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Blueprints for Michigan’s Downtowns, part of the Cool Cities
Initiative, is a partnership effort between the Michigan State Housing
Development Authority (MSHDA) and the Michigan Municipal League
(MML) to continue to assist communities and their Downtown
revitalization efforts. Blueprint action plans are an investment in a
community that creates new private jobs and investment.

Those communities selected for the Blueprint program receive a
grant for 50% of the Blueprint fee. The Community Assistance
Team (CATeam) of MSHDA designed and manages the program.
The MML was the organization that originally introduced the
Blueprint concept to the state. HyettPalma is the consulting firm that
has been selected for the program, working directly with each
community to define its Downtown Blueprint.

The communities selected in 2003, which was the first year of the
Blueprint program, were: Adrian, Battle Creek, Brighton, Buchanan,
Cheboygan, Davison, Grand Haven, Jonesville, Middleville, Mt.
Pleasant, and Norway.

The communities selected in 2004, during the second round of the
program, were: Charlotte, Fremont, Highland Park, Houghton,
Howard City, Imlay City, lonia, Linden, Menominee, Saline, and
Wayland.

The communities selected in 2005, during the third round of the
program, were: Big Rapids, East Tawas, Grass Lake, Iron River,
Romeo, Utica, Vassar, and Whitehall.

The communities selected in 2006, during the fourth round of the
program, were: Charlevoix, Muskegon Heights, Oscoda, Petoskey,
and Tecumseh.

The communities selected in 2007, during the fifth round of the
program, were: Caro, Clio, and Ypsilanti.
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April 21, 2008

The City of Clio

Members of the Clio DDA

Members of the Process Committee
c/o City Hall

505 W. Vienna Street

Clio, Ml 48420

RE: Clio Downtown Blueprint 2008

HyettPalma, Inc., is pleased to present the following report: Clio Downtown
Blueprint 2008, completed under the program titled Cool Cities Blueprints for
Michigan’s Downtowns.

This document includes the community’s vision for Downtown, as well as the
findings of a comprehensive analysis of Downtown's commercial markets. The
vision and market analysis findings were used to define a specific economic
enhancement strategy for the Downtown project area. The recommended
strategy was specifically designed to enable Downtown to attain the community's
defined vision and capture the identified market opportunities.

We thank you for the opportunity to lend our firm's expertise to this very important
project. We hope you will keep us informed of your successes and know that we
stand ready to assist in any way we can as you proceed with Clio’s Downtown
enhancement effort.

Sincerely,

Bhves 1 12 bscat

Doyle G. Hyett Dolores P. Palma
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Process Committee Members
At the request of HyettPalma, Inc., the City of Clio formed a Process Committee
to oversee this project. HyettPalma would like to thank the members of the Clio
Downtown Process Committee, listed below, for all their time, effort, and
dedication in preparing for, and participating in completing, the Clio Downtown
Blueprint 2008.

Bob Smith — Mayor, City of Clio

Duane Mosher — Clio City Commission Member

Jack Abernathy — Clio City Administrator

Archie Bailey — Chair, Genesee County Commission

Tony McKerchie — Vienna Township Supervisor

Jan Barlow — Chair, Clio Downtown Development Authority (DDA)
Sue Boyse — DDA Member

Penny Brandle — DDA Member

Dr. Martin Cousineau — DDA Member

Bill Lewis — DDA Member

Randy Samson — DDA Member

Linda Vance — DDA Member

Tony West— DDA Member

Bob Bentley — Businessman

Bernie Borden — President, Rotary Club

Mike Bunting — Businessman

Debbie Force — Branch Manager, National City Bank

Elena Guevara — Clio Area Art Society

Fay Latture — Superintendent of Clio Schools

Desiree Londrigan — Site Supervisor, Mott Northern Tier Center
Pat McGuire — Farm Bureau Insurance

Craig Nelson — Editor, The Herald Newspaper

Don O’Guinn — O’'Guinn Funeral Home

Dr. Paul Racine, DDS - Racine & Ackley, DDS

Richard Shaink — President, Mott Community College

Otis Stout — Clio Area Historical Association Representative
Doug Vance — President, Clio Community Foundation
Jennifer Walter — Downtown Resident /Whistle Stop Cafe
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l. PROJECT OVERVIEW

This document presents the community's economic vision for Downtown Clio —
the boundaries of which are shown on the following page of this document — as
well as the findings of a market analysis conducted by HyettPalma for Downtown.
The vision and the market analysis results were used as the foundation upon
which to develop an economic enhancement strategy for Downtown Clio. The
economic enhancement strategy was specifically crafted to further strengthen
Downtown Clio and to guide its future development — in-keeping with the
community’s vision and the market analysis findings.

This project was completed as part of the Cool Cities Blueprints for
Michigan’s Downtowns technical assistance program, a partnership of the
Michigan State Housing Development Authority (MSHDA) and the Michigan
Municipal League (MML). The Clio Downtown Blueprint 2008 was completed
by HyettPalma, Inc., with the involvement of the Clio Downtown Process
Committee formed by the City to oversee this project.

The methodology used to define the Clio Downtown Blueprint 2008 was
developed by HyettPalma, Inc., and has been used extensively by the firm in
Downtowns throughout the United States. To date, it forms the basis of the
currently operating technical assistance programs titled:

e America Downtown® -- New Thinking. New Life., created by the
National League of Cities and HyettPalma in 1992;

e Indiana Downtown®, created by the Indiana Association of Cities and
Towns with HyettPalma in 2001; and

o Blueprints for Pennsylvania’s Downtowns, created by the
Pennsylvania League of Cities and Municipalities and HyettPalma in
2004.

Clio Downtown Blueprint 2008 2
Cool Cities Blueprints for Michigan’s Downtowns
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II. DOWNTOWN CLIO TODAY

Following is a description of Downtown Clio, as it stands today, as well as a
summary of the community’s desires, concerns, and preferred image for
Downtown’s future.
Overview
Today, Downtown Clio has many assets that can be used to bring about its
brighter future, as defined and desired by the community. These can be
characterized as tangible, intangible, and human/organizational assets.
Downtown’s tangible assets include:

e Long-term businesses;

¢ New businesses whose owners have chosen to locate Downtown;

¢ New generations taking the helm at long-time businesses;

e Downtown’s remaining compactness and walkability;

e Pedestrian-scale, historic buildings;

¢ Buildings that have been improved;

e Three small parks — Clock, Consumers, and Veterans;

¢ A historic museum in a restored Depot;

e The Historical Association brass plaque project, which is underway;

e The Chamber of Commerce’s pending move to Downtown; and
e M-57, which affords visibility and accessibility to Downtown.
Clio Downtown Blueprint 2008 5
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Downtown’s intangible assets include:

The impressive level of pride, passion, and commitment the community
holds for Downtown and its improved future;

The high level of volunteerism, which the community enjoys;

The local ability to make the community’s grand dreams come true, as is
demonstrated by the presence of the Clio Amphitheater, Clio Youth Sports
Complex, Clio Area Bike Path, and Mott Northern Tier Center;

The recent increase in communication among City Hall, the DDA, and the
Downtown business community;

The local sentiment that “the time is right” and that “the time has never
been better” to enhance Downtown Clio; and

The local determination that “we’re ready to move forward” with
Downtown’s improvement.

Downtown’s human and organizational assets include the existence, works,
volunteers, and staff members of the following entities:

Clio DDA;

City of Clio;

Clio Area Chamber of Commerce;
Clio Area Beautification;

Clio Area Historical Association;
Clio Common Ground;

Clio Area Community Council;

Clio Community Foundation;

Clio Downtown Blueprint 2008 6
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e The Regional Planning Board;

e Mott Northern Tier Center;

e Clio School System; and

e A myriad of service groups, such as Rotary, Veteran’s, etc.
HyettPalma believes that Downtown’s combination of tangible, intangible, and
human/organizational assets — currently in place — will enable the entities listed
above to move Downtown forward in a manner that allows Downtown to:

e Attain the community’s defined and preferred image for Downtown; and

e Capture the economic opportunities revealed in the Downtown market
analysis.

Desires

Those involved in the Downtown Blueprint process were asked to cite their
desires for Downtown’s future. The desires mentioned most often and
repeatedly were:

e For the Downtown Blueprint to provide a “fresh look from the outside”
that results in offering “good ideas” that are “motivational;”

¢ Bring life and vitality back to Downtown;
e Preserve Downtown'’s historic buildings and convey its history;
¢ Retain Downtown’s small town feel, friendliness, and familiarity;

e Increase Downtown’s business variety and activities in order to draw more
people to Downtown; and

e Create the tools necessary to encourage private sector investment in
Downtown.

Clio Downtown Blueprint 2008 7
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Concerns

Those participating in the Downtown Blueprint process were asked to express
their concerns regarding Downtown’s future. The following concerns were
mentioned most frequently:

e Business mix — how to compete and co-exist with nearby venues, such as
Birch Run, Wal-Mart, and Flint Mall;

e Business turnover;

e Building vacancies;

e Few reasons to come Downtown;

e Perception of parking;

e Walkability — in crossing Vienna and Mill;

e Buy-in from business and property owners to make needed
improvements;

e Communication among all individuals, groups, and entities involved in
Downtown’s enhancement;

e “Believing in ourselves and our abilities” — “we will succeed!”; and
e Downtown’s image.

Image

Those participating in the Downtown Blueprint process were asked to describe
the image they hoped Downtown would have as a result of the enhancement
effort. Following is a synopsis of that image.

A historic Downtown where you’ll find a lot of pride —
Our historic buildings have been preserved,
Downtown has been spruced up,

Our public spaces look beautiful, and
All our storefronts are filled with great businesses.

Clio Downtown Blueprint 2008 8
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A Downtown of wonderful, caring people
Who are very friendly,
Always very glad to see you,
Are always there to help you, and who
Stand behind their products and services.

Modern stores with an old time, small town feel,
A family place for all ages,
A fun and active Downtown
Filled with lots of people walking and enjoying themselves.

A Downtown with great shopping, restaurants, and entertainment —
But that offers more to do than just shop.

A Downtown with lots of curb appeal —
Beautiful flowers, trees, and greenery;
Buildings and signs and awnings that blend;
An appearance so beautiful that it stops traffic!

A healthy Downtown in every way —
Physically, economically, civically, and more.

A hub for the northern part of the County and
A welcoming Downtown that cares —
About our businesses, about our customers, about each other, and
About you!

A Downtown that is extremely welcoming —
Come spend time with us,
You’ll find we have so much to offer,
We’re your hometown Downtown —
Come and enjoy our hospitality!
Clio Downtown Blueprint 2008 9
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Guidelines

Based on Downtown’s current situation — as well as on the desires, concerns,
and preferred image defined by the community — HyettPalma suggests that the
recommendations contained in this Downtown Blueprint be implemented using
the following guidelines.

1. Non-Traditional Downtown
The anchors typically associated with — and typically found in — a traditional
Downtown are not present in Downtown Clio. These include entities such as City
Hall, post office, library, art center, and theater group. As a result, creating an
enticing business mix in Downtown Clio will be more important than in most
Downtowns, since Downtown Clio’s businesses must act as its anchors and
activity generators.

2. Back to Basics
It must be realized that — while large projects have been very successfully
tackled in Clio in the past — there are no “silver bullets” in terms of revitalizing
Downtowns. This means that, instead of expecting one large project to cure all
Downtown ills, attention must be paid instead to working on the details that will
add up to creating a great Downtown in Clio. And, all involved must work on
those details together.

3. Finding Money

There appears to be some concern locally about how and where to find the funds
needed to make Downtown improvements. On the other hand, HyettPalma
found that considerable optimism appears to exist on the part of Downtown'’s
business owners who want to move Downtown forward by making necessary
improvements. Therefore, these owners should be assisted in funding needed
improvements, such as appropriate fagade enhancements. At the same time, it
must be realized that while economic considerations are important,
demonstrating local pride is equally important, if not more so.

In addition, it should be noted locally that a community’s ability to generate
needed funds increases drastically once a gameplan has been defined for
Downtown — as has been done for Downtown Clio with this Downtown
Blueprint.

Clio Downtown Blueprint 2008 10
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4. Professional Expertise
The DDA and the City should seek the advice of specialists, as noted for various
projects recommended in this Downtown Blueprint. This is very important in
order to ensure that Downtown enhancements — such as public signs, fagade
improvements, and public improvements — are implemented correctly. And, the
specialist appropriate for each project should be retained — going beyond
engineers.

5. Action!
The perception locally is that — in the past — there has been “a lot of talk” and
“little action” in terms of Downtown improvements. It must be recognized that a
comprehensive and strategic program of actions has never been defined for
Downtown Clio before — as was done with this Downtown Blueprint. Therefore,
the community must realize that Downtown Clio and its champions now, for the
first time, have the tools they need in order to bring about desired improvements.

6. Activities

There is a desire locally to create more “activities” in Downtown — meaning
events, such as festivals and sidewalk sales — in order to draw more people into
Downtown. While events are important to create a fun and festive atmosphere in
Downtown, it must be recognized that attracting more spenders to Downtown is
more important. Therefore, the improvements recommended here to enhance
Downtown’s business mix and image should be made along with creating
activities.

7. Strong Businesses
For Downtown Clio, the business development effort should be focused on
recruiting strong, existing businesses to fill Downtown’s vacancies, rather than
focusing on start-up businesses, which are proven to have a high attrition rate.

8. Younger Entrepreneurs :
When recruiting business prospects or real estate developers for Downtown Clio,
a concerted effort should be made to seek younger entrepreneurs. This is
important since youthful entrepreneurs tend to be greater risk-takers, more
nocturnal, and very open to new business ideas and approaches.

9. As Downtown Clio Goes. ..
There is a truism in the field of Downtown revitalization that says, “As Downtown
goes, so goes the town.” This means that a vibrant Downtown imparts a positive
image to the whole community and enhances the quality-of-life enjoyed by all
Clio Downtown Blueprint 2008 11
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residents of that community. This truism is especially important in Clio, since
Clio’'s Downtown is the Downtown of not only the City, but also of two Townships.
Therefore, the residents of the City and Townships should understand the
importance of a revitalized, vibrant Downtown Clio to the overall image and
health of these three entities.

10. Balance
Great regional cooperation exists between the City of Clio, the two Townships,
and the Clio School System. This should be applauded and continued. At the
same time, it must be realized that Downtown Clio’s success will be dependent
on — and brought about by — strong local initiative.

11. DDA Must Lead
Currently, there are many well-meaning “chefs” who have a hand in Clio’s
“‘Downtown broth.” This has resulted in various well-meant plans and little
consensus on implementing those plans. This, in turn, has led to either little
getting done or to the projects that do get implemented being disjointed.

To rectify this, the Clio DDA must play a strong leading role in Downtown’s
enhancement in terms of:

Planning;
Advocating;
Implementing;
Communicating; and
Coordinating.

If this does not occur, Downtown will have a very difficult time attaining the
community’s vision.

12. Downtown Must Offer An Alternative
Currently, all the commercial development that exists in the Township and the
City — except for Downtown Clio — is auto-oriented in format, as opposed to being
pedestrian-oriented. To differentiate itself from all those other commercial
venues and offer shoppers an alternative, it is very important to enhance
Downtown Clio in a manner that protects and promotes its historic buildings,
pedestrian-scale, small town feel, and walkability.

Clio Downtown Blueprint 2008 12
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13. M-57

This State road should be recognized as an asset to Downtown Clio, since it
provides Downtown’s businesses with tremendous visibility and gives Downtown
great accessibility. Both visibility and accessibility are very important to the
success of businesses, and in particular, to the success of retail and food
establishments. In addition, it should be noted that M-57 makes it very
convenient for shoppers to get to Downtown — and, when surveyed, residents of
Downtown’s primary trade area said “convenience” was the number one factor
that determined where they choose to shop.

14. Concentrate Uses
As Downtown Clio is enhanced, specialty, impulse-oriented businesses and other
activity generators should be concentrated in a contiguous band of first floor
spaces along Vienna Street. This should be a major goal of the Downtown
enhancement effort.

As is recommended in the City’'s comprehensive plan, converting housing
adjacent to Downtown into offices should be allowed. This is so for two reasons.
First, doing so would free-up Downtown storefronts for use by specialty, impulse-
oriented businesses. And, second, it would improve the appearance of
residential structures adjacent to Downtown.

It should be noted, however, that retail and food establishments should not be
allowed to locate in residential structures adjacent to Downtown. Doing so would
have a detrimental affect on Downtown’s current businesses and on Downtown’s
ability to attract larger numbers of customers and shoppers in the future.

Clio Downtown Blueprint 2008 13
Cool Cities Blueprints for Michigan’s Downtowns
MSHDA CATeam & MML



Hg eHP a]lma

Cool Cities Blueprints for Michigan’s Downtowns

Resident
&
Business
Surveys

ities Blueprints fo
M CATeam & MML



Hg eHP allma

Cool Cities Blueprints for Michigan’s Downtowns

lll. RESIDENT& BUSINESS SURVEYS

As a part of this project, two surveys were conducted to gauge the health of
Downtown Clio, as perceived locally. These were a survey of owners/managers
of all non-residential uses located in the Downtown project area and a telephone
survey of residents living in Downtown’s primary retail trade area. A summary of
the survey responses follows.

Frequency of Trips
Over one-half of residents surveyed (54%) reported coming to Downtown Clio
with great frequency — defined as between one and seven times a week.

Just over one-fifth (22%) said they come to Downtown with moderate frequency
— defined as from three times a month to once every two months.

And, almost one-quarter (24%) said they seldom or never come to Downtown
Clio.

These figures indicate that Downtown Clio is enjoying the significant patronage of
those residing in its primary retail trade area. On the other hand, Downtown has
great opportunity to further penetrate and capture that market.

Purpose of Trips

Trade area residents were asked to cite the main reasons they currently come to
Downtown Clio. The top two reasons given to this question were “shopping”
(35%) and eating in restaurants (24%). Therefore, over one-half (59%) of those
surveyed said they primarily come to Downtown Clio for one of these two
reasons.

The remaining reasons cited for Downtown trips were mentioned with far less
frequency. These were:

Banking (7%);

Personal business — doctor, lawyer, etc.(4%);
Entertainment (4%);

Service businesses (3%);

Work there (3%);

Visiting friends or family (3%); and

Clio Downtown Blueprint 2008 15
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e Other (5%) — museum, events, volunteer activities, recreation, live there.

Finally, 12% of those surveyed said that they find themselves in Downtown Clio
because they are “passing through.”

Shopping Area of Choice

Residents surveyed were asked where they currently do most of their family
shopping at this time, other than grocery shopping. The area most often cited
was Vienna Township (44%), with Wal-Mart and K-Mart mentioned most often in
this category.

The next two responses were given with similar frequency. These were:

e Flint (14%); and
¢ Downtown Clio (13%).

Therefore, 71% of survey respondents said they choose to shop in one of the
above three areas.

The remaining respondents said they do most of their shopping:

In Mt. Morris Township (6%);

In Flint Township (4%);

In the City of Clio (3%);

At home (3%) — catalogues, internet, TV; or

In other cities (13%) — Birch Run, Montrose, Saginaw, Pontiac, Grand
Blanc, and Frankenmuth.

When asked why they choose to shop in a particular area, the top reason cited
by residents was convenience (35%).

The next most often mentioned reasons for choosing a particular shopping area
were the variety/selection offered (20%), its closeness to home (19%), and price
points offered (15%).

The remaining 11% of residents surveyed said they choose a shopping area
based on:

e Service (3%);

Clio Downtown Blueprint 2008 16
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e |ts closeness to their work place (2%);
e Parking (2%); or
e Other reasons (4%), such as shopping local and “habit.”

It should be noted that over one-half (56%) of survey respondents indicated that
they choose a shopping area based on its convenience — in-general (35%), its
closeness to their home (19%), or its closeness to their work place (2%). This
is good news for Downtown Clio, since it is conveniently located to those living
and working in its trade area.

Downtown Characteristics

Trade area residents and Downtown business owners surveyed were asked to
rate a list of nineteen Downtown characteristics as being "good," "fair," or "poor"
at this time.

Thirteen characteristics were rated "good" by a majority or significant percent
(defined as up to 47%) of residents and seven characteristics received this rating
from a majority or significant percent of business owners. All seven
characteristics rated “good” by a majority or significant percent of Downtown
business owners were among those receiving this top rating by residents
surveyed. These seven characteristics were:

Feeling of safety (94% residents, 76% business owners);

Helpfulness of salespeople (85% residents, 71% business owners);
Knowledge of salespeople (77% residents, 79% business owners);
Quality of service businesses (76% residents, 68% business owners);
Business hours (72% residents, 54% business owners);

Quality of restaurants (58% residents, 50% business owners); and
Prices at service businesses (51% residents, 58% business owners).

The six characteristics rated “good” by a majority or significant percent of trade
area residents — but not by Downtown business owners — were:

Cleanliness of the area (72% residents, 36% business owners);
Quality of retail goods (68% residents, 44% business owners);
Convenience of parking (57% residents, 28% business owners);
Availability of parking (55% residents, 24% business owners);
Variety of retail goods (50% residents, 4% business owners); and
Price of retail goods (48% residents, 33% business owners).

Clio Downtown Blueprint 2008 17
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Downtown Improvements

Trade area residents and Downtown business owners were asked to rate a list of
eighteen possible Downtown improvements as being "very important,"
"somewhat important,” or "not important" at this time.

Six improvements were rated “very important” by a majority or significant percent
of both residents and business owners. Residents and business owners agreed
on four of those improvements, which were:

¢ Increase the number of retail businesses (65% residents, 92% business
owners);

¢ Increase retail variety (62% residents, 76% business owners);
¢ Increase restaurant variety (62% residents, 60% business owners); and
e Physically improve buildings (55% residents, 88% business owners).

The two improvements rated “very important” by a majority or significant
percentage of residents, but not business owners, were:

e Improve the quality of retail goods (55% residents, 38% business owners);
and

e Improve the variety of service businesses (48% residents, 40% business
owners).

And, the two improvements rated “very important” by a significant percentage of
business owners, but not residents, were:

e Improve parking convenience (44% residents, 64% business owners); and

e Improve parking availability (40% residents, 68% business owners).

Clio Downtown Blueprint 2008 18
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Additional Businesses/Activities
Trade area residents were asked what specific types of businesses or activities

they would like to see added to Downtown’s mix. The most often mentioned
responses to this question were:

e Specialty shops (boutiques, unique);
e Restaurants and specialty food shops;
e Entertainment; and

¢ Clothing and shoe stores.

Clio Downtown Blueprint 2008 19
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IV. DOWNTOWN CLIO TOMORROW

A series of discussions, focus groups, and meetings were held to define the
community's preferred vision of Downtown Clio — as it would ideally exist in the
year 2013. A compilation of the thoughts and preferences expressed during
those sessions is shown below.

By the year 2013, Downtown Clio would be “standing room only” as Downtown’s
businesses, activities, and programs attract hordes of people and tap into the
area’s activity generators and draw their users to Downtown. Downtown would
have great shops, restaurants, entertainment, events, plus loft apartments — so
much more to do than just shopping!

Downtown buildings would have no empty storefronts. Instead, they would be
filled with fully operating businesses that are so unique you can’t find them
anywhere else. Downtown would also offer places to hang out — and that are
appealing to a variety of ages — such as coffee houses, ice cream shops, an
arcade, sidewalk cafes, sidewalk benches, and entertainment venues (for poetry,
music, story telling, etc.)

Those in and coming to Downtown would be able to walk anywhere and feel
comfortable and safe, even crossing Vienna Street. And, traffic would be slowed
down, making it easier and safer to walk.

Downtown would be extremely beautiful. Every building would be restored to its
original, mint condition so that Downtown tells the story of Clio’s history.
Downtown’s buildings would present a unique combination of structures like
those found nowhere else. Plaques and markers would be in place to tell about
Downtown’s history. Downtown would remain historic, but look spruced up and
contain up-to-date businesses.

Although they might have been built in different architectural periods,
Downtown’s buildings would blend together and have a “consistency,” rather than
looking like a “hodge podge.” Storefronts would blend. Store signs would be
professionally made and attractive. Building rears would be made more
attractive and would afford better access to businesses.
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Downtown’s public spaces would also be beautiful and very well-maintained,
having lots of flowers, greenery, pretty bump-outs, and curb appeal. A
maintenance program would be in place to keep Downtown’s public spaces
looking great.

Overall, Downtown would have such an appealing appearance that it stops
traffic!

Better advantage would be taken of Downtown'’s three small parks — which are
“cornerstones” — by using them for more activities.

Downtown’s parking would be adequate, available, and convenient. Walkways
leading to parking lots would be attractive and well-lighted. Signs would be in
place to direct drivers to parking.

Residential apartments would fill the upper floors of Downtown’s buildings,
creating lofts above its shops. And, these lofts would offer a combination of both
upscale and affordable apartments.

There would be greater cooperation and communication among all those
involved in Downtown’s enhancement. Downtown, the DDA, and the would City
forge new partnerships and relationships. There would be the buy-in needed
from Downtown’s business and property owners. The public, Downtown
businesses, and the government would be kept informed of the goals, solutions,
roles and responsibilities, and “what it will take” to make the desired changes
occur in Downtown. And, “what we’re doing in Downtown and what we’re
thinking of doing” would be advertised.

The “things we do have in Downtown” would be promoted. And, the community
would get the word out that “we’ve done the unthinkable for a small city” and “we
will succeed” in Downtown, too!

Downtown would be enhanced to have a range of attractive and appealing uses,
including:

e Specialty shops;
e Restaurants with outdoor dining;
e Entertainment;
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Art galleries;

Offices and professional services;

Loft apartments above shops;

A small hotel or B&B’s;

A farmers market;

Annual special events; and

“Draws” that give people a multitude of reasons to come Downtown.

These would enable Downtown to attract a variety of customers and users,
including:

Those who live in Clio and the Townships;

College students;

West end shoppers;

Those using the amphitheater, bike path, sports complex, etc.;
Entertainment seekers;

State road travelers;

Area-wide tourists; and

Area lodging facility guests.

Finally, by the year 2013, Downtown Clio would be on its way to having the
following image.

A historic Downtown where you’ll find a lot of pride —
Our historic buildings have been preserved,
Downtown has been spruced up,

Our public spaces look beautiful, and
All our storefronts are filled with great businesses.

A Downtown of wonderful, caring people
Who are very friendly,
Always very glad to see you,
Are always there to help you, and who
Stand behind their products and services.
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Modern stores with an old time, small town feel,
A family place for all ages,
A fun and active Downtown
Filled with lots of people walking and enjoying themselves.

A Downtown with great shopping, restaurants, and entertainment —
But that offers more to do than just shop.

A Downtown with lots of curb appeal —
Beautiful flowers, trees, and greenery;
Buildings and signs and awnings that blend;
An appearance so beautiful that it stops traffic!

A healthy Downtown in every way —
Physically, economically, civically, and more.

A hub for the northern part of the County and
A welcoming Downtown that cares —
About our businesses, about our customers, about each other, and
About you!

A Downtown that is extremely welcoming —
Come spend time with us,
You’ll find we have so much to offer,
We’re your hometown Downtown —
Come and enjoy our hospitality!
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V. DOWNTOWN MARKET ANALYSIS

To ensure long-term economic results and success, Clio's Downtown
enhancement effort must be market-driven. This means that the effort must be
one that results in all of Downtown's investors -- business owners, property
owners, developers, patrons, the local government, etc. -- being able to realize
an increasing return on their investments. This can only be achieved via an
enhancement effort that is based on a sound, realistic understanding of
Downtown's economic potentials. The following chapter quantifies Downtown's
economic potentials in terms of retail, office, and housing development.

Downtown Retail Opportunities

Retail Trade Area — Downtown Clio's primary retail trade area has been defined
as the geographic area from which the majority of retail customers are currently
drawn and the geographic area which presents the greatest opportunity in the
immediate future for gaining additional retail customers. Based on current
customer travel patterns, discussions with local business leaders and govern-
ment officials, and the opinion of HyettPalma, Inc., Downtown's primary retail
trade area has been identified as the area shown on the attached map.

Retail Economic _Indicators — Downtown's primary retail trade area can be
currently characterized by the following economic indicators.

THE PRIMARY TRADE AREA HAS AN ESTIMATED POPULATION OF
161,697 — WITH AN ESTIMATED 61,616 HOUSEHOLDS (Source: ESRI
estimate)

THE PRIMARY TRADE AREA POPULATION IS ESTIMATED TO
INCREASE TO APPROXIMATELY 162,233 BY 2012 - WITH AN
ESTIMATED 62,327 2012 ESTIMATED HOUSEHOLDS (Source: ESRI
estimate)

THE AVERAGE HOUSEHOLD SIZE IS 2.6 PERSONS, WHICH IS
SLIGHTLY HIGHER THAN THE NATIONAL AVERAGE OF 2.59
(Source: ESRI estimate)
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THE TOTAL COMBINED INCOME OF HOUSEHOLDS WITHIN THE
PRIMARY TRADE AREA IS APPROXIMATELY $3,775,000,000 PER
YEAR (Source: ESRI estimate)

THE AVERAGE HOUSEHOLD INCOME FOR THOSE IN THE PRIMARY
TRADE AREA IS APPROXIMATELY $61,263 AND IS PROJECTED TO
INCREASE TO $70,730 ANNUALLY BY 2012 (Source: ESRI estimate)

Current Retail Businesses — Downtown Clio currently contains 17 retail
businesses, which occupy approximately 57,000 square feet of building space.
The retail inventory was completed by the Downtown Clio Process Committee
and is shown on the following page.
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Downtown Clio Retail Businesses
by Standard Industrial Classification

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT.
52 Building Materials and
Garden Supplies
5251 Hardware 1 8,390
55 Automotive Dealers and
Service Stations
5521 Used Cars 1 16,573
56 Apparel and Accessories
5699 Miscellaneous Apparel 1 1,200
57 Eurniture and Home Furnishings
5734 Computers/Software 1 2,568
5736 Musical Instruments 1 1,463
58 Eating/Drinking
5812 Eating Places 2 6,626
5813 Drinking Places 1 2,162
59 Miscellaneous Retail
5932 Antiques 1 1,084
5944 Jewelry 1 1,984
5945 Hobby/Toys/Games 1 3,200
5992 Florist 1 2,120
5999 Miscellaneous Retail 1 2,392

Select Support Services

7231 Beauty Shops 1 566
7241 Barber Shops 1 1,104
Amusement and Recreation
Services
7911 Dance Studios/Schools 1 4,747
7999 Mic. Amusement/Recreation 1 786
TOTAL NUMBER OF RETAIL BUSINESSES 17
TOTAL SQUARE FEET OF OCCUPIED RETAIL BUSINESS SPACE 56,965 |
TOTAL NUMBER OF VACANT RETAIL SPACES 4 |
TOTAL SQUARE FEET OF VACANT RETAIL BUSINESS SPACE 7,662 |

Source: Downtown Clio Process Committee
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Retail Potential — Currently, within Downtown's primary trade area, the total es-
timated demand for retail products is approximately $1,103,000,000 per year.
This demand is shown on the following graphs. A complete presentation of retail
product demand for the primary trade area is shown in THE RETAIL REPORT®,
contained in the Appendix of this document.

As a conservative estimate, it is assumed that Downtown Clio retail businesses
now generate an average (blended figure) of approximately $150 per year per
square foot in retail sales.

Since Downtown currently contains approximately 57,000 square feet of
occupied retail space, Downtown Clio should currently be generating approxi-
mately $8,550,000 in retail sales per year.

By dividing the project area's estimated annual retail sales — $8,550,000 — by the
total estimated demand for retail products within the primary trade area —
$1,103,000,000 - it can be concluded that Downtown Clio may currently be
capturing approximately .8% of the retail sales potential within the primary trade
area. And, the balance of the demand is being captured by businesses within
other parts of the primary trade area and/or by businesses in other trade areas.

Taking steps to further enhance Downtown Clio, and barring a significant decline
in the national or regional retail economy, it is conservatively anticipated that
Downtown may have the potential to increase its share of retail sales in its
primary trade area from the current level of approximately .8% to between 1%
and 1.1% by the year 2013. This should be considered a goal of the economic
enhancement program.

If Downtown Clio is able to increase its market share to between 1% and 1.1% by
the year 2013, it is possible that the project area may be able to increase its total
capture of retail sales to between $11,000,000 and $12,000,000 by the year
2013 — considered in constant 2008 dollars.

This increase in total retail sales could potentially support the development of
between approximately 16,000 and 23,000 net square feet of additional retail
space by the year 2013 — which could include expansions or sales increases by
existing Downtown Clio retail businesses and/or the construction of some limited
amount of new retail space.
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TOTAL PRODUCT DEMAND
BY PRODUCT TYPE

Tobacco Products & Smoking Supplies '\\’\\7\\\\7
Reading NS
Personal Care Products & Services NN\
Other Entertainment Supplies & Services '\\“<\“\\“\§\
Pets, Toys & Playground Equipment
Audio & Visual Equipment
Entertainment Fees & Admissions §
Prescription Drugs & Medical Supplies
Other Apparel Services & Products j"w
Footwear
Children's Apparel -- Under 2 N
Girl's Apparel --2t0 15 N
Women's Apparel -- 16 and Over
Boy's Apparel - 2t0 15 )
Men's Apparel -- 16 and Over L(\\WE
Miscellaneous Household Equipment \
Small Appliances & Miscellaneous Housewares '
Major Appliances ' N\
Floor Coverings N
Furniture §
Household Textiles N
Alcoholic Beverages NNNSOSONY
Food Away From Home

Food At Home
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It must be noted that Downtown's ability to gain a larger market share will be
contingent on efforts to enhance its business climate, enhance and expand its
existing businesses, and recruit additional retail businesses to the area. If such
efforts are aggressively and diligently implemented — on an on-going basis — the
actual growth in Downtown's market share could potentially be much higher than
projected. Conversely, by the year 2013, Downtown Clio's market share could
be much less than projected above if efforts to enhance the area and ex-
pand/recruit businesses are not diligently and continually pursued.

NOTE:

No attempt was made to determine the condition of vacant space.
Therefore, no judgment is made concerning the marketability of space
based on condition.

Retail Business Development — Based on the findings of this retail market
analysis, the opportunity exists to enhance and expand certain types of retail
businesses that are currently located in Downtown Clio. In addition, the
opportunity also exists to attract additional businesses to Downtown. A list of the
types of retail businesses recommended for potential enhancement, expansion,
and attraction is presented in the chapter of this document titled Course of
Action.

Downtown Office Opportunities

Office Market Indicators — Several key economic indicators that characterize
the current office operations within Downtown Clio follow.

e Downtown Clio currently contains an impressive total of 12 various office
occupants occupying approximately 21,777 square feet of building space.

e While Downtown Clio was once the traditional professional services center
of the City, most of the new office development during the recent past has
occurred outside of Downtown, in both the City and Township — including
both private and public office space.

e Downtown's occupied office space serves, primarily, the personal needs of
those who live within the broader community.
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e Downtown Clio, according to a recent inventory completed by the Process
Committee, contains no vacant space classified as office space at this
time.

e The most significant opportunities for future office development exists in
current housing units surrounding Downtown, which has been previously
noted in past local planning studies.

Current Office Uses — The variety of office occupants found in Downtown can
be seen in the following table, in which office tenants are listed by SIC numbers.
The office inventory was completed by the Downtown Clio Process Committee.

Office Potential — It is anticipated that most of Downtown's office market growth
will continue to consist of office uses which serve, primarily, the personal needs
of those who live in, or in proximity to, Downtown Clio's primary trade area.
Communities nationwide have experienced the fact that — as improvements are
made in the overall economic and physical conditions of their Downtowns — an
associated increase in demand for office space normally follows. In addition,
demand for office space is anticipated to increase slightly due to natural
household growth in the area, which is projected for the immediate future.

Therefore, it is estimated that approximately 5,000 to 7,500 square feet of
additional office space could potentially be supported in Downtown Clio between
now and the year 2013. This should be considered an economic goal for the
enhancement effort.

It must be noted that the actual growth in Downtown's office demand could be
higher if Downtown is able to attract general offices, or back office operations
from outside the area, to attract office occupants currently located elsewhere in
the community, or to experience significant expansion by current Downtown
office operations.

It must also be noted that future growth in Downtown office space will likely not
be in the Downtown Blueprint project area, since the project area does not
contain sufficient vacant space to accommodate office tenants. It is most likely
that, if additional offices are developed, they will be located in current housing
units located adjacent to the project area. This potential is recognized and
promoted in recent planning studies conducted for Clio.
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Downtown Clio
Offices by SIC Code

SIC CODE BUSINESS TYPE # BUS. TOT. SQ. FT.
27 Publishing
271 Newspapers 1 1,104
60 Depository Institutions
602 Commercial Banks 1 3,720
61 Non-Depository Credit Institutions
616 Mortgage Bankers/Brokers 1 2,350
63/64 Insurance
641 Insurance Agents/Brokers 3 2,842
73 Business Services
738 Misc. Business Services 1 1,633
80 Health Services
801 Offices/Clinics of Doctors 1 1,740
802 Offices/Clinics of Dentists 1 1,714
81 Legal Services
811 Legal Services 2 4,880
86 Membership Organizations
869 Other Membership Orgs. 1 1,794
|TOTAL NUMBER OF OFFICE BUSINESSES 12 |
|TOTAL SQUARE FEET OF OCCUPIED OFFICE BUSINESS SPACE 21,777 |

ITOTAL NUMBER OF VACANT OFFICE SPACES 0 |

Source: Downtown Clio Process Committee
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Office Business Development -- A listing of office types recommended for
recruitment and expansion in Downtown Clio is presented in the chapter of this
document titled Course of Action.

Downtown Housing Opportunities

The Clio Downtown Blueprint project area contains approximately 14
apartment units occupied by approximately 16 residents.

Downtown Clio is surrounded by many single-family homes and many residents
currently live in homes in proximity to, and within an easy walking distance of,
Downtown.

Downtown offers some limited opportunities in the immediate future for additional
upper floor housing development.

As has been found throughout the nation during the past three decades and
more — regardless of community size or location — as a Downtown's physical
environment and mix of businesses is improved, the demand for housing in and
near Downtown also increases. Therefore, every effort should be made,
consistent with the implementation of the Downtown Blueprint, to introduce
more quality housing — both market-rate and affordable housing — in and in
proximity to Downtown Clio.

As market conditions allow, every effort should be made to introduce:

e More loft apartments in the upper floors of appropriate existing structures
throughout Downtown — market rate and affordable;

e Mixed-use projects — market-rate and affordable — if redevelopment takes
place in or near Downtown; and

e Both owner-occupied and rental units.

As noted in the Appendix of this Downtown Blueprint, the Michigan State
Housing Development Authority offers a wide range of housing assistance
programs which could potentially be employed to assist in the further
development of housing units in and potentially near Downtown. The community
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should take every opportunity to examine, discuss, and employ these valuable
incentives to assist in the development of more Downtown housing.

Specifically noted in the attached memo written by Kent Kukuk of MSHDA'’s
CATeam:

MSHDA’s Rental Rehabilitation Program, which could focus
resources on the City’s Downtown, upper-story levels of existing
buildings to increase the number of residents, would be most
applicable for Clio to consider pursuing.

Rather than placing arbitrary or artificial limits on the number of housing units
appropriate for Downtown Clio — and in neighborhoods near the commercial
district — it is suggested that the absorption of units in the marketplace be used
as the indicator of demand. And, that every effort be made to develop the
greatest number of quality units possible in and near Downtown when market
conditions allow.
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Course of
Action
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VI. COURSE OF ACTION

This chapter includes a Course of Action specifically designed to help
Downtown Clio:

e Attain the community’s defined vision for Downtown'’s future;

e Take advantage of the economic opportunities revealed through the
Downtown market analysis; and

¢ Become more economically successful and self-sustaining.

That Course of Action is shown below, following a reiteration of the guidelines
recommended by HyettPalma to steer implementation of the Downtown
Blueprint.

Guidelines

As was said earlier in this document, based on Downtown’s current situation —
and on the desires, concerns, and preferred image defined by the community —
HyettPalma strongly suggests that the recommendations contained in this
Downtown Blueprint be implemented using the following guidelines.

1. Non-Traditional Downtown
The anchors typically associated with — and typically found in — a traditional
Downtown are not present in Downtown Clio. These include entities such as City
Hall, post office, library, art center, and theater group. As a result, creating an
enticing business mix in Downtown Clio will be more important than in most
Downtowns, since Downtown Clio’s businesses must act as its anchors and
activity generators.

2. Back to Basics
It must be realized that — while large projects have been very successfully
tackled in Clio in the past — there are no “silver bullets” in terms of revitalizing
Downtowns. This means that, instead of expecting one large project to cure all
Downtown ills, attention must be paid instead to working on the details that will
add up to creating a great Downtown in Clio. And, all involved must work on
those details together.
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3. Finding Money

There appears to be some concern locally about how and where to find the funds
needed to make Downtown improvements. On the other hand, HyettPalma
found that considerable optimism appears to exist on the part of Downtown'’s
business owners who want to move Downtown forward by making necessary
improvements. Therefore, these owners should be assisted in funding needed
improvements, such as appropriate fagade enhancements. At the same time, it
must be realized that while economic considerations are important,
demonstrating local pride is equally important, if not more so.

In addition, it should be noted locally that a community’s ability to generate
needed funds increases drastically once a gameplan has been defined for
Downtown — as has been done for Downtown Clio with this Downtown
Blueprint.

4. Professional Expertise
The DDA and the City should seek the advice of specialists, as noted for various
projects recommended in this Downtown Blueprint. This is very important in
order to ensure that Downtown enhancements — such as public signs, facade
improvements, and public improvements — are implemented correctly. And, the
specialist appropriate for each project should be retained — going beyond
engineers.

5. Action!
The perception locally is that — in the past — there has been “a lot of talk” and
“little action” in terms of Downtown improvements. It must be recognized that a
comprehensive and strategic program of actions has never been defined for
Downtown Clio before — as was done with this Downtown Blueprint. Therefore,
the community must realize that Downtown Clio and its champions now, for the
first time, have the tools they need in order to bring about desired improvements.

6. Activities

There is a desire locally to create more “activities” in Downtown — meaning
events, such as festivals and sidewalk sales — in order to draw more people into
Downtown. While events are important to create a fun and festive atmosphere in
Downtown, it must be recognized that attracting more spenders to Downtown is
more important. Therefore, the improvements recommended here to enhance
Downtown’s business mix and image should be made along with creating
activities.
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7. Strong Businesses
For Downtown Clio, the business development effort should be focused on
recruiting strong, existing businesses to fill Downtown’s vacancies, rather than
focusing on start-up businesses, which are proven to have a high attrition rate.

8. Younger Entrepreneurs
When recruiting business prospects or real estate developers for Downtown Clio,
a concerted effort should be made to seek younger entrepreneurs. This is
important since youthful entrepreneurs tend to be greater risk-takers, more
nocturnal, and very open to new business ideas and approaches.

9. As Downtown Clio Goes. ..

There is a truism in the field of Downtown revitalization that says, “As Downtown
goes, so goes the town.” This means that a vibrant Downtown imparts a positive
image to the whole community and enhances the quality-of-life enjoyed by all
residents of that community. This truism is especially important in Clio, since
Clio’'s Downtown is the Downtown of not only the City, but also of two Townships.
Therefore, the residents of the City and Townships should understand the
importance of a revitalized, vibrant Downtown Clio to the overall image and
health of these three entities.

10.Balance
Great regional cooperation exists between the City of Clio, the two Townships,
and the Clio School System. This should be applauded and continued. At the
same time, it must be realized that Downtown Clio’s success will be dependent
on — and brought about by — strong local initiative.

11. DDA Must Lead
Currently, there are many well-meaning “chefs” who have a hand in Clio’s
“‘Downtown broth.” This has resulted in various well-meant plans and little
consensus on implementing those plans. This, in turn, has led to either little
getting done or to the projects that do get implemented being disjointed.

To rectify this, the Clio DDA must play a strong leading role in Downtown's
enhancement in terms of:

e Planning;
e Advocating;
e Implementing;

Clio Downtown Blueprint 2008 41
Cool Cities Blueprints for Michigan’s Downtowns
MSHDA CATeam & MML



Hg er a][ma

Cool Cities Blueprints for Michigan’s Downtowns

e Communicating; and
e Coordinating.

If this does not occur, Downtown will have a very difficult time attaining the
community’s vision.

12. Downtown Must Offer An Alternative
Currently, all the commercial development that exists in the Township and the
City — except for Downtown Clio — is auto-oriented in format, as opposed to being
pedestrian-oriented. To differentiate itself from all those other commercial
venues and offer shoppers an alternative, it is very important to enhance
Downtown Clio in a manner that protects and promotes its historic buildings,
pedestrian-scale, small town feel, and walkability.

13. M-57

This State road should be recognized as an asset to Downtown Clio, since it
provides Downtown’s businesses with tremendous visibility and gives Downtown
great accessibility. Both visibility and accessibility are very important to the
success of businesses, and in particular, to the success of retail and food
establishments. In addition, it should be noted that M-57 makes it very
convenient for shoppers to get to Downtown — and, when surveyed, residents of
Downtown’s primary trade area said “convenience” was the number one factor
that determined where they choose to shop.

14. Concentrate Uses
As Downtown Clio is enhanced, specialty, impulse-oriented businesses and other
activity generators should be concentrated in a contiguous band of first floor
spaces along Vienna Street. This should be a major goal of the Downtown
enhancement effort.

As is recommended in the City's comprehensive plan, converting housing
adjacent to Downtown into offices should be allowed. This is so for two reasons.
First, doing so would free-up Downtown storefronts for use by specialty, impulse-
oriented businesses. And, second, it would improve the appearance of
residential structures adjacent to Downtown.

It should be noted, however, that retail and food establishments should not be
allowed to locate in residential structures adjacent to Downtown. Doing so would
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hayg a detrimental affect on Downtown’s current businesses and on Downtown’s
ability to attract larger numbers of customers and shoppers in the future.

Public Improvements

The Clio DDA and the City of Clio have made numerous public improvements in
Downtown over the past several years. These improvements include:

o Decorative street lights, banners, benches, and trash receptacles;

¢ Pedestrian-oriented “bump-outs” at intersections;

e Landscaping; and

e Purchase of a building that will be removed to allow for alley re-alignment.

Plus, the DDA intends to place additional decorative benches and trash
receptacles in Downtown, straighten the alley located on the north side of
Vienna, and create dumpster enclosures to screen them from view.

All of these improvements are very important in improving Downtown’s
appearance. Now, Downtown’s curb appeal should be further improved by
implementing the following public improvements — which should be viewed as
“Part 1” of improving Downtown’s curb appeal, along with implementing the
building and business development recommendations included later in this
chapter. Taking the following steps will go a long way in creating the healthy,
walkable Downtown desired by the Clio community.

1. Streetscape
The following steps should be taken to ensure that Downtown'’s streetscape is as
visually appealing as possible. Doing so will create a “look” for Downtown, which
will convey and solidify it's image as a cohesive, historic, small town Downtown.

Professional Advice — The City and DDA should seek the services of a
professional landscape architect for advice on:

Clio Downtown Blueprint 2008 43
Cool Cities Blueprints for Michigan’s Downtowns
MSHDA CATeam & MML



Hg eHP aﬂm@

Cool Cities Blueprints for Michigan’s Downtowns

Appropriate ground cover to use in Downtown’s bump-outs — as a
replacement for the current wood chips;

Appropriate landscaping materials for Downtown’s bump-outs, to be used
in non-summer months — to ensure that Downtown is green and beautiful
year-round;

The feasibility of reducing the length of the bump-outs — to allow the
reintroduction of some amount of lost on-street parking, while maintaining
pedestrian comfort;

Best landscaping and lighting treatments for the three walkways that
connect Vienna Street businesses with rear parking lots — using Crime
Prevention Through Environmental Design (CPTED), which is defined by
the National Crime Prevention Institute as “the proper design and effective
use of the built environment which may lead to a reduction in the fear and
incidence of crime, and an improvement of the quality of life" — to ensure
pedestrian safety and comfort in using the walkways;

Best methods of making Downtown’s public parking lots more attractive
and appealing — through landscaping and lighting;

How to best treat the placement and screening of dumpsters located in
Downtown’s public parking lots — so that the needs of Downtown
businesses are accommodated while minimizing conflicts between
pedestrian and vehicular movement and making the dumpsters as
unnoticeable as possible; and

How to best soften the glare of streetlights on Vienna Street — and to keep
their light out of upper story windows, so that these spaces become more
appealing for loft apartments — by considering either reducing lumens,
reducing the height of street light poles, or changing the style of globes
currently in place.

Location of Street Lights on Vienna — Due to the past widening of sidewalks

on Vienna Street, its streetlight poles are now located in the middle of the
walks, as opposed to at the curbs, as is more traditional. This placement
diminishes the walkability and pedestrian-friendliness of Downtown, plus it
limits the use of Downtown’s sidewalks for outdoor dining and special events.
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It is understood that moving the lights would be a costly venture, and so that
step is not recommended at this time. However, if and when resources
became available, serious consideration should be given to moving the street
light poles to the curb line along Vienna Street.

Light Pole Painting — Currently, tall grey light poles are located at the
intersection of Vienna and Mill. To make these poles less visible, they should
be painted black at the earliest possible date.

Stamped Concrete — If future decorative walks or crosswalks are considered
in Downtown, the use of stamped concrete should be avoided. Instead, other
materials that are more durable and easier to maintain/repair should be used
— such as pavers for walks and stamped asphalt for crosswalks.

2. Maintenance Plan

Downtown’s public spaces must look their best at all times. To ensure that they
do, a maintenance plan should be defined for Downtown. The Downtown
maintenance plan should be created as a joint effort of the City, the DDA,
Downtown’s business owners, and representatives of pertinent volunteer groups.
The maintenance plan should clearly define the roles and responsibilities of all
involved. And, the maintenance plan should include the salting of sidewalks,
after snow removal, to ensure that walks remain ice-free for pedestrian access
and safety.

3. Alleys
Downtown’s rear alleys must be kept clear for customer vehicular access,
business delivery access, and emergency vehicle access. To ensure that they
are, the City should diligently prohibit the common and flagrant use of alleys by
Downtown residents as public parking spaces.

4. Parks
Downtown Clio now has three small parks — Clock Park, Veterans Park, and
Consumers Park. Two of these are located at the west entrance to Downtown.
And, there is talk locally of creating an additional park on the west end of
Downtown to house a farmers market. Given this configuration, a landscape
architect should be retained to take a look at the two current (Veterans and
Consumers) and the future (farmers market) parks to recommend:
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e How to treat these parks so that a beautiful entrance to Historic Downtown
Clio is created on its west end; and

e The design of a sign that marks Consumers Park as being such.

In addition, it is recommended that:

e Any additions to Downtown’'s parks must be consistent with the
streetscape design and west entrance design created for Downtown — to
avoid “a hodge podge look” that the community desires to avoid;

e Any new parks created in Downtown — such as the farmers market park —
should be owned and controlled by the City; and

e No additional buildings, structures, or monuments should be added to
Downtown’s parks without first, community discussion of their purpose,
and second, their professional design by an architect or landscape
architect.

The purpose of these recommendations is to ensure that Downtown’s parks and
their contents stand as visual assets that blend with, complement, and further
Downtown’s small town, historic character and coordinated appearance.

5. Electronic Signs

Clio now has a number of electronic signs, with one being located in Downtown’s
Clock Park. It was clear during the sessions held to define this Downtown
Blueprint that the community strongly wishes to retain and stress Downtown'’s
historic character, pedestrian-nature, and small town feel. For this reason, it is
strongly recommended that no additional electronic signs — private or public — be
allowed in the Clio Downtown Blueprint project area, since such signs are not
compatible with the community’s desired image for Downtown.

6. Wayfinding
A system of creative signs that complement Downtown’s historic, small town
image should be created:

e To direct motorists to “Historic Downtown Clio;”
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e That are placed at the east and west ends of the Downtown Blueprint
project area, reading “Welcome to Historic Downtown Clio;”

e To direct motorists to Downtown’s public parking lots; and

e That mark and identify Downtown’s public parking lots as being for public
use.

7. MDOT
To make Downtown safer for pedestrians and to ease traffic flow, the City should
open discussions with MDOT and request:

e A reduction in the speed limit on Vienna to 25 miles per hour — only in the
Downtown Blueprint project area; and

o Installation of left turn signals at the intersection of Vienna and Mill.

8. On-Street Parking
To make Downtown as customer-friendly as possible, the City should consider
erecting signs on Vienna that read, “Free 2-Hour Customer Parking.” And, in the
future, as the number of customers patronizing Downtown increases, the City
should stand ready to institute a significant fine system if Downtown business
owners and employees monopolize on-street spaces along Vienna Street.

Building Improvements

Building improvements should be encouraged, as “Part 2” of improving
Downtown'’s curb appeal, by taking the steps recommended below.

1. Facades
The following tools should be created as a means of encouraging owners to
make appropriate improvements to their Downtown buildings.

Design Assistance — It has been found that a Downtown’s property owners often
do not make improvements to their buildings simply because they are unsure of
exactly what kinds of improvements are the “right” ones to make A very effective
means of overcoming this obstacle is to provide preliminary design assistance to
those owners. This should be done in Downtown Clio, where there appears to
be a high degree of owner-interest in making needed building facade
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improvements. The City and DDA should retain the services of an architectural
historian or a preservation architect — experienced with Downtown buildings — to
make preliminary design assistance available at no charge to Downtown owners
who are serious about making appropriate improvements to their fagades.

Low-Interest Loans — The Clio City Administrator has begun discussing with local
banks the possibility of creating a low-interest loan pool to assist Downtown
owners in making appropriate building improvements. This is a program that
should be created at the earliest possible date.

Matching Grants — As would be expected, it has been found that grants are more
effective than loans in spurring owners to make necessary building
improvements. Therefore, a grant pool should be established for Downtown Clio.
Grants should be made on a 50-50 matching basis and for a maximum of $5,000
per building. Funds from the loan pool, mentioned above, should be made
available for owners to use as the match. And, owners should be required to use
the design guidelines, mentioned below, in order to receive a grant.

Funding sources to be considered for creating the grant program include:

DDA funds;

City funds;

Private sector funds; and
MSHDA funding programs.

It should be noted that, at this time, MSHDA funds which might be applied to a
Downtown Clio matching grant program are extremely limited. Therefore, while
Clio should apply for such funding, the community must also be prepared to use
local resources to make the matching grants available.

Design Standards — An architectural historian should be retained to define a set
of design guidelines for the Downtown Blueprint project area. The guidelines
should illustrate the “do’s and don’ts” of appropriate fagade treatment for each
architectural style found in Downtown Clio. It should be noted that sandblasting
of older structures should not be allowed. This method of building cleaning
removes the hard exterior of old bricks, exposing their soft interior, which leads to
the building’s deterioration.
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It should also be noted that the design guidelines should prohibit the use of
reflective glass in the windows of Downtown buildings. This material should be
avoided since:

e ltis not historically accurate;

e Poses a public safety concern, since it prevents law enforcement officials
from seeing inside Downtown'’s structures; and

e It gives the appearance that Downtown structures are vacant, when in fact
they are not.

Focus — The tools listed above should first be targeted at encouraging needed
improvements to the front fagades of Downtown’s buildings located on Vienna
Street. Then, once significant progress has been made in that regard, attention
should be turned to Downtown’s rear fagades that face public parking lots.

2. Tax Credits
Clio should talk to MSHDA about having Michigan's SHPO visit Clio to dispel
concerns regarding improvements that do and do not need to be made to
Downtown’s buildings in order to take advantage of historic tax credits.

3. Concentrate
Ideally, to have the greatest impact on Downtown’s visual appeal and image, a
group of Downtown’s fagades would be improved at the same time — instead of
seeing single buildings improved one at a time, over a long period of time.
Therefore, owners on the north side of Vienna Street should be approached and
encouraged to take advantage of the above tools, and make the needed and
appropriate front fagade improvements, as a group.

4. Signs
The following should be encouraged in order to improve the overall visual
appearance of Downtown, improve the visibility of Downtown businesses, and
create signs that “blend.”

e All business signs should be compatible with the architectural style of the
building on which they are located.
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e All business signs should be of high quality, professionally made, and
pedestrian-oriented.

e To encourage window shopping, signs placed in display windows should
not cover more than 50% of the window area.

e A sign system should be created for the rears of buildings that face
Downtown parking lots, to assist customers in locating stores once they
park in those lots.

5. Housing
Clio should continue to encourage the development of upper-story housing of
quality throughout Downtown. To encourage more upper-story housing
development, when appropriate and feasible, the community should take
advantage of MSHDA's Rental Rehabilitation program - supporting the
development of both market-rate and affordable housing.

Business Development

The following improvements should be made as “Part 3" of improving
Downtown’s curb appeal — and as a means of creating a healthy economy in
Downtown.

1. Farmers Market
There has been talk locally of creating a farmers market in Downtown. This is an
excellent idea that should be brought to fruition as quickly as possible, since
farmers markets have proven to be great Downtown activity generators. The
Downtown Clio farmers market should be created in the following manner.

e The farmers market should be located in the Downtown Blueprint project
area and within view of Downtown’s Vienna Street businesses.

e The farmers market should act as a festive, family-oriented community
gathering spot. To do so, it should offer food, art, and entertainment in
addition to produce.

e |If a structure is built to house the farmers market, it should be
professionally designed to ensure that it is compatible with Downtown’s
historic architecture and image, a visual asset for Downtown, and safe for
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public use. The structure’s design should also allow for its flexible use, so
as not to limit the number of vendors that can be accommodated.

e The market should be run by a Market Master, having experience with
operating successful Downtown farmers markets.

e A concerted and effective promotional effort should be developed for the
market, to ensure it's success in attracting quality vendors and large
numbers of customers — so that it becomes and remains a true Downtown
activity generator for years and years to come.

2. Full-Time Businesses
It should be made well-known that Downtown Clio is not the place for:

e Businesses that are not open on a full-time basis;
e Business that do not keep the hours they post; or
o Enterprises that occupy storefronts, but are not actually open to the public.

And, the DDA should encourage Downtown’s property owners not to rent to
anything less than a full-time business — and should help owners prospect for
and find such businesses.

3. Hours

Downtown Clio already has a respectable number of businesses that are open
into the evening. These are primarily food establishments and businesses that
offer classes (dance, martial arts, musical instruments). Downtown’s impulse-
oriented businesses that wish to attract and serve these evening customers
should consider shifting to later hours. In addition, all Downtown businesses
should consider staying open later than 5:00 or 6:00 PM, in order to
accommodate trade area residents who work from 9:00 to 5:00.

4. Public Safety
By all accounts, Downtown Clio is safe and is perceived as being safe. To
ensure that this situation continues, the Clio Police Department should continue
its Downtown door shakes and patrols. In addition, the newly formed Citizens
Patrol should be used more often to “walk the beat” in Downtown, under the
supervision of the Clio Police Department.
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5. Pro-Business/Pro-Quality

The City of Clio should be as pro-business as possible, by providing the highest
degree of assistance and support to Downtown investors — both business owners
and property owners — who want to create businesses, improve Downtown’s
business mix, or improve buildings in a manner that is consistent with the
recommendations of this Downtown Blueprint. In doing so, the City should
require that all improvements made in Downtown be of high quality so that they
become Downtown assets and move Downtown toward the community’s
preferred vision for Downtown.

6. Business Owner Responsibility
The Clio City Administrator should continue meeting one-on-one with Downtown
business owners, as a means of keeping them informed about the enhancement
effort and to provide them with any needed assistance, as is possible. At the
same time, business owners must also assume personal responsibility to make
their businesses as appealing to customers as possible. At a minimum, this
should entail:

e Keeping display windows clean;
e Minimizing the use of in-window signs;

e Maintaining creative window displays that are changed at least every two
weeks;

e Keeping their display window lights on until at least 11:00 PM each
evening; and

e Sweeping their sidewalks to ensure that they are litter-free (including
cigarette butts) at all times.

7. Outdoor Seating
All Downtown food establishments should provide outdoor seating for their
customers, even if just two or three small tables. This is especially important for
food establishments located on Vienna Street, since outdoor sidewalk seating
adds life and animation to a Downtown’s ambience.
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8. Internal Recruitment

Internal business recruitment entails working with Downtown’s existing,
successful business owners to encourage them to open additional storefronts
Downtown or expand their current Downtown operations. During the field
research conducted to complete this Downtown Blueprint, it was discovered
that some degree of internal business creation has already taken place in
Downtown Clio, and at least one Downtown business owner expressed an
interest in opening an additional business in Downtown Clio. Therefore, every
effort should be made to encourage more existing business owners to open
additional stores or expand existing businesses in Downtown Clio.

9. External Recruitment

External business recruitment entails seeking and encouraging businesses from
outside of Downtown to open a shop in Downtown. In the case of Downtown
Clio, every effort should be made to seek additional business prospects from
throughout the defined Downtown trade area — through field investigation, not by
mass- or blind-mailings. When a new business prospect is identified, they should
be invited to visit Downtown Clio, view available business space, and assisted in
any way possible to open a new business or relocate their business to Downtown
Clio. Any available incentives, such as low interest loans and fagade grants,
should be offered to appropriate new business prospects. Every opportunity
should also be taken to use the Downtown marketing effort (discussed below) to
attract business prospects to Downtown Clio.

10.Top List
The business types that should be sought for Downtown Clio in the immediate
future are:

e Art co-op;

e Food - restaurants, bakery, ice cream, coffee;

¢ Live entertainment in food establishments and bars;

e Gifts and cards; and

e Home accessories.
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11.Full List
The following business types appropriate for location in Downtown Clio.

Prepared Food
Moderate Priced Restaurants;

Sandwich Shops;

Coffee Houses;

Bakeries;

Candy/Ice Cream/Yogurt Shops;

Pubs/Taverns -- with Atmosphere/Operation Welcoming to Families; and
Ethnic Foods -- i.e., Italian, Greek, French, Chinese, Mexican, Thai, etc.

Food for Home
e Groceries; and
e Health Foods.

Entertainment
o Entertainment in Restaurants -- i.e., piano player, guitarist, small combos, dancing,
etc.

Specialty Retail
Antiques;

Art Galleries, Framing, Crafts, and Supplies;
Books and Periodicals;

Cameras and Photo Supplies;

Casual Apparel and Accessories;
Computers and Software;

Florist;

Gifts;

Hardware;

Home Decorating Products and Design Services;
Office/School Supplies;

Optical Products;

Sewing Supplies;

Small Variety Store;

Sporting Goods;

Stationery and Cards;

Toys, Games and Crafts;

Traditional and Costume Jewelry; and

Wall Coverings and Paint.

Convenience Retail/Select Support Services
e Auto/Home Supply;
e Barber Shops;
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Beauty Shops;

Spa;

Dance Studio;

Dry Cleaners/Tailor Shop;
Pharmacy;

Physical Fitness Facility;
Shoe Repair/Shine.

Offices

Accounting, Auditing, Bookkeeping;
Advertising;

Commercial Banks;

Computer and Data Processing;
Credit Reporting and Collection;
Credit Unions;

Dentists Offices and Clinics;
Doctors Offices and Clinics;
Engineering, Architectural Services;
Fire, Marine Casualty Insurance;
General Government;

Health and Allied Services;

Home Health Care Services;
Individual and Family Services;
Legal Services;

Life Insurance;

Management and Public Relations;
Medical Service and Health Insurance;
National Security;

Newspapers and Other Media Outlets;
Passenger Transportation Arrangement;
Personnel Supply Services;
Photographic Studios;

Print Shops;

Real Estate Agents and Managers;
Residential Care;

Savings Institutions;

Security Brokers and Dealers;
Subdividers and Developers;

Tax Services; and

Title Abstract and Insurance Offices.

Housing and Other Uses
o Housing above first floor uses;

e Museums; and
e Churches in buildings designed as churches, not storefronts.
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12. Niche
The business development effort — and the overall Downtown Blueprint —
should be implemented with the intent of creating the following economic niche
for Downtown Clio:

A small town, hometown Downtown that is historic, pedestrian-
oriented, and walkable — and offers an ambience and an experience
that serve as an alternative to those offered at newer, auto-oriented
commercial developments in the region;

A Downtown that offers:
e A concentration of food, entertainment, and art
establishments;
e Unique, specialty retail shops;
Convenience retail businesses; and
Quality loft apartments;

A Downtown that supports Clio’s and the Township’s cultural and
recreational venues (e.g., amphitheater, park, art center, community
theater, sports complex, etc.) by serving the users of those venues
before and after events.

13. Infil
Currently, a surface level parking lot exists on the south side of Vienna, between
a tavern and an insurance agency. In the future, as Downtown’s economy and
market position are strengthened, an infill building should be constructed on this

lot.

Physically, the infill building should be:

Pedestrian-oriented;

Built at the sidewalk line;

Compatible in design with Downtown’s older architecture;
Constructed of quality materials; and

An additional visual asset for Downtown.
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In terms of its use, the infill structure should:

Be a multi-use building;

Contain impulse-oriented businesses in its first floor spaces;

Contain quality loft apartments or offices in its upper floor(s); and

Be shallow enough to allow surface level parking to be provided at its rear.

Constructing such a building on this site would be beneficial for Downtown Clio
since it would:

e Create additional spaces in which impulse-oriented businesses can locate;
and

e Encourage pedestrian flow along Downtown’s sidewalks by filling a gap in
the streetwall along Vienna.

In addition, it should be noted that the creation of any additional surface level
parking lots — either public or private — should not be allowed on Vienna Street
within the Downtown Blueprint project area.

Marketing
The following marketing campaign should be implemented to attract additional
customers to Downtown, aid the business development effort, solidify the image
for Downtown that is desired by the community, and attract the attention of
potential investors.

1. Events
Currently, one special event is held in Downtown annually (Candle Lite Nite) and
two parades travel through Downtown (Fireman’s Homecoming and Veteran's
Day).

In addition to these, serious consideration should be given to creating a
“signature” special event in Downtown Clio that:

e Is held annually;

e Attracts event-goers from a wide distance;
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o Offers food, entertainment, and art that entices the whole family;
e Becomes a not-to-be-missed, annual family tradition;

e Is fun, creative, and unique — and is unlike any other event held in the
region; and

e |s of high quality.

In addition, it should be noted that all special events held in Downtown,
regardless of their nature, should be of the highest quality. Anything less will
tarnish Downtown’s image.

2. Media Relations
A tireless effort must be made to get positive stories about Downtown Clio, its
offerings, and its enhancement effort placed with media. This should be done,
first, throughout the Northern Tier of the Thumb. Once this area has been
penetrated, the media relations effort should be expanded to include the entire
Thumb.

At a minimum, the media relations effort should be conducted by:

e |dentifying all major print and electronic media (including on-line sources)
that cover the Northern Tier;

o Identifying the appropriate contact persons at each media outlet;
e Developing a professional rapport with those contacts;

e Providing information, story ideas, and actual stories to those contacts —
and doing so on a regular basis; and

e |Inviting those contacts to Downtown to view Downtown events,
improvements, and happenings.
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3. Web
As part of the Downtown marketing campaign, a web presence must be created
for Clio’s Downtown Blueprint project area. This could be done by:

o Creating a DDA web site that promotes the entire district, with a cameo
about Historic Downtown Clio, its activities, businesses, and the unique
experience it offers; and

e Creating a web page about Historic Downtown Clio on the web sites now
operated by the City of Clio and the Clio Area Chamber of Commerce.

However the web presence is created, it must portray Historic Downtown Clio as
an alluring and one-of-a-kind experience.

4. Brochure

A professionally designed “lure brochure” should be produced and published for
the City of Clio, as a whole. That brochure should note all of the community’s
high quality assets that contribute to the high quality-of-life enjoyed by Clio
residents, including the Clio Area School system, Mott Northern Tier Center, Clio
Amphitheater, Clio Youth Sports Complex, Clio Bike Path, Art Center — and, of
course, Historic Downtown Clio. As with the web sites mentioned above, Historic
Downtown Clio should be featured in the brochure as the heart of a wonderful
small town — a Downtown that offers a unique and totally enjoyable experience
for all who shop, dine, play, work, or live there.

It should be noted that the Clio Area Chamber of Commerce annually prints a
brochure titled, Membership Directory & Buyer's Guide. The front of that
brochure contains much of the information that should be included in a Clio lure
brochure. The Chamber should be commended for providing this service —
which is rare to find a Chamber doing in a City the size of Clio — and for doing so
in such a high quality manner. The Chamber’s brochure should be used as the
basis for information that should be distilled down into lure brochure format along
with beautiful pictures of Clio and its assets.

The Clio lure brochure should be widely distributed at all locations that area
residents and visitors tend to frequent in large numbers, such as:

e Birch Run;
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e Frankenmuth;
e Mott Northern Tier Center;

e Large retailers, grocery stores, and restaurants located in Clio, Flint, and
all surrounding townships;

¢ Area lodging facilities;
e Highway travel information centers; and

e Area attractions and anchors — amphitheater, sports complex, art center,
community theater, bike path, library, post offices, etc.

5. Merchants Association
Consideration should be given to forming a business association within the
Downtown Blueprint project area — if not at this time, then as the number of
retail, food, and entertainment businesses in Historic Downtown Clio increases.
The business association should:

e Work closely and in conjunction with the DDA and Chamber of Commerce
on the overall marketing of Downtown; and

e Create and hold annual, family-oriented events in Downtown that are
centered around traditional, wholesome family holidays — such as
Halloween, Easter, St. Patrick’s Day, and Valentine’s Day.

6. Ads
Businesses in the Downtown Blueprint project area should band together to
participate in two types of advertising campaigns:

e ‘Image ads” that advertise Downtown as a whole, and the unique
experience it affords; and

e Cross-marketing ads that feature businesses that can share customers,
such as Downtown food establishments marketing with area-wide
theaters, movies, and other entertainment venues.
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