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1.0 Introduction
1.1 Location and Regional Context
Lake Township is located in the northwest
section of Huron County, on the Saginaw
Bay, and east of the Village of Caseville.
Huron County makes up the tip of “The
Thumb” of Michigan’s Lower Peninsula. The
Township is made up of the geographic
township T18N-R11E. The Township is
bordered on the north by the Saginaw Bay,
on the east by Hume Township, on the
south by Chandler Township, and on the
west by Caseville Township. Figure 1
shows the geographic location of the
Township.
Lake Township is 20 square miles. The
Township has a population of 800, as of the
1990 U.S. Census. Huron County is 836.6
square miles with a population of 34,951.
Huron County is rich in agriculture. Eightytwo percent of the land inside the County
was in farms in 1990, ranking it first among
the 83 counties in Michigan. Lake Township
has seen intensive development along its
shoreline.

determination of the extent of
probable future needs for the
most advantageous designation
of lands having various use
potentials and for services,
facilities, and utilities required to
equip those lands.
Planning is a process, which involves the
conscious selection of the policies relating
to land use and development in a
community. A master land use plan serves
several functions.
•

Provides a general statement of the
community’s goals and provides a
comprehensive view of its vision for the
future;

•

Provides the statutory basis for the
Zoning Ordinance, as required by the
Township Zoning Act, Michigan Public
Act 184 of 1943, as amended; and

•

Serves as the primary policy guide for
local officials considering development
proposals, land divisions, capital
improvements, and other matters related
to land use and development; thus, it
provides a stable and consistent basis
for decision making.

1.2 Purpose of the Plan
The Lake Township Planning Commission
has prepared this Master Plan under the
authority of the Township Planning Act,
Michigan Public Act 168 of 1959, as
amended. Section 6.(1) of the Act states:
The planning commission shall make
and adopt a basic plan as a guide for
the development of the unincorporated
portions of the Township. As a basis for
the plan, the planning commission may
do any of the following.
a. Make inquiries, investigations,
and surveys of all the resources
of the Township.
b. Assemble and analyze data and
formulate plans for the proper
conservation and uses of all
resources, including a

The Lake Township Master Plan will provide
guidelines for future physical development
of the community, while protecting the water
resources, other natural resources and rural
township character. This plan presents
extensive background information for the
Township and the surrounding area,
including social and economic data,
description and mapping of natural
resources, and inventory of existing
community facilities.
The background information is analyzed to
identify important characteristics, changes
and trends occurring in Lake Township.
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Community concerns are identified based
on Planning Commission comments and
citizen participation in the planning process.
Community goals and policies are presented
to guide future development based on these
background studies, key land use trends
and community issues. These goals, along
with a detailed map of existing land use,
provides the basis for the Future Land Use
Map that specifies the extent and location of
where various types of future development
can be accommodated within the Township.
This plan also provides suggestions for
implementation of the identified goals and
policies.
Lake Township is a zoned community but is
lacking a comprehensive master plan.
Michigan law requires that a zoning
ordinance correspond to a comprehensive
master plan in order to be valid. Adoption of
a local master plan will better formulate
appropriate goals and policies to guide
development and serve as the basis for
enforceable zoning.

1.3 Public Participation Process
This Master Plan was formulated through a
process of active participation of the citizens
of Lake Township. The Planning
Commission held four public meetings for
the purpose of involving citizens and the
Commission to review and comment on the
Plan at its four strategic phases. Attended
by the Planning Commission, Township
Board of Trustees’ representatives, and
concerned citizens, the meetings were held
in the Township Hall on the following dates:
1.
2.
3.
4.

On June 18, 1999, one draft copy of the full
Master Plan was sent to the Township Clerk
and another copy sent to the Huron County
Planning Commission. The Township Clerk
copy was sent for the purpose of making it
available for public review prior to the public
hearing; the Planning Commission copy was
sent for the County’s review and comments
pursuant to Section 125.328, Township
Planning Act 168 of 1952, as amended.
Pursuant to the public hearing notification
requirements of Section 125.329, Township
Planning Act 168 of 1952, as amended, the
Planning Commission on July 28, 1999,
conducted a public hearing on the Plan.
Pursuant to the receipt of Huron County
Planning Commission comments and the
comments received from those present at
the meeting, the Planning Commission at
the meeting adopted the Plan.

1.4 Plan Organization
The Master Plan comprises three primary
components. The background studies
profile the demographic and environmental
conditions, which existed at the time the
plan was prepared. The goals and
objectives provide the philosophical basis of
the plan. The future land use plan describes
the Township’s vision of its future in written
and graphic form.

September 23, 1998
January 27, 1999
March 24, 1999
May 26, 1999

The January 27, 1999 meeting included a
survey of all those present to fill out a
questionnaire listing their top five likes and
dislikes about the community, and top five
suggestions for future improvements needs
for the community. The survey provided a
basis for initial formulation of goals and
objectives for the Township.
Page 2
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FIGURE 1
GEOGRAPHIC LOCATION
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2.0 Background Studies Summary
Lake Township Planning Commission
undertook a series of background studies to
document past trends, inventory current
conditions, and make future projections. The
results of these studies provided
participants in the plan formulation process
a common picture of community
characteristics on which to base their land
use planning efforts.

•

Only one-fourth (24.7%) of the occupied
housing units are owner-occupied due to
a large number (64.4%) of seasonal
homes.

•

The median housing value, as well as
the median rent in the Township is
greater than Huron County, but less than
the State.

The following summarizes the findings of
the background studies.

2.2 Existing Land Use

2.1 Socioeconomic Profile
•

Lake Township’s population increased
50.4% from 532 persons in 1970 to 800
persons in 1990. Notably, the Township
population increased 54.5% during the
1970s, but lost 2.7% during the 1980s
when most Michigan communities lost
population.

•

The 1998 population for the Township is
estimated as 1,076 persons.

•

The elderly age group (65+ years) was
the largest age group in the Township in
1990 (31.8%).

•

The average household size (2.22
persons) in the Township in 1990 was
slightly smaller than Huron County (2.60
persons) and the State (2.66 persons).

•

The Township had greater proportion of
married couples (64.5%) than the
County (62.4%), the State (55.1%), and
the United States (56.1%).

•

The Township’s per capita income
($10,468) was greater than Huron
County ($10,089), but lower than the
State ($14,154).

•

An overwhelming proportion (98.6%) of
the Township’s housing stock is
comprised of single-family homes,
including 16.2% mobile homes.

•

Over one-half (57.7%) of the Township
is used for agricultural purposes, spread
throughout the Township.

•

Almost one-quarter (23.7%) of the
Township is under Michigan Department
of Natural Resources ownership as a
wildlife and preserve area.

2.3 Natural Features
•

Lake Township’s topography is relatively
flat with elevations ranging from a low of
580 feet above sea level in the
northwest to a high of 625 feet above
sea level in the southeast.

•

Woodlands are the Township’s greatest
natural resource, and cover 23% of the
Township.

•

Over 63% of the Township soil in hydric
(wet), and 30% is prime agricultural or
prime if drained soil.

Page 4
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3.0 Socioeconomic Profile
An important component in the
comprehensive planning process is
understanding the community's social and
economic characteristics. This chapter
explores current and historical population
changes, age distribution, household makeup, income, education, employment, and
housing characteristics for Lake Township.
Where significant, Township data is
compared to Huron County, the State of
Michigan and the U.S. The purpose of this
exercise is to identify factors that could
influence future land use decisions and to
assist policy makers with these decisions.
3.1 Population
At the time of the 1990 U.S. Census, the
population of Lake Township was 800
residents (397 male – 403 female). For the
purpose of this report, the 1990 U.S.
Census information will be used when
making comparisons to other governmental
units.
In discussing the population for Lake
Township, however, it is important to note
that the figure presented by the 1990
Census does not reflect and actual number
of persons residing in the Township during
the summer months. The Census tally,
taken on April first, does not count residents
who winter elsewhere. Respondents are
asked to declare a permanent residence
different from their April location, if more
than six months are spent at the alternate
address. However, many fail to do so for
reasons of misunderstanding or for tax
purposes.
The 1990 Census shows a population
density of 40.2 persons per square mile for
Lake Township’s 19.9 square miles of land
area. This population density compares to
41.8 persons per square mile for Huron
County and 163.6 persons per square mile
for the State of Michigan.

3.2 Seasonal Population
In viewing the social and economic
information derived from Census data, the
figures presented for housing characteristics
show that more than 64% of the total
housing units (848) are listed as seasonal,
recreational or occasional use homes. With
this in mind, it can be assumed that the
Township’s residential population may
increase by as many as 1,868 persons (848
units by 2.2 persons per household) during
the summer months.
These seasonal population figures coupled
with age distribution figures discussed later
in the chapter suggest a substantial number
of retired persons residing in the community
either year-round or seasonally.
In addition to the seasonal residential
population, Albert E. Sleeper State Park is
located in Lake Township. The 723-acre
park features 280 modern campsites.
According to the park manager, more than
700 campers are registered at the park on
any given day during the months of July and
August, more than 300 in June and more
than 200 in September. Although the park is
open year-round, minimal usage is noted
during the spring and winter months.
3.3 Population Trends
Population trends from 1970 to 1990 for
residents of Lake Township, its surrounding
three townships, Huron County, and the
State of Michigan, are shown in Table 1.
The most significant population increase in
Lake Township occurred from 1970 to 1980
when the population increased by 290
persons. The Township experienced a slight
population decline of 22 persons during the
decade of the 1980s. Overall, between 1970
and 1990, Lake Township population
increased by over 50%, the second largest
growth rate among the communities
compared in Table 1.

Page 5
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Table 1
Population Trends
Lake Township and Surrounding Communities, 1970 - 1990
Change
1970-1980
Place
Lake Twp.

1970

1980

No.

1990

%

Change
1980-1990

Change
1970-1990

No.

No.

%

%

532

822

290

54.5

800

(22)

(2.7)

268

50.4

Caseville Twp.

1,235

2,067

832

67.4

2,139

72

3.5

904

73.2

Chandler Twp.

580

555

(25)

(4.3)

509

(46)

(8.3)

(71)

(12.2)

Hume Twp.

573

753

180

31.4

714

(39)

(5.2)

141

24.6

34,083

36,459

2,376

7.0

34,951

(1,508)

(4.1)

868

2.5

8,881,826

9,262,078

380,252

4.3

9,295,297

33,219

0.4

413,471

4.7

Huron County
Michigan

Source: U.S. Bureau of the Census

3.4 1998 Population Estimate
The method used to estimate the current
population for Lake Township was to
evaluate the amount of building activity
since the 1990 Census and assign a value
to the activity. Between 1990 and 1998, 157
residential building permits were issued.
About 80% were for year-round housing,
and 20% were for seasonal or vacation
homes. By using this information, it can be
estimated that 1,076 permanent residents
currently live in Lake Township [(157 x 80%
x 2.2 persons per household) + 800].

3.5 Age Distribution, Racial Make-Up
and Disability Status
Information on age distribution within a
population can assist the community in
matching public services to community
characteristics and in determining special
needs of certain age groups. For example, a
younger population tends to require more
rental housing units or smaller homes, while
an elderly population needs nursing home
facilities. Analysis of age distribution can be
used by policy makers to identify current
gaps in services and to project future
service needs for housing, education,
recreation and medical care. Age
distribution figures for Lake Township,
Huron County and the State of Michigan

from the 1990 Census are compared in
Table 2. Analysis of the data indicates that
the Township’s population is considerably
older than that of the County. Median age
for Township residents was 20 years more
than the median age of residents of the
County, and nearly 23 years older than the
median age for the State.
Racial makeup of Lake Township population
is homogeneous. Of the 800 persons in the
community in 1990, 799 were White and
one person was listed as “other” race.
Table 3 compares the Township’s racial
composition to that of the County and State.
For tracking disability status, the U.S.
Census breaks the population into two
different age categories: working age and
post-working age. Of the civilian noninstitutionalized population in the age group
16-64 years in Lake Township in 1990,
10.7% are listed as having a disability that
prevents them from working. Additionally,
2.1% of the same age group indicated they
have mobility or self-care limitations. In the
65 years and over age group, 14.0% are
shown as having mobility or self-care
limitations, which is substantially lower than
the County and State levels of 13.0% and
20.2%.
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Table 2
Age Distribution
Township, County, and State, 1990

Age Range

Lake Township

Huron County

#

#

%

State

%

%

Under 5

24

3.0

2,439

7.0

7.6

5-17

109

13.6

6,938

19.9

18.9

18-20

19

2.4

1,222

3.5

4.8

21-24

23

2.9

1,573

4.5

6.0

25-44

163

20.4

9,560

27.4

32.1

45-54

61

7.6

3,285

9.3

10.2

55-59

56

7.0

1,599

4.6

4.2

60-64

91

11.4

1,917

5.5

4.3

65+

254

31.8

6,418

18.4

11.9

TOTAL

800

100.1

34,951

100.1

100

Median
Age

55.1

35.8

32.6

Source: U.S. Bureau of the Census

Table 3
Racial Make Up
Township, County, State, 1990

Race

Lake Township
#

Huron County

%

#

State

%

#

%

White

799

99.9

34,627

99.0

7,756,086

83.4

Black

0

0.0

22

0.1

1,291,706

13.9

Native

0

0.0

89

0.3

55,638

0.5

Asian

0

0.0

60

0.2

104,983

1.1

Other

1

<0.1

153

0.4

86,884

0.9

Total

800

100.0

34,951

100.0

9,295,297

100.0

Source: U.S. Bureau of the Census
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3.6 Households

3.7 Income and Wealth

Census data from 1990 shows that Lake
Township has an average household size of
2.22 persons per household, as compared
to 2.60 persons per household for Huron
County, and 2.66 persons per household for
the State.

Three measures of income (median
household, median family and per capita)
are illustrated in Table 5 for the Township,
County and State. Income statistics for the
1990 Census reflect information from the
1989 calendar year. The income of Lake
Township residents is higher than that of the
County, but lower than the State.

Table 4 compares the household
characteristics of Lake Township with that of
Huron County, State of Michigan, and the
United States. The Township has a greater
proportion of married couples than the other
three geographic units, yet also has a higher
percentage of single persons living alone.
Again, these numbers are indicative of a
retirement community, where widowed
persons reside alone.

The table also illustrates poverty statistics
comparing Lake Township to the other units
of government. The poverty threshold for the
1990 Census was set at $12,674 for a family
of four. At 12.3%, the poverty rate for all
persons in Lake Township is about the
same as that of the County at 12.4%, but
more than the State at 10.2%.

Table 4
Comparative Household Characteristics
Township, County, State, and United States, 1990

Household
Type
Married
Couple
Families
Single Male
Families
Single
Female
Families
Single
Person NonFamilies
Other NonFamilies
Total
Households

Lake Township

Huron County

Number

Number

%

Michigan

United States

%

Number

%

Number*

%

233

64.5

8,279

62.4

1,883,143

55.1

52,817

56.1

4

1.1

320

2.4

113,789

3.3

2,884

3.1

20

5.5

1,080

8.1

442,239

12.9

10,890

11.6

96

26.6

3,212

24.2

809,449

23.7

22,999

24.6

8

2.2

377

2.8

170,711

5.0

4,258

4.6

361

99.9

13,268

99.9

3,419,331

100

93,328

100

* In thousands
Sources: U.S. Bureau of the Census

Page 8

P:\ZZZ2761\01B\1231MAST-PLN.DOC

Table 5
Family, Household, and Per Capita Income
Township, County, and State, 1989

Lake Twp.

$21,818

$18,587

$10,468

% of Families
Below Poverty
Level
12.3

Huron Co.

$26,357

$21,852

$10,089

12.4

State

$36,652

$31,020

$14,154

10.2

Place

Family Income

Household
Income

Per Capita
Income

Source: U.S. Bureau of the Census

3.8 Education

70.0% for Huron County and 76.8% for the
State as a whole.

Education is an important factor in analyzing
the capabilities of the local work force and in
the economic vitality of a community. The
U.S. Census Bureau tracks educational
attainment. Statistics from the 1990 Census
indicate that 71.6% of Lake Township
residents (25 years of age or older) are high
school graduates or higher, as compared to

Township residents with a bachelor's degree
or higher amount to 8.1% of the population,
while County and State have 10.1% and
17.4% college graduates, respectively.
These statistics are illustrated below in
Table 6.

Table 6
Educational Attainment
Township, County, and State, 1990

Place

High School Graduate
Or Higher

%

Bachelors Degree
or Higher
%

Lake Township

68.0

8.9

Huron County

70.0

10.1

State

76.8

17.4

Source: U.S. Bureau of the Census

3.9 Employment
Data in Table 7 document employment by
major industry groupings for residents of
Lake Township and Huron County. More
than one-quarter (27.9%) of the Township
residents were employed in manufacturing,

followed by wholesale and retail trade
(19.9%), and professional, health,
education, and related services (14.9%).
The employment pattern for Huron County
as a whole is quite similar as that for the
Township.
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Data in Table 8 document employment by
occupation. The largest occupation category
in the Township was operators, fabricators,
and laborers (25.9%), followed by
managerial and professional specialty
(19.9%), technical and administrative

support (16.9%), and precision production,
crafts, and repairs (16.9%).
Overall, 60% of the Township residents can
be classified as white collar workers and
40% as blue collar workers.

Table 7
Employment by Selected Industry
Employed Persons 16 Years and Over
Township and County, 1990

Industry
Agriculture, Forestry, Fisheries
Mining
Construction
Manufacturing
Transportation, Utilities, Comm.
Wholesale & Retail Trade
Finance, Insurance, Real Estate
Business & Repair Services
Personal, Entertainment, Recreation
Services
Professional, Health, Education, Related
Services
Public Administration
Totals

Lake Township
#
%
5
0
25
56
10
40
10
9

2.5
0.0
12.4
27.9
5.0
19.9
5.0
4.5

Huron County
#
%
1,460
30
708
3,273
614
3,008
507
347

10.7
0.2
5.2
24.0
4.5
22.0
3.7
2.5

10

5.0

528

3.9

30
6
201

14.9
3.0
100.1

2,771
414
13,660

20.3
3.0
100.00

Source: 1990 U.S. Census
Table 8

Employment by Selected Occupation
Employed Persons 16 Years and Over
Township and County, 1990
Occupation
Managerial & Professional Specialty
Technical & Administrative Support
Private Household Occupation
Sales Workers
Service Workers
Farming, Forestry, Fishing
Precision Production, Crafts, Repair
Operators, Fabricators, Laborers
Totals

Lake Township
#
%
40
19.9
34
16.9
0
0.0
17
8.5
19
9.5
5
2.5
34
16.9
52
25.9
201
100.1

Huron County
#
%
2,250
16.5
2,014
14.7
76
0.6
1,428
10.5
1,896
13.9
1,261
9.2
1,774
13.0
2,961
21.7
13,660
100.0

Source: 1990 U.S. Census
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demonstrates, the majority (87.6%) of the
Township's taxable property is residential,
as is the County's. Property classified as
agricultural makes up 8.6% of Lake
Township. Commercial property is only 2.3%
of the Township’s SEV, as compared to
6.5% for the County. The County
Equalization Report shows no industrial
classed property in Lake Township. Analysis
of the values of the different SEV categories
can help identify community characteristics,
further identifying the Township as a
residential community, where commercial
needs are met elsewhere.

3.10 State Equalized Value
State Equalized Value (SEV) provides an
important overview of a community’s wealth.
By law the SEV, which constitutes a
community's tax base, is equal to
approximately one-half of the true market
value of real property and certain taxable
personal properties.
Table 9 shows the distribution of value
among the different SEV categories for
1997, comparing Lake Township to Huron
County as a whole. As the table

Table 9
Distribution of State Equalized Value (SEV)
Township and County, 1997

Category
Real
Property:
Agricultural

Lake Township
Amount

Huron County

% SEV

Amount

% SEV

$5,847,800

8.6

410,784,480

34.5

1,568,300

2.3

76,929,018

6.5

0

0.0

30,732,350

2.6

Residential
Timber
Cutover
Developmental

59,812,300

87.6

602,613,031

50.6

0

0.0

56,000

>0.1

0

0.0

0

0.0

Total Real:

67,228,400

98.5

1,121,114,879

94.1

1,055,300

1.5

70,410,268

6.0

$68,283,700

100.0

$1,191,525,147

100.1

Commercial
Industrial

Personal:
TOTAL SEV

Source: Huron County Equalization Department
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3.11 Recent Building Activity

3.12 Total Housing Stock

Another way to analyze the economic health
of a community is to evaluate building
activities. The following is a general
summary of Lake Township building permits
issued during the 1990s. Since 1990, 157
residential units have been added to the
Township’s housing stock. Approximately
20% of these units are for seasonal or
vacation use.

An evaluation of the housing stock and
property values can be very beneficial in
determining community housing needs.
Data from the 1990 Census show a total of
1,316 housing units in Lake Township:
1,084 single-family units, 19 multiple-family
units and 213 mobile homes. Table 10
compares the 1990 type of housing
structures for Lake Township with Huron
County. Single-family attached and
detached dwelling units make up the
majority (82.4%) of the housing stock, and
98.6% when mobile homes are included.
The County has significantly more multi-unit
structures (6.9%) than the Township (1.4%).

The housing construction activity in the
Township has been fairly consistent
throughout the 1990s. The average number
of building permits issued for residential
units for each year was 17 with a low of 12
permits each in 1995 and 1996, and a high
of 20 permits in 1990.

The average number of rooms per dwelling
unit in the Township was 5.2 in 1990. The
Census Bureau's measure of overcrowding
is more than 1.01 persons per room. Just six
Township housing units fall into the
overcrowding category, as of the 1990
Census.

Table 10
Type of Housing Structures
Township and County, 1990

Unit Type
1 unit structures detached or attached

Lake Twp.
#

Huron Co.
%

#

%

1,084

82.4

15,542

78.7

2-4 unit structures

19

1.4

549

2.8

5-9 unit structures

0

0.0

310

1.6

10 or more unit structures

0

0.0

501

2.5

213

16.2

2,853

14.4

1,316

100.0

19,755

100.0

Mobile home or trailer
TOTALS
Source: U.S. Bureau of the Census

3.13 Housing Tenure
According to the U.S. Census Bureau, the
national rate of home ownership has grown
from 55.0% in 1950 to 64.2% in 1990.

Housing occupancy characteristics are
illustrated in Table 11. The Township
contains more than twice (64.4% versus
25.8%) the proportion of vacant seasonal
homes as Huron County.
Page 12
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Table 11
Housing Occupancy Characteristics
Township and County, 1990

Category
Occupied
Housing
OwnerOccupied
RenterOccupied
Vacant Units
Vacant
Seasonal
Vacant Other
Total
Housing
Units

Lake Twp.
% of Total
Units

#
361

Huron Co.
% of Total
Units

#

27.4

13,268

67.2

325

24.7

10,532

53.3

36

2.7

2,736

13.9

955

72.6

6,487

32.8

848

64.4

5,100

25.8

107

8.1

1,387

7.0

1,316

100.0

19,755

100.0

Data compiled by Wade-Trim
Source: U.S. Bureau of the Census

3.14 Age of Structures

construction will begin to increase.

Generally, the economic useful life of a
residential structure is approximately 50
years. Beyond that age, repairs become
expensive and the ability to modernize the
structure to include amenities considered
standard by today's lifestyles is diminished.
When a community's housing stock
approaches that age, the need for housing
rehabilitation, demolition and new

Table 12 compares residential structure age
of Lake Township, Huron County and the
State of Michigan. At the time of the 1990
Census, just over seven percent of the
Township’s housing stock had exceeded
that 50 year age limit, whereas, the County
and the State’s older homes amounted to
29.1% and 20.8%, respectively.

Table 12
Comparative Age of Structures
Township, County, and State - 1990

Year Structure Built

Lake
Township
%

Huron County

State

%

%

1980- March 1990

13.9

15.7

13.6

1979- 1939

78.7

55.2

65.6

7.4

29.1

20.8

100.0

100.0

100.0

1939 or earlier
Totals

Source: 1990 U.S. Bureau of the Census
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3.15 Housing Values and Rent

$60,600 for the State as a whole, as
indicated in Table 13.

One comparative measure of the local
housing stock is housing value. The median
value of owner-occupied year-round housing
units for Lake Township in 1990 was
$52,700. This is substantially more than
median housing value of $44,500 for Huron
County, but less than the median value of

Table 13 also illustrates comparative rental
rates, showing that median rent of $256 for
Lake Township is higher than Huron County
at $229. The median rent statewide in 1990
was $343.

Table 13
Comparative Distribution of Housing Values and Rent
Township, County, and State, 1990

Financial Characteristics

Lake Township
#

%

Huron Co.
#

State

%

#

%

Value Specified Ownera
Occupied Housing Units
Less than $50,000

255

100.0

7,120

99.9

1,916,14
2

100.0

119

46.7

4,182

58.7

737,217

38.5

$50,000 - $99,999

101

39.6

2,545

35.7

814,496

42.5

$100,000 - $149,000

17

7.5

290

4.1

219,194

11.5

$150,000- $199,999

7

2.7

66

0.9

79,313

4.1

$200,000 or more

9

3.5

37

0.5

65,922

3.4

Median Value
Contact Rent: Specified
Renter-Occupied
b
Housing Units
Less than $250

$52,700

$44,500

$60,600

26

100.0

2,149

99.9

925,304

100.0

12

46.2

1,291

60.0

232,954

25.2

$250- $499

14

53.8

852

39.7

536,905

58.0

$500- $749

0

0.0

3

0.1

128,873

13.9

$750- $999

0

0.0

0

0

17,827

1.9

$1,000 or more

0

0.0

3

0.1

8,745

1.0

Median Rent

$256

$229

$343

a

Specified housing units include only one-family houses on less than ten acres without a commercial
establishment or medical office on the property.
b

Contract rent is the monthly rent agreed to, or contracted for, regardless of any furnishing, utilities, or
services that may be included.
Source: U.S. Bureau of the Census
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4.0 Existing Land Use Analysis
recently prepared by Wade-Trim. The map
was further updated and checked for
accuracy by the Planning Commission. The
base map included the Township boundary
line, streets with names, water bodies,
creeks, railroads, and property lines.

The rational application of the planning
process in the preparation of the Future
Land Use Plan is possible only when there
is a clear understanding of existing
conditions and relationships between land
uses. Knowledge of existing land
development furnishes the basic information
by which decisions can be made concerning
proposals for future residential, commercial,
industrial, and public land use activities. The
Existing Land Use Map and table, which are
included in this section of the report, will
serve as a ready reference for the Township
in its consideration for land use
management and public improvement
proposals.

A parcel-by-parcel field survey of the entire
Township was conducted by Wade-Trim
and some Planning Commission Members
on November 17, 1998. Each land use was
recorded on the base map according to a
predetermined land use classification
system. The information was later digitized
and an Existing Land Use Map was thus
created (Map 1). The map was reviewed
with the Planning Commission for accuracy.
Land use acreages were then derived
directly from the digital information
(Table 14).

4.1 Survey Methodology
A computer-generated base map for the
Township was first created using the digital
information from the Huron County
Geographic Information System (GIS),

Table 14

Existing Land Use Acreage, 1998

Land Use Category

1.
2.
3.
4.
5.
6.

Residential
Agriculture
Commercial
Institutional
Recreation
DNR Wildlife and
Preserve
Rush Lake
7. Vacant
Total

Acreage

730
7,353
9
0.1
176
3,022

Percent

5.7
57.7
0.1
0
1.4
23.7
(1,312)

1,445
12,735

(10.3)
11.3
100.0

Source: Wade-Trim Field Survey of November 17, 1998.
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Map 1 – Existing Land Use
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4.2 Land Use Analysis
The Township of Lake encompasses a total
area of 12,735 acres, or just under 20
square miles. The overall land use pattern in
the Township can be characterized as a
combination of a very intensive residential
strip development along the Saginaw Bay
shoreline, a large State of Michigan
Department of Natural Resources (DNR)
wildlife and preserve area, and agricultural
use. Over one-half (57.7%) of the Township
is in agricultural use, followed by just under
one-quarter (23.7%) under DNR ownership,
which includes the 1,312-acre Rush Lake
Each land use category is described below.

1. Residential
Residential use accounts for 730 acres,
or 5.7% of the Township area. As stated
above, the majority of the residential use
is located along the shoreline. Most of
this use includes single family homes on
very narrow and small lots. These
homes are used by permanent,
seasonal, and part-time residents of the
Township.
The rest of the homes are located along
section line roads throughout the
Township.
2. Agriculture
In keeping with Huron County’s
reputation as one of the most
agriculturally productive County in the
state, agriculture is the predominant land
use in Lake Township. It covers 7,353
acres, or over one-half (57.7%) of the
Township area. Agricultural use is
spread throughout the Township.

4. Institutional
Lake Township Hall (0.1 acre) is the only
institutional use in the Township. There
are no schools, churches, or other
institutional uses in the Township.

5. Recreation
Recreation use (176 acres or 1.4%)
includes a large state park on State Park
Road fronting the Saginaw Bay, a golf
course on Griggs Road, and a handful of
smaller parks along the shoreline.
6. DNR Wildlife and Preserve
The State of Michigan Department of
Natural Resources (DNR) owns almost
one-fourth (23.7%) of the Township land
area. Of the 3,022 acres under DNR
ownership, Rush Lake accounts for
1,312 acres, Albert E. Sleeper State
Park covers 723 acres, and the
remaining 987 acres is mostly forested
land and classified as wildlife
preservation area.
Rush Lake covers predominantly a
shallow water-body or a wetland area.
Albert E. Sleeper State Park is a
campground and features 280 modern
campsites.
7. Vacant
The remaining 1,445 acres, or 11.3%, in
the Township is classified as vacant
land and the land devoted to the road
rights-of-way. Virtually all of the vacant
lands are lands lying fallow and lands
with environmental limitations, such as
woodlands and wetlands.
4.3 Land Use Considerations

3. Commercial
Commercial use (9 acres, or 0.1%) in
the Township includes a handful of small
retail and service establishments,
located near the shoreline development
in the northern section of the Township.

In the process of evaluating and adopting
proposed land use policies for the
Township, potential development problems
and opportunities must be examined. These
are discussed below.

Page 17
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Shoreline Development

Public Utilities

The Saginaw Bay shore is the most vital
resource of the Township. However, parts of
the shoreline are developed by unsightly
and very dense residential developments.
Also, there are potential problems with the
disposal of sanitary sewer and supply of
clean, potable water. Future planning for the
Township must take into consideration the
redevelopment, preservation, and
maintenance of the shoreline as an
attractive asset to the Township.

Sanitary sewer and public water supply
systems are important not only from a public
health and safety standpoint, but are
necessary to accommodate high intensity
development. Access to public utilities and
potential expansion of utility services should
be taken into consideration when
determining the future land use of the
Township. Currently, there are no public
sanitary or water facilities available within
the Township.

Sprawl Development
Future land use planning in Lake Township
should take into account the regional
location of the Township in relation to the
future growth and development pressures
that may spread outward from the Village of
Caseville. Proper planning will help the
Township guide future growth and
counteract sprawl development pressures.
Parceling
There are many lots in Lake Township
which front section line roads, are
excessively long and narrow, and require
private roads or long drives to serve
residences placed off the roadway. Often, a
portion of a lot is developed while the
balance remains vacant and impractical to
develop or split. Without adequate land
assembly, such vacant acreage will remain
inaccessible.
Accessibility
The Township’s location relative to M-25,
M-142, and M-53 and other primary roads is
an important consideration when planning
for future development in Lake Township.
Highway access provides human and
market mobility and broadens its
relationship to surrounding communities.
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5.0 Natural Environment Assessment
The development of land can significantly
impact, and in turn be impacted by, the
natural environment. Thus when preparing a
future land use plan, it is important to
determine the extent of environmentally
sensitive areas within the community
Environmentally sensitive areas are lands
whose destruction or disturbance will
immediately effect the life of a community by
either: 1) creating hazards such as flooding
or slope erosion; 2) destroying important
public resources such as shorelines,
groundwater supplies and surface water
bodies; 3) wasting productive lands and
non-renewable resources such as prime
farmland. Each of these effects is
detrimental to the general welfare of a
community and may result in an economic
loss.
The purpose of this section is two-fold. First,
it identifies which areas in the Township are
most suitable for development; specifically,
those areas, which will minimize
development costs and provide amenities
without adversely impacting existing natural
systems. Second, it identifies land, which
should be conserved in its natural state and
is most suitable for open space or recreation
purposes.
Topography, geology, woodlands, wetlands,
and soils are among the most important
natural features that impact land use.
Descriptions of these features follow.
5.1 Topography
The topography of Lake Township is
relatively flat. Elevations range from a low of
580 feet above sea level in the northwest to
a high of 625 feet above sea level in the
southeast portion of the Township. For
comparison, the approximate mean Lake
Huron elevation is 581 feet above sea level.
This general fall in elevation is exemplified
by the flow of all rivers and creeks to the
north into the Saginaw Bay. The flat terrain
presents few constraints to development.
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5.2 Geology
The geology of Lake Township, as well as
the entire Lower Peninsula of Michigan, can
be described in terms of surface geology or
quaternary geology (materials deposited by
continental glaciers) and bedrock geology
(sedimentary rocks underlying the glacial
deposits).
The quaternary geology of the Township
developed 10,000 to 12,000 years ago
through continental glacial activity. As the
glaciers melted and retreated from the
landscape, large amounts of sand, gravel,
clay, and loam were deposited. Massive
glacial lakes formed at the front of the
retreating glaciers. Huron County, along with
other coastal counties, was covered by one
of the large glacial lakes. This relatively flat
plain of glacial lacustrine origin is referred to
as the Saginaw Bay Lake Plain.
The glacial melt water was laden with fine
soil particles, which eventually settled to the
bottom, creating clay and loam soils that
dominate Lake Township and Huron County.
The glacial meltwater streams also
deposited fine sands into the shallow glacial
lakes and along present-day Lake Huron
shoreline. The northern one-third of the
Township along the shoreline is dominated
by dune sand. These areas are subject to
continuous movement in blowouts where
vegetation cover is disturbed. These areas
are also subject to degradation by intense
residential development. Most of the
Township’s residential development occurs
in this region as depicted on Map 1,
Existing Land Use Map.
Rush Lake in the center of the Township
was formed by the process of glacial lake
recession. Sand dunes along the newly
abandoned shorelines blocked inland
surface drainage from reaching Lake Huron.
The trapped water eventually formed Rush
Lake, which is for the most part, a shallow
emergent wetland.
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Lacustrine (deposited in water) clay and silt
dominate the southern two-thirds of the
Township. This area of the Township is
generally used for agricultural activities.
The subsurface geology of Lake Township is
sedimentary bedrock that was laid down
during the Mississippi ages of the Paleozoic
Era. Bedrock is covered by glacial deposits
and, generally, depending upon the
thickness of the glacial deposits, is located
at a depth of 40 feet or more below the
surface. The bedrock was formed from
ancient seas, which covered the area some
310-345 million years ago. The shallow
marine seas deposited layers of silt, clay,
sediments, marine animals, plants, coral,
and other calcareous materials. These
deposits formed sandstone, shale, coal, and
limestone bedrock. The upper layer of
bedrock in the western one-fourth of the
Township consists of Bayport Limestone
and the Michigan Formation. The bedrock in
the eastern three-fourths of the Township is
made up of Marshall Sandstone, Coldwater
Shale and Sundbury Shale.
5.3 Woodlands
Woodlands information for Lake Township is
derived from the Michigan Resource
Information System (MIRIS). The
Environmental Resources Map (Map 2)
depicts the location of woodlands.
Twenty-three percent of Lake Township’s
area is forested. The predominant forest
types are upland and lowland forests.
Upland forests cover six percent of the
Township, and lowland forests cover 17% of
the Township. Tree species in the upland
forests include red oak, white oak, sugar
maple, red maple, black cherry, beech,
basswood, and ash. Bands of upland
forests running generally parallel to the Lake
Huron shoreline can be noted on Map 2.
These areas range from one-half to two
miles from the shoreline.

balsam fir) and upland conifers (red, white,
jack, and scotch pine). Map 2 shows areas
of lowland forests closer and parallel to
Lake Huron. Many of these forested areas
have been cleared for residential
development near the shoreline.
Woodlands are complex ecological systems
and consequently, provide multiple benefits
to the environment and its wildlife and
human inhabitants. Woodlands play a role in
flood protection by slowing the flow of
surface run-off to allow for greater water
infiltration. Woodlands also reduce air
pollutants by absorbing certain air borne
pollutants. In addition to providing wildlife
habitat, forest vegetation moderates the
effects of winds and temperatures while
stabilizing and enriching the soil.
For human inhabitants, forested areas offer
scenic contrasts within the landscape and
with the changing of the seasons. Forest
lands act as buffers from noise on heavily
traveled roads.
The primary uses of woodlands are the
production of forest products and forestland
recreation, in particular, deer hunting. The
large tracts of forestland are typically owned
by absentee landowners and are primarily
used for small and large game hunting.
Wildlife species include deer, turkey, and
ruffled grouse.
Woodland resources contribute greatly to
the Township's environmental quality. The
conservation of woodlands will play a
positive role in maintaining and enhancing
the future environmental character of the
Township.

Trees species in the lowland forest include
red maple, silver maple, green ash, aspen,
cottonwood, elm, and basswood. Other
forest types found in the Township include
lowland conifers (white cedar, spruce, and
Page 20
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Map 2 – Environmental Resources
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5.4 Wetlands
A wetland is land where water is found,
either on the surface or near the surface, at
some time during the year. Poorly drained
soils and water-loving vegetation also may
be present. Wetlands are often referred to
as marshes, swamps or bogs. Residents of
Michigan are becoming increasingly more
aware of the value of wetlands. Beyond their
aesthetic value, wetlands improve water
quality of lakes and streams by filtering
polluting nutrients, organic chemicals and
toxic heavy metals. Wetlands are closely
related to high groundwater tables and
serve to discharge or recharge aquifers.
Additionally, wetlands support wildlife, and
wetland vegetation protects shorelines from
erosion.
Wetland areas in Lake Township are
typically associated with old glacial lake
shorelines. Parallel to Lake Huron lie a
series of alternating lowland forests and wet
swales left by glacial age lake recession, as
was Rush Lake. Wetland areas are shown
on Map 2.
According to the MIRIS Land Use Inventory,
1,461 acres, or 11.4 percent of the
Township were mapped as wetlands. The
majority of this area is the emergent wetland
surrounding Rush Lake. Areas shown as
wetlands on the MIRIS system may not
meet State and Federal criteria for legally
regulated wetlands. However, the
information is valuable for general land use
planning decisions.
5.5 Soil Conditions
Soil characteristics help to define the land
capacity to support certain types of land
uses. Soils most suitable for development
purposes are well drained and are not
subject to a high water table. Adequate
drainage is important to minimizing storm
water impacts and the efficient operation of
septic drain fields. Adequate depth to the
water table is necessary to prevent
groundwater contamination from septic
systems. A high water table also limits the
construction of basements. Though civil
engineering techniques can be employed to
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improve drainage and maintain adequate
separation from the water table, such
techniques are expensive to construct and
maintain.
Soils play an important role in the food
supply system. The Natural Resource
Conservation Service of the United States
Department of Agriculture identifies soils
that are well or uniquely suited to crop
production. When making land use
decisions, it is important to consider the
value of certain soils for agricultural
purposes. Once land is converted from
agricultural uses to urban uses, the soil is
permanently altered and its utility for
agricultural production is greatly diminished
if not destroyed. The agriculture industry is
important to the local economy. Planners
and public officials should carefully consider
any development proposal, which threatens
this non-renewable resource.
The Natural Resource Conservation Service
has developed a detailed soil survey of
Huron County. A digital or computerized
version of the soil map was acquired from
the Michigan Department of Natural
Resources, MIRIS program to compile
Map 3, which provides information on soil
types such as prime farmland and hydric
conditions (wetlands).
More than 63 percent of the Township area
is classified as hydric soils (Map 3). Hydric
soil is a soil that is saturated, flooded, or
ponded during part of the growing season
and is classified as poorly drained and very
poorly drained. Hydric soils have poor
potential for building site development and
sanitary facilities. Wetness and frequent
ponding are severe problems that are
difficult and costly to overcome. Sites with
high water tables may be classified as
wetlands and a wetlands permit would be
required to develop these areas.
Prime agricultural soils or prime if drained
soils cover 30 percent of the Township.
These areas are generally in the southern
one-half of the Township which corresponds
to agricultural activities as depicted on
Map 1, Existing Land Use.
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Map 3 – Soil Conditions
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6.0 Community Goals and Objectives
6.1 Introduction
Before a community can actively plan for its
future growth and development, it must first
develop a set of goals and objectives that
define the boundaries of its needs and
aspirations and thus establish a foundation
for Master Plan formulation. The goals and
objectives must reflect the type of
community desired and the kind of lifestyle
its citizens wish to follow, given realistic
economic and social constraints.

community, rather than to short-term
economic gain.
5.

To encourage intergovernmental
cooperation with the State of
Michigan, Huron County, and
surrounding communities in the
provision of area-wide facilities.

6.3 Residential Goal and Objectives
Goal

The following is a recommended set of
community goals (the ultimate purposes or
intent of the Plan), and objectives (means of
attaining goals) as established by the Lake
Township Planning Commission. These
goals and objectives are based upon the
background studies and analysis, as
presented in the preceding Sections 3.0
through 5.0, and upon a survey of the
Planning Commission, conducted on
January 27, 1999, to assess the
Commission members’ likes and dislikes
and future improvement needs for the
Township.

To promote the development of residential
areas designed to offer a variety of safe,
sanitary, and affordable housing choices.
Objectives
1.

Encourage and guide housing
developments at densities that relate
to the natural and environmental
features.

2.

Encourage innovative development
techniques as a means of ensuring
lasting identity and stability of
residential areas.

3.

Require adequate buffers or
transition areas between residential
and non-residential developments to
maintain property values and
attractiveness.

4.

Encourage the removal of conflicting
or undesirable land uses from
residential areas through code
enforcement and other means.

5.

Encourage the removal of unsanitary
or unsafe housing through code

6.2 Community-Wide Goals
1.

To create an optimum human
environment for the present and
future residents of Lake Township,
an environment that will meet their
physical, social and economic
needs, while preserving the rural
character of the community.

2.

To redevelop and maintain the
Saginaw Bay shoreline as the
Township’s greatest asset.

3.

To preserve and promote the rights
of individual property owners while
maintaining the aesthetic character
of the community.

4.

enforcement or other means.

To relate land use primarily to the
natural characteristics of the land
and the long-term needs of the
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6.4 Commercial Goal and Objectives

6.6 Transportation Goal and Objectives

Goal

Goal

To provide for a selected range of
commercial facilities to serve the needs of
local population.

To develop and maintain a network of roads
that meets the needs of all Township
residents and businesses in a safe and
convenient manner.

Objectives
1.

2.

3.

Encourage the development of small
commercial establishments in
strategic locations.
Discourage strip commercial
development along highways except
where a specific need can be
substantiated for highway-oriented
type businesses and where such
businesses will not adversely impact
existing residential uses.
Establish a compatible relationship
between commercial and adjacent
residential uses through the use of
buffer devices such as walls, fences,
landscaped areas, and transitional
uses.

6.5 Industrial Goal and Objectives

Objectives
1.

Utilize the federal/state road and
highway classification system for
classifying existing and future roads
in Lake Township.

2.

Cooperate with the Michigan
Department of Transportation and
Huron County Road Commission in
the planning and design of road
improvements.

3.

Limit points of ingress/egress on
major roads.

4.

Segregate truck and automobile
traffic as much as possible.

5.

Develop and implement a plan for
improvements of secondary roads
through a public participation
process.

Goal
To encourage a variety of light industrial
development with attractive sites to
strengthen the tax base and provide
employment opportunities for area
residents.
Objectives
1.

2.

Encourage the development of new
industries that are economically
associated with the existing industrial
base in the region.
Locate industrial areas that have
reasonable boundaries, are easily
accessible from existing
transportation network, and are not
subject to encroachment by
incompatible uses.
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6.7 Park and Recreation Goal and
Objectives
Goal
To preserve the natural resources of Lake
Township and provide for the recreation
needs of all Township residents.
Objectives
1.

Encourage public participation and
utilize professional expertise to
determine needed and desired

recreation facilities.
2.

Cooperate with the State of Michigan
and adjoining communities in the
development of recreation and
community facilities.
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3.

4.

Acquire desirable sites to meet the
future recreation needs of the
Township residents.

6.9 Infrastructure Goal and Objectives

Encourage the Michigan Department
of Natural Resources to develop
more recreational facilities within the
Department of Natural Resources
Wildlife and Preserve area located in
the Township.

To improve and enhance the infrastructure
of the Township for all present and future
Township residents.

Goal

1.

Cooperate with the surrounding
communities in meeting
infrastructure needs of the
Township.

2.

Encourage public participation and
utilize professional expertise to
develop a long-term infrastructure
plan.

6.8 Natural Environment Goal and
Objectives
Goal
To preserve and enhance the natural and
environmental resources of Lake Township
for all current and future Township
residents.
Objectives
1.

Implement land use patterns, which
will direct new growth away from
environmentally sensitive areas,
such as shoreline, woodlands,
wetlands, steep slopes, and areas
subject to flooding.

2.

Implement development controls,
which will maximize the protection of
land-based natural resources while
preserving the quality of air and
water.

3.

Encourage the removal of
conflicting, unattractive, or
undesirable land uses from the
Township.
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7.0 Future Land Use Plan
4.

7.1 Introduction
The Future Land Use Plan is based upon
the background studies and analysis, as
presented in the preceding Sections 3.0
through 5.0, and the Community Goals and
Objectives (Section 6.0). This plan is
designed to serve as a guide for future
development. If it is to serve the needs of
the community and function effectively, it
must incorporate several important
characteristics.
1.

2.

The plan should embrace an extended
but foreseeable time period.
The Plan depicts land uses and
community development strategies
through the year 2020.

3.

Lake Township is an integral part of
Huron County and “the Thumb” of
Michigan’s Lower Peninsula.
Therefore, the Plan should
acknowledge the Township's regional
context. Through recognition of
regional implications, the Township's
Future Land Use Plan will be more
realistic and reasonable in terms of
guiding the future utilization of land
resources in the Township.

The plan must be general.
The plan, by its very nature, cannot be
implemented immediately. Therefore,
only generalized locations (not
necessarily related to property lines)
for various land uses are indicated on
the plan.

The plan should be comprehensive.
The plan, if it is to serve its function as
an important decision-making tool,
must give adequate consideration to
the sensitive relationships which exist
between all major land use categories,
including environmentally sensitive
properties. Development in
environmentally sensitive areas should
be discouraged by Lake Township. All
future development as indicated on the
Future Land Use (Map 4) should occur
only as environmental conditions
permit and should take into
consideration those environmental
restrictions as outlined in the Natural
Environment Assessment of this plan.
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The plan should acknowledge regional
conditions and trends.

5.

The plan must be updated periodically.
The plan may require periodic
revisions to reflect significant changes
in local, state, or national conditions
which cannot be foreseen at this time.
For example, within the past 30 years,
several major innovations in land
development have occurred. Included
among these are: the initiation and
expansion of the freeway system;
modifications in shopping facilities
(shopping centers, enclosed malls,
free parking); relocation of
employment centers from the cities to
the suburbs; changes in housing
preferences from the traditional
single-family home to apartments,
townhouses, condominiums, and
mobile homes; and the declining family
size.
It is, of course, impossible to predict
the type of changes which may occur
over the next decade or two.
Therefore, a comprehensive review of
the Future Land Use Plan should be
undertaken approximately every five
years to provide for an adequate
analysis of new conditions and trends.
Should major rezonings, which are in
conflict with plan recommendations be
accomplished, the plan should be
reviewed and amended accordingly.
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or incompatible with these activities; and
to prohibit uses of parcels, lots,
buildings, and structures which require
streets, drainage, and other public
facilities and services of a different type
and quantity than those that currently
exist. The District, in preserving areas
for agricultural uses, is also designed to
prevent proliferation of residential
subdivision and urban spawl.

7.2 Plan Recommendations
Six land use classifications are proposed for
Lake Township. The various future land
uses are portrayed on Map 4 and Table 15.
A discussion of each land use category is
presented below.
1. Agriculture/Rural Residential
The Agriculture/Rural Residential District
is intended to preserve the agricultural
land resources that exist in the
Township. A total of 7,111 acres (55.8%)
of the land area is devoted to this
classification. Farming and related
agricultural activities and rural housing
are the principal uses of the
Agriculture/Rural Residential District.
Central sanitary sewer and water
facilities are unavailable within the
designated areas and will not be
provided during the planning period.

Agricultural properties may be used for
general and specialized farming
including the raising or growing of crops,
livestock, poultry, bees, and other farm
animals, and products. Buildings or
structures may be located which are
used for the day-to-day operation of
such activities. Any lot that is kept as idle
cropland should be treated to prevent
soil erosion by wind or water and should
be free of excessive weeds and shrubs.
Single-family homes that are compatible
with the agricultural use and rural
character of the Township are
encouraged. A minimum lot area of one
acre in size is recommended for each
residential unit.

The Agriculture/Rural Residential District
is designed to conserve, stabilize,
enhance, and develop farming and
related resource utilization activities; to
minimize conflicting uses of parcels, lots,
buildings, and structures detrimental to,

Table 15
Future Land Use Acreage
Lake Township

Land Use Category

1. Agriculture/Rural Residential
2. Residential
3. Conservation/Recreation
4. Park and Recreation
5. Commercial
6. Community/Business Center
Total

Acreage
7,111
2,376
3,022
176
9
41
12,735
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Percent of Total
55.8
18.7
23.7
1.4
0.1
0.3
100.0
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Map 4: Future Land Use
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4. Park and Recreation

2. Residential
Residential, 2,376 acres or 18.7%, is
intended as the main residential district
in Lake Township. This district includes
predominantly single-family homes,
mobile and modular homes, and
multi-family residential units. The district
is located generally in the northern
one-half of the Township and includes
all of the existing development along the
Saginaw Bay shore, and new areas for
development around the DNR Wildlife
and Preserve area.
The development area along the shore
is intended for high-density single and
multiple-family housing units on small
lots. These units are meant for yearround, as well as seasonal residents of
the Township. The development area
around the DNR Wildlife and Preserve
area is intended principally for traditional
single-family homes on large to mediumsize lots along section roads, and in
clusters and subdivisions.
3. Conservation/Recreation
Conservation/Recreation District, 3,022
acres or 23.7%, includes the area
owned by the State of Michigan
Department of Natural Resources
Wildlife and Preserve area. The district
includes the 1,312-acre Rush Lake, 723acre Albert E. Sleeper State Park, and
987 acres in forestland.

Park and Recreation District, 176 acres
or 1.4%, includes the State Park fronting
the Saginaw Bay, a golf course on
Griggs Road, and a handful of small
parks located along the shoreline.
5. Commercial
The nine-acre Commercial District
includes most of the commercial uses
that exist in the northern part of the
Township.
6. Community/Business Center
A 41-acre Community/Business Center
is proposed to be located east of State
Park Road, adjacent to the State Park.
The center is intended to serve as a hub
for community facilities and provide for
light industrial development to
strengthen the tax base and provide
employment opportunities for area
residents. New community facilities,
such as an elderly care center, township
hall, historic museum and community
center, and businesses should be
located pursuant to the preparation of a
unified development plan for the center.

With the exception of Albert E. Sleeper
State Park, which is heavily used as a
campground, most of the remaining land
is kept as a wildlife preserve area. The
Plan recommends that some parts of the
preserve area be developed for active
and passive recreational purposes. The
location, type, and funding for such
facilities should be determined through a
plan to be developed with the joint
participation of the DNR, Lake
Township, Huron County, and other area
communities.
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8.0

Plan Implementation Resources

8.1 Introduction

8.2

Lake Township's Master Plan is a
long-range community policy statement
comprised of a variety of both graphic and
narrative recommendations intended to
provide guidelines for making reasonable
and realistic community development
decisions. The plan is intended to be
employed by Township officials, by those
making private sector investments, and by
all Township citizens interested in the future
development of the community.
The completion of the Plan is but one part of
the community planning process.
Realization, or implementation of the goals,
objectives, and recommendations of the
future land use plan, can only be achieved
over an extended period of time and only
through the cooperative efforts of both the
public and private sectors. Implementation
of the plan may be realized by actively:
1.

Assuring community-wide
knowledge, understanding, support,
and approval of the plan;

2.

Regulating the use and manner of
development of property through upto-date and reasonable zoning
controls, subdivision regulations, and
building and housing codes;

3.

Developing a Capital Improvement
Program (CIP) to fund public
facilities and services in support of
the plan;

4.

Participating with the private sector
in the process of co-development,
whereby local government provides
incentives, subsidy, or other
inducements to assist the private
sector in the development efforts.
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Public Support for Long-Range
Plan

Citizen participation and understanding of
the general planning process and the
specific goals and objectives of the plan are
critical to the success of the Township
planning program. A well-organized public
relations program is needed to identify and
build public support. Lack of citizen
understanding and support could have
serious implications for the eventual
implementation of planning proposals.
Failure of the public to support needed bond
issues and continuing dissatisfaction
concerning taxation, special assessments,
zoning decisions, and development
proposals are some of the results of public
misunderstanding and rejection of longrange plans.
In order to organize public support most
effectively, Lake Township must emphasize
the necessity of instituting the planning
program and encourage citizen participation
in the planning process.
The validity of the plan, as well as the right
of Township officials to review various
development proposals to assure their
compatibility with the Township's expressed
policies, require that the plan be officially
adopted by the Township Planning
Commission.
8.3 Land Development Codes
Zoning Ordinance
Zoning regulations are adopted under the
local police power granted by the State for
the purpose of promoting community health,
safety, and general welfare. Such
regulations have been strongly supported by
the Michigan courts, as well as by the US
Supreme Court. Zoning consists of dividing
the community into districts, for the purpose
of establishing density of population and
regulating the use of land and buildings,
their height and bulk, and the proportion of a
lot that may be occupied by them.
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Regulations in different kinds of districts
may be different; however, regulations
within the same district must be consistent
throughout the community.
The intent of zoning is to assure the orderly
development of the community. Zoning is
also employed as a means of protecting
property values and other public and private
investments. Because of the impact which
zoning can have on the use of land and
related services, it should be based on a
comprehensive long-range community plan.
Zoning is an effective tool not only for the
implementation of the plan, but also benefits
individual property owners. It protects
homes and investments against the
potential harmful intrusion of business and
industry into residential neighborhoods;
requires the spacing of buildings far enough
apart to assure adequate light and air;
prevents the overcrowding of land; facilitates
the economical provision of essential public
facilities; and aids in conservation of
essential natural resources.
There are a variety of zoning approaches
and techniques, which may be employed to
help assure that Lake Township remains an
attractive community. These techniques
acknowledge the critical role of both
Township officials and staff in enforcing the
provisions of the local zoning ordinance.
Two key tools available to Township officials
seeking to assure quality development are
special approval use procedures, and
performance guarantee provisions.
Some land uses are of such a nature that
permission to locate them in a given district
should not be granted outright, but should
only be approved after assurances that the
use will meet certain specified conditions.
These types of land uses are called special
approval, conditional, or special exception
uses. The Township may use this flexible
zoning process to permit uses of land by
following special procedures, including a
public hearing and site plan review, to
ensure the compatibility of the use within the
vicinity in which it is to be located. This
technique is based upon discretionary
review and approval of special land uses.
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The site development requirements and
standards upon which these decisions are
made must be specified in the Ordinance.
However, additional reasonable conditions
may be attached in conjunction with the
approval of a special land use including
provisions to conserve natural resources
and measures designed to promote the use
of land in an environmentally, socially, and
economically desirable manner.
To ensure compliance with a zoning
ordinance and any conditions imposed
under the ordinance, a community may
require that a performance guarantee, cash
deposit, certified check, irrevocable bank
letter of credit, or surety bond, acceptable to
the Township and covering the estimated
cost of improvements on the parcel for
which site plan approval is sought, be
deposited with the Clerk. This performance
guarantee protects the Township by
assuring the faithful completion of the
improvements. The community must
establish procedures under which rebate of
cash deposits will be made, in reasonable
proportion to the ratio of work completed on
the required improvements, as work
progresses.
A stable, knowledgeable Planning
Commission is critical to the success of the
zoning process. The Commission's
responsibilities include long-range plan
formulation and the drafting of appropriate,
reasonable zoning ordinance regulations
designed to implement plan goals and
objectives. Adoption of the zoning
ordinance by the legislative body then
provides the legal basis for enforcement of
zoning ordinance provisions.
The ultimate effectiveness of the various
ordinance requirements, however, is
dependent upon the overall quality of
ordinance administration and enforcement.
If administrative procedures are lax, or if
enforcement of regulations is handled in an
inconsistent, sporadic manner, the result will
be unsatisfactory at best.
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The Building Department is often
responsible for carrying out
zoning/development related functions,
including building inspections, ordinance
administration, and community/developer
liaison. Each of these functions requires a
substantial investment of staff time. If
sufficient time is not made available to carry
out these critical functions, they may only be
accomplished in a cursory manner.
Therefore, the Township should provide for
adequate staff levels and/or consulting
assistance to assure that these essential
day-to-day functions will receive the
professional attention required to assure
quality development.
Subdivision Regulations
When a developer proposes to subdivide
land, he or she is, in effect, planning a
portion of the Township. To assure that
such a development is in harmony with
Development Plan objectives, the
subdivision, whether residential or
nonresidential, must be guided in
accordance with the Michigan Subdivision
Control Act 288 of 1967, as amended, and
the Michigan Land Division Act 591 of 1996.
Several direct benefits accrue from the
regulation of subdivisions by a local unit of
government. By requiring the subdivider to
install adequate utilities and improved
streets, purchasers of the lots are not later
burdened with unexpected added expenses.
A subdivision without adequate physical
improvements is detrimental not only to
itself, but it also reduces the opportunity for
reasonable development of adjacent
parcels. In addition, long-range economy in
government can be realized only when
adequate improvements are provided by the
subdivider.
As a part of its review of proposed
subdivisions, the Planning Commission
focuses on such features as the
arrangement and width of streets, the
grading and surfacing of streets; the width
and depth of lots; the adequate provision of
open space; and the location of easements
for utility installations. The subdivision
review process is one of the methods of
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implementing the goals and objectives of
the community's long-range plan.
8.4 Capital Improvements Program
The term "capital improvements" is
generally intended to embrace large-scale
projects of a fixed nature, the
implementation of which results in new or
expanded public facilities and services.
Such items as public building construction,
park development, sewer installation,
waterworks improvements, street
construction, land acquisition, and the
acquisition of certain large-scale pieces of
equipment (graders, sweepers, trucks, etc.)
are included in the Capital Improvements
Budget.
Few communities are fortunate enough to
have available at any given time sufficient
revenues to satisfy all demands for new or
improved public facilities and services.
Consequently, most are faced with the
necessity of determining the relative priority
of specific projects and establishing a
program schedule for their initiation and
completion. The orderly programming of
public improvements is to be accomplished
in conjunction with a long-range plan.
In essence, the Capital Improvements
Program is simply a schedule for
implementing public capital improvements
which acknowledges current and anticipated
demands, and which recognizes present
and potential financial resources available to
the community. The Capital Improvements
Program is a major planning tool for
assuring that they proceed to completion in
an efficient manner. The Capital
Improvements Program is not intended to
encourage the spending of additional public
monies, but is simply a means by which an
impartial evaluation of needs may be made.
The program is a schedule established to
expedite the implementation of authorized or
contemplated projects.
Long-range programming of public
improvements is based upon three
fundamental considerations. First, the
proposed projects must be selected on the
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basis of community need. Second, the
program must be developed within the
community's financial constraints and must
be based upon a sound financial plan.
Finally, program flexibility must be
maintained through the annual review and
approval of the capital budget. The strict
observance of these conditions requires
periodic analysis of various community
development factors, as well as a thorough
and continuing evaluation of all proposed
improvements and related expenditures.
It is essential that in the process of
preparing and developing the program, the
Planning Commission be assigned a role in
reviewing project proposals to assure
conformity with the Township Master Plan
and to make recommendations regarding
priority-special projects, and appropriate
methods of financing.
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8.5 Governmental Assistance
Many sources of governmental assistance
are available to aid local officials and private
interests in meeting desired land use
objectives or improvement needs. Federal,
state, and local plan implementation
resources which are available to the
Township are listed below in Table 16.
Local government must also be cognizant of
enhancing the financial feasibility of private
development projects through "codevelopment." Co-development is simply the
joint public and private investment for a
common purpose.
The participation can range from direct
loans to private interests to reduce the
capital needed to develop a project, selling
publicly controlled land at less than fair
market value to lower construction costs, or
by issuing bonds to acquire land, construct
buildings, or acquire equipment which the
Township would sell or lease to private
industry.
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Table 16
Plan Implementation Resources
FUNDING
LEGISLATION/
SOURCE
Federal

Federal

Federal

PROGRAM NAME

PROGRAM DESCRIPTION

COMMENTS

Community Development
Block Grant (CDBG) Program

Flexible program developed to
replace categorical grants. Eligible
projects include property acquisition,
installation of repair of public
facilities (roads, water, and sewer
lines, etc.) building rehabilitation and
preservation, and planning activities.
Funding for public works and
development facilities that
contribute to job retention or
creation.
Loan programs to provide funding
for senior citizen and handicapped
housing. New construction,
rehabilitation and congregate
housing is all eligible.
Funds are available on either a
grant or loan (or a combination of
the two) basis for the construction of
water and wastewater collection
systems.

Projects must meet one of three
national objectives: (1) benefit low and
moderate income persons; (2) aid in
the prevention of slums or blight; and,
(3) meeting community development
needs having a particular urgency.

Economic Development
Admin., Public Works and
Development Facilities
Assistance
Section 202 Housing
Program

Federal

Water and Waste Water
Disposal Loan and Grant
Program

Federal

Community Facility Loan
Program

State

Industrial Development Corp.
Act (Act 327 of 1931)

State

Rehabilitation of Blighted Area
Act (Act 344 of 1945)

State

Shopping Area
Redevelopment Act (Act 120
of 1961)

State

Economic Development Corp.
Act (Act 338 of 1974)

These funds can be used for
improvements other than water and
sewer lines, however, including
streets, grading, storm sewer, and
other utility construction.
IDCs may be established as profit or
nonprofit organization to purchase
sites and construct buildings to
stimulate local industrial activity.
Localities are permitted to develop
plans, seek citizen review and sell
bonds for funding rehabilitation
projects to eliminate blighted areas.
Act permits renewal of the principal
shopping area of community with
revenue bonds and special
assessments.
Nonprofit EDC is created by
community. EDC may acquire land,
construct buildings, and acquire
equipment, which it sells or leases to
private industry.
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Committed private investment is
required. EDA participation will range
from 50-80% of project cost.
Only nonprofit corporations and
cooperatives may be sponsors.

Availability and amounts for both
grants and loans are based upon a
rating scale that takes into
consideration the ability of the
applicant to obtain alternate financing,
the ranking of the community’s “ability
to pay”, and median income.
Interest rates are negotiated to some
degree, based upon the community’s
financial condition and demographic
characteristics.
First major state economic
development program.

Act was recently amended to include
"potentially blighted" areas.

Activities are restricted to improving
streets, walkways, parking lots, and
urban malls.
Financing is obtained from the sale of
bonds, or from loans or grants from the
local community.
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Table 16 (Continued)
Plan Implementation Resources
FUNDING
LEGISLATION/
SOURCE

PROGRAM NAME

State

Michigan Renaissance Fund

State

The Local Development
Financing Act (Act 281 of
1986)

Local

Special Assessments

Local

General Obligation Bonds

Local

Revenue Bonds

PROGRAM DESCRIPTION
This program makes loans to
communities to finance land,
rehabilitation costs, and
infrastructure or public facility costs
associated with a prospective
"business and industrial park or
parcel" project which readies a
community for development.
Township created Local
Development Financing Authority
can finance public facility
improvements, using tax increment
financing, from revenues captured
from increased value of any eligible
property. Eligible property consists
of property of which the primary
purpose and use is manufacturing,
processing of goods and materials
by physical or chemical change,
agricultural processing, or high
technology activity.
Special assessments are a fee
levied by the community within a
district for the financing of a local
improvement that is primarily of
benefit to the landowners who must
pay the assessment.

COMMENTS
Creation of a significant number of
well-paying jobs within the state is the
main criterion. Also, there is a
shortage of readily available business
and industrial sites in the community.
Likelihood of private and public sector
support associated with the project is
another important consideration.
A community may develop a certified
industrial park and use captured
revenues from eligible property within
the park for public facilities for other
property within the park.

General obligation bonds are
negotiable bonds issued by the
community and payable from the
levy of ad valorem taxes on all
taxable property within the
community. They are backed by the
full faith and credit of the issuing
jurisdiction. These bonds are
typically used to fund physical
improvements, such as street
lighting, parking facilities, recreation,
and land acquisition.
Revenue bonds are negotiable
bonds issued by the community and
payable only from the net revenues
of the project being financed. These
bonds are most often issued to
finance utility improvements, and
parking and transportation facilities.
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