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Location Context  
 
The Charter Township of Bangor is located in northeast Bay County, Michigan.  Bay County is 
situated at the head of Lake Huron’s Saginaw Bay.  The Township borders Bay City, Essexville,  
and Monitor Township to the south, the Saginaw Bay to the north, Essexville and Hampton 
Township to the east, and Monitor Township and Kawkawlin Township to the west.  There are 
approximately 15 square miles with over 13 miles of lake and river shoreline within the 
Township.  The Saginaw River runs along the eastern border of the Township, while the 
Saginaw Bay comprises the Township’s northern boundary.   
 
Due to Bangor’s close proximity to Bay City, the Township is considered an urbanized area.  
The Township is comprised of primarily residential uses, however, the Euclid Avenue corridor 
provides a substantial commercial base, while the shore of the Saginaw River provides a 
substantial industrial base due to the number of storage and shipping complexes.  Much of 
Bangor’s development has occurred along the waterfronts and the southern portions of the 
Township where adjacent to Bay City.  The north central areas of the Township still contain a 
vast amount of developable lands.  I-75/US-23, US-10, as well as M-15, M-13, M-25, and M-
138 are all located in or are close to Bangor and give the Township easy accessibility to Bay 
City, Saginaw, Midland, and the rest of the state. 
 

Historic Context  
 
The valley that surrounds the Saginaw River was originally home to many different nationalities 
of Native Americans.  Native American influence in the area can be seen in the name Saginaw, 
meaning “land of the Sauks”, a tribe that lived throughout eastern Michigan at one time.  The 
Sauks were eventually destroyed by a faction of aligned tribes, Chippewas, Ottawas, 
Potawatomies, and others.  The Native American tribes were settled throughout Saginaw Valley.  
The tribes valued the fertile hunting areas, as well as the many salt springs located along the 
Saginaw River and its tributaries.   
 
The French were the first Europeans to explore Michigan and the Saginaw Valley, but it was the 
English who built the first forts.  The Valley went through nearly 200 years without a permanent 
trading post being established.  After the United States gained control of the area that would 
become Michigan in 1784, the first fort was built at the present site of Saginaw.  This fort was in 
response to many years of unrest and concerns from the local Saginaw Indians, who had caused 
continual uprisings through the years of exploration and settlement. 
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Source: Bay County Past and Present 
 
It is widely accepted that the first European settlers within Bay County were the Trombley 
family. Leon Trombley came to the area in the 1830s upon accepting a federal government 
assignment.  Joseph and Mader Trombley, the nephews of Mr. Trombley, built the first frame 
residence in 1834. This building also served as a land purchasing office and trading post.  The 
Trombley residence was preserved and moved to Bay City’s Veterans Memorial Park in 1981. 
 
The Saginaw Valley region continued to become more attractive to new settlers.  Land 
speculation reached a new peak in 1836 due to encouragement from the federal government for 
expansion.  According to the History of Bay County, land in the region was subject to sale 
during the spring and summer of that year.   
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One of these new settlers was Judge Albert Miller, who purchased land from the Trombley 
family in July of 1836.  With this land, Miller attempted the first town in what is now Bay 
County by platting the village of Portsmouth.  Finding little success with this, Miller organized 
the Portsmouth Company, which filed a new and larger plat of Portsmouth in 1837.  He also 
constructed a steam sawmill, the second mill located on the Saginaw River. 
 
Located down the river, Lower Saginaw was surveyed and laid out in lots by the Saginaw Bay 
Company in 1836.  The company also constructed buildings to encourage settlement within the 
town, including a warehouse and bank.  However, the “Panic of 1837", resulting from 
insufficient gold and silver to back paper money (making it worthless), limited the number of 
settlers entering into the area and subsequently the number of lots sold. 
 
Settlement began to increase by the end of the following decade.  These settlers, whether 
Americans or immigrants from Europe, began to stream into the area, at a rate much higher than 
ever before.  In 1847, one of these settlers, a Methodist Minister, built the Ogaucawning Church 
(Indian Mission Church) for the local Chippewas to worship in what is today Bangor Township.  
These residents came for the many opportunities that existed in the area, including a large 
amount of inexpensive land and employment in the region’s industry.  Many of the residents had 
lived previously in this area of the country and traveled north after purchasing land at the 
purchasing office in Detroit or Flint.  Of those residents who were new to the region, many came 
by boat via the Erie Canal and the Great Lakes.  Most of the immigrants that settled in the area 
came after the mid-century recession.  It is recorded that Germans and Hollanders began settling 
in Portsmouth Township as early as 1857.  
 
The government structure of the area continually changed.  Originally all of the land in the 
region was included in the township of Saginaw in Saginaw County.  In 1843 Hampton 
Township was formed, encompassing land from the Saginaw region north to Mackinaw.  
Williams Township followed, forming in 1855.   
 
Bay County was created from Saginaw, Midland, and Arenac counties (the latter counties 
included land from Saginaw County upon formation) in 1857.  This was the second attempt at 
separation; the first in 1855 was unsuccessful due to opposition from the representatives of 
Saginaw and Midland counties.  The want of a separate county for residents in the area was due 
in large part to resident unhappiness in having to travel as far as Saginaw for county and court 
matters.   
 
Shortly after the creation of Bay County, Little Saginaw was renamed Bay City.  In 1859 the 
township of Arenac, (including all of Arenac County plus Gibson, Mount Forest, and Pinconning 
townships), and Bangor Township (including Bangor, Monitor, Kawkawlin, Fraser, and the 
western portion of Bay City) were created.  These townships were continually split from these 
original formations into the Townships that exist in the area today. 
 



 

 
Charter Township of Bangor       McKenna Associates, Inc. 
Master Plan - Final Draft                           January, 2002 5

 
As this mentions, the Saginaw Valley was once a wilderness, covered in dense forest consisting 
of white and Norway pines as well as other evergreen and hardwood trees.  Because of this, early 
European settlement focused on the lumber industry.  The settlers used the Saginaw River and its 
tributaries as well as other streams in the area, in their connection to Saginaw Bay, Lake Huron, 
and so on, for the milling and shipping of lumber that was produced in the area during the 
Michigan lumber boom (1850-90).   
 
The growth of population in the area was directly related to the expansion of industry.  The 
population rose from 1,600 in 1860 to 39,000 in 1884, corresponding to the lumber boom.  This 
growth was expected to continue at similar rates.  Bay City projected a population of 500,000 by 
the year 2000 when designing and constructing its city hall.  It was reasoned that a community of 
that size would command a city hall equal in magnitude and state-of-the art architectural 
elegance.  The result of this can be seen in the large and historically significant City Hall that 
remains today. 
 
The shipbuilding industry along the Saginaw River was another industry in the area.  At its peak, 
there were six shipyards turning out schooners, freighters and passenger ships.  The salt industry 
started slowly due to high expenses and low profits.  The many opportunities encouraging the 
industry lowered these expenses and allowed the industry to expand.  For example, the salt was 
easier to access than in other areas, as it could be pumped directly from the ground.  Sawdust and 
exhaust steam from sawmill facilities was used in the heating process and waste materials turned 
into barrels, lowering production and shipping costs.  Wood products, including crates, barrels, 
fence pickets, hardwood flooring and such, were also a large industry in the area.  However, all 
of these industries decreased along with the diminished lumber industry.  
 
Other industries in the area include coal mining, ice harvesting, commercial fishing, and beet-
sugar refining.  The first attempt on sugar beet production occurred within the area.   Sugar beets 
and other agriculture products became an increasingly important industry for the County.  Upon 
creation of the County in 1857, only 25 farms were within its boundaries.  However, by 1884 
there were 1,402, and by 1935 there were 3,391 farms.  Bay County agriculture continued 
receiving greater respect through this time period. However, Butterfield notes in Bay County 
Past and Present, that the loss in farmland to residential growth was noted as early as the early 
1950s, and that Bay County farmers are “definitely going out of the fruit business”.  
 
Transportation has played an important role through Bay County and Bangor’s history.  River 
transportation was viable in all seasons, by sleigh or foot on the ice during winter months or by 
boat during the remaining months.  New trails and eventually roads were also created.  Many of 
the first roads created in the area were plank toll roads, as was authorized by the General Plank-
Road Act passed by the State legislature in 1848.  
 
Improvements continued with the use of stone; in fact, Bay City and the surrounding area 
became Michigan’s first “stone road district” by special act of the Legislature in 1883 and 1887.  
Eventually concrete was attempted, laid first in Kawkawlin.  However, the biggest project of the 
1920s and probably in early Bay County history was the creation of the Veteran’s Memorial 
Parkway or “River Road”.  This was the first four-lane highway within the County and was vital 
in connecting the downtown’s of Bay City and Saginaw.  Completed in 1928 and in continual 
use, this river-bordering road provides drivers with the beauty of the area. 
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The construction of railways aided the area in countless ways.  It provided safe and reliable 
transportation for new and current residents for all seasons.  It also altered the opportunities for 
distribution.  Now lumber, salt, and other industrial goods could be delivered to destinations 
throughout the state and country without limitation of the previously used water routes.  
 
References 
 
George Butterfield, Bay County Past and Present.  Bay County Board of Education, 1957.  
 
H.R. Page and Company, History of Bay County.  H.R. Page and Company, 1883.   
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CULTURE AND LEISURE ACTIVITIES  
 
Bangor Township residents are within a half hour drive to many regional cultural and 
recreational amenities. Parks, museums, and historical sites abound in the Bay region, providing 
Township residents numerous cultural activities.  This includes the performing arts which can be 
experienced at one of many nearby music and theater locations.  Area residents also have access 
to outdoor recreational and open space areas.  Hiking, biking,  boating, and swimming 
opportunities exist in the local, regional, and state park systems. The Bay County area proudly 
maintains its status as one of the best sports-fishing locations in the country.   Much of the local 
culture is entrenched in Bangor Township’s rich and long history dating back over 150 years.  
However, present day and future residents have a tremendous opportunity to take part in the 
region’s cultural heritage. 
 
The Performing Arts   
 
The 73 member Saginaw Bay Orchestra performs a variety of music types including classical, 
pop and special event concerts throughout the year.  Their typical season runs from September 
through May.   
 
The 100 member Saginaw Choral Society is considered by many to be the premiere choral group 
in the area.  The choir offers performances that typically pack a full house.  Four venues are 
performed throughout the year, two ecclesiastic performances, one pop, and one special event 
with a star guest.  Tony Bennett, Rosemary Clooney, Doc Severinsen and the Canadian Brass 
have all been guest performers with the Saginaw Choral Society.   
 
The Midland Community Concert Society has been bringing nationally and internationally 
acclaimed performers to Midland each year for fifty years.  Concerts are held at the main hall at 
the Midland Center for the Arts.  Tickets are sold to annual members, but individual tickets are 
sold as extra seats become available.  There are currently 1,200 members in the Society.  Four to 
five concerts are scheduled each season.   
 
Township residents can watch or participate in a theatrical production in any one of the regional 
and local theaters.  Bangor Township is home to ABC Productions.  ABC was founded in 1978 
and performs at the John Glenn Auditorium.  The organization was founded with the primary 
goal of providing quality family oriented programs each summer involving both students and 
adults from the Bay County area.    Residents can enjoy one of the productions many shows, 
including the annual summer Broadway musical.  Past shows include Bye, Bye Birdie, the 
Wizard of Oz, and Jesus Christ Superstar.  
 
Residents can also enjoy the historic State Theater located in Bay City.  Opened as the Bay 
Theatre in the 1920s, the State was saved by the "Friends of the State" and is currently owned by 
the Bay City Downtown Development Authority. 
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Bay City is home to the country’s oldest continuously operating community theater.  The Bay 
City Players present an assortment of theatrical performances including musicals, comedies, 
mysteries and dramas.  Five productions are performed each year for the public.  The Bay City 
Players also sponsor a summer youth theater camp.  The Midland Theater Guild provides 
popular productions at the Midland Center for the Arts.   The Pit and Balcony Theater in 
Saginaw host a community theater group which performs five to six shows each season featuring 
comedies, dramas and musicals.  The Saginaw Valley State University Theater presents a variety 
of theater productions throughout the year. 
 
Museums   
   
Sculptures, paintings and drawings can be seen at two art museums in Saginaw and one art 
gallery in Bay City.  The Marshall M. Fredericks Sculpture Gallery at the Arbury Fine Arts 
Center at Saginaw Valley State University houses more than 200 works by the famous sculptor 
Marshall Fredericks.  Located in the historic Ring Mansion, the Saginaw Art Museum has a 
permanent collection of traditional and contemporary art pieces.  The museum also displays 
temporary, thematic exhibits throughout the year.  Studio 23 Art Gallery is located on the fourth 
floor of Bay City’s Jennison  building.  Here, local artist display their works for public view and 
purchase.  The gallery contains a variety of art including paintings and sculptors. 
 
History can be revisited in one on the region’s numerous historical museums.  The Trombley 
Center House and Kiwanis’ Meyer Cabin in Veterans’ Park include Bay County items of 
interest.  Early Saginaw County artifacts are displayed at the Castle Museum of Saginaw County 
History that date back from 1840 to 1900.  Exhibits include clothing, a trading post, displays of 
early retail stores and a model village depicting Native American life.   
 
The Historical Museum of Bay County is the birthplace of the Bull Moose Party and the former 
home of a National Guard armory.  This museum contains permanent and temporary exhibits.  
Native American heritage, important industries to Bay County’s economy, and the struggles of 
pioneering women are the themes expressed in this museum’s exhibits.  
 
The Saginaw Railway Museum contains many sites for train enthusiasts.  Historic locomotives, 
cabooses, passenger and freight cars, as well as railroad equipment are on display at this original 
train depot. 
 
Historical Sites   
 
Bangor Township’s Ogaucawning Indian Mission Church was built in 1847 for local Chippewas 
to worship.  The church closed in 1950, however, the building still remains today and is located 
on the National Register of Historic Places.   
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Bay City’s historic districts and neighborhoods are accessible by foot, car or trolley.  Visitors to 
these areas will witness early American residential and commercial architectural styles dating 
back to 1830.  Another historical district in Bay City contains historic and preserved mansions 
built by lumber barons and ship building entrepreneurs.  Within an hour drive is the City of 
Frankenmuth, known as “Little Bavaria”, includes bakeries, breweries, wineries, woolen mills, 
German restaurants and pretzel, cheese and sausage factories.  The City hosts more than a dozen 
music, art and folk festivals annually.  City tours are available by trams and horse drawn 
carriages year-round. 
  
Lumbering employed more workers in the United States than any other industry in the 1860s.  
The Bay area led the country with the largest saw mill in the world located on the banks of the 
Saginaw River, across from the town of Bay City.  As Bay City’s prominence as the “Lumber 
Capital of the World” unfolded, many great buildings were constructed.  Hundreds of examples 
of fine architecture can be seen throughout the city to this day.   
 
The Center Avenue Historic District has over 250 structures on the National Historic Register. 
Many of these homes were built in the late 1800s including the magnificent mansions built by 
lumber barons and shipping moguls.  At the height of the lumbering industry, downtown Bay 
City proliferated with hotels, bars, banks and jewelry stores.  Fine architecture was also 
incorporated in the area’s early commerce center.  Today, these buildings can be visited at Bay 
City’s “Early American” Downtown shopping district and the historic Midland Street 
entertainment district.  These areas contain turn-of the-century brick buildings which currently 
house eateries, pubs and small shops.         
 
Outdoor Attractions   
 
Due to the Township’s proximity to Saginaw and Bay City, numerous recreational opportunities 
exist for area residents.  Fishing, swimming, basketball, skating, sledding, baseball, tennis, 
soccer, hiking, bowling, and football partially lists the available activities at the local and 
regional parks.  Bangor Township is home to the Bay City State Recreation Area.  The recreation 
area overlooks 4,000 feet of the Saginaw Bay and contains five miles of trails, overlook towers, 
and the Saginaw Bay Visitor Center.  The area also includes a 1,900 acre marsh know as the 
Tobico Marsh, home to many wetland birds and wildlife, a beach, playgrounds, and year-round 
camp sites. The park also has designated areas for picnicking, swimming, fishing and hunting. 
The Visitor Center offers interpretive programs and special events to help residents and visitors 
become more acquainted with the coastal ecosystem and the Bay.  Visitors may also explore the 
Jennison Nature Center. 
 
More than a dozen other parks exist in Bay City alone.  The most popular Bay City park is 
Veterans’ Memorial on John F. Kennedy Drive.  Attractions and amenities include an 1860s log 
cabin, the Kantzler Arboretum, an Olympic size pool and diving plant form, and the Trombley 
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House.  Saginaw City Parks also contain numerous amenities including the Green Point 
Environmental Learning Center, Anderson Enrichment Center and the Japanese Cultural Center  
and Tea House.  More than 30 private and public golf courses are located within a one hour drive 
of the Township. 
 
Local, state and national parks offer additional recreational opportunities such as observing 
wildlife and hiking.  Migratory birds and other wildlife can be observed at Shiawassee National 
Wildlife Refuge in Saginaw.  Wildlife can be spotted along the refuge’s trails which are 
equipped with two observation platforms with spotting scopes.  The trails are open to hikers and 
bicyclist.  
 
Within a twenty minute car ride, Township residents can visit the highly acclaimed Dow 
Gardens in Midland.  This 100 year acre site is open seven days a week all year long from 10:00 
A.M to sunset.  Visitors must pay a nominal fee to enter.  The manicured grounds contain a large 
variety of tree, shrub and flowering species.  A plaque identifies each and every plant species in 
the garden.  Dow Garden also has seasonal displays such as tulips in the spring, a greenhouse 
and gift shop. 
 
Venues and Civic Arenas Venues and Civic Arenas   
 
The Bay County Civic Arena has two ice-skating rinks which can accommodate a large number 
of people at open skate sessions and hockey league games.  The Saginaw Civic Center is a multi-
purpose complex housing the 7,600 seat Wendler Arena, the 2,300 seat Heritage Theater and the 
10,000 square foot Utility Hall.  Many special events occur here including performances by the 
Saginaw Lumber Kings professional hockey team, Saginaw Symphony Orchestra and the 
Saginaw Choral Society.   
 
Youth hockey leagues and public skating can be found at the Saginaw Bay Ice Arena. The arena 
seats approximately 800 people and is open between the months of August and May.  
 
Community Attractions/Events   
 
Bangor Township and the Bay County Area as a whole is home to many spectacular community 
attractions and events.   
 
Community Attractions/Events   
 
The Delta College Planetarium and Learning Center in Bay City is an 8.5 million dollar facility 
funded by NASA.  This impressive educational facility seats 130 visitors allowing guests to 
experience the Digistar II projector system.  This state-of-the-art system provides audience 
members a unique blend of education and entertainment.  Included in this ultra-modern structure 
are eight classrooms, a gift shop, an observation deck and a multi-purpose exhibit area with a 
catering kitchen.  
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Each Fourth of July, some 200,000 visitors come to watch Bay City’s fireworks display, one of 
the largest in the entire nation.  Other Bay City activities including strolling down the Riverwalk, 
eating at a bay-side restaurant, the St. Patrick’s Day Parade, tall ship festival, and catching the 
excitement of professional power boat racing on the Saginaw River.   
 
Bay County is home to many local, regional, and national tournaments and competitions.  The 
Bay Area has many professional bowlers.  Many local bowling alleys have hosted local, national, 
and regional bowling tournaments in the past.  Bangor Township’s Bay Lanes has been the host 
of several Professional Bowling Association (PBA) Tournaments. 
 
Ice Fishing in the Saginaw Bay is a favorite past time for many area residents.  National walleye 
fishing tournaments are held each year that attract may visitors from around the State and 
Country.   
Kids of all ages can ride a train or a pony at Saginaw Children’s Zoo.  The Zoo also offers a 
petting zoo and a hatchery.   
 
Colleges and Universities    
 
The Bay County Area is home to many fine institutions of higher learning, including Delta 
Community College, Saginaw Valley State University, and Davenport College.  Additionally, 
with close proximity to the Bay Area, residents can enjoy the campuses of the University of 
Michigan Flint, Central Michigan University in Mount Pleasant, and Michigan State University 
in Lansing.  
  
Bangor School District  
 
Bangor School District offers residences of Bangor Township and the surrounding communities 
many educational and social opportunities.  The School District in cooperation with the 
Township provides a Joint School Township Recreation Program.  The program has been 
developed to provide recreational opportunities to promote fitness, skill development, foster 
positive attitudes towards health, and give opportunities for self esteem development, recreation 
and competition for both adults and youths.  
 
The Joint Program offers a wider range of activities to area residents including but not limited to 
youth in-line skating, basketball clinics, art appreciation classes, wrestling, dancing, swimming, 
T-ball, softball, and summer recreation camps. 
 
 
 
 
 



 
 
  

 
Natural Features 
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Bangor Township’s unique combination of geology, climate, soil conditions, water features, and 
vegetation play a critical role in affecting current and potential land use.  These five categories of 
natural features are important to help the Township determine likely and potential future land 
uses. 
 

Geologic Context  
 

Michigan, like much of this part of North America, was almost entirely at the bottom of a great 
inland sea.  What is now Bay County was part of the sea bottom that was far from shore. 
Limestone, sandstone, and shale were produced during this period following the accumulation of 
organic material and chemical change.  Gravel, clay, and sand were later deposited by glacial 
drift.  This glacial activity also formed the Great Lakes and the Saginaw River Valley. 
 
The shore of the Saginaw Bay is about 580 feet above the level of the ocean.  The coast line is 
relatively regular with many swampy areas and few indentations.  One of the few slight 
indentations, or bays, is located at Tobico Marsh in Bangor Township.   
 
Soils  
 
The predominant soils that are prevalent in the Township according to the United States 
Department of Agriculture Bay County Soil Survey are Tappan loam, Belleville loamy sand, and 
Pipestone-Tibico fine sands (0- 3 percent slopes).  Particular characteristics of these soils are as 
follows: 
 
Tappan loam: 
� Nearly level, slowly drained, frequent to ponding, and found in broad, flat depressions and 

drainage ways. 
� Moderate to moderately slow permeation, with slow or ponded runoff. 
� High available water capacity. 
� Good potential for cropland, woodland, habitat for wetland wildlife, pasture, and hay crops. 
 
 Belleville loamy Sand: 
� Nearly level, slowly drained, frequent to ponding, and found in broad, flat depressions and 

drainage ways. 
� Rapid permeation in the sandy upper part (approximately 11 inches thick) and moderately 

slow below. 
� Moderate available water capacity. 
� Good potential for pasture, hay crops, and potatoes. 
� Poor potential for woodland use. 
� Sanitary facilities may require engineered fields. 
 
Pipestone-Tobico fine sands: 
� Nearly level, somewhat slowly drained Pipestone soil on low, narrow ridges and a slowly 

drained Tobico soil in depressions and narrow drainageways.   
 



 

 
Charter Township of Bangor           McKenna Associates, Inc. 
Master Plan - Final Draft              January, 2002 15 

� Low available water capacity. 
� Good potential for pasture crops, hay crops and specialty vegetable crops. 
� Building site development and sanitary facilities may require engineered fields. 
 
Soils located within the Township contain some limitations for building site development and 
sanitary facilities.  These limitations are due primarily to wet soils and potential flooding.  Since 
much of the Township is currently developed with residential, industrial, commercial and 
recreational uses these limitations can be and have been overcome.  The soil composition will 
not be a limitation for future development in much of the Township. 
 
The natural drainage of Bay County as a whole is very sensitive.  Two of the most important 
drainage ways traverse through Bangor Township, the Saginaw River and the Kawkawlin River.  
 
The Saginaw Bay Watershed, according to the Saginaw Bay Watershed Initiative Network 
includes: 
 
• Over 138 endangered or threatened species  
• More than 1.4 million people 
• Migrating song birds and waterfowl on the Central Flyway 
• Significant agricultural and industrial resources supporting Michigan's economy 
 
The Saginaw River Watershed is a vital part of the watershed of Saginaw Bay.  The immense 
river watershed encompasses many townships, cities, and counties within mid-Michigan, 
including Bangor Township.  The habitat that the River’s watershed provides for numerous 
animals and migrating birds, as well as the industry, recreation, and large number of residents 
within it, is a significant and essential portion of the Bay and it’s livelihood.  The Saginaw Bay 
Watershed Initiative Network (WIN) and other organizations were created to enhance the quality 
of life in the Saginaw Bay Watershed and have created networks of communities, 
conservationists, foundations, and businesses who work together to encourage sustainability, 
conservation, and enhancement of the Watershed. 
  
Climate   
 
Bay County’s latitude, longitude, and proximity to Lake Huron help to create the local climate.  
The climate is defined as  “humid continental”.  This climatic term simply means moist air 
masses prevail aloft and greater fluctuations in daily and seasonal temperature are experienced 
due to the Township’s interior continental position.  It is characterized by four distinct seasons 
and a relatively short summer.  Summers are influenced by warm moist air masses from the Gulf 
of Mexico.  In winter, cold, dry air masses cross the warmer Great Lakes and pick up moisture.  
This moisture can fall in the form of rain or “lake effect” snow.  Bay County commonly 
experiences the lake effect phenomenon when winds form the northeast flows over Lake Huron.  
 



 

 
Charter Township of Bangor         McKenna Associates, Inc. 
Master Plan - Final Draft              January, 2002 16 

 
These climatic conditions give local agrarians about five months, or approximately 150 frost-free 
days a year.  The Great Lakes provide a moderating effect on local temperatures, preventing 
early budding in the Spring and extending the growing season in autumn.   
 
The average annual temperature is 56.7 degrees Fahrenheit.  In winter, the average daily 
temperature dips down to 24.9 degrees F.  In summer, the average daily temperature climbs to 
69.8 degrees F.  Average annual rainfall is 27.9 inches of which 16.37 inches, or 59 percent, 
usually falls between April and September, which is the growing season for most plants. 
 



 
 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Social Characteristics 
 
 
 
 
 
 
 
 
 
 
 

 



 

 
Charter Township of Bangor       McKenna Associates, Inc. 
Master Plan – Final Draft             January, 2002 18 

Population Trends and Projections 
 
Bangor Charter Township has experienced a slight decline in the overall population of the 
Township with 16,028 residents in 1990 and 15,547 residents in 2000.  The 3% decrease in 
population can be largely attributed to the fall in the average household size over the past ten 
years.  The average household size has decreased from 2.65 persons per household to 2.44 
persons per household.  Other more urban communities within close proximity to the Township, 
such as Bay City and Essexville, have also experienced a decline in total population.  On the 
other hand, more rural communities within the area have seen an increase in population in the 
last ten years.  The trend in Bangor is not unique, Bay County as a whole declined in population 
approximately 1.4% in the last decade. 
 
Table 1:  Population Trends of Selected Municipalities, 1990 to 2000 Bay County, Michigan 
 

  1990 2000 1990 - 2000    Percentage 
Change 

Bangor Township 16,028 15,547 -3% 

Monitor Township 9,512 10,037 5.5% 

Bay City 38,936 36,817 -5.4% 

Hampton Township 9,520 9,902 4.0% 

Essexville 4,123 3,766 -8.6% 

Kawkawlin Township 4,852 5,104 5.2% 

Bay County 111,723 110,157 -1.4% 
Source: 1990 & 2000 U.S. Census of Population 
 

Table 2 compares the characteristics of the households in Bangor Township with nearby selected 
municipalities.  According to the 2000 Census, there was an average of 2.44 persons her 
household in Bangor, which is slightly less than Bay County at 2.47. 
 
Table 2:  Households in Selected Municipalities, 2000 – Bay County, Michigan 
 

 Persons in Households Total Households 

Bangor Township 2.44 6,285 

Monitor Township 2.47 4,111 

Bay City 2.38 15,208 

Hampton Township 2.31 4,137 

Essexville 2.53 1,487 

Kawkawlin Township 2.62 1,910 

Bay County  2.47 43,930 
Source: 2000 U.S. Census of Population 
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Table 3 shows the annualized buildings permits issued for single and multiple family dwellings.  
While there was a consistent increase in the number of new dwellings constructed in the 
Township over the past five years, the total population of the Township has declined as indicated 
in Table 1, above. 
 
Table 3:  Population Estimates Based on Buildings Permits Issued 
 

Year New Dwellings New Population * 

1995 26 69 

1996 31 82 

1997 29 77 

1998 28 74 

1999 27 72 

2000 22 54 

TOTAL 163 428 

Source: Bangor Township Building Department and 2000 U.S. Census of Population 

*New population determined by average person per dwelling multiplied by new dwellings in that 
year. 
 
Age Structure 
 
The Township’s median age is slightly older than the rest of the County.  The 2000 Census 
shows that the median age of Township residents is 40.3 years old, while Bay County residents 
as a whole were a bit younger at 38.4 years old. 
 
By far, the largest single segment of the population is in the 20 to 44 year old category or in the 
“family forming” years.  This category comprises approximately 32.3% of the total population.  
It is assumed these people will have children, possibly increasing the local population.  On the 
other hand, 2,283 (14.7%) people are 65 years or older, and 4,219 (27.1%) are 45 to 64-year old 
(see Table 4).  Nearly 42 % of Bangor’s Township’s total population is either mature or of 
retirement age.  Age structures have important planning implications in terms of meeting the 
needs of Township families and maturing residents. 
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Figure 1:   2000 Percentage of Population Age Structure for Bangor Township and Bay 
County, Michigan 

Source:  2000 U.S. Census of Population 

 
Racial and Ethnic Composition   
 
The 2000 Census reported that out of the Township’s 15,547 residents, 96.5% residents of the 
population is white. Minority residents collectively make up the additional 3.5% of the local 
population. Minority groups include 0.4% American Indians, 0.6% Asians, 0.6% blacks and 
1.9% residents of other races.  This composition is relatively consistent with the entire Bay 
County area. 
 
Disabled Population   
 
It can be assumed that some of the Township residents have mobility or self-care limitations. 
Recreation Planning should take particular attention to the disabled to stay in compliance with 
Title II of the Americans with Disabilities Act (ADA).  This act prohibits both intentional and 
unintentional discrimination against all individuals with disabilities in all programs, activities, 
and services provided by public entities. 
 
Findings, Conclusions, and Implications  
 
The Township’s population tends to be slightly older than the overall County population.  With 
over 6,500 residents past the prime family-forming years, the Township should consider 
recreation, housing and service programs for a mature population.  Senior citizen housing could 
be provided at an appropriate location in the community with good access to shopping and 
medical facilities. 
 
Additionally, the Township should consider ways of attracting additional population in the 
family forming years.  By providing affordable housing opportunities, family friendly 
neighborhoods with parks and playgrounds,  schools, and other opportunities catered to meet the 
needs of young families the Township will ensure a diverse population base that will secure the 
continued success of the Township. 
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Introduction  
 
One purpose of the Master Plan is to identify employment-related and income-characteristics of 
the residents.  In addition, the Master Plan should identify the type and amount of economic 
growth the Township is interested in achieving.  To accomplish this, it is necessary to become 
generally knowledgeable of the Township’s economic characteristics.  Equally important, an 
understanding of business and industrial development patterns in and around the community 
must be understood. 
 
This section will provide information relative to Bangor Township's economic base.  Income and 
employment characteristics of the residents and the composition of the labor force will be 
examined. In addition, the State Equalized Value (SEV) growth analysis is used as an economic 
growth indicator. 
 
Employment Type   
 
Table 5 illustrates and compares the Township’s employment types or availability with Bay 
County and the State. Many similarities exist among all three jurisdictions. However, a few 
noticeable differences exist. Bangor Township’s employment has a higher percentage in 
construction, transportation, communication and other public utilities, and finance, insurance, 
and real estate than the County or the State.  Relative to the State, the Township has fewer jobs 
in the agricultural, transportation, manufacturing of durable goods, business and repair services, 
personal services and public administration. 
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Table 4: Employment by Industry, 1990  
 

Industry Michigan Bay 
County 

Bangor  
Township 

Agriculture, forestry, and fisheries 2% 2% 1% 

Mining 0% 0% 0% 

Construction 5% 5% 6% 

Manufacturing, nondurable goods 5.6% 7% 7% 

Manufacturing, durable goods 19.0% 17% 17% 

Transportation 3.3% 3% 4% 

Communication and other public utilities 2.1% 3% 4% 

Wholesale Trade 4.0% 4% 4% 

Retail Trade 18.0% 22% 22% 

Finance, insurance, and real estate 5.4% 5% 6% 

Business and repair services 4.7% 4% 2% 

Personal service 2.7% 3.0% 4% 

Entertainment and recreation services 1.2% 1% 1% 

Professional and related services 23.3% 22% 21% 

Public Administration 3.7% 3% 3% 

Source: 1990 U.S. Census of Population 

   
Table 5:  Occupational Status - Bay County, Michigan 
 

Occupation 1990 

Managerial and Professional 20.5% 

Technical, Sales and Administrative Support 31.7% 

Service Occupations 14.4% 

Farming, Forestry and Fishing 1.5% 

Precision Productions, Craft and Repair 13.8% 

Operators, Fabricators and Laborers 18.2% 

Source:  1990 U.S. Census of Population 
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Income   
 
Bangor Township's 1990 median household income compares favorably with that of Bay County  
and Michigan.  The Township median household wage was $33,608, which is $5,668 more than 
the County and $ 2,588 more than the State.  The higher incomes suggest Bangor has become a 
popular home community for middle and upper class Bay County residents. 
 
Property Value   
 
A review of the State Equalized Value in the Township reveals an impressive growth in property 
value.  The SEV is established by assessors for tax purposes, and is equivalent to half a 
property’s estimated market value.  Table 7 shows SEV growth for Bangor Township from 1995 
to 2000.  The Township’s SEV grew at impressive rates with the majority of growth occurring in 
the residential and agricultural sectors.   
 
Table 6: Township SEV Growth 
 

Year Agricultural  % of 
Total  

Commercial % of  
Total 

Industrial % of  
Total 

Residential % of 
Total 

1995 $317,000 0.12% $66,947,600 25.5% $12,840,800 4.9% $182,648,750 69.5% 

1996 $332,900 0.12% $71,069,800 25.1% $13,604,800 4.8% $198,239,800 70.0% 

1997 $424,950 0.14% $72,987,700 24.5% $13,052,400 4.4% $210,884,050 70.9% 

1998 $486,650 0.15% $77,428,000 24.4% $12,942,600 4.0% $227,108,800 71.4% 

1999 $507,050 0.15% $84,093,200 24.8% $12,786,900 3.8% $242,087,800 71.3% 

2000 $545,850 0.15% $92,216,850 24.9% $13,460,600 3.6% $263,593,100 71.2% 

Increase 

1995- 
2000 

 
$ 228,850 

 
41.9% 

 
$25,269,250 

 
27.4% 

 
$619, 800 

 
4.6% 

 
$80,944,350 

 
30.7% 

Source: Charter Township of Bangor 

 
SEV is also a good indicator of Township property tax revenue.  Township property tax revenue 
is dependant upon taxable value related to the SEV.  Though taxable value increases at a lower 
rate than SEV, it catches up with SEV as properties change hands.  Since SEV, and eventually 
taxable value, is increasing, the Township can expect similar increases in tax revenue. 
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Table 7: Township Budget  
 

Year Budget  
Amount 

Numerical  
Change 

Percentage 
Change 

Total  
SEV 

Ratio: 
Budget/SEV 

1997 $2,828,188 - - $297,348,940 - 

1998 $2,703,553 ($124,635) (5.5%) $317,966,050 0.0085 

1999 $2,669,172 ($34,381) (1.3%) $339,474,950 0.0078 

2000 $2,804,551 $135,379 4.9% $369,816,400 0.0075 

2001-forecast $2,490,790 ($313,761) (11.2%)   

Source: Charter Township of Bangor  

 
Table 8 notes a generally consistent Township budget.  The budget amount changed from year to 
year, with an increase of 4.9% one year and a decrease 11.2% another.  The general trend is for a 
smaller Township budget.   
 
Findings, Conclusions and Implications   
 
The indicators demonstrate that Bangor Township is generally in good economic health.  
Residents are more prosperous than most other people in the County.  Property value is 
increasing at a rate higher than inflation, suggesting that there is a relatively high demand for 
Bangor property. 
 
Given the strength of the local economy and land value, it must be assumed that current land use 
policies are received favorably in the private sector.  The Bangor Planning Commission and 
Township Board should recognize the overall strength of the of those indicators and create 
policies that will be reinforce and strengthen private investors confidence and commitment in the 
community. 

 

 
 
 
 
 
 



 

 

 
Housing Analysis   
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Housing Type   
 
Bangor Township is primarily composed of single family detached homes.  The type of these 
particular homes depends on the area of the Township.  These types include:  large homes on 
smaller lots adjacent to the waterfront, large homes on large lots closer to the State Recreation 
Area, and smaller homes on urban size lots close to the Township’s Bay City border. 
 
According to 2000 Census data, 80.8 % of all occupied housing units are owner-occupied.  This 
compares favorably to the rate for Bay County of 75.0% and for Michigan of 73.8%.  This is a 
good sign for the Township, as residents who own their homes typically maintain the homes in 
better condition, stay in the homes longer, and have more at stake in the community. 
 
It is vital for a community to provide all types of housing units to serve the needs of its residents 
and to allow a more diversified population.  Without a wide variety of housing opportunities it is 
difficult for young people, new families and senior citizens to find housing that each can afford.  
 
Table 8: Housing Occupancy in Bangor Township and Bay County 2000 
 

Type of Housing Unit Bangor Township Bay County 

Owner-Occupied 
Number 
Percent 

 
5,081 
80.8% 

 
34,837 
75.0% 

Renter Occupied 
Number  
Percent 

 
1,204 
19.2% 

 
9,093 
19.6% 

Vacant Units 
Number 
Percent 

 
278 
4.2% 

 
2,493 
5.4% 

Source: 2000 U.S. Census of Population 

 
Age of Housing   
 
The age of housing has effects on its condition.  In most cases the need for major repairs or 
rehabilitation surface when housing is over 30 years.  Programs are started in many communities 
to encourage proper maintenance and reinvestment of these older homes. Assistance is currently 
offered to homeowners through the Township’s Paint and Pride campaign.  In doing so, 
communities can encourage the sale and use of existing homes which utilize constructed 
services.  This is important as the construction of new homes may be more costly to the 
Township, in requiring new services and in seizing land previously used for agricultural or non-
residential purposes. 
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Table 9: Age of Housing in Selected Municipalities, 1939 to 1990 - Bay County, 

Michigan 
 

Year 
Structure 

Built 

Bangor 
Township 

Monitor 
Township 

Bay 
City 

Hampton 
Township 

Williams 
Township 

Kawkawlin 
Township 

Bay 
County 

State of  
Michigan 

1980 to 
1990 

446 403 470 542 125 329 3,324 522,034 

1970 to 
1979 

1,604 924 1,213 1,599 369 384 9,109 785,613 

1960 to 
1969 

1,531 819 1,109 697 318 337 6,606 622,650 

1950 to 
1959 

1,279 763 2,453 502 350 383 7,692 688,994 

1940 to 
1949 

801 273 1,967 223 100 106 4,592 428,845 

1939 or 
Earlier 

578 401 9,160 429 226 287 12,911 799,790 

Source:1990 U.S. Census of Population 

 
Housing Value and Contract Rent   
  
The value of housing and rental properties is a good indicator of housing status and 
affordabillity.  The majority of Bangor’s homes were valued between $50,000 and $99,999, 
about 46.1%.  This compares to favorably with the 43% of homes within the $50,000 to $99,999 
category for the state of Michigan.  Thus, Bangor Township has higher average housing values 
than the average of Bay County.  Because of this and the low number of multiple family 
properties within the Township, Bangor may not be as affordable to all groups of people as other 
municipalities within the County.  However, it is important to note that the significant difference 
between the values of Bangor and Michigan in general represent the lower cost of living found in 
this area of the state. 
 
The median rent of rental properties is $308.00.  This figure is higher than the average for Bay 
County and lower than the average for the state.  Thus, while owner-occupied values may not 
permit all Township residents to own their homes, current and future residents may seek out 
lower rents in available rental properties.  However, until a greater percentage of rental 
properties are provided, these opportunities will be limited. 
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Table 10:  Median Housing Values & Median Rent Cost, 1990 
 

 Owner-Occupied Median 
Housing Value  

Median Contract Rent 

Bangor Township $ 53,000 $ 308.00 

Bay County $ 44,100 $ 287.00 

State of Michigan $ 60,600 $ 384.00 

Source: 1990 U.S. Census of Population 

 
Findings, Conclusions, and Implications   
  
The community’s housing stock is generally indicated to be in good condition.  The Township 
has a relatively small supply of apartments available.  The land use plan can provide for 
additional multiple family housing in order to create accommodations for some of the “empty 
nesters”, senior citizens, and young people in the community.  Some single-family housing is 
also popular in the Township.  Substantial additional land should be available for development of 
homes. 
 
Based on this analysis of the population and housing data and other considerations, the following 
are expected to affect residential development. 
 
• Regional Development Patterns 
 

The extent of new development that Bangor will see is dependant on the growth of the 
region and movement patterns.  The Township and its attractive features such as its close 
proximity to Bay City, waterfront location, commercial corridors, and accessibility to 
regional highways, will continue to be a draw for development.  However, it is a good 
assumption that Bangor  will probably receive little or no growth at all if Bay County or 
Saginaw County do not expand. 

 
• Public Services 
 

Development in Bangor is also dependant on the amount and extent of public services 
within the Township.  Any large scale development will continue to be limited to the 
areas where utilities are provided.  Thus new development should be concentrated into 
areas that are currently serviced by or anticipated to be serviced by public utilities in the 
near future. 
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• Housing Affordability and Range 
 

The median housing value and rent of Bangor will remain a factor in the type or extent of 
growth that the Township will receive.  It is important that a wide range of housing 
values and type are provided that will allow a mixed population. 

 
• Schools 
 

Growth is also dependant on the traits of the local school system.  The location, quality, 
and size of the school can affect whether people move in or stay in Bangor Township.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 

Existing Land Use  
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Methodology  
 
An existing land use survey was completed in February, 2001.  This survey utilized field 
research, aerial photographs, and Planning Commissioner knowledge to establish land uses for 
all parcels within the Township, and provides the basis for an existing land use analysis. 
 
Nine land use categories were established to categorize the various land uses found throughout 
the Township.  These categories include Agriculture, Single Family Residential, Multiple 
Family, Mobile Home Park, Commercial, Office, Industrial, Public/Semi-Public, and Vacant.  
The Existing Land Use Map was created and shows where these land uses are found.  Each land 
use category is described in the discussion that follows. 
 
Land Use Categories  
 
The following land use categories were delineated. 
 
Agriculture.  All land under cultivation or utilized for agricultural type activities.  
 
Single-Family  Lots used for single-family residences. 
 
Multiple-family  Apartments, duplexes, and attached condominiums. 
 
Mobile Home Park.  This category describes organized developments that contain movable 
manufactured housing.  
 
Commercial.  This category denotes development primarily used for retail sales and service. 
  
Office.   This category includes office buildings (medical and professional). 
 
Industrial.  This category describes light and heavy industries, including manufacturing, 
fabricating, processing, warehousing and wholesaling. 
 
Public/Semi-Public.  This category denotes public parks, churches, schools, non-profit 
organizations, utilities (including public and private facilities for gas, water, sewer, electric and 
telephone) and other public property.  Public property is generally considered an asset as it 
provides recreational and cultural opportunities for residents. 
 
Vacant.   Land lying fallow, wooded areas and wetlands are characterized as vacant. 
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Existing Land Use Map 
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Existing Land Use Descriptions  
 
The location and the layout of the different categories of land uses provide a basis for which 
future land use decisions are made.  The Existing Land Use Map shows where these lands can be 
found on a parcel-by-parcel basis.   Following is a discussion of where each of the land use 
categories are located and a description of the role that they play in the Township today. 
 
Agriculture.   The soils found within the Township are ideal for agriculture uses.  However, 
very few remaining sites are utilized for farming activities due to the increasing development 
pressure in Bay County.   Existing agricultural areas are intermingled among various uses within 
the Township.   
 
Single Family Residential.  As noted in the 1990 Comprehensive Plan, Bangor Township is a 
primarily residential community.  While single family residences are the primary use within the 
community, the rate of new homes built within the Township has decreased substantially from 
the rate of homes built within the 1970's.  However, the number of new homes built within the 
last 10 years has been relatively consistent, with an average of 30 homes built every year.   
 
Three rather distinct residential development patterns have occurred within the Township.   
 

�  Residential developments within the southwestern corner of the City, from Fisher Road 
north to Wilder Road have traditionally followed Bay City’s grid pattern design.  Newer 
developments within this area are becoming more suburban with cul-de-sac and 
curvilinear streets. 

 

�  Large, rural residential type development has occurred primarily within the area of the 
Township north of Wilder Road with the exception of the areas along the waterfront.   

 
�  Small, narrow residential lots have been historically developed along Lake Huron.  Many 

of these areas contain smaller “cottage” style housing.  Recently, however, many of these 
“cottage” style homes have been replaced with larger homes. 

 
Multiple Family Residential.  Existing multiple family developments intermingled primarily 
among existing single family residential developments.  The Township as a whole has limited 
multiple family developments and has seen only one new multiple family development within 
the past ten years.  
 
Mobile Home Parks.  The Township contains four mobile home parks.  Many of these mobile 
home parks were constructed within the 1960's and 1970's.  
 
Commercial.  The Township’s close proximity to Bay City has made it very attractive for 
commercial development.  Two major commercial corridors exist within the Township,  Euclid 
Road corridor form the Bay City border north to Wheeler Road is the primary commercial                         
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corridor within the Township, as well as Wilder Road east to Patterson Road.  These areas are 
not only the primary commercial areas for the residents of Bangor, but also for the residents of 
the surrounding communities.  Bangor is an established commercial center for the Bay County 
area. 
 
�  Euclid Road Corridor.  Euclid Road south of Wheeler Road is one of the most urbanized 

areas within the Township and contains much of the Township’s original commercial 
establishments.  This road has served as an important binding thread between the 
Township and the City of Bay City.  The majority of commercial uses within the corridor 
back up directly to single family uses with the exception of the area between Wilder 
Road and Wheeler Road.  Commercial uses within this area are located on relatively 
small size parcels with limited landscaping and parking.  

 

�  Wilder Road Corridor.  Wilder Road has seen the most recent commercial development 
within the Township.  This corridor is home to the Bay City Mall, Home Depot, and 
other large commercial establishments.  The commercial uses available within this 
corridor area attract consumers from the entire Bay County area. 

 
Office.  Office uses are located primarily within the established commercial corridors in the 
Township.  The majority of office uses in the Township are located along Wilder Road and 
Euclid Road.   
 
Industrial.  Industrial uses within the Township are not located within any one specific area of 
the Township. Moreover, the industrial uses are randomly located within all areas of the 
Township, intermingled amongst other land uses, with the exception of the extreme southeastern 
portion of the Township.  Historically, much of the Township’s southern waterfront properties 
where utilized for industrial activities, many of which remain today.  
 
Public/Semi-Public. Several properties fall within this category.  These properties include a 
significant amount of the Township, and include areas such as the Tobico State Park, churches, 
public and private schools, Michigan Department of Natural Resources (MDNR) boat launch, 
utilities, and non-profit organizations such as the YMCA.    
 
These types of uses are usually seen as an asset to the Community.  They offer residents 
recreation opportunities as well as a method of preserving open space. 
 
Vacant. The Township has a vast amount of vacant/undeveloped land available for future uses 
and open space preservation.  The largest contiguous tract of undeveloped land is located 
southeastern portion of the Township.  Other areas of undeveloped land are scattered throughout 
the Township.  
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Table 11:  Existing Land Use 
 

 1989  2001  

Land Use Categories Acres Percent 
of Total 

Acres Percent 
of Total 

Agriculture/Vacant 4,328.0 49.4 2,334 27.6 

Residential 
-Single-Family Residential 
-Mobile Homes 
-Multiple Family 

 
2,126.0 

55.1 
105.0 

 
24.3 
0.62 

1.2 

 
2,638 

86 
92 

 
31.3 

1.0 
1.0 

Commercial 359.3 4.1 490 5.8 

Office 17.6 0.20 48 0.57 

Industrial 527.9 6.1 850 10.1 

Public/Semi-public 1,234.4 14.1 1,339 15.9 

Total 8,753 100.0 8,436* 100.0 

* Total includes right-of-way (559 acres). 
Source: Charter Township of Bangor Comprehensive Plan, 1990; McKenna Associates, Inc., 2001  

 
It was apparent in comparing the existing land use analysis of the previous master plan with the 
current analysis that very little has changed within the last ten years, with the exception of the 
amount of agricultural/vacant land area available.  Table 4.1 does show that there are acreage 
differences between the uses.  The cause for this is most likely the different techniques each 
analysis used to perform the acreage calculations.  The current analysis was able to utilize GIS 
technology presumably unavailable for use during the completion of the 1990 Comprehensive 
Plan.  Rather than having to estimate acreage, the current analysis utilized digitized information 
received from Bay County for exact parcel acreage.  Thus much of the difference in acreage 
found in Table 4.1 is due to the different methods of calculation rather than increasing or 
decreasing land use patterns. 
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Findings, Conclusions, and Implications  
 
A wide variety of land use development patterns currently exist within the Township.  Many of 
these patterns, if permitted to proliferate, may not be compatible with adjacent land uses.  For 
example, the storage of a contractor’s equipment on the same parcel as a home may create 
excessive noise, dust, and fumes, all nuisances to the surrounding neighborhood.  Landscaped 
buffering and other techniques should be utilized to minimize the impact of such uses.   
 
Additionally, it should be noted that the Township has a strong base of land use development.  
Future land use decisions should take into account existing development patterns.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 

 

 
 
 
 
 
 
 
 
 
 

Public Infrastructure 
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Circulation Analysis 
 
Bangor Township is served by a substantial range of transportation lines and amenities.  The 
Township’s is serviced by Euclid Road (M-13),Wilder Road, and a number of county primary, 
secondary and local roads, many of which play an important role in the region’s transportation 
system.  These roads link Bangor Township to other regional communities.   
 
The Grand Trunk Western Railroad lines traverse the Township and serves as a rail connection 
to Detroit, Pontiac, Flint, Battle Creek, Port Huron, Toledo (Ohio) and Chicago (Illinois).   This 
rail line was an important part of the Township’s growth providing a necessary linkage to Bay 
City as well as other regions within the State.  Another rail line, the Detroit Mackinac Railroad, 
was an important rail connection in the Township history. Today, however,  the Detroit 
Mackinac Railroad is in the process of being converted into a pedestrian trailway.  The Township 
should encourage the development of abandoned railroad right of ways to pedestrian trails.   
 
Besides the auto routes and rail lines that run through the Township, residents and businesses 
also benefit from the Bay Area Metropolitan Transit Authority and international waterways.  The 
extent and accessibility to these facilities create development opportunities in many areas of the 
Township.   
 
Auto Routes 
 
Township roadways are classified differently by the Bay County Road Commission and the 
Michigan Department of Transportation.  The Majority of roadways within the Township are 
under the County’s jurisdiction, however, there are several state roadways within the Township 
boundaries or within close proximity. 
 
Bay County Road Commission Roadways . 
The Road Commission places roadways into the following categories: interstate highway, federal 
highway, state highway, county primary, and county local.   
 
 Highways.  Bangor Township is traversed by state highways M-13 and M-247. In 

addition to these state highways, the Township is located within close proximity to I- 75, 
US 10 and M-10 which connect Bangor to other areas in the region as well as the State. 

 
 County Primary Roads.  Nineteen county primary roads run through the Township.  

Primary road improvements are funded by the Bay County Road Commission.  The 
following roads are primary roads:  

 
• Aplin Road  (from Patterson to Bay Road) 
• Bangor Road (from Wilder to Donahue Road) 
• Beaver Road (Two Mile to M-247) 
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• Boy Scout Road (Two Mile to State Park Drive) 
• Euclid Road (Beaver to Killarney Beach) 
• Fisher Road (Two Mile to M-13) 
• Gies (Thomas to Jenny Road) 
• Kiesel (Two Mile to Euclid Road) 
• Killarney Beach (N. Euclid to N. West End) 
• Midland Road (Two Mile to M-13) 
• North Union Road (Two Mile to M-13) 
• Old Kawkawlin Road (Two Mile to State Park Drive) 
• Patterson Road (Wilder to Zimmer Road) 
• Shady Shore Road (east of Bay Road) 
• State Park Drive (Wilder Road to State Park entrance) 
• Two Mile Road (Midland to Old Kawkawlin) 
• Wheeler Road (Two Mile to Patterson) 
• Wilder Road (Two Mile to Tiernan Road) 
• Zimmer Road (Bangor to Patterson Road) 

 
County Local Roads.  The majority of the roads within the Township fall under this 
classification.  County local roads include all the roads within the Township, unless otherwise 
classified as a County Primary Road, Highway, or a private roads.   Local road improvements are 
funded by the Township.   
 
Michigan Department of Transportation Roadways 
 
Roadways are categorized differently by the Michigan Department of Transportation (MDOT).  
MDOT provides for  eight different “functional classifications.”  They are:  interstate freeway, 
other freeway, other principal arterial, urban major arterial, urban minor arterial, urban collector, 
rural major collector and rural minor collector.   This road classification scheme identifies the 
type and volume of traffic that are appropriate for each segment of the road network. The 
classifications establish expectations among residents, Township officials, and transportation 
engineers concerning the operational characteristics of each road. 
 
Following are definitions for urban major arterial, urban minor arterial, urban collector, and rural 
collectors including major and minor: 
 
 Urban Major Arterial. Primary function is to accommodate longer distance travel 

between communities and expressway interchanges and within the Township.  Major 
arterials are usually state trunk lines and the "mile" roads, typically with posted speed 
limits of 35-45 miles per hour in urban areas.  
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Road Classification Map 
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Urban Minor Arterial.  Primary function is to move traffic within the community rather 
than connect to other communities or expressway interchanges.  Access to adjacent land 
uses is another important function so legal speed limits are  slower than that of major 
arterials. 

 
Urban Collector.  The main function is to collect traffic from nearby local streets and 
link it with the surrounding arterial street system.  Generally, collectors are not intended 
for through traffic, but they can serve as a minor arterial when congestion occurs.  Speed 
limits are usually 25-35 miles per hour, and on-street parking may be permitted.  Rights-
of-way are typically less than arterials but greater than local streets.  

 
Rural Collectors.  The rural collector routes generally serve  intra-county motorists 
where  predominant travel distances are shorter than on arterial routes. Consequently,  
moderate speeds are typical and allowed. 

 
In order to define more clearly the characteristics of rural collectors, this system is sub-classified 
according to the following criteria: 
 
 Major Collector Roads. These roads are eligible for federal aid and should: 
 
 

� provide service to any county seat not on an arterial route to the larger towns 
not directly served by the higher system, and to other traffic generators of 
equivalent intra county importance, such as consolidated schools, county 
parks, important mining and agricultural areas and similar uses; 

 
� link these places with nearby larger towns or cities, or with routes of higher 

classification (arterials); and  
 

� serve as the more important intra-county travel corridors. 
 

Minor Collector Roads.  These routes should: 
 

� be spaced at intervals, consistent with population density, to collect traffic 
from local roads and bring all developed areas within a reasonable distance of 
a collector road;  

 
� provide service to the remaining smaller communities; and 
 
� link the locally important traffic generators with their rural hinterland. 
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Planned Road Improvements  
 
According to the Michigan Department of Transportation (MDOT) the following roadway 
improvements are included within their 2001-2005 five year program: 
    
� M-13 from Fisher to Wilder Road is planned for road resurfacing in 2005. 
 
The Bay County Road Commission (BCRC) funds all roadway improvements to County 
Primary Roads.  All County Local Road improvements are funded by the Township.  The 
following stretches/intersections of Primary Roads are planned for resurfacing: 

 
� During 2001: 

State Park Drive from Wheeler Road to Wilder Road 
Patterson Road from Wheeler Road  to Zimmer Road 
Kiesel Road from Two Mile Road to Euclid Road  

 
� During 2002: 

Two Mile Road from Midland Road to Wilder Road 
Wilder Road from the M-13 connector overpass to Euclid Road  

 
Though the BCRC maintains a five-year plan for road improvements, they are reluctant to report 
specific improvements planned for beyond one year as changes due to funding may occur.   
 
Air Service 
 
Bangor is served by MBS International Airport in Freeland.  MBS is located west of the 
Township south of US-10.  The airport handles an average of 48 commercial and private flights 
per day.  Scheduled commercial service is provided by Northwest Airlines, Continental Airlines, 
United Air Lines and USAir.  Though the airport currently handles no scheduled commercial 
international flights, a U.S. Customs Office operates at the airport serving private international 
passenger and cargo flights. 
 
Adjacent Waterways  
 
The international waterways of the Saginaw River, Kawkawlin River and Sagninaw Bay are 
located within Bangor Township.  The Saginaw River and Saginaw Bay have contributed to the 
major industry in the Bay area since the late 1800's.  These waterways still provide an important 
shipping alternative to Bay Area businesses.  
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Water Distribution System Map 
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Sanitary Sewer System Map 
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Pedestrian Paths and Networks  
 
With the allocation of state grants as well as additional funds from the Township’s Downtown 
Development Authority (DDA), providing a safe and efficient sidewalk network has become an 
increased interest over the past couple of years. Sidewalks provide safe pathways through 
neighborhoods for children and other residents.  On a larger scale, sidewalks in single-family 
residential neighborhoods can be linked to pathways along major roadways that may lead to 
destinations in and around the Township.  Places like the Bay City State Recreation Area/Tobico 
marsh, Bay Civic Arena, Bay City Mall, the Township Hall, Schools,  Downtown Bay City, and 
the Bay City Rail Trail and Riverwalk are all destinations that could become accessible to 
bicyclists, inline skaters and pedestrians through a pathway network. 
 
Utility Analysis 
 
 Electrical Service Area. 
 Electrical service is provided to the residents and businesses of Bangor Township by 

Consumers Power.   
 
 Public Water Service. 
 Map 3 illustrates the main water lines located within the Township.  Public water is 

provided by the Bay County Water and Sewer Department.  The water treatment plant is 
located on east side of Euclid Road, north of Lauria Road.  Much of the developed areas 
within the Township have access to public water.  Those residents who do not have 
access to public water utilize private wells to supply water.  

 
 Public Sanitary Sewer Service. 
 Map 4 illustrates the main sewer lines located within the Township.  Public sewer service 

is provided by the Bay County Water and Sewer Department.  The wastewater treatment 
plant is located in Bangor Township north of Wilder Road on the east side of Patterson 
Road.  Sanitary sewer service is available within much of the developed areas of the 
Township.  Residents who do not have access to this service must utilize individual 
septic fields. 

 
Natural Gas Service. 

 Consumers Power provides natural gas service to the residents in Bangor Township.  
 
 Storm Drainage 

Storm water in the Township is drained over land by a network of improved drains and 
natural streams and rivers. State and federal regulations have significantly altered storm 
drainage design parameters in recent years.  Enforcement of clean water laws has 
mandated the control of soil and sediment in surface waters.  Soil erosion and 
sedimentation permits are routinely reviewed by the County before construction work in 
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the Township.  Additionally, flood control measures have demanded that communities 
regulate the amount and velocity of storm water entering drainage systems.  Storm 
drainage retention or detention ponds are now a part of most new development. 

 
Certain areas of the Township have experienced severe flooding in the past.  The 
Township should work with adjacent communities to initiate a coordinated effort to limit 
the frequency of flooding.   

 
The current utility service areas appear to adequately provide residents with the necessary 
services.  As the Township continues to grow, greater demand will be placed on maintaining and 
expanding the existing utility infrastructure. 
 



 

 
  

Community Facilities 
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Community Facilities  
 
The responsibility of providing public facilities to the residents of Bangor Township is shared by 
several public entities.  Administrative services, recreation, utilities, roads and other public 
infrastructure are provided by the Township, Bay County Road Commission, Bay County Water 
and Sewer Department, Bangor Public Schools and various other public agencies.  
 
The Township administration complex is located at the northeast corner of State Park Drive and 
Wheeler Road.  The complex includes the Township Hall and Fire Department.   
 
Administrative offices housed in the Township Hall include the Supervisor, Clerk, Treasurer, 
Assessing, Building and Zoning and general administration.  The Hall also contains storage 
space for Township records, including site plans, print files, information kiosk, and similar 
information.  
 
The Fire Department includes 15 full-time employees, including a Fire Marshal and Fire Chief, 
and 23 part-time employees.  All administrative duties are performed by the Fire Department 
employees with the occasional assistance of the Township Hall personnel.     The Fire 
Department operates out of two separate fire stations, one being located in a building on the 
Township Administration complex adjacent to the Township Hall and the other is located on 
North Union Road.  No additional stations are presently planned to service the Township. 
 
Police service in the Township is provided by the Bay County Sheriff’s Department.   
Additionally, the Michigan State Police have a post located in Bangor Township. 
 
Bangor Township is served by the Bangor Township Public Schools for public school services.  
The following schools service the Township: 
 

High Schools:     John Glenn High School and Westside High School 
 
 Middle Schools: Crista McAuliffe Middle School 
 
 Elementary Schools: Central, Lincoln and West Elementary Schools 
 
Library facilities are provided by the Bay County Library System.  Several library branches are 
easily accessible to Bangor residents.  Residents also have access to the library facilities located 
at Delta College and Saginaw Valley State University.   
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Recreation Facilities  
 
Recreational facilities are provided to the residents of Bangor Township by several different 
entities.  Many of the recreational opportunities offered to residents are sponsored in joint 
cooperation between the Township and the Bangor Township School District.   
 
Additionally, the Bay City State Recreation Area provides many additional recreational 
opportunities to the residents of the Township as well as the surrounding area.   The State Park 
comprises approximately 196 acres in area and contains the following facilities and activities: 
 
Camping:  264 campsites are provided and each site is provided with electrical 

service, a picnic table, and fire circle.  The campground is also served 
with modern restrooms and showers.   

 
Picnics:  Three pavilions are available throughout the park to accommodate day use 

events. 
 
Fishing:  Fishing is available to visitors of the Park.  A boardwalk is available for 

barrier free fishing access. 
 
Swimming:  A 500 foot portion of the Park provides a good bathing area, maintained 

by the Park Staff.  The remainder of the beach has been designated as a 
Coastal Wetland by the U.S. Army Corp of Engineers and is not suitable 
for bathing.  

 
Catamaran Launch: A small catamaran launch is available for public use within the Park. 
 
Amphitheater: The Park has an amphitheater with a capacity of about 150 persons.  

Movies and nature programs are shown on a regular basis. 
 
Playground:  A large playground area is available within the park for children.  

Recently,  a modern playscape area was constructed within the playground 
area of the park. 

 
Winter Activities: Cross country skiing and ice boating are activities available during the 

winter months.  
   
Township Recreation Facilities.  The Township does not have any developed parks under its 
jurisdiction.  The Township does, however, have two sites under its control that have been 
planned for future recreational development according to the 1997 Charter Township of Bangor 
Recreation Plan Update.  Neither of these sites have existing facilities. 
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� A 38 acre site located on Patterson Road between Wilder Road and Wheeler Road.  

The property lies within an industrial zone and has a signification amount of wetland 
area.   

 
� A 27 acre site located just west of Bangor Road and Zimmer Road.  In 1925, this site 

was given to the Township for the sole purpose of developing recreational facilities  
for the residents of Bangor.   

 
While the Township does not have any developed park areas, it does provide recreational 
activities to its senior citizens.  A Senior Citizens Community Center is located in the Old 
Township Hall and is a cooperative effort with the Bay County Division on Aging.  It provides 
meals, craft, dance, exercise programs and other senior activities.   
 
The rail trail that is currently under construction, as discussed in the Circulation Analysis, will 
provide pedestrian circulation and is a valuable recreational opportunity for residents.  
Expansion of the trail will provide further pedestrian access.  Based on the use of the trail, the 
Township may want to consider constructing additional trails in other areas of the Township.  
Sidewalks should also be considered within appropriate locations of the Township to promote 
recreation. 
 
Additional facilities are available within Bay City and throughout the region.  Many are free of 
charge, while others require a small fee for entrance or enrollment.  
 
Bangor Township Public School Facilities  
 
Many of the recreational opportunities available to Bangor Township are available through the 
Public School programs.  The use of schools for recreation is an opportunity that has been 
created by the fact that the School District provides its facilities annually to the Township for its 
Recreation Programs.  Based on information provided in the Charter Township of Bangor 
Recreation 1997 Recreation Update, the facilities and programs available include: 
 

• Active and passive baseball and softball diamonds 
• Playground equipment 
• Indoor and outdoor basketball courts 
• Gymnasiums 
• Track fields 
• Tennis courts 
• Football fields 
• Indoor swimming pool 
• Soccer fields 
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Analysis.   For planning and management purposes, recreation professionals classify park and 
recreation facilities based on the type of facility and expected usage.  The  National Recreation 
and Park Association (NRPA) has developed a  five-tier classification system typically used is as 
follows: 
 

Classification Description Recommended Standard 

Mini - Park small, specialized parks, 
usually less than an acre in 
size, that serve the surrounding 
neighborhood 

0.25 acres per 1,000 residents 

Neighborhood Park multi-purpose facilities, 
usually 15 acres or more in 
size, which typically contain 
ballfields and playlots as well 
as areas for quiet recreation 
activity. 

2.0 acres per 1,000 residents 

Community Park contain a wide variety of 
recreation facilities to meet the 
diverse needs of residents from 
several neighborhoods, 
typically 25 acres or more in 
size 

5.0 acres per 1,000 residents 

Regional Park  typically located on sites with 
unique natural qualities which 
are particularly suited for 
outdoor recreation, such as 
picnicking, boating, fishing, 
swimming, and trail use; 
generally exceed 200 acres in 
size 

10.0 acres per 1,000 residents 

Private and Special Use 
Facilities 

typically single-purpose 
recreation facilities, such as 
golf courses, nature areas, 
canoe launching facilities, etc. 

None 

 
These acreage standards seem to confirm the results of the Visioning Workshop relative to the 
need for additional park land in the Township.  The Township should  consider additional 
facilities, particularly mini-parks and neighborhood parks, and may wish to coordinate with other 
local governments for facility provision.  Resident input should be continually gathered.  
Continual updates to the Township’s Recreation Plan should also be continued in the future to 
ensure that Township needs are met in accordance with State of Michigan guidelines. 
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The creation of private or special use facilities, such as golf courses or bowling lanes, is 
dependant on civic or private interest and investment.  The Township currently offers many 
special use facilities including the YWCA, golf driving ranges, bowling lanes, and the Bay 
County Civic Arena.  
 
Funding .   There are several existing or potential funding sources available for parks and 
recreation facility construction and improvements.   
 
1. General Fund.  The General Fund is the basic operating fund for the Township.  

Operating funds for parks and recreation are traditionally allocated from the General 
Fund as well. 

 
2. Millage.  A property tax millage can be used to finance specific parks and recreation 

projects or for the operation of recreation facilities.  Approval by voters is required before 
assessment of a millage.  A millage is also subject to periodic renewal by residents. 

 
3. User Fees.  Fees, acquired by charging users of specific recreation facilities or for 

enrollment in recreation programs, can provide substantial support for facilities.  
Communities throughout Michigan have employed user fees for swimming pools, tennis 
courts and similar. 

 
4. Bond Programs.  A number of bond programs can be used to finance construction of 

parks and recreation facilities.  General obligation bonds are issued for specific 
community projects and are usually paid off with property tax revenues.  Revenue bonds 
are issued for construction of public projects that generate revenues and are paid off using 
income generated by the project.  Special assessment bonds are issued to fund projects 
benefitting a particular segment of the population.  For example, special assessment 
bonds are frequently used to pay for new sidewalks in existing neighborhoods. 
 

5. Michigan Department of Natural Resources Grants.  There are a number of recreation 
grant programs available through the Michigan Department of Natural Resources.  One 
program in particular which would apply to Bangor Township is the Clean Michigan 
Initiative Recreation Bond (CMI).  The CMI provides grants to local recreation programs 
that are public recreation infrastructure improvements, that construct community 
recreation facilities or that develop recreation facilities that will attract tourists. 
 

6. Land and Water Conservation Fund (LWCF).  Community recreation and trailway 
improvements are examples of eligible LWCF projects.  Grants of $10,000 to $250,000, 
provided through federal appropriation, are provided to local units of government for 
development of athletic fields, tennis courts, playgrounds, trails, picnic areas and other 
recreational facilities, and the renovation and retro-fitting of existing facilities to make 
them accessible to persons with disabilities. 

 
7. Community Development Block Grant.  Revenues obtained through the Federal 

Community Development Block Grant (CDBG) program can be used for a variety of 
community improvement projects, including development of recreation facilities or land 
acquisition for new parks or athletic fields in low and moderate income neighborhoods 
that qualify under the program. 
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8.  Donations.  Businesses, corporations, private clubs and community organizations will 

often contribute to recreation and other improvement programs to benefit communities. 
Private sector contributions may be in the form of monetary contributions, the donation 
of land, the provision of volunteer services, or the contribution of equipment or facilities. 

 
9. Foundations.  A foundation is a special non-profit legal entity that is established as a 

mechanism through which land, cash, and securities can be donated for the benefit of 
parks and recreation services. 

 
10. Lease or Contractual Agreements.  Contracts with private entrepreneurs to provide 

services at Township-owned park facilities, such as recreation programming, food 
service, or facility maintenance should be considered. Typically, the privatization of 
services can increase recreation opportunities available to residents, while minimizing the 
Township’s administrative costs. 

 
11. Public Use Conveyances.  This program provides state lands acquired through 

delinquent taxes for local government units for local parks and other public use. 
 
12. Transportation Equity Act for the 21st Century (TEA-21).  In 1998, Congress passed 

the Transportation Equity Act for the 21st Century (TEA-21) authorizing highway safety, 
transit and other surface transportation programs, including regional pathways and 
trailways systems, for the next six (6) years. 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
Goals and Objectives 
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Visioning  
 
A key element in the preparation of the Master Plan is the identification of goals, or “visions,”  
that reflect the community’s desires regarding development of the Township.   The community 
must understand the entire master plan process and must have opportunities to provide input 
during the drafting of the plan and as part of plan implementation.  An effective plan has support 
of the community.  From these comments, visions and actions can be established. 
 
A productive method of building a comprehensive community base is by building consensus 
through the community visioning process.  A visioning workshop allows community residents 
and other stakeholders to discuss planning related issues and determine which issues are of the 
highest priority.  This information is coupled with applicable projection data as the basis for the 
Future Land Use plan and recommendations of the Master Plan.  
 
At the vision session, residents, elected and appointed officials, business owners, land owners 
and other interested parties attending are provided with an update to the current Master Plan, 
including data relating to existing socioeconomic and land use characteristics.  A short 
presentation, providing a background of the plan process and need for visioning is given.  
 
The vision session participants are then given several planning related topics for discussion.  By 
sharing their experiences with the various issues, the people can relate the experiences to their 
own, building a mutual understanding of the importance of the issues to their community.  
Finally, residents perform an exercise which determines the issues with the highest priority in the 
community. 
 
Participants conclude the workshop with a better understanding of their fellow residents and with 
a mutual interest in the community Master Plan.  Now that the residents have brought the issues 
to the forefront, they have a vested interest in seeing the issues addressed.  They have a greater 
understanding of the planning process in general, and a genuine concern in seeing their 
community Master Plan succeed.  
 
Bangor Township Visioning Session 
 
To construct this community base and support, a visioning workshop was held on April 30, 2001.  
Approximately 50 Township and County officials, residents and other interested parties attended 
the session held in the Township Fire Hall.   
 
The workshop began with an introduction by the Planning Commission Chair and Township 
Supervisor. The planning consultant, McKenna Associates, were introduced and provided a brief 
introduction to the master plan and visioning session.  This introduction included a brief 
summary of the findings of the Plan and a slide show.  The slide show highlighted a number of 
photographs representing the overall character of the Township.  Participants were provided with 
a copy of each photograph and were asked to vote for each based on the question: 
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“When I see this picture I feel pride in Bangor Township : 
 

< Agree Strongly 

< Agree 

< Disagree 

< Disagree Strongly” 
 
Following the presentation, participants were asked to separate into five topic groups.  
Participants discussed the different positive and negative traits relating to each topic.  
Participants also discussed different opportunities and other personal feelings for enhancing or 
preserving items in each topic. Each group spent about an hour discussing the issues of concern 
relating to their topic, and listed the issues on a separate sheet.    
 
The topics of discussion at the workshop included: 
 

< Residential issues 

< Commercial issues 

< Industrial issues 

< Environmental issues 

< Community issues 
 
The results for each group were then displayed in front of the entire gathering, and one 
participant from each group presented a summary of their groups’ discussion.  After the 
individual group presentations, all the sheets listing the concerns and priority issues were affixed 
to a wall. 
 
Each participant was given dots and were asked to vote on the issues by fixing the dots against 
the issues they considered were most important to the Community.  As a result of the voting, the 
issues which each group discussed under each category were ranked in order of their relative 
importance.  The ranking of the issues reinforces the discussions which were held regarding 
those issues most important to the residents and stakeholders of Bangor Township.   
 
Bangor Township Visioning Results  
 
As stated above, the residents and stakeholders were asked to rank a number of community 
images based upon the statement, “When I see this picture I feel pride in Bangor Township.”  
The responses to the statement were ranked for the purposes of obtaining an average score.  An 
“agree strongly” response was given two points, an “agree” was given one point, a “disagree 
strongly” a minus two points and a “disagree” a minus one point.  Thus photos with the highest 
number of points contributed to the largest amount of pride for residents.  All responses were 
then tabulated to determine an average score for each image.  
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The images which residents found the most pride in (and 
thus had the highest average score) were those which 
represented the recreational opportunities available to the 
residents, as well as community that provided quality 
residences.   

 
This image was taken at one of the marina’s located within 
the Township.  Residents of Bangor are very proud of their  
location and the recreational activities that are available.   
This image was given the highest average score, with an 
average of 1.51. 

 
 

This image of a typical newer home located in Bangor was 
an image that the residents of Bangor are in strong 
agreement. This image tied for the second highest average 
score, with an average of 1.41. 

 
 
          
 
 
 
The residents of Bangor rated this image as one that they  
strongly agree with.  The Bay City Recreation Area offers 
residents of the community a wonderful recreation oppor- 
tunity.  This image tied for the second highest average score, 
with an average of 1.41. 
 
 
 

This image represents a recently constructed senior housing 
development within the Township.  Residents of Bangor 
are very proud of this development and the opportunity it 
offers for a diversified residential base.  This image was 
given the third highest average score, with an average of 
1.33. 
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Based on these results, providing residents of all ages with affordable, well built housing is a 
high priority.  As indicated above, photographs of a single family home and multiple family 
senior housing received some of the highest scores. 
 
It also appears that residents are very proud of their location, on Saginaw Bay.  The Township 
contains over 13 miles of lake or river shoreline.  Bangor’s location provides many recreational 
opportunities for residents and visitors from around the world. 
   
The images the residents found the least pride in were those which represented the existing 
streetscapes along Wilder and Euclid Roads.  Residents strongly disagreed with the lack of 
pedestrian access and the quality and quantity of signage along these roads.  The image of 
Wheeler Road (left) received an average score of 0.22 .  The image of Euclid Road (right) tied 
with the image of Wheeler Road, receiving an average score of 0.22. 
 
                                                 
 
 
 
 
 
 
 
 
 
 
                      Wilder Road         Euclid Road 
 
 

This image of an existing manufactured housing 
development received the second lowest average 
score, with an average of - 0.78.  

 
       
           
 
 
 
 
Residents also strongly disagreed with industrial uses that not  
compatible with the surrounding residential area.  This image  
received the lowest average score of all of the images presented, with an average of - 1.37. 
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The focus groups discussed several categories of community planning related issues.  The scores 
for each issue were tabulated and a priority list was determined.  Since different focus groups 
identified some of the same issues, the total points for the same issue were added together.  
Based on the point system assigned, the top six traits (and the total number of points) include: 
 
• Creation of pedestrian linkages via paths and sidewalks (86 points) 
 
• Acquire additional park land (54 points)  
 
• Creation of low, medium, and high density multiple family zoning districts (47 points) 
 
• Incorporation of streetscape improvements, that is street lighting, landscaping, brick 

pavers, and similar amenities (42 points) 
 
• Incorporate landscaped buffers between residential and non-residential uses (39 points) 
 
• Creation of an industrial park (37 points) 
 
 
All of the items discussed at the workshop and the number of points each received can be found 
in Appendix A. 
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Goals and Objectives  
 

Based on the existing characteristics of the community, opportunities and constraints, and the 
input received from the stakeholders during the visioning workshop, Goals and Objectives were 
established for the Master Plan.  Goals are general in nature and, as related to planning, are a 
statement of ideals toward which the Township will strive.  Objectives are more specific, and are 
intended to present a means to attain the stated goal. 
 
Residential  
 

Township residents are generally satisfied with the existing structure of single family residential 
development within the Township.  Multiple family residential uses should be utilized as 
transitional uses between single family residential and non-residential uses.    The Township will 
also want to maintain an affordable and diverse housing stock to permit residents of all ages to 
remain within the Township. 
 
Goal: To achieve well-planned, safe, balanced and pleasant residential neighborhoods in 

the Township.   
  
Objectives: 
 
1. Encourage new single family residential development within the Township.   
 
2. Encourage usable open space areas within single family residential developments.   
 
3. Encourage improved neighborhoods with design guidelines related to lighting, sidewalks, 

providing links between existing and future neighborhoods. 
 
4. Maintain and improve the quality of existing neighborhoods. 
 
5. Develop affordable housing for all age groups, including young families and senior 

citizens to provide a diverse housing stock to permit residents to remain within the 
Township. 

 
6. Maintain and improve Township services to match growth. 
 
7. Enforce the housing and ordinance code to ensure aesthetic and physical character of 

housing and housing sites is preserved. 
 
8. Consider planned neighborhoods in designated areas which would promote preservation 

of the Township’s existing natural features and provide recreational opportunities for 
residents. 
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9. Encourage landscaped buffer areas between residential and non-residential land uses. 
 
10. Encourage multiple family residential uses as a transitional use between single family 

residential and non-residential uses. 
 
11. Incorporate low, medium, and high density multiple family residential land uses.  

Multiple family densities should be compatible with the surrounding area. 
 
Commercial  
 

Township residents are satisfied with the variety of commercial uses within the Township.  
Appropriate commercial use within the Township should occur to provide for resident needs and 
to contribute toward the Township tax base.  
 
Goal: To maintain and improve existing commercial areas while encouraging further 

commercial growth within appropriate areas of the Township.   
 
Objectives: 
 
1. Concentrate commercial uses along major roads within the Township. 
 
2. Encourage high quality commercial developments within the “gateway” areas of the 

Township. 
 
3. Encourage reuse and aesthetic improvements of existing structures and sites.   
 
4. Link the commercial uses to existing and new residential neighborhoods via sidewalks 

and pathways.  
 
5. Require site improvement standards for all commercial growth.  Provide standards within 

the zoning ordinance for acceleration/deceleration lanes, landscaping and screening, 
number of vehicle access drives, signage, lighting, underground utilities, and noise 
control.   

 
6. Develop green boulevards along the Wilder Road. 
 
7. Discourage the use of large pylon signs throughout the Township.  Require smaller 

“monument” type signs, architecturally compatible with the commercial building, and 
limit the total amount of sign area permitted on a site.  

 
8. Eliminate open ditches and improve engineering design standards relative to storm water 

detention. 
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9. Incorporate an exit ramp off M-13 to Wheeler Road to enable the creation of another 

commercial corridor within the Township. 
 
Industrial  
 

Industrial development within the Township helps to create a more diversified tax base.  The 
Township intends to promote the continued growth of light industrial use with well-located, 
attractive and diverse industrial uses while protecting the sensitive relationship with residential 
and other non-industrial land uses.  
 
Goal: Promote well-located, attractive and diverse industrial development while 

protecting the sensitive relationship between industrial and non-industrial land 
uses. 

 

Objectives: 
 

1. Create an industrial park or similar land use to encourage the concentration of industrial 
uses within the Township. 

 
2. Establish design standards for industrial uses and planned industrial parks which include 

green space, landscaping and improved building design. 
 
3. Require or provide service and infrastructure improvements to encourage industrial 

growth within designated areas of the Township. 
 
4. Discourage scattered industrial uses throughout the Township. 
  
5. Promote strict enforcement of codes and regulations applicable to industrial uses, 

particularly for industries that create substantial sound and visual impacts and those that 
store or utilize hazardous chemicals. 

 
6. Encourage increased development of lighter industrial uses while maintaining a strong 

relationship with existing heavy industrial manufactures. 
 
7. Require submission of environmental impact statements for industrial developments, and 

work to eliminate any negative environmental impacts. 
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Environmental Issues   
 

Township residents want development to be guided away from natural lands.  The Township 
should encourage the preservation of open space by clustering, density limitations, setback and 
site plan design standards as well as initiatives for private developers to preserve usable open 
space for recreation and explore funding opportunities so that the Township may acquire and 
preserve land. 
 
Goal: To protect, preserve, and enhance whenever possible the unique and desirable 

natural amenities of Bangor Township and to provide additional recreational 
facilities or sites. 

 
Objectives: 
 
1. Eliminate sewage contamination of waterways within the Township. 
 
2. Create additional public access to the waterfront for the residents of Bangor. 
 
3. Improve the quality of development adjacent to watercourses and wetlands within the 

Township by requiring buffer areas, suitable landscaping, and restoration to natural 
condition. 

 
4. Promote pedestrian linkages between greenspaces within the Township. 
 
5. Develop stormwater management design guidelines to ensure a more natural appearance 

of the required basins.  
 
6. Provide incentives for developers to preserve usable open space in new developments and 

install play areas, walkways, and buffers. 
 
7. Provide standards that will require improved air quality adjacent to industrial uses. 
 
8. Encourage Township support of the Bay City State Recreation Area and associated 

programs. 
 
9. Encourage the redevelopment of brownfields located in the Township. 
 
10. Encourage the preservation and replacement of woodland areas within the Township. 
 
11. Elimination of light pollution caused by the unnecessary illumination of parking lots, 

buildings, and similar areas. 
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Community Issues  
 
Preserving and enhancing the Township’s image is important to the residents of Bangor.  The 
Township should ensure the coordination and compatibility of developments with the 
surrounding area.  Signage, landscaping, and lighting should be utilized to enhance existing and 
proposed developments in the Township.   
 
Goal: To create a visually attractive community that provides a wide variety of services 

for residents and visitors. 
 
Objectives: 
 
1. Require pedestrian linkages via sidewalks and pathways between commercial, residential 

and greenspace areas of the Township. 
 
2. Implement site design standards for all commercial, industrial and residential 

development within the Township. 
 
3. Maintain and improve the quality of existing developed areas within the Township. 
 
4. Eliminate pollution of waterways within the Township. 
 
5. Encourage landscaped transition zones between residential and non-residential uses. 
 
6. Encourage the acquisition of additional park land for residents of the Township. 
 
7. Require code enforcement to ensure aesthetic and physical character of Township is 

preserved. 
 
8. Continue to encourage a high quality mixture of development within the Township. 
 
 
 
 
 
 
 
 
 

 
 



 

 

Future Land Use Plan 
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Introduction  
 
Delineation of future land use designations are, of course, the primary reason that a Master Plan 
is created.  The designations have been carefully selected by the Planning Commission to 
describe all the land in the community for use into the next 20 years.  Substantial time and effort 
were invested in the decisions included in the Future Land Use Map.  The following commentary 
describes the categories of uses included in the plan.  Then, the category assignments are 
described in detail. 
 
Future Land Use Categories  
 
Recreation - Open Space.  Land uses in this category provide for the preservation of the 
Township’s natural features as well as provide residents with an opportunity for recreation.  
Land uses in this category may include Township, County or State parks, golf courses, outdoor 
driving ranges, bike paths or other pedestrian trails, athletic fields and marinas.   
 
Single Family Residential.  Four intensities of single family residential uses are included in the 
plan.   Density for the four intensities of single family residential uses described below include 
area required for right-of-ways, utilities, and other public improvements. 
 

Estate Residential.  The Estates Residential designation is intended to permit new 
residential development on lots with an average density of two (2) acres or more per 
dwelling unit.  Such lots will generally be located in areas close to the Bay City State 
Park and other open space areas.  Estates lots will provide the opportunity for large lot 
suburban life styles in a predominately urban Township. 

 
Medium Density Residential.  The Medium Density Residential (MDR) will permit new 
residential development on lots with an average density of 30,000 square feet in area or 
more per dwelling unit.  Such lots have been planned as a transition between the Estate 
Residential areas and the more intense areas of development within the Township.   

 
Urban Density Residential.  The Urban Density Residential (UDR) will permit new 
residential development on lots with an average density of 12,000 square feet in area or 
more per dwelling unit.  This designation has been planned for the majority of the 
residential areas within Bangor.  Many of the existing residential development patterns 
within the Township are consistent with this future land use designation. New houses in 
these areas are intended to be constructed in subdivisions or site condominiums with 
paved streets, sidewalks and a full array of public utility amenities. 

 
 High Density Residential.  High Density Residential (HDR) will permit the 

development of new homes on lots with a minimum of 4,000 square feet.  HDR areas 
have been planned for areas that have existing high density residential developments.  
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 New houses in high density residential areas are intended to be constructed in 

subdivisions or site condominiums with paved streets, sidewalks and a full array of public 
utility amenities. 

 
 Multiple Family Residential. Three intensities of multiple family residential uses are 

included in the plan.  
 
 Low Density Multiple Family Residential. Low Density Multiple Family Residential 

(LDMFR) areas are intended to permit developments with a maximum density of 6 units 
per acre.  LDMFR is planned as a  transitional land use between higher intensity uses and 
single family uses.  New LDMF residential developments are intended to be constructed 
by means of cluster single family housing, two-story apartment buildings, or townhouses.  
Such developments should have access to a primary road and with paved streets, 
sidewalks and  public utility amenities. 

 
Medium Density Multiple Family Residential.  Medium Density Multiple Family 
Residential (MDMFR) are intended to permit developments with a maximum density of 9 
units per acre.  MDMFR areas also planned as a  transitional land use between higher 
intensity uses and single family residential uses.  New MDMFR developments are 
intended to be constructed by means of cluster single family housing, 2-3 story apartment 
buildings, or townhouses.  Such developments should have access to a primary road and 
with paved streets, sidewalks and  public utility amenities.  

 
High Density Multiple Family Residential.  High Density Multiple Family Residential 
(HDMFR) areas are intended to permit developments with a maximum density of 12 
units per acre.  HDMFR  planned as a  transitional land use between higher intensity uses 
and lower intensity multiple family and single family uses.  New HDMFR developments 
are intended to be constructed by means of apartment buildings with three to five stories 
or  townhouses.  Such developments should have access to a primary road and with paved 
streets, sidewalks and  public utility amenities.  HDMFR is also intended to permit the 
development of senior housing complexes. 

 
Office.  This is a new designation for the Bangor Township Master Plan.  Previous plans have 
included office uses in the commercial category.  Creating an office designation will give the 
community an effective tool to create additional gradations in intensity of nonresidential land 
uses.  Office is a low intensity commercial use.  Some commercial incompatibilities with 
residential development are not found with office uses.  For example, office uses tend to be 
closed in the evening and at night, eliminating intrusions into residential uses during leisure 
hours.  Traffic, lighting, sound and other nuisances associated with evening use of a site are not 
present on many office sites after 5:00 p.m.  Fewer “after hours” incompatibilities makes office 
uses a better neighbor for residences as compared to commercial uses.  The Office designation 
can sometimes be used effectively as a transition between commercial and residential uses.   This  
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classification is intended to permit the construction of professional and medical office 
complexes, municipal buildings, and other low intensity commercial uses that are accessory to 
office uses (copying and mailing businesses). 
 
Commercial.  Two intensities of commercial uses are included within this plan.  
 

Local Commercial.  Local commercial uses provide for the sale of convenience goods 
and personal/business services for the day-to-day needs of the immediate neighborhood.  
These uses draw from a distance of approximately one to one and one-half miles 
depending on the density and character of the residential area.  In general, local 
commercial land uses are located in one or two-story structures less than 25,000 square 
feet in area.  Examples of these types of uses include “ma and pa” restaurants (without 
drive-through windows), dry cleaners, beauty shops, book stores, clothing boutiques, 
convenience stores, household goods-repair shops.  

 
 General Commercial.  Land uses in this category provide a wider range of goods and 

services than local commercial land uses.  General commercial facilities provide of auto-
oriented services, customer and entertainment services, and the sale of soft lines (apparel 
for men, women and children) and hard lines (hardware, furniture and appliances).  
General commercial uses are often built around a junior department store, discount 
department store, or a super market and draw from a three to five mile area. Examples of 
general commercial land uses are gas stations, service shops, car sales, franchise/chain 
restaurants, theaters and other private recreation.  These uses are generally located in 
larger structures over 25,000 square feet in area and are along a major thoroughfare or 
intersection. 

 
Light Industrial.  Light industrial uses do not produce the negative effects of heavy industrial 
development, such as noise, glare, odor, dust, heavy truck traffic, and fumes.  These uses 
typically consist of small parts fabrication, research and development testing firms, laboratories, 
electronics firms and office research uses.   Light industrial uses are generally conducted within a 
completely inclosed building with minimal or no outdoor storage areas.   
 
General Industrial.   The General Industrial designation includes uses that manufacture finished 
or semi-finished products from raw materials, gravel or other excavation operations, cement 
plants, gas processing facilities, and junk yards.  General Industrial land use is the most intense 
category in hierarchy of uses.  Characteristics of industrial land use that are disruptive to 
residential uses include glare from lighting, noise, odors, and other similar attributes.  Freight 
truck traffic can be an intense component of industrial uses and is very disruptive to residential 
and other low intensity uses.  In order to reduce the disruptions attributable to freight carriers it is 
sound planning practice to create industrial land uses with frontage on or good access to major 
highways. 
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Special Environmental Study Area.  Land uses in this category will require thoughtful 
consideration and environmental analysis.  Areas included within this designation are known to 
have underground contaminants that may be hazardous to future land uses.   
 
Future Land Use Designations  
 
The Future Land Use map describes Bangor Township’s plan for development of the Township.  
Assignments for each designation are described below.  The designations are summarized in the 
table below. 
 
Table 12: Future Land Use 

Category Acres Percent 
Recreation - Open Space  1,155 13.1% 

Estate Residential 85 0.96% 

Medium Density Single Family 336 3.8% 

Urban Density Single Family  4,581 52.0% 

High Density Single Family 81 0.92% 

Low Density Multiple Family 210 2.38% 

Medium Density Multiple Family 256 2.9% 

High Density Multiple Family 11 0.12% 

Local Commercial 58 0.66% 

General Commercial 539 6.1% 

Office 142 1.6% 

Light Industrial 649 7.38% 

General Industrial 619 7.1% 

Special Environmental Study 

Area  
76 0.9% 

Total 8,798* 100% 

* Does not include waterways or right-of-ways 

 

Recreation - Open Space.  Recreation - Open Space areas are planned for 1,115 acres of the 
Township.  These areas are intended to preserve the Township’s natural features as well as 
provide recreation opportunities for the residents of Bangor and the surrounding communities.  
Most of the areas designated for future recreation-open space uses are part of the Bay City State 
Recreation Area.   
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Future Land Use Map 
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Consistent with the goals and objectives of the plan, additional areas have been planned for this 
use along the Saginaw Bay Shoreline.   This area will give the residents access to the waterfront 
and provide additional opportunities for recreational activity associated with the Bay area. 
 
Single Family Residential.  Single family residential land use has been and will continue to be  
the predominant land use within the Township.  Approximately 5,083 acres is planned for future 
single family residential use.   
 
Four intensities of residential land uses have been included within this plan.  Each of the four 
single family residential categories will permit the development of similar land uses, however, 
the intensity of these uses will vary.  Certain nonresidential uses may be necessary to be located 
in residential uses.  For example  public and private schools and churches can be successfully 
integrated in single family areas under certain conditions.  Those types of nonresidential 
intrusions must be tightly controlled as special land uses and similar control devices.  The sites 
for those uses must be adequately sized in order to assure that adverse impacts from those uses 
can be appropriately screened and buffered on the site so that adjacent residential areas are not 
damaged by the relationship. 

 
Estate Residential.  Most of the 85 acres of land designated for future Estate Residential 
uses are located within areas that have existing large lot development patterns and in 
areas within close proximity to the Bay City State Recreation Area.    Typical uses in this 
category may include small farms and single family homes on large lots.  Large lot single 
family homes are an attractive amenity for many homeowners who wish to have large 
lots within close proximity to the urban facilities. 

 
 Medium Density Residential. Medium Density Residential is planned for 336 acres of 

the Township.  These areas are intended to serve as a transitional use between higher 
density single family residential uses and the lower density single family residential 
areas. It is important that the lower intensity areas of the Township be adequately 
“buffered” from the higher intensity uses.  Medium density residential land uses are 
intended to provide that buffer.   

 

Residential development should use "cluster" development and similar techniques so that 
at a buffer from developing residential lots can be established.  Cluster development is a 
technique that permits construction of single family detached homes on lots smaller than 
would normally be permitted.  However, in order to maintain the planned density of the 
overall development, open space areas are permanently dedicated for private or public 
park use.  For example, if 50 acres are planned to be used for single family development 
at one dwelling per acre, a cluster development might permit construction of the 50 
homes on 25 acres with the remaining 25 acres permanently dedicated as a private park. 
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Typical uses in the Medium Density Residential classifications include single family 
homes in subdivisions or site condominiums. 

 
Urban Density Residential.  This land use designation has been planned for 4,581 acres 
of the Township and encompasses  more area than any other future land use designation.  
Many of the existing residential neighborhoods in the Township have been developed 
consistent with this future land use category.  Residential development in this 
classification should be designed to be compatible with existing neighborhoods.   

 
Stub streets should be encouraged within new developments to enable the continuation of 
one development to another.  Linkages between developments will allow for quicker fire 
and police response time, shorter school bus routes, and in general a  more efficient use 
of land. 

 

High Density Residential.  This land use designation has been planned for 81 acres of 
the Township.  These areas have existing high density residential development patterns.  
High density residential land uses have not been planned for any additional areas.  Future 
Development within these areas should provide adequate buffers and landscaping from 
adjacent lower density single family uses.  Sites should have access to public sewer and 
water facilities.  

  

The Wenona Beach property, located on the north side of Zimmer Road is planned for 
future high density residential uses.  Future development of this area is envisioned to be 
compatible with the adjacent neighborhoods and provide residents with access to the 
Saginaw Bay shoreline.  Any future use of this area should provide adequate screening 
and buffering from adjacent land uses.   

 

Multiple Family Residential.  Multiple Family Residential land uses have been planned for 
approximately 477 acres within the Township.  Three intensities of multiple family residential 
land uses have been planned for Bangor Township.  Each density is planned for areas appropriate 
for such density.  Existing apartments and attached condos are also included in the designation.  
The Multiple Family designation is often used for land that is bordered on one or more sides by 
commercial uses and on the sides by lower intensity single family designations.  Thus, Multiple 
Family is frequently used as a transitional use between single family neighborhoods and higher 
intensity uses. 

 

Low Density Multiple Family Residential.  Theses areas are planned as transitional 
areas between light industrial and general commercial uses and varying intensities of 
single family residential land uses.  Low Density Multiple Family Residential 
developments may consist of attached single family homes, townhouses, or one to two 
story apartment buildings.  New developments should have access to a primary road and 
have paved internal streets, sidewalks, and public utility amenities.  Additionally,  
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adequate landscaped buffer areas should be provided between the multiple family use and 
single family residential use.   

 
Medium Density Multiple Family Residential.  This land use designation has been 
planned for 256 acres in area, many of which contain existing multiple family 
developments.   Additionally, this land use is intended to be utilized as a transition 
between urban density single family residential land uses and non-residential land uses. 
Medium Density Multiple Family Residential developments may consist of attached 
single family homes, townhouses, or two to three story apartment buildings.  New 
developments should have access to a primary road and have paved internal streets, 
sidewalks, and public utility amenities.  Adequate buffers should be incorporated into 
new developments adjacent to single family residential areas. 

 

High Density Multiple Family Residential.   This land use designation has been 
planned for an area adjacent to the Bay City Mall.  This area contains an existing high 
density senior citizen apartment complex.  Future high density multiple family residential 
developments may consist of uses similar to those permitted in the low and medium 
density multiple family residential areas of the Township.  However, additional senior 
housing may be permitted within this district as well.  High Density Multiple Family 
Residential developments should have access to a primary road and have paved internal 
streets, sidewalks, public utilities and access to mass transportation routes.  Adequate 
buffer areas should also be incorporated into new developments adjacent to single family 
residential areas. 

 
Office.  Future office land uses have been planned for approximately 142 acres of area in the 
Township.  Office land uses have been located in areas that contain existing office developments 
as well as in areas where this type of use would act as a buffer between single family residential 
land uses and intense commercial corridors.   New office developments should incorporate 
adequate landscaping and buffers and have a high quality architectural appearance.  Future office 
developments should not exceed three stories in height to ensure compatibility with surrounding 
land uses.  

 

Local Commercial.  Local Commercial land uses have been planned for approximately 58 acres 
of non-prominent less visual locations of the Township.  These areas are located in well 
established neighborhoods and are intended to serve the residents of the area.   New 
developments should provide buffer areas adjacent to residential land uses as well as landscaping 
along street fronts and within parking areas.  New local commercial buildings should have a high 
quality architectural design appropriate in size and character to the surrounding neighborhood. 
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General Commercial.  General Commercial land uses have been planned for approximately 539 
acres.  These areas are located along established commercial corridors were intense land uses 
currently exist.  New development and redevelopment of commercial sites should provide 
buffers from lower intensity land uses.  Building facades, landscaping, and site design should be 
of a uniform high quality, and present an attractive “front” on all sides.   
 
Access management standards should be adopted to limit the number of curb cuts on the existing 
commercial corridors of Wilder and Euclid Roads.  Along with the establishment of access 
standards, sign standards limiting the height and number of permitted signs should be adopted to 
ensure that a uniform streetscape can be achieved. 

 

Light Industrial.  Light industrial land uses have been planned for approximately 649 acres 
within the Township.  Existing light industrial developments are scattered throughout the 
Township.  Clustering light industrial land uses will eliminate isolated development and improve 
the community’s appearance and residents’ well being.  Two primary areas of light industrial 
land use has been planned.  The first area being located between Old Kawkawlin Road and the 
Grand Trunk Western Railroad.  The second area being along the east side of Patterson Road 
adjacent to the existing general industrial areas of the Township.  These areas have been planned 
to act as a buffer between higher intensity industrial land uses and where light industrial land 
uses have developed over the years.  New developments should have access to a primary road, 
with paved internal drives and parking lots and have access to public utilities.  Access 
management and minimum developable area standards should be encouraged.  Also, light 
industrial developments should be setback and buffered from surrounding lower intensity uses.  
Building facades should consist of high quality materials. 
 
General Industrial.  General Industrial land uses have been planned for approximately 619 
acres.  Much of the planned General Industrial has been located where existing industrial 
development patterns exist.  New developments should be adequately buffered from surrounding 
land uses and conform to the performance standards of the Zoning Ordinance.   

 

Special Environmental Study Area.  This land use designation has been planned for 
approximately 76 acres of the Township.  This designation has been assigned to the former 
Township Dump area located in Section 38.   A thorough environmental analysis should be 
conducted prior to any use on the site.  Future land uses in this area should be compatible with 
the adjacent single family residential areas as well as the Bay City State Recreation Area. 
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Bay City Mall Area.  Varying intensities of land uses have been planned for the area including 
and immediately surrounding the Bay City Mall.  This area has existing single family residential 
uses to the southeast, high density multiple family to the northwest, and considerable amount of 
undevelopment land to the north and east.  In order to accommodate the existing development 
patterns and permit appropriate development of the undeveloped areas, varying intensities of 
multiple family residential have been planned for the undeveloped areas immediately adjacent to 

the mall.  The multiple family residential use designations are intended to provide an adequate 
transition from the Bay City Mall to the existing single family residential patterns to the north, 
east, and south that have developed over the years.  New developments should provide adequate 
landscape buffers and setbacks from the existing commercial and single family areas.   



 

 

Implementation 
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Implementation strategies are a key component of the success of the Master Plan.  Strategies 
determine how the guidelines and recommendations of the Plan are enacted.  However, the 
Master Plan should never be viewed as a finished product.  Various adjustments or additions may 
become necessary as events or needs of Bangor Township demand.  Although the major goals 
and objectives should not be altered, other aspects will require periodic alterations as the Plan is  
implemented and as circumstances change in the Township, region, state and nation.  This will 
assure the best interests of the residents and businesses of the Township. 
 
Zoning  
 
Zoning is the division of a community into districts for the purpose of regulating the use of land 
and buildings, their height and bulk, the proportion of the lot that may be covered by them and 
the density of development.  Zoning is enacted under the police power of the State for the 
purpose of promoting health, safety and general welfare and has long been supported 
constitutionally by the U.S. Supreme Court and the Michigan courts.   
 
The purpose of zoning is to assist in orderly development and growth.  It is also used to protect 
property values and investments.  Because of the impact it can have on the use of land and 
related services, zoning must be related to the Master Plan.  Zoning is an instrument for effecting 
that part of the Plan relating to the use and development of land.  Through the process of site 
plan review, special approval of certain land uses and administration, the Township implements 
its zoning in conformance with the Plan. 
 
Specific Zoning tools and techniques that Bangor Township could utilize to help implement this 
plan include, but are not limited to, planned unit development provisions, landscaping and 
screening requirements, sign regulations, access management regulations, architectural 
regulations, and various other zoning techniques that could offer new and current residents and 
business owners incentives to develop in accordance with the Master Plan.  
 
Although the Future Land Use map is not a zoning map, it will be used as a guide to Zoning 
Ordinance changes.  The key to Plan implementation is the timing of the zoning map changes, as 
initiated by the Planning Commission or by petitioners.   
 
An annual appraisal of the zoning map and ordinance should be considered.  The review should 
ensure that the goals of agricultural, residential, commercial and other uses and themes of the 
Future Land Use are reflected in the ordinance, particularly under site plan review and special 
land use approval standards.  The map’s proposals should be viewed as flexible, but the overall 
theme of each designation should be preserved.  
 
 
 
 



 

 
Charter Township of Bangor       McKenna Associates, Inc. 
Master Plan - Final Draft  79                                                January, 2002  

 
Capital Improvement Program   
 
To evaluate, prioritize and structure financing of public improvement projects,  the Township 
should draft and annually update a capital improvement program.  Such a program provides a 
basis for systematic Planning Commission review of proposed improvements related to the 
Master Plan and creates an opportunity to coordinate timing, location and financing of those 
projects.  To that end, three objectives can be achieved: (1) financial analysis can minimize the 
impact of improvement projects on the local tax rate; (2) project scheduling can occur, given an 
advance picture of future need and development activities; and  (3) the Planning Commission can 
demonstrate its coordinating role in serving other  elements of  local  government  in  
formulating  project recommendations.  
 
Capital improvement programs are most often presented in terms of specific calendar or fiscal 
year listings, although there are some shown in terms of priority categories with a more flexible 
time schedule.  Six-year programs are the most common period.  
 
Generally, the capital improvement process includes the following steps: 
• Inventory of potential projects as related to the Master Plan, including preliminary cost 

estimation and initial prioritization.  
• Evaluation of projects proposed, in addition to those in the Plan, by various sponsors and 

Township departments.  
• Financial analysis of the proposed projects in terms of the available versus required 

community revenues. 
• Project scheduling for six years.  
• Recommendation of first-year projects to Township Board. 
• Formal approval of the capital improvement budget.  
  
Because capital improvement programming is fundamental political policy, the Township Board 
should establish spending levels and select the improvement projects for implementation. The 
role of the Planning Commission is primarily to coordinate material submitted by others and to 
work with financial officials in assembling facts for decision by the Board, after a review and 
recommendation based on this Plan. 
 
Capital improvement programming could be used within Bangor for many improvements.  
Streetscape improvements, facility and infrastructure construction or renovation, and similar 
could be included as part of a capital improvement program for the Township. 
 
Liaison  
 
Any coordinated planning program requires good liaison between the Planning Commission, the 
Township Board, the School Board, etc.  Recommendations by the Commission to the Board 
could aid in selection of sites or facilities for expansion, could help to prepare a program for  
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rehabilitating specific districts, and could assist in decreasing the cost of development by spelling 
out in advance the needs and location of various functions, thereby avoiding duplication in 
expenditures.  
  
Public Understanding and Support   
 
The necessity of citizen participation and understanding of the planning process and the Plan 
cannot be over-emphasized. A carefully organized public education program is needed to 
organize and identify public support for any community development plan.  The lack of citizen 
understanding and support can seriously limit implementation of the planning proposals.  The 
failure to support needed bond issues, failure to elect progressive officials, and litigation 
concerning taxation, special assessments, zoning, and public improvements are some of the 
results of public misunderstanding of long-range plans.  
 
In order to organize public support most effectively, the Township must emphasize the reasons 
for the planning program and encourage citizen participation in the adoption of the Plan and the 
continued planning process.  Public education can be achieved through an informational program 
involving talks, newspaper articles, and preparation of simple summary  statements on plans for 
distribution.  Participation by residents in various civic groups is evidence of community 
involvement.   
  
Funding  
 
Successful implementation of these projects will depend on the ability of the Township to secure 
the necessary financing. Besides the general fund, there are several sources of revenues which 
the Township could utilize and should investigate in more detail. The primary sources of funding 
are summarized below:  
  
Michigan State Housing Development Authority (MSHDA)  
• Home Improvement Program. This program provides low interest loans for home 

improvements through local lending institutions. The Home Improvement Program (HIP) 
is not targeted to any specific area, but can be utilized township-wide. Interest rates on 
loans are related to income. The property must be twenty years or older in age or in need 
of repair: to correct items that are hazardous to health and safety; or for items related to 
energy conservation.  

 
• Neighborhood Improvement Program.  The Neighborhood Improvement Program (NIP) 

is another home improvement program developed by MSHDA, but it is directed toward 
specific revitalization areas. Loans, with interest rates dependent on income, are made 
available to homeowners within such areas. The program operates very similarly to the 
HIP with local lending institutions participating in the program.  
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Community Development Block Grant Program (CDBG)  
The Community Development Block Grant program is an annual allocation of the U.S. 
Department of Housing and Urban Development to local governments for wide range of 
community development activities, including housing rehabilitation, public and neighborhood 
improvements and economic development activities which primarily benefit low and moderate 
income persons. The Township receives funds through Bay County.  
 
Downtown Development Authority (DDA), P.A. 197 of 1975 
A Downtown Development Authority (DDA) is a non-profit development corporation within the 
business district of the Township which exists for the purpose of promoting a desirable 
environment for businesses and residents and implementing  economic revitalization projects.  
Projects can be implemented by the DDA through a variety of financing techniques, including 
bond issues, tax increment financing, and public and private contributions.  The Township 
should consider where the incorporation of additional properties into the existing DDA may be 
beneficial.   
 
Local Development Finance Authority (LDFA), P.A. 281 of 1986 
Act 281 is the primary means of making tax increment financing procedures available to assist 
industrial development.   The LDFA Act is targeted toward individual eligible properties, rather 
than toward a development district.  The Township has an established LDFA board which has 
the power to plan, build public facilities, acquire land, clear and redevelop land along with other 
development powers.  This Authority can be a useful tool to implement the goals and objectives 
of this Plan.  
 
Transportation Equity Act (TEA – 21) 

Established in 1998, TEA-21 builds on the initiatives established in the Intermodal Surface 
Transportation Efficiency Act of 1991 (ISTEA).  This program was established to fund 
enhancements to non-motorized transportation facilities, transportation aesthetics, mitigation of 
water pollution due to highway runoff and transportation related historic preservation advancing  
economic growth and competitiveness domestically and internationally through efficient and 
flexible transportation. 

 
Michigan Bureau of History  
Historic Preservation grants are available through the Michigan Bureau of History under the 
Department of State.  These federal funds are received from the National Park Service and 
administered by the Department of State.  Grant funds can be used to inventory historic and 
archaeological sites, nominate eligible sites to the National Register of Historic Places, plan for 
the preservation of historic sites, and produce educational programs to promote the historic 
preservation program.  A limited portion of the funds can be used for plans and specifications for 
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properties listed on the National Register of Historic Places, but funds cannot be used to restore 
historic properties. 
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Special Assessment 
This technique allows for the financing of public improvements, such as roads or street lights, 
through the assessing of property taxes, on an equitable basis, to the benefitted property owners 
in a specific district.  
 
Michigan Natural Resources Trust Fund 
This fund replaced the Michigan Land Trust Fund in October, 1985.  All proposals for local 
grants must include a local match of at least 25 percent of total project cost. Projects eligible for 
funding include: acquisition of land or rights in land for recreational uses or for protection of the 
land for environmental importance or scenic beauty; and development proposals for public 
outdoor recreation or resource protection purposes (i.e., picnic areas, beaches, boating access, 
fishing and hunting facilities, winter sports areas, playgrounds, ballfields, tennis courts, and 
trails, etc.).  Indoor facilities are considered only if their primary purpose is to support  outdoor 
recreation.  Examples include nature interpretive buildings and park visitor centers. Outdoor 
recreation support buildings such as restrooms and storage buildings, are also eligible. Proposed 
local government fund recipients must have a recreation plan no more than five years old and 
approved by the Department of Natural Resources.  
  
Fund recipients have specific obligations following project completion.  These include properly 
operating and maintaining properties  and facilities, and keeping them available for use by all 
members of the public.  
 
Shared Credit Rating Program - Michigan  
Municipal Bond Authority (MMBA)  
This program created under Act 227 of 1985 offers municipalities the opportunity to take 
advantage of the State's improved credit rating. Because the MMBA is authorized to issue bonds 
to make loans to Michigan municipalities through the purchase of municipal obligations, the 
Authority allows municipalities to borrow funds for their capital and operating needs without 
going to the expense or trouble of entering the bond market on their own.  Many communities  
are at a disadvantage when issuing debt in the bond market because they frequently have no bond 
ratings and potential investors know little about their finances or economy.  
 
The Authority sells tax-exempt bonds in the national municipal bond market.  Proceeds from the 
sale are used to make loans to eligible Michigan communities by purchasing their bonds. In 
essence, the MMBA "bundles" smaller local debt issues into a larger, more attractive bond issue 
and then offers it to the national market.  By consolidating numerous local bond issues, local 
units will save on printing costs, rating agency fees, and credit enhancements.  As participating 
communities make principal and interest payments to the Authority to repay their debt, the 
Authority uses these payments to repay the Authority's bond.  
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Continuous Planning   
 
This Master Land Use Plan provides the basis for land use regulation in Bangor Township.  As 
the foundation for land use decisions, it must be regularly reviewed and updated to assure the 
overall regulatory framework is supported.  The Planning Commission recognizes this need and 
shall review the document at least once every five years to assure the Plan continues to represent 
the goals and objectives of the Township’s citizens.  As need is recognized during the reviews, 
the Master Plan will be updated or revised in order to continue to provide a firm foundation for 
land use planning and regulation in the Township.  
 
The Bangor Township Planning Commission considered and caused preparation of the text and 
maps for this Master Plan during 2001.  The text and maps were considered and discussed in 
public meetings.  A public hearing on the Master Plan was held on Wednesday, November 7, 
2001.  The public hearing was advertised in accordance with statutory requirements prior to the 
public hearing.  The public was invited to attend the hearing and make comments on the plan 
prior to adoption by the Planning Commission. 
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VISIONING SESSION RESULTS 
 

Residential Issues  Total Points 

Rezoning RM      Lower density 
RM-high density (more than 4 units) 
RM-low density (4 units or less) 
0-2 H high density 
0-2 low density 

47 

Landscaped buffer zones between community/residents (no concrete walls) 37 

Sidewalks 24 

Township parks 14 

More wide spread notice of meeting 10 

New subdivision development 9 

No commercial trucks parked in residential - (1 ton and under) 9 

Stay single family 6 

Pain and Pride (help our residents) 5 

Police/fire protection being added per increase in growth  4 

Vehicles parked in front of yards 3 

Nice homes 1 

Township Police - Protection Good - 

Good schools - 

Shelter/protected community - 
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Commercial Issues Total Points 

Streetscapes with decorative lighting to create a “small/comfortable” feel 15 

Exit off M-13 to Wheeler Road 12 

Use Multiple Family as a transition 11 

Control of lights 10 

Get rid of open ditches 9 

Signs “out of control” on Euclid, Wilder, etc. consistency/modernization 9 

Bridge over U.S. 10 at Two Mile 8 

Set up analogous to Telegraph Road in Detroit - green belt down center (Wilder) 8 

Sidewalks west side of Euclid , South of Wilder 6 

Bring green back in to Bangor 6 

“grants person” - uncover “carrots” 4 

Facility area (E. End of Wilder) into a bona-fide industrial park 4 

More commercial zoning and roads required 4 

No more “billboards” 3 

Deceleration lanes 2 

“Community commercial” zones 2 

Salt/snow plow - friendly landscape 2 

Leave room for snow piles, etc. 2 

Greenbelts, plantings, etc - maintenance of them 2 

Concern: catch-basin i.e, Home Depot 1 

Development of Bit/map/Aggregates 1 

Underwater catch-basins 1 

Develop another “corridor-artery” i.e., Wheeler - 

Strength in our residential community - 

berms - 
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Commercial Issues Total Points 

Concentrate on the form of accomplishing green belts, sidewalks - 

Pavers in lieu of cement - 

Offer incentives “up front” and for maintenance - 

Brick facade in gateway area - 

Require greenery - i.e., trees on Euclid - 

“Sculpting” of roads for development incentive - 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Industrial Issues Total Points 

Potential  - industrial park development 37 
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Access to Interstate and State Highways 6 

Development has been encouraged/supported through short term tax abatement 
programs 

4 

High quality public safety departments 3 

Concentrated along railroad 2 

Township Advantages to Industrial Development 
Low Taxes 1.2766 
-V- 20 + in metro areas 

2 

Some Industrial Sites 
- Located due to historical 
- Location which are now transitional areas 

2 

Proximity to Saginaw River 2 

Brownfield redevelopment in place to assist to develop on contaminated land 1 

Opportunities and Resource (Tax $)(Foundation Grants)(Education Programs) 1 

Significant employment - 

Modern water & sanitary - 

S.C. Johnson & Dow own largest parcels of Industrial Land currently zoned as 
such 

- 

Industrial sites scattered throughout Township  - 

Due to impact of Bay Aggregates relocation, complimenting industrial firms 
looking to locate or relocate in same area (rumored - stress Con Bit-Mat) 
concentration allows for controlled development and buffered contained 
environment  

- 

 
 
 
 
 
 
 
 
 
 
  

Environmental Issues Total Points 

Eliminate sewage contamination in river 26 
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Improve linkages / pedestrian access to park 23 

Public access to waterfront/parks 17 

Link greenspaces throughout township 14 

Under staff and under budget state park -more Township support of park and 
programs 

10 

Tree preservation and replacement 4 

Open space preservation 4 

Wenona Park Beach - public beach 4 

Quality of waterfront/wetlands property 3 

Water quality/run off 
(dredge/spoils) 

2 

Improve air quality - outside industrial areas and traffic 2 

Preserve and enhance existing wetland areas and existing habitats 2 

Development around park be compatible with the natural features of the park 2 

Brownfield redevelopment 1 

Waterfront development 1 

Quality of residential waterfront/wetland developments - 

Quality of groundwater - pollution - 

Preserve open space in new developments - 

More landscaping in new developments 
(commercial, residential, industrial) 

- 

Stormwater management - more natural ponds - 

Create wetland buffer areas - 

Local enforcement of environmental contamination - 
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Community Issues Total Points   

Want sidewalks 19 

Township Park, need 16 

Greenspaces - fill ditches 11 

Zoning enforcement 7 

State Park - opportunities for development 6 

Take care of what we have (enforce ordinance) 5 

Decorative lighting 3 

Signage 3 

More Park & Rec 3 

Township signage 3 

No free access to water 3 

Recreation 3 

Incentives to upgrade housing 2 

Great schools 2 

Senior housing/apartments 2 

Sewer overflows 2 

Township website - links to schools, etc. 2 

Character / pride 1 

Saginaw River pollution 1 

Dow land potential resource 1 

Safe - 

True community - 

Commercial development - money, location - 

Good mix of development - 
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Community Issues Total Points   

Aging - 

Paint-N-Pride (ramp blitz) focus on us - 

Transition between residents, commercial and industrial - 

Non point source pollution - run-off - 

Street signs - decorative - 

Water resource - 

Township / school newsletter - 

Fear of empty buildings - 

Commercial vs residential - 

Goal to maintain good balance - 

Water - shoreline - 

Limited housing - 

Limited space (open space) - 
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