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E X I S TI NG  L A ND  U S E   
INTRODUCTION 
This section reviews the existing land use in Bangor Township. Existing land use is the study of 
the current status of land in the Township to understand exactly how each parcel is used, 
regardless of how it is zoned. It is important to understand the distinction between existing land 
use and zoning. Existing land use is a key piece of data and provides a snapshot in time of how 
land in the Township is being used. In many cases, the arrangement of land use sets a pattern 
that is unlikely to change. In other areas, there may be vacant or underutilized land that can be 
evaluated for development or conservation value. It is useful during the development of a 
Master Plan to let the residents see patterns in growth and development.  

In Bangor Township, there are nine zoning districts. Each district allows different uses by right 
or by Special Use Permit. As previously mentioned in chapter 1, zoning regulations are law, and 
they define minimum development standards in each district. By comparison, an existing land 
use map, Map 7, aims to be more specific than a zoning map. An existing land use map 
illustrates the land use of each parcel at a certain period in time. There are many more land use 
categories than there are zoning districts because there are many different types of homes, 
businesses, and industries. The purpose of the existing land use map is to clarify the type of 
uses currently in Bangor Township, irrespective of zoning.   

One of the most important outcomes of a community Master Plan is the creation of a Future 
Land Use Plan. Before the Future Land Use Plan can be created, the existing conditions and 
relationships between current land uses must be examined and understood. This knowledge 
aids in the decision-making process, concerning future residential, commercial, industrial, 
agricultural, and public land use activities. Bangor Township’s future land use will be discussed 
more thoroughly later in this document.  

In Bangor Township, there are 15 classifications of existing land use, and each is described in 
the following chapter. Table 12 shows the acreage and percentage of the land cover. In general, 
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 and Wilder 
Road Corridors provide a commercial base for the Township. The riverfront of the Saginaw 
River provides an industrial base due to the shipping channel. The lakeshore and riverfronts 
provide a community of waterfront parcels in addition to the other residential neighborhoods 
adjacent to Bay City. Since the 2002 Master Plan, many areas of the Township have been 
developed.  
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EXISTING LAND USE ANALYSIS  
TABLE 12 – EXISTING LAND USE ANALYSIS  

LAND USE ACREAGE PERCENTAGE 
Single-Family Residential 3,577.90 37.91% 

Industrial  1,676.68 17.77% 

Recreation  802.60 8.51% 

Commercial 494.35 5.24% 

Wooded 491.74 5.21% 

Waterfront Residential  478.05 5.07% 

Right-of-Way 437.99 4.64% 

Agriculture 327.89 3.47% 

Public/Semi-Public 331.81 3.52% 

Vacant 181.54 1.92% 

Medical Facility 159.28 1.68% 

Utility 148.57 1.57% 

Multi-Family Residential 111.16 1.18% 

Mobile Home Park 96.86 1.03% 

Water 66.54 0.71% 

Office 50.59 0.54% 

Waterfront Dock 2.57 0.03% 

Total  9,436.12 100.00% 
 

SINGLE-FAMILY RESIDENTIAL / WATERFRONT 
In the Township, there are three different types of single-family residential housing: 

1. Suburban developments: Located in the southwestern corner of the Township. These 
developments were built in the early 2000s and have a suburban feel with cul-de-sacs 
and curvilinear streets.  

2. Larger lots in rural areas: Located in the northern portion of the Township. These are a 
more dispersed type of housing located along County Roads and often not associated 
with a formal neighborhood.  

3. Waterfront homes: Located along Lake Huron (Saginaw Bay) and Kawkawlin River. 
These lots are narrow and contain cottage styles homes. Over the years, the homes in 
this area have been remodeled and are now substantially larger in size.  



 

36 | BANGOR TOWNSHIP MASTER PLAN  
 

 

03 
The suburban and rural single-family homes are the largest land use in the Township; these two 
single-family categories make up 3,587.90 acres or 38.02% of the land. Waterfront homes in the 
Township make up 478.05 acres or 5.07% of the land. 

INDUSTRIAL 
Industrial land is used for processing, manufacturing, fabricating, assembling materials, or for 
outside storage of equipment and materials. Within the Township, the industrial land is highly 
concentrated along the railroad lines. The largest portion is off Patterson Road, the second is off 
Euclid Road (M-13), and the third is along the Saginaw River in the southern portion of the 
Township. In the past, much of the Saginaw Riverfront was used for industrial purposes as a 
working waterfront. This land makes up the second largest use in the Township, 1,676.68 acres 
or 17.77%.  

RECREATION  
Recreation land in the Township includes both Township parks and private recreation facilities. 
These parcels include the Bay City State Park, DNR Boat launch, and USS Edson Saginaw 
Valley Naval Ship Museum/ Independence boat launch. The three recreation areas are located 
along Lake Huron or the Saginaw River, creating the third largest land use category and totaling 
802.60 acres or 8.51% of the land.  

COMMERCIAL   
This land use category includes all areas used for commercial facilities. Commercial land uses 
include restaurants, service shops, grocery/convenience stores, and retailers, which are most 
commonly found along Euclid Road (M-13), M- 247, and Wilder Road. These areas of 
commercial land make up 494.34 acres or 5.24% of the total land area in the Township. Bangor 
Township’s close proximity to Bay City makes the Township a regional destination for the 
surrounding communities.  

The Township has two corridors: Euclid Road Corridor and Wilder Road Corridor.  

The Euclid Road (M-13) Corridor is one of the more urbanized areas in the Township and is 
comprised of the Township's original commercial establishments. Today, Euclid serves as an 
important binding thread between the Township and Bay City. Most of this area backs up to 
single-family homes and is located on small-sized parcels with little to no landscaping and 
limited parking. 

The Wilder Road Corridor is full of newer commercial developments. Located in this corridor are 
the Bay City Mall, Home Depot, and other large commercial establishments. This corridor is an 
attraction for the entire Bay County area.  

WOODED 
Wooded areas in the Township are forested or mostly covered with trees. These parcels are 
scattered throughout and provide additional access to natural features for Township residents 
and create wildlife habitats. This land makes up 491.74 acres or 5.21% of the Township land.  
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ROAD RIGHTS-OF-WAY 
The roads in the Township make up 437.99 acres of Township land or 4.64% of the land.  

AGRICULTURAL  
Agricultural land includes land being utilized for agricultural purposes such as crop production, 
land lying fallow, pastures and grazing land, sod farming, and orchards. It may also include 
farmsteads and related agricultural buildings or single-family homes. This is a significant change 
from the 2002 plan, where almost 30% of the land was categorized as agricultural/vacant. Since 
the last update of the Master Plan, there has been significant development of agricultural land 
for other uses in Bangor Township. Agricultural land makes up 327.89 acres or 3.47% of the 
land in Bangor Township. Agricultural land can be found in two pockets, the first on both sides 
of the railroad tracks near the northeast boundary and the second along the southwestern 
boundary off Two-Mile Road.  

PUBLIC/SEMI-PUBLIC 
The public/semi-public land use category includes places of worship, schools, Township 
buildings, cemeteries, post offices, and other civic-related uses. These areas are typically used 
by the general public or a defined group in the community. The public/semi-public parcels are 
scattered throughout the Township, with the majority located off Euclid Road (M-13), Wheeler 
Road, or Wilder Road. The public/semi-public land makes up 331.81 acres or 3.52% of the land.  

VACANT 
The vacant land use category represents any buildings in the Township that are currently empty 
and have the potential for development or redevelopment. Vacant parcels represent the most 
opportunity for redevelopment; therefore, it is important to have a clear understanding of where 
each parcel is located. With that understanding, the Township can focus economic development 
efforts in these areas and work to bring more opportunity into the community. Vacant land is 
spread throughout the Township, making up 181.54 acres or 1.92% of Township land.  

MEDICAL FACILITY 
Medical facilities are a very specialized use, and for this plan, they are their own land use 
category. They are invaluable for communities and increase the quality of life for the Township 
residents. There are a handful of medical facilities within the Township: a branch location of 
Covenant Hospital Saginaw, McLaren Health Care, McLaren Bay Special Care Hospital, 
McLaren Bay Hospital, and Mid-Michigan Medical Center. The Township also has other medical 
facilities such as doctor's offices, dentists, and veterinary clinics. The majority of these facilities 
are located along Euclid Road   (M-13), M-247, and Wilder Road, totaling 149.28 acres or 
1.58% of the total land in the Township.  

UTILITY 
Utility land in the Township is for the transmission line that runs from the eastern end of the 
Township through the middle to the western side of the Township, crossing the Saginaw River 
into Hampton Township.  
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MULTI-FAMILY RESIDENTIAL 
The multi-family residential category includes properties in the Township occupied by two-family 
dwellings, or duplexes, and all types of housing that offer three or more dwelling units per 
structure. Multi-family homes broaden the housing options available to residents of the 
Township. They provide additional living situations for individuals who are not interested in the 
responsibility and upkeep of a single-family home. Duplexes are valuable housing resources 
because they offer a more affordable, lower maintenance option that provides the same benefits 
as a single-family neighborhood. Multi-family residential totals 111.16 acres or 1.18% of the 
land.  

MOBILE HOME PARK 
Within the Township are five mobile home parks. The majority of these parks were constructed 
between the 1960s and 1970s. These parks make up 96.86 acres or 1.03% of the land within 
the Township.  

OFFICE 
Office space includes land that is primarily used for workspace and within the Township this 
land use category is on smaller parcels scattered along Euclid Road (M-13), and Wilder Road. 
Office areas make up 50.59 acres or 0.54% of land in the Township. 

WATER 
The Township is located off Lake Huron (Saginaw Bay) and has two large rivers that run 
through it, the Saginaw and Kawkawlin Rivers. Approximately 66.54 acres of land are made up 
of water resources, which accounts for approximately 0.71% of the Township. Please note that 
this only includes the inland lakes, rivers, and streams and does not account for the shoreline. 
Bangor Township has 13 miles of shoreline along Lake Huron.  

WATERFRONT DOCK LOTS 
Waterfront dock lots in the Township make up a very small amount of land, 2.57 acres or 0.03% 
of land in the Sunset Shore subdivision. These parcels are unique because they are one parcel 
that has three, 1/3rd interest owners. Meaning, that each 1/3rd interest property owner technically 
owns a width of approximately 16.7’ 
of the 100’ parcel. This unique land 
ownership scheme has created 
issues for property owners and the 
Township because as the property 
changes hands, the new owners do 
not clearly understand what the 1/3 
interest ownership means. Currently, 
the lots are mostly vacant, aside from 
the docks, and are used as a day use 
by the owner. There are only a few 
parcels with structures.   
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DOWNTOWN DEVELOPMENT AUTHORITY(DDA) 
The Bangor Township DDA was established in 1989. The DDA is a non-profit development 
corporation that was designed to promote a desirable environment for businesses and residents 
in the Township through revitalization projects in the “business district.”  The district consists of 
parcels along the north side of Wilder Road from State Park Drive to Bangor Road, some 
parcels north of Wilder Road on either side of State Street, parcels on the south side of Wilder 
Road from the railroad tracks to the Euclid corner, parcels on the east side of Euclid from the 
Wilder corner to Thelen Drive, parcels on the north side of Thelen Drive, and all parcels on 
Shrestha Drive and Katalin Court, see Map 8. The projects the DDA takes on would not be able 
to be completed if it weren’t for a variety of financial options, including bond issuance, tax 
increment financing, and public and private contributions.  

In January of 2020, the Township and Delta College participants accepted a 10-year renewal of 
the DDA. The renewal established a $500,000 fund cap; the use of the funds will be laid out in 
the strategic plan. The plan will cover their five objectives:  

1. Overall prevention of the deterioration of existing areas within the District. 
2. Promotion of economic development within the District. 
3. Creation of jobs. 
4. Partnerships with business owners of vacant buildings and struggling businesses.  
5. District beautification (trees, sidewalks, business facades updates, etc.). 

DDA PROJECTS  

Recent  

 Bangor Commercial Park Development - Completed 2020: Future plans consist of 
sidewalk repairs, landscaping, streetlights, and street signage.  

Current 

 EGLE and the Township are in year six of the ten-year agreement regarding the Wetland 
Mitigation Project. The Board and Bay County will work together to complete this project.  

Future 

 10 - Year Strategic Plan 
 Wetland Mitigation  
 Bangor Commercial Park Signage  

 Commercial Business Attraction 
 Amenities – bench replacements 
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