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INTRODUCTION

Larkin Township is located near the center of  Michigan’s Lower Peninsula in
Midland County, just north of  the City of  Midland.  It is a place where people
have chosen to live, work, and play, and therefore is a place where certain
services and facilities are required.  Police, fire protection, parks, religious
institutions, government centers, retail shops, meeting places and a host of
other facilities are woven together by physical infrastructure and
communication routes.

In support of  these regular operations, the Township has created a number
of  commissions, including the Planning Commission.  As one of  its many
duties, the Planning Commission has oversight responsibility for the creation
and maintenance of  the Township Master Plan.  In part, Michigan State statutes
provide that the purpose of  a Township Master Plan is:  to promote the
public health, safety, and general welfare; to encourage the use of  resources
in accordance with their character and adaptability; and to consider the
character of  the Township and its suitability for particular uses judged in
terms of  such factors as trends in land and population development. The
Township Master Plan includes narrative, maps, charts, and graphic material
that provide a basis for the Planning Commission’s recommendations for the
future development of  the Township.  The Township Master Plan is linked
with the Township Zoning Ordinance, which is the regulatory mechanism
through which the usage of  land is governed.

The Master Plan is a realistic assessment of  current conditions and an
expression of  the future goals and vision of  the Township, defining the form
and character it seeks to achieve.  The plan provides guidance to both the
public and the private sectors regarding a range of  topics beyond future land
use, such as economic and residential growth decisions.  Finally, the plan will
be responsive to the land use changes that occur within the Township.  The
development of  land can be dynamic and alter significantly over time.
Therefore, the plan must be flexible to these changes while still advancing the
goals and objectives of  the community.

AUTHORITY

The Township derives its authority to develop a Master Plan from Public Act
263 of  2001, which was recently adopted by the Michigan State Legislature to
amend the 1959 Public Act 168, which provides townships with the ability to
plan their community.  Public Act 263 states:

“The township planning commission shall make and approve a basic plan as
a guide for the development of  unincorporated portions of  the township.”

The master planning process is cooperative and public.  Input from the public
and various governmental entities are gathered throughout the planning
process.  Public Act 263 requires a planning commission to hold a public
hearing before the final adoption of  a master plan.  Also, Public Act 263
requires review of  a master plan after a five-year period but allows for change
at any time.  It is important to note that a  public hearing is required if  a
planning commission wishes to alter or amend a master plan after its original
adoption.  This process offers a planning commission the opportunity to
analyze and address any significant changes to the community that may result
in needed modifications to the plan. It also provides the opportunity to
ascertain progress in implementing the goals and objectives outlined in the
plan.
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PURPOSE

This planning process has been designed to involve conscious selections of
policies relating to growth and development in Larkin Township.  The Master
Plan serves to promote these polices through the following:

1. Provides a general statement of  the Township’s goals and a
comprehensive view of  the community’s preferred future.

2. Serves as the primary policy guide for Township officials when
considering zoning, land division, capital improvement projects and
any other matters related to land development.  Thus, the Master
Plan provides a stable and consistent basis for decision making.

3. Provides the statutory basis for the Township Zoning Ordinance, as
required by the State of  Michigan.

4. Helps to coordinate public improvements and private development
activities to assure the judicious and efficient expenditure of  public
funds.

PUBLIC INVOLVEMENT

The process of  developing a document which is both meaningful to the
community and feasible in its implementation must enjoy the participation
of  a larger stake-holding group.  In order to garner this needed input, regular
communication between the Planning Commission and Larkin Township
stakeholders must occur.  Knowledge regarding the concerns of  the
community was gained through multiple meetings, two public workshops,
and a public hearing.  This type of  direct interaction with stakeholders allows
for a more complete framework of  the concerns and needs of  Larkin
Township community members.

PLAN ORGANIZATION

The Master Plan is divided into eight sections to communicate the most
complete and accurate picture of the existing conditions within Larkin
Township, as well as its vision for the future.  These sections include an analysis
of  the greater region, population characteristics, existing land use, natural
features, and community facilities.  Additionally, the future character of  the
Township will be articulated through description of  its goals and objectives,
future land use, and plan implementation strategies.  To supplement verbal
descriptions, visual representations of  data, such as photographs, maps, and
other graphics, are also included.  These sections represent the history and
future of  development within Larkin Township and therefore provide a guide
for its continuing growth and evolution in the coming years.
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Larkin Township is located in the east central portion of  Midland County,
immediately north of  the City of  Midland. Larkin Township is a part of  the
region commonly known as Mid-Michigan or Central Michigan, named after
its location in the middle of  Michigan’s Lower Peninsula. The “Tri-Cities” of
Midland, Saginaw, and Bay City serve as the major population, economic, and
cultural centers of  the region.  Bay City is located 20 miles east and Saginaw
is approximately 25 miles southeast of  Larkin Township.

The primary transportation arteries of  the region include the U.S. 10 freeway,
which runs east-west along the Township’s southern border, and Interstate
75, which runs north-south and is located approximately 15 miles east of
Larkin Township. These freeways effectively connect Larkin Township with
the rest of  the state as well as the entire
Midwest. Other major state transportation
routes located near Larkin Township
include M-20, M-30 and M-47. Table 1
presents approximate driving distances and
times from Larkin Township to several
major cities.

Two airports are located within a short
distance of  Larkin Township. The nearest
airport is Jack Barstow Airport, located just
south of  Larkin Township in the City of  Midland. The major commercial
airport in the region, MBS International Airport, is located approximately 15
miles southeast of  Larkin Township.

MAJOR EMPLOYERS AND LAND USES
The economy of  the entire region is primarily driven by manufacturing. In
Midland County, the largest employers are The Dow Chemical Company (6,500
employees) and the Dow Corning Corporation (2,500 employees), which

REGIONAL ANALYSIS

LOCATION AND TRANSPORTATION

manufacture chemicals, plastics, and silicon products. The Mid-Michigan
Health Care system is also a significant area employer.

In addition to The Dow Chemical and Dow Corning companies, there are
several other major land uses outside of  Larkin Township which impact the
lives of  Township residents. One example is the Midland Mall, which is located
just outside of  the Township boundary at the Eastman Road and U.S. 10
Interchange. Within recent years, this regional commercial shopping area has
seen tremendous growth and is now home to several large businesses including
Meijer, Wal-Mart, Kohl’s, Lowe’s, Home Depot, and Target, as well as a large
number of  smaller retail, entertainment, and restaurant establishments. These
uses provide residents with ample shopping and entertainment opportunities,
employment opportunities, and could lead to increased growth and
development in Larkin Township.

There are also a large number of  cultural, recreational, educational, and service
land uses in the Greater Midland area that contribute to the quality of life of
Larkin Township residents. Most of  these land uses are found in the City of
Midland and include the Midland Center for the Arts, Midland County
Fairgrounds, Dow Gardens, Downtown Midland, Midland City Forest,
Northwood University, Chippewa Nature Center, Mid-Michigan Medical
Center, and the Pere Marquette Rail Trail.

REGIONAL PLANNING EFFORTS

The most significant planning policy having an impact on Larkin Township is
the Midland Urban Growth Area (MUGA) policy. This regulates the growth
and development of  communities directly adjacent to the City of  Midland
through the controlled expansion of  the municipal water system.  Areas outside
of  the City but within a predescribed band between one and two miles wide
surrounding it (represented by an adopted MUGA line) are not granted access
to municipal water service without first being annexed into the City. Areas
outside of  the MUGA line are permitted to purchase City water
unconditionally.  A more detailed discussion concerning the purpose, history,
and implications of  the MUGA Policy is included in the Community Facilities
portion of  this report.

Table 1

Destination Approx. 
Distance

Estimated 
Driving Time

Flint, MI 70 miles 1 hour, 15 
minutes

Lansing, MI 120 miles 2 hours

Detroit, MI 130 miles 2 hours, 15 
minutes

Chicago, IL 330 miles 5 hours, 15 
minutes
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EXISTING LAND USE

The focus of  this chapter is an examination of  current land use patterns,
their distinguishing characteristics, and their impact on future land
development.  One of  the most important tasks of  the Master Plan is to
develop a firm understanding of  the types of  land use activities that are
currently taking place within the community.  A thorough knowledge of
existing land use patterns and site conditions furnishes planners and
community leaders with basic information by which future residential,
commercial, industrial and public land use decisions can be made.

The existing land use map and acreage tabulation chart, provided in the
following pages, will serve as key reference points for Larkin Township officials
to utilize in their consideration of  land use and infrastructure improvements
in the future.

METHODOLOGY

A field survey was conducted by Wade-Trim on November 19, 2003, to gather
existing land use data for all the parcels within the Larkin Township limits.
Each parcel of  property was inspected in the field and its use characteristics
were recorded on a base map partially derived from Midland County parcel
data.  The land use field data was then transferred from the field survey notes
into a Geographic Information System (GIS).  The resulting Existing Land
Use Map was prepared using ArcView software.  Acreage for each land use
classification was calculated utilizing GIS software, and thus there may be
slight differences between GIS calculated and platted acreage.  However, these
differences did not adversely affect the planning process.

LAND USE DISTRIBUTION

Each existing land use was placed in one of  eight general land use categories.
The Existing Land Use Map depicts the geographic distribution of  the land
use classifications.

Larkin Township encompasses approximately 20,139 acres (exclusive of  rights
-of-way), or about 32.5 square miles in area.  Table 2 outlines the existing land
uses found within the Township.
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EXISTING LAND USE CATEGORIES

RESIDENTIAL
This category includes structures used as a permanent dwelling, and accessory
structures, such as garages, that are related to theses units.  Typical dwelling
units may include single-family detached homes, townhomes, attached
condominiums, duplexes, multiple family structures, and other residences.
The residential classification is also given to those agricultural parcels that
contain an associated, farming-related single-family residence.  It should be
noted that in many cases, significant parcels used primarily for agricultural
purposes are coded as residential.  This category is almost exclusively
comprised of  single-family dwellings within the Township.  Such development
occupies 11,586 acres, or 57.5%, of  the total Township land area. A second
Existing Land Use Map including woodlands information follows the primary
Existing Land Use Map.  This map is intended to identify those areas coded
as residential that are primarily wooded or contain wetlands.  With this
information, we can reasonably determine the difference between those
residentially coded parcels being used for single-family purposes exclusively,
and those which are primariliy agricultural in nature; generally, the large
undivided parcels that are coded residential that do not contain woodlands or
other significant natural features are agricultural.

COMMERCIAL
This land use category includes the land area occupied by uses providing
retail and service facilities that accommodate day-to-day convenience shopping
needs, as well as comparison shopping for a more regional audience.  Smaller
commercial land uses include, but are not limited to, groceries, florists,
laundries, and restaurants.  Larger commercial retail strip developments may
include regional supermarkets, branch banks, clothing stores, etc.  Commercial
land uses occupy 216 acres, or 1.1%, of  all land uses within the Township.

INDUSTRIAL
This category includes land areas occupied by both light and heavy industrial
facilities.  Uses in this category include manufacturing facilities, warehouses,
and storage and leasing facilities.  There are 351 acres, or 1.7% of  the Township,
currently providing industrial services.

PUBLIC
This category was established to embrace all developed or undeveloped lands
owned by various governmental agencies or other fully public entities.  Within
Larkin Township, public lands include parks, schools, Township buildings,
and facilities.  There are 6 acres, or 0.03% of  the total area within the Township,
currently in use as public properties.

SEMI-PUBLIC
Semi-public parcels are those areas developed for such uses as parochial
schools, churches, and fraternal organizations.  Semi-public property makes
up 110 acres within Larkin Township, approximately 0.5% of  the total land
area within the Township boundary.

GOLF COURSE
This land use category describes the planned golf  course development along
Hurley Road, east of  Eastman Road.  The golf  course category accommodates
land used specifically for golf  courses and associated single-family residential
development.  It accounts for 53 acres, or 0.3% of  Township land.

OPEN SPACE
This use category includes all lands
which are presently undeveloped,
including vacant lots and portions of
vacant platted lands.  It also includes
areas used for productive agricultural
purposes, and areas reserved for
protected woodlands. This category
does not, however, include agriculturally
used parcels which also contain a
residence; such agricultural parcels
supported by an associated residence
are included in the residential existing
land use category.  There are 7,800 acres
of  land, or 38.7% of  the Township’s
land, classified as open space.

Table 2
Existing Land Use Acreage

Category Acres % of Total
Commercial 216 1.1%
Industrial 351 1.7%
Public 6 0.03%
Recreation 17 0.1%
Residential 11,586 57.5%
Semi-Public 110 0.5%
Golf Course 53 0.3%
Open Space 7,800 38.7%

Total 20,139 100.0%
Wade-Trim Site Analysis 11/2003. Updated by 
Larkin Township
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COMMUNITY DESCRIPTION

The purpose of  this analysis is to describe the social characteristics of  Larkin
Township, which is an essential element in the short- and long-term planning
goals of  the community.  Social characteristics include the size of  the
population, age, gender, race, ethnicity, socioeconomic levels, employment,
and housing value, tenure and unit age.  These data will help guide Township
Officials in determining future land use needs.

POPULATION PROFILE

HISTORICAL POPULATION GROWTH

Population trends for Larkin Township and its neighboring communities are
presented in Table 3.  The population of  the Township has increased by
37.5% (1,230 residents) since 1980.  Of  the nine neighboring communities
displayed in the table, only four recorded an increase in population during
this same period.  The Township ranked second for total growth in population;
Lincoln Township recorded the greatest percentage growth in population (at
38.6%).  However, it should be noted that most neighboring communities
have comparatively small populations.  Therefore, the slightest population
shift produces a high percentage of  change.

Midland County and the State of  Michigan both had population increases
between 1980 and 2000.  The 12.6% increase for Midland County exceeded
the 7.3% increase of  the State, indicating an increasingly positive trend for
continued regional growth.

POPULATION PROJECTIONS

Two approaches to projecting Larkin Township’s population levels for the
year 2020 are provided in Table 4.  Population projections may be calculated
in numerous ways but all involve the extrapolation of  past population growth
trends into the future.

Two sources were utilized to calculate population projections for Larkin
Township.  First, the population projections for Midland County as a whole
were determined.  Then, the projections for Larkin Township were
extrapolated using constant share method.  The Woods and Poole projection
is based on a regional technique that links counties together to capture flows
in population. This method considers the nation as a whole simultaneously,
and develops projections based on observations of  the overall flow and

Population Trends:  1980-2000

Place 1980 1990
% Change 

(80-90) 2000
% Change 

(90-00)
% Change 

(80-00)

Larkin Twp. 3,284 3,588 9.3% 4,514 25.8% 37.5%

Midland County
Homer Twp. 4,477 4,235 -5.4% 3,924 -7.3% -12.4%
Hope Twp. 1,249 1,220 -2.3% 1,286 5.4% 3.0%
Lincoln Twp. 1,643 1,807 10.0% 2,277 26.0% 38.6%
Midland Twp. 2,389 2,221 -7.0% 2,297 3.4% -3.9%
Mills Twp. 1,461 1,635 11.9% 1,871 14.4% 28.1%

Bay County
Beaver Twp. 3,027 2,810 -7.2% 2,806 -0.1% -7.3%
Garfield Twp. 1,810 1,736 -4.1% 1,775 2.2% -1.9%
Williams Twp. 4,414 4,278 -3.1% 4,495 5.1% 1.8%

City of Midland 37,269 37,819 1.5% 41,463 9.6% 11.3%
Midland County 73,578 75,651 2.8% 82,874 9.5% 12.6%
Michigan 9,262,078 9,295,297 0.4% 9,938,444 6.9% 7.3%
1980, 1990, 2000 US Census - SF1

Table 3

Table 4
Population Projections 2000-2020

2000 2005 2010 2015 2020
Woods & Poole Projects

Midland County 82,874 83,590 85,300 87,170 89,160
Larkin Twp. 4,514 4,553 4,646 4,748 4,856

Office of the State 
Demographer

Midland County 82,874 85,700 87,900 89,800 91,300
Larkin Twp. 4,514 4,668 4,788 4,891 4,973

Both projections assume Larkin Township will maintain a constant share of Midland 
Countyʹs population.
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movement of  population, economic activity, and historical data within the
nation.  In this manner, it is able to predict, for instance, how a population
shift in Washington D.C. could have an impact on population in Maryland.
The second projection was made by the Office of  the State Demographer
and is based on 1990 Census data.  This projection is based primarily on
historical data, birth and death rates, immigration, and emigration.

Based on these assumptions, Larkin Township’s population has been estimated
to range between 4,856 to 4,973 persons by the year 2020.  As can be seen in
Table 4, both the Woods and Poole and State Demographer’s values
consistently show small population increases beginning in 2005.

AGE GROUPS

The median age in 2000 for Larkin Township was 36.7 years, making its
population younger than most of  its surrounding communities, with the
exception of  Midland (34.8) and Mills (34.6) Townships.  (Table 5)  The City

of  Midland, Midland County, and the State of  Michigan as a whole also have
a similar median age.  Approximately 1,451 Township residents (32.1%) were
over 45 years of  age.  At the other extreme, 1,688 residents (37.4%) were
under the age of  25.

In 2000, Larkin Township’s school-age population (5 to 19 years) totaled
1,244, or 27.6% of  the Township population.  This was relatively higher
(average of  4.4%) than the percentages of  the neighboring communities.
Another notable feature of  the Township’s age structure was the lower
percentage of  residents ages 65 and above (7%).  The number of  Larkin
Township residents in this age group again averaged 3.5% below the same
age cohort in similar communities (Table 5).

Age Group Comparison:  2000

Place
Under 5 

years
5 to 9 
years

10 to 14 
years

15 to 19 
years

20 to 24 
years

25 to 34 
years

35 to 44 
years

45 to 54 
years

55 to 59 
years

60 to 64 
years

65 to 74 
years

75 to 84 
years

85 years 
and over

Median age 
(years)

Larkin Twp. 294 420 456 368 150 424 951 731 225 178 208 90 19 36.7

Midland County
Homer Twp. 246 298 324 278 190 474 694 582 208 184 273 134 39 37.3
Hope Twp. 68 88 96 74 42 151 212 204 89 86 128 36 12 41.3
Lincoln Twp. 148 178 201 170 106 300 417 314 144 116 135 41 7 35.8
Midland Twp. 156 187 207 187 86 333 425 298 103 108 134 63 10 34.8
Mills Twp. 127 175 161 132 89 270 347 251 114 62 90 33 20 34.6

Bay County
Beaver Twp. 183 181 215 219 158 340 489 436 161 103 184 109 28 37.6
Garfield Twp. 107 115 146 133 112 215 282 325 116 79 76 49 20 36.7
Williams Twp. 296 332 394 338 194 535 841 633 227 197 290 175 40 37.0

City of Midland 2,675 3,106 3,157 3,227 2,792 5,032 6,496 5,817 1,918 1,484 2,811 2,154 794 36.2
Midland County 5,348 6,446 6,657 6,287 4,704 10,332 13,874 11,801 4,165 3,285 5,330 3,468 1,177 36.3
Michigan 672,005 745,181 747,012 719,867 643,839 1,362,171 1,598,373 1,367,939 485,895 377,144 642,880 433,678 142,460 35.5

2000 US Census - SF1

Table 5
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CHANGES IN AGE

STRUCTURE

The past decade, 1990-2000,
saw significant changes in the
age structure of  Larkin
Township. (Table 6) The
number of  persons under the
age of  20 increased by over
27%.  The population of
persons age 65 and older
increased by 46.8%.  These
changes in population for
Larkin Township indicate an
aging population balanced by
an increase in younger families.
The slight increase in the
median age reinforces this
assertion.

HOUSEHOLD SIZE

Household size, as measured by the average number of  persons per household,
has been decreasing on a national level since the 1970’s.  This is true for both
Midland County as a whole and Larkin Township. Table 7 provides the
household size trends for Larkin Township and surrounding areas for a 10-
year period.  The number of  persons per household in Larkin Township has
decreased at a slower rate (-3.5%) than that of  the average decrease for the
surrounding area during the same 10-year period.

Declining numbers of  persons per household often is accompanied by an
increase in the total number of  households and demand for new housing.
This is often true even in circumstances of  negative population growth.  For
example, a population of  1,000 with an average of  4 persons per household
requires 250 dwelling units. The same population (1,000) with an average
household size of  2 requires 500 dwelling units.  Larkin Township’s population
is projected to increase by 8.9% by the year 2020. (Table 8)  Even with a

continuing decline in household size, there would be a projected need for
additional housing units.  The average household size is projected to decline
an additional 3.7% by the year 2020.  The projected population growth and
decline in household size combine to present a need for an additional 199
housing units (13.2%) by 2020.

Household Size 1990-2000
Place 1990 2000 % Change

Larkin Twp. 3.11              3.00 -3.5%

Midland County
Homer Twp. 2.80              2.71 -3.2%
Hope Twp. 2.83              2.53 -10.6%
Lincoln Twp. 2.88              2.72 -5.6%
Midland Twp. 2.77              2.71 -2.2%
Mills Twp. 3.08              2.83 -8.1%

Bay County
Beaver Twp. 3.23              2.86 -11.5%
Garfield Twp. 3.18              2.87 -9.7%
Williams Twp. 2.91              2.75 -5.5%

City of Midland 2.49              2.42 -2.8%
Midland County 2.67              2.56 -4.1%
Michigan 2.66              2.56 -3.8%
1990, 2000 US Census - SF1

Table 7

Housing Projections
Category 2000 2020 % Change

Total Population 4,514 4,915a 8.9%
Persons Per Household 3.00 2.89b -3.7%

Total Occupied Housing Units 1,502 1,701c 13.2%
a Average value of population projections
b Projection based on 1990 data using constant share method. 
c Based on total population and persons per household.

Table 8

Table 6
Age Group Trends:  1990-2000

Age 1990 2000 % Change
Under 5 years 258 294 14.0%
5 to 9 years 290 420 44.8%
10 to 14 years 382 456 19.4%
15 to 19 years 275 368 33.8%
20 to 24 years 204 150 -26.5%
25 to 34 years 522 424 -18.8%
35 to 44 years 659 951 44.3%
45 to 54 years 515 731 41.9%
55 to 59 years 135 225 66.7%
60 to 64 years 132 178 34.8%
65 to 74 years 147 208 41.5%
75 to 84 years 57 90 57.9%
85 years and over 12 19 58.3%

Median age (years) 32.7 36.7 12.2%
1990, 2000 US Census - SF1



1010101010
When comparing Larkin Township to its surrounding areas, we see some
significant percentage differences among the household categories.  Larkin
Township has a lower concentration of  non-family households than
surrounding areas, or the State.  The percentage of  female-headed households
is also significantly lower than that of  the majority of  surrounding
communities.  Households with individuals under 18 years of  age account
for 46.9% of  all households, a significant 10.3% higher than the County, and
11.3% higher than State numbers.

HOUSING PROFILE

The Housing Profile section of  the Master Plan describes housing by age,
type, value, and tenure for Larkin Township.  This analysis will assist the
Township in determining its future housing needs based on the characteristics
of  existing structures.

HOUSEHOLD TYPE

The Household Characteristics table (Table 9) outlines the total number of
households in Larkin Township, surrounding communities, Midland County,
and the State of  Michigan, as well as a breakdown of  family and non-family
households.

Household Characteristics:  2000

Place
Total 

households

Family 
households 
(families)

Married-
couple family

Female 
householder, no 
husband present

Nonfamily 
households

Householder 
living alone

Householder 
65 years and 

over

Households with 
individuals under 

18 years

Households with 
individuals 65 
years and over

Average 
household 

size

Larkin Twp. 1,502 1,288 1,188 58 214 181                  56                    704                           220                         3.00

Midland County
Homer Twp. 1,424 1,128 964 119 296                    242                     94                             543                           292 2.71
Hope Twp. 508 390 347 20 118                      97                     37                             150                           123 2.53
Lincoln Twp. 838 649 562 53 189                    145                     36                             327                           129 2.72
Midland Twp. 847 651 544 71 196                    161                     56                             354                           149 2.71
Mills Twp. 659 514 432 48 145                    111                     34                             281                           105 2.83

Bay County
Beaver Twp. 968 788 707 52 180                    146                     61                             372                           198 2.86
Garfield Twp. 604 496 421 53 108                      85                     32                             244                           102 2.87
Williams Twp. 1,623 1,283 1,110 120 340 290                  95                    640                           336                         2.75

City of Midland 16,648 10,939 9,083 1,442 5,709 4,750               1,898               5,715                        3,960                      2.42
Midland County 31,769 22,691 19,098 2,561 9,078 7,452               2,854               11,608                      6,851                      2.56
Michigan 3,785,661 2,575,699 1,947,710 473,802 1,209,962             993,607            355,414                   1,347,469                    862,730 2.56

2000 US Census - SF1

Table 9
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TYPE OF STRUCTURE

The residential structure types found in Larkin Township and surrounding
areas are detailed in Table 10.  The housing stock is composed mostly of
single-family detached dwelling units.  In 2000, just over 96% of  the housing
stock, 1,443 units, were categorized as one-unit detached structures.  The
next largest category of  housing units is mobile home units, which make up
2.9% of  the total housing stock.  This distribution of  structural types was
consistent with that of  the surrounding area.

AGE OF STRUCTURE

The age of  a dwelling unit is a factor used to evaluate its structural quality.
The average industry standard for the life span of  a single-family dwelling
unit is generally 50 years.  However, this typical life span often depends on
the quality of  the original construction and continued maintenance of  the
unit.

The age of  year-round residential structures for Larkin Township and Midland
County are presented in Table 11.  As can be seen, the vast majority of  the
units (66.8%) in Larkin Township were built in the decades following 1970.
Of  those homes approximately 84% were built after 1990.  When taking into
consideration the average life span of  a dwelling unit, about 19% of  the

Type of Housing Units:  2000

Place Total units
1-unit, 

detached
1-unit, 

attached 2 units 3 or 4 units 5 to 9 units
10 to 19 

units
20 or more 

units
Mobile 
home

Boat, RV, 
van, etc.

Larkin Twp. 1,508 1,443 14 7 0 0 0 0 44 0

Midland County
Homer Twp. 1,494 1,322 11 14 17 0 0 0 130 0
Hope Twp. 608 500 4 0 0 0 0 2 100 2
Lincoln Twp. 880 637 24 10 11 9 0 0 189 0
Midland Twp. 892 771 9 10 3 0 0 0 99 0
Mills Twp. 688 452 0 2 0 0 0 0 232 2

Bay County
Beaver Twp. 998 944 16 13 0 0 0 0 25 0
Garfield Twp. 628 570 7 2 0 0 0 0 49 0
Williams Twp. 1,713 1,444 8 0 18 13 0 0 230 0

City of Midland 17,657 12,067 725 491 477 856 993 1,474 574 0
Midland County 33,796 24,587 860 666 565 909 1,017 1,573 3,607 12
Michigan 4,234,279 2,988,818 164,910 146,414 118,067 169,946 144,848 216,573 277,158 7,545

2000 US Census - SF3

Table 10

Age of Structure:  2000

Year Structure Built Number Percent of Total Number Percent of Total
1999 to March 2000 30 2.0% 628 1.9%
1995 to 1998 223 14.8% 2,248 6.7%
1990 to 1994 273 18.1% 2,784 8.2%
1980 to 1989 187 12.4% 4,269 12.6%
1970 to 1979 295 19.6% 7,531 22.3%
1960 to 1969 220 14.6% 5,549 16.4%
1940 to 1959 168 11.1% 7,656 22.7%
1939 or earlier 112 7.4% 3,131 9.3%

Total Structures 1,508 33,796
2000 US Census - SF3

Larkin Twp. Midland County

Table 11
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single-family homes in the Township could be of  marginal utility by the end
of  the decade in 2010. These homes will require regular maintenance to remain
structurally sound.

Larkin Township was dissimilar in the age of  its structures as compared to
Midland County.  The structures in Larkin Township were significantly
younger.  In Midland County, 68.1% of  structures were built after 1960; in
Larkin Township, 81.4% were built after 1960.

HOUSING TENURE

Housing occupancy characteristics are presented in Table 12 and Table 13.
According to the 2000 Census, 1,502 housing units were occupied.  Of  those
homes, housing tenure was split between owner occupied (94.9%) and renter
occupied (5.1%).  These percentages mark a rise in owner occupied housing
rates from 1990 figures.

A small portion of  the housing stock (40 units) in the Township was vacant
at the time of  the 2000 Census.  Housing vacancy rates are indicative of  local
housing market conditions. Generally, a five- percent vacancy rate is considered
necessary to provide an adequate housing selection and to keep home prices
from rising faster than inflation.  Vacancy rates below five percent indicate a
restricted housing market.  Based on the 2.6% vacancy rate in Larkin Township,
the supply of  housing currently appears to be insufficient to meet the sale or
rental needs of the local population.

H ousing Occupancy:  1990-2000
1990 2000 %  Change

Occupied H ousing U nits 1,155 1,502 30%

O wner-Occupied H ousing U nits 1,074 1,426 32.8%
Renter-Occupied H ousing U nits 81 76 -6.2%

1990, 2000 U S Census - SF1

Table 13

Housing Occupancy and Tenure:  2000

Place

Occupied 
Housing 

Units

Owner-
Occupied 
Housing 

Units

Renter-
Occupied 
Housing 

Units

Vacant 
Housing 

Units For rent
For sale 

only

Rented or 
sold, not 
occupied

For seasonal, 
recreational, or 
occasional use

For 
migratory 
workers

Other 
vacant

Larkin Twp. 1,502 1,426 76 40 1 12 10 7 0 10

M idland County
Homer Twp. 1,424 1,274 150 46 7 6 5 15 0 13
Hope Twp. 508 465 43 96 0 11 0 77 0 8
Lincoln Twp. 838 706 132 42 12 8 4 12 0 6
M idland Twp. 847 775 72 29 4 10 5 3 0 7
M ills Twp. 659 590 69 30 4 4 10 5 0 7

Bay County
Beaver Twp. 968 902 66 30 2 5 3 4 0 16
Garfield Twp. 604 571 33 23 1 5 3 4 0 10
W illiams Twp. 1,623 1,542 81 80 12 23 22 5 0 18

City of M idland 16,648 11,570 5,078 1,018 360 201 165 142 1 149
M idland County 31,769 24,893 6,876 2,027 498 340 277 547 8 357
M ichigan 3,785,661 2,793,124 992,537 448,618 72,805 44,250 27,161 233,922 1,449 69,031

2000 US Census - SF1

Table 12
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HOUSING VALUES

Significant growth in residential
housing construction in Larkin
Township has occurred since 1970.
(Table 14)  The bulk of  owner-
occupied home values ranged
between $100,000 and $300,000 at
the time of  the 2000 Census.  Just
16.9% of  owner-occupied homes in
the Township were identified with a
value greater than $300,000.  The
distribution of  dwelling units by value
found in Larkin Township was
dissimilar to those of its neighbors
and the larger region.  In general, the
housing values for Larkin Township
were higher than those in the
surrounding area.

The median contract rent for the
Township was $614, which was again
greater than that of  the surrounding
communities and Midland County as
a whole; 47.5% of the renter
occupied units in the Township had
a rent greater than $500.  Surrounding
communities averaged 38.7%, and
Midland County totaled 45.2%, while
the only the State of  Michigan
exceeded then all at 56.5%.

Housing Values:  2000
Owner-Occupied

Place
Specified 

Units
Less than 

$50,000
$50,000 to 

$99,999
$100,000 to 

$149,999
$150,000 to 

$199,999
$200,000 to 

$299,999
$300,000 to 

$499,999
$500,000 to 

$999,999
$1,000,000 or 

more
M edian 
(dollars)

Larkin Twp. 1079 6 225 235 183 248 138 44 0 173,000

M idland County
Hom er Twp. 1047 37 603 276 55 53 0 8 15 89,100
Hope Twp. 286 29 145 54 27 27 2 0 2 86,800
Lincoln Twp. 445 53 185 117 49 37 4 0 0 97,300
M idland Twp. 630 32 323 200 40 35 0 0 0 93,900
M ills Twp. 242 25 129 61 18 9 0 0 0 85,400

Bay County
Beaver Twp. 631 31 350 165 50 35 0 0 0 93,900
Garfield Twp. 333 41 192 83 12 5 0 0 0 84200
W illiam s Twp. 1,242 45 579 408 169 33 8 0 0 99,800

City of M idland 10,580 422 4,020 2,637 1,663 1,258 530 50 0 114,400
M idland County 18,935 1,221 8,061 4,563 2,383 1,859 719 110 19 101,800
M ichigan 2,269,175 224,603 711,648 603,454 339,716 252,044 104,079 27,642 5,989 115,600

Renter-Occupied

Place
Specified 

Units
Less than 

$200
$200 to 

$299 $300 to $499 $500 to $749 $750 to $999
$1,000 to 

$1,499
$1,500 or 

m ore No cash rent
M edian 
(dollars)

Larkin Twp. 61 2 0 23 13 4 0 12 7 614

M idland County
Hom er Twp. 160 0 0 50 66 11 4 8 21 556
Hope Twp. 37 0 2 19 7 0 0 0 9 430
Lincoln Twp. 121 0 5 53 28 13 0 0 22 486
M idland Twp. 71 0 0 37 15 8 0 0 11 150
M ills Twp. 62 0 4 38 14 2 0 0 4 454

Bay County
Beaver Twp. 53 0 4 11 26 4 0 0 8 547
Garfield Twp. 27 3 4 4 10 4 0 0 2 515
W illiam s Twp. 44 0 0 33 11 0 0 0 0 445

City of M idland 5,085 390 253 1,720 1,929 464 1 60 170 510
M idland County 6,766 401 321 2,507 2,358 561 1 141 365 498
M ichigan 976,313 53,844 52,030 275,832 373,820 122,289 42,865 12,867 42,766 546
2000 US Census - SF3

Table 14
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ECONOMIC PROFILE

The economic strength of  Larkin Township is related to the number and
type of  employment opportunities in the labor market area as well as the
level of  educational attainment by its residents.  Within a labor market area
some communities function as major employment centers while others serve
primarily as residential communities.  According to the U.S. Census, 2,156
Larkin Township residents sixteen years of  age and older were employed in
2000.  The following text identifies educational attainment levels, which
industries employ Larkin Township residents, what positions are held, and
the wages earned.

EDUCATIONAL ATTAINMENT

Data in Table 15 and Figure 1 shows the educational attainment of  the residents
of  Larkin Township, surrounding communities, Midland County, and the State
of  Michigan.  Larkin Township has a lower percentage value for high school
graduation levels when compared to the other communities.  Larkin Township,
however, has the highest percentage (outside of  the City of  Midland) of
persons with a Bachelor’s degree at 23.8%.  This level far exceeds County and
State levels of  attainment.

EMPLOYMENT BY OCCUPATION AND INDUSTRY

Employment by Occupation and Employment by Industry are two related,
yet individually significant indicators of  community welfare.  Employment
by Occupation describes the trades and professions in which Township
residents are employed, such as a manager or salesperson.  Employment by
Industry quantifies in what field that manager or sales person my be employed.
For instance, two sales persons may be present in the “Sales and Office
Occupations” category of  the Employment by Occupation table (Table 16),
but may be employed in two different fields.  That is, a sales person in the
manufacturing industry and a sales person in the real estate trade would be
categorized within those different classifications in the Employment by
Industry table (Table 17).

Lark
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wp.

Hope Twp.

Lincoln
 Twp.

Midlan
d Tw

p.

Mills 
Twp.
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idland
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35.0%

40.0%

45.0%

Educational Attainment

% of Population 25 Years
and Over With a Bachelor's
Degree

% of Population 25 Years
and Over With a High
School Degree

Figure 1

Table 15

Educational Attainment:   2000

Place

Population 
25 Years and 

Over

High School 
Graduate (includes 

equivalency)

% of Population 
25 Years and 

Over with a High 
School Diploma

Bachelorʹs 
Degree

% of Population 
25 Years and 
Over with a 
Bachelorʹs 

Degree

Larkin Twp. 2,733 636 23.3% 651 23.8%

Midland County
Homer Twp. 2,659 1,005 37.8% 333 12.5%
Hope Twp. 919 369 40.2% 77 8.4%
Lincoln Twp. 1,464 582 39.8% 175 12.0%
Midland Twp. 1,421 483 34.0% 181 12.7%
Mills Twp. 1,173 487 41.5% 94 8.0%

Bay County
Beaver Twp. 1,864 675 36.2% 142 7.6%
Garfield Twp. 1,161 483 41.6% 70 6.0%
Williams Twp. 2,988 871 29.1% 464 15.5%

City of Midland 26,693 5,580 20.9% 6,583 24.7%
Midland County 53,497 16,030 30.0% 8,426 15.8%
Michigan 6,415,941 2,010,861 31.3% 878,680 13.7%
2000 US Census - SF3
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Occupation characteristics of  the Township are similar to those of  surrounding
communities. (Table 16)  The Census indicated three occupation classifications
as being the most common for both Larkin Township and surrounding area
residents.  These three occupation classifications include managerial and
professional, service, and sales and office occupations.  The fewest number
of  people in all areas were employed in farming, forestry, and fishing
occupations, matching a nationally occurring trend.

The Township is similar in the industry of  employment of  its residents to
those of  surrounding communities. (Table 17)  The Census indicated three
industry classifications as being the most common for both the Township
and other area residents.  These three industry classifications include

manufacturing, retail, and educational, health and social services.  The fewest
number of  area residents were employed in agriculture, forestry, fishing,
hunting and mining, and wholesale trades.

Employment by Occupation:  2000

Place

Employed 
civilian 

population 16 
years and over

Management, 
professional, 
and related 
occupations

Service 
occupations

Sales and 
office 

occupations

Farming, 
fishing, and 

forestry 
occupations

Construction, 
extraction, and 
maintenance 
occupations

Production, 
transportation, 
and material 

moving 
occupations

Larkin Twp. 2,156 1,046 331 439 5 130 205

Midland County
Homer Twp. 1,794 568 276 447 8 209 286
Hope Twp. 657 191 88 168 0 110 100
Lincoln Twp. 1,092 312 186 292 6 136 160
Midland Twp. 1,181 364 168 249 3 172 225
Mills Twp. 837 165 138 189 4 201 140

Bay County
Beaver Twp. 1,479 377 215 386 9 185 307
Garfield Twp. 784 137 129 179 5 148 186
Williams Twp. 2,286 793 272 560 14 298 349

City of Midland 19,313 9,093 2,883 4,648 16 1,153 1,820
Midland County 38,813 14,518 6,183 9,025 70 3,882 5,135
Michigan 4,637,461 1,459,767 687,336 1,187,015 21,120 425,291 856,932
2000 US Census - SF3

Table 16
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Employment by Industry:  2000

Industry Larkin Twp. Homer Twp. Hope Twp. Lincoln Twp. Midland Twp. Mills Twp. Beaver Twp. Garfield Twp. Williams Twp. City of Midland Midland County Michigan

Agriculture, 
forestry, fishing 
and hunting, and 
mining 13 20 4 12 3 6 32 15 71 40 242 49,496

Construction 114 174 101 103 130 140 86 91 162 965 3,078 278,079

Manufacturing 742 444 133 228 327 166 323 178 567 5,366 9,897 1,045,651

Wholesale trade 15 43 20 18 27 16 38 21 59 442 859 151,656

Retail trade 235 69 97 125 108 108 227 119 271 1,858 4,089 550,918

Transportation 
and warehousing, 
and utilities 63 72 19 46 39 16 89 41 81 399 1,123 191,799

Information 24 12 5 4 21 20 29 25 34 486 755 98,887

Finance, 
insurance, real 
estate, and rental 
and leasing 47 46 25 34 26 26 82 31 63 793 1,378 246,633

Professional, 
scientific, 
management, 
administrative, 
and waste 
management 
services 97 132 52 74 89 53 78 26 173 1,422 2,662 371,119

Educational, 
health and social 
services 502 395 128 226 224 153 281 137 477 4,759 8,426 921,395

Arts, 
entertainment, 
recreation, 
accommodation 
and food services 160 125 28 86 87 54 75 57 117 1,733 3,406 351,229

Other services 
(except public 
administration) 105 108 30 85 83 57 102 29 134 871 1,915 212,868

Public 
administration 39 54 15 51 17 22 37 14 77 479 983 167,731
2000 US Census - SF3

Midland County Bay County

Table 17
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INCOME CHARACTERISTICS

The income characteristics for the residents of  Larkin Township, Midland County, the State of  Michigan and surrounding areas are described in Table 18.
The median household, median family, and per capita incomes, as well as the percent of  persons below the poverty line are included.  A household is defined
as all the persons who occupy a dwelling unit.  Thus, a household may be one person living alone, two roommates, or a married couple with children.  A family
is defined as a householder and one or more other persons living in the same dwelling unit who are related by blood, marriage or adoption.  The income values
are shown in 1999 constant dollars based on the Statistical Abstracts of  the United States for Consumer Price Index (CPI) values.  The CPI is a measure of  the
average change over time in the prices paid by consumers for a market share of  consumer goods and services.  This index helps to measure inflation
experienced by consumers in their day-to-day living expenses by calculating the cost of  market goods based on today’s prices.

Larkin Township reported median household, median family, and per capita incomes in the 2000 Census which were significantly higher than those of
surrounding communities.  These values were also significantly higher than those for Midland County and the State as a whole.

The percentage of  persons below the poverty level (of
all individuals for whom poverty status was determined)
for Larkin Township was lower when compared to
similar communities, the County, and the State of
Michigan.  The percentage of  persons below the poverty
level has decreased during the last decade for all areas.

Income and Poverty:  1989*-1999 (*adjusted for inflation to 1999 dollars)

Place
1989 1999 1989 1999 1989 1999 1989 1999

Larkin Twp. 64,917$   80,177$    67,369$   91,053$   22,937$   29,996$   3.6% 1.3%

Midland County
Homer Twp. 46,850$   44,924$    50,503$   51,029$   17,697$   20,574$   8.5% 5.7%
Hope Twp. 38,920$   45,313$    43,563$   50,365$   15,807$   23,660$   10.0% 2.3%
Lincoln Twp. 43,152$   42,167$    45,863$   47,448$   16,336$   19,168$   11.0% 7.6%
Midland Twp. 47,891$   50,327$    68,781$   54,539$   18,642$   21,538$   13.0% 3.0%
Mills Twp. 34,931$   40,530$    55,392$   43,971$   13,096$   16,718$   15.6% 7.1%

Bay County
Beaver Twp. 46,866$   51,546$    48,532$   55,972$   16,038$   19,654$   6.3% 5.4%
Garfield Twp. 42,221$   44,044$    45,994$   49,559$   14,841$   17,306$   11.9% 10.5%
Williams Twp. 48,935$   54,766$    54,265$   61,907$   17,798$   22,262$   9.2% 4.8%

City of Midland 53,418$   48,632$    67,496$   65,142$   26,441$   26,861$   9.3% 8.8%
Midland County 46,396$   45,674$    54,706$   55,483$   21,341$   23,383$   11.1% 8.4%
Michigan 42,395$   44,667$    50,092$   53,457$   19,344$   22,168$   13.1% 10.5%
**All individuals for whom poverty status is determined/percent below poverty level

1990, 2000 US Census - SF3

Median Household 
Income

Median Family 
Income Per Capita Income

% Below 
Poverty Level**

Table 18
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STATE EQUALIZED VALUE

One indicator of  the economic strength of  a community is the State Equalized
Value (SEV). According to Michigan law, the SEV is equal to approximately
one-half  of  the true market value of  real property and certain taxable personal
property.  The taxable value is used for computation of  the tax base for a
community.

HISTORICAL DATA

The 2003 equalized value of  real property in Larkin Township was
$194,662,950.  These values have increased, in most categories, over the past
5 years.  However the percentage value of  the total real property for each
category changed dramatically, indicating a redistribution of  wealth.

In 2003, residential real property constituted 90.6% of  the real property tax
base.  Residential land use is the major component of  tax base in the Township,
and will probably remain as such into the future.

State Equalized Value (SEV):  Real Property 2001-2003
Year Place Total Real

SEV % of Total SEV % of Total SEV % of Total SEV % of Total SEV % of Total SEV % of Total SEV
1999 Larkin Twp. 5,658,421 4.2% 5,309,748 3.9% 1,272,695 0.9% 123,646,348 90.8% 232,460 0.2% 0 0.0% 136,119,672

Midland County 71,274,847 3.7% 225,611,210 11.6% 228,137,053 11.8% 1,409,708,192 72.8% 2,850,349 0.1% 148,102 0.01% 1,937,729,753

2000 Larkin Twp. 6,055,861 4.1% 7,085,619 4.8% 804,418 0.5% 133,529,506 90.4% 246,536 0.2% 0 0.0% 147,721,940
Midland County 77,214,595 3.7% 240,303,285 11.7% 238,629,291 11.6% 1,501,016,652 72.8% 3,364,343 0.2% 159,708 0.01% 2,060,687,874

2001 Larkin Twp. 6,493,892 4.0% 9,411,277 5.8% 840,192 0.5% 145,880,212 89.6% 256,346 0.2% 0 0.0% 162,881,919
Midland County 85,464,719 3.9% 257,905,113 11.7% 241,308,649 11.0% 1,610,538,813 73.2% 4,152,751 0.2% 213,710 0.01% 2,199,583,755

2002 Larkin Twp. 6,956,200 3.9% 8,121,900 4.5% 890,500 0.5% 163,645,782 91.0% 237,400 0.1% 0 0.0% 179,851,782
Midland County 90,069,741 3.7% 273,952,952 11.2% 302,895,239 12.4% 1,763,860,475 72.4% 4,468,308 0.2% 235093 0.01% 2,435,481,808

2003 Larkin Twp. 7,495,200 3.9% 9,517,400 4.9% 980,600 0.5% 176,398,950 90.6% 270,800 0.1% 0 0.0% 194,662,950
Midland County 98,492,154 2.9% 289,117,641 8.6% 1,064,566,149 31.8% 1,887,617,161 56.4% 4,977,691 0.1% 249,270 0.01% 3,345,020,066

Midland County Equalization December 2003

DevelopmentalTimber CutoverAgriculture Commercial Industrial Residential

Table 19

While assessed agriculture real property values experienced significant increases
in value between 1999 and 2003, percentage of  total value decreased (-7.4%)
as the total amount of  agricultural land decreased, and non-agricultural land
values soared.  The same trend occurred for timber cut-over and residential
values with gains of  16.5% and 42.7% respectively, but a percentage loss of
18.5% and 0.2%.  Industrial lost value on all counts, while commercial totals
demonstrated significant growth (Table 19).

SEV COMPARISON

According to recent State Equalized Valuation assessments, the past five years
were a period of  growth for both Larkin Township and Midland County.
The year with the largest increase for the Township (10.4%) was 2002.  The
County’s greatest gains came in 2003 (37.3%).  In terms of  property value
increases, the Township generally outpaced the County in residential and
commercial properties.  Values for industrial and agricultural properties within
the Township consistently under-performed the County for this time period
(Table 19).
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COMMUNITY DESCRIPTION SUMMARY

In summary, some conclusions that can be drawn from each section are
provided below.

POPULATION PROFILE

• Of  the nine neighboring communities studied, only four recorded an
increase in population in the last 20 years.  Larkin Township ranked
second for total growth in population (37.5%); Lincoln Township
recorded the greatest percentage growth in population (at 38.6 %).
(see page 7)

• Larkin Township’s future population is projected to grow only up to
10% from today’s totals in the next 20 years. (see  page 7)

• In Larkin in the past decade, the number of  persons under the age of
20 increased by over 27%.  The population of  persons age 65
and older increased by 46.8%.  These changes in population for
Larkin Township indicate an aging population balanced by an increase
in younger families. (see page 9)

• In accordance with national trends, the number of  persons per
household is declining, thus there exists a potential need for additional
dwelling units. (see page 9)

HOUSING PROFILE

• The majority of  housing units within the Township are of  the single-
family detached type. (see page 11)

• While housing values are generally similar to those of  other
Midland area communities,  the median housing value in Larkin
Township is slightly higher than that of  its neighbors. (see page 13)

ECONOMIC PROFILE

• Larkin Township has a lower percentage value for high school
graduation levels when compared to area communities; however, it
also has the highest percentage (outside of  the City of  Midland) of
persons with a Bachelor’s degree at 23.8%. (see page 14)

• Larkin Township reported median household and median family
incomes in the 2000 Census which were significantly higher than those
of  surrounding communities, Midland County, and the State of
Michigan.  Per capita income for Larkin Township was higher than all
surrounding communities and the County. (see page 17)

• In the last 5 years, Larkin Township has generally outpaced the County
with regard to property value increases for residential and commercial
properties; however, values for industrial and agricultural properties
within the Township have consistently increased more slowly that
those of  the County. (see page 18)
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NATURAL FEATURES

INTRODUCTION

The natural environment is a significant factor when planning for future land
development. Circumstances such as steep slopes can prohibit the construction
of  a structure; wetlands may affect desired layout of  a subdivision.  Conversely,
the natural environment can be impacted by land development. An example
would be the increased water runoff  and erosion potential caused by clearing
vegetation. Thus, when preparing the Master Plan, it is important to examine
the natural environment in order to determine where development is best
suited, and where it should be discouraged.

In any environmentally sensitive area within a community, development should
be prevented. Environmentally sensitive areas are lands whose destruction or
disturbance will affect the life of  a community by either:

1. Creating hazards such as flooding or slope erosion;
2. Destroying important public resources such as groundwater

supplies and surface water bodies; or,
3. Wasting productive lands and non-renewable resources.

Each of  these effects is detrimental to the general welfare of  a community,
resulting in social and economic loss.

The purpose of  this chapter is twofold. First, the goal is to identify areas in
the Township that are best suited for development. The focus is on areas that
will minimize development costs and provide amenities without adversely
impacting the existing natural systems. The second goal is to identify land
that should be conserved in its natural state and is most suitable for
conservation, open space, or recreation purposes.

Geology, woodlands, wetlands, topography, soil conditions, and water
resources are among the most important natural features impacting land use
in Larkin Township. Descriptions of  these features follow.

CLIMATE

The climate of  Midland County is seasonal; the region experiences considerable
changes in temperatures and precipitation throughout the year. The
temperature range for Midland County in January is between 15 and 29 degrees
Fahrenheit, in July it is between 60 and 83 degrees Fahrenheit. The average
number of  days below zero degrees Fahrenheit is 8, while the average number
of  days above 90 degrees Fahrenheit is 11. The average growing season in
Midland County lasts 152 days.  Midland County averages 29 inches of  rainfall
and 38 inches of  snowfall per year.

GEOLOGY

The geology of  Midland County, as well as the entire Lower Peninsula of
Michigan, is described in terms of  quaternary geology and bedrock geology.
Quaternary geology relates to materials deposited by continental glaciers while
bedrock geology relates to  sedimentary rocks underlying the glacial deposits.

The quaternary geology of  the Township developed 10,000 to 12,000 years
ago through continental glacial activity. As the glaciers melted and retreated
from the landscape, large amounts of  sand, gravel, clay, and loam were
deposited. Massive glacial lakes formed at the front of  the retreating glaciers.
Midland County was among those areas submerged in glacial water.

The melting glacial water was laden with fine soil particles, which eventually
settled to the bottom, creating clay and loam soils. The glacial melt water
streams also deposited fine sands into the shallow glacial lakes. The sand
channels are several miles wide in places, but the sand in them is generally
only five to ten feet thick.

The sand deposits were further altered by wave action from these glacial
“Great Lakes,” creating small sand dunes and low beaches across the landscape
as the water levels declined and the lakes retreated to their current area of
coverage.

The sub-surface geology of  Midland County is sedimentary bedrock that
was laid down during the Pennsylvanian ages of  the Paleozoic Era. Bedrock
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is covered by glacial deposits and, depending upon the thickness of  the glacial
deposits, is located at depths from 40 to 300 feet below the surface. The
bedrock was formed from ancient seas, which covered the area some 250 to
600 million years ago. The shallow marine seas deposited layers of  silt, clay,
sediments, marine animals, plants, coral, and other calcareous materials. These
deposits formed sandstone, shale, coal, and limestone bedrock.

WOODLANDS

Woodlands information for Larkin Township is derived from the Michigan
Resources Information System (MIRIS) 1978 Land Use Cover Data provided
by the Michigan Geographic Data Library (MiGDL). The MIRIS land use
data separates woodlands into several categories which include:

• Aspen/Birch
• Pine
• Northern Hardwood
• Lowland Hardwood
• Christmas Tree Plantation

The Natural Features Map shows the general locations of  these woodland
types in Larkin Township.  Given that the MIRIS date was produced in 1978,
it is understood that significant alterations may have occurred which are not
accurately represented on the Natural Features Map.

As shown on the map, a significant portion of  the Township is wooded. Of
the 20,139 total acres of  the Township, more than 43% are covered with
woodlands. The most common woodland type is Lowland Hardwood, which
covers 6,192 acres, or 30.7%, of  the Township. These Lowland Hardwoods
can be found throughout the Township. Another common woodland type is
Northern Hardwood, which covers 1,510 acres, or 7.5%, of  the Township.
These Northern Hardwoods are found in several large concentrations, as
well as intermixed within the Lowland Hardwoods. None of  the other three
woodland types (Aspen/Birch, Pine and Christmas Tree Plantation) comprise
more than 5% of  the Township.

Because of  many benefits associated with wooded areas, woodlands should
be seen as a real asset to the Township. For human inhabitants, forested areas
offer scenic contrasts within the landscape and provide recreational
opportunities such as hiking and nature enjoyment. In general, woodlands
improve the environmental quality of  the whole community by reducing
pollution through absorption, reducing the chances of  flooding through
greater rainwater infiltration, stabilizing, and enriching soils, moderating the
effects of  wind and temperature and providing habitats for wildlife.

WETLANDS

Wetlands are often referred to as marshes, swamps, or bogs.  The US Army
Corps of  Engineers defines wetlands as “those areas inundated or saturated
by surface or ground water at a frequency and duration sufficient to support,
and that under normal circumstances do support, a prevalence of  vegetation
typically adapted for life in saturated soil conditions.”  In recent years, the
development community has become increasingly aware of  wetlands.  Wetlands
are closely related to high groundwater tables and serve to discharge or recharge
aquifers.  Additionally, wetlands support wildlife.

According to the MIRIS Land Cover Data, wetlands cover 840 acres, or 4.2%,
of  the Township (see Natural Features Map). The largest concentration of
wetlands is found in the western portion of  the Township, between Dublin
and Sturgeon Roads. Another major wetland area is found near the northern
border of  the Township, east of  Jefferson Avenue. Other wetland areas are
scattered throughout the Township.

TOPOGRAPHY

Topography, the configuration of  a land area’s varying elevations, has very
important planning implications. Land use and required maintenance depend
to a large degree on slope, although today there are fewer restrictions on
development in steep slope areas due to better construction and engineering
techniques. Still, while steep slope can provide attractive views and recreational
opportunities, building development can be adversely impacted.
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Generally, the topography of  Larkin Township is flat. Within the Township,
only minor topographical features, such as creek beds and gently rolling hills,
are found. The Soils and Topography Map shows the topography of  Larkin
Township through the mapping of  10 meter (33 foot) contour lines. A
community with steep slopes and significant topographical features will be
represented by a large number of  tightly spaced contour lines. As can be seen
by the map, the 10 meter contour lines in Larkin Township are not found in
any tight concentration, but rather are fairly spread out. In terms of  elevation,
the lowest elevations, those below 190 meters (623 feet), are found in the
southwest corner of  the Township surrounding Sturgeon Creek. Several hills
reaching elevations in excess of  210 meters (688 feet) are found in the south
central portion of  the Township. These hills represent the highest elevations
of  the Township.

Aside from a few areas of  hills or creek beds, the generally flat topography
that characterizes the majority of  the Township poses few constraints to land
development.

SOIL CONDITIONS

When planning for types and intensity of  future land uses, the condition of
soil is one important factor that determines the carrying capacity of  land.
Soils most suitable for development purposes are well drained and are not
subject to a high water table.  Adequate drainage is important to minimizing
stormwater impacts and the efficient operation of  septic drain fields.  Adequate
depth to the water table is necessary to prevent groundwater contamination
from septic systems or other non-point source runoff.  The construction of
roads, buildings and septic systems on poor soils requires special design
considerations.  In addition, costs for developing these sensitive areas are
greater than in less constrained parts of  the landscape.  If  developed
improperly, the impacts to natural resources can be far reaching.

Hydric Soils information is obtained through Soil Survey Geographic
(SSURGO) soils data, which is essentially the County Soil Survey prepared by
the Natural Resource Conservation Service (NRCS) in digital format. The
SSURGO soils data is available through the Michigan Geographic Data Library
(MiGDL).

Hydric soils are soils with poor potential for development. These soils have
high water tables and are often located within the floodplains of  creeks or
rivers. Areas with high concentrations of  hydric soils have a wide range of
limiting conditions such as seasonably high water tables, fair to poor bearing
capacities, and medium compressibility and shear strength. The locations of
hydric soils within Larkin Township are shown on the Soils and Topography
Map.  The map clearly shows that a large percentage of  the Township is
made up of  hydric soils.  In total, these soils cover 9,145 acres, or 45.4%, of
the Township. The heaviest concentrations of  hydric soils are found in the
eastern and northwestern portions of  the Township, with more scattered
occurrences of  hydric soils throughout the rest of  the Township.

While soil constraints discussed in this section can be used as general guides
for the planning process, it should not be used for development of  specific
sites.  Detailed on-site investigations should be conducted prior to
development.
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COMMUNITY FACILITIES

FIRE AND POLICE SERVICES

Fire protection service for Larkin Township is provided by the Larkin
Township Volunteer Fire Department.  The Larkin Township Fire Department
is based out of  the Fire Station located at 3022 North Jefferson, in the center
of  the Township.

Police service is provided by Midland County Sheriff  Department, located
within the City of  Midland (2727 Rodd).  Both fire and police emergency
services can be reached via 911 emergency service.

EDUCATIONAL AND COMMUNITY FACILITIES

Student-age residents of  Larkin Township are served by the Midland School
District.  With the exception of  a very small minority of  residents located in
the northwest corner of  the Township, which is served by Meridian Schools.
Currently the enrollment in the Midland district is 9,688 with 717 certificated
staff  and 600 support staff. The District encompasses 137 square miles of
Midland County.  Based on the test scores of  students within the District,
Midland Public Schools  ranked 27 out of  561 districts in Michigan, putting it
in the top 5%.1

The Midland School District consists of  12 elementary, three middle, and
two high schools.  All facilities are located in the City of  Midland.  Three
alternative education programs are also provided by the District.

Within the City of  Midland, a great deal of  cultural and educational amenities
are easily accessible to Larkin Township residents.  The Midland Center for
the Arts, the Midland Library System, and the Alden B. Dow Museum of
Science and Art are regionally significant venues.

PARKS AND RECREATION

There are two parks, operated by the County, available to residents within a
short drive southwest and north of  the Township.  Sanford Lake Park, located
along 1,100 feet of  beach, provides fishing, playground, boat launching, and
picnic facilities.  Two sheltered pavilions accommodate the picnic facilities.
Veterans Park boasts walking trails among a stand of  White and Red Pine,
playground, picnic pavilion facilities, and access to the Big Salt River.

A number of  other prominent recreation facilities are also available to
Township residents.  Dow Gardens, the Chippewa Nature Center, the Midland
City Forest, Emerson Park, and the Pere Marquette Rail Trail are excellent
resources unique to Midland County.  In addition, the Midland Community
Center provides a series of  athletic and recreational amenities, such as
gymnasiums, pools, racquetball courts, a wellness center, and a wide variety
of  other popular facilities.

One community park facility is located in the Township.  It is located in the
south central area of  the Township at 2952 North Jefferson, just south of  the
Township hall.  Park facilities include play equipment and green open spaces.

UTILITIES AND GROWTH BOUNDARIES2

The discussion of  Township utilities is not complete without mention of  the
City of  Midland’s growth policy.  The City of  Midland adopted the Midland
Urban Growth Area (MUGA) as a means to regulate the continued growth
and development of  communities directly adjacent to the City.  The MUGA
is defined by a territorial band outside the City limits, varying in width from
one to two miles.  Within this band, a policy known as “No Annexation, No
Water” is in place.  This policy states that City of  Midland water will not be
made available to any development that chooses not to be annexed into the
City itself, while those areas outside the MUGA line are able to purchase City
water unconditionally.  The intent of  this approach is to limit the proliferation
of  sprawl in those areas surrounding the City of  Midland.  Because a property

2“Evolution of  an Urban Growth Policy.”  City of  Midland.  http://www.midland-mi.org/government/departments/planning/
Planning/muga.htm.  18 December 2003.1“About Us.”  Midland Public Schools.  http://www.mps.k12.mi.us/about.php.  17 December 2003.
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that seeks annexation into the City must be contiguous to it, the policy helps
curb urban sprawl, and limits new development occurring unchecked as far
as two miles from the City boundary.  The MUGA approach, however, permits
the City of  Midland to sell water service to outlying areas of  the County,
where alternative clean water sources are not otherwise available.

Following the adoption of  the MUGA policy, development continued directly
adjacent to the City’s borders.  However, development opportunities also
occurred in Larkin Township in outlying areas.  Some of  the proposed
developments, most notably the Meijer Store, petitioned for annexation into
the City of  Midland. It was at this point the Township and the City negotiated
the Urban Cooperation Act Agreement, to find a mutually beneficial outcome.
The results of  this agreement include:

• The MUGA line in Larkin Township was modified and defined by
both municipalities;

• Larkin Township agreed to support annexation within the MUGA
through the joint resolution process or the State Boundary

Commission process;

• The City agreed to share revenue generated from the annexed
properties; and,

• The City agreed to enter into water negotiations with Larkin Township
for an area outside the revised MUGA boundary.

Due to this agreement, some Township residents within the water district
may purchase water through the auspices of  the Township at the City resident
rate, directly from the City as a retail customer.  The following map shows the
existing water main network of  the Township.
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GOALS AND OBJECTIVES

Before a community can actively plan for its future growth and development,
it must first set certain goals and objectives that define its needs and aspirations
and thus establish a basis for Future Land Use Plan formulation.   These
goals and objectives must reflect the type of  community desired and the kind
of  lifestyle its citizens wish to follow, given realistic economic and social
constraints.  The following describes the collected public input and sets forth
goals, which describe the ultimate purpose or intent of  the Larkin Township
Master Plan, as well as objectives to help the Township achieve its goals.

FORMULATION PROCESS

The process of  developing goals and objectives for the Larkin Township
Master Plan involved two primary steps: background studies and visioning.

BACKGROUND STUDIES

Prior to soliciting public input at a series of  workshops, the Planning
Commission reviewed background studies including natural features, socio-
economics, housing, existing land use, and transportation within the Township.
Goals and objectives for a community are also tempered by economic
constraints, therefore relevant regional economic and growth data were
reviewed to reveal the current state of  growth in the Township and the region.
The full results of  this phase of  the Master Plan can be found in the
Community Description  Chapter of  this document.

GOALS AND OBJECTIVES WORKSHOP

Following their analysis and initial comments, the Planning Commission held
the first of  two workshops to gain public input for the Master Plan on May
12, 2004.  This Workshop was attended by local residents, business owners,
community officials, and a representative of  the City of  Midland Planning
Department.  The Workshop consisted of  an activity where the larger group
was broken down into smaller discussion groups.  Each smaller discussion

group was lead by at least one member of  the Planning Commission, who
facilitated the discussions.  Each group was responsible for identifying Larkin
Township’s “Strengths, Weaknesses, Opportunities and Threats” (SWOT)
from a land use and planning perspective. The following is a summary of  the
meeting comments, in no particular order or priority:

STRENGTHS

• Primarily residential in character
• Generous open area
• Proximity to Midland
• Significant wooded areas
• Large lots
• Thriving agricultural areas
• Strong tax base with reasonable taxes
• Wildlife in the northern part of  the Township
• No floodplain issues
• Strong fire department
• Larkin Township Park
• Proximity to excellent schools
• A cooperative Township Board
• Favorable business climate
• Good roads
• Lighted intersections throughout the Township
• High, sustainable property values
• Availability of  City of  Midland water
• Park facilities for Little League are available
• Good reputation
• High quality housing stock
• Vast areas of  State of  Michigan owned land
• The lack sanitary sewer protects rural areas from development
• A diversity of  lot sizes characterizes the area
• Good well water is available
• The commercial corridor is limited in scope and is compact
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WEAKNESSES

• Lack of  a consistent police presence
• Lack of  City of  Midland water in some areas
• Lack of  sanitary sewer in some areas
• No sidewalks
• Few parks
• Natural gas is unavailable in some areas
• A high water table characterizes many areas of  the Township
• Mediocre farm property can be found in some areas
• Many undeveloped rights-of-way exist; new roads have not been

constructed
• No incentives to keep open spaces are offered in Larkin Township
• Too many deer result in many deer-car collisions
• Poor wells in some areas
• The prevalent road design is too narrow and does not accommodate

bicycles
• No major east west road is easily accessible in Larkin Township
• The MUGA Line complicates development in the Township
• Roads have not been improved to accommodate growth in some areas
• A lot of  wetlands exist in the Township, which often makes a problem

for septic systems
• Land is expensive in the Township
• Little public space is available

OPPORTUNITIES

• A lot of  land is available to accommodate growth
• Farmland and open space preservation could play a significant role in

future development
• Purchase of  Development Rights or Transfer of  Development Rights

programs could be developed
• Existing rights-of-way provide opportunities for new roads to be built
• Water could be provided throughout the Township
• Concentration of  growth is in certain areas could allow for expansion

while preserving rural character in most areas
• New zoning provisions could be put in place to curb negative aesthetics

and nuisances

• New information resources could be developed for existing and future
residents

• Drainage systems could be improved
• Recreation opportunities could be developed
• Bike paths can be integrated within new developments
• A neighborhood square could be fostered having light shopping and

convenience goods
• Light pollution ordinances could be considered
• Interconnection of  routes could be improved
• Commercial development could be concentrated on corners and in

nodes, rather than in long strips.
• Cluster development could be used
• Conservation easements for greenways and wildlife preservation could

be considered

THREATS

• Annexation is continuing
• Overcrowding could characterize some newer areas
• Crime may rise with additional population
• Well contamination could surface
• Increasing area industrial development
• Tax increases may be necessary to accommodate needed changes
• Overcrowding of  schools may result from population growth
• The community is dependent on few major employers and therefore

susceptible to a weak economy
• Loss of  farmland and loss of  wildlife is changing the character of  the

Township
• Cuts to revenue sharing will limit the Township budget
• Potentially, insufficient funds to maintain roads could result in

deterioration of older routes
• Traffic congestion due to unplanned growth could complicate access

and transportation
• Proliferation of  commercial zoning will change the community
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THE RESULTS

Synthesizing the input of  the Goals and Objectives Workshop, the results of
the in-depth analysis of  the Township and its environs gained in the
Community Profile, and sound planning principles, the Planning Commission
adopted the following goals and objectives.

COMMUNITY GOALS

1. Maintain a high quality of  life for both present and future Township
residents.

2. Preserve the physical, social, and environmental character of  the
Township.

3. Meet the land use needs of  the community by guiding new
development in a manner that protects established development,
conserves natural features, and does not sacrifice long-term well-being
for short-term gain.

4. Balance the rate of  land development with the availability of  public
facilities and services such as roads and utilities.  Encourage
development where infrastructure currently exists.

5. Cautiously expand housing, employment, consumer, recreational,
educational, and cultural opportunities for Larkin Township residents.

OBJECTIVES RELATED TO AGRICULTURAL LAND USE

• Encourage retention of  productive agricultural lands and open space.

• Discourage the rezoning, development, or expansion of  infrastructure
into prime agricultural areas for non-farm related uses.

OBJECTIVES RELATED TO RESIDENTIAL LAND USE

• Use code enforcement, rehabilitation programs, and community
reinvestment resources to improve all existing housing which falls
below minimum quality standards and to maintain existing residential
areas.

• Support development in existing residential areas that fills in
undeveloped gaps and complements and enhances established
neighborhoods, also known as infill development.

• Guide the development of  housing towards densities that relate to
established neighborhoods, rural atmospheres, and natural features.

• Permit cluster housing and other creative forms of  development to
allow higher density housing in a more limited geographic area and
capture new residential growth with less overall community impact.
Accommodate new housing starts whenever possible in smaller,
higher-density development in limited locations to permit new
construction while protecting the Township’s rural character, retaining
open space, and balancing the needs of  the agricultural and rural
residential community with the interests of  the new residents.

• Designate higher density housing only on land that has or is planned
to have the infrastructure capacity to support such development at a
minimal level of  responsibility for the Township.

• Encourage local incentives to encourage residential development that
complements the Township’s rural character without compromising
the provision of  public services and facilities.

• Provide for a range of  residential products, styles, and densities to
meet the needs of  the Township’s evolving population.

• Encourage new residential developments to blend into the character
of  existing neighborhoods in terms of  architectural styling,
construction materials, building setbacks, pedestrian walkways, street
patterns/network, etc.
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• Encourage the incorporation of  existing vegetation, topography, and
other natural features into the design of  new residential developments.

• Limit and closely monitor lighting intensity in and around residential
areas to prevent light pollution and glare.

OBJECTIVES RELATED TO COMMERCIAL LAND USE

• Provide reasonable opportunities for the establishment of  commercial
uses that meet the demonstrated market needs of  Larkin Township
residents.

• Focus new commercial development in locations where compact and
coordinated development can occur,  preferably near areas of  existing
non-residential development. Do so to promote more efficient
vehicular circulation and to concentrate commercial development in
smaller “nodes” where they can most effectively meet the needs of
Larkin Township while having the least overall negative consequences
with regard to safety, light pollution, noise, and other nuisances.

• Discourage individually isolated commercial uses.

• Whenever possible, permit additional commercial development only
in areas that have or are planned to have the infrastructure capacity to
support such development.

• Review the architecture, landscaping, and signage associated with
commercial establishments to ensure compatibility with the Township’s
rural and residential character.

• Limit the establishment of  multiple access points for freestanding
commercial uses; encourage the use of  shared access and service drives.

• Promote, plan for, and require transitional uses, landscape screening,
and/or related buffering techniques between non-residential and
residential uses.

OBJECTIVES RELATED TO INDUSTRIAL LAND USE

• Provide locations for light industrial uses that are adequately served
by public facilities and services..

• Locate industrial areas where they have reasonable boundaries and
are not subject to encroachment by incompatible land uses.

• Discourage industrial development that will negatively impact
established residential areas, environmentally sensitive areas, or will
require substantial changes to natural systems or infrastructure.

• Consider the impact new industrial developments will have on the
Township’s ecosystem.

OBJECTIVES RELATED TO PUBLIC/SEMI-PUBLIC LAND USES

• Promote public and semi-public uses offering a variety of  recreational,
worship, cultural, and educational opportunities.

• Supply public facilities and encourage private community facilities in
size, character, function, and location suitable to their user populations.

• For Township provided facilities, plan, locate, and provide public areas
based on a long-range general plan, short-range project plans, and
capital improvements programming.

• Assist and guide semi-public and citizen groups in their efforts to
provide needed community facilities.

• Continue to maximize the utilization of  public buildings for multi-
functional services.
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OBJECTIVES RELATED TO COMMUNITY FACILITIES AND INFRASTRUCTURE

• Plan for the efficient location of  public facilities and delivery of  public
services.

• Require road networks of  contiguous new residential development
to connect to adjacent residential road networks to promote overall
neighborhood interconnectivity.

• Work cooperatively with other public agencies to facilitate the
improvement of  existing public facilities and services, and the
development of  new ones.

• Require that adequate public infrastructure be installed concurrently
with the initiation of any new residential, commercial, and/or industrial
land development.

• Consider the construction or extension of  public utilities, outside the
boundaries of  the MUGA line, only to those areas where the existing
population densities and natural resource conditions require such
facilities to protect public health.

• Continue to improve the transportation network to promote the safe
and efficient movement of  people and commodities through various
modes of  transit (pedestrian, automotive, bicycling, etc.).

• Encourage the provision of  non-motorized pathways in developing
areas, especially planned residential areas, to create safe, alternative
options for Township residents.  Promote pathways that provide
opportunities for interconnectivity between separate developments.
Whenever practicable, suggest links between educational, recreational,
and commercial land uses to residential neighborhoods via these
pathways.

• Allocate costs of  infrastructure improvements to those receiving the
direct benefit of  the services through the use of  such mechanisms as
special assessment districts.

OBJECTIVES RELATED TO NATURAL FEATURES

• Maintain the Township’s scenic and rural character by minimizing the
impacts of  development on environmental features such as wetlands,
woodlands, and scenic views.

• Encourage the retention of  important farmlands, forestlands, and
open space areas.

• Sustain the quality of  surface and groundwater resources in the
Township from development related impacts.

• Protect Township residents and property from natural hazards
associated with development that infringes on natural systems.

• Where appropriate and where utilities are available, promote the use
of  cluster designs to conserve scenic views, agricultural lands, wetland
areas, groundwater recharge areas, and other environmentally sensitive
areas.

• Encourage the use of  native plant species and naturalized landscape
designs, where appropriate, to enhance the community’s existing
character.

• Continually ensure that all county, state, and federal environmental
regulations are adhered to in the development of  land.

• Consider impervious surface ratio limitations on private land
development to reduce storm water runoff  and to improve water
quality.
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FUTURE LAND USE

FUTURE LAND USE DESCRIPTION

The Future Land Use Map is the physical result of  the Master Plan
development process.  In a workshop on June 9, 2004, Larkin Township
residents worked with Planning Commissioners, business owners, and other
community stakeholders to develop a series of  draft recommendations to be
used in the development of  the Future Land Use Map.  The workshop
consisted of  an activity where
small groups were asked to
debate the positive and negative
elements of  two alternative draft
Future Land Use Maps.  The
results were then presented to the
group and synthesized into a
single Draft Future Land Use
Map.  On July 14, 2004, the
Planning Commission invited the
Planning Commission and
Planning Department of  the City
of Midland to attend a special
Master Plan meeting to review and comment on the Draft Map.  With only
minor comments, the Draft Plan was well accepted by the representatives of
the City of Midland, who noted that the land use decisions being made within
Larkin Township were generally complementary to those planned for the
north end of  the City of  Midland.

The Future Land Use Map equips Larkin Township Planning Commissioners
and elected officials with a literal depiction of  the desired land uses throughout
the community.  The Future Land Use Map, derived from the Goals and
Objectives and created through public comment, represents the vision Larkin
Township has established for itself.  The Map will be a useful tool on which
to base zoning and capital improvements decisions, and will allow for consistent
and sound planning in the community.  The following text describes the
categories found on the Future Land Use Map.

FUTURE LAND USE CATEGORIES

AGRICULTURAL/RURAL RESIDENTIAL:
The agricultural/rural residential future land use classification is used to
represent those areas intended to be used exclusively for agriculture,
horticulture, or agribusiness support uses, as well as farmsteads and related
agricultural buildings located near the principal dwellings on those farmsteads.
This category also includes large lot single family residential uses, isolated
single family residences in agricultural or wooded areas, and golf  courses.

The vast majority of  the Township north of  Monroe Road is categorized as
agricultural/rural residential.  A total of  12,153 acres, or 60.3% of  the
Township, is planned for agricultural/rural residential.

SINGLE-FAMILY RESIDENTIAL:
This category includes single-family detached structures including permanent
dwellings and accessory structures, such as garages, that are related to these
units. This future land use type is clustered within the Township’s already
established neighborhood areas, all areas south of  the MUGA line not planned
for townhouses or a nonresidential use, and a general area south of  Siebert
Road between Sturgeon Road and the east limit of  the existing subdivisions
along Swede Road.  A total of  6,224 acres, or 30.9% of  the Township, is
planned for single-family residential.

TOWNHOUSE RESIDENTIAL:
Traditional attached single-family development types including townhouses
and duplexes characterize this land use category.  Residential development at
this density provides not only additional residential choice, but a distinct
transition between generally non-compatible land uses (ex. commercial areas
and single-family residential).

This category for future development caters to an emerging development
trend in Midland County and throughout the State of  Michigan.  The increased
diversity in the residential housing stock statewide provides additional choice
for new homebuyers and strengthens the community’s image as a venue for
lifelong residency.  A total of  250 acres, or 1.2% of  the Township, is planned
for townhouse residential.

Table 20
Future Land Use Acreage

Category Acres % of Total
Agricultural/Rural Residential 12,153 60.3%
Single-Family Residential 6,224 30.9%
Townhouse 250 1.2%
Commercial 492 2.4%
Industrial 308 1.5%
Public/Semi-Public 712 3.5%

Total 20,139 100.0%
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COMMERCIAL:
This land use includes the land area that is or is planned to be occupied by
retail and service facilities that accommodate the commercial, day-to-day,
convenience, and comparison shopping and service needs.  These commercial
areas, thoughtfully designed and oriented, will accommodate the commercial
needs of  established residential areas within Larkin Township and will provide
for the logical expansion of the commercial areas located within the City of
Midland to the south.

Commercial land uses include, but are not limited to:  groceries, bakeries,
banks, drugstores, hardware stores, gas stations, larger retail strip developments,
and supermarkets.  Some examples of  these uses are apparel stores, furniture
and appliance stores, jewelry stores, general merchandise outlets, and others.
Planned shopping centers and commercial concentration which are felt to
draw from beyond the adjacent residential areas have also been included in
this definition.

Dedicated commercial areas are traditionally dependent upon, and are planned
along, major thoroughfare traffic.   Larkin Township is no different;
commercially planned areas are located exclusively along Monroe Road and
Eastman Road.  A total of  492 acres, or 2.4% of  the Township, is planned for
commercial development.

INDUSTRIAL:
This use type is characterized by a campus-type environment that enables the
development of  properties with high tech uses and functions, including light-
manufacturing, telecommunications, and offices.  In addition, industrial land
use areas are categorized by the existence of  wholly enclosed wholesale
activities, warehouses, and industrial operations whose external physical effects
are restricted to the site and do not have a detrimental effect on the surrounding
areas.  It is not the intent of  this land use category to encourage manufacturing,
assembling, and fabrication activity areas whose physical effects could
potentially impact surrounding development.

The only areas planned for industrial land use are two existing industrially
zoned or used properties; one at the intersection of  Eastman Road and East
Bombay Road, and another west of  Waldo Road, abutting the City of  Midland
boundary.  A total of  308 acres, or 1.5% of  the Township, is planned for
industrial use.

PUBLIC/SEMI-PUBLIC:
This category was established to embrace all developed or undeveloped lands
owned by various governmental and public agencies and institutions (including
municipal services, religious uses, and park space).  This category includes
State-owned forest land.  A total of  712 acres, or 3.5% of  the Township, is
planned for public or semi- public use.

SUMMARY

The distribution of  land, as delineated in the Future Land Use Map, helps to
more clearly define the development vision and goals for Larkin Township
by working toward the following:

• The Future Land Use Map ensures stability and balance of  land uses:
residential areas, natural and recreational areas, community facilities,
and commercial and industrial land uses.

• Promotes and encourages single-family developments and
homeownership through the encouragement of  different residential
types and densities.

• Facilitates safe and efficient access to all areas, essential services, and
amenities of  the Township.

• Facilitates continued local economic development through controlled
residential and nonresidential growth.

• Solidifies and protects the Township’s identity.
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IMPLEMENTATION STRATEGIES

The Larkin Township Master Plan is the product of  a comprehensive
community planning process.  The Plan will set forth for the Township a
detailed set of  guidelines on which it can base future land use and policy
decisions.  The Plan is intended to serve as a working document, to be reviewed
and amended as needed, and to provide to elected and appointed officials,
involved citizens, and the development community a clear set of  statements
that will drive and inform development and redevelopment efforts. From the
goals and objectives set forth by the community, the following non-negotiable
principles were established by the Master Plan Steering Committee:

1. Maintain a high quality of  life for both present and future Township
residents;

2. Preserve the physical, social, and environmental character of  the
Township;

3. Meet the land use needs of  the community by guiding new
development in a manner that protects established development,
conserves natural features, and does not sacrifice long-term well-being
for short-term gain.

4. Balance the rate of  land development with the availability of  public
facilities and services such as roads and utilities.  Encourage
development where infrastructure currently exists; and,

5. Cautiously expand housing, employment, consumer, recreational,
educational, and cultural opportunities for Larkin Township residents.

The completion of  the Township Master Plan is the first, most integral
achievement of  the community planning process; however, a number of  steps
must be taken to translate what has been conceived in the Plan into actual
projects and decisions.  The goal of  the planning process is not to develop a
written document, but to inspire community development.

Through active cooperation between the citizenry, the development
community and the elected and appointed officials of  the Township, the plan
can become a reality.  The following section will lend a series of
recommendations through which the goals and objectives of  this Plan may
be realized.  Four primary efforts should be considered to this end:

• Developing public support for the Plan by educating potential users
of  the document of  its existence, importance, and function;

• Strengthening existing zoning legislation and classifications;

• Developing a capital improvements program; and,

• Establishing and completing a regular Planning Commission Work
Plan.

PUBLIC SUPPORT OF THE LONG-RANGE PLAN

Citizen participation and understanding of  the general planning process and
policies of  the Plan are critical to the success of  the Master Plan.  The
Township should develop a methodology that makes its citizens more aware
of  the planning process, and the day-to-day decision making which affects
implementation of  the Plan.  Lack of  citizen understanding and support could
well have serious implications for the eventual implementation of  planning
proposals.  Failure of  the public to back needed bond issues, and continuing
dissatisfaction concerning taxation, special assessments, zoning decisions, and
development proposals are some of  the results of  public misunderstanding
and rejection of  long-range plans.  Ongoing programs of  discussion,
education, and participation will therefore facilitate the Township’s efforts
with regard to Plan implementation.

Toward this end, the Township must again emphasize the necessity of  and
reasons for adopting a Master Plan.  The Township has taken exceptional
measures to make the residents of  the community aware of  their opportunity
to participate in the Master Plan process with a postcard mailing and regular
advertisement.  The Township may wish to prepare a plan summary brochure
for public distribution upon its adoption.
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The validity of  the Plan, as well as the right of  the Planning Commission to
review various development proposals to assure their compatibility with the
Township’s expressed policies, requires that the Commission officially adopt
the Plan.  It is also desirable that the Township Board adopts a resolution
stating their concurrence with the Master Plan.

THE ZONING ORDINANCE

Zoning is the legal means of  implementing the Master Plan on private property
in order to achieve the orderly land use relationships envisioned on the Future
Land Use Map.  In addition to its use as tool for plan implementation, zoning
protects homes and investments against the potential harmful intrusion of
business and industry into residential neighborhoods; requires the spacing of
buildings far enough apart to assure adequate light and air; prevents the
overcrowding of  land; facilitates the economical provision of  essential public
facilities; and aids in preservation of  the Township’s rural atmosphere.

There are a variety of  zoning approaches and techniques that may be employed
to help assure that the Township remains an attractive community within
which to work and live.  These procedures involve the enforcement of  the
provisions of  the Larkin Township Zoning Ordinance.  Two key tools available
to Township officials seeking to assure quality development are special approval
use procedures and performance guarantee provisions.  These tools are
currently in place within the Zoning Ordinance, however, their roles and use
could expand to allow for greater control over key sites and land uses.

Some land uses are of  such a nature that permission to locate them in a given
district should not be granted outright but should only be approved after
assurances that the use will meet certain specified conditions.  These types of
land uses are called special approval, conditional, or special exception uses.
The Township currently uses this flexible zoning process to permit uses of
land by following special procedures, holding a public hearing and conducting
a site plan review.  This technique is based upon discretionary review and
approval of  special land uses.  The site development requirements and
standards upon which these decisions are made are specified in the Ordinance
as required by State law.  However, additional reasonable conditions may be
attached in conjunction with the approval of  a special land use.

To ensure compliance with a zoning ordinance, and any conditions imposed
under the ordinance, a community may require that a performance guarantee,
cash deposit, certified check, irrevocable bank letter of  credit, or surety bond.
This guarantee should be of  sufficient means to cover estimated costs of
improvements proposed.  A performance guarantee protects the Township
by assuring the faithful completion of  the improvements.  The community
must establish procedures under which rebate of  cash deposits will be made,
in reasonable proportion to the ratio of  work completed on the required
improvements, as work progresses.

A stable, knowledgeable Planning Commission is also critical to the success
of  zoning.  The Commission’s responsibilities include long-range plan
formulation and the drafting of  appropriate, reasonable zoning ordinance
regulations designed to implement goals and objectives.  Adoption of  a zoning
ordinance by the legislative body then provides the legal basis for enforcement
of  land use regulations.  The ultimate effectiveness of  the various ordinance
requirements, however, is dependent upon the overall quality of  ordinance
administration and enforcement.  If  administrative procedures are lax, or if
enforcement of  regulations is handled in an inconsistent, sporadic manner,
the result will be unsatisfactory at best.

CAPITAL IMPROVEMENTS

The term “capital improvements” is generally intended to embrace large-
scale projects of  a fixed nature, the implementation of  which results in new
or expanded public facilities and services.  Such items as public building
construction, park development, sewer installation, waterworks improvements,
street construction, and land acquisition, are generally included in a capital
improvements plan.

Few communities are fortunate enough to have available at any given time
sufficient revenues to satisfy all demands for new or improved public facilities
and services.  Consequently, most are faced with the necessity of  determining
the relative priority of  specific projects and establishing a program schedule
for their initiation and completion.  The orderly programming of  public
improvements should be accomplished in conjunction with a master plan.
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In essence, a capital improvements plan is simply a schedule for implementing
public capital improvements that acknowledges current and anticipated
demands, and that recognizes present and potential financial resources available
to the community.  A capital improvements program is a major planning tool
for assuring that public improvements proceed to completion in an efficient
manner.  It is not intended to encourage the spending of  additional public
monies, but is simply a means by which an impartial evaluation of  needs may
be made.  This plan is a schedule established to expedite the implementation
of  authorized or contemplated projects.

Long-range programming of  public improvements is based upon three
fundamental considerations.

1. The proposed projects must be selected on the basis of  community
need;

2. The plan must be developed within the community’s financial
constraints and must be based upon a sound financial plan; and,

3. Program flexibility must be maintained through the annual review
and approval of  the capital budget.

The strict observance of  these conditions requires periodic analysis of  various
community development factors, as well as a thorough and continuing
evaluation of  all proposed improvements and related expenditures.  It is
essential that, in the development process of  the capital improvements plan,
the Planning Commission be assigned a role in reviewing project proposals
to assure conformity with the Master Plan and to make recommendations
regarding priority projects and appropriate methods of  financing.

PLANNING COMMISSION WORK PROGRAM

The Planning Commission should prepare a work program in January of
each year. This work program would set forth the tasks or goals that the
Planning Commission determines to accomplish for the upcoming year. The
process will enable the Commission to stay focused on important tasks and
help to implement the goals and objectives of  the Master Plan.

PLAN UPDATES, COORDINATION, AND CONSISTENCY

As evidenced during the public forums and workshops with the community,
creation and coordination of  other community planning documents, such as
a regularly updated Recreation Master Plan, are needed as part of  the ongoing
recommendations for implementation of the Master Plan. It is critical that all
the relevant plans be reviewed when making zoning and land use decisions,
and that all plans be considered when updating the Master Plan. The overlap
and need for consistency from one plan to the next is critical to avoiding
conflicts in implementation.

PLANNING EDUCATION

Planning Commissioners should be encouraged to attend planning and zoning
seminars to keep themselves informed of  the planning issues and learn how
to better carry out their duties and responsibilities as a Planning Commissioner.
These seminars are regularly sponsored by the Michigan Society of  Planning
and the Michigan Township Association and are valuable resources to the
Planning Commissions in the State.

REVISIONS TO THE PLAN

The plan should be updated periodically.  Any extension, addition, revision,
or other amendment to a basic plan shall be adopted under the same procedure
as a plan or a successive part of  a plan under the procedures stated in Michigan
Public Act 263 (2001).

At least every 5 years after adoption of  the plan, the Planning Commission
must review the Plan and determine whether to commence the procedure to
amend the Plan or adopt a new Plan.  These reviews are necessary in order to
be responsive to changes in growth trends and current community attitudes
on growth and development within the Township.
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