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Mission Statement
Our mission is to employ policies and strategies and municipal services for the

future development of the City of Gladstone to promote the highest quality of life
for its residents.

Motto
Our goal is perfection; our objective is progress.
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Introduction

Gladstone is in the midst of change unlike anything the City has experienced
over the past several decades. For many years, Gladstone has been relatively
constant. For example, since 1960 the population of the community has only
fluctuated up and down in modest increments and new construction has been
relatively limited.  However, during the decade of the ‘90’s, the City has
witnessed an influx of new industry and residents. Construction of new homes
has been unprecedented, leading to infrastructure improvements within the
community.  According to the 2000 Census the City of Gladstone’s population is 
5,032 people making Gladstone one of only two communities in the entire Upper
Peninsula that grew in population.

In order to effectively address the issues related to this community renaissance,
the Gladstone Planning Commission has initiated the preparation of this Master
Plan. The Master Plan is a policy guide. It represents community goals and
philosophies, translating them into a vision for the City’s long-range development.
With the Plan as a guide, other tools such as the City Zoning Ordinance, land
division regulations and capital improvements program can be used to implement
the direction established here.

The Master Plan should never really be finished, however. The Planning
Commission should regularly evaluate the Plan to determine its continued
relevance. Conditions change; new opportunities arise; and the community must
be able to be responsive to these unforeseen events. Hopefully, the basic tone
or direction of the Plan will remain valid for the relative long-term future, but
specific recommendations may have to be revisited.

Community Character

Having remained relatively unchanged for many years, the City of Gladstone has
experienced a revival during the decade of the 1990’s.  A growing population, 
new housing and expanded employment opportunities are all evidence of a
renaissance in and around Gladstone. The following pages describe the social
and physical character of the community, as it is now, how it has changed
historically and how it compares with surrounding communities.
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GLADSTONE POPULATION, 1960-
2000
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POPULATION

The City of Gladstone has had a fluctuating population over the past several
decades. Between 1960 and1970 the population of the city decreased by only
30 people, from 5,267 to 5,237. Changes within the next decade, from 1970 to
1980 were more drastic, Gladstone’s population declined by 13.4 percent or 704 
people during this time period.
During the 1980’s the City’s 
population stabilized and began
to inch upward, with a gain of 32
people by 1990. By the time of
the 2000 Census the City had
increased to close to the 1970
level with 5,032 people. This
represents just over 10 percent
growth in the City over the past
decade.

Population losses between 1970
and 1980 may be attributable to
the economic conditions of the
late 1970’s when manufacturing 
and natural resource based
industries were in a downward cycle. The reduced value of iron ore as well as
the expense in shipping this product may also have been a contributing factor in
the relocation of Gladstone’s population.  1970 to 1990 was a period of 
population declines for much of the Upper Peninsula particularly the cities. This
downward trend continued in may cities between 1990 and 2000 with Gladstone
being unique in achieving significant population growth during that time.

One of the factors contributing toGladstone’s growth was the annexation of a 
large parcel of property in the South Bluff area on the southwest corner of the
City. While the property was undeveloped at the time it was annexed, the
subsequent extension of utilities to the area has helped to spark construction of
many new homes. The annexed area is also home to the Irish Oaks Golf Course
and the Lake Bluff Retirement Village, which is expected to continue to draw new
residents to the area in years to come.

The population of Delta County increased from 1960 to 1990, in contrast to
Gladstone’s population decline.  This increase occurred in the rural areas, 
primarily in the townships adjacent to the cities of Escanaba and Gladstone as
new subdivisions were developed in the Lake Bluff, Danforth and Soo Hill areas.
Between 1990 and 2000, Delta County’s population increased by 740 people; 
with the exception of the City of Gladstone, this increase occurred in the
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townships surrounding the urban area at the expense of the City of Escanaba
and the more rural townships.

AGE

As is the case nationwide, Gladstone’s population has aged during the past 40 
years. The proportion of young people in the community has drastically declined,
while the proportion of people age 65 and over has increased. This trend can be
traced to several factors, including increased life expectancy, the trend towards
smaller families and the migration of young people out of the community
following high school and college.

AGE COMPOSITION
1970 AND 2000

Age Group 1970 2000 Total Change % Change
Under 5 years 386 315 -71 -18.40%
5-9 years 619 323 -296 -47.80%
10-14 years 666 382 -284 -42.60%
15-19 years 595 373 -222 -37.30%
20-24 years 172 228 56 32.60%
25-34 years 490 547 57 11.60%
25-44 years 542 747 205 37.80%
45-54 years 602 676 74 8.20%
55-64 years 525 487 -38 -7.20%
65-74 years 386 478 92 23.80%
75 years + 255 476 221 86.70%
Total 5327 5032 -295 -3.90%
Source: U.S. Census of Population and Housing, SF-1, 1970 and 2000

Comparing the 1970 population with that in 2000 sheds further light on the in-
and out-migration patterns in Gladstone. Those people aged 5-14 in 1970 would
have been 35-44 years of age in 2000. However, in 2000 only 747 persons aged
35-44 was recorded in the City. With mortality a relatively minor factor among
these age groups it is clear that a significant number of these people left the
community during this 30-year period. On the other hand, those aged 25-34 in
1970 numbered 490 persons, while 30 years later there were 487 people aged
55-64 in the City. Since mortality begins to have more impact among people of
this age group, it can be seen that Gladstone has probably experienced in-
migration of older individuals during this time. This changing age structure has
affected local school systems through declining enrollment; it also can affect the
type of housing, recreational facilities, health care services and other facilities
and services that are needed for the community’s population. 
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AGE DISTRIBUTION
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HOUSEHOLDS

The type and number of households in Gladstone also reflects recent trends in
family size and age structure. While the population of Gladstone has increased
at just over 10 percent during the last decade, the number of households
increased 14.7 percent from 1,853 in 1990 to 2,126 in 2000. The household size
has decreased during this time and there are more one-person households,
single-parent households and non-family households.

HOUSEHOLD TYPE, 1990 AND 2000

1990 2000
Household Type

Number Percent of Total Number Percent of Total

Family Households 1,266 68.3 1,393 65.5

Married Couple 1,043 56.3 1,119 52.6

Male Householder 40 2.2 64 3.0

Female Householder 183 9.9 210 9.9

Non-family Households 587 31.7 733 34.5

Householder Living Alone 533 28.8 655 30.8

Householder 65+ 333 18.0 342 16.1

Total Households 1,853 100.0 2,126 100.0
Source: U.S. Census of Population and Housing, SF-1, 1990 and 2000

The number of married-couple households has declined although not as much as
in the state and nation as a whole. The number of one-person households has
increased consistent with broader trends although the number of elderly one-
person households has not increased significantly.

Most of the population of Gladstone has lived in Delta County for five years or
more, with nearly 60 percent having resided in the same house from at least
1995 until the 2000 Census. A slightly smaller proportion of people have lived in
the same house for five years (59.4 percent) in 2000 compared to 1990 when
61.4 percent of the City’s population had lived in the same house for five years.  
The number who lived in Delta County but in a different house showed more of a
difference, from 27.8 percent in 1990 to 22.7 percent in 2000. The greatest
difference was in the proportion of the City’s residents who lived in a different 
county but by 2000 that number had increased to 17.5 percent. This would seem
to indicate that a significant number of the new residents of the City are coming
from outside the local area.
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RESIDENCE IN 2000

Same House
Different House, Same County
Different County
Different State

RACE

The majority of the population of Gladstone and Delta County is white. The most
common racial identity other than white is Native American, with 1.5 percent of
the local population identifying themselves in this category. For the first time in
2000, the Census allowed respondents to designate multiple racial ancestries
and when all those who identified themselves as Native American alone or in
combination with one or more other races are included the percentage of Native
Americans increases to 2.5 percent.

EDUCATION

Public K-12 education is provided by the Gladstone Area Schools. Local
students may also attend Holy Name Central Catholic School in Escanaba and a
growing number of local children are home-schooled. Bay de Noc Community
College in Escanaba provides college classes including the opportunity to obtain
bachelors and master’s degrees through cooperative programs with other 
universities. Enrollment in the local public school system has been declining
despite population growth within the district and as of the 2004-2005 school year
Gladstone’s total enrollment stood at 1,730 down from over 2,000 less than 10 
years previous.
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INCOME

The Census measures income in three primary ways: family income, which is
income from family households; household income, which includes both family
and non-family households, and per capita income which is simply the total
income divided by the total population.

INCOME, 1990 AND 2000

1990 2000 Percent
Income Income Adjusted for Percent of Income Percent of Change after

Inflation State State Inflation

Household Income $22,134.00 $28,279.00 71.4 $35,511.00 79.5 25.6

Family Income $28,952.00 $36,990.00 79 $45,079.00 84.3 21.9

Per Capita Income $10,545.00 $13,473.00 74.5 $18,667.00 84.2 38.6

Local incomes have increased significantly after adjustment for inflation,
something that was not always the case in previous decades. While incomes
locally still lag behind statewide medians, this gap has narrowed over the last 10
years. Lower costs for housing and other items in the local area also help to
offset this income gap.

Nearly 40 percent of Gladstone’s households reported receiving social Security 
income in 2000, down slightly from 44 percent in 1990. Nearly 26 percent of
households reported receiving retirement income, other than Social Security, in
2000 up from 21 percent in 1990. Nearly 64 percent of households received
wage or salary income and another 8.4 percent received income from self-
employment. Only 2.9 percent reported receiving public assistance in 2000.
Since many households may have multiple sources of income, these categories
do not add to 100 percent.

The percentage of Gladstone residents in poverty decreased in all categories in
2000 when compared to 1990. The overall poverty rate for the City was 10.2
percent down from 12.2 percent in 1990. Those persons aged 65 and over had a
poverty rate of 9.5 percent a significant improvement over 1990’s 16 percent.  
While the poverty rate for female-headed households was still very high at about
29 percent, this was down significantly from 58 percent in 1990. Female-headed
households with children under 18 had a poverty rate of 44.4 percent in 2000.

EMPLOYMENT

Unemployment rates in Delta County reached a high of nearly 20 percent in the
early 1980s and then declined more or less steadily until the economic boom of
the late 1990s. Since that time the unemployment rate has increased somewhat
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but is far below the historical high. Delta County does not experience the
extreme seasonal fluctuations of more tourism-dependent counties such as
Mackinaw County although unemployment is typically higher during the winter
and spring months.  The County’s unemployment rate is slightly higher than the 
Upper Peninsula average, which in turn is higher than the statewide average.
Michigan’s unemployment rate in the last few years has beenhigher than the
national average.  In 2003 for example, Delta County’s unemployment rate was 
8.9 percent compared to a U.P. average of 7.7 percent. The state and national
raters were 7.3 and 6.0 percent respectively.

The largest employers in Delta County are located in or near the City of
Escanaba and many Gladstone residents commute to Escanaba for employment.
Gladstone does enjoy a diverse economic base of industrial, retail and service
employers.  The City’s industrial park contains a number of smallbut growing
manufacturers such as Pardon, Inc. VanAire, AG Solutions, Bramco Containers
and Independent Machine. The headquarters of Besse Forest Products Group is
located in Gladstone although most of the company’s over 1,200 employees 
work at one of the 14 manufacturing plants located in the Upper Peninsula and
northern Wisconsin. Two major employers in the Gladstone area have recently
closed or scaled back operations. Lakeside Machine has now closed and the
former Valmet Industries/Partek plant now operates as Delfab with far fewer
employees than in the past. Other employment includes the Gladstone Area
Schools with over 150 employees as well as OSF Medical Group and Marquette
Medical Center.

Many Gladstone residents are employed at Engineered Machine Products, New
Page, the Canadian National Railroad, St. Francis Hospital and other firms
located outside the City. The City’s economy is affected by economic growth 
throughout Delta County and beyond.

According to the 2000 Census, 2,144 residents of the City reported being
employed in 2000. Of these employed residents the service sector in general
employed the most. Professional, scientific and other services employed 97
people; educational, health and social services employed 438; 228 were
employed in entertainment, recreation, accommodations or food services; 125
were employed in public administration and 126 held other service jobs. It is
important to remember that these figures represent the occupation of Gladstone
residents but the actual jobs may be located outside the City. Gladstone
residents may commute to Escanaba or beyond for employment while residents
of other jurisdictions may commute to Gladstone. In fact the Census indicates
that 127 Gladstone residents worked outside of Delta County but within Michigan
in 2000, while another 54 people worked outside of Michigan.
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HOUSING

Nearly over half Gladstone’s housing units (46.5 percent) were reported to been 
built before 1949 making them 50 years old or older. From the 1950s through
1990 the number of new housing units remained fairly static averaging around 20
new housing units per year based on Census figures. The 2000 Census shows a
large number of housing units constructed in the last 10 years, however, with
16.6 percent of the housing units built during that time. This equates to 380
housing units nearly double the average of past decades. Local building permit
data supports this information and shows the trend has continued since 2000.
The amount of older housing in the community is not necessarily of concern but
is worth noting because such older housing can be prone to more rapid
deterioration if not properly maintained and because the housing may be less
desirable to an aging population. Older residents often desire homes, which do
not have stairs, have wide hallways or an open layout and require less
maintenance. The City of Gladstone maintains an active housing rehabilitation
program, which has been used extensively to improve the housing quality of the
City’s housing stock.

The vast majority of Gladstone’s housing units are owner-occupied at 79.2
percent of the housing stock in 2000.  This is up slightly from 1990’s figure of 
73.7 percent, indicating that more of the new housing units have been owner-
occupied than occupied as rentals.

A mix of dwelling types is provided in the City although the majority (75.6
percent) are single-family detached dwellings. There were 43 single-family
attached dwellings in 2000 according to the Census, which are typically dwellings
above or adjacent to a business. Sixty-six housing units were in two-family
structures and 7.6 percent or 173 of the City’s housing units were reported to be 
mobile homes. The remaining housing units are located in multi-family
structures.

The Lake Bluff Retirement Village if it develops as planned will add a significant
number of mobile homes to the City’s housing stock.  While mobile homes 
provide a convenient and affordable housing alternative to young families and
retire people it is worth noting that the local revenue generated as a result of real
estate taxes is significantly less than from stick-built housing. Until legislation is
passed to either treat manufactured housing the same as stick-built homes or
increase the annual assessment per unit, it can be argued that manufactured
housing does not support local services such as fire and police protection,
recreational facilities and schools at a level equivalent to that of stick-built
housing.
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CITY FACILITIES AND SERVICES

The City of Gladstone provides a range of municipal services and facilities for the
use and benefit of residents and visitors. These facilities and services are
supported by tax revenue, user fees and in some cases grants or other funding
sources.

Municipal water and sanitary sewer systems serve the entire City and in a few
cases extend outside the corporate boundaries under Act 425 agreements with
the township in which the properties are located. A sanitary sewer system is
completed in the community of Rapid River (Masonville Township) and connects
to the City’s sewer system.  The drinking water source for the City is Lake 
Michigan with a water intake located in Little Bay de Noc. A wastewater
treatment plant and water treatment plant are located within the City. Both the
water and wastewater systems have sufficient capacity for growth in the
foreseeable future.

The City electrical utility distributes power throughout the community as well as a
few locations adjacent to the City. The municipal power plant no longer
generates power; power is currently purchased from the Upper Peninsula Power
Company however, in 2010 power will be purchased through WPPI, Wisconsin
Public Power Inc. and distributed via lines owned and maintained by the City.
The idle power plant has been proposed for demolition in the future by UPPCO
and there has also been some interest to develop this site as a potential training
site.

Wireless Broadband Internet service is available to much of the City as well as to
a few locations outside the City. Gladstone is the first community in the Upper
Peninsula to provide this service to its residents.

Gladstone provides law enforcement, public safety and refuse collection services
throughout the City.

City facilities include City Hall located on Delta Avenue which houses the majority
of the administrative offices for the City; a public safety building located on 4th

Avenue, NE, the public works department near the end of Delta Avenue; a
compost site on North Bluff Drive; Fernwood Cemetery on county Road 420; a
recreation building on 10th Street; a ski and tubing hill on North Bluff Drive and
several other parks and recreation facilities.
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CONSTRAINTS AND OPPORTUNITIES

Like most communities, Gladstone has many assets, as well as some limitations,
which have dictated the existing character of the community and which will
influence the City’s future direction.  Based on the analysis of available 
information, together with on-site evaluation, the following observations are
offered regarding those features, which have the greatest impact on the City.

Water

Sitting on one of the country’s largest and most spectacular lakes is clearly an 
asset. People are drawn to water. They want to live by it, play in it, and look at
it. Property with water access, or even views of the water, generally enjoy a
higher value than other property.

In addition to its aesthetic qualities, the lake offers potential economic benefits as
a means of transportation for goods and materials. Its recreation and tourism
attraction also has great economic potential, as evidenced by the success of
several fishing tournaments in recent years.

Views

The vistas available from many locations throughout the City are magnificent.
Whether the vantage point is from Lake Shore Drive looking out over the marina
to the water beyond, or from high atop the bluff looking across the City at the vast
expanse of Lake Michigan below, the scenery would be the envy of many
communities.

Highway Access

Gladstone enjoys relatively good highway connections to other larger
communities throughout the Upper Peninsula and Wisconsin. U.S. 2, a major
east-west artery across Upper Michigan runs through the City, and ultimately
connects to St. Ignace to the east and Seattle, Washington, to the west. U.S. 41,
a major north-south highway running from Florida to the tip of Michigan’s 
Keweenaw Peninsula, shares the same route through Gladstone. M-35, a state
trunk line running from Menominee to the south through Gladstone to Marquette
to the north, shares much of this highway corridor as well.

Not only do these roadways provide convenient connections to neighboring
regions, but also the U.S. 2 & 41/M-35 corridor offers a 4-lane divided arterial,
which serves as an arterial spine through the center of Gladstone. As noted
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below, this is a mixed blessing, however, due to access limitations along the
corridor. Traffic counts from 2005 show an average daily traffic of 12,900
vehicles on the highway between the southern City limits and the M-35
intersection, and 9,000 vehicles per day on M-35 as well as just under 9,000
vehicles per day on the highway north of M-35 leading toward Rapid River
according to the MDOT Annual Average 24-Hour Traffic Volume Map.

Waterfront

While acknowledged as a unique asset to the community, much of the prime
waterfront is underutilized or poorly utilized. As was historically the case in
communities throughout the country, much of Gladstone’s shoreline has been 
occupied by industrial uses dependent on water transportation or which located
there to be close to other industry.

The north shore contains a collection of industries and vacant property, which
have deterred other, more desirable uses from locating there. Some industrial
uses along the waterfront have been removed, including a salvage yard that was
moved to the industrial park and a tank farm that was closed. This has improved
the appearance of the waterfront areas and will make additional areas available
for other development in the future.  Fortunately, not all of the water’s edge is 
devoted to industry. Much of the south shore contains attractive homes and
public recreational opportunities. Van Cleve Park includes much of the
waterfront area on the south shore, providing residents and visitors access to the
water as well as a playground, picnic area, and other recreational activities. A
boardwalk has recently been constructed along the waterfront in the park. A
recent environmental remediation project has removed contamination in the
waterfront area, which occurred as a result of past industrial use in areas now
devoted to residential.

Barriers Within the City

In some respects, physical and psychological barriers divide Gladstone into two
communities. The older part of the City, the original settlement, lies along the
waterfront at the base of a linear escarpment that runs north/south through the
center of Gladstone. Newer development, both residential and industrial, has
occurred mainly on top of this bluff overlooking Little Bay de Noc and the balance
of the City.

Further separating the City are the two principal transportation corridors–the
U.S. 2 & 41/M-35 4-lane highway, and the Canadian National railroad tracks,
which generally parallel this highway. While they are vital economic links to the
outside world, these two corridors pose significant obstacles to interaction
between the east and west sides of the City. Vehicle access to land adjoining
the highway is severely restricted, and crossings over the tracks are limited to a
few locations. Only one railroad crossing (M-35) consists of a viaduct to allow
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vehicle traffic to flow unimpeded by train traffic; the South Hill Road crossing is at
grade level and traffic on this road must stop when a train is on the tracks. The
at-grade crossings of the U.S. 2 & 41/M-35 corridor are rarely used and do not
present a significant impediment to traffic flow.

Central Business District

Plagued by the ills facing so many small city downtowns, Gladstone’s central 
business district has suffered from vacant storefronts, frequent turnover, and a
general lack of volume. This has occurred as larger retail chains have
consolidated operations in larger communities, and as new highway corridors
designed to move traffic quickly through communities have bypassed traditional
downtowns in many areas. In Gladstone’s case, however, the highway corridor 
has not been intensively developed, and intersections with cross streets are
limited. This lack of ability to develop along the highway has prevented this area
from competing with the downtown, as has occurred in many other communities.

Gladstone’s downtown area is generally located along Delta Avenue, extending a 
short distance down cross streets, and visitors must exit the U.S. 2 & 41/M-35
corridor to get to the downtown. The central business district is not visible from
the highway, nor is it readily accessible to visitors who may not know where to
exit the highway. The downtown must also compete with other business centers
in and around Gladstone.

In recent years the merchants and the Downtown Development Authority have
worked to improve the image of the downtown area through a streetscape and
façade improvements enhancing the downtown corridor and entrances to the
city. Numerous storefronts have been rebuilt following a consistent theme, and
while there are still vacant storefronts in the downtown, small independent
retailers and service businesses have found the downtown area to be a viable
location.

The Delta Plaza Mall and Wal*Mart in Escanaba are the defacto retail center for
the area. Gladstone’s niche lies primarily in providing local services and 
conveniences, as well as specialty retail and services.

ISSUES

An important part of the planning process is identifying the issues to be
addressed in the future. These issues relate to the needs, struggles and desires
of the City, which are eventually translated into goals for the long-term future. A
summary of the issues defined by the Planning Commission is listed below,
grouped under relevant headings.
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Summary of Community Issues Based on Assets and Limitations
ASSETS COMMENTS/IMPRESSIONS ISSUES

Parks/Sports Park For a community of its size, Gladstone
has excellent recreational opportunities

Ensuring a balance of
recreational facilities for all
population segments.
Distributing the facilities
geographically so all areas
of the City benefit. Properly
maintaining the facilities.

City Services The services provided in the City provide
capacity for growth. Nearly the entire City
is served, as well as areas adjacent to the
City in some cases. Gladstone is
innovative in its approach to providing
services.

What new/expanded
services, if any, are needed
to serve the community’s 
needs and support
continued growth?

Downtown
Streetscape

The paving, street lamps and street trees
define the business district and give it an
inviting look. The Downtown
Development Authority façade
improvement program has made
significant progress in improving the
appearance of downtown storefronts, but
vacant storefronts remain.

The CBD does not enjoy a
high visibility location.
Competition from the new
business center along U.S.
2 near the South Hill Road
intersection may negatively
affect the downtown area.
There is an acknowledged
emphasis on the CBD
through the establishment of
the DDA and various
downtown improvement
projects.

Job growth vs. labor
force

Economic growth continues in the City,
but the community is primarily a bedroom
community to the City of Escanaba. Job
growth outside the City has resulted in
population growth in the City, and
provides employment for the residents of
Gladstone.

Continuing to attract
residents to the City.
Helping existing business
and industry to grow and
create new jobs. Attracting
new employers to the City.

Highway U.S. 2&41/M-35 forms a spine through the
City, providing convenient access but
dividing the City

Preserving the traffic-
carrying function of the
highway vs. intensive land
uses lining the frontage and
creating traffic conflicts.
What impact might
commercial development
have on traffic movement
and congestion?
Developing frontage roads
vs. allowing access directly
to the highway.

Vacant land along
waterfront

There is tremendous potential for future
development along the water. This could
be the focal point of the community.
Water is an asset to be capitalized upon.
The shoreline is underutilized or poorly
utilized in places.

Some waterfront land must
be reclaimed from existing
incompatible uses.
“Appropriate” uses for the 
waterfront must be
determined (public vs.



20

ASSETS COMMENTS/IMPRESSIONS ISSUES
private, residential vs.
business, etc.) Maintaining
public access to the
shoreline.

Port Facilities Gladstone has a 22’ dredged channel in 
the existing port, adequate for the coal,
salt and gravel currently shipped. The
City of Escanaba has a deep-water port
and is studying the feasibility of a large
international port facility.

The Army Corps of
Engineers would probably
not authorize a deeper
channel with another port
located so close by.
Maintenance of the existing
channel will allow shipping
to continue.

Convention facility/
auditorium/meeting
rooms

Gladstone and Escanaba lack a facility
suitable for large conferences with lodging
and meeting facilities centrally located.
The Heirman Center at Bay College in
Escanaba offers meeting facilities, while
the Chip-in Casino 12 miles west of
Escanaba has convention facilities.
Gladstone has very limited facilities.

Is there sufficient demand
for additional facilities in
Gladstone? How would
such a facility be funded? If
built in conjunction with a
motel, would such a facility
be able to attract visitors in
the winter months?

City divided into two
communities by
highway corridor/bluff

Gladstone is two distinct communities–
the old community along the lakeshore
and the newer community on the bluff.
They are physically separated and
visually distinct.

Is there a danger that the
older parts of the community
will deteriorate while new
development occurs on the
bluff? How can the physical
barriers separating the two
parts of the communities be
overcome?

Environmental
constraints
(wetlands,
brownfields, etc.

Some environmental features may limit
certain types of development in parts of
the City; Some of these same features
could serve as an attraction if left in their
natural state.

The City may wish to take
the initiative to address
environmental concerns in
order to make development
of some areas more likely.
Other areas may be
evaluated for possible
preservation and
enhancement as natural
features.

Industrial growth The City continues to experience
industrial growth with a diverse base of
small to mid-sized firms.

When is it appropriate for
Gladstone to compete with
other communities for
economic growth? Should
certain types of industry be
targeted? How can the City
be more proactive in
attracting and
retaining/growing industry?
Should joint efforts with the
City of Escanaba, Wells
Township and the Delta
County EDA continue?

Condition of streets Existing streets appear to be in
reasonably good condition.

Does the City have a long-
term plan to maintain and
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ASSETS COMMENTS/IMPRESSIONS ISSUES
upgrade streets where
necessary, and build new
ones where appropriate?

Municipal water
capacity

The City has extended municipal water
service to areas within and contiguous to
the City in recent years.

Does sufficient capacity
exist to support future
growth?

Municipal sewer
capacity

The City has extended municipal water
service to areas within and contiguous to
the City in recent years. Plans exist to
accept wastewater from Masonville
Township (Rapid River) once the
municipal system is completed in that
area.–COMPLETED.

Does sufficient capacity
exist to support future
growth?

Rapid Growth The building activity within Gladstone is
impressive. New residential, commercial
and industrial uses are being erected
throughout the community.

Can the City sustain this
level of development? Does
the City want to keep up this
pace? Will development
outstrip the City’s ability to 
provide needed services?

Few Shopping
Opportunities

The entire urbanized area–Gladstone,
Escanaba and adjacent townships–is
±25,000 people. There are several
commercial districts spread throughout
the area, each lacks sufficient “mass” to 
be successful.

Focus for Gladstone is the
specialty/niche shops.
Promote walkability
throughout community to
lead pedestrians to
downtown shopping.

Seasonal Population The perception and the reality of winter in
the U.P. is an impediment.

Industry and commerce is
needed to keep people in
Gladstone year-round.

Limited through
access (east/west &
north/south)

The bluff and railroad tracks create a
significant barrier to east/west movement.
US 2 offers good north/south access but
future development may choke it.

How can the high traffic
volumes and good visibility
afforded by US 2 be used to
advantage without impeding
the traffic-carrying capacity
of the highway? How can
north/south movement be
improved on the bluff?

Location The City’s location is an asset and a 
liability. While a great place to live,
people do not recognize the full potential
of Gladstone

What can the City do to
overcome the negative
perception? What locational
strengths can be marketed
to attract employment to the
area?

Website & Discovering
Gladstone Brochure.
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PLANNING ISSUES BY CATEGORY

Waterfront
 Appropriate uses for waterfront parcels.
 Vacant land along waterfront.
 Natural features and environmental constraints as development

influences
 Economy
 Training & retraining a skilled labor pool.
 Capitalizing on strong work ethic.
 Pace of growth in relation to City services and quality of life.
 Year round activity needed
 Location in relation to perceptions

Infrastructure/Services/Facilities
 Balance recreational facilities.
 Utility extensions and cost sharing.
 Capacity of water & sewer systems.
 Youth Activities.

Commercial
 Future of the City’s downtown business district.
 Number & location of future commercial locations relative to

market.
 Commercial access vs. moving traffic.

Transportation
 Commercial development on US 2 vs. moving traffic.
 Port facilities.
 Condition of existing streets
 Improved north/south access across the City.

Natural Features
 Impact of the bluff on community unity and identity.
 Environmental constraints north of the railroad tracks.
 Soil conditions and other constraints along waterfront.

Housing
 Seasonal occupancy
 Balance opportunities
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COMMUNITY VISION & GOALS

COMMUNITY VISION

Over the next 20 years, Gladstone will expand its current assets and build on
new opportunities. Gladstone will offer a better quality of life and maintain our
“hometown” atmosphere by continuing to be a desirable residential community; 
offering a range of housing choices, a mix of small businesses to support the
needs of the resident and visitor population, increased employment opportunities
for all residents. Service amenities such as parks and cultural facilities will be
expanded. The City of Gladstone will continue to work with and cooperate with
other communities in Delta County to provide more efficient services and
improved facilities throughout the area. And the full potential of the waterfront
will be maximized.

GOALS

Waterfront

 Maintain public access to the water by keeping at least a 100-foot
walkway/greenbelt along any City owned waterfront property and
encourage to the extent possible any privately owned waterfront
property that is to be developed to do the same.

 Promote mixed use development along North Lake Shore Drive

 Fully utilize the aesthetic and economic value of the lakefront

Commercial

 Create a supportive atmosphere for specialty retailing

 Improve access to businesses along the south side of US 2

 Continue with the Downtown Development Authority and
restructure district when new plan is adopted.

 Continue Downtown Development Authority Façade Program and
promote residential use on second floors of downtown commercial
buildings.

 Improve Entrance to Downtown.

 Improve off-street parking regulations essential to character of city.
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Economy
 Make Gladstone a destination

 Market the recreational assets of the area as a year-round
economic attraction

 Create a link from the waterfront to the downtown business through
walkway/bike path system and the 10th Street corridor project.

Industry

 Encourage small industry to locate in Gladstone

 Encourage expansion and retention of existing industry in our
community by maintaining a friendly and receptive atmosphere.

Housing

 Provide a mix of residential housing types and price ranges such as
condo’s, townhouses and retirement developments.

 Continue seeking funding opportunities through state and federal
agencies such as MSHDA (Michigan State Housing Development
Authority) to continue our Homeowner & Rental Rehabilitation
Programs.

Transportation

 Extend the parallel service drive along the south side of US 2
 Develop non-motorized means such as bike paths, linear parks etc.

Services & Facilities

 Create a system of neighborhood recreational facilities throughout
the City

 Plan for the managed extension of public water and sanitary sewer.

 Plan for annual street maintenance.

 Encourage and promote our local Gladstone Library and their
programs.
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 Promote City’s Broadband.
Recreation

 Market the recreational assets of the area as a year-round
economic attraction.

 Increase recreation projects such as the Harbor Point Project,
Outdoor Classroom and the Great Lakes Aquarium to increase
tourism to Gladstone.

 Plan for open space in future subdivisions on bluff through
development of Conservation Subdivisions.



26

LAND USE

The City’s land use pattern has evolved over many years of development.  
Historically, as with many Upper Peninsula waterfront communities, industrial
uses were located along the shoreline to take advantage of the transportation
opportunities and/or the abundant quantities of water available for use. Rail
transportation also influenced the development of industrial uses. A commercial
business center grew in the heart of the City, generally following the route of the
major roadways through the community at the time, and was surrounded by
residential neighborhoods.

Remnants of this historical land use pattern are in evidence today. While many
of the original structures are gone, others remain. The remaining structures are
primarily homes and commercial buildings in the central business district. The
Downtown Development Authority (DDA) has been instrumental in improving the
appearance of many of the downtown commercial buildings, while housing
inspections and housing rehabilitation programs have resulted in significant
improvements to the housing stock while maintaining the older affordable
housing that characterizes some neighborhoods.

The trend in commercial development has been towards new growth away from
the central business district in recent years, although the downtown has been
enjoying a resurgence of its own as vacant buildings are occupied and
storefronts improved. A new commercial center including two gas station/car
washes, a motel, office building, medical and dental clinic and two fast food
outlets has developed in the southern portion of the City near the intersection of
South Bluff Road and U.S. 2 & 41/M-35. A convenience store/pizzeria, bank and
mini-storage facility has been developed in the South Bluff area.

Residential uses have expanded significantly in the bluff area in recent years.
New construction in the South Bluff area has been augmented by the annexation
and subsequent new construction that has taken place in the Lake Bluff area.
This includes lots along Tipperary Road as well as over 400 lots platted around
the Irish Oaks Golf Course. New subdivisions have also been developed off of
North Bluff Drive past the Sports Park. Scattered multi-family dwellings have
been built on available land throughout the older part of the City, sometimes in
the midst of single-family neighborhoods or next to industrial uses. This
sometimes results in incompatibilities where residences abut commercial or
industrial uses. There may be opportunities to reclaim some of these areas for
more appropriate uses such as residential development.

Industrial development remains a significant use along the waterfront, but new
industrial development has occurred in the industrial park in the North Bluff area.
This industrial park, which is served by water, sewer, electrical power, broadband
and natural gas, is home to several growing manufacturers.
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LAND USE RECOMMENDATIONS

This document contains many recommendations for the future
development of the City of Gladstone. A brief discussion of these follows. The
Future Land Use Map on page 31 graphically illustrates the recommendations
and is intended to accompany the narrative.

Land use categories used in the Plan are described below. It is important
to note that these do not correspond to zoning districts. For a discussion of
relationship between the Master Plan and Zoning, see page 32.

LOW DENSITY RESIDENTIAL

This category is the most predominant throughout the City. It recommends a
density of housing at 3 units per acre or less. It generally implies single-family
housing because the recommended density of development is lower than
typically found in attached or multi-family units.

Low Density Residential areas are found in existing single-family neighborhoods
and in many of the yet vacant areas suited to such development, including those
on top of the bluff. Some areas currently occupied by older business and
industry along the water’s edge, near the City’s northern border and east of US 2, 
have been recommended for low density residential development.

MEDIUM DENSITY RESIDENTIAL

This land use category generally describes those residential areas of the City
that are predominantly occupied by manufactured housing developments.
However, several other locations that are either undeveloped or are
recommended for redevelopment are also labeled as Medium Density to signify
their potential for mixed residential densities. For example, a combination of
detached single-family homes and condominiums would be appropriate in these
locations. Even some multi-family residential might be introduced into such a
mixed residential project provided the overall density remained within the
recommended limits.

Recommended densities are 3.1 to 6 units per acre. Areas designated for this
level of residential density, in addition to the current and planned manufactured
housing projects on the bluff, are found mainly along the lake shore. These are
either vacant lands or property to be redeveloped for attractive residential living
environments at densities sufficient to make projects financially feasible and, yet,
retain the compatibility with surrounding uses. Some limited Medium Density
areas are also located adjacent to the central business district where existing
homes are found between the downtown and business areas along US-2.
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HIGH DENSITY RESIDENTIAL

Intended to allow for a diverse range of housing types in the community, the High
Density Residential category is recommended to permit densities of 6.1 to 12
units per acre. Such density levels will obviously include forms of development
other than single-family detached dwellings. Garden apartments, condominiums,
nursing homes and other forms of multi-family housing should be located in such
areas.
Areas designated for High Density Residential on the Master Plan map are
generally confined to those locations where such uses already exist or will likely
be expanded. As noted above, multi-family development may also occur in the
Medium Density areas, provided the densities remain consistent with the
prescribed limits for that area.

COMMERCIAL

Retail, service and office uses are included in this category, which is found in
several locations throughout the City. These include the downtown area; some
existing business areas north of the downtown; existing areas along the west
side of US 2; a newly developing business concentration along US 2 at the
southern end of the City; and two future commercial nodes on top of the bluff,
southwest of the industrial park and at the southwest corner of 10th Avenue and
29th Street.

It is recommended that Gladstone’s future business development be 
concentrated in these locations. Other existing businesses are scattered around
the City, some in the midst of residential areas, others in marginal locations.
These may continue to exist, but other businesses should not be permitted to
start in these areas in order to protect the integrity of the City’s residential 
neighborhoods and to provide suitable locations for redevelopment projects.

INDUSTRIAL

Like businesses, industrial uses are scattered throughout the City. While there
are significant concentrations of industry in some locations, there are pockets of
industry in the midst of residential areas in other locations. Incompatible
conditions are found in many locations.

Some older industry is still found on the waterfront and is planned to remain there
due to reliance on shipping or other factors for which water access is essential.
Others, however, are not water dependent and should be phased out to permit
use of the property for other more suitable activities that will enhance the
community, such as residential or recreational development.
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New industry should be located in the North Bluff Industrial Park, a fully serviced
facility comprising hundreds of acres in the northwest corner of Gladstone.

PUBLIC / QUASI-PUBLIC

Several types of land use are encompassed in this category including major
public buildings (schools, armory, and city facilities), as well as parks and athletic
fields. It is recommended, to the extent possible, that the City create additional
opportunities for public access to the waterfront through the development of
walkways.

FUTURE ROADS

Two major roadway projects are recommended during the planning period. One
is the relocation of M-35 along the City’s west border.  The other is development 
of a service road paralleling US 2 along its south side to provide improved
access to existing properties and future business development in that area.

OTHER RECOMMENDATIONS

As noted elsewhere in this document, the Master Plan is a policy guide intended
to provide a strong foundation for land use decisions made through the zoning
process. A solid, defensible zoning ordinance is essential to not only control the
location of development that occurs in relation to the Plan, but to control the
quality of such development.

It is recommended that the City of Gladstone undertake a comprehensive review
and update of its current zoning regulations.
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IMPLEMENTATION

To conclude, some explanation is appropriate regarding how the Master Plan
should be used. First, it is essential to understand that the Plan is a Policy
Guide. It is not an ordinance and does not replace zoning. The Plan is
supposed to work hand-in-hand with zoning and other City development tools. A
few important things to know about the Plan are:

LET IT BE YOUR LAND USE GUIDE

Remember that the Master Plan is a guide for future land use. The Plan Map
may not look like the zoning map.  It really shouldn’t.  The Plan Map is an 
illustration of the long-range land use pattern of the City, based on the goals and
strategies adopted as part of the Master Plan.

The Plan is land use policy. City decisions, as well as those of the private sector,
should follow the Plan. New streets, parks, public improvements, etc. should be
consistent with the land use policies adopted as part of the Master Plan.

REFER TO IT IN ALL ZONING DECISIONS

One of the principal benefits of having an adopted Master Plan is the foundation
it provides for zoning decisions. Just as the Master Plan is the policy guide for
land use, zoning is the principal legal enforcement tool. The two should work in
conjunction with one another.

As the Planning Commission and City Commission are faced with making zoning
and land development decisions–rezoning, site plan review, special use
permits, planned unit development, plat reviews, etc.–the relationship of those
requests to the Master Plan recommendations should be a primary
consideration. A request to construct a commercial use in an area planned for
residential development, for example, would be contrary to the Plan and should
not be approved, unless the Plan is determined to be in error for that particular
location or conditions have significantly changed since the Plan was adopted.

In some cases, it may be appropriate to initiate a change to existing zoning
boundaries so they more closely conform to the Plan recommendations. This
could help avoid conflicts at a later date.
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BE FLEXIBLE

As important as it is to use the Plan as a guide, it is equally important to
recognize that the Plan must be flexible. Changing circumstances, unanticipated
opportunities, and unforeseen problems can require a shift in direction. Such
mid-course adjustments are not unusual, though they should not be a frequent or
an easy occurrence.

However, because a deviation from the Plan may be appropriate in a specific
instance, doesn’t mean the Plan is no longer relevant and should be ignored from 
that point on. When these conflicts arise, the Plan should be amended to reflect
the change. That way it will remain an up-to-date policy guide over time.

KEEP IT CURRENT

The most often heard reasons for not following a Plan are that it is out of date or
no longer relevant. It seems many communities undertake a master planning
effort with the idea that once the plan is completed the job is done for twenty
years until it’s time to do a new plan.  With this philosophy, the community’s plan 
will become obsolete very quickly.

As noted previously in this document, it is essential to keep the Master Plan
current. On an annual basis, the Planning Commission should set aside one
meeting just for the purpose of reflecting on the past year and considering
possible amendments to the Plan. Even if no changes have been warranted
during the course of the prior year, it is wise to take time to consider the
continued relevance of the Master Plan. This is a good time to make
amendments to keep the Plan current and consistent with City philosophies.

It is unrealistic to expect the Plan to remain unchanged for its 20-year life.
Neither the Planning Commission nor its professional advisors can predict the
future. While the Plan provides a broad framework for land use decisions, site-
specific issues may arise that were unanticipated and deserve close scrutiny.
Where uses are approved contrary to the Plan, the Plan should be amended to
reflect the change. By routinely following this procedure, the Plan will continue to
be an up-to-date, reliable planning tool.

USE IT AS A MANAGEMENT TOOL

“No street, square, park or other public way, ground or open space, or public 
building or structure, shall be constructed or authorized in the township… until 
the location, character, and extent thereof shall have been submitted to and
approved by the planning commission…” this provision, taken from Section 9 of 
the Municipal Planning Act, requires the Planning commission to review all public
improvements for conformance to the Master Plan prior to their final
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authorization. In the event the Planning Commission disapproves such a project,
a 2/3 vote of the City Commission is required to override that action. If the
Planning Commission does not act in 60 days, approval is automatic.

This provision is not intended to give the Planning Commission veto authority
over public improvements, but to ensure that formal consideration is given to the
relationship of such improvements to the City’s Master Plan.  In evaluating that 
relationship, the Planning Commission should look at consistency with land use,
as well as the impact of the proposed improvement on other Plan
recommendations.

Along the same lines, the Planning Commission may also participate in the
preparation of a Capital Improvements Program (CIP). This is an annual process
conducted in many communities to prepare a continuing list of needed
improvements, identify funding sources, and set priorities. The CIP can be an
invaluable tool for implementing the direction set by the Master Plan.
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GGGG

GLADSTONE PUBLIC SAFETY DEPARTMENT
DIRECTOR PAUL GEYER

(906) 428-3131

The Gladstone Public Safety Department is located on Lake Michigan’s beautiful 
Little Bay de Noc in Michigan’s Upper Peninsula.  The Department is a full-time
organization providing 24-hour a day police and fire protection to the citizens of
the City of Gladstone and the surrounding area. Consisting of 11 full-time
department personnel and 23 volunteer fire fighters, the department takes pride
in providing the most professional and efficient service that it can to over 5,000
residents of the community it serves. The department provides mutual aid to 3
other local law enforcement agencies and 12 other fire departments in the area.

The department consists of 1 Director of Public Safety, 1 Detective/Sergeant, 1
Road Patrol Sergeant, 8 Public Safety Officers and 1 Civilian Dispatcher. All
officers are sworn police officers by the Michigan Commission on Law
Enforcement Standards (MCOLES) and are also fully trained to the fire fighter II
level.

The Gladstone Volunteer Fire Department has been in existence since 1894.
The current 23 members bring a wealth of different employment backgrounds to
the department. All members are fully trained to a minimum level of Fire Fighter I
and many have attained the Fire Fighter II level on their own accord.

The Department moved into a new facility in 2000 and this move has allowed the
departments to more effectively carry out its duties. The department currently
has 4 marked patrol units, 1 unmarked car, and two fire apparatus. A Pierce
Saber Fire Engine was purchased in 1998 and a GMC Grumman truck was
purchased in 1988.
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It is the mission of the Gladstone Public Safety Department to protect,
serve and enhance the quality of life within the community of Gladstone by
providing comprehensive and professional law enforcement and fire
fighting services.

In striving toward that mission, the department continues to evaluate its goals
and needs to better serve the community.

Staffing:
The Public Safety Department in 1977 consisted of 15 total full-time personnel
and 20 volunteer firemen. At that time, the department responded to 1348
complaints for service. Today the department has 10 full-time personnel along
with one full-time civilian dispatcher. The Volunteer department currently
consists of 23 members. The department in 2006 responded to 2449 complaints
for service.

It is a goal of the department to see our staffing level increase by 2 officers to the
levels it experienced in during the 1990’s.  During this time the department was 
better able to adequately staff its operation to better serve the community.

Since 1977 our roles and responsibilities to the community have changed greatly.
We now have a detective position in our department, which is absolutely
necessary to effectively carry out investigations in many of our cases that we
handle on a routine basis. We are asked to provide school liaison officers and
this over the past couple of years has proved very difficult. We currently have
two employees working part-time in the schools but a full-time school liaison
officer is much more desirable.

Staffing will continue to be a concern as we try to fulfill our mission.

Equipment:
The 1988 GMC Fire Truck is approaching 30 years old, it will need to be
replaced at some point within the next 10 years. The truck is currently in need of
some overhaul to many of the valves to ensure that it will last until a new
apparatus is purchased.

Patrol cars routinely need replacement as we put on approximately 25,000 miles
per year on each car. It is anticipated that the department replace a car per year
with 4 marked units.

The department purchased protective vests for its officers in 2006, and will need
to again, in approximately four years. The vests normally have a four to five year
life span.

Computer technology is constantly changing and the department is trying to keep
pace with that change as best it can. The Department recently upgraded its
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computer technology and will most likely need to do so again in 4 to 6 years.
One of our officers will be trained in computer forensic examination in early 2007
and this will add a tremendous service to our agency. We have had to send out
many of our higher tech type crimes in the past due to lack of trained staff and
equipment here at our department. With this improved training and technology
we feel that we can better serve our citizens.

The department will continue to look at replacing outdated and worn-out
equipment as technology changes, within the confines of our budget. We will
make every attempt to ensure that the citizens of Gladstone are receiving the
latest and most up-to-date law enforcement and fire services.

Property Maintenance:
In the early 1990’s city management introduced a property maintenance 
ordinance and placed enforcement of that ordinance with the public safety
department. Mr. Howard Haulotte was subsequently hired to head the property
maintenance department, which has since developed into the Community
Development Department.

Public Safety continues to play a big role in the enforcement of blighted
conditions within the city. Officers continue to check all areas of the city and
initiate enforcement action, which is then turned over to the Community
Development Department if the problem is not abated within a specific time
period.  With our department’s combined efforts it is our goal and hope that many
of the blighted conditions within the city can continue to be abated.

The role of the Public Safety Department will continue to evolve as we venture
further into the 21st century. It is our goal that we adapt effectively to the
changes that are forced upon us and have the vision to predict and make
voluntary changes to better serve the Gladstone community.



38

City of Gladstone
Electric Department

Tom White - Superintendent
(906) 428-1701

1. New Electric Department Building. $800k - $950k.

2. New substation. Projected need date: approx. 2115. Location: Bluff

Industrial Park; S.W. or N.E. corner of Clark Dr. and Sjoquist Drive or

west side of M-35 across from Sjoquist Dr. Need approx. 200 ft X 200

ft. Cost $1 million.

3. Complete Automatic Metering Reading (AMR) installation. 2007 or

2008.

4. “Clean up” power lines that were modified and upgraded during voltage 

conversion process. Mostly on the east side of town.

5. Replace aged primary underground wire in Grand View Estates.

6. Replace some aged primary underground wire in Oak Bluff No.1

subdivision.
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City of Gladstone
Department of Public Works

Barry Lund, Director
(906) 428-9577

Resurface North Bluff Drive from Sports Park to City limits

Resurface Minneapolis Ave 7th to 13th Street and 15th to 18th Street

Rebuild North 9th Street from 4th Street to 5th Street

Improve North Lake Shore Drive from 5th Street to City limits

Extend 29th Street from Cameron School to Braves Ave

Rebuild Delta Ave from 14th Street to US 2

Improve streets throughout the City, as needed when funds become available

Improve sidewalks that meet Streets to be ADA approved

Improve Storm water quality that empties into the Harbor



40

City of Gladstone
Wastewater Department
413 Minneapolis Avenue

Don Fyhr, Supervisor
(906) 428-1757

The following is a summary of recommended major improvements to the existing
plant to serve for the planning period to estimated full development. The location
of new buildings or tanks is shown on the proposed site plan included in this
report. The plant improvements are from the Wastewater Treatment Plant
Evaluation conducted by McNamee in 1999.

Plant Improvements Existing Required at Required at 2007 Estimated
50% Growth 100% Growth Costs

Raw Sewage Pumps X $ 120,000.00
Raw Sewage Flume X $ 18,000.00
Comminutor Overflow/Bypass X $ 14,000.00
Primary Settling Tank X $ 1,500,000.00
Secondary Effluent Pumps X $ 80,000.00
Final Settling Tank X $ 900,000.00
Chlorine Contact Tank X $ 400,000.00
Liquid Sludge Storage X Under Construction
Digester Improvements X $ 600,000.00
Hydraulic Improvements X X X $ 300,000.00
Service Building X $ 1,600,000.00

Collection System Improvements

5th Avenue Sewer
This project would include the construction of a force main from the Industrial Park pump
station to 6th Street. This eliminates a line under US 2 & 41 and pumping water twice.

4th Street Sewer
Increase main size at the plant to 4th Street and continuing to Montana Avenue. This
hydraulic improvement allows for future growth and would help to eliminate sewer
problems on Montana Avenue.

Underpass Force Main

We would construct another force main from the underpass pump station under
US 2 & 41. This would be a back up to the present line. Construction would
coincide with water main improvements at the same location. This project has
been permitted already.
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Development within the City

Several areas of the North Bluff are yet to be developed and wastewater
infrastructure to these areas will be addressed when development occurs. City
ordinance dictates new developments to be served by City utilities, including
sewers.
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Gladstone Water Department
Master/Capital Improvement Plan

Eric Buckman, Supervisor
(906) 428-3460
Revised: 3/30/05

Water Plant
1) Plant Study: An engineering study to help determine and prioritize

plant and system improvements needed for the next 25+ years. This
study will also help us to determine the best source of funding (state,
Federal, Bonding etc) for making the needed upgrades. (This study will
look at all the items that will be listed below in this plan).

2) Replace Intake and Crib: Existing Intake and crib is 120 years old and
ready for replacement. May connect to old power plant intake and
research groundwater mixing. River/Lake bed intakes are also an
option.

3) Replace/Modify Shore Well: Existing shore well built in 1930’s and 
needs repairs and modifications

4) Tear down Old Pump House: Old pump house is used to store our
spare valves and fittings inventory. Building is over 100 years old and
not user friendly. Could be replaced with pole barn or addition to
garage.

5) Install Perimeter Fencing and Increase Plant Security: Along with
fence we need more lighting, electronic locks, alarms, cameras and
anything else recommended by Homeland Security.

6) Install 2nd Ground Storage Tank: Needed for extra storage, DT, and
for a backwash reservoir when other tank is down for service

7) Sludge Storage and Disposal. A tank and/or pond system with
connection to City sewer. This residuals management plan is needed
to remove our clarifier and backwash wastes and will be a Federal
requirement in the near future.

8) Emergency Generator: The State currently considers the UPPCO
generator next door our emergency power. When this leaves we will
need our own stand-alone generator to operate the plant.

9) Upgrade Electric: New electric service, breaker box, control panels,
lighting and motor starters. Existing equipment 35+ years old in harsh
environment. Soft starters, variable frequency drives, and energy
efficient lighting would save energy.

10) Replace Boiler: Our existing boiler is 35+ years old and in need of
replacement. New boiler system should pay for itself with energy
savings.

11)Air Conditioning: The existing dehumidifier off of the boiler is very
inefficient. Central air conditioning would be more efficient and protect
the electrical components of the plant better.
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12)New Windows: Replace existing windows with energy efficient low–E
glass. Most of the existing windows are single pane and they are
difficult to operate due to corrosion.

13)Replace Roof/ Insulate. Our existing membrane roof is about 20 years
old now and still working. Insulating the ceilings and walls at the plant
would save on energy.

14) Rehab/Replace Clarifiers: Existing Solids contact units have never
worked in cold-water conditions. Replace with conventional clarifiers or
go to direct filtration.

15) Rehab/Construct Additional Filtration: We must add additional filters to
keep our State firm capacity rating of 3 MGD. Existing filters need
rehabilitation.

16)SCADA / New Mag-Meters and Flow Rate Controllers: Plant is still
operated “manually” for the most part. A SCADA system would reduce 
the chance of operational error and increase plant security. Our
existing mag-meters and flow rate controllers are 1960,s vintage.

17)Rebuild Backwash Pump/Additional Pump: The backwash pump is the
only pump at the plant that we do not have a spare for. A spare pump
and/or a means of using filtered or distribution water to backwash the
filters are needed.

18) Up-Grade Chemical Feed equipment: Chemical feed pumps and
chlorination equipment should be tied in with SCADA. This will reduce
the chance of operator error and could significantly reduce chemical
costs.

19) Rehab. Laboratory: Existing lab is in need of remodeling including new
acid resistant cabinets and countertops. Most of our lab equipment is
10+ years old and due for replacement. New lab equipment would be
tied in with SCADA.

20) New Break Room & Locker Room: We use the Lab for our break
room, which is not to OSHA standards. A new break room could be
constructed next to the lab. Our existing bathrooms and locker room
are in need of remodeling.

21)Water Plant Connected to City Sewer: The Plant is still connected to
an old drain field system that we pump out each fall. This could be tied
in with connection for our sludge.

Distribution System

1) Second Transmission Main Leaving Plant: We currently only have one
main from the Water Plant to Oak Street. For contingency purposes we
should have a second main starting inside the Water Plant.

2) Second Transmission Main to Reservoir: There is only one
transmission main that crosses US-2&41 and feeds our one million
gallon reservoir. A second main should cross at 3rd Avenue North,
cross under the Railroad to 2nd Avenue North, then up 1st Avenue
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North to our Reservoir/Booster Station Facility. This will increase
pressure/Fire protection in the Buckeye Area as well as greatly
increase our reliability.

3) Replace all 2”& 4” Water Main: We have 18,100’ of 4” and 400’ of 2” 
main in our system. This will be replaced with 6” & 8” water main to 
improve water quality and increase fire protection.

4) Loop all Dead-End Mains: We still have several dead ends in our
system that must be looped in the near future. Dead ends create
“stale” water conditions, are less reliable and decrease fire-fighting
potential.

5) Replace all Old/Non-serviceable Fire Hydrants: We currently have 265
hydrants served by over 37 miles of water main. Approximately 10 of
these is 75+ years old and in need of replacement.

6) Replace/Rebuild all Water Meters to Sensus/Itron ERT Meters: We
started changing out meters to the radio read ERT meters in 2003. We
are currently approximately 25% finished (of our 2300 meters). This
change over will save us time and money when completed.

7) Elevated Storage in South Bluff Area: With increased development on
the bluff, we will be needing another elevated tank in the south
bluff/Tipperary Road area in the not to distant future.

8) Rehab Reservoir: Our 1 million-gallon reservoir on the bluff is the main
storage facility for all of Gladstone’s water. This in ground spit cell 
concrete tank was built in the 1930’s and is in need of crack repair, 
cover sealing, and interior coating.

9) Update Mapping /GPS: Our system map has not been updated on cad
in 4 years. We should also tie our map in with GPS mapping for exact
locations of mains, valves, hydrants, etc.
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Community Development Department
Howard Haulotte, Director

(906) 428-4586

Gladstone Marsh Outdoor Classroom.

The area along the US-2 & 41-highway corridor near the north city limits of
Gladstone is a large marsh area that the Michigan Department of Natural
Resources has transferred to the City. Plans are being developed to build an
outdoor classroom. Organizations interested in funding and volunteer labor for
this project are the Gladstone Kiwanis Club, The Wild Ones Club and Wildlife
Unlimited Club. Applications will be made for various grants that may be
available for a project like this. The local schools, Boy Scouts and Girl Scouts
and other educational organizations would be encouraged to use this area as
well as tourists.

The plans include developing the existing road that gives access to the
area. The road access is from North 15th Street to an open area near the US 2 &
41 highway. A parking lot will be installed at the end of the road. There will be
access to a boardwalk and other walking paths from the parking lot. Wetland
observation sites will be developed. The access road will be improved and
maintained by the City of Gladstone Department of Public Works. The entire
area will be open to the public and will be barrier free.

Along the boardwalk and walking paths informational signs will be installed
indicating the wildlife and plant life in the general area. Nesting boxes and
viewing platforms would be installed throughout the area. Resting areas with
picnic tables and benches will be strategically located throughout the marsh area.
Restrooms will be installed near the parking lot.

The City of Gladstone will provide the maintenance as a city park.

Signs.

The City Commission adopted a new sign concept. As the present signs
are being replaced the new design must be adhered to. The color combination is
a medium blue background with gold lettering. The design is rectangular shape
with a small arch on the top of the sign with a sunrise over water and forests. A
portal sign will be installed at each entrance to the city as funds become
available.

Welcome Signs at the entrances to the city & the railroad overpass on M-
35.

Beautification Of The Highway Corridor.

Highways US 2 & 41 and M-35 all run together through the city, dividing
the city into two distinct areas. The east side of the highway is mostly residential
and businesses. The west side is occupied almost entirely by the Wisconsin
Central Railroad yard. A wall between the highway and the railroad yard is to be
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installed depicting the history of Gladstone. This wall would have openings that
would be filled in with trees and shrubs. This would reduce the noise from the
railroad yard and beautify the highway corridor.

* Designation as a Heritage Trail

Visitor’s Welcome Center

There are three major highways that come together in the city and divide
the City of Gladstone into two distinct and separate areas. A Visitors Welcome
Center will be built along the highway corridor. The City owns a large railroad
steam engine that is presently parked in the railroad yard. That engine will be
moved to the location of the Visitor’s Welcome Center and will be used as an
attraction. Information of interest to Delta County and the City of Gladstone will
be furnished for visitors to our area. A small museum will be incorporated into
the welcome center.

There are some parcels of land located along the highway that would be
suitable for such a welcome center. There has been some discussion with the
Director of the Chamber of Commerce and the Convention and Visitors Bureau
to move their offices to a better location. With the right location all three could be
combined to make a very efficient operation. There are a couple of locations
along North Ninth Street near the highway that would be very suitable for such a
facility.

* Designation as Heritage Trail.

Museum.

Along with the above small museum area in a Visitor’s Welcome Center a 
larger one in a different location would be beneficial to our community. The
railroad has been a very important part of our history and memorabilia should be
retained and displayed in an area for everyone’s benefit.  Other things that are a
part of our heritage and should be displayed are the Native Americans, shipping
industry and the logging industry. An industry that has a long history with the
City of Gladstone is the Marble Arms Company. Many residents have been
collectors of memorabilia of all of these sources and would be happy to have a
place to display it and share it with other people. There is a committee in place
who are working on this project at the present time.

Bike and Run/Walk Pathway

The fact that Gladstone is separated by the major highway systems that
separates the city makes it important that we have a good bike and run/walk
pathway system. The Michigan Department of Transportation funded the
pathway along M-35 from North 17th Street to North 29th Street. This is a small
part of a proposed citywide pathway system connecting all of the areas of the city
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and also connection to the State Trail System. The recently constructed
boardwalk along part of our waterfront is part of this system as well as some of
the streets and sidewalks. Signage of these routes is required and will be done
as funds become available. The long-range plans are to connect a pathway to
the Wells and Escanaba areas.

Yacht Harbor.

Gladstone has a very unique asset with its location on the shore of Little
Bay De Noc, which is part of Lake Michigan. Much of the waterfront consists of
park, which gives public access to the water. An important part of that waterfront
is the yacht harbor. Plans are in place to improve the harbor and expanding it to
include approximately 18 additional slips. The capacity of the boat launch will be
doubled, which would allow four to be launched at one time.

Plans are in place to construct a fishing pier near the yacht harbor. This
pier would extend out into Little Bay De Noc and would be used by local
residents and especially children for fishing. The parking lot will be expanded
and new restrooms will be installed in the vicinity. All of this will be connected
with downtown by the Tenth Street corridor.

Funding for the engineering of the project has been awarded through a
grant and local match. Timberland Engineering located in Gladstone has been
awarded the job and has started in winter 2006.

Harbor Lagoon

Possible dredging of the harbor, installation of fountain, improving storm
water collection and runoff into lagoon to maintain an attractive lagoon area with
planter fish such as Blue Gills for children to catch.

10th Street Fishing Pier–Construction to begin Spring 2007

The proposed project is located within the City of Gladstone on the shore of Little
Bay De Noc, which is part of Lake Michigan. This project will rebuild an existing
pier that was originally constructed in the 1800’s.  The original pier was 
constructed of wood pilings that were reinforced with rails and cables creating
cribs that were filled with stone. Time has taken its toll on the structure with
tremendous ice flows lifting many of the pilings and constant wave action rotting
the pilings off at the waters surface. Despite the dangerous and unstable state,
anglers risk these conditions to access the fishery.

The City of Gladstone proposes to rebuild the pier by encapsulating the existing
structure with metal sheet piling and capping the structure with concrete to create
a pier constructed to withstand ice flows and provide many years of service. The
pier will be illuminated, railed and ADA accessible. The proposed location is
adjacent to our harbor in the center of Van Cleve Park. The park has many
amenities that would accent the pier such as boat launch, bathing beach, Kids’ 
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Kingdom Playground, and a fishing pole loan program supported by the Michigan
DNR, (See attached map for existing amenities)

The City of Gladstone is requesting funding in the in the amount of nine hundred
thousand dollars ($900,000.00).

Walkway Over or Under The Highway

Because Gladstone is divided by the major highway system we must
make a connection over or under the highway for pedestrians and bicyclists. A
study will be necessary to determine if it would be more feasible to have a
walkway over the highway or a tunnel under the highway. There are two areas
for these crossovers. One would be at the US-2&41 and M-35 intersection and
the other location would be at the US-2 & 41 & M-35 and the South Hill Road
intersection. By doing these two crossovers there would be a much better
connection between the Bluff area and the downtown area. The highway divides
the area where all of the new development is occurring and the older part of the
city. In order to make the city a walkable community it is very important that this
connection be made.

Housing Grants.

The City of Gladstone is one of only two cities in the Upper Peninsula that
had an increase in population in the 2000 census. There is a considerable
amount of new development taking place. Affordable housing must be a part of
the overall housing market. In the past seven years approximately
$1,251,571.00 of grant money has been invested in affordable housing in
Gladstone. This grant money was obtained through the Michigan State Housing
Development Authority (MSHDA) and administered by the Community
Development Department. This grant money is used to rehabilitate rental
property and homeowner properties for low to moderate-income residents.
There is still a definite need for this program and it will continue as long as there
is grant money available.

The City of Gladstone has adopted the BOCA Property Maintenance Code
and enforcement of this code is through the Code Enforcement Department who
also administer the grants. This program requires that all rental property in the
city to be inspected every two years. This has created the availability of better
rental property and maintained the affordable housing market.



50

City Hall 2007
Brant Kucera, City Manager

(906) 428-3181

City Hall is many times the first place the public interacts with local government.
In Gladstone we have a wide array of services that are both administrative and
customer service in function. Recognizing the importance of these duties, it is
essential that staff members possess excellent knowledge, skills and abilities in
their positions as well as unwavering attention to customer satisfaction.
Presently six employees in the following departments are located in City Hall:

City Manager
City Clerk
City Treasurer
City Assessor
Utility Billing
Custodial/Building and Grounds

Because the majority of tasks in City Hall are human resource intensive, large
capital projects only address work on the building itself, in fact, continued
education and training of employees is the most important expenditure in City
Hall. This does not mean the facility should be neglected however and a number
of capital improvements are planned for the City Hall building. The following
capital improvements and goals are planned in the next 5 years, they are in no
particular order:

City Aerial Photography/Flyover $24,000

There have been significant changes in growth patterns in the City since the last
flyover in 1999, most notably large amounts of residential construction on the
Bluff and in the retirement village. It is important to have up-to-date information
for future planning and the eventual implementation of a Geographic Information
System (GIS).

Strategic Plan $20,000

Strategic planning is essential for effective use of all resources, by focusing the
organization on strategic goals we will ensure resources are directed at the
priorities set by our residents, City Commission and employees. The first step of
strategic planning is a Citizen Survey, after this is completed the City will hire a
consultant to assist with drafting a City mission statement and finally the strategic
plan.
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New City Hall Roof $48,000

Most of the existing roof on City Hall is almost 30 years old and in need of
replacement. More recently the roof has begun to leak in multiple places and
water damage is beginning to occur on the second floor. The roof actually
consists of four different levels that can be repaired independently of each other,
replacing all four roofs in the next 5 years will ensure the present City Hall
remains a viable place of business well into the future.

City Hall Electrical Upgrade $10,000

Installed many decades ago, the electrical system that serves City Hall is
inadequate to meet the demands of the modern workplace. Computers are now
used more than any single resource in City Hall and during the summer months
there is an expectation that one can work comfortably at their desk.
Unfortunately due to the undersized circuit serving City Hall when these devices
are operating simultaneously power outages in various parts of the building are
frequent. This upgrade would address both the circuit size and modernize the
circuit panel inside the building itself.

Downstairs Restroom/Conference Room Renovation $15,000

Over the years City Hall has been physically modified, sometimes unwisely. As
various parts of the building were used for different purposes some very poor
design decisions were made. A good example of this is the work that has been
done in the basement, more specifically the downstairs conference room and
lavatory. Not only is space very limited in the conference room, the aesthetic
leaves much to be desired. Further, the restroom that serves the basement is
almost nonfunctional. Investing in the redesign of the aforementioned space
would create another quality meeting space and reduce competition for the use
of the Public Safety conference room. Further it would accommodate larger
gatherings and be upgraded to handle modern technology essential for
presentations.

Creation of a Third Voting Precinct $10,000

With recent population growth occurring on the Bluff the voter precinct serving
residents in that area is rapidly becoming inadequate. Soon it appears that the
number of voters in this precinct could actually exceed the legal mandated limit.
The cost of creating a third precinct will be attorneys’ fees and the purchase of an 
auto mark voting machine.
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Geographic Information Systems (GIS) N/A

Over the next two years a GIS will be implemented city-wide, this technology will
benefit a number of departments in City Hall. Potential data includes parcel
maps, tax and assessment information, utility history and overall long range
planning.
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GLADSTONE ECONOMIC DEVELOPMENT CORPORATION
MASTER PLAN

Purpose

The Corporation is organized and incorporated as authorized by and
pursuant to the Economic Development Corporation Act (Act 338, Public Acts of
1974, as amended). The purpose for which the corporation is created is to
alleviate and prevent conditions of unemployment; to assist and retain local
industries and commercial enterprises; to strengthen and revitalize the economy
of the City of Gladstone and of the State of Michigan; to provide means and
methods for the encouragement and assistance of industrial and commercial
enterprises in locating, purchasing, construction, reconstruction, modernizing,
improving, maintaining, repairing, furnishing, equipping and expanding in the City
of Gladstone; to encourage the location and expansion of commercial enterprises
to more conveniently provide needed services and facilities of the commercial
enterprises to the City of Gladstone and the residents thereof.

Future Plans for North Bluff Industrial Park

 Continue the infrastructure throughout the park including but not limited
to water, wastewater, electric, paving, fiber optic cable and broadband.

 Rezone northern portion of park to residential.

 Market remaining vacant land for development.
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