
CULTURAL DEVELOPMENT,
OPPORTUNITIES FOR YOUNG PEOPLE,
STABLE POPULATION,

Ironwood has the potential to reverse the trends of the past 40 years, andmost
particularly to reverse those of the past three years. In spite of the previous depen-
dance upon the basic industries of iron mining and lumbering and forest products,
there is the potential of completely shifting the economic base and at least stabilizing
the situation, with the prospects of a period of growth in a relatively few years.

The ultimate goals for Ironwood are not unlike tnose of every other area, name-
Iy, full employment, higher incomes, favorable tax structure, stable population, and
the opportanity for cultural and aesthetic development of the people. Before these
goals can be attained, some dedicated effori and readjustment is necessary.

Foremost or the list 1s the reduction of municipal service costs, necessitated
by the declining population tax revenue base. Simultaneously, any savings in opera-
tional costs rmust be reinvested in improving the physical appearance and arrangement
of the city, so that it will become a more attractive environment to entice new invest-
ments in tourist and recreational facilities and in manufacturing and service enter-
prises. At the same time, the youth of the area should be held at least long enough to
see the potential opportunities, for the acquisition of the goals will be up to them.

The next section, PLANNING FOUNDATIONS, reviews the situation and the

trends, preparatory to presenting the COMPREHENSIVE PLAN and its IMPLEMEN-
TATION,






PLANNING AREA
INTERSTATE URBAN COMPLEX
LOCATION
ACCESSIBILITY

TOPOGRAPHY
GEOLOGY AND SOILS
CLIMATE
LAND USE
POPULATION
HOUSING
ECONOMIC BASE
FACILITIES
UTILITIES
TRAFFIC

This section summarizes the previously published report, FOUNDA TIONS
FOR PLANNING, to further expand the statement of Ironwood's need for plan -
ning, and to present details upon which the COMPREHENSIVE PLA N is based.

Included are several maps from the previous report to better portray an inventory of
the physical, economic, and social situation of the city and its hinterland.



IRONWOOD IS MICHIGAN'S MOST WESTERLY "GATEWAY"
THE PLANNING AREA INCLUDES HURLEY AND ADJOINING TOWNSHIPS
TOGETHER THEY FORM AN INTERSTATE URBAN COMPLEX
IRONWOOD IS A COMPOSITE OF SCATTERED "MINING LOCATIONS"
THE CITY IS DISSECTED BY:

THE "CAVES'" AND RUGGED TOPOGRAPHY
RAILROADS AND TRANSSHIPMENT FACILITIES,

U. S. - 2 (BY-PASS AND BUSINESS ROUTES)

The city itself occupies 3,752 acres, but the broader planning area which must be con-
sidered covers about 12,700 acres. Ironwood and Hurley cities are separated only by
the Montreal River, which is the state line between Michigan and Wisconsin. T o the
north and south of Ironwood and to the east, the Townships of Ironwood, Erwin, and
Bessemer contain scattered settlements that approach urban densities. Much of the
more recent residential development has occurred north of the city in Ironwood Town-
ship, and during the 1930's the Resettlement Administration established a new settle-
ment in the township.

Ironwood encompasses a great deal of idle and vacant land, interspersed among and
separating the several neighborhood areas. The '""Caves''is a depressed area formed
by the collapse of underlying mine tunnels which now divides the city into distinct north-
ern and southern segments. The locations of Norrie, Jessieville, Newport, Aurora,
and Pabst are distinctive neighborhood areas that were created when the mines were in
operation.

U. S. - 2 is a transcontinental trunkline highway that funnels all east-west traffic into
the city, with one route entering Lhe central business district and the other bypassing
it to the north. Railroads and switching and warehousing facilities parallel the busi-
ness route of U. S.-2 to further divide the city.

10
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IRONWOOD IS THE CENTRAL AND LARGEST CITY
OF THE COMPLEX,

WITHIN 40 MILES OF DOWNTOWN IRONWOOD THERE ARE:
52,000 RESIDENTS WITH - - -
$55 MILLION PURCHASING POWER., -

WITHIN 90 MILES OF IRONWOOD THERE ARE 1.5 MILLION SEASONAL TOURISTS,
IRONWOOD IS THE MAJOR SHOPPING AND SERVICE CENTER FOR A LARGE REGION,

TABLE NO, 1. Population, Purchasing Power and Retail Sales, Ironwood and Its
Service Areas”, 1961:

Ironwood City

Ironwood % of Ser-

Service Area Total vice Area
Population - - - - - - - - - - - - - 41, 700 10, 265 24.6
Purchasing Power ($000) - - - - - - 54, 600 14, 649 26.8

Purchasing Power Per Capita - - - - 1, 309 1, 450 ’

Retail Sales, 1961, Total ($000)- - - - 44, 600 19, 283 43,2
Food - - - - = - - - - - - - - 1.5, 500 7, 085 45.7
Eating & Drinking Places - - - - 6,100 1,011 16.6
General Merchandise - - - - -. - 3,500 1, 459 41,7
Apparel - - - - - - - - - - - - 3, 000 2,194 73.1
Furniture & Appliances - - - - - 1,500 1,121 74.7
Automotive -~ - - - - - - - - - 5,200 2,745 52.8
Gas Stations - - - - - - - - - - 3, 800 1,070 28.2
Lumber, Bldg. & Hdwe. - - - - 4, 500 1,018 22.6
Drugs - = = =~ = - - - - - - - - 1,500 758 50.5

1 Service area includes all of Gogebic and Iron (Wisconsin) Counties and half of Ontons
agon and Vilas (Wisconsin) Counties.

12






LARGEST CITY IN WESTERN UPPER PENINSULA AND
NORTHERN WISCONSIN,

CENTER OF SECOND LARGEST URBAN COMPLEX IN
UPPER PENINSULA,

MAJOR TRADE AND SERVICE CENTER BETWEEN MAR -
QUETTE AND DULUTH, AND NORTH OF WASAU,
EAU CLAIRE, GREEN BAY, TWIN CITIES.

17 MILLION PEOPLE WITHIN 360 MILES (6 HOURS DRIVE).

IRONWOOD IS MORE CLOSELY ORIENTED TO 3 OTHER STATES THAN TO MICHI-
GAN AND ITS CITIES.

THE FOLLOWING MILEAGE DIAGRAM SHOWS IRONWOOD'S LOCATION WITH RE-
SPECT THE NEAREST CITIES WHICH ARE LARGER:

Duluth-_ U9 Iron-
Superior

151

—® Marquette

Menominee-

Minneapolis - :
a "Marinette

St. Pa

Eau Claire Wausau

Green
Bay
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SCHEDULED AIRLINE, BUS, RAILROAD ROUTES SERVE IRONWOOD.

U. S. - 2 LEADS FROM THE MACKINAC AND INTERNATIONAL BRIDGES, THROUGH
IRONWOOD, AND ON TO THE WEST COAST.

MAJOR TRUNKLINE HIGHWAYS FROM WISCONSIN AND MINNESOTA CITIES LEAD
INTO THE AREA,

DISTANCE IS NO LONGER THE BARRIER IT ONCE WAS,

Compared with its situation just a generation ago, Ironwood is no longer a remote
northern outpost. Excellent highways and outstanding winter maintenance and snow
removal put the city within a half day's drive of 4 million people and an easy day's
drive of 17 million.

The Gogebic County Airport, just north of the city limits, provides excellent all-
weather scheduled airline service and facilities for scheduled and general aviation.
Daily trains to Chicago carry passengers and freight, and freight service is available
in all directions, as is motor transport service and bus lines.

Locational and accessibility factors are important in evaluating Ironwood's rela-
tive potential for economic expansion. They dictate that manufacturing must be con -
fined to local raw materials which are reduced in weight and bulk before being shipped
to market, or if raw materials are to be brought in for local manufacture, they must
be of low weight and high value. One local resource that does not need to be transpor-
ted is that relating to tourism and recreation, for in this case the consumer comes to
the Ironwood area.

Local accessibility from the other towns and cities of the Gogebic Range is good,
with U. S. - 2 being the major route connecting the communities of the Range with
their major trade and service center.

16
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IRONWOOD IS IN THE HEART OF THE HISTORIC GOGEBIC IRON RANGE.
RUGGED HIL1S, STEEP SLOPES AND SLOPING VALLEYS ARE THE SITE FOR THE CITY,.
ELEVATIONS WITHIN THE CITY VARY AS MUCH AS 300 FEET.,

THE HIGHEST ELEVATIONS ARE IN THE EASTERN PART OF TOWN.
THE "CAVES'" OR SUNKEN AREA DIVIDES THE TOWN INTO TWO ISOLATED PARTS.

SURFACE SUBSIDENCE AND SHIFTING STILL OCCURS IN PLACES.
THE TOPOGRAPHIC AND PHYSIOGRAPHIC FEATURES ARE PICTURESQUE,

BUT IT IS COSTLY TO PROVIDE URBAN SERVICES TO OUTLYING AREAS.

Semi-mountainous terrain and precipitous slopes are the most distinctive and
picturesque physical features of Ironwood, and they impose the most rigorous limita-
tions upon urban development.

The Ycaves' is a long, narrow depression running diagonally from northeast to
southwest through the entire city. This sunken area is the result of surface subsi- -
dence due to the collapse of underlying mine tunnels, and although the ground is now
quite stable in the central and western parts of the city, it is still shifting in the east-
ern part.

The business district and the residential areas to the north and south of it are
situated on gently rolling to nearly level land, but the scattered "mining locations' in
the eastern part of the city are on rugged hills. Provision of public utilities, services,
street maintenance and snow removal to the 'locations' is costly due to their remote -
ness from the central part of the city, the differences in elevation, and the presence of
the ''caves' which necessitates circumvention of the sunken and settling areas.

18
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Sketch shows a typical cross-section through the Gogebic
Range, indicating the problems of deep shaft mining.

SURFACE FORMATIONS ARE THE RESULT OF RECENT GLACIATION,
OQUTCROPPINGS OF ANCIENT BEDROCK PROTRUDE THROUGH THE GLACIAL DEPOSITS,

IRON ORE EXISTS IN ABUNDANT QUANTITIES, BUT IS DIFFICULT TO EXTRACT,

SOIL MATERIALS ARE EXTREMELY VARIABLE,
WELL-DRAINED STONEY, RED LLOAMS OF RELATIVELY HIGH FERTILITY DOMINATE.

The presence of outcroppings of bedrock, along with associated areas of steep
slopes and rock knobs, impose limitations upon urban development and present severe
local problems with regard public utilities and streets. The depth of frost penetration
makes it necessary to bury water and sewer lines far below the surface, and where
rock is at or near the surface, this is extremely costly.

There are limited areas of swamps, marshes and alluvial soils in which drain-
age is difficult and upon which development is not economically feasible. Where bed-
rock is near the surfacc, internal drainage is impeded and runoff is consequently more
intense.

The loam soils are well suited for lawns and gardens and both surface and inter-
nal drainage is generally satisfactory. The entire area was originally covered with
mixed hardwoods and some conifers, so forest plantations would be feasible even on
the areas of mine waste and surface subsidence, provided fires can be controlled.
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AVERAGE ANNUAL SNOWFALL 130.6 inches.

AVERAGE ANNUAL RAINFALL  35.8 inches.

AVERAGE ANNUAL TEMPERATURE 41.6 degrees (July 68.3 and
January 13.9 degrees).

AVERAGE ANNUAL GROWING SEASON 126 days.

GREATEST MONTHLY SNOWFALL 58.5 inches,

GREATEST DAILY SNOWFALL 19.0 inches.

The climate of Ironwood is no more extreme than that of the rest of the Upper
Peninsula or the Northern ILower Peninsula of Michigan, the one exception being the
amount and duration of snow zat Ironwood. Snow is the one resource in which the Go-
gebic Range holds 2z distinctive comparative advantage over all but one other area in
Michigan (the Copper Country), and all of the continental United Stafes except inthe
northern Appalachians and in the Rocky Mountains. Nowhere else in the Midwestern
tourist market region i1s there more snow, for such a long period of time.

Economic benefits from winter sports are just beginning to be realized inthe Iron-
wood area, and the city is centrally situated to service present and potential ski re -
sorts at Indianhead Mountain, Whitecap Mcuntain, the Porcupine Mountains, the Cop-
per Peak Ski Flying Hill and the new Powderhorn Mountain, along with the city-owned
ski area at the Mt. Zion Park. The greatest limitation to future development of winter
sports in this area is in the field of accommodations, and Ironwood can capitalize up-
on this demand.

The large amount of snow, the high intensity of rainfall, and the cold winters im-
pose difficult and costly problems of maintaining public utilities and streets, especial-
ly in the outlying 'locations.' Long distances from the central city to the sparsely
populated locations compounds the cost of maintenance and improvement.
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The accompanying map show that the intensively used land, that
which is colored yellow, red, and black, is concentrated in the western

part of the city, whereas other scattered areas of intensively used resi-
dential land are remote from the main body of the city, and are separa-
ted from it by the "caves'' and by non-productive mine waste land. The cost of provid-

ing municipal utilities and services to the area on the eastern part of the city is ob -
vious, but even more significant is the fact that the 96 homes in one of the mining 'lo-

cations' are situated on shifting and subsiding ground where sewer service cannot be

provided and where water and street maintenance is a continual problem.

Ironwecod has two distinct and separate commercial areas (red on the map). One
is physically oriented to the original townsite and the railroad tracks, while the other

and more recent is a lineal commercial are=+ along U. S. - 2 bypass route. The for-
mer is the central shopping district and the other is largely a transient-type motorist
service area, although some other commercial enterprises have located along the

highway.
TABLE 2. PRESENT LAND USE.

Planning Area Within Michigan

City of Ironwood Outside City Total
Acres % Acres % Aczes T

Residential = = = = = - - - - - - 909 24.2 184 2.1 1093 §.6
Commercial - = = -~ = - « - = - 96 2.5 19 2 115 .9
Industrial = - = = = = « - - - - = 69 1.9 13 .1 82 .6
Mine Lands = - = = = ~ -« - . - - 271 7.2 89 1.0 360 2.8
Public - -~ = = = = = - - - & - - 195 5.2 240 2.7 435 3.4
Transportation:

A. OStreets - = - -« - - - - - 379 10.1 304 3.4 683 5.4

B. Alleys - = -« =« - - - - = 29 .8 29 .2

C. Railroads = - - - - - - - 225 6.0 41 .5 266 2.1
Agriculture:

A. Productive - - - - - - - 266 7.1 1777 19.9 2043 16.1

B. Non-Productive - - - - - 1130  30.1 3446 38.4 4576 36.0

C. Wooded - - - - - - - - - 183 4.9 2850 31.7 3033 23.9
Total - - = - - - - ~ - - - - - - 3752 100.0 8963 100.0 12,715 100.0
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The population of Ironwood is now about half what it was at
the peak in 1925. Few other cities in the nation have experienced
a more rapid rate of decline, yet the available census figures do
not take into account the effect of the almost total abandonment of
iron mining in the arez since 1960.

Fully as significant as the total decrease in the number of
peop.¢ s ckhe shift in age structure, especially when compared with the age structure
of the population of Michigan as 3 whale, as indicated in the following tables:

TABLE 3. AGE STRUCTURE OF IRONWOOD COMPARED WITH GOGEBIC COUNTY AND
MICHIGAN, 1960:

PERCENT
I RONWOOD GOGEBIC
AGE GROUP NUMBER PERCEMT COUNTY MICHIGAN
UNDER 5 = = = - — - - - 925 9.0 9.4 12,4
5ol =~ = — = = = — - - 1,863 18.1 19.6 20,7
15-24 - = = = = — - - - 971 9.5 10.6 12.9
2534 = = — - = - - - - 921 9.0 9.2 13.0
35-U4 = = — — - - - - - 1,367 13.3 13.6 13.6
45-54 - = = = = =~ = - = 1,384 13.5 13.4 11.0
55-fl — = = = = = = = = 1,202 11.7 10.5 8.2
OVER 65 = = = = = = ~ = 1,636 15.9 13.7 8.2

TABLE 4, CHANGE IN AGE STRUCTURE, 1950 TO 1960, IRONWOOD.

NUMBER PERCENT
TOTAL IRONWOOD POPULATION CHANGE (-)1,904 OR (-)14.2%
20 TO 65 AGE GROUP = = = = - - - (-)1,683 ¢CR (=)24.4%
20 TO 39 AGE GROUP = = = =~ = - - (-)1,283 OR (=)h0.1%
40 TO 65 AGE GROUP = = = = = = = (=) 400 OR (-)10.9%
65 AND OVER GROUP = = = = = = - (+) 514 OR (+)b5,8%
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IN COMPARISON WITH STATE-WIDE HOUSING CONDITIONS, IRONWOOD HAS (1)
GREATER PERCENTAGE OF OWNER-OCCUPIED HOUSING; (2) A LESSER PERCENTAGE OF
HOUSING WITH COMPLETE PLUMBING FACILITIES; (3) A GREATER PERCENTAGE OF
HOUSES BUILT BEFORE 1940; (4) A GREATER PERCENTAGE OF HOUSES WITH A MAR-
KET VALUE OF LESS THAN $10,000 THAN THE AVERAGE FOR THE STATE OF MICHI=-
GAN,

TABLE NO, 5., HOUSING CHARACTERISTICS

GOGEBIC STATE OF

OCCUPANCY : I RONWOOD COUNTY MICHIGAN
% OWNER OCCUPIED = = = = = = = 71.3% 65.9% 65.4%
% RENTER OCCUPIED = = = = = =~ 22,5% 18.3% 22.5%
% VACANT = = = = = = = = = - - 6.2% 15.8% 12.1%
CONDITION OF HOUSING

% IN SOUND CONDITION = = = = = 85.0% 81.1% 85.0%
% DETERIORATING = = = = - = - 12.6% 14.9% 11.7%
% DILAPIDATED = = = - = - - = 2.4% 4,0% 3.3%
% WITH COMPLETE PLUMBING - - = 80.8% 70.9% 93.7%
% MEDIAN NO. ROOMS PER UNIT- = 5.3% 5.1% 5.2%
GE:

% BUILT 1950-60 = = =~ = = =~ = 3.5% 5.7% 32.8%
% BUILT 1940-50 =~ = = = = = =— 7.2% 15.7% 17.8%
% BUILT BEFORE 1940 - = - - = 89.3% 78.6% 49.4%
VALUES OF OWNER OCCUPIED HOUSES:

% UNDER 45,000 - = = = = -« — = 33.0% 39.2% 6.3
% $5,000 TO $10,000 - - - - - 47.0% 42.7% 28.4%
% $10,000 TO $20,000 - - - - = 17.5% 16.2% 53.4%
% OVER $20,000 - - = = = = - = 2.5% 1.9% 11.9%
LENGTH OF OCCUPANCY (YEAR OCCUPANT MOVED INTO PRESENT HOUSE):

% BETWEEN 1954-60 = = = - = = 23.3% 25.2% 53.2%
% BETWEEN 1940-54 = = = « - = 41,3% 40.7% 33.2%
% BEFORE 19'+0 ----- - 3501‘"% 3"*«1% 13.6%

SOURCE: U. S. CENSUS OF HOUSING, 1960,
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A MAJOR EMPHASIS OF THE PUBLICATION OF FOUNDATIONS FOR

PLANNING WAS THE ECONOMIC BASE, SINCE THAT WAS THE REASON

FOR IRONWOOD'S EXISTENCE AND FOR ITS DECLIME. IN THIS SUM-
MARY, ONLY THE HIGHLIGHTS OF THE EMPLOYMENT CHARACTERIS-
TICS AND THE DOMINATING INFLUENCE OF GENERAL BUSINESS ARE
INDICATED IN THE FOLLOWING TABLES:

TABLE NO., 6. EMPLOYMENT BASE: 1960
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For rie mosti 2z [, the city is reasonably well-equipped. even lavishly so insome
instances w.rh scaools, parks, playgrounds and other municipal and educational fa-

cilities >s’ cf the facilities were constructed during a period of affluence andascen-
dancy, for . ¢ty w- - a population nearly double today's. Obsolescence has eroded
their val .« -~ .orm: - ises, along with changes in standards demanded by the publicand
by mode "'0.'s ¢ public administrztion. There is an opportunity, now, to relo-
cate and - : 5ome of the major facilities as an integral part of the redevelop-
ment am -~ t of [ronwood's one economic assef, the Downtown Business Dis-
trict.

City ovre. s are distributed in the more populous parts of the city for parks,
playgrou I1s. o " 1l garages and storage areas. Norrie Park and Mt. Zion Park
are outs ot :ir physical features and in their development and maintenance,
and can v . SwueC @ major tourist attractions for the entire Gogebic Range. City-owned
lands in e +:.1 77, [ the fairgrounds and to the north along the Montreal River can be
adapted T . @ac¢ 1omic (recreational) uses than the present city dump. Between
the Dowi towe 7+ <g District and the Norrie Area, the city owns a sizable area of
the '""Cay _ ' "ich rust be blended into an overall program to improve the physical

appearal ce of the central part of the city.

The pub ic scrhools are generally adequate for a stable enrollment, although cur-
ricular ch. (es «Te obviously needed and this will necessitate additional equipmentfor
more attertion to boir. youth and adult vocational training needs. There is urgent need
to replace the paroc..ial high school, but 2 more feasible approach would be either
merging with or utilizing available space in the public school structures. The latter
would be even more practical if the Gogebic Community College were removed from
the public high school.

The Memorial Building provides costly space for most municipal oifices and it
provides rent-free space for a rumber of organization, and the present policeandf{ire
station 1s obsolete and hazardous. It would be to the economic advantage of the cityto
relocate all municipal offices either in a new or a leased structure to relieve the city
of the cost of maintaining the Memorial Building, and to make it available as the nu-
cleous for a new and expanded Gogebic Regional College Campus, midway between the
Business District and the present school-church complex, bounded by a proposed one-

way pair of arterial access streets, 4
3
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As the accompanying maps indicate, the city is almost entirely supplied

with water, although the arca south and east of the ''caves !’ requires cir-
cuitous and costly routings. The current source of supply is from wells north of the
city, and the source is satisfactory for present demand but inadequate to attract any
water-using industries or to supply other communities in the Wisconsin~Michigan Goge-
bic Range Urban Complex.

Sanitary sewer service 1s available to most parts of the city, the major exceptions
being in the Aurora and Newport "locations' in the eastern part of the city where terrzain,
rock outcroppings and surface subsidence make service next to impossible. Storm sew-
ers serve but a limited portion of the Downtown Business District; in all other cases the
storms are combined with the sanitary sewers, thus placing heavy loads upon the treat-
ment plant and upon the mains in times of heavy rainfall and snow melt. Electrical ser-
vice is entirely adequate for present needs and the Lake Superior District Power Com-
pany has ample capability to satisfy the demands of any future industrial users.

In the early 1900's. the city was emerging f{rom the mining camp era and was be-
ginning to operate as a rapidly growing municipality. The problems of this young boom
town were immmense. The population was sky-rocketing and it was necessary for the city
to provide utility service to the various mines, scattered residential developments, and
commercial areas which were springing up along the Range. At that time the city had
an adequate tax base with which to finance the services and a growing demand for ser-
vices. The utilization of land within the City of Ironwood is basically the same now as
it was when the city reached its peak population in the mid 1920's. The city 1s now pro-
viding utility service to basically the same area and maintaining the same size systems
as it did in the mid 1920's, except that the system is now serving only about half the
number of customers, and only about half the customers are paying for the system,

A basic principle of land planning and land development and redevelopment should
be born in mind in connection with the Ironwood utility system and its role in effectuat-
ing the comprehensive plan. Utilities can become one of the most decisive instruments
to induce land development in certain prescribed directions or to withhold development
in other directions. Coupled with establishment of special assessment policies and city
acquisition of mining company lands, some real progress is possible.
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Ironwood owes its original establishment, its shape and configuration, and its
past economic and physical development to transportation. Rail, highway, air and
water transportation now link the people and resources of Ironwood with the restofthe
world, and within the city, streets and railroads permit the movement of people and
goods from one part to another. Regional and interregional transportation improve-
ments are vital to the economic future of Ironwood if the time-distance-cost-conven=
ience factors are to at least partially overcome the city's remoteness from major mar-
kets.

Planning studies relating to the economic importance of maintaining scheduled
airline service to the nearby Gogebic County Airport were partially covered in the
Ironwood planning program, for that facility and service is vital to the city. Similar-
ly, improving the ease of access from U. S.-2 into, through, and out of the city is vi-
tal if the Downtown Business District is to continue to expand as a regional trade and
service center, and if competing outlying shopping centers or lineal commercial dis-
tricls are not to make inroads into the economic stability of the central business dis-
trict.

A significant phase of the Comprehensive Plan, therefore, deals with the location
and related development of better access routes from the trunkline highway and adja-
cent to, but not through, the middle of the business district. It is possible to combine
a system of one-way arterial streets with the development of a campus and civic area,
bordering the Downtown Business District, and proceeding into a redevelopment area
which will provide sites for resort hotel and convention facilities, multiple housing,
and a warehousing and transshipment district, and thence the arterial route would pro-
ceed to Hurley or to U. S.-2 on the Michigan side of the Montreal River.

Relocation of dwellings in some of the outlying "mining locations, '"as will be out-
lined subsequently, would permit the transfer of sizable sums of road maintenance
monies to apply toward the new arterial access development and to further improve-
ment of local collector and residential streets. Removal of inter-city and interregion-
al traffic from existing residential streets will not only improve traffic flow and safety
but will materially add to the amenities of the residential districts.
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The precedirg summary of PLANNING FOUNDATIONS aadthe
published :eport prese: ted bzsic cata pertiining to the city as
Vo - a whole and "o the plzr .5 srea -~d regio» in which Ir >wood
T is located. Broad, generzlized impressiors znd terta ive con-
clusions cz*. be drawn from such .- macro-znalysis but de -
tailed and specific planning and policy recommendations requ re = more micioscopic
analysis.

The next several pages dicsc . the ¢i7y iri0o 8 maior PLANNING STUDY AREAS,
and in each case an enlarged planii ef..c mup is preserted: d exdisined to @ -dicate

the details of streets, buildings, : the ove:z!l cha ‘er ot the Axex. ir the subse-
guent section dealing with the COMPREHIEZNSIVE PLAN. the 8 P:2* irg Areas are an-
alyzed in still greater detail, and ithis hecomes the basis ' 0 the RECOMME JED

LLAND USE PLAN and the related | ‘7rs for Facilitaies; Ut 1tiez, Thoroug..z_es, Cap-
ital Improvements, and Zoning, and for administrative policies and procedures neces-
sary to implement the plan.

The PLANNING STUDY AREAS were delineated on the basis of the similarity
or homogeniety of the conditions within each area. Criteria employed in makingthe de-
lineations included an analysis of the kind of land use (residential, commercial, indus-
trial, public, and vacant), locational relationship with the rest of the city, relative
compactness, spatial and functional individuality, and the present condition of housing.
Reference is made to the preceding maps in the FOUNDATIONS series, especially
those pertzining to Topography, Present Land Use, and Density and Condition of Hous-
ing.

The condition of housing in each Planning Area was measured by assigning
“point' values to the age. condition, and type of construction of each dwelling, as re-
corded in connection with a2 recent city-wide valuation study. Field examination then
confirmed or altered the data recorded in the evaluation study, a composite "point'
value was assigned to each house, and this was summarized for each Planning Area
and for the city as a whole. The results are presented in graphic form on the follow-
ing pages., with comparisons of each Area with the city-wide average of 60.1, ina
range from a low of 20 to a high of 100 points representing the condition of housing.
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e 1r 1 |
8 - ?,"‘//", V_I ‘ ' I - x
g E
é";_—ii = 1
' \" cacant | Number of houses - 205,
L |
Percent of all houses in the city - 7.6%.
oy Density (houses per acre) - 3.4.
L Average condition of houses - 63 points {city average 60 points).
2 36 L Proportion of houses equal to or below city average - 59%.
' N

B Jessieviile was platted at about the same time as Irorwood; in
C-ndi facr, a: the time the plat was recorded as the Village of Jessie-
le, it, and all of the area, was stili a part of Ontonago>

County. Thus, Jessieville has a “ong history. and for muc . of
the time, ir has appeared and fuacticaed as ar indeperder

sm=1l towr.. ic spite of having beer -~ :xed wher .rorwood becarme a city in 1889, Thke

presence of zn eLe mentary school, stores, &va taverns has impszrted 2 sense of sepa-

rateness arnd pride.

Unlike zdjecent miuiag ‘locatiors,; *' Jessievil.e h:s many of the characreristics
of a balznced seighborhood or commurity are-. The coxudition of the dwel.ings isabove
aver e, ¢ltaough they =2re quite old. Unrforturately, families zre leaving the a~ea, and
should the rem~° * giroumines in the area cease ope: *“io: -, “he rate oi migraticn
would no doubt increasze. The average age of the residents (L the zrea 1s somewhsi
higher thaa thzt of the =ity as a who e, and there are relative.y few young inmilies with
young chitdrer..

Ruggea topography. steep slopes ard frequert outcroppings of bedrock, -7 a

to the remoter.ess from the centrz part of the city, mske municipa. msinter cecos 3

igh for this area. Vew development in .essieville saonid be discouraged - ress. o
course, there is 3 m -~culous rever~ of Ircnwood's ecoromic zrd popuw.:* 0 dec* e.
The remoteress zrd iso tior from the n = part of the city mzke this 3 costly ipper-

dage to maintair.
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costly znd rnake

Number of houses - 144,

Percent of ali houses in the city - 5.3%.

Density (houses per acre) - 2, 3.

Average cordition of housing - 48 points (city average 60 poirts).
Propo-“iorn of houses equal to or below city average - 95%

Tne Aurora loczrion is typicai of the company-built settle~
mem.s of werkers' homes adjacent to the mine, and two abar.-
cozed mines zre _ocated on the north edge of this planning
study area. The homes are situated orn high, rock knobsthat
make winter travel and winter utility sexvice troublesome.
Many dead-end sireets with steep grades make mainterznce

i.re protection difficulf

The houses are old, quite su "7 cnd i relafively poor state of repair, as indic
‘ed by the fact that 95 percent are average or below as compared with the conditior of
housing i~ the cify as a2 whoie. The irhabitants are, for the most part pencioners. and
‘here s little yourg b.ood ir the area.

This area dramatizes the plight of 2 neighborhood which was created for a speci-

fic purpose 2t a

specific time 11 iistory, and which sunsequentily lost is very reasor

tor existence. It was bypassec by the main trunkline highway and it was ezzrlier oy -
passed by commercial deve.onment which concertra*ed in Irornwood's downtownr husiness
district. Redevelopmert of Aurorz would not be justifiable, and relocation anc :mosz
seem to be the most desirable course. with rnevw construction not being permitted.
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Number of houses ~ 430.
Percent cf all houses in the city - 15.9%.

Density (houses per acre) - 3,7.
Average condition of housing - 60 (same as city average).

Propcriion of houses equal to or below city average - 73%.

The Norrie Locartion and :most of Planning Area 5 is a much
°0 more stable type of neighborhood or subcommunity area than
the two previously mentioned Planning Areas. The name of
this sect:on of the city is derived from the oldest and probab-
ly most procuctive iron nine that existed within Izonwood,
and Norrie stili mai . ins this piace-name identity.

This is the second most populous of the 8 Planning Arezs, and the conditior oI
l.ousing gives an air of permanence and stability that is lacking ir the other 'locations. "
Early settiernent and development was more systematic -1 orderly, as evidenced by
the re ~ ' ear street paitern. One of Ironwood's mzjox indusiries and major employ-
ers .5 located between Norrie and Aurora, and this sets z paiterr for fuither establish-
ment of heavy industry when that need presents itself,

Noirie is directly south of the downtowu business district of lronwood, but it is
physically separated by the "Caves' which cause traffic and utility lines to be concen-
frated into only one or two trunks which either cross or circumvent the depressic . _f
frhe physic appearance of the 'Caves'' can be improved, and if the stable margira.
-2rd on both the north and soutl: sides can be made more sttractive, it will accrue to
the benefit of the Norrie Area and to the Downtown Area. There is no question bual
what Norrie should be considered as arn integral part of Tronweood City, in spite of the
problems resulting from the paysical barrier.
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vnrcant
! Number of houses - 96,

Percent of all houses in the city - 3.6%.

PO~ Density (houses per acre) - 2.4.
=5 Aveizge condition of housing - 43 (city average 60 points),
—_2>
—/\“-" Proportion of houses equal to or below city average - 100%.

20 40 w0
Candit'on:

The Planning Area here designated as Newport encompasses
the entire eastern portion of the area of subsidence that is
within the corporate limits of Ironwood. All of Area 4 has
experienced varying degrees of subsidence, and some settling
and shifting is stiil taking place in various parts of it, Many homes and other struc-
tures have been relocated from this area over the years, including one entire "ioca-
“ion'" which proudly bore the name of Monticello and which rings familiar and nostal-
gic memories to many Ironwood people.

Sub-Arez 4a refers more specifically to the "Newport Location, ' a cluster of
mirers' homes that surrounded the once-famous Newport Mine and other mining oper -
ations. The layout of the streets and lanes appears to have been a matier of happen-
stance, hastily developed to meet the urgent need for housing as Ironwood was chang-
ing from a tent city to a city of frame homes with locai stores and other service estab-
lishments.

Due to the extremely low quality and condition of homes in this area, it can cer-
tainly be comnsidered as a candidate for relocation of families. Much more serious,
however, is the fact that the shifting surface has precluded provision of sewer anc
water service to the area, with the result being the failure of septic tznks and poor
surface drainage leaving stagnant pools of raw waste at or near the surface. A sei-
ious public health hazard exists, and when this is coupled with Newport's remoteress
from the central part of the city, there car be little justification for its cortirued ex-
istence.
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k '

. - v The most rigid barrier to Ironwood's physical planning and
a T development is the presence of the '""Caves' which distinctly
S eemnt divide the city into a northwestern and a southern section.
e oo Planning Study Areas 4 and 5 embrace the total area of sur-

fzce subsidence, a total of 753 acres or about one-fifth (20.0%) of the total area ofthe
city. The subsidence boundary was drawn from observation of the actual sunken areas
‘1. the wesicentral part of the city, zlong with records of broken water mains and shift-

ing in the eastern portion.

A:ea 5 was estzblishea a3 & seprrate study area from Area 4 since the former is
spparently stable now, and sirce il . immediately adjacent to the downtown business
Alstzict and to the stable residential Norrie Area (Area 3) immediateiy to the south.
At this point, the Caves abruptly separate these two important parts of the city with
steep, jagged sides descending to ar irregular bHottom, % places several hundred feet
celow the general level of the natura. . id suil.ace. Furthermore, there are no sfruc-
Tares of any kind iin Arez 5, while the Newport Locztion and other scattered resigei.ces

rin Arex 4, as cizcuassed previously,

The Caves are wot only z bz ier to l=nd use, they slso impede transportatiorn,

--‘ties, «nd services. Two qu. e heavily trzveled streets cioss iire s° ker arsa, con-
recfirg witl, the ceuie. m2art of the city, wh : one minc @ stxeet civcur e ts * e Cares
to the west. Ore wat n:in crosses the Caves, end th s is t=2 only cornrect witln
the erti 'e ezsterr part of the city, wiile another goes around the depressior. ¢ . he
west end. A san: .1y sewer bypzsses the canyon onr the west, serving the Norrie Are:z
a~d loop g around *o cornnect with the Jessieville Area in = :most civeowlious route.
There z»e ro storm sewers “r any of the zreas south of the Caves.

Ragweed, scrub brush, debris, and junk is the present use of Ax. 5. not ot all
a situation compatihie wivh the business district or the resider .. «re~ 7t is reces-

szry fo vemove the : agweed. *o preven! irequeri grass and w3 us fi:¢  to controlaump-
ing and to ger - "L, v wrovet :aodpearance of the are-., Ref.:esté nr =ppL _ = to be
the most desir: >le use, ~t this w 11 be fut:ie withou* effective : .e conitiove -~ =3 th:is

* 'l depend upow & move vigilart attitude o the part ¢f everyone, . 35 corc = e

{" 1t this azez co. 1 become tze site of some sort of a spectator touvist . traction . =i
“ould great!ly enhance both the business and the residential cis*ricts, =s wi e out

lined subsequently, 63
)
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' = , A 1 - . .
L e ,,9’ 13 SUB=AREAS
(_,,:L . : Number of houses = = = = « - = = = 118 290 114
vacgny t

4.4 10.8 4.2

]
{
]

Percent of all houses in the city

Density (houses per acre)=- = - = - = 5.2 7.7 5.2
47 49 67

Average condition of housing -

100
r Proportion of houses equal to or
below average - = = 949 89% 39%

’ ) As o resuit of the reduction of iron mining and the general
\_1_/ economic plight of Jronwood, the downtown business district
6 has become the most important economic asset of the city,
As indicated previously, the city has become a major region-
/ \ al shopping and service center, and the condition of the com -
mercial properties and the overall appearance show that this
- | is indeed a busy aciivity, Few cities anywhere have a more
- \ thriving central business district than Ironwood, and the occu -
pancy rate of commercial buildings would bhe the envy of al-

e most any city.

3 - Mingled among the business and professinnal properties zare
more than 500 residences, most of the churches of the city,
the municipal buildings, severzi public and parochizl schools,

i some unsightly abandoned buildings and junk yards, and of

\ course, the ever-present Caves form the south boundary of

T R the area. The business route of U.S. -2 meanders through

the downtown area, and heavily iraveled arterisl streets euate:

Coa 'drinH
and leave this nerve center of the city.

The rccompanying charts show the cordition and number of xesidences in each of
the three Sub-Areszs of Planning Area 6, and they clea»ly snow that those in Sub-Areas
A and B are subst “i1rd, while Sub-:Area C contains some of the bettc 10mes of the
rity. It is oovious that the enhincemert of the central business district must take high-
est prior:ty in the city's planning program, sund, as wiill be discussed in mnore detas:
subsequently, it is obvious that removal of substandard and incompatible uses and
structures in the westerr two Sub-Areas is limperative, along with improvement of
vehicu’ar access into the central business district.
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), : Number of houses - 242.
. oant Percent of all houses in the city - 9.0%.
Density (houses per acre) - 3.5,

Average condition of housing - 61.

Proportion of houses equal or below city average - 52%.

\

- o Planning Study Area 7 is of particular importance to the over-
b g ! \\\ all plann z for Ironwood in that it contains a confluence oz
Z_L- . AN highway and railroad facilities and because it has sufficient
40 6 80 w0 open land to absorb new growth of a residential, commercial,
Co ilier or industrial nature, while still being within close proximity

of the city center anc the high quality residential area to the
west (Area 8), Thus, this area can be considered as being a transitional distric:whicz
could be developed in any one of severzl manners, depending upon the nature of the
future economic changes in Ironwood and in the region. Becing traversed by U.S. -2.
211G deing contiguous to that portion of Ironwood Township in whick there has been con-
siderable recent residential development also adds to the significance oi this =zrea.

The present residentiz]l development is slightly above rhe average for the city ir
‘erms of its quality, but the average density is quite low since there is a sizable zmmount
of undeveloped land witkin the district. There is some scattered corminercial develop-
ment along U.S. -2, but urlike the area to the west, the highway Irontage is not 1ly
committec :o commercial, and serious consideration should e given to imposing tini-
‘ts uron ¢« 1er shoestring commercial growth, If additional commercial developmenrn!
is permitted along *his portion of the highway, it will further disrupt traffic flow onr
ihis important trurkline, it will detract from the more concerntrated business proper-
ties to the west, ard it will detract from the downtow: busiuess district.

Until more positive grow'h forces appea>, it would be adviszble to conside> Area
7 a5 the location for light industrial and possibly heavy or wholesale coxrnmezcial. and
.0 as a possible area for new single family housing if the demand ircreases

68
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—& -
Candition

Number of houses - 1,017,
Percent of all houses in the city = 37.79%.

. Density (houses per acre) - 4.3,

Average condition of housing - 73.
Proportion of houses equal to or below city average - 30%.

The Northwest Planning Area is the largest of the -eight Plan-
ning Areas, it contains the most residences, and it is bisected
by the main route of U.S, -2 with an impressive lineal string

of transient-oriented commercial establishments. This is

the choice residential area within the city limits, with more
houses of above-average condition than in all the rest of the
city. There is relatively little undeveloped land, the major
exception being in the vicinity of the north city limits,

This area 1s well served with municipal utilities and local

and collector streets, although it needs protection from traf-
fic moving between U.S. -2 and the downtown business district
which lies to the south of Area 8. The business route of the
trunkline traverses the residential portion of Area 8, and some
changes are necessary in the interests of maintaining the resi-

dencial va.ues and in improving the flow of inter-Area traffic, as will be pointed out

subsequently.

As yet, there is a fairly clear distinction between the character of the relatively
recent commercial developments along U.S. -2 and the older downtown business district.
As long as the former, in Area 8, can be confined largely to motorist and tourist type
services, there should be no occasion for further migration of business from the down-
town area. The commercial strip ir Area * is virtually a motel-gas station-restaurant
complex or shopping center, ard this characteristic wiil be emphasized ir the Special

Studies that follow.
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II. THE COMPREHENSIVE PLAN

Page
CONTENTS - - - = = + - = = = ~ - - - - - - 74
OBJECTIVES - - - - - = =« - - - - - - . - - 75
ASSUMPTIONS - - = - = = - - - - = -+ - - 77
COST-REVENUE ANALYSIS - - - - - - - - - 79
SPECIAL ANALYSES - - =~ - - - - - = = = - - 85
REDEVELOPMENT PLAN - - - - - - - - - = 99
FACILITIES PLAN - - - - - - - -« = - - - - - 109
UTILITIES PLAN - - - - - = = = = - - - - - 111
THOROFARE PLAN - - -~ - = - - - = = = - - 115
LAND USE PLAN - - - = = = = = = = = - - - 119

'"There shall be prepared a report which contains a comprehensive general
plan for the long-range development of the planning area. This plan will represent
an integration of all preiiminary plans and policies evolived in the planning program,
including any subsequent revisions after mutual adjustment thereof, and review as to
policy and content by the local planning agency. The comprehensive general planwil:
be presented in both map and text form with appropriate supporting data."' (Excerpt
from the Procedures Manual for the Urban Planning Assistance Grant Program inthe
State of Michigan.)
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The major contents or components of the comprehensive plan are listed below, notin
the order of their appearance, to indicate the points that must be included.

A Proposed Land Use Plan is basic to the Comprehensive General Plan, for the use

of Jand determines the character and arrangement of the community. This must take
into account the trends and future needs and locations for businesses, industries, res-
idences, recreation, transportation and other uses of land.

Special Planning Studies are especially important in view of Ironwood's particular his-
toric origins and its current economic and physical conformations. Several special
studies are included zs necessary refinements of the land use plan, to indicate possi-
bilities for new public and private developments, and thus of specific land use demands.

Community Facilities Plans are also a basic feature of the Comprehensive General
Plan for Ironwood. Of prime significance is the proposed reorganization of the Goge-
bic Regional College.

Municipal Utilities Plans are presented to indicate future needs and to suggest econ-
omies that would accrue if certain remote neighborhoods were relocated, such econ-
ornies to be used to improve the quality of service and to make possible redevelopment
of portions of the city necessary for civic and business development.

Thoroughfare Plans show how traffic and major traffic arteries can actually become
planning agents rather than unpleasant necessities. Major thoroughfares, if properly
planned and developed, can actually implement the land use plan, can service proposed
new civic, college, municipal business and industrial sites, and can improve the flow
of productive traffic into the downtown business district with 2 minimum of conflict
with residential areas and schools.

In Section III, the Capital Improvement Program indicates cost estimates for
completing the Comprehensive General Plan and the financial capabilities of the city.
Also, implementation and regulatory policies and measures, including summaries of
the proposed zoning and subdivision ordinances, are included, along with suggestions
for economic development programs and general administration of the planning program.
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OBJECTIVES OF THE COMPREHENSIVE GENERAL PLAN

The Comprehensive General Plan is based upon the previous preliminary
planning data and studies, and it is the guide for future action by the municipality and
by private interests in the municipality. Ideally, the objectives of the plan are the ob-
jectives of Ironwood and its administrators and citizens. There are short-range and
long-range phases of the plan, for it must provide guidance for the on-going problems
of the community and so arrange and direct day-by-day decisions that they may build
toward long-term programs.

The City of Ironwood, as a corporate unit of government, has within its pow-
er and within its scope of responsibility the ability to initiate activities and programs
which will lead to fisczl economies and to more effective public service. Alsoe the City
has the ability to initiate activities and programs that will improve the environment for
new forms of economic development, and by so doing to improve the tax and payroll
base of the community. These; then, are the short-run and long-run objectives of the
Comprehensive General Plan, for it is assumed that fiscal efficiency and economic ex-
pansion are the objectives of the people and administrators of Ironwood, and the form-
er should pave the way for the latter.

Fiscal Economy can be accomplished by reducing the extent of municipal services in
certain areas, and by utilizing other municipal facilities in some cases. There are
parts of the city that are receiving much higher levels of service than can be justified
on the basis of tax revenue produced or on the basis of their contribution to economic
development. There are also situations in which new capital improvements will save
more than they will cost.

FEconomic Expansion can be accomplished by evaluating Ironwood's comparative ad-

vantage for various economic enterprises, and then by providing space and services in
locations that will be attractive to new or expanded business and industries. More ef-
ficient use of tax revenue will result in savings that can be used to provide the needed
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space anc services, ard prospective investors will be more favorably inclined if they
can be assured of efficient municipal operation and reasonable rates for utilities and

seriices,
ition of every phase of municipa: government and of private enterprises is a:.

»spect of t € Comprehensive General Plan ii it is to be useful. Each phase

essent oo

Coorc’

must ¢¢ ap it a - supporf e: other phase. toward a common goal. Ceordiration
vl o ng s developr p-ograms of neighboring governme=tal units sad of
co™ -te. ard fede~. p=xo 11m< ‘s also essential.
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To develop a Comprehensive Plan for the future guidance of Ironwood, some
assumptions regarding the future character of the community are necessary. Fore-
most among these are assumptions as to the future population and its characteristics,
and these in turn are dependent upon assumptions as to the economic character of the
city and region. Such determipnations are difficult in Ironwood, in view of the 40-year
down-trend in employment and population, but most particularly in view of the drastic
curtailment of employment in the basic industry, iron mining, within the past two
years. Standard methods of population projection do not apply. The following points
indicate the reasoning behind the estimates for Ironwood's population as of 1983, the
projected date of this plan.

l. There will be a decrease in mining employment to nearly zero.

2. There will be a decrease in employment and output of the forest products
industries.

3. There will be a decrease in the number and output of farmers in the area.

4, There will be a decrease in manufacturing employment, although output
may remain stable or even increase.

5. There will be a decrease in trade and service employment, although the
volume of business will remain stable.

6. There will be an increase in governmental and educational employment.

7. There will be an increase in employment in businesses and services as-
sociated with tourism and recreation.

The foregoing are based upon the assumption that the trends of the past 20 to
30 years will prevail, and that no unexpected economic developments occur. Based
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upon those assumptions. and apon actual population trends of the 1940 to 1960 period,
Ironwood will have a population of about 8, 500 in 1973 and about 7, 000 in 1983, as com-
pared to 10,265 in 1960. (Note: See tke report on 'Ironwood's Foundations for Plan-
ning ' and the Gogebic County Report o "A Continuing Program for Physical and Econ-
omic Development! for further details.)

The population could be as low 2s 6. 500 or as high as 7. 700 people by 1983,
deper -~ 3 upon unforeseeu ecoron -~ development, migration trends, and changes in
ity It is possible, for example, that if the 1950-60 trends prevai’ from one-
thirc o one-half cf the 1973 populiation will be composed of people 65 yea. . o:d or
over. In 1960 one persor ir six in Ironwood was over 65 years, and only one other
Michigan city or county had a nigher percentage of elderiy people. The aumber of
Ironwood people 65 or older increased by 45.8 percent between 1950 and 1960,

It is possible that these long-term trencs will be retarded or even reversed
in the next 20 years, especially if the recommendec action programs are undertaken
by the city, county, and region. These will be elaborated upon subsequently. buti in
any event, the preceding assumptions must be considered valid until tangible growth
forces are actually on the scene, not merely verbalized.
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In view of the declining population and economy of Ironwood, a prime objec-
tive must be to reduce municipal operating costs. Paralleling that is the objective of
expanding the economic and revenue base, but first the question of fiscal economy
must be explored, for people require services and services cost money.

Three obvious methods of accomplishing fiscal economy are (1) reduce the
area being served, (2) reduce the quality and quantity of service, (3) improve the ef-
ficiency of public administration. Because of the scattered location of neighborhoods
which make up Ironwood, prime attention will be given to an analysis of the cost of
providing each with service, ‘n relation to the tax revenue each produces.

The Plavning Areas described in the preceding section were each analyzed
from the point of view of the cost of providing certain municipal services as compared
to the property tax returned. A great many measurements, tabulations, and compu-
tations are summarized in Chart No. 4.

Neighborhood Service Costs refer to the 1962-63 budgeted cost of snow removal, gar-
bage collection, street maintenance, and related items. These costs vary with the
number and density of dwellings, the terrain, presence or absence of rock outcrop-
pings, and the distance of the Planning Area from the population center of the city.
Such costs are closely related to the length of streets, and this was a major criterion
in ascribing costs to each Area.

The total neighborhood service costs budgeted for the past year was about
$183, 000, and this represented about one-guarter of the total city expenditures. The
remaining general municipal operating costs (police, fire, and administration) are
difficult to allocate to specific Planning Areas, whereas the neighborhood service costs
are directly related to location, number of dwellings, density and terrain. It is pro-
bable that general municipal costs can be allocated on a similar area basis, but they
were excluded from this analysis in order to present a valid and conservative estimate.
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Tax Revenue {from each of the Planning Areas was determined by the condition of hous-
ing index, obtained from the assessment cards for each dwelling. and applying a loca-
tioral and site factor which represents relative land values. The city's total 1962-63
residential valuation was then prorated to each of the Planning Areas on the basis of
number of d¢wellings and average assessed valuation per dwelling, and from this the

total tax revenue from each Area wss computed.

111963, Ironwood's residenrtial propeity was assessed at a total of about
%8, £50, 000, on wrich a 24 mill tax -—~s levied. Taxes paid on residential property a-
mourt. to approximately two-thivds cof the total local taxes, and as the valuation of
mining property has dropped to nearly zero, residential property owners are forcedto
carry more of the burcen.

Cost-Revenue Balance Sheet. Charts 4 and 4a and Table 8 vividly depict the variatior.
in ihe cost-revenue balance for each of the Planring Areas. It is obvious that Area 8's
good quality housing, in proximity to the central part of the city, is in fact subsidizing
Areas 1, 2, and 4a. Merely to provide the neighborhood services and garbage collec-
tion for the 455 homes in the three remote 'locations'' costs about $65, 000 a year, over
e third more than the neighborhooa service cost for the 1,017 homes in Area 8, yet
the _atter pays over three times as much taxes as the three remote areas combined.

In Areas 1, 2, and 4a, neighborhood service costs exceed residential
property tax payments by nearly $36, 000 a year. Adding general municipal costs (po-
lice, fire a2nd administration) would at least double the deficit, bringing it to arounc
$70, 000 a year that Areas 6 and 8 must pay to support residences in other parts of the
city,

Conclusion. Relocation of families from Areas 1, 2, and 4a, and abandonment of ser-
vices to those 'locations' would result in a net savings of about $70, 000 a year, assum-
ing they were relocated in a situation in which costs and revenues were in balance.
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This must be of prime consideration to Ironwood, for this is one of the very few, and
the most significant, of the avenues leading to reduction of fiscal costs.
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TABLE 8. SUMMARY OF COST-REVENUE ANALYSIS.

Plan'g Ho. of Total (thou.dollars) Per Dwelling (dollars)
Area Dwell'gs Cost Revenue Difference Cost Revenue Difference
1 205 $ 21.8 $ 1h. L - 7.4 $106 $70 -$36
2 1h) 18.2 7.3 - 10.9 126 51 - 75
3 430 31.6 31.2 - 0.k 73 T2 - 1
ha 96 2L, 7 T.2 - 17.6 257 Th -183
5 - - - - - - -
6 522 19.9 36. 7 + 16.8 38 70 + 32
7 242 19.0 17.9 - 1.1 79 Th - 5
8 1017 k7.5  93.7 + k6.2 L7 92 + L5
Total 2656 $182.7 $208.3 +325.6 69 78 + 9
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The inclusion of several Special Studies recognizes the specific character of
Ironwood and the regional economic and physical situation. Ironwood and the Michi-
gan-Wisconsin portion of the Upper Lakes Region have highly individualized conditions,
problems and possibilities for the regeneration of economic activity. It is assumed
that Ironwood has the desire and capacity to convert seemingly disadvantageous condi-
tions into sites and opportunities for new economic enterprises that will create jobsin
their construction and operation, that will pay taxes, and that will work toward the
solution of some of the most fundamental problems of the community and region,

This section assumes that fiscal economy will not, in itself, be more than a
delaying element in the downward trend of Ironwood's general economic situation. Tt
further assumes that Ironwood does have some specific opportunities for economic de-
velopment and that by official action, the city can take the initiative, reaping the bene-
fit from at least a retardation of population and economic decline.

Mining and Employment. The report, Foundations for Planning included a detailed
analysis of the trends and limited expectation for the rebirth of iron mining and em-
ployment in the Gogebic Range. Further comment is not needed, except to summar-
ize by stating that the prospects are extremely limited. Deep shaft mining in the Go-
gebic is now submarginal and it appears that it will terminate entirely within a few
years.

In the event that known low-grade iron ore and copper deposits are developed,
there will certainly be a beneficial effect on Ironwood, although modern mining meth-
ods employ far fewer workers than during the heyday. Decisions to further develop
the minerals of the region are beyond the municipality's ability to control, even to ap-
preciably influence, and wishful thinking is not productive. Nevertheless, a positive
program of municipal efficiency and fiscal economy could help create a favorable at-
titude toward new investments in mining.
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industriai Park Potentiz_s. it is assumed that Ironwood's remotie location and its tax
and public utility rate structure impose rigid limitations upon the potential for an ex-
pansion of marufacturiag. However the supporters and directors of GO-INC. (Goge-
nic Orgarizatior ior an irdustrialiy ; ew County) are wagering over one hundred thou
sand dollzrs trat enthuslasm, publicity. zad expert industrial promotion can overcome
the sdverse situations i* tie city ard vegion.

To xu¢ ment the comimerad-bie effor:s of GO-I'WC.. it is imperative chat a

gl 0 Lo itrl oL disrrict be we.. loped  Such a cistrict. if properiy situatec and

£q 1 voc oWt foties ana tt o 9ot . tfon faci'tfes. could change the prospects for

et T 1 i ¢ 7 s especialiy those oriented to indigeno ;X

Sz =03, vorseoodas a o sible |ocation for en induastrizl district, and it wou o o
va .gee @ e 7. T ere to frior tate its ests: lishment torough urban rersw- .. d

re eve.opmert x3 e outlinea subsecuetly,

Tov . 5t ‘mpa - 2nd Pntenti- 1monwooc 's FOUNDATIONS report ir .. 1ded compnuta -

£zor3 ¢ . iczie* .uwu ‘sm broug t least §3.3 :r " 10r of rew morey into the

city iv 1962, More t™ 3.5 times _ m
culation by tourists in Ironwooc thar >y the tor 1+ 1uiscturir~ davrc of the c. y
Econo: “ic evelu: or of tour:sm z=nd its impact i extrernely lifficult but 1t is obvious
thet if hies becorte a significant perhaps a majlor. aspecrt of iae [ronwood economy.

*nevi, outside deolisrs were pixced in ¢ t-

There are mary favorabie indicatiors and activi*ies that strongly suggestcorn-

lec. growth: of various phases of the travel lndusiry I 1 the Ironwood avea . Again,
it is ertirely possibie that the ity of Ironwooc, by taking the initiative in redoveiop-
ment aad by ‘iscal economies, cap encourage additional employmert and tax :everue
from touris:m. as will be showr ir succeeding pages.

Related Specia Needs znd Functiors. Toe foliowing I'stf of assumed azeds ana fundtions
15 listed, rot::zcessarily in the oxder of thei: impo '~ .«ce or practicality. to suggest

:he development poss:bilities and potentials it exis®. Devailed verification ¢
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substantiation for each need ana function 1s not erumerated here, for they have been
amply supported elsewhere in this repori, in the report on FOUNDATIONS FOR PLAN-
NING, IRONWOOD, and ia tite repor. on A CONTINUING PROGRAM FOR THE ECON-
OMIC AND PHYSICAL PLANNING AND DEVELOPMENT FOR GOGEBIC COUNTY.
These must be considered in connection with Ironwood's Comprehensive Plan and in

tlie allocatior: of resources.

. lronwood is the iargest and most important urban community and shop-
pine C v serving a broad irterste e region. It is, therefore, a logical location for
% rcho iing transshipment, dis* bution, finai processing and packaging for the en-
tire cervice area, and there are obvious joint-venture economies in cooperative use of
many facilities and services.

2. For similar reasons, Ironwooc is the logical center for offices and show-
rooms for sales and service personnel and governmental agencies whose enterprises
cover tiis broaa interstate region. In other words, this is a suitable location for those

who have regional or district sales or service or administrative responsibilities, and
aga- - joint use of certain office, parking, secvetaria., bookkeeping, accounting ad-
ve..'sing. and legal services and facilities could accrue to their mutual advantage, pro-
vicde the required physical arrangements are made.

3. Ironwood is centrally located with regara some of the most outstancing
and fastest growing winter sports parks in the nation, and future expansion of this and
other phases of tourism and recreation will benefit Ironwood more than any otiier com-
munity in this region, provided the necessary steps are taken to furnish needed goods
2nd services. Should *the GO-PLAN advocated by the Gogebic County Planning Corzmis-
sion become a reality, even to a fraction of the extent visualized, Ironwood woula sua-
denly find itself in a growth situation that would tax its resourcefulness to prevent be-
coming a do0m town once again, with the attendant problems of incompatible uses of
land, gerrvmandered utilizies, and so forth.
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4., The existing Gogebic Community College is the only institution of higher
education in the western end of the Upper Peninsula, and in view of the impending

growth of college and university enrollment, along with the need for vocational train-
ing of both youth and adults, there is every reason to believe that this college could
expand to severa. times its present enrollment, staff, and facilities. An expanded
co:lege program, combined with a campus and civic area, could become the central
theme of Iroavwood's redevelopment, from both a physical and an economic point of

view.

5 The presence of an accredited college which specializes in vocational
airing with emphasis in the tourist znc resort service and development field, along
witn Iis current reputation in winter sports competition, could provide the momentum

for this to become a regional or even a national center for training, conferences, and
converiions in these znd other phases of area planning and development. In that event,
vastly superior lodging, eating, and entertainment facilities would be needed, and

lronwood would then be in position to capitalize upon the very lucrative conference and
convention industry, as a natural adjunct to its expanded college industry and its func-

tion as a regional tourist service center.

6. Inasmuch as Ironwood is the western ''gateway' of Michigan, and in view
of new highway facilities on both sides of the state line, and the new Michigan State
Highway Tourist Information Center. there now exists an opportunity to create a new
type of "tourist service complex' or transient shopping center, adjacent to U.S.-2anc
fairly near to the state line. This :mplies the shopping center concept of multiple-
shop, one~stop service for tourists and transients, arranged in a convenient and at-
tractive manrner that will attract widespread attention and will induce traveliers tostop
and spead in Ironwood. Integrated with redevelopment of the Downtown Area and with
county-wide znd regioral tourist developments, this car be a vital factor in the future
of both the city and the region.

7. Ironwood implies "iron'' and '"'wood' - the two basic industries which gave
rise to riie city and to the economy, and the two industries which are now 1n most
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distressec circumstances. Experience ir other parts of tne region and the nation in
diczies that the colorful and romantic history of these industries is of interest to tous -
ists and can be co verted into jobs and taxes, if necessary steps axre taker. The in
te-est given to * ¢ mining equipment or display at the Tou~ist information Center of
tae Iror 'oo¢ Chamber of Commerce should be evidence of this t{ype of atiractiorn. An
oppor .. ty exisis t0 recreate various aspects of the e rly micing camp and iuntber

cain «r o e ¢~ " priv verntures nto rep-ic:’ on of early structures and eguips-
me ., y il ize somwe ottt . 7 zrouné and surlace mine facilities for tours anc
e ©oowss lor educatior zl mizsc o iorns relative to geological formations. Tiae city
Com A« 1 et eadevs iohy it i - the development of a musenm aiirzctior,;

a 0 73 roncelveble vt w v 1 Become available from iron. siee., mining
w Jumbe_. g .zresiz

8. The "Caves' are ore of thre mo ¢ serious eyesores of the city. and their
sirategic location with regurd the Dowrte .0 Aiesa makes them ever inore undesirahle.
Tt is poss bie thaet they couia be conver‘ed into a point of attraction with landscaping

- ‘-

evd fore ” plartir | =z natural- setiing zoologice® gerden and perhsps with an illumin-
atc ~ fountain and pool :that woulc attract tourists from considerable distances, on the
ordex of the Cascaces at Jacksor, Michigar or the rew fountaic at South Haven. Prox-
imi“y to tne proposed redevelopment of tne Downlowa Area cou.d augment the attrac-
tiveness ol both, if the ""Caves' were improved.

9. Should circumstances become favorable for Ironwood to capitalize upon
the foregoing business expansion possibilities, the new construction anc new ecorom. -
activity would create a highly favorable image of the vitality of the city ard the regic
and the opportunity of acquiring new manufacturing and processing enterprises would
be greatly improved. Enthusiasm anc growth generate more enthusiasm and growtk.,
and a conzagion takes place once the momentum is established, provided space ard
services are made available, and an attitude of receptivity is engendered.
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SUMMARY OF SPECIAL NEEDS AND FUNCTIONS:

Ironwood's Land Use and Comprehensive Plan should make provision for six
major categories of functions in the Ironwood Plan, and the next task is to assign land
areas and to outline procedural and budgetary measures necessary. The major func-
fional needs are:

1. A planued warehouse, transshipment and industria’ district,
2. MNaltiple housing ior perscns displaced by relocation and redevelopment and for
i0r citizens, such an area to be buffered from the industrial and business areas
Sy a campus-type arrangertent of office structures for regional businesses and ser-
vices &5 that need emerges.
3. An area designed as a civic-municipal-campus complex.

4. A resort hotel and convertion facility in the Downtown Area.

A transient and tourist service complex area on U.S. -2 bypass.

(S]]

6. Convenient and attractive avenues of entry into the Downtown Area; with improved
traffic flow anc more convenient parking faciiities.

COLLEGE GROWTH POTENTIAL:

Of the special needs and functions that influence final formulatiorn of the Compre-
hensive Plan, the relocation and expansion of the Gogebic Comumunity College is the
key that could open many other avenues of development and redevelopment. Because
of its unique importance in 'triggering' other aspects of the overail plan,
more detailed consideration will be devoted to the college and its potentials.

Facts and figures were presenteC in the county planning report and in Ironwood’s
FOUNDATIONS report as to the college's history, its enrollment, trends, its budget,
and the emerging need for specialized vocational training. A broader perspective is
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here presented, and in the next section on Redevelopment Plans it is brought down to
a specific site in Ironwood.

National Trends in college and university enrollment are s0 appauren! and so well pub-
licized that no comment is needed;, other than to compare them with the 30-year trends
of the Gogebic College (Chart No. 5). Enrollment in all colleges and universities in
the United States increased 3.5 times in the past 30 years. whereas the Gogebic Col-
lege enrcliment has beer most erratic, It is especially interesting to note that the
nationz! growth of community and junior colleges during the past decade has been rel-
atively slow compared with earlier years and compared with the recent rate of growth

of four-year institutions.

With the pressure that is now being felt by all celleges and universities, it is
generally accepted that local and regional colleges must be expanded to help meet the
need. The fastest growing colleges and universities are located in densely populated
and congested metropolitan areas, thus there is credence to the belief that much of
the college growth could more efficiently take place in areas of population stability or
decline, such as lronwood.

Projections of future college enrollment in the nation range from a low of 6.3 million
to a high of 9.0 million by 1980. This is a 42 percent variation, and of course, there
are many unknown factors that will influerce the final outcome. Past experience has
proven such projections to be extremely conservative.

A" If enrollment at Gogebic College follows its 1932-60 trend, there will be
fewer students than there are now, as indicated by ""A'" on Chart No. 6.

“B'' If the 1950-60 rising trend were to prevail, there would be about 300
students at Gogebic College in 1980, as compared with 194 in 1960 and 236 in 1962 (See
"B'" on Chart No. b).
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"C" If enrollment at Gogebic were to parallel the projected iow for the na-
tion, there would be about 450 students in 1980.

"D The heavy dotted red line on the chart parallels the median U.S. pro-
jected college enrollment (midway between the high and low), resulting in about 650
students at Gogebic College.

"E'' This projection parallels the highest estimate for U.S. college enroll-
ment. anc i Gogebic College vwere to foilow that national projection, there would be
an enroliment of about 800.

National trends and projections are meaningful to Gogebic College only to in-
dicate the variation in prospects and to suggest that there is an opportunity for appre-
ciable expansion. Whether there are 200 or 800 college students in Ironwood depends
upon what action or inaction is undertaken by the leaders of the corimurity and county,
now.

Regional College Service Area. Ironwood offers the same regional location advantages
in the field of higher education as it does as a regional retaii, wholesale, transship-
ment, administrative, or tourist center (see maps and diagrams on pages 14 and i5).
Not only is it the largest city in a broad interstate region, it is the only one with any
type of publicly supported college in that region, as indicated by the following location-

al diagram.

Within tane shaded area centered on Ironwood is what can be considered as the
regional service area, the boundaries of which are equidistant between Ironwood and
the next closest publicly supported college or university. Most of the shaded area is
within daily commuting distance of the Gogebic College, and all of it is within the nor-
mal retail and service market area.
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Regional Eprollment Potentiai. In 1960, there were over 100, 000 people residing with-
in the shaded area, but only 0.7 percent of the tota®! population was in college as comi-
pared with 1.6 percent for Wisconsin as a whole and 1.7 percent for Michigan. Obvi-
ously, stucerts from this region mus* migrate to obtain college training, and the U.S.

Census counts them as being residents of the community in which the college is loca-
ted.

If college enrollment in the Ironwood service area were the same percentage

of the total populaticn 2s 1t is i the two states, there would now be an enrollment ot
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nearly 1.700 at Gogebic College. This would assume an accredited four-year nsti-
tution with better -than-average staff and facilities, and it is unreslistic in that many
students would still migrate to seek specialized or more socially prestigeful institu-
tions. To emphasize the potential however. the Gogebic student body would be as
warge or larger than the Wisconsin State Colleges at Eau Claire, Superior, and River
Fzlls and much larger than that of such private colleges as Northland (in Ashland),
Lawrence College (Appleton), Souami (Hancock), Adrian. Alma, Albion, etc.

(1960, theve e more than 4, 000 youths between 20 and 24 years of age
i~ Gozebic College iegioral seuvice area  but only 17 5 percent were errolled in
AL ozge. wie 5 the Michigan-Wiscoisin percertage of 20 to 24 year-olds in ccllege
w 5 28.9 p° cent. If Gogenic Coilege could attract the same percentage in this age
.cxet as a2re in colizge 11 .1e two states. there would now be nearly 1. 200 in college
1 Ironwooa

One firal aspect of the regional enrotlment potential is the fact that in 1960
ihere were more than 8. 200 studenis enrolled in high schools in the Gogebic Col.ege
Service Area. By 1964, about ore- third of them, over 2, 500, will either be in col-
lege or will be preparing to ¢nroll somewhere. A sizable proportion would enroll at
Gogebic i adequate facilities anG programs were available,

Other College Potentials. Accomplishments already establizlhhed at Gogebic Col.egein
the fields of winter sports. vocationa. training and re*raining, and summer workshops
for teachers are indicative of programs that could attract students f{rom the entire ser-
vice region and beyond. It is possible that the recent success of the Cooks and Baxkers
School for example. could attract adult students irom the entire iri-state region.

This might lead to educational conierences inr the tourist and travel trades that would
give rise to ar limportar: convention indusiry, if the facilities and incentives were there.

The possibility of tae 1968 Winter Olympics being held at the Copper Peak Sk:
Flying Hill would be enhanced if the Gogebic College Ski team continues its winning
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ways. Already the school is drawing students trom several states because of its win-
ter sports competition and tae availability of winter sports facilities.

Significance of College Expansion. Nothing else ir Ironwood can :make better or more
immediate progress toward new economic activity and toward urban redevelopment
than imaginative expansion of the Gogebic Community College. This could be the rally-
ing point for recevelopment of the physical make-up of the city and for new economic
expansior.. I the coilege staii and students were to double in the next five years,
triple in t1 rext 10, and quadruple in the next 20 years, the physical and economic
impzct vvou'd be greater than the inlikely reopening of the Montreal Mine.

It is important that the leaders of Ironwood look upon the college as an econ-
omic asset, as an industry, rather than as ac educational frill that the people can no
longer afford. A visit to Houghton or Marquette, or on a more comparable scale, to
Alma or Albior or Olivet., will demonstirate the economic impact that a good, small
college nas on a community. This is to say nothing of the service to the students and
adults, but suggests ar unemotional, economic evaluation.
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The preceding Cost-Revenue Analysis of the Planning Areas and the Special
Analyses were presented to indicate possibilities for achieving fiscal economies, and
for economic expansion. Before outlining specific redevelopment plans that would fa-

cilitate those objectives, some additional assumptions and justifications must be re-
viewed,

1. Trade Area Expansion: A preliminary assumption is that the sphere of
influence of Ironwood's trade and service area will be extended as mobility increases,
ag ouflying community and crossroads stores and services shrink and disappear, and
as Ironwood's Downtown Business District takes on more of the characteristics of a
modern regional shopping center. It is assumed that extension of the trade and ser-
vice area will compensate for population declines within the city and its service area,
so that the resultant volume of business will remain quite constant. This has, in fact,
been the case during the past couple of decades, and it is assumed that the counterveil-
ing trends will continue and will thus assure a stability for Ironwood's business com-
munity. Consequently, it is concluded that the present space occupied by businesses
and services in the Downtown Area is sufficient to meet the demands of a stable busi-
ness volume.

2. Improved Traffic Flow and Parking: It is assumed that maintenance and
enhancement of the business and service establishments in the Downtown Area must be
given the very highest priority, for they constitute one of the few economic assets pos-
sessed by the city. To give the businesses and services every opportunity to operate
on as sound a basis as possible, it is essential that overall municipal operating costs
be minimized to avoid excessive taxation of these businesses and services, and it is
essential that they be protected from new and competing establishments that might
spring up along the U.S. -2 bypass route or in other communities. It is necessary that
clear -cut functional delineation be maintained between the Downtown Area and the tran-
sient and tourist service area along U.S.-2. This also necessitates improved ingress
and egress between the Downtown Area and U.S.-2 and U.S.-51 and Wisconsin 77,
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together with improved traffic flow aund parking in downtown Ironwood. Of nearly
equal importance is improvement of the physical appearance of the approaches to the
Downtown Area and within and contiguous to the business district.

3. Relocation of Warehouse anc Transshipment Facilities: Additional sites
must be cleared for parking and for improved traffic flow in the area peripheral to
the Downtown Business District, and this will require the provision of space for the
relocatior. of certain enterprises and residents, notably those enterprises associated
with wa rehousing and transshipment

4. Relocation of Famsilies: Another predication of the Proposed Lard Use
Plan is the elimination of homes in the outlying 'locations' and in the central and west-
ern portions of the Downtown Area, and their relocation in more suitable housing that
is so situated as to reduce municipal service costs.

5. Relocation of Municipali Offices and Facilities: A final assumption in this
series is that a more efficient and higher use must be found for the Memoria: Building,
and that the hazardous housing of the Department of Public Safety (Police and Fixre)
must be replacec (see next section on "Facilities). Consequently, space must be re-
served for a new center for municipal offices and services, adjacent to, but outside,
the Downtown Business District. and easily accessible from all parts of the city and
from U.S. -2 and neighboring communities and townships with which 'standby' emer-
gency arrangements exist.

The entire central and western part of the Downtown District (Planning Area
No. 6) comprises the proposed urvan renewal or redevelopment area, with special em-
phasis being given to the zreas to the vwest and east of the Central Business District.
This is the economic and cultural heart of [ronwood, as well as being a ''‘gateway' from
Wisconsin. Tt is this area, and its function that must take highest priority of all phases
of planning and redevelopment. This area contains Ironwood's most vatuable assets,
some of its most ugly eyesores, and it holds the greatest potential for redevelopment.
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Redevelopment Area 'A 'has boundariss almost identica’ with those of Plaxn-
ring Area A (see pages 66 and 67). Redevelopment Area "B’ occunies the eastern
part of Plauning Area 6C. Between them is the Centr: Business Distwict anda ma-
jor obiective of the redevelopment plz~ s to erharce A second objec.l.e is to pro-
ride space Jor the reiocaztiorn of the Gogebic Comirunity College. for a cempus-civic
arez, for familes whto will 2e moved from the locations 'for a new inGustrial-ware-
house-business of7ice district, and £ ¢ rew resort kotel -convention-tourist atiraciion
area.

REDEVELOPM=ZI"T AREA "A'

1. Locationa. Sigrificence: Situated between the Downtow+n 3usiness Disl ‘¢z
and urley. traversed by U.S5. -2 Busiress Route. An undesirable. but extremely vis-
itle, gateway into romwvood zad presently an incormpatikble use ad acent to taue business
district,

Z. Present Use: Substandara housing, junxyar asandoned ruricina’ gas

plant unkempt vacar:la ; 118 houses. 94 percent of x.iich are eq..—- to or be.ow the
city-average of condifion.

3. Proposed Uses. {zfter remova oi nomes, junkyard and clec

L4

a. Site for warehouses and transsinipmnent faci.ities whicnh 1mist be re-
locaiec to provide parking on Aver Street, the proposed orne-way
access route from tkhe east.

b. Site for public and/for private multiple housirg for relocated fami-
ilies from minirg 'locatiorns' ard for senicr citizers.

c. Site for resoxrt hotel and conventior facilities, Inciading . seur:
and parking and promerade area for overview oif amphitheater
(fourtain, pool, .ancdscaping. wilaiiie area. etc.) - the "Caves.
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d. Site for plarned industrial and office district, adjacent to warel:ouse
area, with rail and trunk higoway facilities, and with ail municipa:
utilities.

4., Relation to Total Plan

a. Provides centrally situated sites for reloca:ied families anc busi-
nesses.

b. Provid=zs & ° ive, prpgressive looking access into the Downtown
Busineszs Districr {ne construction, iandscaping).

C. Encourages tcarist and convertion business Zevelopment adjacent
to Downto 'm Business Distvict, and along with development of the
“Caves, ' will attract and nhold visitors in Downtown Area.

d. Provices the wesi end of an attractive and varied drive or wa'k with
the business district i the middle and the campus-civic area at east

end,

REDEVELOPMENT AREA "B-

1. Locational Sigrificance. Midway between bDusiness district ana existing
complex of attractive schools and churches. Popular access routes to the business
district pass tirough thic area. A commanding site overlooking business district.

2. Present Use: Municipal offices, schools, churches, and substandard
warehouses. businesses, anrd crowded substandard dwellings.
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3. Proposed Uses:

a. Relocation of municipal offices from Memorial Building and old
fire and police building to a new campus-complex one block east

of the Memorial Building.

b. Relocation of Gogebic Community College to the Memorial Build-
ing and the beginning of a campus development.

c. Re-routing trzific on one-way pairs bordering Area "B' and the
business district, for the beginning of an integrated campus-busi-

ness district, parxway, and mall.

4. Relation o Total Plan:

a. More efficient and productive use of Memorial Building.

b. Removal of substandard homes wil. ''release' the churches and
schools tc greatly improve the appearance of the area.

c. An ideal access route from U.S. -2, with an attractive and progres-
sive-looking setting.

d. Enhancement of the function of the business district.
e. Provision for college expansion.

PROPOSED PARKING AREAS:

Conversion of Ayer Street into a west--bound thoroughfare and McLeod into
an east-bound thoroughfare will remove through-traffic from the :main business streets
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and will make it necessary to provide additional peripheral parking lots. For the im-
mediate future, these are the only ckhanges recommended for the Central Business Dis-
trict, although store frort renovation should certainly be encouraged. Removal of sub-
standard buildings to provide for landscaped parking lots will greatly erhance the at-
tractiveress and general appeal of the shopping district.

4s the campus-civic redeve.opmment area and Area 'A 'begin to take shape,
it 1s reconunended that a pedestrian mall be consicered, but at the moment remova.

oi street parking should »e sufficient.

RELOCATION OF RESIDENTS:

The excessive costs of maintaining municipal services to Newport, Aurora,
and Jessieville {Planning Areas 1, 2, and #a) have already been describec. Reloca-
tion of families tc Redevelopment Area "A'" and to existing vacan® .anc in tlie other
parts of the city represents the major source of economizing upon municipzal operation.
Tris presumes the establisnment of public and private multiple housing for the dis-
placea persons, alorg with private home corstruction and a f_ow into vacant dwellings
in the central city.

The miring '"locatiors' would be cieared and ieveled and reforested, as this
represents the oniy apparent re-use. Tais is a novel approaca to urban relocatiorand
redevelopmer?, and it will requlre new policies and new understanding on the pazxt of
the several governmental agencies that wili be invo_ved.
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The Redevelopment Plan is based upon the relocation of the city's admini-
strative offices and the Department of Public Safety and the Gogebic College, andland-
scaping and other improvements in the city-owned portion of the "Caves'' adjacent to
the Downtown Area. No other major changes in public facilities are envisioned, ex-
cept the abandonment of the Newport Elementary School and the city storage garage in
Jessieville when relocation of families in Planning Areas 1, 2, and 4a is accomplished
(see maps following page 34).

Relocation of the municipal offices from the Memorial Building to new facil-
ities in the proposed campus-civic area would result in a net annual savings of
$20, 000, the present average deficit in the operation of the Memorial Building. The
savings, if applied to a new building, could amortize the construction costs in a rela-
tively short time, as well as providing much needed quarters for the Department of
Public Safety.

Removal of the college from the public high school to the Memorial Building
would liberate adequate space for use by the parochial high school either on a lease
basis or by complete merger with the public high school. The existing parochial high
school is a hazardous frame structure, and it is highly questionable that the people of
Ironwood can long continue to support two high schools.

To permit immediate relocation of the college and the parochial high school,
it would be possible for city offices to occupy available vacant space in the downtown
area during the period of planning and construction of the new civic area. Improve-
ment of the ""Caves' could be on a progressive basis, in schedule with the redevelop-
ment program in the western part of the downtown area.

Ultimately, the city-owned lands along the Montreal River north of U.S. -2
should be developed as a part of the '"gateway' tourist reception and activity area, or
in conjunction with the proposed greyhound track at the fairgrounds, or as an adjunct
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to the proposed ''tourist service comnplex or service center.' Mt. Zion Park and other
strategically situated city -owned sites should, ultimately, be expanded as major tour-
ist attractions and vantage points.

At some not-too-distant future, Ironwood should evaluate the possibility of
constructing a municipal convention facility in the downtown area immediately west of
the business district and fronting on the ""Caves.' The phenomenal growth of Gatiin-
bur,. Ternessee, as a convention certer and a tourist service ''gateway' to the Great
Smoky Mountains National Parx migh! be an incentive for Ironwood, for Gatlinburg's
success is the result of combined public and private facility development. For the im-
meciate future. however, the auditorium of the Memorial Building and the Armory can
serve convention and display requirements.

An immediate need is improvement to the city library. It is conceivable that
a joint facility might be developed with the college relocated to the nearby Memorial

Building .
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The concept of retracting municipal service areas to reduce operating costs
can be applied equally well to the operatior and maintenance of municipal utilities.
Generally, the operation of the utility system is paid for on the basis of consumer use.
Therefore, a reduction in the service area would result in a more stable rate struc-
ture or would make available capital for necessary system improvement.

The utility plan considers the effect the proposed reduction of service areas
will have on each system and outlines methods for implementing this retraction. The
plan also considers general and specific needs for each system and recommends how
they may be improved.

WATER SYSTEM

Considering the water distribution map presented in the '"Foundations'' sec-
tion (facing page 40), it is obvious that the proposed retraction will eliminate many of
the serious problems presented in the basic studies report. The major distribution
system problem is that 'looped'' service is not available to the area south of the "Caves"
and east of Mill Street. This entire area is served by one 8" main. A break in this
main would result in virtually no water supply to this area and in case of fire, could
be disastrous. Because of the subsiding ground, it is impossible to provide a connec-
tion to the area north of the '"Caves, ' therefore, retraction of this area provides a
logical solution to this problem and should be encouraged. The savings resulting from
this retraction are difficult to estimate for it will be reflected in the overall pumping
cost, maintenance, and operating cost of the system.

The remainder of the distribution system is in relatively good condition. The
majority of the problems are local and can be repaired by routine management or in
one major improvement program. The city recently prepared plans for eliminating
many dead end mains and replacing unsatisfactory pipe, and it should proceed with con-
struction.
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The water treatment plant and pumping facility is old anc should be rebuilt.
Of sigrificant importance is the automating of the existing electricai controls, for con-
tinued use of the present electrical system could result in serious damage to the plant

and iniury to the employees.

The City of Ironwood does not now have a serious water problem. however,
The city saoulc consider taking lezdership in an intercounty or intercity water system.
A re Trcticr of ¢ igh operating costs for mary irndividual commurity systems could
res 1. i savings to all the systems on the range. Ironwood should also consider the
ecc  mic advantages ol providinz 5. ..ce to the City of Hurley which has an immed:-

aie ¢ er probiem.

The major recommendations for improving the water system are summarized
below, including cost estirmates where zpplicable.

1. Encourage systemn retraction in planning districts 1, 2, anc 4 by:
a) not providaing any new extensions in these areas,
b) limiting new service connectious,

c) providing minimum maintenance.

2. Eliminate deadend mains and unsatisfactory piping in the remainder ofthe
system (cost $200, 000).

3. Install automatic controls in the water treatment plant (cost $60, 000).
4. Encourage development of an area-wide water supply.

5. Negotiate with the City of Hurley for water supply, and perhaps with
Bessemer Township and other communities.

6. Increase the present well capacity to provide ar adequate supply and re-
serves, especiaily if additional sales are made to otaer Range communit.es
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STORM AND SANITARY SEWER SYSTEM

The storin sewer svstem and sanitary sewer system must be considered to-
getirer for. in cifect. they are a combined system. The present system may be char-
scverized as beiny basically one system of conduits wkich are too small to operate ade-
quately for storm water removal and too large to effectively carry sanitary wastes.
Considerirg the stor— sewer zac¢ saritary sewer sy -tem maps, included in the "Foun-
dations'" sectiorn of tni; report. it "5 obvious that or Ly one complete collection system

serv: . .oth needs of t =2 city T..e. fore. it is recommended that the city make & com-
DI e en  eel ng stuc  io deter> . e ow this combined systemr: can be separated to
pro sice saffic’ nt stor e sav.itar collection. This study should be a complete util-

[E—

_aaster vlzn dezziling o e sizes, . dcations and estimatec flows, for without such a
n_an it is 1mpossibie o decermine what the actuai needs of the systems are.

Servicing the .nine locations witk sanitary sewage collections presents a sec-
ond majcr problem. To serve this ares veduires maintaining over two miles of 18"
and 30" sewer which meanders throughk low, swampy areas znd consequently carxies
corsicerable ground water. This mejor trunk sysitem serves no otiier purpose th
cc lecting the wastes of the mine location. Elimination of this trunk sewe» could per-
haps, eliminate the need¢ for *he numerous overflows into the Montrez' River and re-
duce the ‘oad on the sewage treatment nlant. Again, retraction of piauning areas 1, 2,
and 4 wou .d elimirate 2 major proslem in the operation of the sznitary system.

An alternate plan, assuming refraction of the location areas does not occur,
or that a warer using industry shoulc locate in the proposed industrial zoue, is the cou-
strriction of an oxidation pona south of the Aurora location. This system would period-
ically cischarge ireated sewage directly to the river through the existing system.

The recormmenaations for improving the sanitary and storm sewer collection
svstems are summarized as follows:

113



1. Conduct a detailed engineering survey of the existing systems and prepare
a master plan for separating and improving both systems.

2. Encourage retraction of planning areas 1, 2, and 4 to eliminate mainten-
ance of the inter-connecting trunk system. This can be accomplished by:

a) enforcing hea’th codes requiring the provision of adequate sanitary
facilities,

b) limit or prohibit extension in this area,

c) not providing any future storm sewer extensions in this area,

d) providing minimum maintenance on the systems in this area.
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The success or failure of the proposed redevelopment plan, presented in the
previous section, relates directly to the ease in which vehicular and truck traffic can
move into and through the City of Ironwood. Stability of the Downtown Business Dis-
trict requires expansion of the regional trade or service area, resulting in many peo-
ple from neighboring Range communities driving to Ironwood for major purchases.
To encourage this expansion, it is necessary to provide easier access to the downtown
area, adequate parking, and pleasant shopping conditions. In addition. these access
routes must provide an interconnection with other trunklines for the movement of truck
and other long-distance traffic. Of equal importance is the necessity that these routes
be located so as not to endanger existing uses. Protection from heavy vehicular traf-
fic must be provided for all schools, playgrounds, residential areas and other gener-
ators of pedestrian traffic.

The present U.S. -2 business route is difficult to follow and tends to confuse
more than seryve the non-local shopper, yet a major street connecting U.S. -2 and the
established center of the business district is a necessity. Considering the commer-
cial development on the present business route, it is recommended that this route be
continued as an alternate business loop.

The traffic flow map, presented in the ""Foundation'' section following page 48,
indicates as many vehicles moving between U.S. -2 bypass and the business district on
Lake Street and Lowell Street as on the present U.S. -2 business route on Douglas
Street. Therefore, it is recommended that a one-way street system be established
between Lake Street and the Montreal River. This system 1s illustrated on the accom-
panying thoroughfare map, and it provides for routing west-bound traffic north of the
high school to Ayer Street and to & point of confluence with the other one-way thorough-
fare at the west city limit. The east-bound traffic will be carried on McLeod Avenue
from the west city limit to Lake Street.
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This system provides three major entraaces into Ironwood from all major
highways and will a’low efficient truck movement from the proposed light industrial
and warehousing area between the Downtown Business District and Hurley. The plan
is designed to reduce congestion ir the downtown area and to avoid schools and major
residential areas.

In contrast to the highway-type commercizl area adjacent to U.S. -2 bypass,
tlie downtown shopping certer is for pedestrian use. The business district consists of
an arex 3 blocks lang z: © 2 blocks wide znd s well balancec for the average customer.
yet he main busii .ss stieceis o Ironwood, the business district appears highly con-
gested. The streets ave crowdec ' automobiles. parking spaces are limited, and
each Intersection provides a clzlienge to the pedestrian and the motorist. To find the
answer to this probler. requires consideration of the physical plan of the business dis-
trict.

To begin with, the average non-local shopper is somewhat confusec by the
time he reaches the business district. Then after making several circuits through the
district, first to find the right store and secondly to finc a parking space in front of the
store, he is probably more confused. It is probable that the motorist already passed
several city parking iots within one or two blocks of this store. thus pointing out sev-
eral problems of the business district traffic problem. First, the U.S.-2 business
route is located in the heart of the district and, in addition to trying to stay or this
route, the motorist must make a right angle turn at the city's busiest intersection. A
second problem, which creates an illusion of congestion more than the congestion it-
sel’, is the orn-street parking along this route, which in turn leads to the apparent
heavy street traffic, for the majority of motorists are looking for a vacant space im-
mediately in front of their shopping destination.

The peripheral one-way arterial street system with decentralized and direct
connection to U.S. -2 provides an answer to part of this problem. The remaining pro-
blein, that of implied congestion and traffic in search of a parking space, can be elim-
inated by removing on-street parking in the business district. However, this should
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The land use plan is the basic guide to -he attainment of a desirable urban
pattern. The plan represents a projected composite of the social and economic needs
of the city, and as such, provides a ‘ramework for the development of more detailed
plans. The land use plan is no more than a look into the future based on an under-
standing of the past. Therefore, it is the responsibility of this plan to integrate the
many variable problems presented in the previous sections and to develop from these
a logical and efficient use of urban land and other resources.

A significant fact guiding the development of the plan is that the area of urban
service must be reduced in relationship to the reducing population and the declining
tax base. An underlying, but equally important, concept for this plan is that Ironwood
is in a transition period. The closing of the iron mines has resulted, not only in a loss
of revenue base, but also in a loss of function for the mining locations. Without oper-
ating mines there is little economic justification for maintaining scattered residential
areas. If economic revitalization should occur and growth be re-established, it is al-
most certain that it will be channeled in a direction other than the present mine loca-
tions. Therefore, the purpose of this plan is to summarize the means and justifica-
tion for reducing the present service area of the city to more logically represent a
city in balance with its present and projected population and economic base.

The Land Use Plan for the City of Ironwood proposes progressive retraction
of the residential areas encompassed in Planning District 1, 2, and 4, and protection
and improvement of the remaining area. Accomplishment of this wil! provide the city
with a balanced residential and commercial area and a firm foundation for growth when
and if an economic reversal occurs.

Two areas are provided for heavy industrial use, and ambitious as this may
appear, the potential exists for industrial development and a protected area must be
provided. Manufacturers are interested in locating plants where there is progressive
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fiscal maragement, where plannred and serviced sites are available, and not neces-
sarily where they can obtain the most free land and tax concessions.

The central conumercial district of Ironwood aas maintzined a status-quo
through ¢he past years of ecoromic decline, representing a sigan:ficant relative growth
of “area. Urfortunate!y. this type of growth does not provide new buildings or em-
Thre fact that the business district hzs maintaived itself does reveal tnat

nloy... v

its sc> . e ‘a is expandirg is rrend should be encouraged and, ctherefore, it is
“topo 1 at the - owr a~e: he venewed tc provide ample parking sufficient rea
S rinle expes o 55 aistrict, a provision for heavy commercial

3 e and oppoioiey for pow Zoring oi economilc activity to service the tourist. col-

">, and conventior industries,

Of egual importance is improving the appearance of the downtown area by
"veleasing or accentuating the many public and quasi-public buildings and providing

wew municipal offices ir z campus-parkway setting.

It is recommended that the area of subsidence. located in Planning District
5 be verorested, and thai some sort of tourist z*tractior be created as outiined earlier.
This will eliminate the weed problem if the trees are protected from fire, and it will
convert an ugiy blemish into a point of interest anc variety.

The Proposed land Use Map should be corsidered as a basic policy guide for

the city ard for future developers. It must be streagthened and fortified by the budget-
ary policies and by regulatory measures outlined in Section III. Of prime importance

is the process of continual updating and amending necessary as future charges unfold.
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An analysis of the fiscal capabilities of the City of Ir onwood is an essential
part of the Comprehensive Plan. To be realistic, the plan must be based upon the
anticipated revenue from which the needed public improvements can be financed. The
capital improvement analysis is included in this final section on Implementation and
Regulation because the ultimate success or failure of the plan is directly related to
the city's gloomy financial future and to the necessity of achieving economies by re-=
tracting the municipal service area.

BOND POWERS OF THE CITY

The City of Ironwood has legal bonding limits established by State law and
City Charter, for the financing of municipal improvements. The actual legal limit
is of little value to Ironwood because the practical ability to pay for bonds will con-
trol the extent of any program. A comparison of bonding limits and procedures is pre-
sented to demonstrate the various ways in which the city may obtain improvement cap-
ital for special projects.

General Obligation Bonds:

General obligation bonds are backed by the full faith and credit of the cityand
they pledge the levy of ''ad valorem' taxes sufficient to meet principal and interest re-
quirements. General obligation bonds consider a public improvement or major public
project as a general benefit to all property in the governmental unit. A city is author-
ized by State law to issue general obligation bonds to an amount equal to 10% of its
state equalized valuation, when approved by a vote 60% or more of the property own-
ers. The state equalized valuation of the City in 1962-63 was $19, 744, 935. Therefore
the city has a legal general obligation bond potential of $1, 974, 494. At the present
time, there is $707, 036 outstanding for the construction of the sewage treatment plant
leaving an additional bonding power of $1,267, 458.
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The present gencra. ogcligation issue will be retired :n 1288 as indicatea in
the accompavyirg schedule (Chatr No. 7) and w'll be reduced significartly by 1973 as
the resuit of retrirg presect 1evenrus bonds. It is recommended thzt additional ge:i-
era. odbligation honds nui oe issued until the dresent schedule is reduced.

Specizl Assessment Bo

= State lew anthe < ~s Tne sale of speciai asscssment bonds equal to 39 of

we i T d ALl : ,owe year In addition, the tota. outstandinrg spe-
¢ 1l erzssmen. J0uds must now exe. . . :2% of the state equalized valuation. Consid-
2x ¢ ‘he pres valuatic e cu. - ~onld issue $592, 348 per year to a totzl indebted-

s of §2, 369, 392,

Special assessmeni bonds bear the full faitit and creait of the city and, as a
»esult, maintain z favor interest rate. Considering that the city does ot have
ourstz i1ng spec  asse_. ment bonds at the preser® time, this method of financing
should be utilized for local improvement. Thus,; those who bernefit directiy will pav
for the improvenients.

Reverue Bonds:

Sexvice charge Ttevenue ponds pledge the income from the szle of scrvices to
the payment of princ.pal and interest. The income of the utirity is derived from the
cus*omers and the chzrges are op the basis of services rendered. Revenuz bord fin-
arcing does not requive a vote oi the electorate and does not effect the gercral tax
Gebt of the city, however, the infterest rate is usually higher thar for gencial oviiga-
tior bonds. R 1e bonds, to insure their salability, require the local goverament
that required to retire the bonds.

=

to show reve rue 30% it excess o

Motor vehricle revenue bonds can be issued to finance 100% oI major street
improvement cosis and 50% of local street improvement costs. Weignht and gzs fax
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receipts from the state are pledged, in an amount not to exceed 45% of the previous
year's receipts, to support these bonds.

Revenue Water and Sewer Bonds:

At the present, the city is paying an anrual principal ana interest charge of
$15, 000 t 1 the retiremert of water revenue bonds. This issue will be retired in
1964. TLe net income from the system is margina® and no future bonds should be sold
until 1 ~ nresent issue is retired.

Tlhe water rates for tie city are considerably higher than most communities
and should not be increased. Although the city i1s corfronted with immediate water
system improverment costs the monies for these projecs should be derived from ex-
paznced water sales and the consolidation of the distribution system. In addition; the
city should initiate discussions leading to a unified water system, for it is possibietnat
the wholesale purchase of water from a Rarge supply could result in reductior: in pre-
sent water rates in the city.

Revenue -Motor Vehicle Bonas-

In 1963, the city received $90. 000 from the State for weight and gas tax.
Therefore, the city has revenue bonding power of $40, 500 available for street inrprove-
ments. Referring to the accompanying schedu’e, the city has a present indebtedness
of $29. 898 which leaves a balance of $10. 000 available for bhond financing. The two
existing issues will be retired by 1971 and therefore. it is recommended that no adaci-
tional bonds be sold until then.

In comparison to comparable size communities. Ironwood's streets are in
above average condition and no major street construction program is anticipated.
Therefore. the city shounid zttempt to reduce the street maintenance costs by elimis-
ating and reclassifying marginal streets. especially in the '.ocations.'
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Revenue Parking Bonds:

State law authorizes the issuance of revenue parking bonds based on the earn-
ings of the parking system. The city will have need for additional parking lots as a
part of its redevelopment plan, but a cost revenue survey should be made to formu-
late a staged program for iastallation.

The revenue parkinz bo7nds are payable to both principal and interest from
the ings of the erking systewn. only, azund are not backed by the {ull faith and credit
o. t .2 city. The net earnings of the i tem must be 1-1/2 times the debt requirement
for < 2y one year.

The 1963 budget data indicates a parking revenue of $22. 000 ard an operating
expenditure of $6, 026. The net revenue of approximately $16, 000 would allow the is-
suaunce of approximately $10, 000 reverue bonds with ar annual prizcipal ard finance
pavmertt.

PRESENT FINANCIAL SITUATION

The preceding section described the iegal bonding powers of the City of Tron-
wood and indicated financial limits for municipal improvement. Another limit whkich
must be consicered, and which is far more important, is the practical limit. The tax-
irg powers of a City are primarily aependant on the ability of the assessed to pay.
Therefore the practical tax limit varies with each community and the economic erviror-
ment of each area. The major bonding and revenue producing powers of a ciily are cCe-
penderT or the total assessed valuatior.. As the total valuation limit varies, so does
the revenue produced from the general tax., Therefore, to budget future c api-
tal needs. It is first necessary to es'imate the future valuation of the city, the fixed
operat ; costs for municipal. county, and school needs and weigh any additional rev -
cnues against rising taxes, and utility rates.
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The present state cqualized valuation of the City of Ironwood is $19, 744, 935
as indiceted by the curve on the accompanying Chart No. 8. This represents a loss
of approximately $2. 000, 000 ir equalized vaiuvation from 1960. This loss is a result
of the decrease in mine valuation in the cily as indiczted by the shaded area. With
‘e nmining tex base removed, and with a decreasing projected population and the pre-
se¢ .o leclk of employment, it is ar-u- ed *hat the actual value of the city will decrease.

Proiccting s decvezse is . bes: pguess. buta conservative estimate s indicated
or . ¢ rr. Tiis projection .ourmes ¢ economic re-evaluation of the county which
will ¢ ccca  oss of approdimaie v $2. 000 000 in Ironwood's valuation. followed by a
progrzssive aecres se roughly propo: il to population.

ir 962, t e a ~ge rate for the city was 14.67 mills. In additior, #%.27 mills

was levied for rstec ¢ court order financinrg, resultirg ir a tota. city tzax of 18.94
mills. The Home Rule City Act provides a 20 mill limit for ge.aerzl fund taxatios
whicl means tne ¢ity h s an additional 5 33 milis i* can levy or the present evaluation
oi ti ~ city. However. ° “- projected thzt the valuation will be $16, 470. 000 by 1988.
so if the city were to rmeiniain its present expenditures. it would be at its 20 mill lim-
it in 25 years due to the decreasing tax base. The significance of tais Is tnat the city
car 1ot raise taxes ior additional revenues without hastening the cdate at which it will

ve at its 20 miil limit. Additional voted miilage. even though it is not included in
the 20 mill limit, will place a greater burcer on the taxpayer and shouw.d be discour-
aged.

In acdition to the taxes paid the city, the taxpayer must also support ‘iz
school system and county government. The Ironwood school system ias beei previ-
ously described anrd it is evideént that a significart part of the operating budget is5 fixed
as & reszult of the physical plant, and that declining populatior and en>»oliment vill not
appreciably ckange this. The 1962 millage for the school system wzs 14.65m’ " s, or
equal to that of the city The effect of a decreasing valuation apvlies cqua’ly as wel’
to the schoo” sysient as to m .c:pal costs. It is evident, therefore, tnat iaxes will
aave to Le raised *o oifsef the present operzting costs unless the cost can be reduced
‘nrough consolidation o tultior students.
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NECESSARY CAPITAL IMPROVEMENTS

The following list is presented to show immediate capital needs and sources
of financing. No cost estimates can be made for the relocation and redevelopmer -
phases as they will require detaiied urban renewal planning, as will the college -1
carmpus area development and the sewer system ‘mprovements. The cost for new
municipal ofiices can be met by the savings resuliting from abandonment of the Memor-
ial Building. If the outlying 'locztions' are abandoned. savings in utility mairtenance
and operatiora: cost can be applied towzrd water z1rd sewer system improvements,

Project Approx. Financing

. Cost

F:ire & Police Hzll $ 70.000 General Obligation & Urban Renewal

Municipal Offices 60, 000 General Obligation. Urban Renewa’ and
Economies

Library 40. 000 General Obligation

Sewer System Study 10,000 General Obligation & Economies

Water System Improvement 260, 000 Revenue & Economies

¥arking a=-= - Revenue & Urban Renewal

New Thoroughfare ———ee Revenue & Urban Renewal

Co.iege Development sem—a- Urban Renewal. FHA

Relocating Areas 1, 2. & 4 ---~== Urba:n Renewal. FHA

Multipie Housing e Urban Renewal, FHA

Warehouse & Ind'l. District - - Urban Renewal.

From the foregoing, it is evident that Ironwood cannot foiiow the normal route
of general obligatiorn. bond financing for capital expenditures. The only way the citycan
obtain “inds for imp~ovements is to reduce present operating costs by the eilmination
of unproductive service areas and concerirating new improvements ir areas for which
there 1s economic justification.



Thererore, the city should actively encourage relocation of people now inthe
outlying zreas and make every effort toward operational efficiency in the remainder
of the city. To accomplish this, the city should consider borrowing money, provided
the savings will more tnan meet the principal and interest payments. Every avenue
of Federal zssistance in relocation and redevelopment must be utilized. For local-
ized public improverments, the city shoutd establish special assessment policies where-
by those who benefit pay.
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Upon completion of the comprehensive plan, the development and improve-
ment of the community is dependent mainly upon, first, the making of proper policy
decisions by the governing body, and second, the adoption of necessary control mea-
sures to implement these decisions. In Ironwood, the policy decisions must be inthe
nature of accepting and adopting certain philosophies regarding the future use of land
in several areas of the community.

The basic regulatory measures used to control community development are
zoning ordinances,; subdivision regulations, and building codes, with recommendations
for the first two having been prepared for the City of Ironwood as a part of the Com-
prehensive Planning Program.

Zoning ordinances are utilized to control the geographical location of various
types of residential, commercial, and industrial uses of land, as well as to regulate
and determine the height., percentage of land covered, area of yards, and to control
the density of population. In order to accomplish this, the governmental unit is divi-
ded into zoning districts, each having a specified development objective in mind. In
the proposed Ironwood ordinance,; a total of eight separate areas are recommended.
For each district, allowable uses, along with some that are especially prohibited, are
enumerated. Specific requirements are included for off-street parking, set backs,
and yard limits.

Under separate cover, a recommended zoning ordinance has been prepared
and reviewed by the Ironwood City Planning Commission. Upon final approval, it is
recommended that the city's legal counsel review and adapt it to the pattern of exist-
ing ordinances. This is most timely, as Ironwood is now in the midst of a codifica-
tion and revision of all its ordinances.

The recommended Ironwood zoning ordinance and map expresses and fortifies
the fundamental planning philosophy that new development and major improvements must
be discouraged in the area of the mining '"locations.' It is intended that this will be ac-
complished by high standards for new development,
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Subdivision regulations are used to control the initia. physical conversion
of raw land into salable lots, the corce 'n beirg t' * the proper 'y be developed ac-

cording to sound planning principles Thke ____l.. points over v - :h control is deemed
necessary are the layout of arterial streets, local street and general subdivision de-
sign to insure traffic safety., and the determination of physical improvements which
must be constructed by the developer.

At the present point in Ironwood’s history, subdivision regulation is almost
totally unmeaningful. The absence of growth forces and the consistent decline of
population virtually precludes any new plat development. However, relocation of
families now in Planning Areas 1,2, and 4 could necessitate new areas for resettle-
ment. The anticipated future growth resulting from the proposed expansion of the
college and from tourist growth could lead to the establishment of new home sites in
new areas.

The Ironwood City Planning Commission has received, under separate cov-
er, a draft of recommended subdivision regulations. Upon approval, the city's legal
and administrative counsels should adopt and incorporate them into the codified and
revised ordinances.

The adoption and enforcement of land use regulatory measures is difficult
both frowm the political and administrative standpoint. If, however. the City of Iron-
wood is to follow ihe recommendations contained in this report, it is essential that
steps be taken to control the future use and development of land within the city. This
is not the easy path to follow, but it is ore which will pay dividends in the years ahead.
Subdivision and land use control are new concepts in Ironwood, and it is going to re-
quire time and experience before they can be employed as useful tools of urbanpolicy.
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The official map identifies present and proposed city-owned lands and rights -
of-way and the general areas of urban service redevelopment. Due to the decline of
population in Ironwood, no new sites for parks, schools, garages, and other public
needs must be provided.

Preliminary discussions have been held with representatives of the Michi-
gan State Highway Department relative to the re-routing of U.S. -2 business route
and with officials of the Urban Renewal Administration regarding redevelopment.

As further changes become necessary, the Ironwood City Planning Commission will
engage in the necessary analyses and refer its recommendations to the City Commis -
sion.
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Ironwood,; like other retrograding communities based upon extractive indus-
tries, is forced to turn to an entirely new basis for its support. As this report em-
phasizes, there is but a limited opportunity for the city to accomplish conventional
programs of community betterment, and most economic decisions will be made by
outside interests.

A prime objective of comprehensive planning and municipal administration
must be to create the kind of environment that will make Ironwood attractive for new
economic development and expansion. The proposed redevelopment program has this
objective in mind. The recommended urban renewal program, augmented by the re-
sources and efforts of the local industrial development corporation, represent new
forces in the regeneration of the economic base.

In 1963, the Michigan Legislature, with the passage of Act 62, makes it pos-
sible for municipalities to issue revenue bonds for the remodeling of industrial build-
ings or the acquisition of industrial sites. Such bonds are to be retired from reven-
ues through lease or sale of the buildings and sites, and they are not an obligation on
the taxable property in the communities.

Michigan Act 63, 1963, exempts small business investment companies which
are organized to provide equity capital from the corporation franchise fee. The exemp-
tion is less significant than the fact that an S.B.1.C. represents still another tool that
can be created to help improve Ironwood's economy, and that Federal loans are avail-
able.

It is vitally important that Ironwood look upon such enterprises as the college,
the convention business, and all aspects of tourism as industries, and that fully as
much effort be expended in fostering their development as is expended upon manufac-
turing development. Objective, unemotional evaluation of relative economic advan-
tages is essential if limited energies and resources are not to be wasted.
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It is absoiutely imperative that the Ironwood City Commission establish
definite policies and resolutely adhere to them if the objectives of the Recommended
Comprehensive Plan are to be attained. Once the policy decisions have been made,
there can be no compromise and no turning back.

The fundamental decision is whether or not the city administration is suf-
ficiently dedicated to the principle of retracting the area of municipal service as the
only available means of accomplishing fiscal economies and improving the environ-
ment for economic expansion. Acceptance of that principle necessitates the decision
to either relocate the families now in the outlying 'locations'' or to take a less dras-
tic course of gradually reducing services and permitting no new development in those
areas. The recommended plan stresses the importance of boldly facing up to the di~
rect question of relocation, but it does so with full realization of the possible politi-
cal repercussions.

Once the economies of reducing the area of municipal service bave been
realized or become apparent, it is imperative that any savings be reinvested in ur-
ban redevelopment projecis that will lead to economic expansion. It is necessary for
the city to spend money to make a better environment for the college, for the ware-
housing and industrial districts, and for new tourist facilities contiguous to the down-
town area.

Ironwood is confronted with policy decisions regarding the sale of services
to other communities and to the question of annexing the adjacent, populous portion
of Ironwood Township. The direction of new development has heen toward the north,
and should new growth forces occur, annexation becomes a valid consideration, par-
adoxical as that may seem, on the heels of recommending the abandonment of '"loca-
tions ' that have out-lived their reason for being.
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Rigid policy decisions must also be made with regard the administration
and enforcement of the zoning ordinance and other ordinances designed to regulate
and uograde the physical plant of the city. In all these crucial decisions. it is vital
that the general public be made fully aware of the reasons behind the actions, and
that deliberate creation of a favorable climate of public opinion must be considered
as a policy matter, for it will cost time and money. yet without an attitude of recep-
tiveness,. the nlan will be ineffective.

144



Throughout the comprehensive planning program in Ironwood, it has been
reiteraied tnat planning is not a mystical panacea for the ills of the community. It
has also been emphasized that it is not a ''one shot' thing -~ - - that it must be a con-
tinuous process so that it becomes a normal part of administration and policy anal-
ysis to 'refer it to the planning commission.' Like no other facet of municipal ad-
ministration, planning is involved in all aspects of public and private life. Each
phase of the comprehensive plan is dependent upon other phases; and changes in any
affect all others and the whole,

Planning, zoning, subdivision control, and capital rationing are new con-
cepts in Ironwood. The economic environment i1s not the most favorable for commun-
ity leaders to gain experience and statesmanship, yet decisions such as the contrac-
tion of the urban service area are going to require the ultimate of statesmanlike
points of view.

For Ironwood's planning program to be effective, close liaison must be main-
tained with neighboring units of government., Closer working relationships and joint
use of facilities, utilities, and services are hecoming increasingly necessary., AsS
the largest and best equipped community on the Range, Ironwood has the inherent re-
sponsibility for initiating coordination of public and private development, just as it
took the lead by initiating comprehensive planning.

The Gogebic County Planning Commission must continue to be supported by
the Ironwood planning program, but equally as important is the inclusion of Iron Coun-
ty, Wisconsin and its nearby communities. They will all rise or fall together, and
the resources of all must be pooled and used in the most effective manner possible.

The Ironwood City Planning Commission is urged to take this summary re-
port and use it in the interests of improving the community and the region. The rec-
ommendations must be carefully evaluated and the alternatives must be weighed
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objectively. Regular meetings must be held to map out in detail the steps that must
be taken. Responsibilities for effectuating various phases of the approved plan must
Se clearly designated, along with specific time schedules and completion dates.

Publication of this report is not the end, but a bare beginning. There is a
long, tortuous uphill road ahead for Ironwood. This report is really the first mile~
stone at the bottom of the hill. At the top is the distinct possibility that Ironwood
car rebuild its economic reasor for being, and if so, it can become a symbol and an
inspiration for many other communiilies caught in comparable circumstances.
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